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DELEGATED APPLICATION REPORT

Ward: Church Ward

App Ref: PL/26/0509 Removal/variation of conditions

Address: 70 CRESSINGHAM ROAD, READING, RG2 7JS

Proposal: Variation of condition to approved application PL/24/0723 Proposed single-storey front/side
porch extension, and retrospective single-storey side extension, increased roof height of rear extension,
and alterations to arrangement of windows and doors in rear and side elevations. Require condition 3
proposed elevations drawing no: RG27JS-PP104 Revision B dated 30" May 2024 to be changed to
Revision D and proposed block plan & floor plans drawing no: RG27JS-PP103 Revision B dated 30"
May 2024 to be changed to Revision D.

Applicant: Mr. Ben Shib

Received date: 15/04/2026

Target Decision date: 10/06/2026

Case Officer: Gary Miles

1. SITE DESCRIPTION

The application site is a semi-detached dwelling with a hipped roof. The surrounding area is residential in
character, comprised of detached and semi-detached dwellings of various styles and design. While the
site itself is relatively flat, the highway rises steeply in an easterly direction. There is an existing single
storey rear extension. The property is not listed nor within a conservation area.

Site visit: 23 April 2026

2. PROPOSAL AND SUPPORTING INFORMATION

There are some discrepancies between the approved plans and what has been built specially at the rear
of the property Therefore, this application seeks to regularise any discrepancies with the ‘As Built’ and
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the previously approved elevation and floor plans under application ref PL/24/0723 for proposed single-
storey front/side porch extension, and retrospective single-storey side extension, increased roof height of
rear extension, and alterations to arrangement of windows and doors in rear and side elevations.

The application seeks to amend condition 3 proposed elevations drawing no: RG27JS-PP104 Revision B
dated 30" May 2024 to be changed to Revision D and proposed block plan & floor plans drawing no:
RG27JS-PP103 Revision B dated 30" May 2024 to be changed to Revision D.

Plans considered:

Drawing no: PP-13116328v1-Location Plan, dated 4 June 2026

Drawing no: RG27JS-PP-103 Rev D - Proposed Block Plan & Floor Plans, dated 30 May 2024
Drawing no: RG27JS-PP-104 Rev D — Proposed Elevations, dated 30 May 2024

Received by the LPA on 15" April 2026
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3. RELEVANT PLANNING HISTORY

PL/17/0420 - Rear extension measuring 4.5m in depth, with a maximum height of 3m, and 2.44m 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. — PRIOR
APPROVAL NOT REQUIRED

PL/20/0227 - Rear extension measuring 6m in depth, with a maximum height of 3.2m, and 3m 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. - WITHDRAWN

PL/20/0573 - Single storey rear, side and front extension. - PERMITTED

PL/21/0199 - Part one, part two storey side and rear extensions and erection of front porch. —
PERMITTED

PL/21/1090 - Certificate of Lawfulness for Proposed erection of an outbuilding in the back garden. —
CERTIFICATE GRANTED

PL/21/1691 - Minor amendment to conditions 2 and 3 of planning permission 210199 to amend the
materials from brick to white render on the side elevations of the approved development. — AGREED

PL/24/0723 - Proposed single-storey front/side porch extension, and retrospective single-storey side
extension, increased roof height of rear extension, and alterations to arrangement of windows and doors
in rear and side elevations — PERMITTED

PL/26/0207 - Application for a Non-Material Amendment Following a Grant of Planning Permission
PL/24/0723 - Amendment to the rear single-storey roof style from hipped roof with two rooflights to a
mono-pitched roof with a rooflight - WITHDRAWN
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4. CONDITION TO VARY

The development hereby permitted shall ONLY be carried out in accordance with the following approved
plans:

Location Plan received 4 June 2024

Drawing No. RG27JS—PP-105 rev B — Tree Survey received 25 September 2024

Drawing No. RG27JS-PP-104 rev B — Proposed Elevations received 25 September 2024

Drawing No. RG27JS—PP-103 rev B — Proposed Floor Plans received 25 September 2024

REASON: For the avoidance of doubt and to ensure that the development is carried out and adhered to
in accordance with the application form and associated details hereby approved.

5. REVISED CONDITION

The development hereby permitted shall ONLY be carried out in accordance with the following approved
plans:

Drawing No. RG27JS-PP-105 rev B — Tree Survey received 25 September 2024

Drawing no: PP-13116328v1-Location Plan, dated 4 June 2026

Drawing no: RG27JS-PP-103 Rev D - Proposed Block Plan & Floor Plans, dated 30 May 2024

Drawing no: RG27JS-PP-104 Rev D — Proposed Elevations, dated 30 May 2024

Received by the LPA on 15" April 2026

REASON: For the avoidance of doubt and to ensure that the development is carried out and adhered to
in accordance with the application form and associated details hereby approved.

6. CONSULTATIONS
Internal
Not requirement.
External

The planning notice was attached to the streetlight column near the front of the property on 23 April
2026 and left in place for a minimum of 21-days for the statutory public consultation period.

One letter of objection was received from the neighbour. The comments are summarised as bullet points
below with officers’ response:

1. Drawings provided fail to state the measurements of the wall and roof heights.

Submitted drawings don’t show measurements but do have a scale bar per validation
requirements.

2. Concerns surrounding the height of the 6m rear projection (kitchen area) and suggests the 45-
degree line at first-floor level is not maintained which restricts views to the north and beyond the
neighbouring property due to the (6m high) pitched roof above the 6m rear ground floor element.
Officers measured the height of the described pitched roof and confirm it is as per the
plans at 4.35m in height and not 6m in height as described.

3. Suggests the roof of the 4m rear projection (dining area) extends to 5m in height.

This is not the case — the plans show the dining area rear extension to be 3.5m in height at
its highest point where it connects to the existing rear elevation adjacent to the attached
neighbouring property.

4. Mention of a side facing window at ground floor level previously not included on an earlier
application and the ground floor window has a view into the first-floor rear bedroom of the
neighbouring property.
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A side (west) facing window is present on the pitched roof extension and was present on
the approved application PL/24/0723 officers disagree that this window is detrimental to
privacy of the neighbouring first floor rear facing window, as the line of sight is
interrupted by the host and neighbouring ground floor extensions.

5. Loss of views to the north across the pitched roof element and loss of privacy due to the rear
extensions.
It is not considered this is the case.

7. 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 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.

8. 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

9. APPRAISAL

In line with NPPG the proposal is considered a minor material amendment and will result in a
development which is not substantially different from the one which was originally approved.

Officers have considered the points raised in the comments/objections and conclude there is no
additional harm to residential amenity created as a direct result of changing the original approved pitched
roof to a low-pitched mono pitch roof over the dining area and realigned first floor window on the rear
elevation serving bedroom 4. The pitched roof over the 6m rear projection (kitchen area) has been
measured and aligns with the heights shown on the submitted plans. The proposal would not result in
harmful loss of outlook, loss of light, overbearing effects or loss of privacy.

The application is considered compliant with policies CC7, CC8 & H9 of the Reading Borough Council
Local Plan 2019.

10. CONCLUSION
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The proposed variation to condition 3 is considered to be in accordance with CC7 (Design and the Public
Realm), CC8 (Safeguarding Amenity) and H9 (House Extensions and Ancillary Accommodation) of the
Reading Borough Local Plan (2019)

The development has been assessed as set out above and is considered to be acceptable on that basis,
subject to the following conditions.

1. RECOMMENDATION
GRANT
AP1
M1

PD1
PD5



