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DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Emmer Green

App Ref: 231291/HOU
Address: 235 Henley Road, Caversham, Reading, RG4 6LJ
Proposals: Detached Out Building
Case Officer: Mr Gary Miles
Applicant: Mr C Foster
Date received (valid from): 9 September 2023      Target Decision date: 12 January 2024


1.
SITE DESCRIPTION
The application site is an extended 2 storey semi-detached dwellinghouse located on the southern side of the main A4155 Henley Road. The property has a larger than average rear garden which slopes down away from the property and abuts Berry Brook and open pastures beyond. The property benefits from a private frontage and side vehicular access through to the rear garden. The property is not listed, nor in a conservation area, although there is a Tree is Preservation Order in place in the adjacent neighbouring garden at 237 Henley Road.  

Site visit date: 28th September 2023
2.
PROPOSAL AND SUPPORTING INFORMATION

Proposed single storey pitched roof out building, with cat-slide roof and brick dwarf pillars. The out building will measure 13m in length by 4.82m in width and 3.9m in height. The outbuilding is to be split equally to provide a Garage with covered parking area and Summer House with separate shower room with WC and hand basin. The proposed out building will be constructed using oak frame, Waney edge timber cladding and grey slate roof. Windows and doors; double garage doors to the front, white UPVC double French doors to the rear and white UPVC skylights in westerly roof slope.
Documents considered:

Application Form – dated 8th September 2023 

Drawing No. 18523-01 – Proposed Ground Floor and Roof Plans – dated July 2023

Drawing No. 18523-02 – Proposed Elevations – dated July 2023

Drawing No. 18523-03 - Block and Location Plans – dated July 2023

Received by the Local Planning Authority on 11th September 2023
Douglas Fir (additional comments from agent)

TPO (additional comments from agent)

Received by the Local Planning Authority on 13th October 2023

Arboricultural Impact Assessment (Report) – dated 6th November (superseded)

Arboricultural Impact Assessment (Tree Plan) – dated November (superseded)

Received by the Local Planning Authority on 8th November 2023
Flood Map – dated 14th October 2023

Received by the Local Planning Authority on 13th November 2023
Arboricultural Impact Assessment (Report Version 2) – dated 20th November
Arboricultural Impact Assessment (Tree Plan Rev A) – dated November 

Received by the Local Planning Authority on 8th November 2023
3. RELEVANT PLANNING HISTORY 

040499 - Proposed upper storey rear extension plus detached workshop to rear garden and single storey front extension – Refused March 2004
050122 - Single storey front extension plus conversion of store at lower level - Application returned.
050793 - Erection of first floor rear extension and single storey front extension to dwelling, and the erection of a detached workshop in the rear garden – Refused June 2005

080018 - Certificate of lawfulness for proposed single storey front extension and basement – Refused January 2009

090247 – Front single storey extension with basement - Application returned.

090441 - Front single storey extension including basement – Permitted July 2009

091370 - First floor extension to existing single storey rear extension - Application returned.

100801 - Rear first floor extension on top of existing single storey – Application returned.
110351 - Two-storey front and rear extensions and single storey rear extension in conjunction with 233 Henley Road – Permitted November 2014
4.
CONSULTATIONS

The following addresses were consulted by letter.
233 Henley Road, Caversham, Reading, Berkshire, RG4 6LJ

237 Henley Road, Caversham, Reading, Berkshire, RG4 6LJ
Letters of representation have been received as follows:

Neighbour at 237 Henley Road – concerns from neighbour surrounding the height of proposed outbuilding and casting shadow on to their property, their property is already overshadowed by the projecting extension on the main building of 235. Neighbour at 237 raised concerns surrounding the narrow driveway to the side of applicant property.

Neighbour at 237 makes reference to trespass upon the curtilage of 237 Henley Road and exposed footings and the, previously underground, soil pipe to 237 is now above ground. This now appears attached to the wall of 237 Henley Road and how this will be very vulnerable to damage by vehicles and is the property of 237 Henley

Road. 
Neighbour at 237 refers to an ongoing boundary infringement with the applicant property. 
Tree Preservation Order: the proposed development affects a Scots Pine subject to a TPO put in place by Reading Borough Council.
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)

EN14 (Trees, Hedges and Woodlands)

EN18 Flooding and Sustainable Drainage Systems
SPG/SPD

A Design Guide to House Extensions SPG

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.
A number of properties along Henley Road have outbuildings in the rear gardens including that of 237 Henley Road which has a large outbuilding with pitched roof and red tiled roof. 

