DELEGATED APPLICATION REPORT 			Target Date: 26/04/2016
Application No: 160362/HOU
Address: 1 Buxton Avenue
Proposal: Single Storey Side Extension
Case officer: Heather Banks

Site Description and Surrounding Area:     
The application relates to a two storey detached property on the north-east side of Buxton Avenue on the corner with Harrogate Road. Buxton Avenue is a residential street, this end of which is characterised by red brick detached properties. Harrogate Road is also a mainly residential street of mainly semidetached Victorian properties on the northern side of the road. 

St Andrew’s House and Church sit directly behind the site. There is also a large English Oak (Quercus Robur) in the rear garden of the property, which is subject to a TPO. The property was previously extended in 2012, mainly to the rear, increasing the footprint of the building from approximately 63m2 to 112m2 (see relevant history below). 

Proposal:    
Planning consent is sought for the construction of a single storey side extension.

It is proposed that the side extension will be located between the existing property and the boundary of the site which runs along Harrogate Road. The extension is to be 4.15m deep and 3.15m wide. It will have a pitched roof with a maximum height of 5.1m and an eaves height of 3.1m; this is 2.1m lower than those of the main house. It is proposed that the extension will have one window to its front elevation, to match the design of those on the existing property. It is also proposed that there will be skylight in the rear facing roof slope of the extension. The extension will also have a stainless steel flue which will extend 0.65m above the ridge line of the proposed extension. At its closest point to the boundary, the extension will be set away from it by 0.75m and at its furthest point from the boundary it will be set away by 2.25m.

It is proposed that the materials used in the construction of this extension will match those of the existing property.

Plans Considered:
The agent submitted the following drawings, received on 24th March 2016
Drawing No: PD-16-001-01A – Single storey side extension

Other information considered:
Letter from Forbes-Laird Arboricultural Consultancy Ltd ref RC32-1016 dated 14/05/12, received 01/03/16
CE2012/102, received 01/03/16
Email from Applicant received on 22/03/16.

Relevant Planning History:
151861-PREAPP - Pre-application enquiry relating to a two storey extension to the sideof the existing house. Observations sent 17th November 2015
12-00390-FUL – Two storey rear extension, single storey side extension and front entrance porch. Permitted 7th June 2012.
12-01885-WTPO – Works to a tree subject to TPO. Permitted 13th December 2012.

Consultation Responses:
RBC Tree Officers stated that, following the submission of amended plans which accurately plotted the root protection area, canopy spread and trunk location and details of how the tree will be protected during construction, they were satisfied that the proposed extension would not have an adverse impact on the TPO Oak Tree. It was requested that a condition be included, should planning permission be granted, that the tree protection scheme be implemented in line with the submitted plan.

The properties at 3 Buxton Avenue and St Andrews House, Harrogate Road, were consulted and no letters of response were received.

Summary of discussions with applicant/agent:
The applicant was advised on the 14th March that further updated information regarding the TPO tree to the rear of the garden, and its relationship with the new extension would be required. On the 24th March updated plans of the proposals were submitted, which plotted the root protection area, canopy spread and trunk location of the TPO tree and detailed the tree protection measures that were to be in place during construction.

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   

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).

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

Reading Borough Local Development Framework Core Strategy, 2008 (altered 2015)
CS7 (Design and the Public Realm)
CS38 (Trees, Hedges and Woodlands)

Sites and Detailed Policies Document, Oct 2012 (altered 2015)
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation

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

Appraisal
The main issues are considered to be:
(i) Amenity
(ii) Impact on the character of neighbouring properties and the surrounding area
(iii) Impact on the host property
(iv) Impact on TPO Oak Tree

Amenity
DM4: Safeguarding Amenity, of the Reading Borough Local Development Framework Core Strategy, 2008 (altered 2015), 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.

The proposed extension will bring the side elevation of the property considerably closer to the footpath along Harrogate Road. At its closest point the extension will be 0.75m from the footpath. An extension this close to the footpath could be considered to negatively impact the amenity of people using the footpath due to its overbearing effects. It is, however, considered that due to the single storey nature of the extension, and the fact that the extension is only 3.1m in height at its closest point to the boundary and gets increasingly further from the boundary with its increase in height; the overbearing effects of this development on the users of the footpath will be negligible. No other adverse amenity impacts are envisaged. 

Impact on the character of neighbouring properties and the surrounding area
DM9: House Extensions and Ancillary Accommodation of the Reading Borough Local Development Framework Core Strategy, 2008 (altered 2015), states an extension to a house will be acceptable where it 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.

