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DELEGATED PLANNING APPLICATION REPORT

Ward: Redlands

App Ref: 240727/HPA
Address: 74 Donnington Road, Reading, RG1 5ND
Proposals: Rear extension measuring 6.0m in depth, with a maximum height of 3.0m, and 2.7m in height to eaves level. Notification of the construction of an extension under class A Part 1 of Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015. 
Case Officer: Huimin Chen
Date received (valid from): 5 June 2024      Target Decision date: 26 July 2024 (ext)
Introduction
Under Class A, Part 1, of Schedule 2 to the Town and Country Planning (General Permitted Development) (England) Order 2015 (“the 2015 Order”), as amended, the following is allowed:

A single storey rear extension, beyond the rear wall of a mid-terraced dwelling, between 3m and 6m in depth, and up to 4m in height
provided the development is not excluded by virtue of the criteria in Paragraph A.1 of the 2015 Order. 

The application site is not within a Conservation Area nor have PD rights been withdrawn or restricted by way of a direction made under Article 4 or condition attached to an express planning permission.  
Proposal
The proposal falls to be considered under Paragraph A.1 (g) and accordingly Condition A4 applies.

The agent has provided information on the proposed rear extension. The extension would:

· Extend beyond the rear wall of the original dwelling by 6m

· Have a maximum height of 3 m

· Have a height to eaves of 2.7m

Plans Submitted
Plans submitted: 

Drawing No. 1355-3 - Location Plan/Block Plan
Drawing No. 1355-2a - Proposed Floor Plans and Elevations

Drawing No. 1355-1 – Existing Floor Plans and Elevations
Received 5th June 2024.

Drawing No. 1355-2b – Proposed Floor Plans and Elevations (amended)

Received 23rd July 2024.

Planning History
None.
Notification
In accordance with the relevant provision of the GPDO 2015 Order, the Local Planning Authority notified on 7 June 2024 the adjoining owners and occupiers at the following addresses: 

76 Donnington Road, Reading, Berkshire, RG1 5ND

72 Donnington Road, Reading, RG1 5ND

St Luke's Church, Erleigh Road, Reading, RG1 5LH

The 21-day consultation period expired on 28 June 2024. One objection letter has been received as follows:
* Increased height and length of extension will reduce light to our dining room and kitchen.

* Drainage at rear - water running off the additional roofing could result in potential flooding after heavy rain.

* Length of single storey extension (original and proposed) would be overbearing.

Discussions with agent/applicant

As there is an objection from no.76 Donnington Road, a site visit has been conducted. Following the site visit and the communication with the agent, revised proposed floor plans and elevations were received on 23rd July 2024. For further details, please refer to the Appraisal below.
Officers have worked positively and proactively to consider this proposal within the prescribed timetable or agreed extension of time. 

Policies
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:

Reading Borough Local Plan (2019)

Policy CC8 – Safeguarding Amenity

Policy H9 – House Extensions and Ancillary Accommodation 
Policy H10 – Private and Communal Outdoor Space
Design Guide to House Extensions Supplementary Planning Document (2021)

Appraisal
The original proposed development received on 5th June 2024, has been assessed under Class A, Part 1, of Schedule 2 to the Town and Country Planning (General Permitted Development) Order 2015, (as amended). In accordance with this legislation, adjoining owners and occupiers have been consulted on the proposal and a letter of representation has been received. The prior approval of the Local Planning Authority is, therefore, required as to the impact of the proposed development on the amenity of the adjoining premises.
Residential Amenity

Following the communication with the agent, a site visit has been conducted and revised proposed floor plans and elevations were received on 23rd July 2024. 
The roof height of the existing single storey rear extension would be increased. The proposed rear extension would follow the existing rear extension, set off from the boundaries with no 76 Donnington Road by 100mm. The proposed and existing rear extensions would project 6m from the original rear wall of the dwelling. They would have a flat roof, a maximum height of 3m, and a maximum eaves height of 2.7m. The proposed extensions would include one roof window and one rear-facing door. The proposal also includes blocking the lower doorway and forming a new window in the northern wall of the ground floor, whilst lowering part of existing windowsill and forming a new door and window.
The revised plan regarding rear extension must be assessed again to ensure that it complies with the limits and conditions of Class A, Part 2, Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015. However, the revised plan does not comply with the following guidance:

Under Class A the following limits and conditions apply:

A.1 Development is not permitted by Class A if –

(j) the enlarged part of the dwellinghouse would extend beyond a wall forming a side elevation of the original dwellinghouse, not comply, and would – 
(i) exceed 4 metres in height, comply
(ii) have more than a single storey, or comply
(iii) have a width greater than half the width of the original dwellinghouse, not comply
Additionally, an email response from no.76 Donnington Road regarding the purpose of the rear door and windows confirmed that the ground floor rear-facing door leads to a 'lean to' (a wooden frame covered by a transparent corrugated plastic roof), which connects to their dining area. Therefore, the 60-degree line would be drawn from the mid-point of the rear-facing door, as it leans to the dining area in the no.76. Therefore, the existing rear extension already blocks sunlight and daylight to no.76, even though it was built under PD. The proposed new rear extension, combined with the increased height of the existing rear extension, is considered to worsen the daylight and sunlight conditions of no.76, as the 60-degree line drawn from the midpoint of this door would be further compromised.

Furthermore, although the revised plan is set off the boundary by 100mm, it is not considered acceptable in terms of overbearing effect given its size and scale. The proposed new extension, combined with the existing rear extension, is overall massive within a terrace, which would be overbearing to the adjoining neighbour.

Therefore, it is recommended that prior approval is refused.

Equalities Impact

In determining this application, the Local Planning Authority has had regard to its obligations under the Equality Act 2010.  The key equalities protected characteristics include age, disability, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, gender, and sexual orientation.

In terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

Recommendation 

Refuse Prior Approval 

Reasons:

1. The proposed development has been assessed under Class A, Part 1, of Schedule 2 to the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended). The development would not meet the criteria of Paragraph A.1 (j) (iii) – ‘(j) the enlarged part of the dwellinghouse would extend beyond a wall forming a side elevation of the original dwellinghouse, and would— (iii) have a width greater than half the width of the original dwellinghouse;’ 

Prior Approval cannot be granted in this instance and is refused because the extension would extend past a wall forming the side elevation of the original dwellinghouse and would have a width greater than half the width of the original property. 
2. The proposed single storey rear extension in combination with the existing single storey rear extension by reason of depth, height and siting very close to the boundary with no. 76 Donnington Road would result in a visually dominant and overbearing development, and would have a cumulative impact on the access to daylight and sunlight to no. 76.  The proposal would, therefore, be harmful to the residential amenity of the occupier of no. 76 Donnington Road contrary to Policies CC8 (safeguarding Amenity) and H9 (House Extension and Ancillary Accommodation) of the Reading Borough Local Plan (2019) and the Council’s Design Guide to House Extension Supplementary Planning Document (2021).  
Informatives:

1. Consideration was given to the following information received by the Local Planning Authority:

Drawing No. 1355-3 - Location Plan/Block Plan

Drawing No. 1355-1 – Existing Floor Plans and Elevations

Received 5th June 2024.

Drawing No. 1355-2b – Proposed Floor Plans and Elevations (amended)

Received 23rd July 2024.

2. The Local Planning Authority has worked positively and proactively with the agent to advise the agent of the shortcomings of the proposal and provide an opportunity for the application to be withdrawn prior to a decision being made. However, the agent did not wish to withdraw the application and therefore the decision to refuse the application has been taken.
