DELEGATED APPLICATION REPORT 


Extended Target Date: 29/4/2016
Application No: 152294/HOU 






Address: Linden Mews, The Mount RG1 5HL
Proposal: Excavation to form a lower ground level to include demolition of boundary wall and erection of a two-storey rear extension.
Case officer: Ben Pratley
Site Description and Surrounding Area:     

The site is a detached house in The Mount Conservation Area.  It is accessed via a drive to the south of Progress Theatre, a modern building, off The Mount. The application site has 53 and 53a Christchurch Road to the south, 10 Lancaster Close to the west and a garage block to the north. The surrounding area is predominantly residential apart from the Prospect Theatre.  This is a small theatre in a modern designed building.  
Relevant Planning History:

· 030495/FUL (03/00083/FUL).  Conversion of existing outhouse to a kitchen incorporating the addition of a new slate roof with 2 no. velux windows.  Granted.
Consultation Responses:

The application was assessed twice at an Applications Steering Group meeting. It was eventually agreed with the amended scheme that permission should be granted, subject to materials being approved.
The Transport Strategy Section have no objection.
The Tree Officer commented;

As the site is within a conservation area, consideration needs to be given to the impact on the loss of trees and whether sufficient vegetation is retained to provided screening of the modern extension from The Mount.

Site Plan PL001 indicates that two trees are to be removed to allow for the extension.  It would appear from the Proposed Ground Floor plan PL006 that a third tree, on the north boundary, will require removal for the outdoor pool.  

None of the trees are of particularly good quality hence do not merit a TPO.  However, replacement tree planting would be reasonable to mitigate tree loss and to add to the screen along the east boundary with the theatre, which is currently fairly open.

If approved, I would suggest the following conditions:

· Pre-commencement submission of details of new tree planting (add the requirement for tree pit details).

· Implementation of trees planting as approved prior to completion of the extension
· Replacement planting for anything that dies within 5 years of planting.

Neighbours:
1 item of correspondence received.  The issues raised were as follows:

· The proposal will have an overpowering impact on the neighbouring property.
· There will be a loss of view from the neighbouring property.

· The proposal will have a detrimental impact on the character of the area.

· Detrimental impact from construction of extension.

· Noise and disturbance from proposed rooflights.
Following the submission of amended plans further representations were made by the same objector.  They confirm that they maintain their objection for the above reasons.

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:

Reading Borough Local Development Framework Core Strategy (2008)

CS7: Design and the Public Realm
CS33: Protection and Enhancement of the Historic Environment

CS38: Trees, Hedges and Woodlands
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)

Amended Plans considered
PL001 P1 – Site plan

PL006 P2 – Proposed ground floor plan

PL007 P1 – Proposed first floor plan

PL008 P1 – Proposed elevation

PL009 P1 – Proposed elevation

PL010 P1 - Proposed site plan
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Appraisal

Appraisal Checklist

DM9 states that 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 - While the proposed modern design is very different from the original house the scale and proportions are acceptable and a condition can be used to ensure that the materials are submitted for approval.      
· 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; A couple of small fruit trees need to be felled to allow the extension to be built but these are not of any significance in terms of appearance or amenity value. The applicant has agreed to plant replacement trees elsewhere on the site and relevant conditions can ensure that they are provided and existing trees protected (CS38: Trees, Hedges and Woodlands).  
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. This is also relevant to satisfying policy CS33.
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 applicant has responded to the neighbours’ concerns by amending the original scheme to reduce the length of the structure from 16 metres to 10.5 metres along the boundary; to reduce the eaves to slightly over 2 metres in height with a shallow slope for 2 metres until the 4.5 metre high flank wall for the first floor extension starts.  They have also provided information to BRE standards to demonstrate that the structure would not lead to a loss of light to the main house (a small part of their conservatory is slightly affected in the morning) due the orientation of the houses to each other and the low profile of the extension.  It is also relevant that the structure is proposed to be set in to the ground by 750mm.  
· invade the privacy of neighbouring properties through overlooking from windows or balconies; NO – 
· detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; NO – for the same reasons given for not detracting from the character of the original house. This assessment applies to the impact of the development on the character and appearance of the conservation area (Policy CS33), which is judged to be minimal because of the location of the development. 
· detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; NO – see above
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 - there are no windows proposed in the west facing elevation apart from roof lights on the shallow pitch of the ground floor extension.  The height and angle of these would make it difficult for views out of them.  
· Access to sunlight and daylight; NO – see assessment above
· Visual dominance and overbearing effects of a development; NO – see assessment above
· Noise and disturbance; NO – concerns about disturbance during construction are best addressed through environmental protection regulations and the Party Wall Act. An informative will be used to remind the applicant.  
· Artificial lighting; NO - The neighbour’s concern for light spill from the roof lights is noted but needs to be seen in the context of what could be built on the site as permitted development, which includes roof lights.
· Vibration; NO – see above re construction
· Dust and fume; NO – see above re construction
· Smell; NO – see above re construction
RECOMMENDATION:

Grant.
Standard conditions

Materials to be approved

Tree requested conditions

