DELEGATED APPLICATION REPORT 			

Target Date:	29/08/2016				Extended Target Date: 14/11/2016

Application No: 161242/HOU					
Address: 10 Wood Green Close, Reading
Proposal: Part 2 storey and single storey side and rear extension
Case officer: Claire Ringwood

Site Description and Surrounding Area:     
The application site is a two storey end terrace property within a row of 3 properties.  The properties within the Close are characterised by ground floor bay windows and eye brow roof canopies above the front doors.  The property is located in a cul-de-sac position and adjacent to a railway line.  The property has an attached single storey side garage.  The surrounding area is predominantly residential.  

Proposal:    
The application has been amended which reduced the depth of the proposed single storey front projection from 1.4m to 0.9m.

The proposal involves a part two storey and part single storey side and rear extension which includes a single storey front projection.  The existing property measures approximately 6.3m in width (not including the single storey side garage).  The proposed side extension extends at an angle, following the angle of the site boundary.  This creates a two storey side extension that measures approximately 5m in width when viewed from the front.  The proposed side extension is set back from the existing front elevation of the property by 0.5m and is marginally set down from the existing roof by 0.1m.

The proposed single storey front projection extends forward of the existing front elevation of the existing property and is the same depth as the ground floor bay window and the eye brow roof canopy above the front door.  The proposed single storey front extension would have a flat roof and is approximately 2m from the original side elevation of the property.  The roof of the front extension extends across to the front roof canopy and attaches to it.

The proposed single storey rear extension measures 2m in depth and is 2.7m from the boundary with 8 Wood Green Close.  The proposed extension also extends to the rear of the proposed two storey side extension. The proposal has a mono pitch roof and measures 2.2m in height to eaves level and 3.4m in height at its highest point.

There is a private path between the property and the railway line which belongs to No.10 but there are access rights for the adjoining property at No.8.  The proposal would be 1m to the fence with this footpath and 2m from the boundary with the railway line.

The proposal also includes a new drive next to the existing drive and would involve removing some of the existing grass verge and extending the drop kerb.



The materials will consist of white render and concrete tiles to match the existing property.

Plans Considered:
The agent submitted the following drawings, received on 4th July 2016:
Drawing No: 15-1602/000 – Location Plan
Drawing No: 15-1602/100 – As Existing
Drawing No: 15-1602/101 Rev A – As Proposed 

The agent submitted the following information, received on 9th November 2016:
Daylight Bat Survey by John Wenman Ecological Consultancy, dated September 2016, Ref: R1493/a.

The agent submitted the following amended plans, received on 11th November 2016:
Drawing No: 15-1602/101 Rev B – As Proposed 

Relevant Planning History:
None.

Consultation Responses:
Transport raised no objection subject to conditions and informatives.
Ecology raised no objection following the submission of a Bat Survey.
Natural Environment Trees raised no objection.
Properties at 7 and 8 Wood Green Close were consulted and no comments have been received.  

Summary of discussions with applicant/agent:
The agent was advised in an email dated 24th August 2016 that a Bat Survey was required and that there were concerns with the splayed nature of the proposal and the proposed front extension.  It was suggested that a built form with more regular proportions was required, taking design cues from the form of the host dwelling, rather than the site boundary. Also that the two storey side extension should be no more than half the width of the existing property at the front, to achieve appropriate subservience,  and that the ground floor should not extend any further forward than the front of the original property.  

Alternatively, due to its corner position adjacent to the railway line there was no objection to the extension extending in the direction of the splay if it was sufficiently set back from the front so that it would not be visible from the road.  The agent submitted an amended plan on 11th November 2016 which reduced the depth of the single storey front extension from 1.4m to 0.9m.  This amendment was submitted one working day before the application expired and was not considered to overcome the previous concerns raised.  The agent was advised the application would be refused.

A Bat Survey was also required which was submitted on 9th November 2016.  

