DELEGATED APPLICATION REPORT

Target Date: 30/01/2018
Application Number: 172155/FUL
Address: Land adjacent to 8 Thornton Road, Reading
Proposal: Single storey two bedroom bungalow
Planning Officer: Claire Ringwood
Site Description and Surrounding Area
The site comprises a vacant area of land adjacent to 8 Thornton Road on the corner of Thornton Road and Thornton Mews.  The site is in a predominantly residential area with the Portman Road Industrial Area and playground to the north.
Proposal

The proposal is for the construction of a two bedroom bungalow with parking for 2 cars.  

Plans Submitted and Supporting Information

The agent submitted the following drawings and information, received on 4th December 2017:
Drawing No: PL-01 – Location Plan

Drawing No: PL-02 – Proposed Site Plan

Drawing No: PL-03 – Proposed Floor Plans

Drawing No: PL-04 – Proposed Roof & Street Scene

Drawing No: PL-05 – Proposed Elevations 

Drawing No: PL-06 – Visualization Proposed Building 

Planning Statement 

Relevant Planning History 
160460/FUL - Erection of one new detached dwelling.  Refused 29/09/2016.  Dismissed at appeal 02/11/2016.

This application was refused for the following reasons:

1. The proposed dwelling would be in a prominent position and would appear cramped and awkward within its plot and in relation to existing neighbouring dwellings. The proposal would therefore have a detrimental impact on the character and appearance of the site and its surroundings, contrary to Policy CS7 (Design and the Public Realm) of the Core Strategy.

2. In the absence of a completed legal agreement to secure an acceptable contribution towards the provision of Affordable Housing, the proposal fails to contribute adequately to the housing needs of Reading Borough and the objective of creating mixed and balanced communities, and as such is contrary to Policy DM6 (Affordable Housing) of the Reading Borough Sites and Detailed Policies Document 2012 (altered 2015), Affordable Housing Supplementary Planning Document (2013) and para. 50 of the NPPF.
The Planning Inspector stated that “the proposed dwelling would appear as an isolated structure harmfully out of character with the overall more dense pattern and grain of the built development in the area, and would appear intrusive into the street scene because of its prominent location” however the Inspector considered that there would be sufficient space around the property and within its curtilage so that the property would not appear cramped.
8 Thornton Road - 171589/HOU - Single storey rear and side extension.  Permitted 08/11/2017.

Response to Consultations
Development Control Transport
The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD.  This zone directly surrounds the Central Core Area and extends to walking distances of 2 kilometres from the centre of Reading.  In accordance with the adopted Parking Standards and Design SPD, the development is required to provide a parking provision of 1 space for the proposed 2 bedroom dwelling as well as retaining existing provision for No8. (this has not been illustrated on plans and will need to submitted on revised plans). 

In respect of parking, the plans indicate provision of two off street parking spaces are to be provided served by a new access point from Thornton Mews.    It should be noted that the number of proposed parking spaces for the new dwelling is in excess of the Councils standards and is therefore acceptable. 

Visibility splays have not been detailed on the plans however as the proposed new dropped kerb is further from the corner of the road in principle this would be acceptable subject to the illustration of visibility splays of 2.4m x 43m on revised plans.  Transport is happy that this can be dealt with by way of condition.  The unused dropped access will need to be reinstated in line with the public footway.  The applicant should be advised that a license must be obtained from the Council's Highways section before any works are carried-out on any footway, carriageway, verge, or other land forming part of the public highway to agree the access construction details

In accordance with the Councils current standards cycle storage for 2 should be provided.  Cycle storage provision has been illustrated in the form of a garden shed; this is deemed acceptable. 

No refuse storage / collection areas have been illustrated but given the size of the plot there is sufficient space to accommodate this without bins being left on the footway.  Revised plans will be required for submission, however this can be dealt with by way of condition. 

As previously advised the land being utilised on the bend of Thornton Mews is currently public highway land, therefore we cannot permit the use of this land unless it is formally stopped up.  The applicant will be responsible for all costs involved in this process.  The submitted Planning Statement states that a “stopping order” has been agreed but evidence to support this will be required for submission. 

Natural Environment Trees
There are no trees affected on this site and there is limited space to the rear plus sight lines around the bend to the front which would make any landscaping that would benefit the local area very difficult.  