The addition of the proposed extension will bring the property much closer to the boundary with Harrogate Road than other properties along this section of the road. 
The character of the south side of Harrogate Road is one of well- spaced and set back properties, as it consists mainly of the side elevations and rear gardens of properties on the adjoining roads. However, given the proposals single storey nature, the fact that the building line along the south side of Harrogate Road is not uniform, and that again it will present a simple side elevation to Harrogate Road, it is not felt that the location of the proposed extension will have a harmful impact on the character of the area. By proposing a single storey extension it is considered that the proposal would not significantly limit of views around the corner of Buxton Avenue and Harrogate Road which would reduce the visibility of those approaching the junction, significantly limit views of the TPO tree, nor create a more enclosed character at the junction. 

Impact on the host property
DM9: House Extensions and Ancillary Accommodation of the Reading Borough Local Development Framework Core Strategy, 2008 (altered 2015), states an extension to a house will be acceptable where it respects the character of the house in terms of scale, location, materials and design. 

Supplementary Planning Guidance - A Design Guide to House Extensions (2003), states that the roof design of side extensions would complement the roof on the original house in terms of design and angle of pitch

The proposed extension is to be constructed using materials that will match those of the existing property and the roof of the proposed extension has been designed to match the angle of roof pitch of the existing property. It is considered that these elements, as well as the subservient single storey nature of the proposed extension and the simple geometry of the design, combine to give a proposal that will not negatively impact on the character of the host property.

TPO Oak Tree
There is a large English Oak (Quercus Robur) in the rear garden of the property is subject to a TPO. A tree survey was submitted with application 12-00390-FUL, due to concerns raised regarding the proximity of the rear extensions to this tree. As this survey was conducted over 3 years ago, it was considered that this tree information could not be used for the current application due to the continued growth of the tree within this time. Following updated information regarding the root protection area, canopy spread and trunk location of the tree, the RBC Natural Environment Officers are satisfied that the proposed extension would not impact on the TPO tree, provided the tree protection measures stated by the applicant were carried out during construction.


RECOMMENDATION:   
GRANT


Conditions:

1. The development to which this permission relates must be begun not later than the expiration of three years beginning with the date on which the permission was granted.  

Reason: to prevent an accumulation of unimplemented planning permissions and in accordance with Section 91 of the Town & Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. [bookmark: _GoBack]The materials to be used in the construction of the external surfaces of the development shall match those used on the existing building.

Reason: To ensure that the new development appears in keeping with the existing building, in the interests of the character of the area, in accordance with Policy CS7 of the Reading Borough LDF Core Strategy 2008 (Altered 2015) and Policy DM9 of the Reading Borough LDF Sites and Detailed Policies Document 2012 (altered 2015).

3. The permission relates only to the following drawing, received on 24th March 2016:

Drawing No: PD-16-001-01A – Single storey side extension

Reason: To clarify which plan has been approved and in the interests of proper planning.

4. The tree protection measures hereby approved (as shown on PD-16-001-01A – Single storey side extension) shall be in place before any equipment, machinery or materials are brought on to the site for the purposes of the development and shall be maintained until all equipment, machinery and surplus materials have been removed from the site. Within the protected area(s) there shall be no scaffolding, no stockpiling of any materials or soil, no machinery or other equipment parked or operated, no traffic over the root system, no changes to the soil level, no excavation of trenches, no site huts, no fires lit, no dumping of toxic chemicals and no retained trees shall be used for winching purposes. 

Reason: To ensure the protection of trees close to the site and to protect and enhance the character and appearance of the area, in accordance with Policies CS7 and CS38 of the Reading Borough LDF Core Strategy 2008 (Altered 2015).



Informatives relating to:

a. Your attention is drawn to the terms and conditions of this permission. Any development which is carried out but which differs materially from the approved plans and details, or does not comply with any condition(s) or planning obligation(s) attached to the permission may result in the Council taking action to remedy the breach of planning control. If you are in any doubt please contact the Council.

b. The applicant’s attention is drawn to the requirement for submission of a Building Regulations application for the proposed development.  Please contact Building Control on 0118 937 2449 for advice.

c. The construction (and demolition) of the development will be subject to environmental health law and the applicant is referred to:
	http://beta.reading.gov.uk/environmentalprotection

d. During the course of construction, the developer should take care to ensure that no part of this development (foundations, eaves, guttering, etc.) would encroach on, under or across the boundary line with the adjoining property, as the requisite Notice has not been served on the owner of that property.  This permission does not confer any right of access onto land that is not under the developer's control. The developer should also be mindful of the obligations and requirements of the Party Wall Act (1996) details of which can be found at: http://www.communities.gov.uk/publications/planningandbuilding/partywall
e. The decision to grant planning permission follows the positive and proactive consideration of the issues raised by this planning application and issuing the decision within the eight week time period.   




