
DELEGATED REPORT 

Ward:  Church
App No.: 200331
Address: Land to the rear of 14 & 14A Cedar Road, Reading, RG2 7ER
Proposal: Erection of a 2-bedroom detached dwelling
Applicant: PPR Properties Ltd
Deadline: 04/08/2020 – Extended to 1/1/2021
	RECOMMENDATION:

Application Refused:

Reasons:

1. The plot size is incapable of accommodating a detached residential building as proposed without resulting in a cramped and overdeveloped appearance that would be detrimental to the character of the area contrary to the Reading Borough Local Plan 2019 policy CC7 (Design and the Public Realm) and H11 (Development of Private Residential Gardens).  
2. The retained rear garden for both 14 & 14A and the proposed garden for the new dwelling would be uncharacteristically small in comparison with the prevailing garden sizes in the locality and would fail to provide adequate functional private outdoor amenity space for all of the dwellings involved. This is contrary to the Reading Borough Local Plan 2019 Policy H10 (Private and Communal Outdoor Space) and H11 (Development of Private Residential Garden Land). 

3. The overdeveloped appearance of the site would be exacerbated by the proposal to provide hardstanding on almost all of the frontage of 14 & 14a Cedar Road.  When seen in the context of the new house close to the rear elevation of 14a Cedar Road the impression would be that the existing houses are left with such little setting that a loss of amenity has occurred contrary to the Reading Borough Local Plan 2019 Policy CC8 (Safeguarding Amenity) and harmful to the character of the area contrary to Policy CC7 (Design and the Public Realm).

4. In the absence of a completed legal agreement to secure appropriate and necessary financial contributions towards Affordable Housing provision, the proposal fails to accord with the Reading Borough Local Plan 2019 Policy H3 (Affordable Housing) and the ‘Affordable Housing’ SPD (2013).




INTRODUCTION

The application site consists of a fenced off rectangular area to the rear of 14 and 14A Cedar Road fronting Linden Road. To the north side the site adjoins 37 Linden Road, and to the rear (east side) the site backs onto the rear garden of 12 Cedar Road.

The surrounding area is predominantly residential. The site is not in a conservation area.

Access to the site is from Linden Road. 

PROPOSAL 
The proposal is to provide a detached 2 storey house with 2 bedrooms and parking for 2 vehicles on a forecourt area.
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The plot area measures 607 sq.m and the house itself measures 68.5 sq.m. The proposed plans show a 2 bedroom house with on site parking for 2 vehicles and bins and cycle storage area to the rear.

The applicant did not seek pre-application advice prior to the submission of the application. 

Submitted Plans and Documentation: 
3605-200 Rev F - Site Plan

3605-201 Rev F - Ground Floor Plan

3605-202 Rev F - First Floor Plan

3605-203 Rev B - Elevations

3605-204 Rev B - Block Plan 
Design & access 
1. 7

Community Infrastructure levy (CIL):

The applicant has completed a CIL liability form with the submission.  Had the recommendation been to approve the development would have been liable to make a payment. 
PLANNING HISTORY

06/00761/FUL – Erection of a two bedroom dwelling next to 14 Cedar Road.  Granted August 2006 and partly implemented. This permission included parking layout provision in association with the additional dwelling (14A) on the plot that is subject to this current application. The approved parking layout has not been implemented.
162170 - The proposal is for the construction of two x 2 bedroom flats following demolition of a detached garage.  Refused.
CONSULTATIONS
Statutory - none
Non-statutory
Transport:

The proposal seeks to demolish the single-story rear extension of 14 Cedar Road and erect a two-bedroom detached dwelling with access, parking for two vehicles, private rear amenity space and appropriate landscaping and dropped kerb extension.

The site is located within the Zone 3, the Secondary Core Area but on the periphery of Zone 2, Primary Core Area which directly surrounds the Central Core Area and extends to walking distances of 2 kilometres from the centre of Reading. In accordance with the adopted SPD, the proposed development requires 2 parking spaces whilst retaining a sufficient level of parking for 14a Cedar Road. 
The new dwelling includes the provision of 2 parking spaces in line with the RBC Parking Standards SPD as shown on the revised drawing 3605/200 Rev F.  The existing dropped kerb (previously serving a garage) on Linden Road will be extended to accommodate 2 vehicles parked side by side.  The applicant was advised that the lamp column must be relocated in order to accommodate the required clearance distance with all costs all costs associated with such work to be charged to vehicle crossing applicant.  This was agreed by the applicant’s agent by email on 11 August 2020.  

