DELEGATED APPLICATION REPORT 				

Target Date: 08/03/2022						

Application No: 211994/FUL 
Address: 27 Gravel Hill, Emmer Green, Reading
Proposal: Demolition of existing dwelling and construction of 2 detached dwellings including car ports
Case officer: Claire Ringwood


SITE DESCRIPTION, SURROUNDING AREA AND BACKGROUND

The application site is located on the north side of Gravel Hill and opposite the junction with Merthyr Vale.  The site is large and at an elevated position from the road and a detached bungalow currently occupies the site.  To the south west of the site is (but not part of the site itself) the North Reading Dry Valleys and Chilterns Escarpment Major Landscape Feature as identified in Policy EN13 of the Reading Borough Local Plan 2019.  The surrounding area is residential with a mixture of types, styles and design.  

PROPOSAL

The proposal is for the demolition of the existing bungalow and the construction of two detached dwellings with car ports, landscaping and private rear gardens.

The materials will consist of red clay facing brickwork to ground floor level and tongue and groove cladding above, plain clay tiles, grey powder coat finished aluminium windows and composite doors.  1.8m high close boarded timber fencing is proposed to the rear gardens and for sub-dividing the plots.  Gravel/permeable block paving is proposed 3m back from the highway.
 
PLANS CONSIDERED

The agent submitted the following plans and information, received on 13th December 2021:

[bookmark: _Hlk87877708]Drawing No: LOC01 – O/S Location Map Extract
Drawing No: 21/15/01 – Block Plans 
Drawing No: 21/15/02 – Outline Site Layout
Drawing No: 21/15/03 – Plot 1
Drawing No: 21/15/04 – Plot 2
Drawing No: 21/15/05 – Street Elevation
Drawing No: 21/15/06 – Plot Sections
Drawing No: E1321.DWG – Site Survey 
Planning Statement 
Concept Visuals
Ecological Survey by AA Environmental Limited, ref: 213257/ARB, dated 10th November 2021

The agent submitted the following information, received on 11th January 2022:
Arboricultural Report by dpa Arboricultural Consultants, ref: DPA9045/AIS/REV1, dated January 2022 

Valuations from Walmsley and Masons Estate Agents received on 26th January 2022.

The agent submitted the following plan, received on 7th June 2022:
Drawing No: 21/12/02 – Outline Site Layout

The agent submitted the following plan, received 8th June 2022:
Drawing No: 21/15/01 Rev A – Block Plans 
Drawing No: 21/15/02 Rev A – Outline Site Layout 

The agent submitted the following amended plan, received 15th June 2022:
Drawing No: 21/15/02 Rev B – Outline Site Layout

RELEVANT PLANNING HISTORY

None.  

CONSULTATION RESPONSES

The following addresses were consulted: Merthyr Vale: 1 and 2; Highdown Avenue: 14-20 (e); and Gravel Hill: 23, 25, 31 and 33.  Two letters of objection have been received raising concerns with regards to:

1. Overlooking and loss of privacy 
2. Increased traffic will cause highway safety concerns 
3. Wildlife
4. Design not in keeping with neighbouring properties 
5. Noise and disturbance from the development 
 
Development Control Transport  

The proposed site is located within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards and Design SPD.  Typically these areas are within 400m of a Reading Buses high frequency ‘Premier Route’, which provides high quality bus routes to and from Reading town centre and other local centre facilities.  

In accordance with the adopted Parking Standards and Design SPD the proposed development would be required to provide off road parking of 2.0 parking spaces for each proposed dwelling. 

The submitted Planning Statement states that each dwelling will be provided with a double detached car port.  As stated in the Councils current Design Standards and Design SPD, it is recommended that the internal dimensions for a single car port are 5000mm long x 3000mm, therefore the double car port is required to be 6m wide.  The proposed dimensions of the car port conform to the current standards.   

Plans indicate a turning area is to be provided which will allow for vehicles to exit the site in forward gear.  Any surface water from the parking areas/access drive should be constructed of a permeable material. 
 
[bookmark: _Hlk107926477]It would appear that the existing access serving the site is to be used leading to a shared driveway, plans confirm the width of the driveway as 4.1m wide which is acceptable, however full details of the dropped kerb would be required.  Any alteration to the existing access point will require a license from the Highways Department.  

