
DELEGATED APPLICATION REPORT

Ward: Thames

App Ref: 190535/HOU
Address: 28 Highdown Avenue, Emmer Green, Reading, RG4 8QS
Proposals: Demolition of bungalow, erection of two storey detached dwelling
Case Officer: Tom Hughes
Applicant: Mr & Mrs K Fischer
Date received (valid from): 29 March 2019      
Target Decision date: 24 May 2019


1.
INTRODUCTION

The application site is a detached bungalow, located to the end of Highdown Avenue. The dwelling is broadly rectangular in shape and has a pitched roof. A garage with a pitched roof adjoins the eastward side elevation. The dwelling is set within a comfortable plot, with outdoor amenity space to the front, side and rear of the dwelling. Dense hedging and trees screen the dwelling to the side and rearward boundaries. The topography of Highdown Avenue slopes in a south-easterly direction, such that the dwelling is set down from the road and below the adjacent dwelling at number 26. The surrounding area is predominantly residential, generally comprised of detached dwellings of various styles and design. 28 Highdown Avenue is set comfortably back from the established building line. The eastward site boundary comprises the boundary with South Oxfordshire. The land immediately adjacent to this boundary comprises paddocks and fields.  
2.
PROPOSAL AND SUPPORTING INFORMATION
The proposal is for the demolition of the existing bungalow, and the erection of a two storey detached dwelling. The proposed dwelling would sit almost exactly on the same footprint as the existing bungalow, but with the provision of an additional storey. A single storey projecting element would be located in the approximate positon of the existing garage. The dwelling would have a pitched roof with a maximum height of 7.4m and a height to eaves of 4.8m. The single storey element would have a catslide roof with a lower height to eaves of 2.2m. To the rear of dwelling on the eastward and westward side elevations would be located gable features. Glazing would be located to all elevations at the ground and first floors, with the principal entrance remaining to the northward elevation. To the eastward elevation, the rearmost first floor window would be obscure-glazed. A roof light would be located to the eastward roof slope. To the westward elevation would be located full length windows serving landings and bathrooms, and a Juliet balcony to the main bedroom. Doors and windows would be in white uPVC. The external walls to the ground floor would be painted render, with grey horizontal cladding at the first floor. The dwelling would have concrete roof tiles. A terrace would extend to the side and rear of the dwelling, in a similar location to the existing.    
The agent supplied the following, received 01/04/19:
Drawing No: DN81/303 – Site Location

Drawing No: DN81/302 – Proposed Site Plan

Drawing No: DN81/100 – Existing Floor and Roof Plans

Drawing No: DN81/300 Rev. B – Proposed Floor Plans

Drawing No: DN81/101 – Existing Elevations

Drawing No: DN81/301 Rev. B – Proposed Elevations

Subsequently the agent supplied the following, received 28/05/19:

Drawing No: DN81/301 Rev. C – Proposed Elevations

Drawing No: DN81/304 – Proposed Sections

Construction Method Statement, dated March 2019

Following a neighbour representation which identified a discrepancy with the application site red line, the agent supplied the following, received 06/06/19:

Drawing No: DN81/303 Rev. A – Site Location

Drawing No: DN81/302 Rev. A – Proposed Site Plan

Drawing No: DN81/305 Rev. A – Proposed Landscaping Plan

Drawing No: DN81/306 Rev. A – Proposed Construction Plan
3. RELEVANT PLANNING HISTORY 
031241/FUL – Alteration to bungalow to form two storey house – Permitted 06/02/14 Officer note: the elevational drawings supplied with the application illustrate the outline of the previously approved dwelling. While the proposal is slightly altered in design to that which was previously approved, the broad footprint and building height remains consistent
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter:
20 Highdown Avenue, Emmer Green, Reading, RG4 8QS

26 Highdown Avenue, Emmer Green, Reading, RG4 8QS
29 Highdown Avenue, Emmer Green, Reading, RG4 8QT

31 Highdown Avenue, Emmer Green, Reading, RG4 8QT

35 Gravel Hill, Emmer Green, Reading, RG4 8QN
33 Gravel Hill, Emmer Green, Reading, RG4 8QN
4.2
Letters of representation have been received as follows:

