
DELEGATED APPLICATION REPORT

Ward: Katesgrove

App Ref: 200189/VAR
Address: 70 Swainstone Road, Reading, RG2 0DX
Proposals: Construction of one bedroom end of terrace dwelling, as approved by planning application 151942, but with variation of conditions 2, 3 and 4 to allow alterations to the development as previously approved. 
Case Officer: Julie Williams
Applicant: SFP Ltd
Date received (valid from): 25 February 2020      Target Decision date: 21 August 2020


1.
INTRODUCTION

1.1 The application site is located at the western end and on the southern side of Swainstone Road, a residential cul de sac. 68 Swainstone Road was the end of terrace two storey residential property and the application site is formed from the side garden to that property. It previously contained a garage. The attached one bedroom dwelling granted permission by application 151942 has been completed but was observed to not comply with approved plans in that the width is 500mm wider than as approved, windows at first floor are too large, the garage has not been designed as approved (see photo below), the east facing windows are not as approved and nor is the internal ground floor layout. 

[image: image1.png]


Photo taken in 2019
1.2 To avoid enforcement action being taken the applicant has sought to retrospectively gain planning permission for the changes and during the course of the application has responded to requests by officers to make further changes to resolve some of the more harmful aspects of the unauthorised development – such as the visual dominance of the projecting wide garage. 
1.3 The surrounding area is largely residential in nature. Swainstone Road consists of two storey terraced C3 and C4 properties of a similar age and appearance. 68 Swainstone Road has been extended with a large dormer at the rear and is in use as a C4 HMO under the permitted development regime in force before the Article 4 Direction restricting changes of use from C3 to C4 in this area was brought in.  The site is bounded by playing fields associated with Christchurch Primary School on Milman Road to the west. The playing fields have an emergency access at this point, and there is also a pedestrian footpath running along the western boundary of the site which links Swainstone Road with Waterloo Rise. There is a sub-station at the rear of the site.

2.
PROPOSAL AND SUPPORTING INFORMATION

2.1
Construction of one bedroom end of terrace dwelling, as approved by planning application 151942, but with variation of conditions 2, 3 and 4 to allow alterations to the development as previously approved. 

2.2
The two storey side extension was to measure 3.5m in width and 12.7m in depth at ground floor level and 11.7m in depth at first floor level. The extension was to be set back from the street by 2.6m and the main face of the existing dwelling by 0.75m, with a gap to the western (alleyway) boundary of 1.4m at the front of the extension, tapering down to 1m at the rear of the extension following the slightly splayed garden. A single storey rear extension was to project 2.5m from the rear of the original ‘outrigger’.  The application also included a garage facing the street. 

2.1  The current proposal is to seek retrospective permission for the 4 metre wide structure as built with the ground floor being longer than as approved due to the projection of the garage.  The first floor windows are proposed to be replaced with windows as approved by 151942.  
Plans considered
· Drawing No. D1234 - 04 rev b– Site/Block (Proposed) and Location Plans

· Drawing No. D1234 – 05 rev b– Floor Layout Plans 
· Drawing No. D1234 - 06 rev b – Planning Proposals – Elevations

· CIL form

· Planning Policy Statement 

· As approved [image: image2.png]=
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· As proposed 06 rev b
The following amendments to garage design to remove projection and change to car port were submitted on 27 July 2020:

· Drawing No. D1234 – 05d – Planning Proposals - Floor Layout Plans 
· Drawing No. D1234 – 06d – Planning Proposals – Elevations 
As proposed 06 rev d
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In response to the draft decision notice the agent provided further amended plans and his email to explain changes.  In summary: 
Drawing D1234-4b is amended as it shows the front garage extension, the revised drawing submitted is D1234-04c with the front garage extension removed

Approval of the CMS under the current app will assist with the implementation of the works and allow amendment to condition 7 re CMS. 

The amended floor plan D1234-05 rev e shows the side gate and a 2m high close boarded side boundary treatment as per the previous plan. The difference being the side fence is close boarded to 2m rather than palisade fencing. The proposed timber fencing has a more residential character and it also prevents views into the site which palisade fencing would not. 

3. RELEVANT PLANNING HISTORY 

· 151942 - Construction of one bedroom end of terrace dwelling with garage. Granted
· 11/00880/FUL (110266) - the erection of a two storey side extension and single storey rear extension”. Granted with S106 granted 5/12/11

· 10/01185/PREAPP - Pre-application advice for two storey side and single storey rear extension. Observations Sent - 23rd September 2010.

· 09/00102/FUL - Two storey side and single storey rear extension (Resubmission of planning application 08/01132/FUL). Application Refused 28th April 2009. Appeal Dismissed 3rd November 2009. 

· 08/01132/FUL - Two and a half storey side extension and loft conversion incorporating a rear dormer. Application Withdrawn 2nd December 2008. 

4. CONSULTATIONS
Non Statutory Consultation

RBC Transport

The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD.  This zone directly surrounds the Central Core Area and extends to walking distances of 2 kilometres from the centre of Reading. In accordance with the adopted Parking Standards and Design SPD, the development is required to provide a parking provision of 1 space for the proposed one bedroom dwelling.