The revised plans now re-provide on-site parking provision for 14a Cedar Road. The existing dropped kerb will serve both 14 & 14A Cedar Road which is acceptable.
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The Council’s Local Transport Plan 3 Strategy 2011 – 2026 includes policies for investing in new infrastructure to improve connections throughout and beyond Reading which include a network of publicly available Electric Vehicle (EV) charging points to encourage and enable low carbon or low energy travel choices for private and public transport. The Councils Local Plan was adopted in November 2019 and this includes a requirement at Policy TR5 for each new house to be provided with an electric charging point. Therefore, this would be conditioned if the application was approved. 

Cycle storage has been proposed and is located at the rear of the site.  The proposed location is acceptable, however, we require detailed plans confirming that the cycle parking provision meets the Council’s adopted standards in terms of layout.  I am, however, happy for this to be dealt with by way of a condition.

In terms of refuse collection, the residents of the dwellings will be required to place the bins outside for kerbside collection as per the other houses in the street. 

Therefore, there are no further transport objections to this application subject to the conditions attached.

Public
14a Cedar Road, Reading, RG2 7ER

28 Linden Road, Reading, RG2 7EQ

12 Cedar Road, Reading, RG2 7ER

37 Linden Road, Reading, RG2 7EG

37a Linden Road, Reading, RG2 7EJ

37b Linden Road, Reading, RG2 7EJ

35 Linden Road, Reading, RG2 7EG14
3 Objections were received referring to there being too many cars in the area already; design of of keeping, garden to small, parking problems, possible impact on No.37 Linden Road; loss of light & privacy, site too small, out of keeping in appearance, state of site. 

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) which states at Paragraph 11 “Plans and decisions should apply a presumption in favour of sustainable development”. 
The development plan for this Local Planning Authority is the Reading Borough Local Plan (November 2019).  The relevant policies are: 
CC1: 
Presumption in Favour of Sustainable Development

CC2: 
Sustainable Design and Construction

CC6: 
Accessibility and the Intensity of Development

CC7: 
Design and the Public Realm

CC8: 
Safeguarding Amenity

CC9: 
Securing Infrastructure

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

TR5: 
Car and Cycle Parking and Electric Vehicle Charging

Relevant Supplementary Planning Documents (SPD). 

APPRAISAL 

Principle of development
The assessment into the 2016 planning application explained that prior to permission 06/00761/FUL (erection of a two bedroom dwelling next to 14 Cedar Road) the current application site formed part of the garden serving 14 Cedar Road. Planning permission 06/00761/FUL incorporated the site as part of the rear garden of 14A Cedar Road where the parking spaces for the new dwelling were proposed to go. Notwithstanding that planning condition 10 of the decision notice required these parking spaces to be provided before occupation of 14a the spaces were not.  It is apparent that the land has been separated from the rear of 14 & 4a by garden fencing but without a change of use the site still forms part of the rear gardens of 14 & 14A Cedar Road.  Therefore, the proposal is considered to represent development on garden land. 

Local Plan Policy H11 (Development of Private Residential Gardens) explains that new residential development that involves land within the curtilage or the former curtilage of private residential gardens will be acceptable where:

a) It makes a positive contribution to the character of the area;
The character of the area is of semi or terraced houses within gardens.  The proposed detached property clearly differs from this and its sitting would result in 14 & 14a Cedar Road being left with insufficient garden space appearing cramped and out of character  
b) The site is of an adequate size to accommodate the development;
The plot size 607 sq.m provides insufficient room for the house proposed and a reasonable usable area of private amenity space.
c) The proposal has a suitable access;
The access to be taken off Linden Close is suitable.
d) The proposal would not lead to an unacceptable tandem development;
The relationship of the new house to the existing ones and access to it means that this would not be unacceptable tandem development.
e) The design minimises the exposure of existing private boundaries to public areas;
No new public areas are created adjacent to existing boundaries. 
f) It does not cause detrimental impact on residential amenities;
Neighbours have raised concerns about loss of privacy and outlook. The siting of the new house (although there are no side facing windows) comes very close to the boundary and would lead to a sense of overbearing development in comparison to the existing situation. 
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g) The emphasis is on the provision of family housing;
A two bedroom family house is proposed.
h) There is no adverse impact on biodiversity, 
No objections raised. 

i) The proposal does not prejudice the development of a wider area.
There is no scope for any further development here. 
While many of the above criteria are met those that are not are important in terms of whether the new house can meet other relevant design and residential amenity policy concerns – as discussed below. 
Design considerations and effect on character

The proposed dwelling would be located slightly closer to the street than the adjacent house on Linden Road.  It also has a very different design to that property and others in the road and in this regard would be a notable new feature in the street.  It is not an unpleasant design but its proximity to the adjacent houses will make it appear at odds with the prevailing character and appearance of the street. 

