DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Tilehurst

App Ref: 210056/HOU
Address: 12 Uffington Close, Tilehurst, Reading, RG31 5LY
Proposals: Two storey side extension
Case Officer: Steve Vigar
Applicant: S Lavelle
Date received (valid from): 12 January 2021      Target Decision date: 9 March 2021


1.
INTRODUCTION
The site is in a suburban location within Tilehurst and is located within a cul-de-sac of similar mid-twentieth century houses. The site forms part of a group of houses arranged around the turning head at the end of the close resulting in an irregularly shaped plot with a splayed boundary. The site is in an elevated position relative to the housing backing onto the site to the south in Hildens Drive.
2.
PROPOSAL AND SUPPORTING INFORMATION

Two storey side extension

Plans considered

Drawing No: 02 Proposed Plans and Elevations, dated August 2015, received 12 January 2021 

3. RELEVANT PLANNING HISTORY 

152236/HOU -  Two storey side extension, single storey rear extension and a front porch – Permitted 8 February 2016
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter.

10 Uffington Close, Tilehurst, Reading, RG31 5LY

77 Hildens Drive, Tilehurst, Reading, RG31 5JA

14 Uffington Close, Tilehurst, Reading, RG31 5LY

79 Hildens Drive, Tilehurst, Reading, RG31 5JA

4.2
No letters of representation have been received.

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

A site visit was carried out on 4 March 2021. This was restricted to viewing the site from the street due to Coronavirus restrictions. Views through to the rear are possible over the garage roofs and this allowed the relationship with number 10 Uffington Close to be understood. It also allowed the relationship between no.12 and the houses to the rear in Hildens Drive to be seen in terms of the separating distance and the significant difference in ground levels. It is considered that in this instance the site visit was sufficient to allow the impacts of the proposal to be properly understood.

[image: image1.emf]


View South east from Uffinton Close towards site
H9 states: An extension to a house will be acceptable where it:

A. Respects the character of the house in terms of scale, location, materials and design;

To assess this, the following has been considered – would the proposal:

· detract from the appearance of the original building through the use of ill-matching materials and by not fitting in with the design, scale and proportions of the original building;  NO. The design is the same as that approved under 152236/HOU. This permission has lapsed and the new Local Plan has been adopted since that permission was granted. However the relevant design policies H9 and CC7 do not differ substantially from the preceding policies and it is considered that the previous permission is therefore a material consideration in the determination of the current proposal. The circumstances on site have changed recently following the grant of permission 210010/HOU ‘Two Storey side extension. Single storey rear extension. Front porch. Demolish the existing garage’ on 3 March 2021 at 10 Uffington Close. The two extensions would be viewed together. In this instance the splayed boundary would result in a gap of more than two metres between the two neighbouring extensions and would avoid a harmful terracing effect.
· reduce the amount of usable amenity space for the property to an unacceptable degree; NO

· require the loss of trees in the garden or put significant trees at risk; NO

B. 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; Respects neighbour’s amenities and does not present a large blank façade to public areas.

To assess this, the following has been considered – would the proposal:

· significantly reduce the amount of daylight and sunlight enjoyed by neighbouring properties; NO – The extension to No12 would remain a driveway’s width away from the side facing windows to No10 and this arrangement was deemed acceptable when determining 152236/HOU. The extension granted to no 10 under 210010/HOU has no side windows. The rear extension is single storey and extends 3 metres from the rear relative to no 14. This is considered acceptable in line with Policy H9 and the House Extensions SPD guidance.
· invade the privacy of neighbouring properties through overlooking from windows or balconies; NO. No. 12 is angled towards the garden of no 10 due to the plot layout. The proposed first floor rear window serving an ensuite bathroom has the potential to overlook the neigbouring garden, but, as with 152234/HOU this can be satisfactorily mitigated by a condition requiring obscure glazing and non-opening below 1.7m above floor level. A condition restricting new side (west) facing windows is also recommended as before.
The adjoining plots in Hildens Drive are already overlooked to a degree due to the elevated position of no.12 relative to their rear gardens and windows, although the separation distance is at least 30m back-to-back. The proposed extension is no closer to these properties at first floor and only obscure glazed windows face in the direction of Hildens Drive (see above). The ground floor extension is 3m closer but would remain an acceptable distance and would be screened by boundary treatments to a greater extent.

· detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; NO – see design comments above.
· detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; NO – materials are required to match existing by condition.
CC8: Safeguarding Amenity 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.

To assess this, the following has been considered – would the proposal cause a significant detrimental impact to the living environment of existing or new residential properties in terms of:

· Privacy and overlooking;  see above.
· Access to sunlight and daylight; see above.
· Visual dominance and overbearing effects of a development; see above.
· Noise and disturbance; No apparent issue in this instance.
· Artificial lighting; No apparent issue in this instance.
· Vibration; No apparent issue in this instance.
· Dust and fumes; No apparent issue in this instance.
· Smell; No apparent issue in this instance.
· Crime and safety. No apparent issue in this instance.
7. CONCLUSION  

The proposed development has been assessed and the proposed works are considered to be in accordance with the above relevant policies and planning permission can be granted. 

8.0
RECOMMENDATION  

GRANT Full Planning Permission subject to the following conditions:
1. The development hereby permitted shall begin no later than three years from the date of this planning permission.

Reason: to prevent an accumulation of unimplemented planning permissions, and in accordance with Section 91 of the Town & Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004. 

1

2. The development hereby permitted shall ONLY be carried out in accordance with the following approved plans: 

Drawing No: 02 Proposed Plans and Elevations, dated August 2015, received 12 January 2021 

REASON:  For the avoidance of doubt and to ensure that the development is carried out and adhered to in accordance with the application form and associated details hereby approved. 

1

3. The materials to be used in the construction of the external surfaces of the development hereby permitted shall match those used on the existing building.

REASON: In the interests of visual amenity and ensuring the new development responds positively to the local context and character in accordance with Policies H9 and CC7 of the Reading Borough Local Plan 2019. 

2

4. Notwithstanding the provisions of Article 3, Schedule 2, Part 1, Class A of the Town and Country Planning (General Permitted Development)(England) Order 2015 (or any order revoking or re-enacting that Order, with or without modification), no windows other than those shown on the approved plans, shall be constructed within the west elevation of the extension hereby approved.

Reason: as unrestricted development could harm the amenities of neighbouring properties through overlooking and should therefore be controlled.

In accordance with Policies H9 and CC8 of the Reading Local Plan 2019. 

3

6. The first floor rear window to the en-suite hereby permitted shall be obscure glazed and non-opening up to 1.7m in height above the internal floor level prior to first occupation of the development and thereafter maintained as such.

Reason: in the interests of privacy, in accordance with Policies H9 and CC8 of the Reading Local Plan 2019. 
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