


Delegated Application Report

Target Date: 12/07/2018				Extended Target Date: 18/01/2019

Address: 2 Connaught Close, Reading
Application No: 180799/FUL
Proposal: Construction of one 3 bedroom dwelling
Case Officer: Claire Ringwood

 
Site Description and Surrounding Area     
The application site consists of a 2 storey detached property located in the centre of a large plot.  The property has decorative brickwork which features predominantly to the front and side elevations and differs in style and design from the other properties within the close.  The site is located within a cul-de-sac position including 3 pairs of semi-detached properties.  The application site is surrounded by residential dwellings of varying styles and designs and although the plot is large there is visually a close relationship with neighbouring properties.  

Proposal:    
The proposal is for the construction of a two storey detached property adjacent to 2 Connaught Close to create a 3 bedroom property.  The proposed dwelling would have decorative brickwork and features to the front elevation similar to 2 Connaught Close.  The property is the same height but narrower in width than 2 Connaught Close and it is set back from the front elevation of this property.  The proposed dwelling extends further back than 2 Connaught Close.  The property would be accessed from an existing access.  Two parking spaces, landscaping and rear amenity space are provided.    

The materials will consist of brick and tiles to match 2 Connaught Close.

Plans Submitted:
The agent submitted the following drawing, received on 15th May 2018:
Drawing No: PL-01 – Location Plan 
Drawing No: PL-02 – Topographic Survey
Drawing No: PL-03 – Existing Block Plan
Drawing No: PL-04 – Existing Plans 
Drawing No: PL-05 – Existing Elevations
Drawing No: PL-16 – Proposed Floor Plans 
Drawing No: PL-17 – Proposed Site Plan 
Drawing No: PL-18 – Proposed Street Elevation
Drawing No: PL-19 – Proposed Elevations
Planning Statement

The agent submitted the following amended drawings, received on 21st August 2018:
Drawing No: PL-16 – Proposed Floor Plans 
Drawing No: PL-17 – Proposed Site Plan 
Drawing No: PL-19 – Proposed Elevations
Relevant Planning History:
171802/FUL - Demolition of existing property and erection of 4 houses (2x3 bed and 2x4 bed).  Refused 05/01/2018.  Dismissed at appeal 03/12/2018.

Consultation Responses: 

Transport – raised no objections subject to conditions and informatives.

Natural Environment Trees – raised no objection subject to relevant conditions.

Ecology – raised no objections.

Environmental Health Protection – Standing advice states that an application should provide a statement detailing how noise and dust will be effectively managed during demolition and construction and who will be responsible for this.  Conditions would include 1) the control of noise and dust, 2) construction and demolition hours of work, 3) no bonfires.  
Public Consultation:
Properties at Connaught Close (all), Connaught Road 96-114 (e), Gloucester Court 2A and 2B and Elm Park Road 147-169 (o).  One letter of objection has been received with regards to:

1. Loss of sunlight and daylight and overshadowing.
2. Loss of privacy and overlooking. 
3. Overbearing and visually dominant. 
4. Loss of landscaping for hard standing will be harmful to the visual amenity of the existing dwelling.
5. Inadequate parking for the two properties.
6. Does the proposal provide sufficient turning space for vehicles and is the access width adequate.
7. Harm from noise created by proposed parking.

Amended plans letters were sent to all those previously consulted and one letter of objection has been received with regards to:

1. Overbearing and loss of light.
2. Bin storage.
3. Water drainage.  Officer Note: this matter would be dealt with by Building Control.

Summary of discussions with applicant/agent:
The agent was advised in an email dated 13th July 2018 that the principle of the proposed dwelling was acceptable however it was felt that the proposed dwelling should be set back from 2 Connaught Close and also amendments to the rear elevation were required to reduce the bulk of the property at the rear.  Amended plans were submitted on 21st August 2018.


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 and Legal 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'.