Therefore the harm comes from the small plot size and its ability to accommodate a dwelling as proposed without appearing cramped and overdeveloped. 
Development in the area mostly consists of semi-detached dwellings and short terraces, with parking both to the front of some of the dwellings and on the street.  The properties with the same orientation on Linden Road adjoining the site to the north are setback from the road with deep rear gardens averaging 40m. To the south side, the dwelling at number 14A Cedar Road is 9.3m from the application site boundary and that on number 14 Cedar Road is 6.2m. The application site is c10m wide extending to 16m deep. The footprint of the proposed building would be 8m wide by between 4.5 and 6.2m deep.  The proposed usable amenity space and that retained for 14 & 14A Cedar Road would be noticeably smaller than and out of character with the other garden sizes in the area.  
While there are no objections raised on the technical solution to the parking provision for the three houses involved the visual impact of the combination of hardstanding to the front of 14 & 14a Cedar Road and the building and hardstanding for the new dwelling will add to the impression of over-development and harm to the appearance and character of the area. 

These factors are all considered to result in a cramped form of development that would be detrimental to the character of the area.  Contrary to Policy CC7 & H11.
Impact on residential amenity
The proposed amenity space would provide just 42 sq.m of outdoor space for potential future occupiers of the dwelling.  Supporting text to Policy H10 advises that this space should be equivalent to the gross floor area of the house (The CIL form submitted suggests a figure of 68.5 sq.m) for the new house.   The proximity to the rear elevations of the Cedar Road properties will mean that this small garden space will have very little sense of privacy. 

In respect of the internal floor area Policy H5 requires that all new build housing outside the central area should meet the nationally prescribed space standards.  This requires for 2 bedroom houses the minimum gross internal floor area to be between 70 and 79 sq.m.   

In terms of impact on neighbours the siting of the house would be within 1 metre of the boundary to 37 Linden Road and less than 10 metres from the main rear elevations of 14 & 14 Cedar Road.  This is too close to not result in harm to the outlook for all these existing properties 

The conclusion reached is that the residential amenity of proposed residents will not be acceptable with cramped internal living space and external areas while existing neighbours will have their outlook harmed contrary to Policies H10 and CC8. 
Transport
See the comments from transport provided above.  Amended plans have been provided to resolve parking concerns and had planning permission been granted planning conditions would have been used to ensure compliance with relevant policies TR3 & TR5.  
Sustainable development

Policy H5 requires that all new dwellings will be built to a high water efficiency standard (as required by Building Regs 2015) and that as a minimum a 19% improvement on the dwelling emission rate will be achieved.  The dwelling also needs to be accessible and adaptable for future users.  Had planning permission been granted planning conditions would have been used to ensure compliance.  

S106 

All new dwellings in Reading are required to contribute towards the supply of affordable housing (Policy H3) and where less than 10 dwellings are proposed an off-site financial contribution is acceptable.   The applicant has provided estate agent valuations for the proposed dwelling and had planning permission been recommended a S106 agreement would have been entered into to secure payment of a contribution calculated using the formula set out in the adopted SPD for Affordable Housing.  .

Equalities Impact
When determining an application for planning permission the Council is required to have regard to its obligations under the Equality Act 2010.  There is no indication or evidence (including from consultation on the application) that the protected groups as identified by the Act have or will have different needs, experiences, issues and priorities in relation to this 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 proposed development.

CONCLUSION 
This proposal has been carefully considered in the context of the Reading Borough Local Plan 2019 and supplementary planning documents. While the design of the house is acceptable the plot size is too small to accommodate a new dwelling without harm to residential amenity and detracting from the character and appearance of the area. The recommendation is to refuse planning permission for the reasons shown above. 
Case Officer: Julie Williams / James Overall

