DELEGATED APPLICATION REPORT

Target Date: 04/08/2020
Application Number: 200785/FUL
Address: 322 Wokingham Road, Reading
Proposal: Detached dwelling adjacent to 322 Wokingham Road with associated amenity space and external alteration of existing dwelling.
Planning Officer: Claire Ringwood
Site Description and Surrounding Area
The site comprises garden land to the side of 322 Wokingham Road which is currently used for parking.  The property has a two storey rear element and a single storey side and rear extension.  322 Wokingham Road is a semi-detached property located close to the corner with Holmes Road.  The site is located next to a BP Petrol Station.  Both 320 and 322 Wokingham Road have porches to their front doors on the side elevations of the property.  The site is in a predominantly residential area consisting of semi-detached and detached properties on generous sized plots.
It has not been possible to visit the site due to the current pandemic however Google Maps and Google Streetview and photographs from previous planning applications enabled Officers to assess the application fully in context with its neighbouring properties. 

Proposal

The proposal is for the construction of a two bedroom detached property on land to the side of 322 Wokingham Road with parking for 3 cars shared between 322 Wokingham Road and the proposed dwelling.  

The plot will be divided into two so both 322 Wokingham Road and the proposed dwelling have outdoor amenity space to the rear.  This would be accessed from a shared walkway between both properties.
Plans Submitted and Supporting Information

The agent submitted the following drawings and information, received on 10th June 2020:
Location Plan

Drawing No: 01 – Existing/Proposed Site Layout Plans

Drawing No: 02 – Existing Proposed Site Layout Plans

Drawing No: 03 – Existing/Proposed Site Layout Plans

Drawing No: 04 – Existing/Proposed Site Layout Plans 

Drawing No: 05 – Existing/Proposed Site Layout Plans 
The agent submitted the following amended plans, received on 29th July 2020:

Drawing No: 01 – Existing/Proposed Site Layout Plans

Drawing No: 02 – Existing Proposed Site Layout Plans

Drawing No: 03 – Existing/Proposed Site Layout Plans

Drawing No: 04 – Existing/Proposed Site Layout Plans 

Relevant Planning History 
151645/HPA - Rear extension measuring 2m in depth (to attach to an existing 4m depth extension measuring a total depth of 6m), with a maximum height of 2.4m, and 2.4m in height to eaves level.  Withdrawn 21/10/2015.

Response to Consultations
Development Control Transport
Wokingham Road is a classified road, the proposed site is located within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards and Design SPD.  Typically, these areas are within 400m of a Reading Buses high frequency ‘Premier Route’, which provides high quality bus routes to and from Reading town centre and other local centre facilities.  

In accordance with the adopted Parking Standards and Design SPD the proposed development would be required to provide 1.5 parking spaces for the 2 bedroom dwelling as well as retaining provision for the existing dwelling, therefore a minimum of 3 off road parking spaces would be required.  The submitted site layout plan illustrates 2 parking spaces for both dwellings which falls short of the Councils current Parking Standards and Design SPD. In addition to this the proposed layout does not provide any access to spaces and would result in potential obstruction of the highway.  Parking spaces should be 2m x 5m with a 6m forecourt depth which has not been demonstrated on plans. Plans indicate a sliding gate serving the parking area, given that Wokingham Road is now a Red Route we would not want vehicles obstructing the highway or footway whilst waiting to enter the site.   It is also not clear if a dropped crossing is already in place, confirmation is required. If a new access or amended access was proposed, a 1m distance must be retained from the lamp and telegraph poles which are located on the property’s boundary.

It should be noted that recent changes to the Local Transport Plans State:


TR5: CAR AND CYCLE PARKING AND ELECTRIC VEHICLE CHARGING 

Development should provide car parking and cycle parking that is appropriate to the accessibility of locations within the Borough to sustainable transport facilities, particularly public transport. 

Development should make the following provision for electric vehicle charging points: 

· All new houses with dedicated off-street parking should provide charging points; 

Details of this will need to be provided and illustrated on revised plans. 

2 cycle storage spaces should be provided in accordance with the Councils current Parking Standards, plans illustrate that this is to be provided in the rear garden area which is deemed acceptable in a dwelling of this nature.
Bin storage has been illustrated on submitted plans.   It should be noted that these should not be located further than 15m from where the vehicle can wait to undertake collection.  This is to avoid the stationing of service vehicles on the carriageway for excessive periods. 

In view of the proposed parking provision which does not conform to our current parking standards, Transport do not support this application.

Transport were consulted on the amended plans and advised that although 3 parking spaces have been illustrated they do not provide the 6m forecourt depth to allow for manoeuvrability in and out of the spaces.  Also the gates would result in cars waiting on the highway to enter the site.  Transport’s original comments still stand.  

