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DELEGATED PLANNING APPLICATION REPORT

Ward: Caversham Heights

App Ref: 240267/HOU
Address: 11 Highdown Avenue, Emmer Green, Reading, RG4 8QT
Proposals: Single storey rear extension and replacement of double-glazed windows (amended)
Case Officer: Huimin Chen
Date received (valid from): 1 March 2024      Target Decision date: 26 April 2024


1.
SITE DESCRIPTION
The application site is a two storey semi-detached dwellinghouse with a part double and part single storey rear extension. It is located at the middle of Highdown Avenue. The property is not a listed building, nor does it fall within a conservation area. The surrounding area is predominantly residential in nature.

Site visit date: 18 April 2024
Site visit photos: 
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2.
PROPOSAL AND SUPPORTING INFORMATION

Planning permission is sought for the construction of a single storey rear extension and the replacement of double-glazed windows. The proposed rear extension would project further by 2.925m, incorporating with the existing single storey rear extension. The eaves height of the proposed flat roof would be around 3.3m, featuring a roof lantern. All existing windows to be replaced with double glazed grey windows. Additionally, a sliding door would be installed on the rear elevation of the proposed work. All proposed materials are to match the existing.
Plans considered:
Drawing No. MAP-C4828-001-0 – Location Plan & Block Plan

Drawing No. MAP-C4828-280-0 – Proposed Elevations
Drawing No. MAP-C4828-211-0 – Proposed Floor Plans

Drawing No. MAP-C4828-180-A – Existing Elevations

Drawing No. MAP-C4828-111-A – Existing Plans

Received 5 March 2024.
3. RELEVANT PLANNING HISTORY 

991250/FUL – Two storey side/rear extension – Application Permitted
4.
CONSULTATIONS

The following addresses were consulted by letter.

29 Montague Street, Reading, Berkshire, RG1 4JH

18 Fatherson Road, Reading, RG1 4PL

9 Highdown Avenue, Emmer Green, Reading, RG4 8QT

25 Montague Street, Reading, RG1 4JH

One objection letter of representation have been received as follows:

‘Although we understand and support the decision to extend the property, we feel that these plans are excessive and will have a negative impact on us as immediate neighbours. The distance that our neighbours are planning to extend by, and the height of the proposed extension will block both the light to and view from the back of our house. When extending the living room and kitchen at the back of our house in recent years, we took care to ensure that we did not build out beyond our neighbouring properties in order to be considerate of others; access to light, and ability to enjoy their properties and gardens. We don't feel the same considerate approach has been taken here, with the result that the back of our house will receive much less natural light and a previously uninterrupted view will be replaced by a brick wall.’
Site notice has been affixed for 21-day.
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 and Guidance
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 SPD 2021

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.
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.

Although the total enlargement of the rear extension is large in scale, the application site is considered capable of accommodating this size of development due to its spacious outdoor garden space. Additionally, the proposed rear extension only extends beyond the rear elevation of the adjoining property by 0.78cm. In terms of design, it is considered acceptable since it is single storey and proportionate to the main building. Furthermore, as the rear extension would be mainly situated at the rear of the property, it is not visible from the street view. The local area comprises large detached, semi-detached houses and similar to the application site, therefore, there is no significant harm to the character of the host dwelling and the local environment.
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.

Although there is an objection raised to the proposed work in terms of blocking sunlight and daylight, the proposed single-storey rear extension would not extend beyond the line drawn at a 45° angle from the middle of the closest window of a habitable room in both neighbouring properties. Therefore, there are no identified risks causing loss of sunlight and daylight. Additionally, due to the proposed rear extension setting off the shared boundary with no.9 Highdown Avenue and extending beyond the adjoining property by less than 1m, the proposal is not considered to be significantly overbearing. Furthermore, as no side windows are proposed, there are no privacy or overlooking concerns. Regarding the outdoor space, the proposed scheme would not detrimentally affect the overall garden space, as the site already boasts a sizable garden. Therefore, ample garden space would remain even after the extension.
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  

Recommended Conditions:

Time Limit

Approved Plans

Materials (To Match)

Use Of Roof Restricted 
