DELEGATED APPLICATION REPORT 

[bookmark: _GoBack]Target Date: 14/01/2021			

Application No: 201641/FUL 
Address: 198 Whitley Wood Lane, Reading
Proposal: Erection of new detached three bedroom house with associated parking
Case officer: Claire Ringwood


SITE DESCCRIPTION, SURROUNDING AREA AND BACKGROUND:
The application site is garden land associated with 198 Whitley Wood Lane.  198 Whitley Wood Lane is a two storey semi-detached property with a single storey side extension.  The property is located on an unusually large plot with a splayed boundary with 196 Whitley Wood Lane.  The site backs on to the road for Bobgreen Court.  The surrounding area is predominantly residential with a mixture of types, styles and design.  

[bookmark: _Hlk44597283]It has not been possible to visit the site due to the current pandemic however Google Maps and Google Streetview along with photographs provided by the agent has enabled Officers to fully assess the application. 

PROPOSAL:
The proposal is for the construction of a three bedroom detached house to the side of 198 Whitley Wood Lane. The proposed development would have a two storey rear projection with a hipped roof and a two storey front bay with a gable end.  Two off street parking spaces are proposed along with tree planting and landscaping.

The materials will consist of red stock brick and concrete tiles.
 
PLANS CONSIDERED:
The agent submitted the following plans and information, received on 19th November 2020:

Design and Access Statement
Drawing No: J105-02 – Location Plan 
Drawing No: J105-02 - Context Plan 
Drawing No: J105-03 – Floor Plans 
Drawing No: J105-04 – Site Plan 
Drawing No: J105-06 – Elevations 
Drawing No: J105-07 – Perspective 

The agent submitted an amended plan, received on 16th January 2021:
Drawing No: J105-04 Rev A – Site Plan 

The agent submitted an amended plan, received on 16th April 2021:
Drawing No: J105-04 Rev C – Site Plan 

RELEVANT PLANNING HISTORY:
None.

CONSULTATION RESPONSES: The following addresses were consulted: 196, 198 and 200 Whitley Wood Lane.  No comments were received.
          
Transport (following an amended Site Plan)  
In accordance with the adopted Parking Standards and Design SPD, the proposed dwelling would require 2 off road parking spaces whilst retaining provision for the existing dwelling. The proposal would result in the loss of the garage associated with No.198, plans do not illustrate proposed parking layout for No.198.  A revised plan is required illustrating layout and access. Plans now illustrate parking provision for No198 and is therefore deemed acceptable.

2 off road parking spaces have been illustrated in the submitted block plan for the new dwelling It should be noted that each parking space should be a minimum of 2.4m x 4.8m and should be independently accessible with enough room to be able to safely manoeuvre in and out without hindrance.  No part of the vehicles should over hang any part of the public highway.  The submitted block plan illustrates vehicles would be parking very close to the public footway with one of the spaces encroaching over the boundary.  Plans illustrate all vehicles within the curtilage of the site, therefore this is deemed acceptable.

EV charging points have been illustrated, therefore this is deemed acceptable. 

Cycle storage has been illustrated in a garden shed in the rear garden.  This is deemed acceptable. 

Bin storage for the new dwelling is deemed acceptable. 

There are no objections subject to conditions.

Natural Environment Trees
We are seeking a net gain of greening, especially trees, on every site.  This sits in Whitley ward; a low canopy ward so one in which every development should include tree(s) to meet the aims of our tree strategy to bring up the percentage canopy cover of such wards. At least one tree at the back (it is assumed there is no space on the frontage) should be provided – medium size (ultimately), native tree.  If the applicant submits details now (species, stock size, planting pit spec and basic maintenance) they could avoid pre-commencement conditions.

Planning Officer note: Following additional information the Natural Environment Officer confirmed “the tree pit specification could be a little more precise but OK.  Inclusion of shrub planting on the frontage is positive but no details are provided.  Without this (species, numbers/densities/stock sizes and establishment details) condition L1 will be required.

Environmental Protection 
Standing advice states that the following conditions would have been applied had the application been acceptable 1) The control of noise and dust, 2) Construction and demolition hours of work and 3) No bonfires. 
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'.

