DELEGATED HOUSEHOLDER APPLICATION REPORT
Ward: Southcote
App Ref: 210872 / HOU     
Address: 236 Southcote Lane, Reading, RG30 3BA
Proposals: Single storey rear and side extension, 2 storey side extension and
front porch.
Case Officer: Beatrice Malama
Date received (valid from): 26th May 2021      Target date: 21st July 2021	

Site description 
The application site is a two story semi-detached dwelling house located in a predominantly residential area characterised by a mixture of semi-detached, terraced properties and flats of varying styles and designs. Located to the east of the site is Southcote library and a hall. The property is not listed, nor located within a conservation area. 
Proposal 
The proposal comprises a two-storey side extension and single story rear extension with a front porch. The proposed single story rear extension measures 5.5m deep from the existing rear wall and approximately 10.5m wide. The proposed ground floor side extensions measures approximately 5.6m deep from the existing side wall and approximately 7.8m along the side; whereas the first floor side extension would measure 4.64m deep from the existing side wall and 7.32m along the side elevation. The front porch would measure 2m deep from the existing front elevation and approximately 3.8m wide. The proposed single story rear extension would have a flat roof with two rooflights whereas the proposed two story side extension and a porch would have a pitched roof. Proposed finishing materials would match that on the existing house. The proposed first floor extension is set back resulting in the extension being smaller in scale than the existing first floor. The proposed development would extend very close to the site boundary both to the west and east. 
Plans considered;
Drawing No: P1222-01 – Location and Block Plan
Drawing No: P1222-02 – Existing Plans and Elevations
Drawing No: P1222-03 – Proposed Plans and Elevations.
As received on 26th May2021

Relevant Planning History
No relevant planning history


Consultations
Confirmation that the site notice was displayed on 7th June was received and the following addresses were consulted by letter.
Jimmy Green Court, 52 Coronation Square, Reading, RG30 3QN
46 Coronation Square, Reading, RG30 3QN
47 Coronation Square, Reading, RG30 3QP
48 Coronation Square, Reading, RG30 3QN
49 Coronation Square, Reading, RG30 3QP
50 Coronation Square, Reading, RG30 3QN
51 Coronation Square, Reading, RG30 3QP
53 Coronation Square, Reading, RG30 3QP
37 Coronation Square, Reading, RG30 3QP
38 Coronation Square, Reading, RG30 3QN
38a Coronation Square, Reading, RG30 3QN
39 Coronation Square, Reading, RG30 3QP
40 Coronation Square, Reading, RG30 3QN
41 Coronation Square, Reading, RG30 3QP
42 Coronation Square, Reading, RG30 3QN
43 Coronation Square, Reading, RG30 3QP
44 Coronation Square, Reading, RG30 3QN
45 Coronation Square, Reading, RG30 3QP
35 Coronation Square, Reading, RG30 3QP
Southcote Pharmacy, 36 Coronation Square, Reading, RG30 3QN
33 Coronation Square, Reading, RG30 3QP
34 Coronation Square, Reading, RG30 3QN
31 Coronation Square, Reading, RG30 3QP
32 Coronation Square, Reading, RG30 3QN
5 Coronation Square, Reading, RG30 3QP
7 Coronation Square, Reading, RG30 3QP
Eileen Bowsher Court, 8 Coronation Square, Reading, RG30 3QF
9 Coronation Square, Reading, RG30 3QP
10 Coronation Square, Reading, RG30 3QN
11 Coronation Square, Reading, RG30 3QP
12 Coronation Square, Reading, RG30 3QN
14 Coronation Square, Reading, RG30 3QN
15 Coronation Square, Reading, RG30 3QP
16 Coronation Square, Reading, RG30 3QN
17 Coronation Square, Reading, RG30 3QP
18 Coronation Square, Reading, RG30 3QN
19 Coronation Square, Reading, RG30 3QP
20 Coronation Square, Reading, RG30 3QN
21 Coronation Square, Reading, RG30 3QP
22 Coronation Square, Reading, RG30 3QN
23 Coronation Square, Reading, RG30 3QP
24 Coronation Square, Reading, RG30 3QN
25 Coronation Square, Reading, RG30 3QP
26 Coronation Square, Reading, RG30 3QN
27 Coronation Square, Reading, RG30 3QP
28 Coronation Square, Reading, RG30 3QN
29 Coronation Square, Reading, RG30 3QP
30 Coronation Square, Reading, RG30 3QN
Southcote Library, 234 Southcote Lane, Reading, RG30 3BA
238 Southcote Lane, Reading
No letters of representation were received.

Internal Consultation – Transport 
No objections to this application subject to conditions

Equality Act 2010:
[bookmark: _GoBack]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 (2019)
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 (2021)
Revised Parking Standards and Design (2011)

Assessment
Character and appearance
Policy CC7 (Design and the Public Realm) requires that all developments be of high design quality.
Policy H9 House extensions and ancillary accommodation in Reading Borough Local Plan 2019 states that “Extensions respect 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. Extensions should reflect the building line, or, preferably, be set back from the building line”. 
The Council’s Supplementary Planning Guidance - Design Guide to House Extensions states that “two storey side extensions should normally be designed to be smaller in scale than the main house. To achieve this the proposed front elevation should be set further back than the front elevation of the original house and a gap between neighbouring buildings be maintained by bringing the upper floor away from the side boundary”. 
The quality of the proposed design would not have significant adverse impact on the existing building and the street scene. In order to retain the character and primacy of the original house, the proposed first floor extension has been set back resulting in the overall effect of the extension being in proportion with the existing house. Exterior walls of the proposed extension and the design of the windows, doors and the roof of the two story extension would closely match that of the existing house. Although the single story rear extension would have a flat roof, the impact on the overall appearance of the existing house, neighbouring houses and the street scene would not be considered detrimental. The proposal would retain the character of the existing house. 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 CC7 in Reading Borough Local Plan 2019 states that “All development must be of high design quality that maintains and enhances the character and appearance of the area of Reading in which it is located”. 
Policy CC8 (Safeguarding Amenity) of the Reading Local Plan states that “development will only be acceptable where it will not cause a significant detrimental impact to the living environment of neighbouring residents in terms of privacy and overlooking, access to sunlight and daylight and visual dominance and overbearing effects of a development”. Policy H9 House extensions and ancillary accommodation in Reading Borough Local Plan 2019 states that an extension should “not present an overbearing impact on neighbours”.  
Although the nature of the proposal would result in a significant addition to the existing house, it will unlikely represent an overbearing impact on the neighbouring properties. In addition, the proposed extension to the rear would unlikely cause loss of privacy or overlooking of the neighbouring properties as the proposed rear extension is single story and has no side windows. Although there is a small window serving the bathroom on the side elevation of the proposed first floor extension, it would be considered unlikely to cause loss of privacy or overlooking of the neighbouring property to the east as the property is a non habitable building (library and hall). Furthermore, the proposed first floor would be set back thus making the proposed first floor extension more subservient to the original house. The proposal therefore would be considered unlikely to present an overbearing impact on the neighbouring properties and the street scene. The extension would be considered unlikely to cause any harmful loss of sunlight, daylight or overshadowing to the neighbouring houses. 

Transport
The proposed extension will result in the loss of parking alongside the property and access to the garage located to the rear of the property however submitted plans illustrate 2 off road parking spaces which complies with the Councils current standards.

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 (As Specified) M3
4. Do not damage the verge I24	