National Planning Policy
National Planning Policy Framework

Reading Borough Local Development Framework Core Strategy (2008)
CS1: Sustainable Construction and Design
CS2: Waste Minimisation
CS5: Inclusive Access
CS7: Design and the Public Realm
CS14: Provision of Housing
CS15: Location, Accessibility, Density and Housing Mix
CS16: Affordable Housing
CS24: Car/Cycle Parking
CS34: Pollution and Water Resources
CS38: Trees, Hedges and Woodlands

Sites and Detailed Policies Document
SD1: Presumption in Favour of Sustainable Development
DM1: Adaptation to Climate Change
DM4: Safeguarding Amenity
DM5: Housing Mix 
DM6: Affordable Housing
DM10: Private and Communal Outdoor Space
DM12: Access, Traffic and Highway-Relates Matters
DM18: Tree Planting

Supplementary Planning Documents
Revised Parking Standards and Design (2011)
Revised Sustainable Design and Construction (2011)
Revised S106 Planning Obligations (2013) 
Affordable Housing (2013)




APPRAISAL
The main issues to be considered are:

i) Principle of development
ii) Design/appearance of development
iii) Residential amenity of new and existing residents
iv) Amenity space
v) Transport implications 
vi) Trees and Landscaping 
vii) Other considerations 

i) Principle of development
The pattern of development within the surrounding area is largely two storey residential development facing the street with front and rear gardens.  2 Connaught Close is unusual in that it does not have a street frontage and occupies a large plot.  Therefore the principle of a two storey residential dwelling is acceptable and would accord with Policy CS14: Provision of Housing and DM11 where the emphasis is on the provision of family sized housing.  Policy DM11 (Development of Private Residential Gardens) of the SDPD defines private gardens as not previously developed land as does the NPPF.  Policy DM11 requires (amongst other things) that developments on current or former garden land make a positive contribution to the character of the area, provide a site of adequate size to accommodate the development, provide access which meets highway standards and does not have a detrimental impact on the amenity of adjacent and nearby occupants and subject to meeting other policy requirements.
ii) Design/appearance of development
The surrounding area is a mixture of two storey semi-detached and terrace properties with some larger detached properties along Connaught Road.  The proposal is for a 2 storey detached property adjacent to the existing property at 2 Connaught Close.  The proposed property would have decorative brickwork and detailing to the front elevation which would be similar to the existing property at 2 Connaught Close.  The proposed dwelling would be the same height as the existing property but would be set back slightly.  

Although the property would not have a street frontage this is acceptable in this instance as it would not be possible to provide a frontage due to the constraints of the site and as the existing property does not directly face Connaught Close.  The proposed property has been designed to be similar in appearance to 2 Connaught Close in terms of the brickwork and detailing and as such is considered acceptable in terms of its design and appearance and is therefore in accordance with policy CS7 of the Core Strategy.

Policy DM11 of the Sites and Detailed Policies Document states that proposals for new residential development that includes land within the curtilage or the former curtilage of private residential gardens will be acceptable where they make a positive contribution to the character of the area with a layout that integrates with the surrounding area with regard to the built up coverage of each plot, building lines, rhythm of plot frontages, parking areas and existing pattern of openings and boundary treatments on the site frontage.  As mentioned above 2 Connaught Close sits facing 3 Connaught Close and differs from its neighbouring properties in terms of plot size and style of property.  The proposed dwelling will be located to the side of 2 Connaught Close and would be further into the site than the existing property.  As such the proposed dwelling is not considered harmful to the character and appearance of the area.  

Due to the location of the proposed dwelling it is considered relevant to remove permitted development rights for extensions and alterations to the property to ensure the property continues to make a positive contribution to the character of the area.  The proposed dwelling therefore complies with policies CS7 of the Core Strategy and DM11 of the Sites and Detailed Policies Document.
 
iii) Residential amenity of new and existing residents
The amenity of neighbouring properties and future occupiers of the proposal would typically be assessed in terms of any impact with regard to loss of privacy and overlooking, access to sunlight and daylight, visual dominance and overbearing effects of a development and noise and disturbance.