The Council’s Local Transport Plan 3 Strategy 2011 – 2026 includes policies for investing in new infrastructure to improve connections throughout and beyond Reading which include a network of publicly available Electric Vehicle (EV) charging points to encourage and enable low carbon or low energy travel choices for private and public transport. The Councils Local Plan was adopted in November 2019 and this includes a requirement at Policy TR5 for each new house to be provided with an electric charging point.  This would need to be illustrated on revised plans.  

In accordance with the Councils current standards 2 cycle storage spaces would be required for each dwelling.  It is proposed that Secure cycle storage is to be provided in garden outbuildings which would be acceptable.  

Bin storage and bin collection areas have not been illustrated.  Bin storage should not be located further than 15m from the access point of the site to avoid the stationing of service vehicles on the carriageway for excessive periods and should comply with Manual for Streets and British Standard 5906: 2005 for Waste Management in Buildings to avoid the stationing of service vehicles on the carriageway. Revised plans would be required. 

The Councils Natural Environment Officer will need to be consulted to ascertain the risk of root damage to trees located on or adjacent to the site. 

The proposed development will result in increased vehicle and pedestrian movements above that of the previous use and therefore would result in increased conflict along Gravel Hill which is a narrow rural lane with no dedicated pedestrian facilities provided which was raised at the pre application stage.

It should be noted that the closest footway is approx. 350m from the site, it should also be stressed that the nearest bus stop is 750m away, located on Grove Road.  This distance would be well in excess of 400m desirable distance to a bus stop. 

Gravel Hill is an unlit rural lane and as stated above the proposed development will result in an increase in vehicle and pedestrian movement along this route.  This is likely to result in the increased risk to Highway Safety to users of the Highway

I make reference to paragraph 112 of the National Planning Policy Framework which states:

Within this context, applications for development should:

a) give priority first to pedestrian and cycle movements, both within the scheme and with neighbouring areas; and second – so far as possible – to facilitating access to high quality public transport, with layouts that maximise the catchment area for bus or other public transport services, and appropriate facilities that encourage public transport use;
b) address the needs of people with disabilities and reduced mobility in relation to all modes of transport;
c) create places that are safe, secure and attractive – which minimise the scope for conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and respond to local character and design standards;
d) allow for the efficient delivery of goods, and access by service and emergency vehicles; and
e) be designed to enable charging of plug-in and other ultra-low emission vehicles in safe, accessible and convenient locations.

Gravel Hill is also an on road cycle route that links to National Cycle Route No. 5 to the east.  When assessing the need of cyclists along Gravel Hill I have reviewed the Local Transport Note 2/08 Cycle Infrastructure Design (Appendix C) and Sustrans Design Manual Handbook for cycle-friendly design.  The total carriageway widths required for a car to pass a cyclist in this location would be 4.3m as it is likely that speeds would be in excess of 20mph.  It should be noted that the below Table is taken from LTN 2/08 but the Sustrans Design Manual Handbook for cycle-friendly design does suggest widths in excess of those specified below, stating that the carriageway width for a car passing a cyclist at 30mph should be 4.8m.
[image: ]
Although that no speed survey data is available for Gravel Hill it is clear that the width currently available would not comply with the standards above resulting in increased conflict between vehicles and cyclists.

Proposing a development with insufficient footway provision which results in increased pedestrian movements along an unlit country lane does not comply with National Policy.

Planning appeal reference APP/Q3115/W/18/3198315 which relates to a proposal along the rural lane of Tokers Green Lane.  This was dismissed on the grounds that the proposed development would not be located so as to be accessible to services by foot or by public transport and as such would be unsustainable.  

The proposal is unacceptable in terms of its an increase on vehicle and pedestrian movements, there is no footway or lighting and no means for an alternative mode of transport other than private car due to the environment it is in and therefore does not comply with policy CC6.

As a result of the above it is evident that the development is located within an unsustainable location and therefore the Highway Authority object to the proposal on the following grounds.

