
DELEGATED APPLICATION REPORT



Target Date: 04/04/2018


Extended Target Date:  11/04/2018

Application No: 180235/FUL 
Address: 576 Oxford Road, Reading
Proposal: Creation of new self-contained flat at second floor level and physical alterations, additions to rear ground, first and second floors (minor amendments to previous permission 162283)

Case Officer: Claire Ringwood

​​​​​​​​​​​​​​​​​​​​​​​​​​​​​​​​​​
Site Description and Surrounding Area:     

The site comprises an end of terrace building with a shop at ground floor level and a 2 bed flat at first floor level. The surrounding area is predominantly residential. 

Proposal:    

Creation of a new self-contained flat at second floor level and physical alterations and additions to the rear ground, first and second floors (minor amendments to previous permission 162283). 
Plans Considered:

The agent submitted the following drawings, received on 6th February 2018:
Drawing No: PL/A379/02 – Existing Elevations

Drawing No: PL/A379/04 – Proposed Elevations 

Drawing No: PL/A379/05 – Location Map & Site Plan

The agent submitted the following drawings, received on 7th February 2018:

Drawing No: PL/A379/01 – Existing Floor Plan

Drawing No: PL/A379/03 – Proposed Floor Plan

The agent submitted the following amended drawings, received on 28th March 2018:

Drawing No: PL/A379/02 Rev A – Existing Elevations

Drawing No: PL/A379/03 Rev A – Proposed Floor Plan

Drawing No: PL/A379/04 Rev A – Proposed Elevations 
The agent submitted the following amended drawings, received on 9th April 2018:

Drawing No: PL/A379/03 Rev B – Proposed Floor Plan

Drawing No: PL/A379/04 Rev B – Proposed Elevations 
Relevant Planning History 
12/00230/FUL (Civica Ref: 120323) - Loft conversion and extension with rear dormer to create a new one bedroom flat. Withdrawn 03/04/2012. 

12/01004/FUL (Civica Ref: 120766) - Loft conversion and extension with rear dormer to create a new one bedroom flat (resubmission of 12/00230/FUL). Permitted 04/01/2013.
151974/FUL - Proposed alterations and additions to rear ground, first and loft floors.  Refused 20/05/2016.

162283/FUL - Creation of new self-contained flat at second floor level and physical alterations & additions to rear ground, first and second floors.  Permitted 28/04/2017.
Consultation Responses:

Transport raised no objection subject to conditions and informatives.  

Ecology raised no objection.

Properties at 574 and 578 Oxford Road, 3 Gordon Place and 9 Hexham Road were consulted.  No letters have been received.
Summary of discussions with applicant/agent:
The proposal has been amended following concerns raised by officers with regards to design and appearance.  The proposal as originally submitted included two front dormer windows, a shallower pitch to the rear gable, a rear dormer window and the removal of the chimney stack.  The amendments are now generally what was approved under application 162283 other than the inclusion of a single storey rear extension and changes to some windows and doors. 

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.

Policies
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 

Part 4 – Promoting sustainable transport

Part 6 – Delivering a wide choice of high quality homes

Part 7 – Requiring good design
Part 12 – Conserving and enhancing the historic environment

Planning Practice Guidance

· Air Quality

· Conserving and enhancing the historic environment

· Design
· Noise

· Use of Planning Conditions

Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)

CS15 (Location, Accessibility, Density and Housing Mix)

CS18 (Residential Conversions)

CS24 (Car/Cycle Parking)

CS33 (Protection and Enhancement of the Historic Environment)

CS34 (Pollution and Water Resources)

Sites and Detailed Policies Document (2012)
SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity) 

DM8 (Residential Conversions)

DM10 (Private and Communal Outdoor Space)

DM12 (Access, Traffic and Highway Related Matters)
DM19 (Air Quality)

SPG/SPD

· Residential Conversions SPD (November 2013).

· Parking Standards and Design (Supplementary Planning Document)
APPRAISAL

The main issues to be considered:

(i) Background
(ii) Design issues
(iii) Transport issues
(iv) Affordable housing
(v) CIL

(i) Background

Planning permission was granted in January 2013 for a rear second floor extension and dormer to enable the creation of an additional dwelling (120766).  This would take the number of dwellings in the building to two.  
A number of alterations were proposed as part of application 151974.  These were considered to be inappropriate and were refused.
The original planning permission expired and application 162283 was submitted and approved for the creation of the additional flat at second floor level, as well as amendments to the lapsed scheme.

