



Ward:  Park
Application No.: 171660/FUL
Address: "Land Adjacent", 102 Radstock Road, Reading

Site Description and Surrounding Area     
The application site (0.0251 ha in area) is roughly triangular in shape and situated on the southern side of Liverpool Road at the end of Radstock Road. The site forms part of the rear/side garden of 102 Radstock Road, although it has been fenced off and is in separate ownership. To the south, the site is bounded off by an electricity sub-station and an overgrown alleyway that previously served the rear of terraced properties on Radstock Road and London Road. 

The character of the surrounding area is predominantly made up of Victorian terraced properties. The application site is somewhat unusual in the sense that it has a much wider frontage than the other terraced plots in the locality with a ‘dog-leg’ rear shape to the plot adjoining the footpath to the rear of properties on London Road and the electricity sub-station. 

Proposal:    
The proposal is for a 3-bedroom detached house on land to the south of 102 Radstock Road. A new dropped kerb is proposed on Liverpool Road to create access for the new dwelling. A single parking space is proposed to the front of the property.

The proposal will incorporate soft and hard landscaping.

Recently planning permission (161410) was granted for 2-bedroom detached house of similar design to the current proposal. Effectively the current proposal is to reconfigure the previously approved scheme by increasing the footprint size to create a 3 bedroom dwelling.   

The Current proposal retains the same contemporary design and external appearance as the previously approved scheme 161410. 

Front elevation plans were amended to add a window at first floor and illustrate materials detail in order to break up the façade.

3. PLANNING HISTORY 
Most relevant is:
161410/FUL - Proposed 2-bedroom detached house in land to the south of 102 Radstock Road. Proposed new drop kerb on Liverpool Road to create access for new dwelling. Permitted 19/12/2016

151660PRE – Pre-application advice for proposed construction of a 2-bedroom dwelling house on land adjoining 102 Radstock Road. -  Recommended to submit application with contemporary design proposals 4/05/2016

140986 - Two semi-detached dwellings. 9/9/2014 REFUSED.
18/6/2015 APPEAL DISMISSED. 

960192 - 2 x 2-bed houses with parking.	4/4/96 REFUSED
30/10/96 APPEAL DISMISSED: APP/Q0315/A/96/269146

950410 - 2 x 2-bed houses with parking.	27/4/95 REFUSED

891258	 - Erection of a single dwelling with garage 	and hardstanding for adjoining property.  02/11/89 REFUSED

890665 - Erection of a two-storey dwelling.	 08/06/89 REFUSED

4. CONSULTATIONS
RBC Development Control Transport 
No objection subject to appropriate conditions.

RBC Natural Environment (Trees) – the proposal is considered acceptable subject to appropriate landscaping conditions.

Public consultation
Notification letters were sent to all premises adjoining the site and to objectors of the previous scheme 161410.
Two letters of objection were received from neighbours highlighting the following: 
•	Parking
•	Highway safety
•	Design and materials out of character with the locality
•	Litter on the site
•	Students leaving in the area

5. 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'.  However the NPPF does not change the statutory status of the development plan as the starting point for decision making (NPPF paragraph 12).

The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework

Local Development Framework Core Strategy (2008)
CS1 (Sustainable Construction and Design)
CS2 (Waste Minimisation)
CS4 (Accessibility and the Intensity of Development)
CS5 (Inclusive Access)
CS7 (Design and the Public Realm)
CS9 (Infrastructure, Services, Resources & Amenities)
CS15 (Location, Accessibility, Density and Housing Mix)
CS20 (Implementation of Reading’s Transport Strategy)
CS24 (Car/Cycle Parking)
CS38 (Trees, Hedges and Woodlands)

Reading Borough Local Development Framework: Sites and Detailed Policies Document (SDPD) (2012)
SD1 (Presumption in Favour of Sustainable Development)
DM1 (Adaptation to Climate Change)
DM3 (Infrastructure Planning)
DM4 (Safeguarding Amenity)
DM6 (Affordable Housing)
DM10 (Private and Communal Outdoor Space)
DM11 (Development of Private Residential Garden Land)
DM12 (Access, Traffic and Highway-Related Matters)

Local supplementary planning guidance:
The Council’s ‘Revised Sustainable Design & Construction SPD’ (July 2011)
The Council’s ‘Parking Standards and Design’ SPD (Oct 2011)
The Council’s ‘Revised SPD on Planning Obligations under Section 106 of the Town and Country Planning Act 1990’ (2013)
The Council’s ‘Affordable Housing’ SPD (2013)

6. APPRAISAL

Main Issues

· Principle of the development
· Size and scale
· Impact on the character and appearance of the surrounding area
· Residential amenity
· Landscaping
· Transport issues
· Other Considerations

Principle of development 
As highlighted within the history section above, the principle for an additional dwelling has already been considered acceptable by granting of planning permission 161410. Subject to acceptable size and scale of the enlarged dwelling, the principle of introducing a dwelling on this location is considered acceptable. 