Reason for Refusal

The proposed development is unlikely to function or operate in a sustainable manner, taking account of the site’s relatively remote location, which is poorly served by public transport links and pedestrian/cycle routes. The proposal would therefore be contrary to Policies CC6 and paragraph 110 of the NPPF.

The proposal would generate additional traffic on Gravel Hill, which is substandard in respect of width to accommodate vehicles and cyclists.   This would result in an increased risk of accidents to road users and would be in conflict with local plan policies TR1 and TR3 of the Reading Local Plan 2019.

Natural Environment Trees

The site is a large plot with significant tree vegetation growing mostly on its boundaries – one oak near the driveway is particularly important for its large crown and role in street scene improvement. Also, as the proposal consists of a total redevelopment of the site, it must adhere to the Council’s Local Plan EN14 policy, therefore tree protection and new planting must be demonstrated for a positive assessment.

With reference to the Arboricultural Report to Accompany Planning Application at Land at 27 to 29 Gravel Hill Drg. No. DPA9045 / AIS / REV 1 dated January 2022, the following are noted:

The proposed development and associated works do not overlap most of the existing trees and their respective root protection areas – as such these can be protected during demolition and construction by temporary tree protection fencing.

However, 3 trees (T3 Holly, T16 Plum, T17 Apple) and 1 group of trees (G2 Oak saplings) will be removed to enable development or due to poor form; demolition works will be carried out within the RPA of T15 Oak and site access will overlap the RPA of T1 Oak. There is also a minor incursion in the RPA of H5 Cypress hedge.

The report demonstrates in principle that the removed trees can be replaced following development and that T1 and T15 can be protected during development but its contents are not structured as an Arboricultural Method Statement (AMS)– a document which is handed over to the contractor. An AMS is expected to explain tree protection measures implementation in the logical order of operations on site and should not contain superfluous information. This can be secured via condition.

Comments regarding contents of the report at hand which should be reflected in the future AMS:
· Arboricultural supervision schedule must be clear on the visits timetable. 1st visit must be after tree protection measures have been installed but before any construction site operations begin – it should also consider demolition works timing
· A tree schedule detailing the required tree works should be included (I note necessary tree works are included in the tree survey, but they should be presented as standalone)
· The AMS should indicate clearly that all tree works will be carried out before any tree protection measures are installed and, obvious, before any construction site operations begin
· Is a cellular confinement system appropriate as temporary ground protection provision in terms of costs and installation? The Ground Guards mentioned seem a better option (and can be reused by the developer builder elsewhere).
· The AMS should give further details of how the retaining wall (mentioned on the plans) will be removed and what it will be replaced with and how.

Landscaping
The report referenced above briefly touches the landscaping provisions: new hedges are suggested on part of the western and northern boundary, 3 new specimen trees (1 Sweetgum, 1 Beech and 1 Birch) as well as 3 Hawthorn trees on the eastern boundary. These are all agreeable.

However, given the overall size of the proposed development, the 3 trees and 1 group of trees removed to enable said development and the indications of the EN14 policy, the proposed planting, while positive, is not sufficient. The proposed trees only replace the removed existing trees, while the policy requires that canopy cover will be increased following development.

We can secure additional planting and details for the already provisioned planting, as well as a landscape maintenance schedule, via condition.

In conclusion, the application is supported subject to a condition to secure additional tree planting and landscaping details, and a condition to secure the AMS.

Environmental Protection 

Standing advice also states that the following conditions should be applied 1) The control of noise and dust, 2) Construction and demolition hours of work and 3) No bonfires. 

Ecology 

The application site comprises a bungalow and garden shed, set within a large garden. It is bordered by Gravel Hill to the south, with residential properties and gardens on all sides. It is proposed to demolish this house and construct two new dwellings and car ports with shared driveway. 

The Ecological Survey (AA Environmental Limited, November 2021) is discussed below. 

Habitats 
Habitats on site comprise chiefly, remnant lawns, patches of bare earth, ornamental planting, hedging with scattered trees. Some parts of the garden have been recently cleared. These habitats are not (and were not) priority habitats and will not be a constraint to the proposals. 

Bats 
There are two buildings on site (a bungalow and a shed) and a number of trees. All are unsuitable for use by roosting bats and no bats or signs of bats were observed during the survey. Most of the trees will in any case be retained. As such, the risk of the proposal adversely affecting bats is considered to be minimal. 

