DELEGATED HOUSEHOLDER APPLICATION REPORT
Ward: Mapledurham
App Ref: 211049 / HOU     
Address: 28 Silverthorne Drive, Caversham, Reading, RG4 7NS
Proposal: Single storey side and rear extension and garage conversion
Case Officer: Beatrice Malama
Date received (valid from): 24th June 2021      Target date: 19th August 2021	

SITE DESCRIPTION
The site is a double story link detached dwelling house located in a residential area comprising of detached, link detached and semidetached dwellings of varying design and style. The property is not listed and does not fall within a conservation area however it is within the contaminated land zone.

PROPOSED DEVELOPMENT
[bookmark: _GoBack]The proposed development comprises of a single-storey side and rear extension to create additional space for a kitchen and family room; and garage conversion to studio and utility rooms. The proposed rear extension measures 2.2m deep from the existing building line to the rear and approximately 2.8m wide whereas the proposed side extension measures approximately 2.8m deep from the existing side wall and approximately 3.3m wide. The height of the proposed development would be approximately 2.4m.  Exterior walls would be of brick to match that on the existing house with windows and doors designed to match those on the original house. The roof, on the other hand, would be flat different from the rest of the house whose roof is pitched.
Plans considered;
Drawing No: 00645059-F7919D – Block Plan
Drawing No: 00645060-FC973C– Site Location Plan
Drawing No: AD_28_RG4 7NS_01_Rev C– Existing and Proposed Plans and Elevations
As received on 24th June 2021

RELEVANT PLANNING HISTORY
No relevant planning history




CONSULTATIONS
A site notice was sent to the Agent on 26th June 2021 and the following addresses were consulted by letter.
17 and 19 Carlton Road, Caversham, Reading, RG4 7NT
26 and 30 Silverthorne Drive, Caversham, Reading, RG4 7NS
No letters of representation have been received. 

Internal Consultation - Transport
There are no Transport objections to this application subject to conditions.

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.

Relevant Planning Policy and Guidance
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with policies in 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'.  

National Planning Policy
National Planning Policy Framework (2021)
National Planning Practice Guidance

Reading Borough Local Plan (2019)
CC7 (Design and the Public Realm)
CC8 (Safeguarding Amenity) 
H9 (House Extensions and Ancillary Accommodation)
TR5 (Car and Cycle Parking and Electric Vehicle Charging)

SPG/SPD
Design Guide to House Extensions SPG (2021)
Revised Parking Standards and Design SPD (2011)

Assessment
Character and appearance
Policy CC7 (Design and the Public Realm) requires that all developments be of high design quality, whilst Policy H9 (House Extensions and Ancillary Accommodation) requires that an extension “respects the character and appearance of the house in terms of scale, location, materials and design and should not harm the character and pattern of neighbouring houses and the appearance of the street scene”.
The proposed development retains the design and style of the existing house with exterior finishing materials to match. The proposal would retain the character of the existing house and would not extend beyond the existing building line to the front therefore the proposal would not harm the character and pattern of the existing house and the appearance of the wider street. The proposal therefore does not harm the character or appearance of the existing house nor have a detrimental impact on the wider area.
Residential Amenity
Policy CC8 (Safeguarding Amenity) seeks to prevent development causing detrimental impact on the neighbouring properties; policy H9 (House Extensions and Ancillary Accommodation) provides that extensions should not cause an overbearing impact on neighbours”. 
As the proposal is single story there would be no overlooking of neighbouring houses therefore the extension is unlikely to cause loss of privacy to the neighbour. In addition, the extension is unlikely to cause any loss of sunlight, daylight or overshadowing to the neighbouring properties due to its scale and orientation of existing buildings. Furthermore, there would not be any overbearing impact on the neighbouring houses and the street scene as the proposal would retain the style, design and height of the existing garage. 
Transport
The garage conversion will result in the loss of a parking space.  In accordance with the Councils current standards 2 off road parking spaces are required.   No plans have been submitted illustrating the proposed parking layout, however google images confirm that there is an area of hardstanding on the front drive that can accommodate 2 vehicles.
Conclusion
The proposed extension is considered to be in accordance with the Reading Borough Local Plan (2019) and the Design Guide to House extensions (2021) and therefore the application is recommended for approval subject to conditions.  

Recommendation:
Grant

Conditions
1. Time Limit (Standard) TL1
2. Approved Plans Ap1
3. Materials (To Match) M1
Informative	
1. Highways (IF3)
2. Do not damage the verge (I24)