Natural Environment Trees
Wokingham Road is a designated ‘Treed Corridor’ and located in an area of the Borough identified as an Air Quality Management Area where tree cover is of greater importance. The Borough Council seeks to enhance trees along these designated ‘Treed Corridors’ with a commitment to protect the existing trees.

There are no significant tree or landscape features currently on site but some fairly scruffy small trees growing beyond the boundary which would  need to be cut back in order to facilitate the build. 

The additional parking spaces required to the front of the property means there is no scope for any reasonable new trees or landscaping to the front of the site by which to screen and soften views of the new dwelling from the public highway and which would contribute to the amenity of the Treed Corridor. Elsewhere due to the constraints of the site there is insufficient room for any substantial new tree and landscape planting within the rear garden or around the site boundaries.

I consider that this application represents an overdevelopment of the site by failing to make adequate provision for tree and landscape planting.  As such, the application is contrary to policies EN14 (Trees, Hedges and Woodlands), CC3 (Adaption to Climate Change) and CC7 (Design and the public Realm).  

Environmental Health 

Standing advice states that the application should have provided a noise assessment, an air quality mitigation scheme, along with a statement detailing how noise and dust will be effectively managed during demolition (if relevant) and construction and who will be responsible for this.  Had the application been acceptable conditions would include 1) Noise Assessment, 2) Air Quality Mitigation, 3) Reporting of Unexpected Contamination, 4) The control of noise and dust, 5) Construction and demolition, 6) Hours of work and 7) No bonfires. 

Public Consultations 
Properties at 320 and 324 Wokingham Road and 1 Holmes Road were consulted.  11 letters of objection have been received with regards to:

· Impact on the character and appearance of the area including design of development and materials;
· Overdevelopment of the site and not in keeping with the area;
· Scale and dominance of the proposal;

· Traffic and parking issues;

· Road safety;

· Overlooking and loss of privacy;

· Loss of light and overshadowing;
· Poor living environment for any future residents of the proposed dwelling;

· 8 skylights to the roof suggests it will be used for more than storage;

· The proposed dwelling has the potential to have more bedrooms and residents;
· The existing property is rented as a five bedroom House in Multiple Occupation and not a two bedroom property as shown on the plans;

· Increased risk of fire due to proximity to the existing property;

· Disabled persons access and other Building Regulation concerns;

· Loss of trees and shrubbery which are an asset to the BP garage;

Summary of discussions with applicant/agent

The agent was advised in an email dated 21st July 2020 that the proposal was not considered acceptable and would be refused.  The agent submitted amended plans on 29th July 2020 which related to the proposed parking however these did not overcome the concerns previously raised and the agent was advised the application would be refused based on the amended plans.

Relevant Planning Policy and Guidance
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 Planning Policy Framework  (February 2019)
Reading Borough Local Plan (Nov 2019)

CC1 (Presumption in Favour of Sustainable Development)

CC2 (Sustainable Design and Construction)

CC3 (Adaptation to Climate Change) 

CC5 (Waste Minimisation and Storage)

CC6 (Accessibility and the Intensity of Development)

CC7 (Design and the Public Realm)

CC8 (Safeguarding Amenity)

EN14 (Trees, Hedges and Woodland)

EN15 (Air Quality)

EN16 (Pollution and Water Resources)

H1 (Provision of Housing)

H2 (Location, Accessibility, Density and Housing 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)

TR5 (Car and Cycle Parking and Electric Vehicle Charging) 

Supplementary planning documents/guidance

Sustainable Design & Construction SPD (Dec 2019) 

Revised Parking Standards and Design SPD (Oct 2011) 

Planning Obligations under Section 106 (2015) 

Affordable Housing SPD (2013)
APPRAISAL

Main Issues

· Principle of the development

· Impact on the character and appearance of the surrounding area

· Living conditions of future residents and neighbouring properties

· Amenity of proposed dwelling 

· Transport issues

· Sustainability 

· Affordable Housing

· CIL

· Other matters

Principle of the development 

The principle of the development would need to be assessed in terms of the requirements of the National Planning Policy Framework (NPPF) paragraph 70 that 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. 
322 Wokingham Road is a small semi-detached property on the corner of Holmes Road and Wokingham Road and it is next to a BP Petrol Station.  The surrounding area is predominantly residential consisting of semi-detached and detached properties on generous plots.  320 and 322 Wokingham Road have slightly smaller plots than the properties on Holmes Road and Whiteknights Road close by.  The location of the proposed dwelling to the side of 322 Wokingham Road would be contrary to policy H11 that requires proposals to make a positive contribution to the character of the area in terms of the relationship of the proposal to the existing built form and spaces around buildings within the surrounding area.  There are a number of constraints within the site and the proposal also needs to be assessed in terms of its impact on the character and appearance of the surrounding area, residential amenity, highway safety and existing infrastructure.  The proposed development is therefore considered unacceptable in principle. 