Nesting Birds 
Although some clearance has already taken place, the remaining vegetation, trees, hedges and buildings on site could support nesting birds. As such demolition of the buildings and vegetation clearance should be carried out outside the bird nesting season (March – August). This should be secured via a planning condition to ensure that no birds are disturbed or harmed during the works. Wording is given below. 

Other protected species (eg reptiles, amphibians, hedgehogs, badgers) 
The report states that the site does not provide suitable terrestrial habitat for any species of herpetofauna and no signs of reptiles and amphibians were observed during the survey. No evidence of badgers or hedgehogs were recorded during the ecological survey. However there are a number of badger setts within 200m of the application site and there are mammal tracks across the site. There is a possibility that the site will be used by foraging badgers and a condition should be set to ensure that these are not harmed during construction. Wording is given below. 

Biodiversity Enhancements 
In line with the NPPF, the development should seek to maximise its value for wildlife by incorporating features such as bird and bat boxes, reptile and hedgehog refugia, insect hibernacula for invertebrates, and wildlife-friendly landscaping. The provision of biodiversity enhancements should be secured via a planning condition– wording is provided below. 

Summary 
Subject to the conditions below there are no objections to this application on ecology grounds 

Conditions: 
[bookmark: _Hlk107839134]Condition 1: Prior to the occupation of the development, details of biodiversity enhancements, to include two bird box and two integral bat boxes, tiles or bricks on and each of the new buildings and native and wildlife friendly landscaping (including gaps at the bases of fences to allow hedgehogs to traverse through the gardens), shall be submitted to and approved in writing by the council. The biodiversity enhancements shall thereafter be installed as approved. 
Reason: To incorporate biodiversity in and around developments in accordance with paragraph 179 and 180 of the NPPF 

Condition 2: All buildings, trees, hedges and shrubs or similar vegetation where birds may nest which are to be removed as part of the development, are to be cleared outside the bird-nesting season (March - August inclusive) or if clearance during the bird-nesting season cannot reasonably be avoided, a suitably qualified ecologist will check the areas to be removed immediately prior to clearance and advise whether nesting birds are present. If active nests are recorded, no vegetation clearance or other works that may disturb active nests shall proceed until all young have fledged the nest. 
Reason: To ensure that wildlife is not adversely affected by the proposed development in line with Policy CP7 of the core strategy and wildlife legislation. 

Condition 3: Foundations shall either not be left open overnight or an escape ramp in the form of a scaffold plank shall be placed at a shallow angle to allow any trapped badgers to exit the excavation. 
Reason: To prevent the incidental trapping of badgers during construction work. Relevant policy: Paragraph 179 of the NPPF, Core Strategy CP7 and MDD Policy TB23.

Berkshire Archaeology 

I recommend that this proposal for two houses to be built on the plot at 27 Gravel Hill has an archaeological implication, on account of impacting previously undeveloped land with archaeological potential. I would recommend that an archaeological condition is attached, should permission be granted, to secure a small-scale scheme of archaeological works to take place prior to the commencement of construction, in order to eliminate the need for further detailed excavation at a later date. 

This recommendation is based on the archaeological potential of this site, with the Berkshire Archaeology Historic Environment Record showing finds from prehistoric, Roman, and medieval periods to have come to light from the near vicinity. A collection of Late Iron Age and Roman material is known to have been found at 7 Highdown Hill Road, c. 250 m east of the site, whilst lynchets (cultivation terraces) dating from the prehistoric, Roman, or medieval periods are known to survive in the woods at Furzeplat c. 150 m south of the site. Archaeological evaluation in advance of the construction of houses at Albany Gardens c. 80 m east of the site did not encounter any datable archaeological remains, but did discover one undated ditch, and did demonstrate that the soils in that location were relatively untruncated, meaning any archaeological features present should be well-preserved. 

