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DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Emmer Green

App Ref: 221361/HOU
Address: Highview, All Hallows Road, Caversham, Reading, RG4 5LP
Proposals: Single storey annexe. Monopitch roof with lantern.
Case Officer: Gary Miles
Applicant: Mrs Christy Ho
Date received (valid from): 14 September 2022      Target Decision date: 9 November 2022


1.
SITE DESCRIPTION
The application site is a two story link detached house built of red brick. The area is predominantly residential with dwelling houses of varying style and character. The property is not listed and does not fall within a conservation area however it is within an Air Quality Management area. 

Site visit date: 30/09/2022
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Site visit photos: front 
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Site visit photos: rear 
2.
PROPOSAL AND SUPPORTING INFORMATION

Single storey ground floor rear annexe. Monopitch roof with lantern, the roof swill slope downwards away from the applicants property in a north westerly direction to the neighbouring property and boundary.
Plans considered:
22056.S.PP-06 Location Plan

22056.S.PP-06 Block Plan
22056.S.PP-03 Existing Elevations

22056.S.PP-05 Proposed Elevations

22056.S.PP-01 Existing Ground Floor Plan

22056.S.PP-04A Proposed Ground Floor Plan
Received by the local authority on 14th September 2022

3. RELEVANT PLANNING HISTORY 

Application Ref 211251 - Rear ground floor extension and rear first floor extension, loft conversion with raised ridge, and replacement porch – Application permitted 24/11/2021
Application Ref 021237 – Two Storey and rear extension and single storey rear extension – Application permitted 30/12/2002

4.
CONSULTATIONS

The following addresses were consulted by letter.
200 Henley Road, Caversham, Reading

Wedgewood, All Hallows Road, Caversham, Reading, Berkshire, RG4 5LP
Briars, All Hallows Road, Caversham, Reading, RG4 5LP

198 Henley Road, Caversham, Reading, RG4 6LR

No letters of representation have been received.
No internal consultees were consulted for this application.

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.
The area is characterised by dwelling houses of different styles and sizes. Many houses in the street have different roof types and designs with varying roof heights hence there is no established street character. 

Whilst the proposed single storey rear extension would result in an increase in the size of the existing house, the additions would not be disproportionate to the overall size of the original dwelling. 

The proposed monopitch roof to the rear ground floor elevation is different to existing property in terms of appearance, the proposal is also greater than the standard 4m projection usually permitted. The following text helps to justify the size, scale and appearance; due to the layout of the rear garden and differing heights between ground level adjacent to the back wall of the existing property and the ground level of the garden and lawn (1m difference in height) it is not considered to be overbearing in scale nor considered to harm the appearance of the house or neighbouring houses. The proposal will be hidden from view from the front of the property and largely hidden from view from neighbouring properties on the north (no.2 All Hallows Road), west and south – the proposed extension will effectively be hidden from sight as it disappears in to the rear garden and lawn area. The proposal seeks to be erected off the boundary, The existing fence will be retained on the northern boundary screening the majority of the proposed extension largely from view with the top of the monopitch roof visible from the neighbouring property at no.2 All Hallows Road. A number of nearby properties in All Hallows Road and Caversham Road have been subject to ground floor single storey extension of varying size and scale, and it is considered it will not harm the appearance of the existing house or wider street scene. 

Application reference 211251 was granted permission on 24/11/2021 – the application included a similar proposal for a rear ground floor single storey extension. Addresses were consulted with no letters of representation received.
The proposed changes are considered acceptable in terms of design, quality and scale and thus complies with Policies CC7 and H9 of the Reading Borough Council Local Plan 2019 and the Design Guide to House Extensions 2021
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.
Officers believe the proposed single storey rear extension and internal ground floor structural changes will not be harmful in respect of privacy, nor will the proposal overlook neighbouring properties as the majority of the monopitch roof and structure will be largely hidden from view.
Application reference 211251 was granted permission on 24/11/2021 – the application included a similar proposal for a rear ground floor single storey extension. Addresses were consulted with no letters of representation received.
The proposed extension is single storey only with monopitch roof, officers believe the proposal will not have overbearing effects on neighbouring properties or the streetscene.  it is considered that the proposal will not have a negative impact on daylight or sunlight to neighbouring properties –it is therefore considered compliant with policies H9 & CC8 of the Reading Borough Council Local Plan (2019).
Ecology

The area of land where the proposed extension is to be sighted is largely laid to patio and brick wall, the property benefits from a large rear garden laid mainly to lawn. The proposal would therefore not result in a loss of any greenspace at the property and is seen to be compliant with H9 & EN12 of the Reading Borough Council Local Plan (2019).
Trees 
No substantial trees are present within the vicinity of the development. Whilst trees are present on site, they’re considered a far enough distance away to not present opportunity for harm, complying with policies CC7 & EN14 of the Reading Borough Council 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
PD6
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