DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Tilehurst

App Ref: 180259/FUL
Address: 77 Corwen Road, Tilehurst, Reading, RG30 4ST
Proposals: Change of use to split existing dwelling into two dwellings and associated internal alterations, widen existing pavement crossover. 
Case Officer: Julie Williams
Applicant: Mr Babar Butt
Date received (valid from): 8 February 2018

Target Decision date: 5 April 2018


1.
INTRODUCTION

House is a semi-detached property in a residential estate street. Not a listed building and not in a conservation area.  
2.
PROPOSAL AND SUPPORTING INFORMATION

Change of use to split existing 6 bedroom dwelling into two 3 bedroom dwellings and associated internal alterations, widen existing pavement crossover. 
Plans considered:
Drawing No. 539/001 Existing and Proposed Block Plan
Drawing No. 539/002 Plans, Section A-A & Elevations - As Existing
Drawing No. 539/101 Plans, Section A-A & Elevations - As Proposed
3. RELEVANT PLANNING HISTORY 
120966 Demolition of existing double garage and construction of a single storey side extension.  Permitted 2012.
070911  Two storey side extension.  Refused 2007
950259  Two storey side extension. Single storey front extension.  Permitted 1995

4.
CONSULTATIONS

4.1
The following addresses were consulted by letter and a site notice displayed.
88 Corwen Road, Tilehurst, Reading, Berkshire, RG30 4SU

75 Corwen Road, Tilehurst, Reading, RG30 4ST
79 Corwen Road, Tilehurst, Reading, RG30 4ST

84 Corwen Road, Tilehurst, Reading, RG30 4SU

86 Corwen Road, Tilehurst, Reading, RG30 4SU
73 Corwen Road, Tilehurst, Reading, RG30 4ST
3 Hursley Close, Tilehurst, Reading, RG30 4SA
4.2
No letters of representation were received.
4.3     Transport confirmed no objections but requested planning conditions. 
5. LEGAL AND PLANNING POLICY 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'. The following local and national planning policy and guidance is relevant to this application:

National Policy

National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)
CS15 (Location, Accessibility, Density and Housing Mix)

CS24 (Car/Cycle Parking)

Sites and Detailed Policies Document (2012) (amended 2015)

SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity) 

DM10 (Private and Communal Outdoor Space)

6.
APPRAISAL

This application raises 4 main issues:

· Principle of sub-dividing the existing dwelling to create 2 dwellings

· Impact on neighbours

· Impact on character of the area

· Parking related matters.  

Principle of sub-dividing the existing dwelling to create 2 dwellings

Policy CS15 supports additional residential development in sustainable locations such as this. Subject to other concerns to do with character of the area and amenities the principle of the proposed development is acceptable. 

Impact on neighbours

The proposed development will result in an additional household living on the site but in the context of the surrounding area this is unlikely to lead to a significant reduction in amenity for neighbours through noise and disturbance or overlooking when compared to the existing use of the 6 bedroom house.  
Adequate private garden space is proposed. Details of boundary treatment is required to be approved by condition.  An informative is recommended to ensure that the internal sub-division protects the amenities of new occupiers. 

The proposal is acceptable when assessed against policy DM4 & DM10. 
Impact on character of the area

The proposal will not detract from the appearance of the original building, reduce the amount of usable amenity space for the property to an unacceptable degree or require the loss of trees in the garden or put significant trees at risk.  The proposal will not detract from the character of neighbouring properties or the area in any way. 

The proposal is acceptable when assessed against policy CS7. 

Parking related matters.  

This application proposes to split the existing dwelling into two dwellings and associated internal alterations and to widen the existing pavement crossover. 

The site is located within the Zone 3, the Secondary Core Area but on the periphery of Zone 2, Primary Core Area which directly surrounds the Central Core Area and extends to walking distances of 2 kilometres from the centre of Reading. In accordance with the adopted SPD, the development would be required to provide a parking provision of 2 spaces per 3+ bedroom dwelling.

There is an existing block paved driveway to the front of the property which is wide enough to accommodate four vehicles.  This allows two parking spaces per dwelling which complies with the Council’s adopted standards.  The existing dropped kerb will need to be widened to accommodate the proposed parking arrangement. 

The development will also provide two bicycle sheds and adequate space for bin storage.  

In the circumstances, there are no transport objections based on Policy CS24 to this application subject to conditions. 
Affordable Housing & CIL
An amendment to Policy DM6, in light of the Ministerial Statement on small sites was agreed at the meeting of the Strategic Environment Planning and Transport Committee on 13th July 2016. The change removed the requirement for an affordable housing contribution from development for additional residential use where only the conversion of an existing property was required. 

Similarly, while this proposal for additional residential development is liable for CIL as the scheme involves only the conversion of existing floor space there is no CIL charge.  

7. CONCLUSION  
The proposed development would not be harmful to the character or appearance of the site or its surroundings and would not have a detrimental impact on the appearance of the original building or neighbouring properties or amenity.  As such the proposal is considered to be in accordance with the above relevant policies and permission can be granted. 

Equality Act

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.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
8.0
RECOMMENDATION  
Grant

