
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Park

App Ref: 191149/HOU
Address: 91 Crescent Road, Reading, RG1 5SL
Proposals: Replacement of garage and front boundary wall, provision of roof light and sun tube and alterations to fenestration 
Case Officer: Tom Hughes
Applicant: Alison Squire & Alex Green
Date received (valid from): 12 July 2019      
Target Decision date: 6 September 2019


1.
INTRODUCTION

The application site is a three storey semi-detached dwelling, with basement, located within South Park conservation area. The dwelling is set within a splayed plot, tapering to the rear, and benefits from a two storey rear gable. A detached garage is located aside the dwelling. A mature lime tree is located to the site frontage, adjacent to the vehicular entrance. An apple tree is located to the rear of the garage. 
South Park conservation is a mid to late Victorian and Edwardian suburb of Reading, comprising a variety of architectural styles. The retention of boundary walls and railings, with mature tree cover, give the area its cohesiveness and attractiveness. The conservation area appraisal notes that the loss of original features should be resisted. 91 Crescent Road is noted as ‘a pair of semis in need of some attention’.  
2.
PROPOSAL AND SUPPORTING INFORMATION

The proposal is for the replacement of the existing garage and front boundary wall, the provision of a roof light and sun tube and alterations to fenestration. 

The proposed garage would be located in the approximate position as the existing, extending at a width of 3.5m and projecting to a depth of 7m. The garage would have a pitched roof with a maximum height of 3.4m. Double garage doors would be located to the front elevation, with a single door and window to the rear.
The existing boundary wall would be replaced by a red brick wall, with wrought iron railings atop. The wall would match the approximate height of the existing. To facilitate better access to the driveway and proposed garage, the existing access would be widened from a width of 2.9m to 4m. 

To the rearward roof slope of the dwelling would be located a roof light and a sun tube. To the front elevation, the existing bay window would be refurbished to match the style of the adjoining dwelling at 89 Crescent Road. Windows to the side and rear elevations of the gable would be altered to a single door and patio doors respectively. Fenestration would be in a white wood-grain finish UPVc conservation grade sash style. 
The agent supplied the following, received on 15/07/19:
Heritage Statement
Site Location

Block Plan

Drawing No: SQ.010 – Existing Site Plan

Drawing No: SQ.011 – Proposed Site Plan and Elevations (garage)

Drawing No: SQ.005 – Existing and Proposed Basement Plans

Drawing No: SQ.003 – Existing Ground Floor Plan

Drawing No: SQ.004 – Existing First and Second Floor Plan

Drawing No: SQ.006 – Proposed Ground Floor Plan

Drawing No: SQ.007 – Proposed First and Second Floor Plan

Drawing No: SQ.001 – Existing Elevations
Drawing No: SQ.002 – Proposed Elevations
Subsequently the agent supplied the following, received on 17/09/19:

Arboricultural and Planning Integration Report, ref: GHA/DS/124260:19

Tree Protection Plan, by GHA Trees

Subsequently the agent supplied the following, received on 25/09/19:

Arboricultural and Planning Integration Report, ref: GHA/DS/124260:19 v2

3. RELEVANT PLANNING HISTORY 

960118/FUL – Replacement of garage with pre-fabricated double garage – Refused 26/04/96
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter:
93 Crescent Road, Reading, RG1 5SL

92 Crescent Road, Reading, RG1 5SN
94 Crescent Road, Reading, RG1 5SN

89 Crescent Road, Reading, RG1 5SL

81 Hamilton Road, Reading, RG1 5RB
90 Crescent Road, Reading, RG1 5SN
83 Hamilton Road, Reading
83a Hamilton Road, Reading, RG1 5RB
Flat 10, 83 Hamilton Road, Reading, RG1 5RB
Flat 9, 83 Hamilton Road, Reading, RG1 5RB
4.2
Letters of representation have been received as follows:

None. 
4.3
Transport Development Control
Plans indicate that the existing dropped kerb is to be widened to provide access to the new garage and driveway. This would result in the partial removal of the boundary wall. A licence will be required from the highways department to undertake any works on the public highway which includes the extension of the dropped kerb. 

As the property is located in a conservation area, the Natural Environment Officer should be consulted with regard to root damage to trees or hedges on or adjacent to the site. There are no Transport objections to the proposal as a replacement garage is being provided in addition to parking on the driveway. 

4.4
Natural Environment
A tree works notice was submitted in May this year (190729) for the removal of three trees, the reduction of three trees and the re-pollarding of the lime tree on the frontage. All works were agreed. As indicated on the plans, the lime tree on the frontage is adjacent to the access point and front boundary wall. Further details are required as to the potential impact on the root system of this tree, namely:

· Will the new boundary wall require excavation into the ground deeper than any existing wall foundation?

· Is the access being widened towards the tree/within its Root Protection Area (not identified on the plans)?

· Is the existing driveway being upgraded and if so, what ground works are proposed?

· How will trees (above ground parts and RPA’s) be protected during works?

