


DELEGATED REPORT: 171962
	
Address: 42b Eastern Avenue Reading
Proposal: Conversion of an existing incorporated garage to accommodate a storage room and a kitchen.
Officer: Ralph Chakadya

Site and Surrounding Area:

The application site contains a mid-terrace town house type residential property along Eastern Avenue. 

The site is located within the South Park conservation area.

Proposal:

The application is submitted in Full, relating to the conversion of an existing incorporated garage to accommodate a storage room and a kitchen. 

The proposal is for internal alterations only with the existing front garage door remaining in situ.  

Consultation Responses:

Transport:
The proposed extension would result in the loss of the garage to provide additional accommodation.

Revised plans were submitted illustrating parking on an area of hardstanding at the front of the property in tandem formation which is in accordance with the Councils current standards.   

The property is excluded from the residents parking scheme that operates on Eastern Avenue and therefore would not be eligible to apply for any permits. 
	
Transport does not have any objections to this application subject to a condition requiring the provision of parking in accordance with the approved plans and an informative on highway works.

Relevant Planning History:

17/1139 - Revised forecourt layout, 4 town houses. Granted 1979

78/TP/772 - Erection of 6 lock-up garages to match existing forecourt. Granted 1978

Relevant Planning Policy

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 Guidance
National Planning Policy Framework (NPPF)

Reading Borough Local Development Framework Core Strategy Document, 2008 
Policy CS7 (Design and the Public Realm)
Policy CS33 (Protection and Enhancement of the Historic Environment)

Reading Borough Local Development Framework: Sites and Detailed Policies Document (Submission Draft 2011)
Policy DM4: Safeguarding Amenity
Policy DM9: House Extensions and Ancillary Accommodation
Policy DM12: Access, Traffic and Highway Related-Matters

Supplementary Planning Guidance/Documents 
A Design Guide to House Extensions (2004)

Appraisal:

Character and Appearance:

The proposal would involve internal alterations only to the existing garage in terms of partitioning to form a storage room to the front and a kitchen linked to the dining room. As there are no changes to the external appearance of the property, in particular with the existing garage door remaining in place, the garage conversion is not considered to have an adverse effect onto the appearance of the existing building, street scene and the conservation area. The development would therefore be in accordance with Policies CS7 (Design and the Public Realm) and CS33 (Protection and Enhancement of the Historic Environment) of the Core Strategy and Policy DM9 (House Extensions and Ancillary Accommodation) of the Sites and Detailed policies Document.

Parking
The garage conversion would result in the loss of a single parking space. Following concerns raised by the Transport Officer, amended plans were submitted illustrating two parking spaces in tandem formation which is in accordance with the Councils current standards. The Transport Officer recommended that the property be excluded from entitlement to the residents parking scheme that operates on Eastern Avenue and therefore would not be eligible to apply for any permits to prevent adding pressure to existing on-street parking. However, the C3 residential property is allocated with 2 parking spaces that accords with the parking standards and therefore imposing a condition that excludes entitlement to the residents parking scheme is not necessary. The loss of the garage is therefore considered acceptable subject to appropriate conditions requiring provision of parking in accordance with approved plans. 

Equality
In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  There is no indication (including from consultation on the application) that any protected characteristics would be detrimentally affected were the proposal to be approved and the development built out. 

Conclusion

The garage conversion is considered to be acceptable in terms of impact upon the character and appearance of the host dwelling and surrounding conservation area, as well as in relation to available parking. 

Recommendation:
[bookmark: _GoBack]Grant permission. 




