DELEGATED APPLICATION REPORT





Target Date: 10/09/2020



Extended Target Date: 15/10/2020
Application No: 201024/FUL

Address: 179 Kidmore Road, Caversham, Reading
Proposal: Demolition of existing dwelling and erection of replacement detached dwelling
Case Officer: Claire Ringwood
Site Description and Surrounding Area
The application site comprises a two storey detached property with saltbox roof formation situated on the corner of Kidmore Road and Sandcroft Road.  The property is not listed or within a conservation area.  The replacement of the existing property is due to significant subsidence which has damaged the property beyond repair.  The surrounding area is predominantly residential of varying designs.
It has not been possible to visit the site due to the current pandemic however Google Maps, Google Streetview and photographs provided by the agent enabled Officers to assess the application fully in context with its neighbouring properties. 

Proposal
The proposal is for a replacement dwelling located in the same location as the existing property.  The proposed dwelling will have the same number of bedrooms and separation distances between adjacent neighbouring properties as the existing property.  The ground floor has been increased in width extending towards Sandcroft Road and a two storey front projection is proposed to the middle section of the front elevation.  The saltbox roof remains however the existing hipped roof to the north elevation has been replaced by a gable end and a front facing dormer window.  A dormer window is proposed to the rear roof slope.  The overall height of the roof remains the same as existing (7m) and the height to eaves level on the north elevation reduced from 5.2m to 4m. 

A ground floor window and two first floor windows are proposed to the north flank elevation which would serve bathrooms/WC and is the same as currently exists.  These windows would be obscure glazed and secured by condition.
Access and parking would remain as existing off Kidmore Road.   

The materials would consist of white render and timber boarding with slate tile which would match the materials on the existing property. 

Plans Submitted and Supporting Information

The agent submitted the following drawings and information, received on 22nd July 2020:

Drawing No: 3678/101 – Existing Floor Plans

Drawing No: 3678/200 Rev A – Block and Location Plan 

Drawing No: 3678/200 Rev A – Existing Elevations (although labelled proposed)

Drawing No: 3678/201 Rev B – Proposed Floor Plans
Drawing No: 3678/202 Rev A – Proposed Elevations 

Drawing No: 3678/203 – Proposed Site Plan

Planning Design & Access Statement 
The agent submitted the following drawings and information, received on 15th September 2020

Drawing No: 3678/201 Rev C – Proposed Floor Plans 

Drawing No: 3678/203 Rev A – Proposed Site Plan

Drawing No: 3678/204 – Construction Method Plan 

Drawing No: 3678/205 – Bike and Bin Store

Construction Method Statement

Bat Survey Report by Turnstone Ecology, Project Number TT3026, Document No: R01-Bat Survey Report-Rev00, Issue Date 10th September 2020

The agent submitted the following amended plan, received on 5th October 2020:

Drawing No: 3678/204 Rev A – Construction Method Plan 
Relevant Planning History 

08/00306/FUL (Civica Ref: 080538) - Two storey side and rear, single storey side and front extensions. Repositioning of perimeter fence.  Withdrawn 06/05/2008.
08/00619/FUL (Civica Ref: 080967) - Two storey side and rear / single storey front extensions. Repositioning of perimeter fence. (Resubmission of planning application 08/00306/FUL).  Withdrawn 28/07/2008.

08/01086/FUL (Civica Ref 080892) - 2 storey rear extension and single storey front extension. Repositioning of perimeter fence.  Permitted 09/10/2008.

Consultations 
Transport

The 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 proposal provides parking provision for 2 on-site parking spaces for a 4- bedroom dwelling, with the addition of single integral garage. No changes are proposed to the existing access arrangement. 

Cycle and bin storage will be located to the rear of the dwelling and refuse bins presented on the street as with the previous arrangement. Details are to be conditioned. 

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 has been identified on the proposed site plan.

