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DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Caversham Heights

App Ref: 240065/HOU
Address: 37 Woodcote Road, Reading, RG4 7BB
Proposals: Single storey side and rear extension to provide additional bedrooms and living space. Demolition of existing conservatory. Pitched roofs to existing rear dormers (amended).
Case Officer: Huimin Chen
Applicant: Mr Ives
Date received (valid from): 25 January 2024      Target Decision date: 21 March 2024


1.
SITE DESCRIPTION
The application site a two storey detached property with front and rear gables. A conservatory projects to the rear. A garage and office with a pitched roof adjoin the northward side elevation. The surrounding area is residential in character, comprised of large, detached dwellings of various styles and design. It is not a listed building, nor does it fall within a conservation area. 
Site visit date: 11 March 2024
Site visit photos: 
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2.
PROPOSAL AND SUPPORTING INFORMATION

The proposal is sought for single side extension to create additional bedrooms and living space. The proposed depth of the side extension projects only 2m further back than the existing, mainly alteration would be internal. The proposal involves a single storey rear extension adjoins to the side extension as well, which is intended to be used as an orangery room. The proposed depth is within 6m. The existing conservatory would be demolished to make way for the proposed extensions. The flat roof of two existing rearward dormers would be replaced of pitched roofs. All proposed materials would match those of existing.
The approved scheme (210742) has not been implemented. 
Plans considered:
Drawing No. MAP-C4802-001 – Existing Location Plan & Proposed Site Level Plan

Drawing No. MAP-C4802-111 – Existing Ground & First Level Plan

Drawing No. MAP-C4802-211 - Proposed Ground & First Level Plans
Drawing No. MAP-C4802-121 – Existing Roof Level Plan
Drawing No. MAP-C4802-221 – Proposed Roof Level Plan

Drawing No. MAP-C4802-180 – Existing Elevations
Drawing No. MAP-C4802-280 – Proposed Elevations

Drawing No. MAP-C4802-290 – Proposed 3D views
Received 18 January 2024.

Updated Bat Inspection & Bat Emergence Survey received 5 February 2024.
Drawing No. MAP-C4802-001B – Existing Location Plan & Proposed Site Level Plan received 20 March 2024.
3. RELEVANT PLANNING HISTORY 

210742 - Part one, part two storey side and rear extension – Application Permitted
4.
CONSULTATIONS

Trees:

Natural Environment Team confirms that the minor RPA impingement causing from T2 will be acceptable, especially given the rest of its RPA is soft ground which is good for root. Therefore no objections subject to L7A.  However, the 'Plans – Location' drawing MAP-C4802-001 dated 18 January 2024 needs slight amending. Currently, it shows a CEZ, although not very clear for T2. However, it does not consider the feasibility of this, i.e., to allow working space. After communicating with the agent, an updated drawing was received on March 20, 2024, which is considered acceptable.
Bat survey (Provided by applicant): 

The Bat Survey report details the introduction, survey methodology, survey findings, discussion and recommendations. Mitigation proposals are provided as well, which would be listed as follows: 
1). Before the licensable work i.e., removal of roof tiles begins, a European Protected Species Mitigation Licence (EPSML) or confirmation of the registration of the site under the Bat Mitigation Class Licence (BMCL) WML-CL21 will be obtained.

2). All licensable works to the property will be undertaken outside of the winter hibernation season (mid-November to February) to minimise the risk of disturbing torpid bats. Before the work begins, a woodcrete bat box (e.g. Vivara Pro Woodstone Box or functionally equivalent boxes) will be fixed on a suitable nearby mature tree. The box will be left in situ for a minimum of five years (boxes can only be removed after the five years if no evidence of use has been found at this stage).
3). Before the licensable work commences, the licensed ecologist or ‘Registered Consultant’ if working under the BMCL, will give a toolbox talk to the contractors on site detailing bats are present, the legislation protecting bats, the locations of the roosting site, good working practices, the measures that are required to protect bats during the work and what to do if bats are found. A copy of the licence will be available for inspection on site during all licensable works.
4). The ecologist will carry out an inspection of the roosting sites and if bats are present, and it is safe to do so, they will catch the bat(s) and relocate it/them to the tree-mounted bat box erected in advance. A soft strip approach to work to the existing roof will be adopted. This will involve carefully lifting tiles, soffits and lead flashings by gloved hands or with hand-held tools under the direct supervision of a licensed ecologist. If bat(s) are discovered during the work, the ecologist will capture the bat(s) and transfer it (/them) directly to one of the bat boxes erected in advance of the works. If a bat is found during work to the remainder of the house when the ecologist is not present, works will stop immediately, and a licensed ecologist will be called back to site to provide further advice.

5). The extended and revised roof of the single storey extension replacing the existing garage will not be lined with a breathable roofing membrane (non-bitumen coated roofing membranes), which are harmful to bats, instead a bitumen and hessian (Type 1F) felt or a breathable felt meeting Natural England’s testing requirements e.g. TLX Batsafe will be used.

The following addresses were consulted by letter.
37A Woodcote Road, Caversham, Reading

35 Woodcote Road, Caversham, Reading, RG4 7BB
92 St Peters Avenue, Caversham, Reading, RG4 7DL

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 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)

EN12 (Biodiversity and the Green Network)

EN14 (Trees, Hedges and Woodlands)
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.
Although the proposed combination of side and rear extension is disproportionately large in scale compared with the original house, the works would have the effect of consolidating existing additions to the house. In this context, whilst the extension larger than might be granted had the house not already been extended, it is considered reasonable in these particular circumstances. The application site is considered capability to accommodate this size of development. The proposed fenestration is no more harmful than the existing. All proposed materials are to match those of existing would make it fit into the host dwelling. Most of the proposed work would be constructed at the rear of the property and would not be visible from the street view, therefore, it’s not considered out of character within the local environment. Furthermore, the properties in the vicinity of the application site are of various styles and design, many of which have been greatly extended. There are no concerns held with regard to inconsistent design, the proposed extension would have an appearance similar to that of the existing property. 

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.
There is no identified harm to neighbouring amenity in terms of privacy, overbearing, overlooking, loss of sunlight and daylight as the proposed extensions would be single storey and the projection of the rear almost the same as no. 37a Woodcote Road. There is no significant harm would be caused in terms of loss of private outdoor space. A condition is applied to restrict the use of the flat roof as a balcony. Also, to limit the use of the side extension, the condition of ancillary use would be applied to the consent. Regarding the bat protection and tree protection, please see consultation part 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:
Approve plans

Time limit

Materials to match

Ancillary use
Use of roof restricted

Bat license (to be submitted) 
Arboricultural Method Statement (As Specific)
Not to implement in conjunction with approved scheme under 210742