Impact on the character and appearance of the area from design, size and scale
The locality is mainly residential that is characterised by Victorian terraced houses. The current proposal would retain the more contemporary design approach that officers considered more suitable for a single dwelling on this location in granting permission 161410 rather than trying to adapt a Victorian design.  Whilst concerns have been raised by objecting residents regarding the design and materials finish, it is officers’ view that on balance the contemporary approach brings an acceptable contrast, given the awkward shape of the site, without harming the character and appearance of the area. 

To accommodate the additional bedroom, the footprint of the previously approved dwelling (161410) is shifted 2m to the north-western side adjoining the boundary with number 102 Radstock Road. The proposed dwelling would now retain a minimum 1m from the boundary with number 102 Radstock Road to the front, increasing to 1.6m at the rear, separation distances considered acceptable. The proposed dwelling would still retain an average 3m from the frontage footway along Liverpool Road, a distance considered adequate to prevent the dwelling from being visually obtrusive onto the street scene.  It should be noted that in dismissing application 140986 on appeal, the Planning Inspector highlighted that the pair of dwellings with a staggered frontage retained a minimum 1m (plot 2) from the footway along Liverpool, a distance that resulted in undue prominence within the street-scene.  As concluded with the permitted scheme, the introduction of a circular stair to the eastern side elevation that is set back from the main frontage of the proposed dwelling is considered to help the dwelling negotiate the pinch point corner of the plot. The siting, design and material finish is therefore considered to accord with the Council’s LDF Core Strategy Policy CS7 and CS15; LDF SDPD Policy DM11 and the NPPF.

Residential amenity
The upper floor side windows to the east and west side elevations serve bathrooms that are not habitable rooms and would therefore be conditioned to be obscure glazed to prevent loss of privacy to the outdoor garden amenity space of adjoining properties.  In addition a condition would also be added to prevent the flat roof to the single storey rear element being used as a balcony as its use would result in loss of privacy to the gardens of adjoining properties. The proposed development is therefore considered to accord with LDF SDPD Policy DM4.

The proposed habitable rooms are considered to be of an appropriate size that would not be detrimental to the amenities of the future occupiers of the proposed dwelling.

[bookmark: _GoBack]The retained garden is smaller than prevailing garden sizes in the locality, however the Planning Inspector did not raise issues with the even smaller gardens proposed for the previous submissions and therefore it is considered acceptable. To ensure adequate amenity space is retained at all times and prevent overdevelopment of the site, it is considered appropriate to impose a condition removing permitted development rights for extensions and outbuildings on the site.
 
Soft landscaping
Whilst there are no protected trees on the site, the development presents an opportunity for soft landscaping that would enhance the visual amenity of the area and soften the impact of the development. With the council’s Natural Environment Officer recommended soft landscaping conditions in place, the proposed development is considered acceptable in planning terms. 

Transport Issues
The Council’s Transport Officer has assessed the proposal and considered it acceptable in terms of access proposals, parking, cycle and bin storage. Subject to appropriate conditions restricting availability of parking permits to future occupants of the dwelling to ensure the development would not add more pressure to existing on-street parking for the surrounding residential streets site, provision of parking and access in accordance with approved plans and submission of a construction method statement prior to commencement, the proposed development is considered acceptable in terms of highway safety and capacity. It should be noted also that there are shared user parking bays outside no 102 Radstock Road whereby permit holders can park in the bay at any time and non-permit holders can park for up to 2 hours between 8am-8pm.  

Whilst concerns have been raised by an objecting resident regarding highway safety, the Council’s Transport officer has assessed the proposed dropped kerb to provide access from Radstock Road and concluded that it is acceptable in terms of highway safety for pedestrians and motorists. In addition this part of Radstock Road is subject to a 20 MPH speed restriction. Plans illustrate a gate at the off road parking site.  Any gates provided should open away from the highway and be set back a distance of at least 5 metres from the nearside of the carriageway of the adjoining highway. A condition to this effect has been recommended by the transport officer. 

Adequate cycle and bin storage is provided to the rear and front of the property.  A condition would be added stipulating the type of cycle storage to be provided.

Third Party Representations
Issues of design and materials as well as parking and highway safety have been addressed within the above report. Failure by motorists to adhere to stipulated speed limit of 20MPH on this locality is dealt with under separate legislation by the police. The same applies to littering on the site that is an environmental health matter.  The applicant has not indicated that the dwelling would be occupied by students to warrant concerns from residents. 

Community Infrastructure Levy
The development would be liable to the Community Infrastructure Levy (CIL) regime that is applicable to all decisions for planning applications made from the 01/04/2015.  Appropriate CIL forms were submitted with the application.

Affordable housing
The proposed development would also need to accord with policy DM6 in terms of making a financial contribution to affordable housing. Policy DM6 (Affordable Housing) of the Local Development Framework (LDF) Sites and Detailed Policies Document (SDPD) seeks to ensure that on sites of 1-4 dwellings, a financial contribution will be made that will enable the provision of affordable housing elsewhere in the Borough. The applicant has agreed to make the necessary financial affordable housing contribution amounting to £18,313 being 5% of the Gross Development Value of the proposed dwelling.

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.  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.

In terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

CONCLUSION
The proposed development is considered to accord with local and national policies to warrant the grant of planning permission. 

GRANT PERMISSION SUBJECT TO S106 LEGAL AGREEMENT.

Case Officer: Ralph Chakadya