The apple tree at the rear is in close proximity to the existing and proposed garage; the proposed coming marginally closer. Details of how this tree will be protected will also be required. Without the above information, the application currently fails to demonstrate how harm to trees within a conservation area will be avoided, hence is not acceptable. 

The agent was advised of the above and asked to supply arboricultural information to address.

Officer note: Following receipt of the Arboricultural and Planning Integration Report and Tree Protection Plan, Natural Environment provided a further consultation response. 
The information provided is fundamentally acceptable. I note that all activities – storage, new services, site huts, mixing of concrete etc are all proposed outside of the RPA of the lime. This would leave little space in the front given the extent of the RPA shown on the TPP. It would therefore be useful to confirm that this is feasible. 
The proposal now includes the removal of T3 apple, to which I have no objections. The TPP indicates that one birch is to be planted (specifics not given), however the Arb report in 8.13 does not confirm details but states ‘some proposed locations for new trees are shown’ (generic not site specific) and does not mention the species. It is necessary (and to avoid a pre-commencement condition) for either the TPP of Arb Report to be specific about the new tree – it would seem from the info thus far that perhaps a 14/16cm girth silver birch is proposed. 
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)
Policy CS33 – Protection and Enhancement of the Historic Environment

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

DM4 (Safeguarding Amenity) 

DM9 (House Extensions and Ancillary Accommodation)
Policy DM12 – Access, Traffic and Highway-Related Matters 
SPG/SPD

A Design Guide to House Extensions SPG
Emerging Reading Borough Council Local Plan (2019)

The new Reading Borough Council Local Plan is at an advanced stage. The Inspector’s report into the Proposed Modifications has now been received and the new local plan is proposed to be adopted by the Council on 4th November 2019. The following policies are of relevance to this application:

Policy CC7 - Design and the Public Realm
Policy CC8 – Safeguarding Amenity

Policy EN1 – Protection and Enhancement of the Historic Environment

Policy EN3 – Enhancement of Conservation Areas

Policy EN14 – Trees, Hedges and Woodland

Policy H9 – House Extensions and Ancillary Accommodation 

Policy TR3 – Access, Traffic and Highway-Related Matters
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 would not detract from the original buildings appearance. The works represent a general upgrade of the site, such that the dwelling is suitable for modern residential occupation. The proposed garage is of an acceptable size and proportion, and the proposed boundary wall would match closely the original. Materials would be secured by condition 
· 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, there is no objection to the removal of the apple tree to the rear of the garage. The retained lime tree to the frontage would be adequately protected during the course of the works, as secured by conditions requiring the Arboricultural Method Statement and Tree Protection Plan to be followed
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 proposed garage would be sited a sufficient distance from neighbouring dwellings
· invade the privacy of neighbouring properties through overlooking from windows or balconies; No, there are no significant concerns with regard to loss of privacy through overlooking
· detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; No, the proposed garage and wall would closely match the scale and proportion of the existing, representing an upgrade in terms of appearance and being sympathetic to the conservation area setting. Materials are to be secured by condition
· detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; No, the proposal is considered to reflect the prevailing character of the conservation area, both in terms of use of materials and detailing. Materials are to be secured by condition
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, it is not considered that any significant loss of privacy through overlooking would occur  

· Access to sunlight and daylight; No, the proposal is sufficiently distant from neighbouring dwellings and is not considered to significantly reduce sunlight and daylight to neighbouring dwellings
· Visual dominance and overbearing effects of a development; No, the proposal is sufficiently distant from neighbouring dwellings and is not considered to be visually dominant or overbearing to neighbouring dwellings
· Noise and disturbance; No
· Artificial lighting; No
· Vibration; No
· Dust and fumes; No
· Smell; No
· Crime and safety. No
Protection and enhancement of the historic environment 
Policy CS33 of the Core Strategy requires that protect and enhance the character and appearance of the area in which they are located. The site is located within South Park conservation area, noted for its verdant character and attractive architectural styles, reinforced by the retention of boundary walls and railings. 91 Crescent Road is noted within the conservation area appraisal as being in need of attention. The existing dwelling is in a poor state of repair. The works proposed by this application seek to upgrade the dwelling, suitable for modern residential occupation, whilst reflecting its conservation area setting.
The existing boundary wall is non-original, with little aesthetic appeal. The proposal would include a low brick wall with wrought iron railings atop, consistent with many of the original boundary treatments that have been retained within the conservation area. Part of the boundary wall would be removed to facilitate a wider access the driveway and garage. While it would be preferable for the length of the boundary wall to be retained, the improvements to the appearance of the wall would offset the loss of approximately 1m width. Materials to be used in the external surfaces of the development would be secured by condition. 

Retaining the mature lime tree to the site frontage is considered essential to preserving the appearance of the conservation area. Accordingly, arboricultural information has been supplied that satisfies officers that the tree, and other landscaped areas would be protected during the course of the application. This detail is to be secured by condition. Subject to conditions, the proposed development is considered to enhance the appearance of the conservation area in accordance with Policies CS33 and 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