The proposed works are only relatively limited in their impacts: the more easterly house is proposed to be built predominantly on the footprint of the existing bungalow, the construction of which will already have truncated any remains present within its footprint. The more westerly house however is proposed to be built within the garden of the existing property, and a survey of historic maps and air photographs has shown no indication of development in this area since at least the 19th Century, meaning that, should archaeological features be present, we would expect them to be well-preserved. The construction of the house will involve areas of ground reduction and excavation for foundations and for utilities. These impacts may have the effect of truncating, damaging, or entirely removing unrecorded archaeological deposits. Berkshire Archaeology An Archaeological Service for: Royal Borough of Windsor & Maidenhead, Reading Borough Council, Slough Borough Council, Wokingham Borough Council & Bracknell Forest Council 

Paragraph 194 of the National Planning Policy Framework (NPPF; revised July 2021), states that “where a site on which development is proposed includes, or has the potential to include, heritage assets with archaeological interest, local planning authorities should require developers to submit an appropriate desk-based assessment and, where necessary, a field evaluation.” Further, Paragraph 205 of the NPPF states that “Local planning authorities should require developers to record and advance understanding of the significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to their importance and the impact, and to make this evidence (and any archive generated) publicly accessible.” Policy EN1 of the Reading Local Plan, adopted November 2019, ensures that archaeological features are protected. I would therefore recommend that, given the archaeological potential of the site, and the proposed impacts, it would be in line with National and Local Planning Policy to attach a condition requiring a scheme of archaeological works, should the proposal be permitted. My recommended wording for the condition is as follows: 

[bookmark: _Hlk107839519]Condition: No development shall take place until the applicant or their agents or successors in title have secured the implementation of a phased scheme of archaeological works (which may comprise more than one phase of works) in accordance with a written scheme of investigation, which has been submitted by the applicant and approved by the planning authority. The development shall only take place in accordance with the detailed scheme approved pursuant to this condition. 
Reason: The site lies within an area of archaeological potential. The condition will ensure that any archaeological remains within the site are adequately investigated and recorded in order to advance our understanding of the significance of any buried remains to be lost and in the interest of protecting the archaeological heritage of the Borough. 

We would be happy to discuss the precise scheme of works with the applicant or their archaeological consultant. This would likely take the form of a small-scale archaeological evaluation, consisting of a single trench within the footprint of the more westerly of the two proposed houses, prior to the commencement of any construction. This will serve the purpose of assessing whether any archaeological remains are present on site. Should the results be negative then this will eliminate the need for any further works. Should significant remains be encountered there may be a need for a further phase of works and post excavation analysis. 

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.



RELEVANT PLANNING POLICY AND GUIDANCE

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 Framework 
National Planning Policy Guidance 

Reading Borough Local Plan (2019): 
CC1: Presumption in Favour of Sustainable Development
CC2: Sustainable Design and Construction
CC3: Adaptation to Climate Change
CC5: Waste Minimisation and Storage
CC6: Accessibility and the Intensity of Development
CC7: Design and the Public Realm
CC8: Safeguarding Amenity
[bookmark: _Hlk107931346]EN2: Areas of Archaeological Significance 
EN12: Biodiversity and the Green Network
EN13: Major Landscape Features and Areas of Outstanding Natural Beauty
EN14: Trees, Hedges and Woodland
EN16: Pollution and Water Resources 
H1: Provision of Housing
H2: Density and Mix 
H3: Affordable Housing 
H5: Standards for New Housing 
H10: Private and Communal Outdoor Space 
H11: Development of Private Residential Gardens 
TR1: Achieving the Transport Strategy 
TR3: Access, Traffic and Highway-Related Matters 
TR4: Cycle Routes and Facilities 
TR5: Car and Cycle Parking and Electric Vehicle Charging 

Supplementary Planning Guidance/Documents: 
SPG: Planning Obligations under s.106 (2015) 
SPD: Sustainable Design and Construction (2019)
SPD: Revised Parking Standards and Design SPD (2011)
SPD: Affordable Housing (2021)

Tree Strategy for Reading (March 2021)