Policy DM4 of the Sites and Detailed Policies Document states ‘… Development will not cause a significant detrimental impact to the living environment of existing or new residential properties…’

Policy DM4 of the Sites and Detailed Policies Document suggests that a back to back separation distance of 20m is appropriate.  The location of the proposed dwelling would mean the side elevation would face the rear gardens of properties on Elm Park Road (but no side windows are proposed) and the front elevation would face the rear garden of 3 Connaught Close.  There would be approximately 2m between the side elevation of the proposed dwelling and the boundary with properties on Elm Park Road and 12.5m between the front elevation and the boundary with 3 Connaught Close.  

The proposed dwelling does extend further back than the existing property at 2 Connaught Close however the two storey rear gable has been reduced in height and a hipped roof replaces the originally proposed gable end.  There is also a distance of 2.5m between both properties and the orientation is acceptable.

The proposal has one front facing first floor window to a bedroom.  Given the distances above and the limited number of windows facing Elm Park Road and 3 Connaught Close there is not considered to be any harm in terms of overbearing, visual dominance, loss of privacy, overlooking, overshadowing and loss of light to these neighbouring properties although it will be a change to the current visual appearance of the site.  

The hardstanding and parking is proposed adjacent to 3 Connaught Close and the rear of properties on Elm Park Road.  Two parking spaces are proposed and although it is acknowledged that there may be some additional noise and disturbance, as the proposal is for one property only it is not considered to significantly affect the neighbouring properties in terms of noise and disturbance.  Additional planting is also proposed along these boundaries.   
The habitable rooms in the proposed dwelling are considered to be in line with the prescribed national standards and would therefore provide acceptable living space for the future occupants.  

The development is therefore considered to accord with the Policies DM4, DM10 and DM11 of the Sites and Detailed Policies Document and the National Planning Policy Framework.

iv) Amenity space
Policy DM10: 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.’  The standards previously set out in the Space Around Dwellings Supplementary Planning Guidance have been carried forward to the supporting text of the Sites and Detailed Policies Document at paragraph 5.6.10.

Paragraph 5.6.10 sets out that as a guide 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).

In this instance the area of the proposed rear garden area is considered appropriate for the size of property proposed and adequate amenity space will remain for the existing property and therefore the proposal is in accordance with Policy DM10: Private and Communal Outdoor Space of the Sites and Detailed Policies Document.

v) Transport implications 
The development site is located near a turning head and there are double yellow lines outside the property that extend around Connaught Close therefore restricting any on street parking on the close.

The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Reading Design SPD.  This zone directly surrounds the Central Core and extends to walking distances of 2 kilometres from the centre of Reading. This zone is well served by public transport, with buses continuing either into or out of the Central Core Area via this zone.  

In accordance with the adopted Parking SPD, the development would be required to provide 2 on-site parking spaces for the new dwelling as well as retaining provision for two spaces at the existing dwelling. 

Plans submitted illustrate 2 parking spaces at the front of each property accessed via a shared access.  The existing access point is of insufficient width to service both properties however following a recent appeal decision on refused application 171802 (for the demolition of the existing property and the construction of 4 houses) the Planning Inspector stated the access was acceptable.

The Inspector stated that the restricted access width is over a short length at the entrance of the site and there would be no particular difficulty caused by a vehicle or cyclist having to wait briefly for another vehicle to exit or enter the site as traffic in the close is likely to be light and speeds comparatively low.  As such the Inspector concluded that the proposed access would not harm highway safety or significantly affect the efficient operation of the road network.  Therefore although the access width does not meet the Council’s requirements following the Inspector’s comments the width is considered adequate in this instance.

The development site is located in an area designated as a Residents Parking Permit Area; Zone 07R.  Under the Borough’s current parking standards, this proposal would generate additional pressure for parking in the area.  Therefore if this application is approved there should be an assumption that any future occupants of the proposed new dwelling will not be issued with a resident parking permit which should be covered by condition and an informative applied. This will ensure that the development does not harm the existing amenities of the neighbouring residential properties by adding to the already high level of on street car parking in the area.

