
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Southcote

App Ref: 181366/HOU
Address: 48 New Lane Hill, Tilehurst, Reading, RG30 4JP
Proposals: Three storey rear extension, provision of front canopy and alterations to fenestration and landscaping 
Case Officer: Tom Hughes
Applicant: Mrs Amida Sama
Date received (valid from): 16 August 2018      
Target Decision date: 11 October 2018


1.
INTRODUCTION

The application site is a part two, part three storey detached dwelling with a pitched roof, set within a spacious plot. The dwelling has staggered front and rear elevations, with an attached outbuilding to the rear. The site topography rises steeply in the northerly direction, hence the unusual configuration of the dwelling. The principle living accommodation is contained to a single floor, the ground floor, with one bedroom at the first floor and a large garage at basement level. Balconies extend to the front and rear of the dwelling, with external stairs to the front and side. Trees to the rear of the dwelling are protected as Group 1 of Tree Preservation Order 109/01.  
2.
PROPOSAL AND SUPPORTING INFORMATION

The proposal is for a three storey rear extension, the provision of a front canopy and alterations to the existing fenestration and landscaping. The existing outbuilding to the rear would be demolished to facilitate the proposal. The proposed rear extension would infill the existing staggered rear elevation, to form a flush rear elevation. This would equate to an extension of 2.8m depth. The existing pitched roof form would be extended to form a uniform, pitched roof at the same height and dimension as the existing. To the front of the dwelling above the existing balcony would be located a canopy with a pitched roof. The canopy would project to a depth of 2.8m at a width of 4.7m,with a maximum height above ground level of 6.6m. The canopy would be set down from the ridgeline of the dwelling by 1.3m. A glazed balustrade at a height of 1.2m would contain the balcony. 
To the front elevation of the dwelling, an existing window would be replaced by a Juliet balcony. To the rear elevation, a set of bi-fold doors would be located at the basement level. A further Juliet balcony would be located at the ground floor, along with a single door and a set of double doors. A large window would be located at the first floor. To the south-eastward side elevation, three additional windows would be located at the basement level. Materials have been selected to match those of the existing dwelling. 

To the rear of the proposed extension, land would be excavated to form a patio, with terraced embankment and a retaining wall, with steps up to the remainder of the garden. The patio and terracing would project to a total depth of 7.5m at a width of 5.5m. The original proposal included further raised patios, though these have been removed from the proposal to ensure the protection of significant trees. 
The agent supplied the following, received on 06/08/18:
Drawing No: PL-01 – Site Location and Proposed Site Plan
Drawing No: PL-02 – Existing Basement and Ground Floor Plans

Drawing No: PL-03 – Existing First Floor Plan

Drawing No: PL-06 – Proposed Basement Floor Plan

Drawing No: PL-07 – Proposed Ground Floor Plan

Drawing No: PL-08 – Proposed First Floor Plan

Drawing No: PL-04 – Existing Front and Rear Elevations

Drawing No: PL-05 – Existing Side Elevations

Drawing No: PL-09 – Proposed Front and Rear Elevations


Drawing No: PL-10 – Proposed Side Elevations


Subsequently, the agent supplied the following, received 08/10/18:


Preliminary Bat Roost Assessment by Ecology by Design, dated 04/10/18


Subsequently, the agent supplied the following, received 23/11/18:

Arboricultural Impact Assessment & Method Statement, ref: TH 1824 by Trevor Heaps Arboricultural Consultancy Ltd, dated 23/11/18


Subsequently, the agent supplied the following, received 18/01/19:

Arboricultural Impact Assessment & Method Statement, ref: TH 1824/B by Trevor Heaps Arboricultural Consultancy Ltd, dated 18/01/19

Subsequently, the agent supplied the following, received on 19/02/19:


Drawing No: PL-01 – Site Location and Proposed Site Plan


Drawing No: PL-07 – Proposed Ground Floor Plan


Subsequently, the agent supplied the following, received 25/03/19:

Arboricultural Impact Assessment & Method Statement, ref: TH 1824/C by Trevor Heaps Arboricultural Consultancy Ltd, dated 25/03/19
3. RELEVANT PLANNING HISTORY 

None.
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter:
46 New Lane Hill, Tilehurst, Reading, RG30 4JP

52 New Lane Hill, Tilehurst, Reading, RG30 4JP
27 Cheddington Close, Tilehurst, Reading, RG30 4HA

4.2
Letters of representation have been received as follows:

None. 
4.3
Transport Development Control
There are no transport objections as the proposed development will have no transport implications. The proposal is acceptable in Transport terms in that it will retain the existing parking provision on the large driveway at the front of the property. This complies with the requirements within the Council’s adopted Parking Standards and Design SPD. There is no change to the existing access arrangements. 