Impact on the character and appearance of the surrounding area
Policy H11 of the Reading Borough Local Plan applies more stringent criteria for development proposals on private residential gardens (than those on brownfield sites) and requires that:

a) They make a positive contribution to the character of the area;

b) The site is of an adequate size to accommodate the development;

c) The proposal has a suitable access;

d) The proposal would not lead to an unacceptable tandem development;
e) The design minimises the exposure of existing private boundaries to public areas;

f) It does not cause detrimental impact on residential amenities;

g) The emphasis is on the provision of family housing;

h) There is no adverse impact on biodiversity, and

i) The proposal does not prejudice the development of a wider area.

Policy H2 of the Reading Borough Local Plans states that residential development will be informed by:

· The character and mix of uses of the area in which it is located;
· Its current and future level of accessibility by walking, cycling and public transport;

· The need to achieve high quality design;

· The need to maximise the efficiency of land use; and

· The need to minimise environmental impacts, including detrimental impacts on the amenities of adjoining occupiers.

Policy H10 of the Reading Borough Local Plan seeks to ensure that adequate private and communal outdoor space is retained in terms of development proposals.

Policy CC7 states that “all development must be of high design quality that maintains and enhances the character and appearance of the area”.

320 and 322 Wokingham Road are an attractive pair of semi-detached properties that occupy a corner position and although of small cottage design are prominent within the streetscene due to their proximity to the front of the site.  322 Wokingham Road is accessed from Wokingham Road whilst 320 Wokingham Road is accessed from Holmes Road.  Both properties have porches to the side elevations.  The proposed dwelling would be set back from the front of the site by 8.2m and would be located along the boundary with the BP Petrol Station.  There would be a gap of 1.5m between 322 Wokingham Road and the proposed dwelling.  The proposed dwelling would be 5m wide and 14m length compared to 4.2m wide and 10.5m in length of the existing property (not including the single storey side and rear extension).

The proposed dwelling is different in design and size compared to the pair of semi-detached properties at 320 and 322 Wokingham Road.  Due to the tight nature of the site where the proposed dwelling would be located it has to be set back from the site frontage in order to accommodate car parking.  The existing side porch into 322 Wokingham Road will need to be repositioned to the front of the property and the elevational details arranged to overcome the impact on neighbouring properties in terms of overlooking with all side facing windows obscure glazed.  The external materials would be similar to 322 Wokingham Road and include brick detailing to reflect that at 322 Wokingham Road although not around any of the windows.  The initial proposal included an integral garage at ground floor and although the amended scheme has removed the garage it seems that the garage door remains. 
Taking the above into consideration the proposed dwelling is considered an overdevelopment of the site and would appear cramped on the plot due to the location to boundaries and the existing property at 322 Wokingham Road.  320 and 322 Wokingham Road have adequate parking facilities to the side of the properties however the proposed scheme introduces parking for both 322 Wokingham Road and the proposed dwelling directly in front of the proposed dwelling.  This reinforces the opinion that the proposed dwelling is out of keeping with its surroundings and an overdevelopment of the site.  

The proposed dwelling is larger than the existing property and would have an awkward visual relationship with the existing pair of semi-detached properties which is considered to have a detrimental impact on the character and appearance of the site and its surroundings.  
The proposed dwelling is also considered poor design due to its contrived fenestration details as all the side windows would be obscure glazed which is out of character with neighbouring properties and which fails to make a positive contribution to the character of the area in terms of the pattern of development within the area and the relationship of the existing built form and spaces around buildings within the surrounding area.  The proposal is therefore contrary to Policies CC7 (Design and the Public Realm), H2 (Density and Mix) and H11 (Development of Private Residential Gardens of the Reading Borough Local Plan (2019).

Living conditions of future residents and neighbouring properties

Policy CC8 (Safeguarding Amenity) of the Reading Borough Local Plan states that development will not cause a detrimental impact on the living environment of existing residential properties or unacceptable living conditions for new residential properties, in terms of:

· Privacy and overlooking;

· Access to sunlight and daylight;

· Visual dominance and overbearing effects of a development;

· Harm to outlook;

· Noise and disturbance;

· Artificial lighting;

· Vibration;

· Dust and fumes;

· Smell;

· Crime and safety; or

· Wind

Policy H11 states that proposals for new residential development should not cause a significant detrimental impact to the amenity of adjacent and nearby occupants.