APPRAISAL

Main considerations:
a) Principle of development
b) Housing mix
c) Design and impact on the character of the area and street scene 
d) Residential amenity
e) Transport implications
f) Landscaping
g) Affordable Housing
h) Sustainability  
i) Community Infrastructure Levy

a) Principle of development

The principle of the development would need to be assessed in terms of the requirements of the National Planning Policy Framework (NPPF) where paragraph 71 seeks to ensure that policies are set out to resist inappropriate development of residential gardens. The NPPF states planning policies and decisions should “promote an effective use of land in meeting the need for homes and other uses, while safeguarding and improving the environment and ensuring safe and healthy living conditions…..in a way that makes as much use as possible of previously-developed or brownfield land” (paragraph 119). Annex 2: Glossary of the NPPF highlights that private residential gardens are excluded from the definition of previously developed land. This does not mean that development of private residential garden land is unacceptable in principle but it does mean that previously developed land should be the first choice for housing development, i.e. development of private residential garden land has a lower priority.  

Policy H11 of the Council’s Local Plan also establishes a number of criteria against which applications for the development of private residential gardens need to be assessed whilst policy H10 seeks to ensure that adequate private and communal outdoor space is retained in terms of development proposals.    Therefore, while the proposed site is not ‘previously developed land’, the principle of development is considered acceptable providing the scheme accords with other principle policies. 
 
The proposal is for 2 x 5 bedroom dwellings which would be capable of accommodating a family unit, which accords with Policy H2.

b) Housing Mix 

[bookmark: _Hlk98165260]Policy H2 states that wherever possible, residential development should contribute towards meeting the needs for the mix of housing set out in figure 4.6, in particular for family homes of three or more bedrooms.  Paragraph 4.4.9 does state however that “homes with two or more bedrooms, capable of accommodating families, represent the majority of the need”.  

The scheme comprises 2 x 5 bedroom houses which is therefore policy compliant and is acceptable.




c) Design and impact on the character of the area and street scene 

Policy CC7 requires all development to be of high design quality that maintains and enhances the character and appearance of the area of Reading in which it is located. The various components of development form include layout, landscape, density and mix, scale – height and massing and architectural detail and materials.

27 Gravel Hill occupies a very large plot and is therefore capable of accommodating two detached dwellings.  The levels on the site are a constraint but the proposed dwellings have been carefully designed with this in mind and the ground level for Plot 1 will be lowered.  The proposed dwellings have two storey front gables and a lowered eaves and ridge height with the first floor windows set within the roof.  One first floor side window to each dwelling is proposed to an en-suite and this will be conditioned to be obscure glazed.

The proposed dwellings will be at an elevated position, however, they are set well back from Gravel Hill where there are existing trees and hedging to the site frontage.  Both dwellings are of the same design.  Plot 1 is located on the western side of the site and Plot 2 in a similar position to the existing bungalow.  The proposed dwellings are of a different design to those within the row however there are a variety of different types and designs along Gravel Hill.  25 Gravel Hill is a two storey detached house whilst 33 Gravel Hill is a bungalow and there are large two storey detached houses on Merthyr Vale with brick at ground floor level and render or tile hanging to the first floor.  23 Gravel Hill has recently been extended and renovated and is now of a more modern design.

Detached car ports are located to the front of each dwelling but positioned in such a way as not to dominate the frontage and they will be constructed in the same materials as the proposed dwellings.  A first floor balcony is proposed to the front gable with decking at ground floor and a patio and private amenity space at the rear.   

The materials will consist of brick walls with horizontal cladding to the upper level with plain clay roof tiles (secure by condition) and generally follow the existing building line of properties within the row where the constraints of the site allow.  Although different in design, taking into consideration the mix of housing within the surrounding area, the proposed dwellings, on balance, are not considered to be detrimental to the overall character and appearance of the area and as such are in accordance with policies CC7, EN13 and H11.  

d) Residential amenity

Policy CC8 (Safeguarding Amenity) of the Reading Borough Local Plan states that development will not cause a detrimental impact on the living environment of existing residential properties or unacceptable living conditions for new residential properties, in terms of:

· Privacy and overlooking;
· Access to sunlight and daylight;
· Visual dominance and overbearing effects of a development;
· Harm to outlook;
· Noise and disturbance;
· Artificial lighting;
· Vibration;
· Dust and fumes;
· Smell;
· Crime and safety; or
· Wind

Impact on neighbour amenity 

Due to the elevated position of the site, both dwellings will be at a higher level than the neighbouring properties, particularly 31 Gravel Hill which is a bungalow and at a lower level.  However, the proposed dwellings have been designed around this constraint to mitigate the overall impact i.e. lowered eaves and ridge heights and first floor windows within the roof.  Plot 1 has been pivoted 0.5m further away than originally proposed at the rear from 31 Gravel Hill and is now located a minimum of 3m to a maximum of 5m away from the side boundary with 31 Gravel Hill and Plot 2 ranges from approximately 3.8m to 5m from the side boundary with 25 Gravel Hill.  

