
DELEGATED HOUSEHOLDER APPLICATION REPORT

Target Decision date: 19/05/2022



Extended Target Date: 22/11/2022
Application Ref: 220427/HOU

Address: 5 Ferndale Close, Tilehurst, Reading, RG31 6UZ
Proposals: Single storey extension to the property to create a Games room with access to the garden. 
Case Officer: Ms Claire Ringwood
​​​​​​​​​​​​​​​​​​​​​​​​​​​​​​​​
1.
SITE DESCRIPTION

The application site is a large detached two storey property with an open frontage.  The property has previously been extended.  The surrounding area is predominantly large detached residential properties.  There is a TPO Lime Tree to the sites frontage and although the property itself falls within the Reading Borough Council boundary the rear of the site falls within West Berkshire Council boundary.
2.
PROPOSAL AND SUPPORTING INFORMATION

The proposal is for a single storey extension to the north-eastern side of the property.  The proposed extension measures 3m in width at the front and is set back 0.8m from the front elevation.  The proposal extends approximately 3.5m back before it turns and extends at an angle in the same direction as the splayed boundary with 4 Ferndale Close.  
The proposal is a maximum of 3m from the side boundary with 4 Ferndale Close although the front corner is approximately 0.5m from this side boundary before it steps backwards.  The proposed extension measures approximately 2.5m in height to eaves level and 3.5m at its highest point.   

The proposed extension has a hipped roof with a flat top and a roof lantern, a high level window and a number of narrow but full height windows and bi-fold doors facing onto the garden terrace.
The materials will consist of buff brick and dark brown clay roof tiles to match the existing and dark grey UPVC windows and doors.

Plans considered:
Drawing No: 02-01 Rev P – Location Plan & Block Plan

Drawing No: 03-01 Rev P – Existing Ground Floor Plan

Drawing No: 03-02 Rev P – Existing Roof Plan

Drawing No: 03-02 Rev P – Proposed Roof Plan 

Drawing No: 03-03 Rev P – Proposed Ground Floor Plan

Drawing No: 05-01 Rev P – Existing Elevations – South & East

Drawing No: 05-02 Rev P – Existing Elevations – North & West

Drawing No: 05-03 Rev P – Proposed Elevations – South & East

Drawing No: 05-04 Rev P – Proposed Elevations – North & West

Drawing No: 05-10 Rev P – Perspective Views

Received 24th March 2022

Drawing No: 02-02 Rev P – Tree Protection Proposals

Received on 9th September 2022

Arboricultural Impact Assessment, Protection Plan and Method Statement by Harrison

Arboriculture, Report Date: 7 November 2022, Ref: 517-1772-10/14/2022

Received on 13th November 2022

3. RELEVANT PLANNING HISTORY 

220719/ADJ - Single storey extension to the property to create a Games room with access to the garden.  Observations sent 30/08/2022.

131645/FUL- To enlarge the existing front elevation first floor window by lowering the sill height.  Permitted 08/01/2014.
10/01001/ADJ (Civica Ref: 100400) - Installation of new 'Qube' Garden room.  Observations sent 18/06/2010.

10/00815/FUL (Civica Ref: 100507) - Installation of new 'Qube' garden room (re-submission of 10/00353/FUL).  Permitted 21/06/2010.

10/00353/FUL (Civica Ref: 101431) - Installation of new 'Qube' garden room.  Refused 23/04/2010.

10/00212/ADJ (Civica Ref: 100593) - Installation of new 'Qube' Garden room.  Observations sent 23/03/2010.

09/00883/ADJ (Civica Ref: 091176) - Proposed dining/breakfast room, relocate rear bay to lounge and to add 2 sun pipes to kitchen.  Observations sent 19/06/2009.

09/00449/FUL (Civica Ref: 090389) - Single storey rear extension and relocate rear bay of study to lounge.  Insertion of 2 sun pipes to kitchen.  Permitted 19/06/2009.

00/00065/FUL (Civica Ref: 990927) - Two Storey Side Extension.  Permitted 02/05/2000.

4.
CONSULTATIONS

Natural Environment Trees

Insufficient information was submitted to determine whether the extension was acceptable in relation to its impact on trees, particularly foundations within RPAs.  An Arboricultural Impact Assessment, Protection Plan and Method Statement was submitted on 13th November 2022 and the Council’s Natural Environment Tree Officer confirmed this statement was satisfactory and development should be in accordance with this document.  
West Berkshire Council

The application will be recommended for approval following the submission of the Arboricultural Impact Assessment, Protection Plan and Method Statement
The following addresses were consulted by letter.

4 Ferndale Close, Tilehurst, Reading, RG31 6UZ

6 Ferndale Close, Tilehurst, Reading, RG31 6UZ

Letters of representation have been received as follows: None
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)

EN14 (Trees, Hedges and Woodlands)

SPD

Design Guide to House Extensions (2021)
Tree Strategy (2021)
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 proposed extension is single storey and located at the north-eastern corner of the property.  There are levels at the site with 4 Ferndale Close at a lower level however, the main bulk of the proposed extension is set further back in the rear garden of the property and as such, the proposal is not considered harmful to the character of the house or the surrounding 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.

Although the front corner of the proposed extension is close to the side boundary with 4 Ferndale Close the majority of the proposal is approximately 3m from the splayed side boundary and 4 Ferndale Close itself is approximately 6m away from the boundary.  As such, the proposal is not considered harmful to this neighbouring property in terms of privacy and overlooking, overbearing effects and sunlight and daylight.
Trees

An Arboricultural Impact Assessment, Protection Plan and Method Statement was submitted on 13th November 2022 and the Council’s Natural Environment Tree Officer confirmed this statement is satisfactory.  Two trees are to be removed and the proposed development will impact on another (which the applicant’s wish to be retained).  However, these are not TPO trees and are relatively insignificant compared to the larger and protected trees in the Close hence their removal and potential need to remove in the future is acceptable.  It is normal, in line with Policy EN14 and the Council’s Tree Strategy to provide replacement planting where trees are to be removed however, in this case the site and Close are well treed and the applicant already has a significant number of trees on their property, included protected ones.  As such, replacement planting is not considered to be required however, an informative encouraging consideration of replanting would be reasonable.  The proposed development therefore accords 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:

1. Time Limit

2. Approved Plans 
3. Materials (to match existing)
4. Arboricultural Method Statement (as specified)


