


DELEGATED APPLICATION REPORT 

Target Date: 30/03/2021				

Address: 601 Oxford Road, Reading
Application No: 210079/FUL
Proposal: Demolition of the existing single storey rear extensions and the construction of two storey rear extensions including front and rear dormer windows and increasing the roof height of the main building to create 3 flats.
Case Officer: Claire Ringwood


INTRODUCTION
The application site is a two-storey end of terrace building located to the south of Oxford Road adjacent to a car park at Brock Gardens.  The building is next door to a private dental and medical care business with residential properties in between and independent businesses at the opposite end.  The building has a two-storey rear gable and large single storey rear additions.  The roof height of the building is lower than the adjoining property at 603 Oxford Road.  The ground floor is currently vacant but a Google Street View search shows the ground floor was used as a barbers/hairdressers (Class A1) from at least 2009 to 2019 but then shown vacant in October 2020 and the submitted plans show a one bedroom flat on the first floor.  The submitted Design & Access Statement states the rear additions are used for storage.

The site is within an Air Quality Management Area.

[bookmark: _Hlk44597283]It has not been possible to visit the site due to the current pandemic however photographs provided by the agent along with Google Maps and Google Streetview enabled Officers to assess the application fully in context with its neighbouring properties. 

PROPOSAL 
The proposal is for the demolition of the single storey additions at the rear and the construction of a two storey rear extension.  The proposal also involves increasing the ridge height of the existing building and the insertion of 3 dormer windows (one at the front and two at the rear).  The proposed extensions will create a two bedroom flat on the first and second floor in the main building and a one bedroom flat on the ground floor and a two bedroom flat on the first floor of the proposed extension.

The ground floor in the main building has prior approval (210092/RPA) for the use as a one bedroom flat. 

The development also includes bin storage, cycle parking and landscaping.  No parking is proposed and none currently exists. 

The materials will consist of render and tiles to match the existing building.

PLANS SUBMITTED
The agent submitted the following plans, received on 18th January 2021:
Drawing No: PL-01 – Location Plan 	
Drawing No: PL-03 – Existing and Proposed Block Plan 
Drawing No: PL-04 – Proposed Site Plan 
Drawing No: PL-07 – Existing Roof Plan 
Drawing No: PL-08 – Existing Elevations  
Drawing No: PL-09 – Existing Side Elevations 
Drawing No: PL-10 – Proposed Ground Floor Plan 
Drawing No: PL-11 – Proposed Floor Plans	
Drawing No: PL-12 – Proposed Elevations 
Drawing No: PL-13 – Proposed Side Elevations 

The agent submitted the following information, received on 2nd February 2021:
Drawing No: PL-05 Rev A – Existing Ground Floor Plan
Drawing No: PL-06 Rev A – Existing First Floor Plan 
Planning Design & Access Statement by ET Planning dated 27th January 2021

The agent submitted the following amended plans, received on 10th June 2021:
[bookmark: _Hlk78799347]Drawing No: PL-10 – Proposed Ground Floor Plan Rev B 
Drawing No: PL-11 – Proposed Floor Plans Rev B	
Drawing No: PL-12 – Proposed Elevations Rev A
Drawing No: PL-13 – Proposed Side Elevations Rev B

The agent submitted the following information, received on 15th June 2021:
Construction Method Statement by The KEEN Partnership, dated 22/04/2021

The agent submitted the following plan, received on 22nd June 2021:
Drawing No: L1 – Landscape Proposals Plan

The agent submitted the following plan, received on 29th June 2021:
Drawing No: PL-10 – Proposed Ground Floor Plan Rev B (submitted as part of the Construction Method Statement)

The applicant submitted the following plan, received on 4th August 2021:
Drawing No: PL-10 – Proposed Ground Floor Plan Rev B 

The applicant submitted the following document, received on 17th September 2021:
Acoustic Consultancy Report by LCP, dated 17th September 2021, ref: 06718/3/2/3

RELEVANT PLANNING HISTORY 
210092/RPA - Change of use of ground floor from Class A1 (shops) to C3 (dwellinghouses) to comprise 1 flat. Prior Notification under Class M, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995 (as amended).  Prior Approval Notification – Approval 15/03/2021.