Two, with regard to the following:
· A two storey dwelling could impact the light and sunlight to 26 Highdown Avenue Officer note: the proposal is sufficiently distant from 26 Highdown Avenue that it is not considered to reduce the amount of light available to this neighbouring dwelling to a significantly harmful degree
· General comments about the proposal

· The application site red line has been drawn incorrectly Officer note: the amended plans received 06/06/19 address this discrepancy satisfactorily 
· Overlooking would occur to land at 20 Highdown Avenue from large windows Officer note: it is acknowledged that a degree of overlooking would occur from the proposed first floor windows. However, it is not considered that the overlooking would result in harm sufficient to refuse the application. The westward side boundary comprises dense vegetation, which would screen much of the proposal from no. 20. In addition, the land immediately adjacent to this westward site boundary is in use as paddocks, with the closest residential dwellings located a considerable distance away. Given the boundary screening and the use of land adjacent to the westward site boundary, the proposal is not considered to cause significant harm in terms of loss of privacy through overlooking
· The proposal must not restrict the capability to develop land at 20 Highdown Avenue Officer note: the application is assessed on its own merit, and does not prejudice further development of neighbouring land
· The proposal would be an overdevelopment of the plot Officer note: the plot is of an adequate size and proportion to accommodate the development proposed
· Comments regarding an application at 31 Highdown Avenue Officer note: the application is assessed on its own merit
· Further intensification of congestion on Highdown Avenue is not acceptable Officer note: sufficient off-road parking can be accommodated to the site frontage. Vehicular movements and associated activities during the construction and demolition phases of the development would be secured by condition
· The existing access across the land of 20 Highdown Avenue should remain as currently exists 
4.3
Transport Development Control
The site is located within Zone 4 of the Council’s adopted Parking Standards and Design SPD, which consists of mostly residential developments and open space areas. Typically, most of these areas are outside a comfortable walking distance from a train station and are provided with less frequent public transport services to and from the town centre. In accordance with the adopted SPD, the development would be required to provide an off-road parking provision of three spaces per 4+ bedroom dwelling. 

The proposed plans demonstrate that three parking spaces can be provided to the front of the dwelling, in a revised parking layout. This ensures that the development retains the required level of parking for a single dwelling. In view of this, there are no Transport objections to the proposal, subject to a condition requiring parking spaces to be provided in accordance with the approved plans. 
Natural Environment

There are no significant tree or landscape features to be harmed by the proposal. It is noted that the driveway would be extended across the front of the property. The impact of any increase in parking area on the character of Highdown Avenue would be negligible in this location, provided the existing grass verge adjacent to the road is retained. 

South Oxfordshire District Council
South Oxfordshire District Council raised no objection to the proposal.

Ecology

The bat survey report supplied with the application by Hankinson Duckett Associated, dated March 2019, has been undertaken to an appropriate standard and states that the house has a small number of features potentially suitable for use by roosting bats. The report states that either a dusk emergence survey or an inspection of these features with an endoscope would need to be undertaken before the presence or absence of bats can be confirmed. The results of the survey should be provided prior to the determination of the application, or the application would need to be refused on the grounds that insufficient information has been provided for the Council to determine the likely impact of the proposals upon bats, which are a protected species and material consideration in the planning process. 

The agent was advised of the requirement to supply the findings of further surveys. In response, a letter by Hankinson Duckett Associated, dated 20/05/19 was received. This explained why the bungalow was categorised as having ‘very low’ potential to support roosting bats. The requirement for further bat surveys was disputed. A precautionary approach, proportional to the level of bat interest identified was therefore recommended. This would involve a survey for roosting bats immediately prior to demolition, either through endoscope inspection or dusk/dawn emergence/re-entry survey, or supervision of removal of suitable features during demolition by a licensed bat worker. This approach is expected to ensure the protection of any individual bats present and the maintenance of the favourable conservation status of the local bat population, without placing any disproportionate or unreasonable obligations on the client prior to the granting of planning consent. 
The letter was sent to Ecology for consideration. Ecology confirmed that in light of the additional information, the proposal was unlikely affect roost bats and therefore there are no objections to the application on Ecology grounds. 
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.

