DELEGATED APPLICATION REPORT 			

Target Date: 23/03/2021				Extended Target Date: 04/08/2021	
Application No: 210135/HOU 					
Address: Glenrock House, Routh Lane, Tilehurst, Reading
Proposal: Proposed ground floor side infill extension
Case officer: Claire Ringwood


Site Description and Surrounding Area:     
The application site comprises a two storey detached property with a single storey rear element and a two storey rear gable projection that is located in the Routh Lane Conservation Area.  The surrounding area is predominantly residential.  

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

Proposal:    
This proposal is identical to a previously approved scheme (201616/HOU) the only difference being that aluminium windows and doors are now proposed instead of timber. 

The proposal is for a single storey side infill extension.  The proposed extension would be to the side of the existing two storey rear projection.  It would not extend any wider or any deeper than the existing property.  The proposal would have a flat roof measuring 3.08m in height with two large rooflights and glazing to the side and rear.

The materials will consist of red brick to match the existing property, aluminium windows and doors and a fibreglass roof.

Plans Considered:
The agent submitted the following drawings, received on 26th January 2021:
Design & Access Statement 
Location Plan
Drawing No: 63497-1100 B – Existing Floor Plan
Drawing No: 63497-1101 B – Existing Roof Plan
Drawing No: 63497-1200 B – Existing Elevations 
Drawing No: 63497-1201 B – Existing Elevations
Drawing No: 63497-1300 B – Existing Section
Drawing No: 63497-1500 B – Existing & Proposed Block Plans 
Drawing No: 63497-3100 B – Proposed Floor Plan
Drawing No: 63497-3101 B – Proposed Roof Plan
Drawing No: 63497-3200 B – Proposed Elevations 
Drawing No: 63497-3201 B – Proposed Elevations 
Drawing No: 63497-3300 B – Proposed Section 


Relevant Planning History:
201616/HOU - Proposed ground floor side infill extension.  Permitted 11/01/2021.

Consultation Responses:

Natural Environment Trees 

This site is part of the Routh Lane Conservation Area, two TPO trees are overhanging into it from adjacent St. Michael’s Cottage and extensive green vegetation, trees or hedges, is lining the site on all sides. This context calls for greater consideration to potential harm or vegetation loss following proposed development or during the construction site activity.

With reference to the Design, Access & Heritage Assessment and Existing and Proposed Block Plans Drg. No. 63497-1500 Rev B Dated Jan 2021, I note the following:
Although the proposed development is not overlapping any of the existing TPO trees RPAs, it is likely that construction site operations (access, materials or tools storage, logistics, to-and-fro of crew) will cross into the rooting area and subsequent soil compaction will be detrimental to the trees.

Furthermore, extensive green hedge is forming the boundary with St. Michael’s Cottage, within 3m of the proposed development – less if you consider site works around the new footprint. It is important that this hedge is protected too as this area will be under the greatest pressure from the site operations.

A Tree Protection Plan is necessary to demonstrate adequate fencing and/or ground protection measures are provisioned in order to mitigate any harm to existing trees or hedges, on or adjacent to the site. We should secure this via amended Condition L7:

L7	ARBORICULTURAL METHOD STATEMENT (TO BE SUBMITTED)
No development shall commence on site (including demolition or preparatory works) until a Tree Protection Plan in accordance with the relevant recommendations of appropriate British Standards or other recognised Codes of Good Practice for all existing trees that are not shown as being removed on the approved drawings, both within and adjacent to the site, has been submitted to and been approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved Arboricultural Method Statement and Tree Protection Plan. 
Reason: In order to ensure that appropriate protection is given to trees of amenity value within and adjacent to the site in accordance with Policy EN14 of the Reading Borough Local Plan 2019.

Conservation Area Advisory Committee – no comments at the time of writing.

Notification letters were sent to St Michaels Cottage, Routh Lane; 223 New Lane Hill and Churchend Primary School, Usk Road.  No comments have been received.