The current application was submitted with a number of amendments to the previous scheme as noted above however there were concerns with the proposal.  The application has been amended and is now generally the same as the previous permission (162283) but it also includes a single storey rear extension and changes to some windows and doors.
As the majority of the proposal is similar to that previously approved matters such as quality of accommodation and impact on neighbouring properties have been addressed previously and were considered acceptable.  It should be noted that the internal layout has been amended from that previously approved and in terms of stacking it is now considered more appropriate as similar rooms in the two flats are located above/underneath each other.

(ii) Design Issues
The design of the proposal is the same as previously approved other than a new single storey rear extension to the side of the gable and changes to windows and doors in the rear elevation.  The proposal was considered acceptable under application 162283.  

The plans originally indicated the removal of the chimney.  However, it is quite a prominent feature and makes a positive contribution to the setting of the Brock Barracks Keep.  Officers therefore requested that this feature be retained.  Amended plans have been received indicating that the chimney breasts will be moved, but the chimney will be retained.  
The design of the extensions is considered to be acceptable, and the setting of the Keep will not be compromised.
(iii) Transport issues

The site is situated on the A329 Oxford Road, which is a busy public transport route between central Reading and the west.  Frequent bus services serve the site every 7-8 minutes Monday-Friday and Saturday daytimes and every 15-20 minutes evenings and Sundays.   

No on-site parking facilities would be associated with the flat and it is not feasible to provide any on-site parking in connection with the proposed residential development considering the permitted uses on the site.  

The Council’s Supplementary Planning Document: Revised Parking Standards and Design (SPD) requires 1 parking space for each dwelling.  However, the SPD does refer to fewer spaces being acceptable for residential schemes provided there would be no detriment to highway safety.  The site is located between the junctions of Gordon Place with Oxford Road and Sherwood Street. There are parking restrictions at these junctions which would maintain the visibility splays.  Therefore, it is concluded that the proposed development would not unacceptably prejudice the safety of other highway users. 
However, the future occupants of the flats should be aware that they would not be issued with any residents parking permits if a residents parking scheme comes forward in the future. 

There is no indication of any secure cycle provision on site.  Cycle storage should be provided for each unit in the form of ‘Sheffield’ type stands within a lockable covered store.  Details of the cycle storage should be conditioned accordingly. 

Given that there has been no change in parking policy since the previous application was approved, there are no transport objections in respect of this proposal subject to conditions attached.
(iv) Affordable Housing - Policy DM6
When new dwellings are created policy DM6 requires that a contribution is made to enable the equivalent of 10% of the housing to be provided as affordable housing elsewhere in the Borough.  The Affordable Housing SPD confirms that this sum will equate to a payment of 5% of the Gross Development Value (GDV) of the development.  This is relevant to the application which is proposing an additional flat.  However, following the Court of Appeal Decision regarding affordable housing for developments of 10 dwellings or fewer, Reading Borough Council does not seek contributions toward affordable housing where the dwellings are created as a result of the conversion of an existing building.  The new dwelling created as part of this development will be partially created as a conversion, and partially as a new build.
With the previous 2012 permission the applicant provided a viability statement which satisfied officers that given the costs involved, and the time required to recoup those costs, there was a strong likelihood that the applicant would not progress with this development.  Given the benefits that accrued from that proposal, namely the provision of a small dwelling in a highly sustainable location, it was accepted, on balance, that that application be permitted without the affordable housing contribution.

It is probable that the same case could be made today.  Furthermore, as much of the dwelling will be created as a result of conversion the failure to make an affordable housing contribution is not recommended as a reason for refusing this application. 
(v) CIL
The development will be CIL liable.  The applicant has been informed of the estimated sum of £2,306.63.
RECOMMENDATION

GRANT
Subject to the following conditions:

1. Time limit

2. Materials - matching

3. Approved plans

4. Parking Permits 1 
5. Parking Permits 2 
6. Bicycle Parking 
7. Noise assessment

8. Mitigation – poor air quality 

9. Control of noise and dust

10. Hours of work

11. No burning of waste

12. Patterned bargeboards 

Informatives relating to:

1. Positive and Proactive 

2. Pre-commencement conditions 

3. Highways IF3

4. Parking Permits I13

5. Terms and conditions

6. Building regulations

7. Construction and demolition

8. Encroachment 

9. Building Regulations Approved Document E

10. CIL