5. 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 Development Framework Core Strategy (2008)

Policy CS1 – Sustainable Construction and Design

Policy CS2 – Waste Minimisation

Policy CS4 – Accessibility and Intensity of Development

Policy CS7 – Design and the Public Realm

Policy CS9 – Infrastructure, Services, Resources and Amenities

Policy CS14 – Provision of Housing

Policy CS15 – Location, Accessibility, Density and Housing Mix

Policy CS24 – Car/Cycle Parking

Policy CS34 – Pollution and Water Resources

Policy CS36 – Biodiversity and Geology

Policy CS38 – Trees, Hedges and Woodlands

Sites and Detailed Policies Document (2012)

Policy SD1 – Presumption in Favour of Sustainable Development

Policy DM1 – Adaption to Climate Change

Policy DM3 – Infrastructure Planning

Policy DM4 – Safeguarding Amenity

Policy DM6 – Affordable Housing

Policy DM10 – Private and Communal Outdoor Space

Policy DM11 – Development of Private Residential Gardens

Policy DM12 – Access, Traffic and Highway-Related Matters

Policy DM17 – Green Network

Policy DM18 – Tree Planting 

Supplementary Planning Document – Revised Parking Standards and Design (2011)

Appraisal

The main issues to be considered are:

a) Principle of development

b) Design and impact on the character of the surrounding area

c) Impact on neighbours

d) Amenity of future occupiers
e) Affordable housing and CIL
Principle of development

The principle of the development is acceptable as it replaces an existing dwelling in a poor state of repair with a new dwelling suitable for modern occupation. The provision of housing is in accordance with Policy CS14 of the Core Strategy. The development is acceptable, subject to other policy considerations as set out below.

Design and impact on the character of the surrounding area

Policy CS7 of the Core Strategy states that all development must be of a high design quality that maintains and enhances the character and appearance of the area. Policy DM11 of the Sites and Detailed Policies Document requires that residential development makes a positive contribution to the character of the area in respect of the layout and spacing of the development; the form, height and massing of buildings; materials and appearance; landscaping and boundary treatments. The application site is also required to be of an adequate size and dimension to accommodate the development proposed in terms of its setting and spacing around buildings, amenity space, landscaping and space for access and roads. 

The proposed development would be facilitated by the demolition of the existing bungalow. The resultant dwelling would maintain the existing footprint, enlarging it only by a minimal degree, and oriented in the same direction. The existing dwelling sits comfortably within its plot, with outdoor amenity space to all sides. The extent of the proposed built form is therefore acceptable, relative to the site area. The dwellings along Highdown Avenue are of various styles and design, though generally of two storeys. The existing bungalow is therefore dissimilar to the general norm of the surrounding area. Despite this, due to the set back from the road and the sloping site topography, and the range of styles and design prevalent, the existing dwelling is not considered to detract from the character and appearance of the area. Given the particular circumstances of the application site, the replacement of a bungalow with a two storey dwelling is considered to be acceptable. 
The elevational drawings supplied indicate the outline of the previously approved replacement dwelling, under application 031241/FUL. The ridge height of the proposed dwelling is consistent with that which was approved previously. The proposed ridge height would also sit comfortably below the existing ridge height of 26 Highdown Avenue. This is due in part to the sloping site topography. The scale and form of the proposed dwelling is considered to be generally acceptable, and would not adversely impact the character of the surrounding area. Due to the set back from the road and the sloping site topography, the principal design features such as the gables and Juliet balcony would not be clearly visible from public areas. The application states that the ground floor of the dwelling would be rendered, with grey horizontal cladding located at the first floor and concrete roof tiles. While render and cladding are not unacceptable of themselves, full details of the external materials to be used will be secured by condition. 