In accordance with the Council’s Parking Standards and Design SPD, a 3 bedroom dwelling should be provided with 2 secure cycle storage spaces.  The Planning Statement states that the new development will be provided with a lockable shed to store cycles, this is deemed acceptable for a development of this nature. 

Bin storage should not be located further than 15m from the access point of the site to avoid the stationing of service vehicles on the carriageway for excessive periods, and should comply with Manual for Streets and British Standard 5906: 2005 for Waste Management in Buildings to avoid the stationing of service vehicles on the carriageway for excessive periods. This can be dealt with by way of a condition.

Therefore, there are no traffic related objections for the proposed new dwelling subject to conditions and informatives.

vi) Trees and Landscaping
The site has been largely cleared of shrubs and vegetation and there are no significant trees or landscaping features on the site.  New tree and landscape planting is proposed.  The location of the refuse store would be close to proposed boundary planting and the proposed landscaping would need to be high canopied to avoid the store.  The proposed property is located in an area identified as having less than 10% tree cover in the adopted Tree Strategy.  The Borough Council has a commitment to protect and enhance tree cover through new development and positive planning in these areas.  In view of this relevant landscaping conditions will be imposed in accordance with Policy CS36 of the Core Strategy and adopted Tree Strategy.   

vii) Other considerations 

CIL
The Council implemented its Community Infrastructure Levy (CIL) on 1st April 2015 and planning applications decided after the 1st of April 2015 may be liable to pay the levy. This proposal would be liable to pay the levy. An appropriate informative would be added. 

Affordable Housing 
The proposed development would need to accord with policy DM6 in terms of making a financial contribution to affordable housing. Policy DM6 (Affordable Housing) of the Local Development Framework (LDF) Sites and Detailed Policies Document (SDPD) seeks to ensure that on sites of 1-4 dwellings, a financial contribution will be made that will enable the provision of affordable housing elsewhere in the Borough. The applicant has agreed to enter into a S106 agreement to make 5% of Gross Development Value (GDV) as off-site financial affordable housing contribution. With a completed S106 agreement to secure this funding the proposal will accord with the Council’s LDF SDPD Policy DM6 (Affordable Housing) and ‘Affordable Housing’ SPD (2013).

The applicant submitted 4 independent valuations however following discussions with the Council’s Valuer the figures provided were considered lower than what would be expected for the size of property proposed.  The Council’s Valuer considered a figure of £325,000 was more appropriate.  The applicant agreed to this figure and a contribution for affordable housing of £16,250 was agreed.  

Issues raised by third parties
[bookmark: _GoBack]Most of the issues raised have been addressed within the above report however concerns have been raised with regards to the use of 2 Connaught Close as a C4 small HMO and the number of cars parked at the property.  The property is not within an area that remove permitted development rights for the change of use between a C3 dwellinghouse and a C4 small HMO (between 3-6 unrelated occupants).  Two parking spaces are provided for both the existing property and the proposed property which meets the Council’s standards.  As mentioned above there are double yellow lines in the close and therefore any additional parking would need to be accommodated on the site and therefore should not affect the road itself.  

Conclusion

GRANT PERMISSION subject to S106.

Subject to the following conditions:

1. Time Limit 
2. Approved Plans
3. Materials – details to be submitted
4. CMS – to be submitted 
5. Vehicle parking space in accordance with approved plans
6. Vehicle access provided in accordance with approved plans
7. Bin storage
8. Parking permits x 2 
9. Hours of work 
10. No Bonfires
11. Control of noise and dust
12. Remove PD rights – extensions and alterations
13. No first floor side windows 
14. Landscaping – to be submitted 
15. Landscaping Implementation 
16. Landscaping Maintenance 

Informatives relating to:
1. Pre-commencement conditions 
2. Positive and proactive 
3. Highways 
4. Parking permits 
5. Terms and conditions 
6. Building Regs 
7. Construction and Demolition 
8. Encroachment and Party Wall 
9. CIL 
10. S106 








