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DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Caversham Heights

App Ref: 221819/HOU
Address: 2 Kelmscott Close, Caversham, Reading, RG4 7DG
Proposals: Single storey rear extension. First floor extension and roof adjustment to create a gable to front elevation. 
Case Officer: Ryan Allen
Applicant: Mr & Mrs Miot
Date received (valid from): 5 December 2022      Target Decision date: 30 January 2023


1.
SITE DESCRIPTION
Site visit date: 17/01/23
The application site is a two-storey, detached dwellinghouse located on the cul-de-sac of Kelmscott Close, off of St. Peters Avenue, Caversham. The immediate streetscene comprises of detached residential properties of a similar character, design and proportion, with many rear extensions present. The property is not listed, nor does it fall within a conservation area.
2.
PROPOSAL AND SUPPORTING INFORMATION

Planning permission is sought for a small first floor extension to the front elevation, complete with re-design to a proportion of the properties frontage, including the entrance and roof adjustment to create a gable. A single storey rear extension is also proposed to run along the width of the rear elevation. The revisions to the front elevation would measure at approximately: 0.6m in depth from the front elevation, 5.4m in width, 4.7m from ground to eaves height and 7m in total height. The single storey rear extension would measure at approximately 3.7mm in depth, 12.40m in width, 2.7m from ground to eaves height and 3.1m in total height.
Plans considered:
Received 05/12/22
Drawing No: 001 – Location Plan – dated 11/22

Drawing No: 002 – Block Plan as Proposed – dated 11/22
Drawing No: 003 rev. 01 – Site Plan – dated 11/22

Drawing No. 007 – Planning, Existing Plans – dated 09/22
Drawing No. 008 - Planning, Existing Elevations – dated 09/22

Drawing No: 009 – Planning, Existing Elevations, Finishes – dated 11/22

Drawing No: 010 – Planning, Proposed Plans – dated 11/22

Drawing No: 011 – Planning, Proposed Elevations – 11/22
Drawing No: 012 – Planning, Proposed Elevations, Finishes – 11/22
3. RELEVANT PLANNING HISTORY 

26/05/98 – 980750/FUL - Single storey rear extension for workshop - Permitted

15/10/99 – 991846/FUL - Two Storey Side/Rear Extension – Refused
15/06/00 – 991241/FUL - Two storey side/rear extension – Permitted

12/05/03 – 030569/FUL - Erection of a two storey side extension and addition of hipped roof to

existing two storey extension - Permitted

24/08/05 – 051271/FUL - Two storey extension to side and rear - Permitted

15/03/12 – 121132/FUL - Single storey rear extension - Permitted

4.
CONSULTATIONS

The following addresses were consulted by letter.
1 Kelmscott Close, Caversham, Reading, RG4 7DG

3 Kelmscott Close, Caversham, Reading, RG4 7DG
Old Cedar, 12 Wychcotes, Caversham, Reading, RG4 7DA

11 Wychcotes, Caversham, Reading, RG4 7DA

Letters of representation have been received as follows:

Comments

We understand that several extensions have been added to the property by different owners over the years resulting in a less than cohesive interior and we are supportive of the applicant’s objective to simplify, improve and enlarge their living space. However No 2 is already a significantly extended property - it has full depth two storey side and full width two storey rear extensions resulting in a house now double the size of the original dwelling. This new proposal for another single storey rear extension appears to add a further 60-plus square metres and spans the full, wall to wall width of the existing house. The applicant's drawings have no specified measurements noted on them but a best guesstimate suggests the build extends into the rear garden by a further 4.5 metres with an incongruous, blocky flat roof that’s over 3 metres high. 

· The distance from No 2’s proposed rear extension to the boundary with us is approximately 1.5 metres and certainly less than 2 metres. We request that the proposed single storey rear extension be pulled back from the boundary to a minimum of 2 metres from it to minimise the loss of light, sense of privacy and the potential domination of our private outdoor amenity space (immediately outside our kitchen/breakfast).

· There is a significant ground level difference between No 2 and our property - ours is 1 metre lower. This is a material consideration for the finished height of the proposed rear extension’s roof as its impact on us will be a metre higher than it would be on a property on same level ground, exacerbated by its close proximity to the boundary. We therefore request that any flat roof to the rear extension be limited to a finished maximum height of 3 metres to minimise its impact on loss of morning sunlight to our kitchen/breakfast room and to minimise its potential to dominate our private amenity outdoor space.

· However, other existing single storey rear extensions in Kelmscott Close have been finished with a part pitch part flat roof combination which softens their appearance and minimises their bulk. Ideally we would ask that the applicant also constructs a combination part pitch part flat roof to soften the bulky and incongruous appearance of the proposed rear extension. The roofline would then be more in keeping both with the build style of the original house at No 2 and with the existing single storey extensions at neighbouring houses. In this event we ask that a part pitch part flat roof has a maximum eaves height of 2.5 metres (which will appear to be 3.5m when viewed from our property) and a finished flat roof height of a maximum of 3 metres (appearing to be 4 metres from our property).