The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework 
National Planning Policy Guidance 

Reading Borough Local Plan (2019): 
CC1: Presumption in Favour of Sustainable Development
CC2: Sustainable Design and Construction
CC3: Adaptation to Climate Change
CC5: Waste Minimisation and Storage
CC7: Design and the Public Realm
CC8: Safeguarding Amenity
EN14: Trees, Hedges and Woodland
EN16: Pollution and Water Resources 
H1: Provision of Housing
H2: Density and Mix 
H3: Affordable Housing 
H5: Standards for New Housing 
H10: Private and Communal Outdoor Space 
H11: Development of Private Residential Gardens 
TR3: Access, Traffic and Highway-Related Matters 
TR4: Cycle Routes and Facilities 
TR5: Car and Cycle Parking and Electric Vehicle Charging 

Supplementary Planning Guidance/Documents: 
SPG - Planning Obligations under s.106 (2015) 
SPD - Sustainable Design and Construction (2019)
SPD – Revised Parking Standards and Design SPD (2011)
SPD – Affordable Housing (2021)




APPRAISAL:

Main considerations:
a) Principle of development
b) Design and impact on the character of the area and street scene  
c) Residential amenity
d) Transport implications
e) Landscaping
f) Affordable Housing
g) Sustainability  
h) Community Infrastructure Levy

a) Principle of development
The principle of the development would need to be assessed in terms of the requirements of the National Planning Policy Framework (NPPF) where paragraph 70 seeks to ensure that policies are set out to resist inappropriate development of residential gardens. The NPPF states planning policies and decisions should “promote an effective use of land in meeting the need for homes and other uses, while safeguarding and improving the environment and ensuring safe and healthy living conditions…..in a way that makes as much use as possible of previously-developed or brownfield land” (paragraph 117). Annex 2: Glossary of the NPPF highlights that private residential gardens are excluded from the definition of previously developed land. This does not mean that development of private residential garden land is unacceptable in principle but it does mean that previously developed land should be the first choice for housing development, i.e. development of private residential garden land has a lower priority.  

Policy H11 of the Council’s Local Plan also establishes a number of criteria against which applications for the development of private residential gardens need to be assessed whilst policy H10 seeks to ensure that adequate private and communal outdoor space is retained in terms of development proposals.    Therefore, while the proposed site is not ‘previously developed land’, the principle of development is considered acceptable providing the scheme accords with other principle policies. 
 
The proposal is for three bedrooms which would be capable of accommodating a family unit, which accords with Policy H2.

b) Design and impact on the character of the area and street scene 
Policy CC7 requires all development to be of high design quality that maintains and enhances the character and appearance of the area of Reading in which it is located. The various components of development form include layout, landscape, density and mix, scale – height and massing and architectural detail and materials.

The proposed house is of a different design to those within the row but elements of its design have been taken from the semi-detached properties on the opposite side of the road which have two storey front projections.  However, there is a varying mix of styles and designs within the local vicinity.  The proposed dwelling has a pitched roof and will be 500mm higher than the neighbouring properties although the eaves height will be similar.  There are varying heights between neighbouring properties within the row and although the property will have a different style of roof due to being detached, it is not considered harmful to the overall character and appearance of the area which is mixed already.  

The footprint of the proposed house is slightly larger than the neighbouring properties on either side but there are larger properties within close proximity.   The materials will be similar to other properties within the vicinity and although the proposed dwelling is different in design and marginally higher than neighbouring properties it has a street frontage, follows the existing building line and on a plot that is generally in line with neighbouring properties.  Taking into consideration the mix of housing within the surrounding area the proposed dwelling, on balance, is not considered to be significantly detrimental to the overall character and appearance of the area and as such is in accordance with policies CC7 and H11.  

c) Residential amenity
Policy CC8 requires new developments to be assessed with regard to their impact on existing and future residential occupiers with respect to matters including: privacy and overlooking; access to sunlight and daylight; visual dominance and overbearing effects of a development; and harm to outlook.  

Impact on neighbour amenity 

The proposed house is located along the ‘new’ boundary with 198 Whitley Wood Lane and due to the splayed boundary with 196 Whitley Wood Lane the distance between the boundary increases as it extends to the rear.  The proposed dwelling does extend further back than both neighbouring properties however the submitted plans show that it does not encroach on a line taken at 45 degrees from the nearest habitable rooms which ensures adequate light is maintained to these neighbouring properties.  The proposed dwelling has one first floor side window to a bathroom and this will be conditioned to be obscure glazed and fixed below 1.7m in height to ensure there is no loss of privacy to 196 Whitley Wood Lane.