Summary of discussions with applicant/agent:
The agent was advised of the need for a Tree Protection Plan and it was agreed on 3rd August 2021 that this matter could be conditioned and an extension of time was agreed to 4th August 2021.

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   
The following local and national planning policy and guidance is relevant to this application:

Reading Borough Local Plan (Adopted November 2019)
CC7: Design and the Public Realm
CC8: Safeguarding Amenity 
H9: House Extensions and Ancillary Accommodation
EN1: Protection and Enhancement of the Historic Environment 

Supplementary Planning Guidance - A Design Guide to House Extensions (2003)

Appraisal Checklist
H9 states: An extension to a house or other householder development will be acceptable where it:

A. Respects the character and appearance of the house in terms of scale, location, materials and design;

To assess this, the following has been considered – would the proposal:

· detract from the appearance of the original building through the use of ill-matching materials and by not fitting in with the design, scale and proportions of the original building; NO 
· reduce the amount of usable amenity space for the property to an unacceptable degree; NO  
· require the loss of trees in the garden or put significant trees at risk; NO

B. Respects the character and pattern of neighbouring properties and appearance of the street as a whole in terms of scale, location, materials and design, the arrangement of doors, windows and other principal architectural features and any important existing building line; and 

C. Does not present an overbearing impact on neighbours or a large blank façade to public areas; 

To assess this, the following has been considered – would the proposal:
· significantly reduce the amount of daylight and sunlight enjoyed by neighbouring properties; NO
· invade the privacy of neighbouring properties through overlooking from windows or balconies; NO.   
· detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; NO 
· detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; NO

D. Does not result in a loss of biodiversity within gardens; NO

E. Ancillary accommodation, such as granny annexes, will be acceptable where it would not be capable of operating as a separate dwelling which could be let or sold separately; NOT APPLICABLE IN THIS INSTANCE.

CC8: Safeguarding Amenity 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.

To assess this, the following has been considered – would the proposal cause a significant detrimental impact to the living environment of existing or new residential properties in terms of:

· Privacy and overlooking; NO 
· Access to sunlight and daylight; NO
· Visual dominance and overbearing effects of a development; NO  
· Harm to outlook; NO
· Noise and disturbance; NO
· Artificial lighting; NO
· Vibration; NO
· Dust and fumes; NO
· Smell; NO
· Crime and safety; NO
· Wind, where the proposals involve new development of more than 8 storeys – NOT APPLICAABLE IN THIS INSTANCE.

Policy EN1: Protection and Enhancement of the Historic Environment of the Reading Borough Local Plan states that all proposals will be expected to protect and where possible enhance the significance of heritage assets and their settings, the historic character and local distinctiveness of the area in which they are located.  The proposed extension is to the rear side of the property which is set well back from the road.  The brick materials will match those on the existing property and although the proposed windows and doors are now aluminium these are considered acceptable and as such the proposal is not considered harmful to the character of the Routh Lane Conservation Area.

Conclusion  
The proposed development would not be harmful to the character or appearance of the site, its surroundings or the Routh Lane Conservation Area and would not have a detrimental impact on the original building or neighbouring properties.  As such the proposed works are considered to be in accordance with CC7 (Design and the Public Realm), CC8 (Safeguarding Amenity), H9 (House Extensions and Ancillary Accommodation) and EN1 (Protection and Enhancement of the Historic Environment) of the Reading Borough Local Plan (2019) and the Councils Supplementary Planning Guidance A Design Guide to House Extensions (2003). 

RECOMMENDATION:    

GRANT

Subject to the following conditions:
1. Time Limit 
2. Approved plans  
3. Materials as specified  
4. [bookmark: _GoBack]Tree Protection Plan (to be approved)

Informatives relating to:
1. Positive and proactive 
2. Terms and conditions
3. Building regulations 
4. Encroachment and Party Wall
5. Construction and demolition 
6. Pre-commencement condition 
