




DELEGATED APPLICATION REPORT 			
Target Date: 02/03/2018		
Application No: 172332/HOU 					
Address: 23 Landrake Crescent, Reading
Case officer: Ralph Chakadya

Site Description and Surrounding Area:     
The application site contains a semi-detached property to the front with the outbuilding to be refurbished sited to the bottom end of the rear garden.  The house is not listed or in a conservation area. 

Proposal:    
The proposal is for the refurbishment of an existing outbuilding to provide ancillary guest accommodation and garden room within the rear garden of 23 Landrake Crescent. The outbuilding includes a bathroom/toilet for the guest room.

The refurbished outbuilding would measure 8.7m (L) x 3.8m (W) x 3m (H) abutting boundaries with neighbouring 21 and 25 Landrake Crescent to the sides and 61 and 63 Stockton Road to the rear.

The outbuilding is not attached to the main dwelling 

Plans Considered:
[bookmark: _GoBack]The following drawings received 9 January 2018:
Unnumbered Location Plan
Drawing No.6018-100 Proposed Block Plan
Drawing No.6089-101 Rev C Existing Outbuilding Floor and Elevation Plans
Drawing No.6089-201 Rev D Proposed Outbuilding Floor and Elevation Plans  

Relevant Planning History:
170421 - Application for a non-material amendment following a grant of planning permission (160195).

160195 – First floor rear extension and internal remodelling of existing house. Permitted 31/03/2016

88/TP/1993 - Construction of a porch. Permitted

80/TP/354 - Single storey rear extension. Permitted

Consultation Responses: 

Non-Statutory Consultees
None

Public consultations
No letters received from consulted neighbours.

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) - among them the 'presumption in favour of sustainable development'.

National Planning Policy
National Planning Policy Framework (2012) 

Reading Borough Local Development Framework Core Strategy (2008)
CS7: Design and the Public Realm

Sites and Detailed Policies Document (Oct 2012)
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation

Supplementary Planning Guidance “A Design Guide to House Extensions” (2003)
Supplementary Planning Guidance “Revised Parking Standards and Design” (2011)

Appraisal Checklist
Appraisal
The main issues are:

· Principle of the development
· Impact on the character of the street and surrounding area 
· Impact on neighbours 

Principle of the development
The principle of an outbuilding ancillary to the main dwelling at the application site is already established in terms of the existing outbuilding to be refurbished as proposed.  The proposed use includes guest room accommodation for occasional family visitors. A key assessment for the proposed use is whether it remains ancillary to the main dwelling and that it cannot be used as an independent unit. The layout of the outbuilding has a guest room and bathroom/toilet, with the remainder being a garden room. It is officers’ view that the guest accommodation with no kitchen is only suitable for providing sleeping accommodation with all other facilities being provided by the principal dwelling.  There is a side pedestrian access to the rear garden from the front of the house, but this is relatively narrow and passes close to side fenestration in the main property and would be generally unsuitable to provide independent access to the outbuilding. Subject to a condition preventing the use of the outbuilding as an independent dwelling or being let separately, the refurbished outbuilding is considered ancillary to the main dwelling and there would be no conflict with Policy DM9 which sets out that ancillary accommodation will be acceptable where they would not be capable of operating as an independent unit which could be let or sold separately.

Impact on the character of the street and surrounding area 
The outbuilding is sited to the rear garden end and would not be visible from the street scene. In terms of size and scale, the refurbished outbuilding is not materially different to the existing outbuilding and other outbuildings to adjoining properties. The refurbished outbuilding is therefore not considered to be detrimental to street scene and character of the area

Impact on neighbours 
Due to its siting, size and scale, the refurbished outbuilding would not be overbearing or overshadowing the rear gardens of neighbouring properties.  The windows are to the front overlooking the host garden and therefore would not result in loss of privacy to the neighbouring properties. The proposed outbuilding is therefore considered not to have an adverse effect to the amenities of the adjoining neighbours. To prevent encroachment to adjoining properties, an informative will be added advising the applicant that the permission does not grant authority to encroach onto neighbouring properties in terms of foundations or guttering.

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.

RECOMMENDATION
Permit