· In any event to safeguard our privacy, we ask that no doors or windows are added to the elevation facing our property and that no balcony or second storey may be added now or at a later date.
In summary, regarding the proposed rear extension we would be grateful if the build line of the elevation facing us could be pulled back a little further away from our boundary and if the finished roofline could be both softened and height restricted.  
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.

5. LEGAL AND PLANNING POLICY CONTEXT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'. The following local and national planning policy and guidance is relevant to this application:

National Policy

National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Plan (2019)
CC7 (Design and the Public Realm)

CC8 (Safeguarding Amenity) 

H9 (House Extensions and Ancillary Accommodation)

SPG/SPD

A Design Guide to House Extensions SPG

6.
APPRAISAL

Character and Appearance

Policy H9 states that an extension to a house will be acceptable where it respects the character of the house in terms of scale, location, materials and design and respects 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. Policy CC7 also sets out relevant considerations for design.
Façade Re-Model

Whilst modern in design, the proposed façade re-model is considered a complementary addition to the frontage of the host dwelling. The re-model would replace the existing porch and property entrance, alongside changing the roof to a gable to facilitate a small first-floor extension. This would change the frontage of the property’s appearance and the addition of the gable to the front elevation would increase the roof mass for the property. However, this aspect of the proposal is considered small in scale and therefore proportionate to the existing dwelling. It also adheres to the Reading Borough Council Design to House Extensions SPD (2021) by being set within the existing roof and not exceeding the height of the host dwelling. The existing dwelling’s roof design already differs slightly from the majority deign rule present on neighbouring roofs, and the proposed design would be similar to a neighbouring property; whose gable to the front elevation protrudes slightly and differs from any existing pattern. Fenestration changes are included with the proposal, and windows proposed are out of character for the immediate streetscene. However, given the modern design of the proposed re-model, the windows included to the property’s façade are considered attractive and complementary to the proposal and ultimately the host dwelling as a whole.
Rear Extension
Although the property has been subject to substantial development over the years through various extensions, the rear extension aspect of proposal is considered to be proportionate to the host dwelling. The scale of which would not increase the footprint of the property by an unreasonable amount and the context of the considerably large plot of the application site allows scope for relative development to the property. Materials proposed are to match those of the existing property and whilst the flat-roof deign of the proposal is not wholly complementary to the host dwelling, it’s location to the rear of the property mitigates potential for detrimental visual impact as it will not be visible from the public domain. 
Overall, the proposal is compliant with policies CC7 & H9 of the Reading Borough Council Local Plan (2019).
Residential Amenity
Policy H9 states that an extension will be acceptable where it does not result in an overbearing impact on neighbours. Policy H10 seeks to ensure that the amenity of gardens and other outdoor areas are not compromised. Policy CC8 states an extension to a house will be acceptable where it will not cause a significant detrimental impact to the living environment of existing or new residential properties.

Façade Re-Model

Given the small scale of the front elevation aspect of the proposal, potential impact on residential amenity grounds is not considered. As any fenestration changes are to the front elevation, the potential for privacy concerns are not considered due to the outlook remaining as the public road, rather than any private residential spaces.
Rear Extension

The detached nature of the application site sits the property off of the boundary from both neighbouring properties. This, alongside the rear extension being single-storey, is considered to mitigate the potential for harm to residential amenity. The extension measures approximately 3.7m at its greatest depth; below the 4m recommended in the Reading Borough Council Design Guide to House Extensions (2021), with a maximum height of approximately 3.1m in total height. Whilst the width would stretch across the entirety of the rear elevation, the aforementioned separation between adjacent properties is considered to allow appropriate spacing to the boundary with neighbours. 
Comments received expressed concern over the potential for loss of light, overbearing effects and the loss of privacy. Whilst it is acknowledged that the ground level to the neighbouring property is lower than that of the application site, the distance between properties and relatively minor depth of the single-storey extension together with the position to the north of no.3 and the general spaciousness afforded by the gardens would avoid harm to amenity. A condition is recommended to prevent any future use of the flat roof as a terrace  protection of neighbouring privacy.
It is also noted that the application site benefits from a large rear garden that is retained when referencing the rear extension, thus complying with policies CC8, H9 & H10 of the Reading Borough Council Local Plan (2019).
Trees

Although trees are present to the rear of the property and also close to the proposed development, the nature of said trees aren’t considered to be of great significance to warrant a tree survey, etc. However, the site plan provided (Drawing No: 003 rev. 01) plots these trees and illustrates a root protection zone where ‘no heavy materials are to be stored’ beyond the specified point. Condition L6 is recommended to ensure adherence to the specified RPZ and ultimate protection of existing trees, thus complying with policies CC7 and EN14 of the Reading Borough Local Plan (2019).
7. CONCLUSION  
The proposed development has been assessed as set out above and is considered to be acceptable on that basis, subject to the following conditions.
8.
RECOMMENDATION  

GRANT
Recommended Conditions:
TL1

AP1

M1

PD5

L6


