DELEGATED APPLICATION REPORT			          Target Date: 31/01/18
Application No: 172013/FUL
Address: Belford Court, Laud Close
Proposal: Extension of bin store
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site comprises a residential block of 12 flats, accessed from Laud Close, at the junction of Rose Kiln Lane and Berkeley Avenue. The block benefits from an existing integral bin store, adjacent to the main entrance on the westward elevation. A grassy area, including a children’s playground, extends to the west of the block. Beyond this is located hardstanding for vehicle parking. A semi-mature tree of amenity value is located southwest of the main entrance. The surrounding area is predominantly residential. 
Proposal
The proposal is for an extension to the existing bin store. The capacity of the existing bin store is not sufficient to accommodate all of the waste generated. The proposal would project to a depth of 3.2m, extending at a width of 1.9m. The proposal would have a hipped roof at a height of 2.7m, with a height to eaves of 2.2m. Double doors would be located to the southward elevation. Materials have been selected to match those of the existing building. The existing paved area would be widened to accommodate access into the proposed bin store. 
Plans Considered
The applicant supplied the following, received on 13th November 2017:
Proposed Floor Plans, Elevations and Specifications
Subsequently, the applicant supplied the following, received on 29th November 2017:
Site Location
HM Land Registry Plan
Block Plan
The original proposal was for a free-standing bin store of steel panel construction. The applicant was advised on 15th December 2017 that the principal of an enlarged bin storage space was acceptable, though it would be preferable for the enlargement to be an extension of the existing, rather than an independent structure. This would be to ensure that the proposal would be located away from the existing tree of amenity value, and to mitigate against any impact on the residential amenity of neighbouring dwellings. The applicant was advised that an extension to the existing store would better reflect the character of the existing building and surrounding area, and would be less visually dominant to residents of neighbouring dwellings. 
Subsequently, the applicant supplied the following, received on 10th February 2018:
Drawing No: 10751/01 – Existing and Proposed Plans
Drawing No: 10751/02 – Existing and Proposed Elevations
Drawing No: 10751/03 – Proposed Sections
Relevant Planning History
950080/FUL – Demolition of existing building and construction of 90 flats – Permitted 20/08/99
Consultation Responses
Waste Operations advised that they will only collect a certain amount of bins per number of flats. Currently, 2x1100l general waste (on a weekly collection) and 1x1100l recycling (on a fortnightly collection) bins are collected. The maximum number of bins that could be collected are 4x1100l general waste (on a fortnightly collection) and 4x1100l recycling (on a fortnightly collection) bins. 
Transport raised no objection in principal, as the proposal would not impact on existing access and parking arrangements. Transport advised that the bin store would be located in excess of the Council’s recommended pulling distance – waste collection vehicles should be able to get to within 10m of the storage point and should not reverse in excess of 12m.
Natural Environment advised that the proposed bin store location would be close to a semi-mature tree of amenity value. Natural Environment raised no objection to the proposal, subject to there being no excavation or root damage within 2m of the stem. An appropriate informative was suggested.
A site notice was displayed close to the main entrance of the block. No letters of representation were received.  
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.
Relevant Planning Policy and Guidance
The following local and national planning policy and guidance is relevant to this application:
National Planning Policy Framework
Reading Borough Core Strategy (2008)
Policy CS7: Design and the Public Realm
Policy CS38: Trees, Hedges and Woodlands
Reading Borough Sites and Detailed Policies Document (2012)
Policy DM4: Safeguarding Amenity
Policy DM10: Private and Communal Outdoor Space
Appraisal
Principle of development
The principle of the development is generally acceptable as the existing bin storage provision is not sufficient to accommodate all of the waste generated. There are no objections to the extension of the bin store, subject to the proposal being acceptable in terms of its design and appearance and its impact on the surrounding area. 
Design and impact on the character of the surrounding area
The design of the proposed extension reflects the scale and proportion of the existing building. The extension is sufficient in its design and proportion that it doesn’t detract from the original buildings appearance. Materials to be used on external surfaces of the extension have been selected to match those of the existing building. The amendment is considered to have overcome the initial concerns sufficiently. An extension to the existing bin store, rather than a free-standing structure, retains the subservience of the proposal and reduces its overall impact. The proposal therefore accords with Policy CS7 of the Core Strategy. 
Impact on amenity
The proposal would project to a depth of 3.2m, forward of the existing bin store entrance. The midpoint of the closest habitable ground floor window is located approximately 5m north of the proposed extension. The proposal is therefore a sufficient distance from the closest habitable windows, and is not considered the significantly reduce the amount of light to neighbouring dwellings. Although residents of neighbouring dwellings will notice the additional height and depth of the proposed extension, it is not considered to be visually dominant or overbearing. Additionally, the proposal enables all of the waste generated to be contained within an enclosed store, rather than spill out into the surrounding area. This serves to improve the visual amenity of the area generally, and also mitigates against any unwanted smells that could arise from the existing situation. The proposal will not cause a significant detrimental impact to the living environment of neighbouring residents and is in accordance with Policy DM4 of the Sites and Detailed Policies Document. 
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Tree issues
The proposed bin store extension is located approximately 3m from a semi-mature tree of amenity value. Though the extension would not directly affect this tree, a condition will be applied the ensure hand excavation only through the root area of the tree. This is in the interests of the visual amenities of the locality and in accordance with Policies CS7 and CS38 of the Core Strategy. 
Conclusion
The proposed development has been assessed and found to be acceptable as it complies with the identified policy and guidelines. 
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