198 Whitley Wood Lane has a single storey side extension with windows to front, side and rear.  The agent has advised this extension is the kitchen with its principle windows at the rear.  Although there will be some loss of light and outlook from the side facing window it is considered that the remaining windows to the front and rear will ensure there is adequate light and outlook to and from this room.  There are no side facing windows at 196 Whitley Wood Lane and there are no properties directly to the rear of the site.

Although there will be a change in outlook for the residents of 196 and 198 Whitley Wood Lane the siting of the proposed dwelling and its relationship with the neighbouring properties is not considered to be harmful to the living environment of these neighbouring properties in terms of being visually dominant or overbearing.

Once occupied, neighbouring properties will notice additional noise and disturbance associated with the use of the garden, but the use as a family garden is not considered to be so significant as to have a detrimental effect on amenity and would be as accepted in a suburban residential environment.

Amenity of Future Occupiers

Policy H10 (Private and Communal Outdoor Space) seeks that residential developments area provided with adequate private or communal outdoor amenity space.  Sufficient garden space is provided, which complies with Policy H10.

Policy H5 requires all new build housing outside the Central Area to comply with the nationally described space standard.  The floorspace is 110sqm which exceeds the minimum for a 3 bed 5 person dwelling (93sqm) and therefore, provides an acceptable standard of accommodation. 

Policy EN16 (Pollution and Water Resources) seeks to protect future occupiers from the impacts of pollution and 

It is considered that the proposal would provide an overall good standard of accommodation throughout with regular shaped rooms providing suitable outlook, natural lighting and ventilation. 

The proposal is therefore considered to provide an overall suitable standard of accommodation, in line with Policies H10, EN16 and CC8 in particular.

d) Transport implications
Transport has confirmed that two car parking spaces accords with the Council’s car parking standards and sufficient parking will remain for 198 Whitley Wood Lane.

Cycle storage is proposed within the rear garden which is considered to be satisfactory.  

An electric vehicle charging point is proposed.

Subject to the recommended conditions the proposal complies with policies TR4 and TR5 and is acceptable.

e) Landscaping 

Due to the splayed boundary and the requirement to provide two car parking spaces there is limited space available to the front for landscaping however the applicant has provided an amended site plan showing shrub planting along the side boundaries at the front and also a new tree at the rear.  Further information will be required to provide exact details of the planting however this will be secured by way of a condition.

f) Affordable Housing 
The Council’s adopted Policy H3: Affordable Housing states “on sites of 1 – 4 dwellings, a financial contribution will be made that will enable the equivalent of 10% of the housing to be provided as affordable housing elsewhere in the Borough.” The GDV of the sold price was used to calculate the contribution as £17,250 and the applicant has agreed to enter into a Section 106 legal agreement on this basis.

g) Sustainability 
Policy H5: Housing Standards, requires that all new build housing integrate additional measures for sustainability. In light of this conditions are recommended to ensure the development meets the following requirements:

· Higher water efficiency standards of 110 litres per person per day; and
· A 19% improvement over building regulations energy requirements

Although secured by planning condition, these new requirements will be administered through the Building Regulations. Confirmation of compliance will need to be submitted to the LPA to discharge the condition.

h) Community Infrastructure Levy
The proposal will be subject to Community Infrastructure Levy (CIL).  The relevant form has been submitted and a liability notice will be sent following the issuing of a decision.  CIL does not form part of the determination of the application.   

CONCLUSION:
In overall terms the planning merits of the proposal (including the provision of an affordable housing financial contribution) are considered to be acceptable within the context of national and local planning policies, as detailed in the appraisal above. As such, full planning permission is recommended for approval, subject to conditions and completion of the S106 Legal Agreement.

RECOMMENDATION:

Grant subject to S106 legal agreement.

Conditions
1) Time Limit – 3 years 
2) AP1 – Plans
3) Materials (as specified) 
4) L1 – landscaping 
5) Construction Method Statement (to be submitted)
6) Vehicle Parking (as specified)
7) Vehicular Access (as specified)
8) Cycle parking (as specified) 
9) Refuse and Recycling (as specified)
10) EV Charging Points 
11) Construction and demolition hours of work
12) No bonfires
13) First floor side window fixed and obscure glazed
14)  SU3 SAP Assessment MINOR
15) SU4 SAP Assessment Minor

Informatives
Pre-commencement conditions 
IF5 Terms and Conditions
IF3 – Highways
I29 – Access Construction 
I11 - CIL 
IF4 - S106
IF1 – Positive and Proactive