The proposed development represents an upgrade of the existing dwelling, suitable for modern occupation and improving the general appearance of the site. The spacing around the building and the provision of outdoor amenity space is consistent with the existing built form and spaces that characterise the surrounding area. As such, the proposal is in accordance with Policy CS7 of the Core Strategy and Policy DM11 of the Sites and Detailed Polices Document. 
Impact on neighbours

The proposed dwelling would sit on the same footprint as the existing bungalow, set comfortably within the plot. Dense vegetation is located to the side and rear boundaries, adequate to screen much of the proposal from adjacent land. The sloping site topography is also a key characteristic of the site, with the proposed dwelling set comfortably lower than the adjacent dwelling at 26 Highdown Avenue. Sitting on principally the same footprint as the existing bungalow, the proposal would be set back from the adjacent dwelling at 26 Highdown Avenue and the established building line. A distance of at least 3m would be maintained from the first floor elements to the sideward boundaries. The combination of the siting of the dwelling, its scale and the sloping site topography mean that no significant harm would be caused to neighbouring amenities. While residents of 26 Highdown Avenue will notice the additional height of the proposal, it is sufficiently distant from this neighbour to not significantly reduce light to this neighbouring dwelling, nor appear excessively visually dominant or overbearing. Two first floor windows are proposed to face no. 26, one of which would be obscure-glazed. This, in combination with the boundary screening, is sufficient to ensure that no unacceptable loss of privacy through overlooking would occur to this neighbour. 
To the first floor of the western elevation, further fenestration is proposed. However, the land adjacent to the application site beyond the westward site boundary is in use as a paddock. While a degree of overlooking would occur from the proposed first floor windows, no significant harm would arise. Much of the outlook from the proposed first floor windows would be impeded by the existing boundary screening. The non-residential nature of the land adjacent to the westward site boundary is such that any overlooking that would occur is not considered to be significantly harmful. Officers are therefore satisfied that the proposal would be in accordance with Policy DM4 of the Sites and Detailed Policies Document. 

Amenity of future occupiers

The proposed layout of internal rooms is considered to be generally acceptable, with appropriate room sizing and heights maintained throughout the dwelling. Noise and disturbance as a result of inappropriate stacking of rooms is not considered to be an issue. The proposal is therefore in accordance with Policy DM4 of the Sites and Detailed Policies Document.

Policy DM10 of the Sites and Detailed Polices Document requires that dwellings be provided with functional, private outdoor space. The existing outdoor space would be retained, which is considered acceptable, and it would not be compromised by the relationship with other surrounding buildings. The proposal is therefore in accordance with Policy DM10 of the Sites and Detailed Policies Document.  
Affordable housing and CIL 
The Council’s affordable housing policies are crucial in seeking to assist the Council in meeting the requirements of the NPPF. The provision of affordable housing is a major issue in the borough. The borough experiences high levels of need as evidenced by a recent Strategic Housing Market Assessment and other indicators. Residents face major issues relating to affordability as a result of high and increasing house prices compared to average local incomes, and there are significant issues in the future supply of affordable housing to meet identified needs. 

However, Reading Borough Council considered its options for implementing its affordable housing policy (DM6) on small sites in light of the Ministerial Statement in 2015 and Court of Appeal judgement in 2016.  At its meeting of the Strategic Environment Planning and Transport Committee on 13th July 2016, the Council discussed the outcome of the Court of Appeal’s decision on its challenge (the report can be found here: http://www.reading.gov.uk/media/5651/Item09-SEPT-C-Report-on-C-of-Appeal-judgement-05-16/pdf/Item09_SEPT_C_Report_on_C_of_Appeal_judgement_05_16.pdf ).

The Committee agreed the following as the basis for determining planning applications where Policy DM6 of the SDPD is relevant.  To implement Policy DM6 as currently adopted in the SDPD but excluding proposals that solely involve the conversion of an existing property, where the conversion involves the provision of 10 or less dwelling units (i.e. not HMOs), or the replacement of dwellings by the same number of replacement dwellings where there is no net increase. 
On this basis, the proposed development does not need to provide for affordable housing to be in compliance with Policy DM6 of the Sites and Detailed Policies Document and the Affordable Housing Supplementary Planning Document.

The proposal would be a Community Infrastructure Levy liable development. The applicant has provided the appropriate CIL Additional Information Form. An informative will be attached to the decision notice to advise the applicant of their responsibilities in this respect. 
7. CONCLUSION  
The proposed development has been assessed and the proposed works are considered to be in accordance with the above relevant policies and planning permission can be granted. 

8.0
RECOMMENDATION  

Application Permitted