Ecology

The application site comprises a detached house where it is proposed to convert the garage, to erect a two storey rear extension, and to carry out internal and external alterations. The site is surrounded by habitat of good suitability for use by protected species, such as badgers and bats – large connected gardens wit trees and the golf course with a mosaic of trees and grassland to the front. Moreover, there are records of bats roosting nearby.

Considering the location of the house and the extent of the works, there is a risk that the proposals may affect roosting bats and a bat survey report will need to be provided before this application is determined. Further details are given below. 

Legislation 

All species of bats receive protection under UK law and it is a criminal offence under the Wildlife and Countryside Act 1981 (as amended) and The Conservation of Habitats and Species Regulations 2010 (The Habitat Regulations), deliberately or recklessly to destroy or damage their roosts, or to disturb, kill or injure them without first having obtained the relevant licence for derogation from the regulations from the Statutory Nature Conservation Organisation (the SNCO - Natural England in England). 

Planning policy 

Paragraph 99 of the government Circular 06/05: Biodiversity and Geological Conservation - Statutory Obligations and Their Impact Within The Planning System (this document was not revoked by the National Planning Policy Framework) states that: 

“It is essential that the presence or otherwise of protected species, and the extent that they may be affected by the proposed development, is established before the planning permission is granted, otherwise all relevant material considerations may not have been addressed in making the decision. The need to ensure ecological surveys are carried out should therefore only be left to coverage under planning conditions in exceptional circumstances, with the result that the surveys are carried out after planning permission has been granted.“ 
In this case because neither the presence or otherwise of protected species, nor the extent to which they may be affected has been established, the application would not be in accordance with the above planning policy, or other planning policy in relation to biodiversity. 
Survey requirements 

A presence / absence bat survey is normally undertaken in two stages, firstly a preliminary roost assessment, whereby the inside and outside of the building is surveyed for bats and signs of bats. This survey can be undertaken at any time of year. 
If bats are found or features within the building have the potential to support roosting bats and these will be affected by the proposals, further dusk emergence and or pre-dawn re-entry surveys during the bat active season (i.e. between May and the end of August/ sub optimally until mid-October) would need to be carried out. The applicant would then need to submit the results of the survey(s) along with any associated mitigation strategy prior to determination of the application. 
Surveys should be carried out by suitably experienced ecologists who are a member of a professional organisation such as the Chartered Institute of Ecology and Environmental Management and / or are licensed or accredited by Natural England to survey bats. 
Summary 

The house may host roosting bats and to confirm whether this is the case, and if so how bats will be affected by the proposals, a bat survey will need to be carried out. The survey will need to be carried out prior to determination of the application or the application would need to be refused on the grounds that insufficient evidence had been provided to determine the likely impacts of the proposals on bats (which are a protected species and a material consideration in the planning process).
Following receipt of the Preliminary Bat Roost Assessment by Ecology by Design, dated 04/10/18, Ecology confirmed that the Assessment had been undertaken to an appropriate standard, and that the proposal would be unlikely to affect bats or other protected species. As such, there was no objection to the application on ecological grounds. 

Natural Environment

Trees to the rear of 48 New Lane Hill are protected as Group 1 of Tree Preservation Order 109/01. The applicant will need to submit an Arboricultural Survey in accordance with BS:5837 and a tree plan showing the position of the trees in relation to the proposed new patio areas so that the impact of the proposed groundworks on the protected trees can be assessed. 
If once this information has been received and if the proposed ground works are then found to be acceptable, an Arboricultural Method Statement and Tree Protection Plan may be required to demonstrate how the trees will be protected and retained during the course of the building works. 