CONSULTATION RESPONSES 
Transport – no objection on parking grounds subject to conditions.

Ecology - considering the condition of the building (as viewed on Google Streetview) and the poor suitability of the surrounding habitat for use by foraging and commuting bats, the proposals are unlikely to affect bats or other protected species. As such, there are no objections to this application on ecological grounds. 

Environmental Protection – following the submission of an acoustic report at a late stage in the application Environmental Protection commented the report shows that a good internal environment can be achieved with the proposed noise mitigation scheme, however it does not provide an alternative to opening windows in hot weather. In our condition we ask for mechanical ventilation with cool air bypass in such locations to give an alternative to being exposed to high noise levels. The applicant agreed to installing the noise mitigation scheme with mechanical ventilation and cool air bypass which is considered acceptable. A condition is recommended for the implementation of the approved noise mitigation scheme.

RESPONSE TO PUBLICITY (REPRESENTATIONS RECEIVED) 
Letters were sent to neighbouring residents at 603 Oxford Road and 1 Beecham Road.  No representations have been received at the time of writing.

SUMMARY OF DISCUSSIONS WITH APPLICANT/AGENT 
Discussions have been undertaken during the course of the application as there were initial concerns relating to the proposed design with regards to matching the ridge height of the main building with that of the neighbouring property and the staggered nature of the proposed rear extension.  Other matters such as window sizes, additional windows, amenity space, outlook and safety were also addressed. 

RELEVANT POLICIES AND SUPPLEMENTARY PLANNING GUIDANCE
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'.  In this regard, the NPPF states that due weight should be given to the adopted policies of the Local Development Framework (LDF) (Reading Borough Local Plan (2019)) according to their degree of consistency with the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the weight that may be given).  The Council's adopted Supplementary Planning Guidance and Supplementary Planning Documents are also material planning considerations.    

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:

Reading Borough Council 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
CC7: Design and the Public Realm
CC8: Safeguarding Amenity
EN14: Trees, Hedges and Woodland
EN15: Air Quality 
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 
TR3: Access, Traffic and Highway-Related Matters 
TR4: Cycle Routes and Facilities 
TR5: Car and Cycle Parking and Electric Vehicle Charging 

SUPPLEMENTARY PLANNING GUIDANCE 
SPD - Planning Obligations under s.106 (2015) 
SPD - Sustainable Design and Construction (2019)
SPD – Revised Parking Standards and Design SPD (2011)
SPD – Affordable Housing (2021)

APPRAISAL
The main issues raised by the application are:

1. Principle of development
2. Design and impact on the character of the area and street scene 
3. [bookmark: _Hlk36813516]Residential amenity 
4. Mix of dwellings
5. Transport matters
6. Landscaping 
7. Sustainability
8. Other matters including S106 

1. Principle of development

The NPPF (Para. 61) states that “the size, type and tenure of housing needed for different groups in the community should be assessed and reflected in planning policies”, it also encourages efficient use of land taking into account: identified need for housing, local market conditions, the availability and capacity of infrastructure, the desirability of maintaining the existing character of the area, and the importance of securing well-designed, attractive, and healthy places. The Local Plan supports the provision of additional dwelling units to meet the requirement for additional dwelling per annum. 

Policy H2 refers to the appropriate mix of residential development. This is assessed on a site by site basis taking into account the characteristics of the area in which it is located. The site is located on previously developed land and the first floor of the main building is already in use as a one bedroom flat and the ground floor has prior approval for a one bedroom flat. As such the principle of the proposed development is acceptable subject to the following material planning considerations.

2. 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.

The proposals to the main building include raising the ridge height and the insertion of a dormer window to the front and two dormer windows to the rear.  The increase in ridge height will remain lower than the neighbouring property which is acceptable as 603 Oxford Road is at a higher level.  The dormer windows have pitched roofs and sit within the roof slope and in this regard they do not detract from the character and appearance of the building.

