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DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Battle

App Ref: 231122/HOU
Address: 12 Gordon Place, Reading, RG30 1LA
Proposals: Single Storey Rear Extension
Case Officer: James Schofield
Applicant: Pioneer Designs Ltd
Target Decision date: Originally 3 October 2023; Extension of time agreed until 15 March 2024.
1.
SITE DESCRIPTION
End-of-terrace dwelling with west facing rear aspect and a permanent shelter structure to the rear. The proposal site is a prominent corner site at the intersection of Gordon Place and Westbrook Road.
Site visit date: 06/10/2023
Site visit photos: 
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2.
PROPOSAL AND SUPPORTING INFORMATION

Following requests for amendments, the current version of the proposal would extend for about 4.5 metres to the rear and 2.5 metres to the side (off of the new extension) resulting in a total width of 8.62 metres. This is approximately 140% of the width of the original dwelling. It would have a gable ended roof with a peak height of 3.67 metres and an eaves heights of 2.43 metres. The extension would be set approximately 0.16 metres from the boundary with the neighbouring site, 14 Gordon Place. Plans considered;
Dwg No. TRQM23219114744832 Location Plan

Dwg No. 230701-2 Block Plan

Dwg No. 230701-3 Site Plan (superseded)
Dwg No. 230701-4 Proposed Plans and Elevations (superseded)

Dwg No. 230701-5 Existing Plans and Elevations
As received on 8th of August 2023

Dwg No. 230701-3A Site Plan

Dwg No. 230701-4A Proposed Plans and Elevations (superseded)
As received on 24th of October 2023

Dwg No. 230701-4B Proposed Plans and Elevations
As received on 24th of January 2024
3. RELEVANT PLANNING HISTORY 

None.
4.
CONSULTATIONS

The following addresses were consulted by letter.
14 Gordon Place, Reading, RG30 1LA

2 Westbrook Road, Reading, RG30 1LB
No letters of representation have been received.
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 Planning Policy

National Planning Policy Framework 2023
National Planning Practice Guidance 2014
Reading Borough Local Plan (adopted 2019)

CC7
Design and the Public Realm

CC8
Safeguarding Amenity

H9
House Extensions and Ancillary Accommodation

H10
Private and Communal Outdoor Space

SPG/SPD

Design Guide to House Extensions SPD 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 design of the proposal presents a jarring and awkward relationship between the rear and side components failing to demonstrate subservience and adequate integration into the host dwelling; appearing almost like a bungalow sharing a party-wall with a terraced house. This is worsened significantly by the overall prominence of the site at an intersection and the height of the proposed roof which would ensure its visibility within the streetscenes of both Gordon Place and Westbrook Road. The proposal will be visible from the front, side, and rear elevations and the side extension would extend beyond the side elevation of the dwelling.
As such the proposal is not acceptable in design terms and does not accord with local policies CC7 and H9. It is noted the applicant was advised and given multiple attempts to resolve this but the decision was made to proceed with the decision.
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 proposal site is south of its neighbour and as such any development taller than the existing fence will impact the availability of sunlight into the outdoor amenity space of number 14 Gordon Place. Subsequently, the proposal would indeed partially limit sunlight into the outdoor amenity space of number 14 Gordon Place. However, given the height and depth of the proposed rear extension along the boundary, the harm is not considered to be unacceptable or atypical. No other amenity issues would result from the proposal. 
7. CONCLUSION  
The proposed development has been assessed as set out above and is considered to be unacceptable on that basis and REFUSAL is recommended.
8.
REASON  

1. The proposed extension, due to its incongruous form and appearance, together with its excessive scale, would fail to respect the character of the existing house and would result in any overly dominant feature that would relate poorly to the host property. The proposal would, therefore, cause harm to the character and appearance of the existing building and, due to the site’s prominent location, would result in harm to the street scene. The proposal is therefore contrary to Policies CC7 (Design and the Public Realm) and H9 (House Extensions and Ancillary Accommodation) of the Reading Borough Council Local Plan (2019) and the Design Guide to House Extensions SPD 2021.


