
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Kentwood

App Ref: 201326/HOU
Address: 45 Rodway Road, Tilehurst, Reading, RG30 6EH
Proposals: Proposed single storey rear extension and reduction of ground levels to form new patio area. 
Case Officer: James Schofield
Date received (valid from): 22 September 2020      Target Decision date: 17 November 2020
Extended to 11 March 2021
PROPOSAL AND SUPPORTING INFORMATION

Rear extension 4 metres deep and 3.2 metres high with flat roof and roof lantern design feature.  Rear sloping garden excavated to provide patio area. Plans considered: 
45 RR D-01 – Location Plan
45 RR D-02 – Existing Plan
45 RR D-03 – Existing Elevations
45 RR D-04 – Proposed Plans
45 RR D-05 – Proposed Elevations
45 RR D-06 – Proposed Section

CONSULTATIONS

The following addresses were consulted by letter.

24 Coniston Drive, Tilehurst, Reading, Berkshire, RG30 6XS

43 Rodway Road, Tilehurst, Reading, Berkshire, RG30 6EH

22 Coniston Drive, Tilehurst, Reading, RG30 6XS

53 Rodway Road, Tilehurst, Reading, RG30 6EH

47 Rodway Road, Tilehurst, Reading, RG30 6EH

2 comments on the application were received opposed to the extension raising concerns about proximity to own extension and potential loss of light, impact on trees, bats and wildlife in the area given proximity to McIlroy Park. Also construction traffic access to site due to properties being set higher than street. 
Contact with agent

The agent provided photographs of the site as requested due to restrictions on officers carrying out site visits.  The photos (see below) show the back of no 45 and the existing levels that are to be altered to create more patio space after the extension. 

 

They feel the objections to the extension are unfair as given the neighbours extension built right up to the boundary with glass facing a 1.8m fence – see photos. 
Trees - there is a conifer on the side of no 47. This is far enough away from the proposed extension such that it won’t be affected. If building control want us to go deeper with your foundations along that flank, then we can have that discussion with them. I would find this unlikely as the ground is higher on the side of no 47 such that the root structure will be higher up, mainly on the side of no 47. 
Bats - We are not proposing to remove or convert any structure where a bat colony may exist.

 

Anyway, I hope the above and attached is helpful. I would welcome the opportunity to discuss the proposals with you and so I will give you a call later today. 

 

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.
PLANNING POLICY 
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'.  The current development plan is:
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

ASSESSMENT
The development would not be harmful to the character or appearance of the site or its surroundings.  The proposed extension would match that at the neighbouring property and the works to the garden are acceptable. 
The neighbour’s concerns about loss of light to their side window, right on the boundary is noted.  However, in the context that an extension 3 metres deep by 4 metres high could be built here as permitted development and this window could easily be screened by planting on the application site it would be unreasonable to refuse planning permission for the proposed extension on this basis.  The extension has other windows facing down the garden.
The concerns about the construction work affecting trees in their property has been pointed out to the applicant and it will be their responsibility to manage this when construction starts.  The point about roosting bats and wildlife also noted but works could be carried out in the garden without needing planning permission – it will be for the developer to take a precautionary approach to protecting any wildlife habitats found during the works.  An informative with contact details can be added to the decision notice. 

The conclusion is that the proposal is considered to be in accordance with CC7 (Design and the Public Realm), CC8 (Safeguarding amenity) and H8 (House Extensions and Ancillary Accommodation) of the Reading Borough Local Plan (2019) and the Councils Supplementary Planning Guidance “A Design Guide to House Extensions” (2003).

RECOMMENDATION:

Grant

Standard conditions plus one to protect verge and informative about protected species.
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