


DELEGATED APPLICATION REPORT 			Target Date: 06/05/2018
Application No: 180447 					
Address: 9 Hamilton Road, Reading
Case officer: Ralph Chakadya

Site Description and Surrounding Area:     
The application site currently contains a mid-terraced two-storey dwelling fronting Hamilton Road and the rear garden to accommodate the proposed garage/workshop is accessed from Wokingham Road.  The site is located in South Park conservation area. The designated Conservation Area is essentially defined by the parallel streets of Eastern Avenue and Hamilton Road. 

Proposal:    
The proposal is for a new detached garage/workshop within the rear garden of 9 Hamilton Road using existing access from Wokingham Road.  The applicant has confirmed that the garage/workshop use would be ancillary to the existing main dwelling at 9 Hamilton Road. 

Acceptable amended plans were submitted omitting the large doors opening onto the remainder of the garden following concerns raised by officers regarding potential access and parking of vehicles into the remainder of the garden

Relevant Planning History:
None relevant

Consultation Responses:
RBC Heritage Officer - The site is located along the boundary road of the conservation area and is not considered to be harmful to the character or appearance of the area subject to a condition requiring the submission of details of the external materials to be used.
RBC Transport – Transport do not have any objections to this application as long as a condition is added to ensure the garage will be ancillary to the main dwelling

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
[bookmark: _GoBack]CS33: Protection and Enhancement of the Historic Environment

Sites and Detailed Policies Document (Oct 2012)
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation
DM12: Access, Traffic and Highway-Related Matters 

Supplementary Planning Guidance “A Design Guide to House Extensions” (2003)
Supplementary Planning Guidance “Revised Parking Standards and Design” (2011)
The main issues are:

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

Principle of the development
The applicant has confirmed that the proposed garage/workshop would be in ancillary use to existing main dwelling at 9 Hamilton Road. Policy DM9 sets out that ancillary uses would be acceptable where they would not be capable of operating as an independent unit which could be let or sold separately. Whilst ancillary buildings with separate access would normally not be permitted as this could potentially lead to independent use, the properties on this part of Hamilton Road have their rear gardens backing onto Wokingham Road with established vehicular access serving garages such as at adjoining number 11 Hamilton Road.  Therefore, subject to a condition preventing the use of the garage as an independent unit, business or being let/sold separately, the proposed garage is considered ancillary to the main dwelling and there would be no conflict with Policy DM9.
 
Impact on the character of the conservation area 
The proposed garage at maximum 5.8m high with a pitched roof and gable-ends fronting Wokingham Road would continue the established built form in terms of adjoining dwellings to the south-east along Wokingham Road.  To the south side number 11 Hamilton Road has a rear detached garage that would adjoin the proposal and further north is a row of garages to Charfield Court. The principle of garages to the rear of properties on this part of Hamilton Road is therefore already established. The Council’s Heritage officer has assessed the proposal and concluded that the proposal is not considered to be harmful to the character or appearance of the conservation area subject to appropriate external materials being approved by the planning authority. As such it accords with policy CS7 and CS33 of the Core Strategy

Impact on neighbours 
Due to its location at the bottom end of the rear garden, the proposed garage building is not considered to result in harm to the immediate rear garden amenity space to the adjoining properties. With the use remaining ancillary to the main dwelling, the proposal accords with policy DM4 and DM9.

Transport
Access from Wokingham Road to the site is already established. The Council’s Transport Officer has assessed the proposal and raised no objection in terms of highway safety and capacity subject to a condition being added to ensure the garage will be ancillary to the main dwelling.  

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



