





DELEGATED APPLICATION REPORT 			Target Date: 02/10/2017
Application No: 171310/FUL 					
Address: "East Lodge", Coley Avenue, Reading
Case officer: Ralph Chakadya

Site Description and Surrounding Area:     
East Lodge is one of a pair that once flanked the entrance to Coley Mansion. The area is now within a residential area with flats to the east and houses to the north and west.  To the south of the site redevelopment of the former office site into 73 residential dwellings following grant of planning permission 151173 has commenced. The lodge building is grade II listed dating from early 19th Century.  

Proposal:    
The proposal is for the erection of an outbuilding within the rear garden of a listed building and associated fencing. The proposed outbuilding would replace an existing garden shed.

The outbuilding would be 7m (L) x 4m (W) x 2.6m (H) with a flat roof.  The boundary fence would be a maximum 2.3m high to match the existing fence being extended.

The submission includes details regarding the proposed removal of trees outside the application site. However, the trees are not protected and the Council’s Natural Environment Officer has commented that whilst there is no objection to the removal of these trees, it is a matter between the applicant and the tree owner. 

Relevant Planning History:
162234 - Retrospective application for the replacement of fence, gate and retaining walls to the rear of the property, within the curtilage of the listed building. Granted 10/ 1/2017

151773 – Coley B site redevelopment for 73 dwellings. Granted Jan 2016 and being implemented.

Consultation Responses:
· No letters were received from consulted neighbours

Non-statutory consultations
RBC Heritage Consultant – No objection in principle to the proposed modern, flat-roof outbuilding relative to the setting of the East Lodge Listed Building, subject to conditions regarding materials for the outbuilding.

[bookmark: _GoBack]RBC Natural Environment – I note the proposal and the submitted tree information. I can confirm I have no objection to the proposal. Any discussion regarding the potential removal of the Sycamore(s) due to their condition will be between the applicant and tree owner. I don’t feel that this application is one which particularly requires a landscape condition to be attached. The outbuilding is only marginally higher than the boundary fencing but I consider that the householder is more likely to require screening from adjacent housing than screening is required to ‘hide’ this outbuilding – that would be a matter for the householder to deal with themselves



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) - among them the 'presumption in favour of sustainable development'.

National Planning Policy
National Planning Policy Framework (2012) 

Reading Borough Local Development Framework Core Strategy (2008)
CS7: Design and the Public Realm
CS33: Protection and Enhancement of the Historic Environment

Sites and Detailed Policies Document (Oct 2012)
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation

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

Appraisal
The proposal is for a modern, flat-roof outbuilding to the southern corner of the site that is curtilage listed. The Council’s Heritage Consultant has assessed the proposed outbuilding and concluded that due to its size, scale, and siting the outbuilding would not have an adverse effect onto the setting of the grade II listed lodge. In addition the outbuilding would not have an adverse effect to the adjoining new dwellings being erected on the former office site. The principle of a fence is already established onsite and the proposed extension to the fencing separating the lodge from the new dwellings at the former office is therefore not considered to be detrimental to the character of the area. Subject to submission of material details prior to commencement, the outbuilding is considered to accord with policies CS7 and CS33.

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.

RECOMMENDATION:    
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