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DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Caversham Heights
App Ref: 240194/HOU
Address: 15 Rotherfield Way, Emmer Green, Reading, RG4 8PJ
Proposals: Existing conservatory to be replaced with single storey flat roof rear extension with bifold doors and flat rooflights. 
Case Officer: Chukwudi Onwudinanti
Applicant: Mr Simon Adams
Date received (valid from): 14 February 2024      
[bookmark: _GoBack]Target Decision date: 7 May 2024 (EXT)

1.	SITE DESCRIPTION
The site is a semi-detached two storey dwelling on the north-eastern side of Rotherfield Way, among dwellings of similar style and size, in a predominantly residential area.  There is an existing conservatory to the rear and the adjacent property has a large single storey rear extension.
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2.	PROPOSAL AND SUPPORTING INFORMATION
· Existing conservatory to be replaced with single storey flat roof rear extension measuring 4.5m deep and across the whole width of the original dwelling. 
· Bifold doors to be installed on the rear extension.
· Flat rooflights to be installed on the roof over the rear extension. 

Plans considered received 14/02/2024
Drawing No ADAMS-0723-01 Rev A: Proposed Ground Floor Plan
Drawing No ADAMS-0723-02 Rev A: Proposed Elevations
Drawing No ADAMS-0723-03: Existing Plans and Elevations
Drawing No ADAMS-0723-04 Rev A: Proposed Section A-A 
Drawing No ADAMS-0723-05: Location Plan
Drawing No ADAMS-0723-06: Block Plan 
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                       Existing Ground Floor Plan              Proposed Ground Floor Plan
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Proposed Elevations


3. RELEVANT PLANNING HISTORY 

None

4.	CONSULTATIONS

The following addresses were consulted by letter.

23B Rotherfield Way, Emmer Green, Reading, Berkshire, RG4 8PJ
17 Rotherfield Way, Emmer Green, Reading, RG4 8PJ
13 Rotherfield Way, Caversham, Reading, RG4 8PJ
7 Rotherfield Way, Emmer Green, Reading, RG4 8PJ

Letters of representation have been received as follows:

There has been a letter of support from No 7 Rothefield Way.

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)
H10 (Private and Communal Outdoor Space)

SPD
Design Guide to House Extensions  (2021)


6.	APPRAISAL
Character and Appearance

Policy H9 states that an extension to a house will be acceptable where it respects the character of the house in terms of scale, location, materials and design and respects the character and pattern of neighbouring properties and the street as a whole in terms of scale, location, materials and design, and any important existing building line. Policy CC7 also sets out relevant considerations for design.

The extension proposed in this application goes up to 4.5m deep to the rear, spanning the whole width of the existing dwelling. The roof would be flat, with a maximum height of 3m. The roof over the extension is to be installed with a pair of flat rooflights, projecting 0.18m from the roof plane. External finishes shall be of brick to match existing.

The extensions proposed would therefore be of limited height and constrained to the rear of the property, not visible from the street scene. The materials to be used shall also not be so varied from the existing materials that the character and pattern of the dwelling and the neighbouring properties would be considerably altered. It is, therefore, considered that in terms of scale, location, materials and design, the alterations proposed are respectful of the character and pattern of the existing dwelling and neighbouring properties.

Residential Amenity

Policy H9 states that an extension will be acceptable where it does not result in an overbearing impact on neighbours. Policy H10 seeks to ensure that the amenity of gardens and other outdoor areas are not compromised. Policy CC8 states an extension to a house will be acceptable where it will not cause a significant detrimental impact to the living environment of existing or new residential properties.

The height of the extension proposed is limited to 3m. The depth of the rear extension is also limited to 4.5m. There are no side windows proposed and the rooflights proposed would not project considerably from the plane of the roof over the extension.
There is already a much larger extension on No 17 and there would still be a considerable gap between the development and the fence of No 13.

There are no potential issues of overlooking and negative impacts of privacy on both sides of the proposal site, owing to the limited height and the absence of any proposed side windows. The limited height also mitigates any potential risks of overbearing impacts on the properties on No 13 and No 17. 

It also considered that the combination of the limited depth and height of the rear extension would have minimal impact on the sunlight and daylight accessible to No 13, especially as the window to the rear kitchen window would not be adversely impacted.

7. CONCLUSION  
The proposed development has been assessed as set out above and is considered to be acceptable on that basis, subject to the following conditions.

8.	RECOMMENDATION: Grant 

Recommended Conditions:
Approved Plans
Time Limit Standards
Materials to Match
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soakaway 5m (min) rom building. I required,
 cubic metre (min) filed with brick hardcore

revious sub-strata and capped with concrete.  REAR
half-round or equivalent.

All windows and glazed doors to be wood, aluminium or PVC-U frames.
and be double-glazed with PILKINGTON K'glass with mm minimu gap
(argon filled) to provide U value of 1.4W/m2K and be Band B (minimum), and
comply with BS 6206, All habitable rooms to have 8000mm2 Equivalent
‘Area ventilation (4000 sq mm for non-habitable rooms) with trickle vent
and have a clear opening casement of 750 x 450mm (0:33m2 mir) with the
sill positioned between 800-1100mm above finished floor level. Ventilation
openings to be reasonably secure, adjustable, and located 1750mm
(typically) above loor level. Window & door frames to be sealed with
mastic internally and externally.

‘Any glazing lower than 800mm above finished floor evel to be toughened
safety glass. All glazing in door panels to be toughened safety glass. All
glazing within 300mm of a door to be toughened safety glass to a height
of 1500mm above ground level.fthe area of glazing within Im from any
boundary exceeds Im2, windows must be fixed shut and half-hour fire
resistant glass and frames must be provided.

Flat Rooflights be installed in accordance with manufacturer's instructions
and should achieve a U-value no worse than 2.2 W/m2K. Triple joists
bolted each side of structural opening (unless shown otherwise)
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Flat roof (warm roof) construction to be GRP, rubber, zinc or bitumenous
based flt on 150mm Celotex PIR insulation board (to achieve 05W/m2K
or better) on vapour control layer on 220 x S0mm C24 oists at 400mm
centres with tapered firrings and a 19mm exterior grade plywood deck.
12mm dia (min) stone chippings to be bonded to the waterproofing in a
griting compound, not bitumen.

Brickwork to match existing
onall new elevations
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