


OFFICER REPORT

Ward: Norcot
App No.: 171212
Address: 24 Waverley Road, Reading
Proposal: Proposed garage, games room and cycle store following demolition of existing garage
Officer: Ralph Chakadya

Site Description and Surrounding Area:     
The application site currently contains a detached garage to the bottom end of the rear garden of 24 Waverley Road. This garage is one of a number of garages to the rear of properties on Waverley Road with separate vehicular access through a private road linked to Windrush Way.  The garages are not listed or in a conservation area. 

Proposal:    
The proposal is for the demolition of the existing garage and the construction of an outbuilding comprising a replacement garage, games room and cycle store. A shower room is also included.

The outbuilding would be 9m deep by 6m wide (full width of the plot) being a maximum 3m in height with a front canopy to a paved patio.

Existing access arrangements would be retained for the replacement garage
 
The description of the proposal was amended during consideration of the application.

The application was initially called in for determination by the Planning Applications Committee by Councillor Lovelock as members were concerned with the potential use of the outbuilding as an independent dwelling. However, following advice from the Council’s Legal Officer that the applicant would need to enter into a S106 legal agreement to prevent the use of the outbuilding as an independent dwelling, members decided to delegate officers to determine the application. 

Relevant Planning History:
None relevant

Consultation Responses:
Three letters of representation was received from 2 neighbours highlighting the following;
· Applicant is introducing a new dwelling by stealth
· Size and scale of the outbuilding
· Being out of character
· Loss of privacy
· Inconvenience due to blocking of private access road during construction
· Damage to private road during construction
· Right of access
· Right of access and covenants issues that are not considered to be planning matters have also been raised.
Non-statutory consultations
RBC Transport – No objection subject to a condition preventing the independent use of the outbuilding without planning permission and ensure it is ancillary to the dwelling at 24 Waverley Road to prevent problems of parking and highway safety. 

RBC Legal Section – A S106 legal agreement should be put in place to ensure that the use of the outbuilding permitted shall remain ancillary and subservient to the residential use of 24 Waverley Road and shall not become a separate independent dwelling or any other dominant use at any time

RBC Natural Environment – No Objection

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 
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)

Appraisal
The main issues are:

Principle of the development
Impact on the character of the street and surrounding area 
Impact on neighbours 
Third Party Issues

Principle of the development.
The principle of an outbuilding ancillary to the main dwelling at the application site is already established in terms of the existing detached garage to be demolished and replaced as part of the current proposal.  Therefore, subject to other planning considerations, the principle for an ancillary outbuilding that comprises a garage, games room and cycle store following demolition of existing garage is considered acceptable.

Impact on the character of the street and surrounding area 
This part of Waverley Road is predominantly residential and the rear bottom end of properties is characterised by outbuildings/garages with separate vehicular access through a private road linked to Windrush Way. Following concerns raised by officers regarding the size, scale and layout of the outbuilding, amended plans with were submitted reducing the footprint and changing the layout from that of a habitable dwelling to an ancillary outbuilding accommodating garage, games room and cycle store. The principle of an outbuilding is already established and therefore the introduction of a replacement outbuilding maximum 3m high occupying the bottom-end of the rear garden among that is the size and scale similar to prevailing outbuildings in not considered to have an adverse effect onto the character of the area.  

The design of the outbuilding with a shallow pitched roof and gable-ends to the sides is considered acceptable and as such accords with policy CS7 of the Core Strategy

[bookmark: _GoBack]Concerns have been raised by neighbours regarding the potential use of the outbuilding as an independent dwelling. To address these concerns, the Council’s Legal Officer has recommended that the applicant enter into a binding S106 legal agreement to ensure the outbuilding would not be used as an independent dwelling and remains ancillary to the property at number 24 Waverley Road. A condition would also be added to this effect.

Impact on neighbours 
Adjoining 22 and 26 Waverley Road have outbuildings to their rear gardens that would be adjoined by the proposed outbuilding. Whilst the footprint of the proposed is greater than that of the adjoining outbuildings, it is still considered to be of size and scale that would not be overbearing or overshadowing the rear gardens of neighbouring properties. The proposed outbuilding is therefore considered not to have an adverse effect to the amenities of the adjoining neighbours.

Third Party Issues
The application is for a garage, games and cycle store and with an s106 in place would not be used as an independent dwelling. Right of access and covenant issues are not considered to be planning matters in this instance. The access road is private and any damage to the private road would be a civil matter between the applicant and the other interested parties.

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 subject to S106