Although differing from the main dwelling in appearance, the design of the outbuilding is considered high spec and of good quality and is not considered to pose a risk of harm to the outlook of the site. The overall scale, length, width and height of the proposal is considered acceptable and not considered uncharacteristic to the adjacent properties.  

The applicant proposes to construct the out building from natural oak frame and be clad in Waney edge timber with a grey slate roof. White UPVC double French doors to the rear and white UPVC skylights in westerly roof slope facing away from the neighbour at 237 Henley Road.

The proposal is not considered harmful to the character and appearance of the property or the surrounding area and as such proposal is considered compliant with policies CC7 & H9 of the Reading Borough Local Plan 2019.
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 overall height of the proposed structure is 3.9m to the ridge from the lower ground level on the western elevation whilst the overall height of the proposal is 3.6m to the ridge from the higher ground level on the eastern elevation. 

The slope of the pitched roof will rise away from the boundary with 237 Henley Road resulting in the main ridge being off-set from the boundary with number 237 Henley Road by approximately 2.3m, resulting in a less overbearing effect.

The proposal will is to be located greater than 12m from the original property, down gradient due to the natural slope of the garden. By the nature of the proposed design i.e. pitched roof rather than a flat roof and by locating the outbuilding away from the existing property, the day light and sunlight will avoid harmful loss of daylight or sunlight. The pitched roof design is considered less overbearing to neighbouring properties.

The proposal has been designed to fit the profile of the garden and ground level, skylights are only proposed in the westerly roof slope mitigating against loss of privacy. 

A significant distance remains between the outbuilding and the main dwelling of the applicant property and the neighbouring property at 237 Henley Road. 
It should be noted the boundary dispute raised by the neighbour at 237 Henley Road is a civil matter between neighbours and not a planning matter.

The proposal is considered compliant with policies CC8 & H9 of the Reading Borough Local Plan 2019.
Trees

The agent originally confirmed there were no trees on, or adjacent to the proposed site. Following my site visit a number of trees were identified, one of which was subject to a Tree Preservation Order (TPO). A tree survey and Arboricultural Impact Assessment were requested and the agent submitted supporting documents (saved to the planning portal) which were reviewed by the Natural Environment (NE) officer - a number of discrepancies were identified by the NE officer and as a result ‘the application was not supported as it failed to demonstrate in principle how the development would impact on a protected tree can be mitigated’.
The agent was requested to undertake and provide a revised tree survey and Arboricultural Impact Assessment, taking in to account the points raised by the NE officer. The documents were submitted by the agent and subsequently reviewed by the NE officer as follows:
Confirmation that the existing building has already been removed is noted. Previous

concerns about demolition impact on the tree are, as such, now redundant as any impact

has already occurred.
Paragraph 6.8 states ‘the access to the new building […] will utilise a historic access’ –

however, the site photographs show the access area directly adjacent to the protected Pine

tree is grass/soft ground, meaning that an increase in traffic (vehicular or otherwise) both

by the contractors during the construction phase and by the resident afterwards will lead to

soil compaction within the Root Protection Area of the tree, which is unacceptable.

Temporary ground protection will mitigate the risk of harm to the tree during construction

phase. However, as the proposed building is a garage (i.e. vehicular traffic is expected after

development is completed, not only during construction phase), temporary ground protection only will not address the concern when the development is in use. A no-dig, permeable cellular confinement system must be provisioned for the access way where it overlaps the RPA of the tree. Any future Arboricultural Method Statement must demonstrate how the levels of the CCS are married with the rest of the access drive levels.
As previously mentioned, a Tree Exclusion Zone should also be provisioned to protect the

rear garden Lawson cypress.

We can secure these mitigation methods via pre-commencement condition.

In conclusion, the application is supported in terms of trees subject to a pre-commencement

condition to secure tree protection (condition L7).
The Natural Environment Officer has reviewed the supplied documents and considers the proposal is now compliant with policies CC7 and EN14 of the Reading Borough Local Plan 2019 subject to a pre-commencement condition.
Flood Risk

The submitted report highlights that no part of the proposal will be positioned in flood zone 3 or flood zone 2 and as such additional measures are not required as part of the proposal. 

The proposal is considered compliant with policies CC7 and EN18 of the Reading Borough Local Plan 2019 subject to a condition.
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:
TL1

AP1
M3
L7
PD6