The existing extensions at the rear, although large, are single storey and screened by the high boundary wall with Brock Gardens.  It is considered that that an extension of the size proposed can be accommodated in the context of the application site being an end of terrace and located next to a car park.  The proposed extension occupies a similar footprint to the single storey additions to be removed and although large the amended design, fenestration details, materials and end of terrace location means the proposed extension is not considered harmful to the character and appearance of the area which is mixed already and as such is in accordance with Policy CC7.    

3. Residential Amenity

Policy CC8 requires new developments to be assessed with regard to their impact on existing and future residential occupiers with respect to matters including:

· 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, where the proposals involve new development of more than 8 storeys.

In addition, policy H5 states that “New build housing should be built to the following standards, unless it can be clearly demonstrated that this would render a development unviable: a. All new build housing outside the Central Area as defined on the Proposals Map will comply with the nationally-described space standard …”

Floor space requirements
Policy H5 requires all development to comply with internal space standards as outlined within the local plan. The proposed flats measure:

Two bedroom flat within the main building measures 68.53sqm – although just below the required space standard of 70sqm the layout and circulation space is acceptable for a 2 bed / 3 person flat.

One bedroom ground floor flat in proposed extension measures 43.9sqm – this meets the minimum space standard of 39sqm.

Two bedroom first floor flat in the proposed extension measures 63.72sqm this meets the minimum space standard of 61sqm.

All bedrooms meet the required room sizes and widths and all benefit from a window.  Additional windows have been added to the west elevation of the proposed extension and the ground floor bathroom now benefits from a window which is considered more acceptable than mechanical ventilation.  A window to the first floor flat has also been added to allow light in to the hallway, this will be high level, fixed and obscure glazed (secure by condition).  The proposed flats are considered to have sufficient windows to provide a suitable level of daylight and sunlight.

Other amenity issues 

Stacking
Policy CC8 also includes comment on the stacking of rooms within residential uses and the effect on amenity. The stacking has been considered during the design and is considered acceptable.

Privacy and overlooking
As part of the landscaping scheme the proposed ground floor flat has some defensible space to the front of its patio doors and the proposed ground floor flat in the main building (granted prior approval) will also be afforded privacy by way of a fence separating it from the communal garden.  There are windows to the east elevation at ground floor level which provide light to the proposed ground floor flat and residents using the garden and the cycle store will need to walk past these windows however the constraints of the site do not allow for complete privacy for this ground floor unit.  The residents to the first floor flat access the building without having to walk past the ground floor flat and window coverings could be used to increase privacy should future residents wish. 

Noise and Air Quality
The application site is within an Air Quality Management Area and located along the busy Oxford Road.  An Acoustic Report was submitted at a late stage in the application which Environmental Protection find acceptable.  A condition is recommended requiring the implementation of the noise mitigation scheme however an Air Quality Assessment is not required in this instance. 

Impact on neighbouring amenity 
The closet neighbouring property is 603 Oxford Road which is occupied by Medicare and which has a very large single storey addition which fills the majority of the rear of the site.  Part of the first floor and all of the second floor of this building became a HMO under planning permission 160197.  The closest window at this neighbouring property is to a kitchenette and the submitted plans show the proposal does not encroach on a line taken at 45 degrees from the middle of this window which protects light reaching this room.  Although the residents of this neighbouring property will notice the additional height and depth of the proposal it is a sufficient distance away and is not considered visually dominant or overbearing and the proposed flats are not considered to be harmful in terms of additional noise and disturbance.  

Only one side window at first floor level is proposed and this will be high level, fixed and obscure glazed and there is sufficient distance between the rear facing windows and the boundary with 1 Beecham Road (which also has a long garden) and as such there is not considered to be any loss of privacy or overlooking to the residents of these neighbouring properties.

As such the proposal is not considered to have a detrimental effect on the living environment of neighbouring properties or future residents and is in accordance with Policies CC8, EN15 and EN16.

4. 	Mix of Dwellings
	
The proposed development creates 2 x 2 bedroom flats and 1 x 1 bedroom flat and as such it makes provision within the development for 2 x 2 bedroom ‘family units’ which is in accordance with Policy H2 where paragraph 4.4.9 states that two or more bedrooms, capable of accommodating families represent the majority of the need.  As such the proposal is considered acceptable and in line with Policy H2.