Therefore, there are no transport objections to this application subject to the conditions attached.
Natural Environment Trees 

It is hoped there is no loss of existing landscaping (including the perimeter hedging) without securing replacement.
Environmental Protection 
Standing advice states that conditions will include 1) control of noise and dust, 2) construction and demolition hours of work, 3) no bonfires and an informative on potentially contaminated land.  
Ecology
The bat survey has been undertaken to an appropriate standard and concludes that the risk of bats being affected by the proposal is minimal and there are therefore no objections to this application on ecology grounds.  

However, in accordance with paragraph 175 of the NPPF, which states that “opportunities to incorporate biodiversity in and around developments should be encouraged” a condition should be set to ensure that enhancements for wildlife are provided within the new development.  Wording is given below.

Subject to a condition there are no objections to this application on ecological grounds.
Public consultations
The following addresses were consulted by letter:
Kidmore Road – 177, 181 and 294-302 (e) 

Sandcroft Road – 1 and 4
2 letters of observation have been received with regards to:

1. Concern about the noise and disruption associated with the development;
2. Confirmation that the property is not going to be used as a nursery or business.  Officer Note – the agent has confirmed the property is purely for residential purposes and separate planning permission would have been required for a change of use.
A site notice was displayed on 5th August 2020.
Summary of discussions with applicant/agent
The agent was advised that a bat survey was required and of the comments received by Transport.  A Bat Survey and details addressing Transports comments were received on 15th September 2020 and a subsequent amended CMS plan received 5th October 2020.    
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) which states at paragraph 11 “plans and decisions should apply a presumption in favour of sustainable development”.
The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework
Reading Borough Local Plan (Nov 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) 

CC9 (Securing Infrastructure)

EN12 (Biodiversity and the Green Network)

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)

TR1 (Achieving the Transport Strategy)

TR3 (Access, Traffic and Highway Related Matters)
TR5 (Car and Cycle Parking and Electric Vehicle Charging)

Supplementary planning documents/guidance
Sustainable Design & Construction SPD (2019) 

Revised Parking Standards and Design SPD (2011) 

Revised SPD on Planning Obligations under Section 106 (2015) 

Affordable Housing SPD (2013)
APPRAISAL

Main Issues

· Principle of development

· Design and character and appearance of the area

· Residential amenity 
· Transport matters

· Natural Environment 

· Sustainability 

· Affordable Housing

· CIL

· Equality Act

Principle of the development
The application site is already in residential use (albeit currently vacant) and in an established residential area.  A replacement property in the same position as the existing property is therefore considered acceptable in principle.  
Design and character and appearance of the area
179 Kidmore Road is a two storey detached property on the corner of Kidmore Road and Sandcroft Road.  The existing property has been extended in the past and has a saltbox roof design.  Access is from Kidmore Road with the remainder of the site screened by fencing and hedging.  The proposed dwelling would be located on a similar footprint albeit would be extended at ground floor towards Sandcroft Road.  There are some alterations to the roof design although it would still have a saltbox roof design.  Policy CC7 states that “all development must be of high design quality that maintains and enhances the character and appearance of the area”.  The proposed dwelling would be constructed in similar materials to the existing property and although there are differences in its design to that of the existing, the proposed dwelling is not considered harmful to the character and appearance of the area and is considered acceptable and is therefore in accordance with policy CC7 of the Reading Borough Local Plan.

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 neighbouring amenity 

The proposed dwelling does not extend any further towards the neighbouring properties at 181 Kidmore Road or 4 Sandcroft Road than the existing property and the extended ground floor will be towards Sandcroft Road.  Although the roof design will change and a gable elevation introduced adjacent to 181 Kidmore Road the overall height remains the same and the eaves height has been reduced form 5.2m to 4m.  The two storey front projection is located a sufficient distance away from this neighbouring property.  Three side windows are proposed to the north elevation facing 181 Kidmore Road however these are to bathrooms/wc and will be conditioned to be obscure glazed and non-opening below 1.7m in height.  It should be noted that there are already windows in the existing side elevation of the property.

