


DELEGATED APPLICATION REPORT
SITE ADDRESS:	57 Conisboro Ave, Caversham
APPLICATION NUMBER: 	170701/FUL
PROPOSAL: 			Single storey timber building for use as a garden room

RELEVANT POLICIES AND SUPPLEMENTARY PLANNING GUIDANCE
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'.  However the NPPF does not change the statutory status of the development plan as the starting point for decision making (NPPF paragraph 12).  In this regard, the NPPF states that due weight should be given to the adopted policies of the Local Development Framework (LDF) (Core Strategy and Sites and Detailed Policies Document) according to their degree of consistency with the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the weight that may be given).  The Council's adopted Supplementary Planning Guidance and Supplementary Planning Documents are also material planning considerations.    

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:

National Planning Policy Framework (NPPF)
Nothing relevant.

Reading Borough LDF: Core Strategy (2008)
CS7, CS38.

Reading Borough LDF: Sites and Detailed Policies Document (2012)
SD1 (Presumption in Favour of Sustainable Development)
DM4 (Safeguarding Amenity)
DM9 (House Extensions and Ancillary Accommodation)

SPD/SPG
None.

CONSULTATION RESPONSES
Letters sent to 38, 42 and 55 Silverthorne Dr and 55 Conisboro Ave.  No responses received.

Planning Natural Environment Team (tree officer): tree is a suitable distance from two protected off-site tree at 42 Silverthorne Dr., but raises concerns for:
1. cable runs for the proposed building running through the rooting area
2. tree protection to ensure no concrete mixed in this area (as it will poison the trees)
3. Ground protection requested if access adjacent to the trees is required

RELEVANT PLANNING HISTORY
Planning history from 2007-2010 regarding various extensions to the house itself, not relevant to this current application.

APPRAISAL

The application site is a large detached, extended property at the end of Conisboro Ave, near to a footpath/alley which runs through to Silverthorne Drive.  There are two TPO trees in the rear garden of No. 42 Silverthorne Drive, towards the NE boundary of the application site.  The taller tree to the right appears to be a large (Scots?) Pine, the smaller one to the west is a Lime.  The application site itself is flat, but there is a severe ground level difference of some 1.5m to the lower rear gardens of Silverthorne Drive, in the form of a retaining wall on the boundary.

Proposal itself is a very minor development, which may even be PD and is for the erection of a garden room outbuilding.  This would be sited in the NW corner of the garden.  It would have a regular pitched roof (overall height 3.25m and overall length of 7.5m x 4m (although given large eaves, full depth would be 4.7m).  Height of eaves is 2.3m.  It would be made of grey timber with white window/door frames and have black asphalt tiles (presumably felt ‘shingles’).

In terms of design, this is a very minor and appropriate garden outbuilding and therefore complies with policies CS7 and DM9.

In terms of impact on neighbouring amenity, although the height of the proposal will be visible at height from the rear aspect of No. 38 Silverthorne Drive, there will be no significant effects on their outlook.

The tree officer has raised some queries/ concerns and this proposal has been discussed with her.  To respond to her points 1-3 above:
1. Applicant advises that there is power to the existing shed on the northern boundary already, so no new cable runs needed
2. The outbuilding will have a concrete base, so mixing should occur away from the tree roots, agreed that an informative could cover this
3. This is likely to arrive in kit form, so access through this area should be limited.
Comprehensive informative can cover matters 2 and 3.  Therefore complies with Policy CS38.

Other: adjacent site is contaminated land (the land now covered by the Silverthorne Drive development).  This application should not affect this.

Equalities Act
In determining this application, the Council is required to have regard to its obligations under the Equality Act 2010.  The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  There is no indication or evidence (including from consultation on the application) that the protected groups have or will have different needs, experiences, issues and priorities in relation to the particular planning application.  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
[bookmark: _GoBack]GRANT planning permission with standard conditions and additional tree informative/advice.



