[image: image1.jpg]XA i
&.ﬁ& Beg?gmlg





DELEGATED PLANNING APPLICATION REPORT

Ward: Emmer Green

App Ref: 231634/NMA
Address: Highview, All Hallows Road, Caversham, Reading, RG4 5LP
Proposals: Non-Material change to planning permission 211251/HOU to alter the proposed roof structure to retain the existing rear hipped roof, with smaller adjacent new hipped roof. 

Case Officer: Nathalie Weekes
Date received (valid from): 15 December 2023      
Extended Target Decision date: 29 February 2024


1.
SITE DESCRIPTION AND PROPOSAL

The application site is a two story link detached house built of red brick. The area is predominantly residential with dwelling houses of varying style and character. The property is not listed and does not fall within a conservation area however it is within an Air Quality Management area. 
The proposal is to alter the rear roof to reduce the previously agreed larger gable roof under application 211251, to retain the existing rear hipped roof and to propose a smaller adjacent new hipped roof that will reduce the scale of development to the rear.

Plans considered 
Proposed elevations 22146.S.BC-PE, November 2023

As received 14 November 2023

Location Plan 22056.S.PP-06

Existing elevations 22146.S.BC-03
Proposed elevations 22146.S.BC-10 Rev A (incorrect layout – rear extension)
As received 11 December 2023

Proposed roof plan 22146.S.BC-Roof (incorrect layout - roof)
As received 15 December 2023

22146.S.BC-Roof

As received 30 January 2023

22146.S.BC - Roof
22146.S.BC Proposed elevations
As received 06 February 2024
22146.S.BC Proposed floor plans

As received 13 February 2024
2.
RELEVANT PLANNING HISTORY 
221361 Single storey annexe. Monopitch roof with lantern. Permitted 17/11/2022
211251 Rear ground floor extension and rear first floor extension, loft conversion with raised ridge, and replacement porch. Permitted 24/11/2021

021237 Two storey side and rear extension and single storey rear extension. Permitted 30/12/2002

4.
CONSULTATIONS

Not required, the proposal will result in a smaller development as was not deemed necessary in this instance.

Communication with the agent

Revised plans were required as some of the plans submitted for application 231634 originally proposed a change that included elements of applications 211251 and 221361. In order to be considered as a non-material amendment to application 211251, plans had to correspond with the original application as granted. Alternatively a S73 or new householder application would be required. The agent provided amended plans and confirmed that the changes should apply to application 211251.

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

APPRAISAL 
Policy CC7 (Design and the Public Realm) requires that all developments be of high design quality, whilst Policy H9 (House Extensions and Ancillary Accommodation) requires that an extension “respects the character and appearance of the house in terms of scale, location, materials and design, and that it should not harm the character and pattern of neighbouring houses and the appearance of the street scene”. 

The proposed external works to the first floor roof at the rear will result in a smaller ridge height and will be more in keeping with the scale of the original property. There are no changes to the footprint of the building or the proposed materials. The design is more subservient and is considered acceptable and would not be very visible to the public due to the arrangement of existing buildings. The original plans approved stated that the ground floor rear extension eaves would match the top of the boundary fence, this should remain unchanged.
Revised Plans for roof layout and elevations have been submitted which would be an alternative to the original 211251 HOU application granted on 24 November 2021. All other conditions would apply:

Condition 2
Plans approved for NMA 211251, plans to be superseded are struck through

Drawing No: 2812 002P5 – Site Location Plan; Block and Roof Plan 

Drawing No: 2812 005P5 – Proposed Plans (Ground and first floor)
Drawing No: 2812 006P5 – Proposed Elevations

Received on 2nd August 2021 
Location Plan 22056.S.PP-06

Existing elevations 22146.S.BC-03
Proposed elevations 22146.S.BC-10 Rev A (incorrect layout – rear extension)
As received 11 December 2023

Proposed roof plan 22146.S.BC-Roof (incorrect layout - roof)
As received 15 December 2023

22146.S.BC-Roof

As received 30 January 2023

22146.S.BC - Roof
22146.S.BC Proposed elevations
As received 06 February 2024
22146.S.BC Proposed floor plans

As received 13 February 2024
Conclusion

The proposal is recommended for approval.

RECOMMENDATION

Approve