A concern has been raised with regards to noise and disruption from the development.  There will always be some degree of noise and disruption associated with any development however this is not a reason to refuse an application.  Conditions will be imposed that restricts the hours of work along with the control of noise and dust.

Although the neighbouring properties will notice the change in design the proposed dwelling is not considered to cause a detrimental impact on the living environment of existing residential properties in terms of privacy and overlooking, access to daylight and sunlight, visual dominance and overbearing effects and harm to outlook.  The proposal is therefore in accordance with to policy CC8 (Safeguarding Amenity). 

Amenity of proposed dwelling
In addition to policy CC8 above, policies H5 (Standards for New Housing) and H10 (Private and Communal Outdoor Space) also apply.  Policy H5 states that new build housing will need to comply with the nationally-prescribed space standard whilst H10 sets out that ‘Dwellings will be provided with functional private or communal open space…  Houses will be provided with private outdoor space whereas flats may be provided with communal outdoor space, balconies and/ or roof gardens.’  

Paragraph 4.4.87 of Policy H10 sets out that a house should be provided with useable private outdoor space no less than the gross floor area of the dwelling to which it relates (measured externally and including garage space). 

It is considered that the proposal would provide an overall good standard of accommodation throughout with regular shaped rooms of adequate size.  The property is also located on a generous sized plot which would remain as existing.  The proposed dwelling therefore accords with policy CC8 and policy H10 of the Reading Borough Local Plan. 
Transport Issues
Access to the property and parking would remain as existing from Kidmore Road.  The agent has provided a Site Plan showing the location of an electric charging point, bin and cycle storage all of which are acceptable.  The agent also provided a Construction Method Statement which showed access from Sandcroft Road, however due to concerns over the street trees the plan was amended to use the existing access from Kidmore Road which was acceptable.  
Natural Environment 

The agent confirmed the boundary fencing and hedging would remain as existing and the amended CMS plan shows the existing hedging is to be protected however a condition will be imposed to ensure that any hedging damaged will be replaced.

Sustainability

Policy H5 (Housing Standards) requires that all new build housing integrate additional measures for sustainability.  In light of this, a condition will be 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 part of a planning condition, these requirements will be administered through Building Regulations.

Affordable Housing
Policy H3 of the Reading Borough Local Plan states that the replacement of a single dwelling with another single dwelling will be exempt from the requirement to provide affordable housing.  An affordable housing contribution is therefore not required in this instance.
CIL
The proposal is liable to the Community Infrastructure Levy regime that is applicable to all decisions for planning applications made from the 01/04/2015. 
Equality 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.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
Conclusion

The proposed development would not be harmful to the character or appearance of the site or its surroundings and would not have a detrimental impact on neighbouring properties or amenity.  As such the proposed works are considered to be in accordance with the above relevant policies and permission can be granted. 

Recommendation 

GRANT Full Planning Permission subject to the following conditions and informatives:
Conditions 
1. Tl1 Time limit
2. M3 Materials (as specified) 

3. AP1 Approved Plans 
4. C3 Construction Method Statement (as specified)

5. DC1 Vehicle Parking (as specified)

6. DC3 Vehicular Access (as specified)

7. DC5 Cycle Parking (as specified) 

8. DC8 Refuse and Recycling (as specified)

9. DC24 EV charging points
10. Bat Box

11. SU4 Sustainability 

12. PD3 Obscure windows to north side elevation 

13. C1 Construction and demolition hours of work

14. C4 No bonfires

15. Replace hedging if damaged
Informatives

1. Positive and proactive

2. IF3 Highways 

3. IF5 Terms and conditions 

4. IF6 Building Regs 

5. IF7 Construction and Demolition 

6. IF8 Encroachment and Party Wall 
7. IF9 Contamination 
8. I11 CIL 