Following receipt of the Arboricultural Impact Assessment & Method Statement, ref: TH 1824 by Trevor Heaps Arboricultural Consultancy Ltd, dated 23/11/18, Natural Environment provided a further consultation response. A number of errors and discrepancies were noted, which would need to be addressed with revised submission. 
Following this consultation response, the agent supplied a revised AIA with the higher patio removed from the proposal. A construction and storage exclusion zone was established, with the proposed development outside the root protection areas of the significant trees to be retained.
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)

CS7 (Design and the Public Realm)
CS36 (Biodiversity and Geology)

CS38 (Trees, Hedges and Woodlands)
Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 

DM9 (House Extensions and Ancillary Accommodation)

DM12 (Access, Traffic and Highway-Related Matters
SPG/SPD

A Design Guide to House Extensions SPG

6.
APPRAISAL
DM9 states: An extension to a house will be acceptable where it:

A. Respects the character 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, the proposal is sufficient in its design and proportion that it doesn’t detract from the original buildings appearance, despite posing considerable alterations to the front and rear elevations. The proposed canopy reflects the existing roof form and has an aesthetically pleasing appearance. Though the rearward extension would extend across three storeys, it is of a modest depth and complements the form of the original dwelling. This is aided by the demolition of the outbuilding to facilitate the proposal, which is in a poor state of repair
· 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; Yes, see below
B. Respects the character and pattern of neighbouring properties and the street as a whole in terms of scale, location, materials and design, and any important existing building line; Respects neighbour’s amenities and does not present 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, the dwelling is set within a spacious plot and the proposed development would be located a considerable distance from the neighbouring dwellings. Accordingly, the proposal would not reduce light to neighbouring dwellings
· invade the privacy of neighbouring properties through overlooking from windows or balconies; No, though various alterations are proposed to the arrangement of fenestration, the proposal is not considered to be significantly more harmful than the existing arrangement. Balconies currently existing to the front, side and rear of the dwelling. It is considered that the proposal would improve privacy, through the provision of a balustrade to the front balcony and the removal of balconies to the rear
· detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; No, the dwelling is set within a spacious plot, set comfortably back from the highway and well screened by trees and hedging. Additionally, the neighbouring dwellings are of various styles and design. As such, there are no concerns with regard to inconsistent design 
· detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; No, materials have been selected to match those of the existing dwelling
DM4: 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, see above  

· Access to sunlight and daylight; No, see above
· Visual dominance and overbearing effects of a development; No, the proposal is a sufficient distance from the neighbouring dwellings and is not considered to cause significant harm to neighbouring residential amenity
· Noise and disturbance; No
· Artificial lighting; No
· Vibration; No
· Dust and fumes; No
· Smell; No
· Crime and safety. No
Natural Environment
Policy CS38 of the Core Strategy states that individual trees, groups of trees, hedges and woodlands will be protected from damage or removal, and the Borough’s vegetation cover will be extended. Arboricultural Impact Assessment & Method Statement, ref: TH 1824/C by Trevor Heaps Arboricultural Consultancy Ltd, dated 25/03/19 details three individual Category C trees, one shrub and a small group of conifers that would be removed to facilitate the proposal. It should be noted that the AIA & MS covers both 46 and 48 New Lane Hill (46 New Lane Hill is under the same ownership as the application property, and is subject to a separate application for planning permission, 181507/HOU). Each of the trees to be removed are within the curtilage of 46 New Lane Hill, but their canopies extend across the boundary with the application site. 

The AIA & MS includes a Tree Protection Plan (Drawing No: TH/A3/1824B/TPP). The TPP establishes the root protection areas of trees to be retained, and a construction and storage exclusion zone. The original proposal included further raised patio areas to the rear of the dwelling. These have been removed from the proposal during the course of the application in light of their impact on retained trees. The resultant development, including the patio, would be located outside of the RPA’s of retained trees which serves to protect them. Conditions will be applied to ensure that the Tree Protection Plan and Arboricultural Method Statement are followed. The proposal is therefore in accordance with Policy CS38 of the Core Strategy. 
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

