
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Mapledurham

App Ref: 200057/HOU
Address: Aynsley House, Upper Warren Avenue, Caversham, Reading, RG4 7EJ
Proposals: Single storey side extension to form integral granny annexe
Case Officer: Tom Hughes
Applicant: Mr Bruce Perry
Date received (valid from): 24 January 2020     
Target Decision date: 20 March 2020


1.
INTRODUCTION

The application site comprises a large detached property, located to the northern side of Upper Warren Avenue. High Meadow runs the length of the westward side boundary. The property has been variously extended, including a single storey side extension linking to a single garage. The surrounding area is predominantly residential. 
2.
PROPOSAL AND SUPPORTING INFORMATION

The proposal is for a single storey side extension to form an integral granny annexe. The proposal would be facilitated by the conversion of the existing garage. The proposal represents a widening of the existing single storey side extension by 3.7m, projecting to the same depth as the existing extension, with a roof form to match. The existing garage doors would be replaced by double doors, with a further window located to the front elevation. Two further windows would be located to the rear elevation. Materials have been selected to match those of the existing property. The proposed granny annexe would be directly accessible from within the main property. 
The agent supplied the following, received 16/01/20:
Drawing No: SB5 – Site Location and Proposed Site Plan

Subsequently the agent supplied the following, received 28/01/20:

Drawing No: SB2 – Existing Floor Plan and Front Elevation

Drawing No: SB3 – Existing Elevations

Drawing No: SB1 – Proposed Floor Plan and Elevations
3. RELEVANT PLANNING HISTORY 

960117/FUL – Two storey side and rear extensions – Refused 04/05/96
960085/FUL – Two storey rear extension and erection of detached garage – Permitted 04/12/96

101961/FUL – Two storey extensions and alterations – Refused 11/10/10; Appeal ref: APP/E0345/D/10/2142055 – Allowed 22/02/11
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter:
Ratchwood, Upper Warren Avenue, Caversham, Reading, Berkshire, RG4 7EJ

5 High Meadow, Caversham, Reading, RG4 7EL
The Coppice, Upper Warren Avenue, Caversham, Reading, RG4 7EJ

1 High Meadow, Caversham, Reading, RG4 7EL

4.2
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)

SPG/SPD

A Design Guide to House Extensions SPG

6.
APPRAISAL

Policy H9 requires that development respects the character and appearance of the house and surrounding properties in terms of scale, location, materials and design. Development should not present an overbearing impact to neighbours or result in a net loss to biodiversity within gardens. With regard to ancillary accommodation, such as granny annexes, development will be acceptable where it would not be capable of operating as a separate dwelling which could be let or sold separately. 

The proposed extension and  alteration to the garage is deemed to be acceptable. The proposed extension is of a modest scale, matching the design and form of the existing extension. Though cumulatively the property has been greatly extended, the property is set within a sizeable plot, capable of accommodating such extensions. The use of matching materials in the external finishes, and the various examples of extended properties in the vicinity of the application site, ease any concerns held with regard to inconsistent design. 

It is accepted that the provision of ancillary accommodation, such as granny annexes, can be a housing solution to demographic trends in Reading such as an aging population and less traditional household arrangements. However, ancillary accommodation should not be a way of introducing new dwellings by stealth. The occupants of the annexe would rely on laundry facilities within the main house, with direct access internally to the main property. External areas are to be shared. This, combined with the arrangement of fenestration and access, is sufficient to satisfy officers that the use of the proposal would be as an actual granny annexe. A condition will be applied to ensure that the use of the granny annexe remains ancillary to the principal use of Aynsley House, Upper Warren Avenue. The proposals constitute significant development within the application site. It is therefore considered necessary to control the future development of the site, with a condition removing PD rights applied accordingly. Subject to conditions, the proposal therefore accords with Policy H9. 

Aynsley House, Upper Warren Avenue is set within a spacious plot. The proposed extension is sufficiently distant from neighbouring properties that no significant harm would arise to neighbouring residential amenities as a result of the proposed development. The proposal therefore accords with Policy CC8. 

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  

Application Permitted