The bedrooms in the proposed dwelling are considered to be in line with the prescribed national standards however the proposal provides poor quality living accommodation in terms of outlook for future occupiers particularly with regards to the communal area which would have obscure glazed windows to both sides and the rear bedroom would be next to the communal area which has the potential to create noise and disturbance.  

The proposed internal layout is also considered poor particularly as the living accommodation is only provided on the first floor.  The ground floor is shown on the amended plans as being used as a utility area, gym and shower room whilst the attic (with 8 rooflights) is proposed to be used for storage.  There does seem from the plans submitted the potential for the internal arrangements to be altered to allow for more bedrooms within the roof space and the ground floor.  As the living environment for future residents is already poor this would be further exacerbated by an increase in residents which would be unacceptable.
The proposed dwelling is also considered detrimental to the living environment of the neighbouring property at 322 Wokingham Road.  322 Wokingham Road has the majority of its windows along the side elevation.  The proposed dwelling would be 1.5m from 322 Wokingham Road.  Although all the side windows to the proposed dwelling would be obscure glazed the proximity of the proposed dwelling to 322 Wokingham Road is considered visually dominant and overbearing resulting in overshadowing and loss of light to the side windows and harmful to outlook for residents of this neighbouring property.  There is also the potential for loss of privacy from the rear bedroom window to the property on Holmes road due to the orientation of the properties and the distance between boundaries.
The proposal is therefore considered detrimental to the living environment of existing residential properties and provides unacceptable living conditions for the residents of the proposed dwelling which is contrary to policy CC8 (safeguarding Amenity) an H11 (Development of Private Residential Gardens) of the Reading Borough Local Plan.

Amenity of proposed dwelling

Policy H10 (Private and Communal Outdoor Space) sets out that ‘Dwellings will be provided with functional private or communal open space…  Houses will be provided with private outdoor space whereas flats may be provided with communal outdoor space, balconies and/ or roof gardens.’  

Paragraph 4.4.87 of Policy H10 sets out that a house should be provided with useable private outdoor space no less than the gross floor area of the dwelling to which it relates (measured externally and including garage space). 

The proposed development results in a garden area, for both 322 Wokingham Road and the proposed dwelling, which does not compare favourably with those in the area and is unacceptable for the size of property proposed and is therefore contrary to policy H10 (Private and Communal Outdoor Space) of the Reading Borough Local Plan.

Transport issues
Although 3 parking spaces have been illustrated on the amended plans a 6m forecourt has not been provided to allow for manoeuvrability in and out of the site and the layout does not therefore comply with the Local Planning Authority’s standards in respect of vehicle parking and is contrary to Policies TR3 (Access, Traffic and Highway-Related Matters) and TR5 (Car and Cycle Parking and Electric Vehicle Charging) of the Reading Borough Local Plan.
Transport Officers make reference to a slide main gate which would result in cars waiting on the highway to enter the site which would not be acceptable.  The submitted plans do not show any details of the proposed gate other than reference to it on the submitted site layout plan however this gate would need to have been removed had the application been acceptable in all other matters.

Sustainability
In line with Policies CC2, CC3 and H5 proposals for new housing will be acceptable where the design of buildings and site layouts use energy, water, minerals, materials and other natural resources appropriately, efficiently and with care and take account of the effects of climate change.  No details have been submitted with the application however had the proposal been acceptable this could have been dealt with by way of planning conditions.

Section 106 Agreement

A financial contribution is required under the Council’s Planning Policies towards affordable housing.  The agent has not confirmed whether the applicant will be willing to address this issue however as the application is recommended for refusal this is a further reason for refusal.

CIL

Had the proposal been acceptable it would have been liable to the Community Infrastructure Levy regime that is applicable to all decisions for planning applications made from the 01/04/2015. The details are available on the Council’s website: 

http://www.reading.gov.uk/media/2791/Community-Infrastructure-Levy-Advice-to-Applicants/pdf/CIL_Advice_to_Applicants.pdf
Other Matters 

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.

Comments have been received with regards to the increased risk of fire due to proximity to the existing property and disabled persons access and other Building Regulation concerns.  These matters are noted and had the application been acceptable making the property accessible for all would have been a consideration whilst the other matters would normally be addressed by Building Regulations. 
Conclusion

The position and design of the proposed dwelling is not acceptable without resulting in a cramped and overdeveloped appearance that would be detrimental to the character of the area and harmful to the living environment of future residents and neighbouring properties which is contrary to the identified planning policies and guidance.

RECOMMENDATION

Refuse
Conditions 

1. Overdevelopment and cramped

2. Impact on neighbours

3. Unacceptable living conditions

4. Inadequate amenity space 

5. Parking and road safety

6. Trees and landscaping 

7. Affordable housing 

Informatives

1. Refused Plans

2. Positive and proactive
3. Affordable Housing 