The position and orientation of the proposed dwellings limits any overshadowing impacts and with only one first floor side window (to be obscure glazed) there will be no loss of privacy.  A condition will be imposed to restrict any further first floor side windows to retain privacy.  Due to the elevated position of the site it is considered that it would be pertinent to remove permitted development rights for any further extensions including roof extensions to ensure that the proposed dwellings do not impact on the residents of these neighbouring properties.  

There will be a change in outlook for the residents of the neighbouring properties, particularly 25 and 31 Gravel Hill as the existing bungalow only occupies a small section of the site.  However, the agent has advised that two side windows to 25 Gravel Hill are to a WC and bedroom with French doors to the bedroom facing the back of the house.  Two side windows at 31 Gravel Hill are secondary windows where the primary window to the front is to a dining room and at the back a kitchen.  There is also a 2m high fence and 4m high boundary planting along the boundary with 31 Gravel Hill.

The applicant has also provided a plan showing the proposed dwellings do not encroach on a line taken at 45 degrees from the closest neighbouring windows (at 25 and 31 Gravel Hill) to ensure that adequate levels of light are maintained.  1.8m high close boarded timber fencing enclosing the rear gardens and sub-dividing the plots is also proposed.  Taking all of the above into consideration the proposed dwellings are not considered to be overbearing or visually dominant on the residents of the neighbouring properties.

A concern has been raised through neighbour consultation with regards to overlooking and loss of privacy to properties at the rear.  Policy CC8 states that ‘a back-to-back distance of 20m between dwellings is usually appropriate, although the circumstances on individual sites may enable dwellings to be closer without a detrimental effect on privacy.’  The properties to the rear on Highdown Avenue have substantial rear gardens with the shortest garden adjoining the site approximately 26m in length with others in excess of 40m.  Plot 1 has a rear garden of approximately 20m and Plot 2 varies from approximately 16m to 21m in depth.  As such, the back-to-back distances are in excess of 20m recommended in Policy CC8 and along with the lowered ridgeline and lower first floor level there is not considered to be any detrimental impact on the neighbouring properties to the rear in terms of overlooking and loss of privacy.

A concern has also been raised with regards to noise and disturbance and a condition will be imposed to control the hours of demolition and construction and a Construction Method Statement will be required to ensure that the development is carried out safely.  

Overall the proposed development is not considered to have a detrimental impact on the living environment of existing residential properties and is in accordance with Policy CC8 of the Reading Borough Local Plan.

[bookmark: _GoBack]Amenity of proposed dwellings

Policy H10 (Private and Communal Outdoor Space) seeks that residential developments are provided with adequate private or communal outdoor amenity space.  Sufficient garden space is provided, which complies with Policy H10.

Policy H5 requires all new build housing outside the Central Area to comply with the nationally described space standard.  The floorspace is 240sqm which exceeds the minimum for a 5 bed 8 person dwelling (128sqm) and therefore, provides an acceptable standard of accommodation. 

It is considered that the proposed dwellings would provide an overall good standard of accommodation throughout with regular shaped rooms providing suitable outlook, natural lighting and ventilation. 

The proposal is therefore considered to provide an overall suitable standard of accommodation, in line with Policies H10, EN16 and CC8 in particular.

e) Transport implications

The Council’s Transport section have objected to the proposal on the grounds that the site is unlikely to function in a sustainable manner due to the site’s relatively remote location and as the proposal would generate additional traffic on Gravel Hill, which is substandard in respect of width to accommodate vehicles and cyclists.   

