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DELEGATED PLANNING APPLICATION REPORT

Ward: Caversham Heights

App Ref: 221430/HOU
Address: 6 Conisboro Avenue, Caversham, Reading, RG4 7JB
Proposals: Proposed single storey rear extension
Case Officer: Tom Bradfield
Date received (valid from): 27 September 2022      Target Decision date: 22 November 2022


1.
SITE DESCRIPTION
Site visit date: 18/10/2022
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Site visit photos: 
Site Description
The site contains a two storey detached house which faces southwest onto Conisboro Avenue. The property has a prominent gable on the front elevation and a two storey gabled rear projection with a single storey pitched roof rear extension. There is a detached single storey garage adjacent to the northern boundary of the site. There are some trees around the boundary edge of the garden, none of which are significant.

To the south of the site is number 4c Conisboro Avenue, a two storey detached property with an existing single storey rear extension. To the north of the site is number 8 Conisboro Avenue, a single storey detached house.
2.
PROPOSAL AND SUPPORTING INFORMATION

This application seeks to demolish the existing single storey rear extension and replace it with a larger single storey rear extension. The proposed extension would extend 4.6m from the rear wall of the existing two storey projection, which represents an increase of 2.6m beyond the existing extension. The proposed extension would have a flat roof with lantern style rooflight, a high level side facing window on each side and rear facing glazed doors. 
Plans considered: 2815-PL-100 & 2815-PL-101
3. RELEVANT PLANNING HISTORY 

No Relevant Planning History
4.
CONSULTATIONS

The following addresses were consulted by letter.

14 Haldane Road, Caversham Reading

8 Conisboro Avenue, Caversham, Reading, Berkshire, RG4 7JB

4c Conisboro Avenue, Caversham, Reading, RG4 7JB

12 Haldane Road, Caversham, RG4 7PS

Letters of representation have been received as follows:

4c Conisboro Avenue 

Objection relating to the position of doors and windows resulting in overlooking, the size of the extension doesn’t fall exactly within current guidelines

8 Conisboro Avenue 

Objection relating to overshadowing due to the size of the extension, loss of privacy due to side facing windows and reduced visual amenity due to the size and massing of the extension
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 and Guidance
National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Plan (2019)

CC1: PRESUMPTION IN FAVOUR OF SUSTAINABLE DEVELOPMENT

CC7: DESIGN AND THE PUBLIC REALM 
CC8: SAFEGUARDING AMENITY
H9: HOUSE EXTENSIONS AND ANCILLARY ACCOMMODATION 
H10: PRIVATE AND COMMUNAL OUTDOOR SPACE
SPG/SPD
Design Guide to House Extensions, 2021
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.
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 extension would be of a size and scale that would be proportionate to the host property. It would extend 2.6m beyond the existing single storey extension for a total of 4.6m from the two storey rear projection. Given the scale and position of the existing extension, the size of the proposal is considered acceptable and would not result in any harm to the host property or the character and appearance of the wider area. The design of the extension would complement the host property and be an appropriate addition to the context of the wider area.

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.

The extension would be set off from the southern boundary with number 4c by 1.6m and set off the northern boundary with number 8 by 2m. Given the set offs from each boundary, the scale of the extension is not considered to result in any harm through overbearing or an increased sense of enclosure. Furthermore, the extension would project 2.6m further than the existing extension, and whilst it would be larger in terms of mass, it would not be so much larger as to result in harm.
The proposal includes a side facing high level window on each side wall of the extension. Given the position and size of these windows, narrow apertures at least 2m above floor level, as well as the existence of boundary fencing on both sides of the site, it is unlikely that there would be any significant harm through loss of privacy. One of the objections raises concern that the replacement of an existing window with a door and window on the southern elevation of the main house would also result in loss of privacy. Given there is a large existing window in that location, it is not considered that there would be any harm to neighbour’s living conditions. 

Biodiversity
The proposal does not interfere with nearby trees and would not result in an unacceptable loss of biodiversity.
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.
RECOMMENDATION
Approve
Subject to the following conditions:

TL1 – Time Limit
AP1 – Approved Plans

M1 – Materials to Match

PD5 – Use of Roof Restricted