Whilst the site is accessible to good public transport links and local shops, the parking demand created by this development should not be accommodated on the surrounding roads where there is significant demand for on-street parking.  The site is located within an area designated as a Residents Parking Permit Area Zone 10R which was implemented on 1st March 2016. Therefore, any future occupants of the new dwelling will not be automatically entitled to a parking permit for the surrounding residential streets where parking is under considerable pressure.  

In accordance with the Council’s Parking Standards and Design SPD, secure cycle storage will be provided in the form of a garden shed. However, with the internal alterations the garage is now too short to meet current standards. 

Discussion on amended plans 

Transport officers considered amended plans (rev c) keeping a tiny garage and the suggestion of removal of garage parking in favour of on street parking permits or car free.  The internal measurements of the garage at approximately 4.2m long by 3.8m wide was too small to accommodate a standard sized vehicle, therefore, it can only be used for storage. The plans also show that the garage door will be retained (opposed to a car port), leaving a distance of approximately 2m between the building line and the highway boundary.  It was disappointing for transport colleagues that a car port option was not pursued but as case officer I was not sure what that would look like and I was concerned that cars might end up straddling the pavement if the garage was too short to park in and the forecourt is also too short.  

However, the latest set of plans (rev d) do use a car port option.  The fact that there are double yellow lines outside the site will prevent any vehicle protruding out as they will be liable to receive a penalty notice and enforcement action could also be taken through the highways act as this practice would be causing an obstruction to the footway should address the fears of vehicles overhanging the pavement.   


Public/local consultation and comments received
The following addresses were consulted by letter.
63 Swainstone Road, Reading, RG2 0DX

64 Swainstone Road, Reading, RG2 0DX
69 Swainstone Road, Reading, RG2 0DX

67 Swainstone Road, Reading, RG2 0DX

66 Swainstone Road, Reading, RG2 0DX
65 Swainstone Road, Reading, RG2 0DX
68 Swainstone Road, Reading, RG2 0DX

One letter of representation has been received raising concerns about the boundary security, surveillance of the adjacent footpath, potential loss of the garage parking and restrictions on turning area at end of road so the garage space should be used for parking. Also objection to the unauthorised appearance of the dwelling and impact on the appearance of the street. 

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.

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

National Policy

National Planning Policy Framework  & National Planning Practice Guidance

Reading Borough Local Plan (2019)
CC7 (Design and the Public Realm)

CC8 (Safeguarding Amenity) 

H3 – Affordable Housing

TR3 – Access, Traffic and Highway-Related Matters 
TR5 – Car and Cycle Parking and Electric Vehicle Charging

SPG/SPD

· A Design Guide to House Extensions SPG

6. APPRAISAL
(i) Principle of Development

6.1
The principle of the proposed development has already been established by the granting of the earlier planning permission.  There is a new Local Plan but the relevant policies have broadly been rolled forward and the proposed dwelling as varied remains acceptable in principle. The only matter for consideration here is whether the proposed alterations to the appearance and internal layout are also acceptable and if there are any new policies to consider. 

(ii)
Design and appearance 

6.2
The proposed 4 metre wide garage is wider than approved but in the context of being at the end of the terrace is not so objectionable that it would warrant refusal of permission. The alterations to the window size and design and the removal of the projection of the garage with material detailing will bring the front elevation back to close to what was approved and on that basis is acceptable. The proposed dwelling as amended would therefore comply with the now relevant Policy CC7. 


(iii)
Transport concerns
6.3
See above.  The garage was forced forward to make space for an altered internal layout and still meet standards. The planning officer preference was for the garage to be pushed back but that then took the garage depth below standard.  Leaving the only options to be either delete the garage altogether or to use a car port solution.  The latter was proposed and agreed by all to be an acceptable solution.  Additional planning conditions will be needed to secure that the car port remains as such and is not converted to an alternative accommodation use.  Conditions re parking permits information needed and amended CMS condition. 

(iv) Amenity of neighbours

6.4 CC8: Safeguarding Amenity seeks to prevent development that will cause a significant detrimental impact to the living environment of existing or new residential properties.  The proposed changes will not be contrary to this objective.  The concerns raised by the neighbour are primarily related to the boundary treatment and site security and these concerns have been brought to the attention of the applicant.  The amended plan with details of boundary treatment have addressed these concerns and the provision needs to be conditioned. 
(v)Other Considerations

The Community Infrastructure Levy

6.5
The proposal would have been liable to pay the levy on occupation.  


S106 Legal Agreement

6.6 The 2015 permission was issued subject to a legal agreement being entered into to secure an affordable housing contribution and it can be confirmed that the required contribution was paid in full on 2nd August 2018. 
7. CONCLUSION  
7.1
The proposed development has been assessed and the proposed works are considered to be in accordance with the above relevant policies and planning permission for this variation application can be granted. 

8.0
RECOMMENDATION  

Application Permitted