Officers have considered these objections, however, it is not considered that the proposal for one additional dwelling would have such a significant impact on road safety so as to outweigh the benefits of providing an additional family dwelling.  The existing access is to be retained and the addition of one dwelling to the site is not considered significant enough to warrant refusal of the application on this basis.  

A double car port is proposed to the front of the dwellings which complies with the Council’s standards.  Bin storage and cycle storage are proposed to the rear and EV charging points located in the car ports.   Subject to the recommended conditions the proposal is considered acceptable.

f) Landscaping 

Most of the existing trees can be protected during demolition and construction as they are outside the root protection areas.  3 trees will need to be removed to enable development or due to poor form, however, replacement planting is proposed.  New hedges are suggested on part of the western and northern boundary and 3 new specimen trees (1 Sweetgum, 1 Beech and 1 Birch) as well as 3 Hawthorn trees on the eastern boundary.  Although new planting is proposed this is considered insufficient for the overall size of the proposed development.  However, this can be addressed by way of a condition to ensure that canopy cover, as required by policy, would be increased. 

The above matters can be addressed by way of conditions and in landscaping terms the proposed development is acceptable and complies with Policy EN14 of the Reading Borough Local Plan and the Council’s Tree Strategy (2021).

g) Affordable Housing 

The Council’s adopted Policy H3: Affordable Housing states “on sites of 1 – 4 dwellings, a financial contribution will be made that will enable the equivalent of 10% of the housing to be provided as affordable housing elsewhere in the Borough.” As one of the proposed dwellings replaces an existing property the calculation has been based on one additional dwelling only.  The GDV of the sold price was used to calculate the contribution as £50,000 and the applicant has agreed to enter into a Section 106 legal agreement on this basis.

h) Sustainability 

Policy H5: Housing Standards, requires that all new build housing integrate additional measures for sustainability. In light of this conditions are recommended to ensure the development meets the following requirements:

· Higher water efficiency standards of 110 litres per person per day; and
· A 19% improvement over building regulations energy requirements

Although secured by planning condition, these new requirements will be administered through the Building Regulations. Confirmation of compliance will need to be submitted to the LPA to discharge the condition.



i) Community Infrastructure Levy

The proposal will be subject to Community Infrastructure Levy (CIL).  The relevant form has been submitted and a liability notice will be sent following the issuing of a decision.  CIL does not form part of the determination of the application.   


CONCLUSION

In overall terms the planning merits of the proposal (including the provision of an affordable housing financial contribution) is considered to be acceptable within the context of national and local planning policies, as detailed in the appraisal above. As such, full planning permission is recommended for approval, subject to conditions and completion of the S106 Legal Agreement.

RECOMMENDATION

Grant subject to S106 legal agreement.

Conditions
1) TL1 - Time Limit – 3 years 
2) AP1 – Approved Plans
3) M2 - Materials (to be submitted) 
4) PD2 – No New Openings 
5) PD3 – Obscure Glazing 
6) PD1 - Permitted development rights removed
7) DC1 - Vehicle Parking (as specified)
8) DC5 - Cycle Parking (as specified) 
9)  DC8 - Refuse and Recycling (as specified)
10)  DE6 - EV Charging Points 
11)  C2 - Construction Method Statement (to be submitted)
12)  C1 - Construction and demolition hours of work
13)  No bonfires
14)  L2 – Landscaping (to be approved)
15)  Arboricultural Method Statement (to be approved)
16)  L3 – Boundary Treatment (to be approved) 
17)  Biodiversity Enhancements 
18)  Bird Nesting
19)  Badgers 
20)  Written Scheme of Investigation (to be submitted) 
21) SU3 SAP Assessment MINOR
22) SU4 SAP Assessment MINOR

Informatives
IF1 – Positive and Proactive
IF2 - Pre-commencement conditions 
IF3 – Highways
IF4 - S106
IF5 - Terms and Conditions
IF6 - Building Control 
IF7 - Complaints about construction 
IF8 - Encroachment
I11 - CIL 
Access
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Table 2.3 Total width required for overtaking

30 mph

Vehicle type/speed | Total width required
(metres)

Car passing at 20 mph 38m

Car passing at 30 mph 43m

Bus/HGV passing at 46m

20 mph

Bus/HGV passing at 505m





