




DELEGATED APPLICATION REPORT 			
Target Date: 12/03/2018		
Application No: 180134/HOU 					
Address: 25 Foxhays Road, Reading
Case officer: Ralph Chakadya

Site Description and Surrounding Area:     
The application site contains an end terrace property to the front with the detached annex to be sited at the bottom end of the rear garden.  The house is not listed or in a conservation area. 

Proposal:    
The proposal is a detached annex within the rear garden of 25 Foxhays Road. The annex includes a bedroom, kitchen and bathroom/toilet. The annex is to provide a manageable unit of accommodation on one level for the elderly home owner to move into as she is now finding it difficult to use stairs to access the upper floor within the existing dwelling at 25 Foxhays Road.

The annex partly sunken into the ground due to changing rear garden levels would measure 5.5m (L) x 4.2m (W) x 2.8m (H) abutting boundaries with neighbouring 23 and 27 Foxhays Road to the sides and 72A and 74 Whitley Wood Road to the rear.

The proposed annex is not attached to the main dwelling 

Plans Considered:
The following drawings received 24 January 2018:
Drawing No.6676:17:1 Rev A Proposed Location, Block, Floor and Elevation Plans

Relevant Planning History:
100444 – Demolition of existing outbuilding; and erection of new single storey side and front extension. Permitted 25/ 8/2010

Consultation Responses: 

None

Public consultations
No letters received from consulted neighbours.

Relevant Planning Policy and Guidance   
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'.

National Planning Policy
National Planning Policy Framework (2012) 

Reading Borough Local Development Framework Core Strategy (2008)
CS7: Design and the Public Realm

Sites and Detailed Policies Document (Oct 2012)
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation

Supplementary Planning Guidance “A Design Guide to House Extensions” (2003)
Supplementary Planning Guidance “Revised Parking Standards and Design” (2011)

Appraisal
The main issues are:

· Principle of the development
· Impact on the character of the street and surrounding area 
· Impact on neighbours 

Principle of the development
Policy DM9 sets out that ancillary accommodation such as the proposed annex will be acceptable where they would not be capable of operating as an independent unit which could be let or sold separately. Whilst the layout of the annex that includes a bedroom, dining/kitchen and bathroom would provide independent living arrangements from the main house, the applicant has submitted that the annex will be used by the elderly home owner who is now having difficulty in using stairs to access bedrooms within the existing dwelling at 25 Foxhays Road. The applicant, who is the daughter to the home owner, will live in the existing family dwelling providing support to the home owner living in the proposed annex. In addition the annex will not benefit from a separate access from the street. Subject to a condition preventing the use of the annex as an independent dwelling or being let separately, the proposed annex is considered ancillary to the main dwelling and there would be no conflict with Policy DM9 which sets out that ancillary accommodation will be acceptable where they would not be capable of operating as an independent unit which could be let or sold separately.

Impact on the character of the street and surrounding area 
The annex is sited to the rear garden end and would not be visible from the street scene. In terms of size and scale, the annex is partially sunken into the ground resulting in maximum height of 3m. The annex with a hipped roof is therefore not considered to be detrimental to street scene and character of the area

Impact on neighbours 
Due to its siting, size and scale, the annex would not be overbearing or overshadowing the rear gardens of neighbouring properties.  Views to neighbouring rear gardens from side and rear windows would be blocked by the existing 1.8m boarded fence. As such no loss of privacy would occur to the adjoining rear gardens. The proposed outbuilding is therefore considered not to have an adverse effect to the amenities of the adjoining neighbours. 

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.
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