5. 	Transport matters

The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD.  The site is situated in close proximity to the A329 Oxford Road, which is the main transport corridor between central Reading and the west.  This zone is well served by public transport, with buses continuing either into or out of the Central Core Area via this zone. The eastbound bus services provide access to Reading Town Centre whilst the westbound bus services provide access to areas of Tilehurst and Purley on Thames.

The A329 Oxford Road has parking restrictions preventing on-street parking and forms part of the Red Route ‘no stopping’ corridor.  A loading bay is in close proximity to the site on the northern side of the carriageway outside 600-602 Oxford Road. 

Policy TR5 states that development should provide car parking and cycle parking that is appropriate to the accessibility of locations within the Borough to sustainable transport facilities, particularly public transport. There is no car parking provision associated with the site and no parking is to be provided as part of this application.

Given the constraints of the site and the parking controls in the area, a car free development can be considered in this location. In view of this, there is no objection to this application on parking grounds given that the development would not result in an unacceptable impact on highway safety.  However, the future occupants of the dwellings should be aware that they would not be eligible for any residents parking permits if a residents parking scheme comes forwards in the future. 

Cycle parking and storage would be located on the ground floor, with side access from Oxford Road and provided in the form of secure cycle lockers located at the rear of the site.  The applicant submitted details of the cycle storage on 4th August 2021 which showed storage for 6 cycles which meets the Council’s adopted standards in terms of number and size and is therefore acceptable.

A bin store is located at the side of the site to enable refuse collection to occur from Oxford Road.  The store is located within 10m of the public highway which is acceptable.  

A Construction Method Statement was submitted by the agent on 15th June 2021 which is acceptable.

Therefore, there are no Transport objections on parking grounds subject to the conditions below.



[bookmark: _GoBack]6.	Landscaping 

A landscaping plan has been provided and although the area of communal space is not large it will be an improvement on the existing hardstanding and will provide an outdoor area for future residents along with providing some defensible space for the ground floor flats as mentioned above.  The landscape plan will be secured by way of a condition.  As such the proposal is in accordance with Policy EN14.

7. 	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

The applicant has provided details which satisfies these requirements which have been reviewed by a Building Control officer and confirmed acceptable. A pre-occupation condition is still required to demonstrate the dwellings achieve these requirements once built.

8.	Other matters including section 106

S106 Financial Contributions to 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.” The applicant has agreed to a financial contribution of £16,750 for the one bedroom and two bedroom flats within the proposed extension and has entered into a Section 106 legal agreement on this basis.

CIL
The proposal would be a Community Infrastructure Levy (CIL) liable development. The applicant has provided the appropriate CIL Additional Information Form and a liability notice will be sent following the issuing of a decision.  CIL does not form part of the determination of the application.

Equalities Act
In determining this application, the Council is required to have regard to its obligations under the Equality Act 2010.  The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  There is no indication or evidence (including from consultation on the application) that the protected groups have or will have different needs, experiences, issues and priorities in relation to the particular planning application.  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
Grant subject to S106 legal agreement.

Conditions
1) Time Limit – 3 years 
2) Materials (as existing)
3) AP1 – Approved Plans
4) First floor side window fixed and obscure glazed
5) Landscaping (as specified)
6) C3 - Construction Method Statement (as specified)
7) DC5 – Cycle Parking (as specified)
8) DC8 – Refuse and Recycling (as specified)
9) DE2 - Parking Permits 1
10) DE3 - Parking Permits 2
11) Implementation of approved noise mitigation scheme 
12) C1 - Hours of construction and demolition 
13) C4 - No Bonfires 
14) SU4 - SAP Assessment Minor (as built)

Informatives
IF5 - Terms and Conditions
I11 - CIL 
IF4 - S106
IF3 – Highways
I13 – Parking Permits 
IF6 – Building Control
IF7 – Complaints about construction 
IF8 – Encroachment 
I10 – Noise between residential properties 
IF1 – Positive and Proactive





