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DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Caversham Heights

App Ref: 240498/HOU
Address: 5 Geoffreyson Road, Caversham, Reading, RG4 7HS
Proposals: Single storey rear extension, garage conversion and internal alterations 
Case Officer: Huimin Chen
Applicant: Ms Michelle Blok
Date received (valid from): 19 April 2024      Target Decision date: 14 June 2024


1.
SITE DESCRIPTION
The application site is a two-storey semi-detached property with a conservatory at the back. It is not listed, nor does it fall within a conservation area. The surrounding area is predominantly residential in nature.

Site visit date: 10 May 2024
Site visit photos: 
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2.
PROPOSAL AND SUPPORTING INFORMATION

The planning permission is sought for the erection of a single-storey rear extension and garage conversion, involving related internal alterations. The existing conservatory would be demolished to make way for the proposed single-storey rear extension, with a depth of 3.488m and a width of 5.428m. The proposed roof would comprise a gradual flat roof slope on the western side and a mono-pitched roof on the eastern side, with one roof light and one external window to be installed in the roof and the horizontal part. The total height of the proposal is 3.7m, while the eaves height is around 3m. One window would be installed to the north-east side wall and two windows and one door would face the rear garden.
In addition to internal alterations, the proposed garage conversion would block all existing external doors with bricks, converting the space into a bedroom. One window is proposed for the front elevation, and two windows and one door would be installed in the side wall of the proposed conversion.
Plans considered:
Drawing No. MAP-C4869-001 Rev. A – Location and Block Plans
Drawing No. MAP-C4869-111 Rev. A – Existing Ground & First Level Plan
Drawing No. MAP-C4869-141 Rev. A – Existing Roof Level Plan

Drawing No. MAP-C4869-180 Rev. A – Existing Elevations

Drawing No. MAP-C4869-211 Rev. A – Proposed Ground & First Level Plan

Drawing No. MAP-C4869-280 Rev. 0 – Proposed Elevations

Received 19 April 2024.
Drawing No. MAP-C4869-001 Rev. B – Location and Block Plans
Drawing No. MAP-C4869-280 Rev. A – Proposed Elevations
Received 10 June 2024.

Existing Plans:
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Proposed Plans:
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Proposed First Level Plan

General Arrangement | O1-FFL | Scale 1: 100

Proposed Ground Level Plan

General Arrangement | 00-FFL | Scale 1: 100




3. RELEVANT PLANNING HISTORY 

071456/FUL - First floor extension over garage and two storey rear extension – Application Refused
080396/FUL - Erection of a single storey extension to rear of existing garage (Resubmission of 07/01544/FUL) – Application Permitted
4.
CONSULTATIONS

Internal consultation:
Natural Environment (Tree) Consultee:

The agent provided the amended plan (Drawing No. MAP-C4869-001 Rev. B) with a Construction Exclusion Zone (CEZ) following the comments raised by the Natural Environment Team. Further details will be discussed in the Tree section below.
Transport Consultee:

The proposed side extension will result in the loss of parking within the garage; however, 2 parking spaces are being proposed on the front drive, which is in accordance with the Councils current Standards.  

In principle, there are no Transport objection to this application.

Public Consultation:

The following addresses were consulted by letter.
38 Woodcote Way, Caversham, Reading, Berkshire, RG4 7HL

3 Geoffreyson Road, Caversham, Reading, RG4 7HS
7 Geoffreyson Road, Caversham, Reading, RG4 7HS

44 Woodcote Way, Caversham, Reading, RG4 7HL

One support letter of representation has been received as follows:
‘I have seen the above ref plans, kindly copied to us as neighbours, and I fully support Michelle and Simon. The plans look to be an enhancement to the property, non-obstructive to light and no effect on our privacy.’
Suggested Conditions:

Vehicle Parking (As Specific)

Highways

Do not damage the verge

Site notice has been affixed in front of the application site for 21 days.

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)
TR5 (Car and Cycle Parking)

EN14 (Trees, Hedges and Woodlands)
SPD

Design Guide to House Extensions SPD 2021
Revised Parking Standards and Design SPD 2011
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 proposed rear extension features a half pitch half flat roof, which is an unusual design, following communication with the agent, it is understood that the design aims to maximise solar gain while minimising overheating of the space. Therefore, it is considered acceptable solely for this reason. Additionally, while most of the proposed walls, windows and doors of the rear extension would not match those of the existing property, it is considered acceptable because the proposal is for a single-storey rear extension, and the application site is angled relative to no.3 Geoffreyson Road. Consequently, the proposed rear development is not visible from the street and would have no impact on the street scene. As most of the walls would be rendered finish in off-white colour and be horizontal timber, and the existing main dwelling features light yellow pebbledash, it is considered complementary to the existing dwelling. 

Regarding the front elevation of the proposed garage conversion, which would be visible from the street, the proposed brickwork would match that of the existing structure. Therefore, the proposal is considered to respect the host dwelling and would not detract from 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.

Though three side windows are proposed to be installed, the proposed rear extension is only single storey and set back from the shared boundary by 1m. Two proposed western windows would be conditioned to be obscured. The other north-east side window would face the side wall of No. 7. Therefore, there are no identified risks in terms of privacy and overlooking.
Following confirmation with the agent, an opening at No. 3, consisting of a side window and door closer to the construction site, serves a utility room. Therefore, the line taken at 60 degrees should be drawn from the midpoint of the central window of No. 3, which has been identified. The proposal does not encroach on this line, indicating no blocking of sunlight and daylight.
The proposed rear extension would only project slightly further than the building line of the existing single-storey rear extension of No. 7. For No. 3, the proposed rear extension would be set back from the shared boundary by at least 1m. Therefore, there is no harm in causing an overbearing effect on neighbouring properties.
The rear garden would still provide adequate outdoor space despite the proposed rear extension. In addition, although the existing garage would be demolished, the proposal includes two car parking spaces in the front drive, and the Transport team raised no objections. Therefore, the proposal complies with Policies H10 and TR5 of the Reading Borough Local Plan 2019.
Trees

Policies CC7 and EN14 of the Reading Borough Local Plan 2019

Following our communication, the amended plan (Drawing No. MAP-C4869-001 Rev. B) has been received, indicating the Construction Exclusion Zone (CEZ). A note has been included to specify that the CEZ will be marked on site with tape or Heras fencing, which would be installed prior to any construction activity and would remain in place until development is complete to prevent any construction activities (logistics, materials storage, etc.) from overlapping the Root Protection Area of the tree. Details would be secures via condition.
Overall, the proposal is considered acceptable based on the reasons listed above.
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:
Approved plans
Time limit

Materials (As Specific)

Obscure glazing
Arboricultural Method Statement (As Specific)