Equality Act 2010:
In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. However, there is no indication or evidence (including from consultation on the application) that the protected groups identified by the Act have or will have different needs, experiences, issues and priorities in relation to this particular planning application.  Therefore in terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

Relevant Planning Policy and Guidance   
The following local and national planning policy and guidance is relevant to this application:

Reading Borough Local Development Framework Core Strategy (2008)
CS7: Design and the Public Realm
CS36: Biodiversity and Geology
CS38: Trees, Hedges and Woodlands

Sites and Detailed Policies Document (Oct 2012)
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation

Supplementary Planning Guidance - A Design Guide to House Extensions (2003)

Appraisal

The main issues are:

· Design and impact on the character of the surrounding area 
· Impact on neighbours

a) Design and impact on the character of the surrounding area

The Council’s Supplementary Planning Guidance – A Design Guide to House Extensions states that two storey extensions should be designed to be smaller in scale than the main house and this is achieved by setting the proposed front elevation further back than the front of the original house, reducing the width, and setting down the roof.  Policy DM9: House Extensions and Ancillary Accommodation of the Sites and Detailed Policies Document (2012) also states that an extension to a house should respect the character of the house in terms of scale, location, materials and design, and respect the character and pattern of neighbouring properties and the street as a whole in terms of scale, location, materials and design, and any important existing building line. 

The plot shape has led to a splayed design for both two storey and single storey elements.  The proposed two storey side extension is marginally set down from the roof of the original property and set back from the original front elevation at two storey which is in line with the Council’s policy and guidance.  However, the extension is more than half the width of the existing property when viewed from the front and it extends at an uncharacteristic and awkward angle in relation to the existing property.  The proposed single storey front projection and roof canopy also extends forward of the original front elevation of the property.  Although the proposed single storey front extension does not extend any deeper than the original ground floor bay window and eye brow roof canopy above the front door, it competes with these features which are characteristic of the property and the properties within the Close.  The proposed flat roof linking the proposed single storey front projection to the existing eye brow roof canopy above the front door draws the eye to the extension and emphasises the splayed design.

Core Strategy Policy CS7 (Design and the Public Realm) advises that all development must be of a high design quality that maintains and enhances the character and appearance of the area of Reading.  The properties within the Close have their own distinct character and appearance. The proposed single storey front extension and the two storey side extension would be clearly visible from the road.  The proposed two storey side extension measures approximately 5m in width and the existing property measures 6.3m in width.   The proposed front and side extensions are not considered a subservient addition to the property and are unacceptable due to the splayed design and excessive width.  The proposal is not considered to maintain or enhance the character of the existing property, neighbouring properties and the cul-de-sac as a whole. 

Taking all of the above into consideration, the proposal would not reflect the design, scale and proportions of the original property and is not considered to be in character with, or subservient to, the existing property.  The proposal would represent a discordant addition that would  not relate well to the existing property and would detracts from the property’s original character, and the character of neighbouring properties and the wider street scene.  The proposed development is therefore contrary to Core Strategy Policy CS7 (Design and the Public Realm), Policy DM9: House Extensions and Ancillary Accommodation of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions. 

There are no objections to the single storey rear extension or the new drive.

b) Impact on neighbouring properties
DM4: Safeguarding Amenity of the Sites and Detailed Policies Document states that development will not cause a significant detrimental impact on the living environment of existing residential properties.  The proposal is located away from neighbouring properties and although there will be a change in outlook for the residents of Wood Green Close the proposals are not considered harmful to the residents of these properties in terms of loss of privacy, overlooking, visual dominance or overbearing effects.  In this regard the proposal is in accordance with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions.

RECOMMENDATION:    
REFUSE 


1. By reason of its excessive scale, prominent forwards projection and splayed design, the proposal would represent an overly dominant and visually discordant feature that fails to respect the design, scale and proportions of the existing dwelling. The proposal would therefore harm the character of the host property, the character of neighbouring properties and that of the wider street scene. The proposed development is therefore contrary to Core Strategy Policy CS7 (Design and the Public Realm) of the Reading Borough LDF Core Strategy (altered 2015); Policy DM9 (House Extensions and Ancillary Accommodation) of the Sites and Detailed Policies Document 2012 (altered 2015) and the Council’s adopted Supplementary Planning Guidance – A Design Guide to House Extensions (2004). 
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Informatives relating to:
1. Refused plans
2. Positive and proactive 

