


DELEGATED APPLICATION REPORT 			Target Date: 16/05/2018
Application No: 180491 					
Address: 62 Manchester Road, Reading
Case officer: Ralph Chakadya

Site Description and Surrounding Area:     
The application site currently contains a mixed use building at the corner of Manchester Road and Liverpool Roads. At ground floor level is a retail unit with associated storage at basement level, and at upper floor levels is residential use. The site is not located within a conservation area and the existing building is not listed. 

Proposal:    
The proposal is for the extension of the existing basement to the ground floor retail unit with new access concrete stairs and external door from Liverpool Road to the north side,  and a new window to the west side fronting Manchester Road. 

Whilst the extensions would add only 2sqm to the existing 62.5sqm basement, the proposals including the concrete staircase would constitute engineering works, hence the need for planning permission.

The extended basement would remain ancillary to the existing ground floor retail unit in terms of being a storage area. 

Works on the basement extension had already commenced at the time of site visit by officers.

Relevant Planning History:
None relevant

Consultation Responses:
RBC Transport - The development site is located within an area where the Councils Residential Parking Permit scheme operates therefore parking is regulated and monitored via the administration of the scheme and patrols undertaken by Traffic Enforcement Officers. The commercial unit would not be entitled to residents or visitor permits but would be eligible to apply for a business permit.
In principal Transport do not have any objections to this application, however in order to protect the stability/safety of the highway it is advised that no excavation/embankment works are to be carried without the written approval of the Highway Authority.
These works should be approved and licensed by the Council`s Highways section at 19 Bennet Road Reading, RG2 0QX, telephone 0118 937 2138, before any development is commenced.
RBC Environment Health – No objection subject to conditions and informatives on noise and dust

Thames Water – No objection subject to informatives on a sequential approach to the disposal of surface water and minimum water pressure levels. 

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 
DM12: Access, Traffic and Highway-Related Matters 

Supplementary Planning Guidance “Revised Parking Standards and Design” (2011)

The main issues are:

· Principle of the development
· Impact on the character of the area 
· Impact on neighbours 
· Transport issues
· Flooding

Principle of the development
The principle of a basement is already established in terms of the existing basement to be extended. The extensions are minimal and can be accommodated within the existing footprint and curtilage of the mixed use building. Therefore, subject to the extended basement remaining ancillary to the retail use at ground floor level, the proposed basement extension is considered acceptable.
 
Impact on the character of the area 
The proposed basement extensions would not be visible from the street scene and therefore would not have an adverse effect to the character of the area. The new concrete staircase leading onto the new access door to the basement would be concealed from the public view and therefore would not have an adverse effect onto the visual amenities of the area. As such it accords with policy CS7 of the Core Strategy.

Impact on neighbours 
Due to its location underground with new access away from the adjoining property, the proposed basement extension is not considered to result in harm to the amenities of the adjoining property. With the use remaining ancillary to the ground floor retail unit, the proposal accords with policy DM4.

Transport
The Council’s Transport Officer assessed the proposals and raised no objection in principle. However, in order to protect the stability/safety of the highway, the Transport Officer advised that no excavation/embankment works are to be carried out without the written approval of the Highway Authority. In addition the retail unit would only be eligible to apply for a business parking permit as opposed to residents parking permits.

Flooding 
The site is not located in flood risk area (zone 2 or 3) and therefore the proposed basement extension would not be prone to the risk of flooding. However, Thames Water has assessed the proposal and recommended appropriate informatives to address the disposal of surface water and minimum water pressure levels.

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:    
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