Ecology

The application site comprises an area of land where it is proposed to construct a bungalow.  An application for a two-storey house was dismissed at appeal (160460) for non-ecological reasons. The previous application faced no ecological constraints, subject to a condition that ensures that biodiversity enhancements are provided.  Considering this, as well as the site’s proximity to good bat foraging and commuting habitat (the site is neighboured by connected gardens with trees, with parkland 10m north, a railway corridor 200m north and grassland fields 280m north), there are no objections to this application on ecological grounds, subject to a condition for hard and soft landscaping.

Environmental Health 

Standing advice states that the application should have provided a statement detailing how noise and dust will be effectively managed during demolition (if relevant) and construction and who will be responsible for this.  Conditions would include 1) the control of noise and dust, 2) construction and demolition hours of work, 3) no bonfires. 

Thames Water 

The site may potentially have minor public sewers within three metres of the proposed building work.  As we do not have confirmation of the exact drainage arrangements for this property, we will contact the applicant or agent for further information.  We will ask them to enter into a build over agreement if the work is within three metres of a public sewer or one metre of a lateral drain.  This could be a full build over agreement or, if the property owner meets all of the criteria required in our online questionnaire, a self-certified agreement. 
Public Consultations 
Properties at 1-9 (o) and 2-8 (e) Thornton Road and 1-4 (all) Thornton Mews were consulted.  2 letters of objection have been received with regards to:

· Loss of privacy and overlooking.

· Noise generated by the development.
· Parking issues and safety concerns.
Summary of discussions with applicant/agent

The agent was advised in an email dated 24th January 2018 that the proposal did not overcome the previous reasons for refusal relating to 160460/FUL and the application would be refused.

Relevant Planning Policy and Guidance
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 Planning Policy Framework 

Part 4 – Promoting sustainable transport

Part 6 – Delivering a wide choice of high quality homes

Part 7 – Requiring good design
Part 11 – Conserving and enhancing the natural environment

Planning Practice Guidance

· Air Quality

· Design
· Flood Risk and Coastal Change

· Natural Environment

· Planning obligations

· Use of Planning Conditions

· Viability

Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)

CS15 (Location, Accessibility, Density and Housing Mix)

CS16 (Affordable Housing)

CS24 (Car/Cycle Parking)

Sites and Detailed Policies Document (2012)
SD1 (Presumption in Favour of Sustainable Development)

DM1 (Adaptation to Climate Change)

DM4 (Safeguarding Amenity) 

DM6 (Affordable Housing)
DM10 (Private and Communal Outdoor Space)

DM11 (Development of Private Residential Gardens)
DM12 (Access, Traffic and Highway Related Matters)
SPG/SPD

· Planning Obligations under Section 106
· Affordable Housing SPD

· Parking Standards and Design (Supplementary Planning Document).

APPRAISAL

Impact on character and appearance
Core Strategy Policy CS7 states that “all development must be of high design quality that maintains and enhances the character and appearance of the area”.

The previously refused application proposed a two storey detached property on the same site.  To overcome the reasons for refusal following the Inspectors decision a bungalow is now proposed.  The Planning Statement states the proposed bungalow is aligned with the surrounding properties and the agent argues that this brings the bungalow into the street scene.  In order to achieve this, the proposed bungalow is only marginally from the front and side boundaries and although it is only single storey it will still be in a prominent position on the corner of Thornton Road and Thornton Mews, and the front elevation would be positioned very close to the pavement.  
The proposed dwelling is therefore considered cramped on the plot due to the location to boundaries and have an awkward visual relationship with the existing dwellings, and is considered to have a detrimental impact on the character and appearance of the site and its surroundings. 

The agent states that the scale of the single storey bungalow is ‘in harmony’ with an extension at 8 Thornton Road.  It should be noted that at the time of the Planning Officers site visit (19th January 2018) this extension had not been built and it is considered that little comparison can be made between a single storey side and rear extension on a two storey house with a detached bungalow.  
The properties along Thornton Road are characterised by front and rear back gardens.  The principle elevation of the proposed dwelling faces the opposite direction to those in Thornton Road and has a side garden.  This reinforces the impression of a dwelling that is out of keeping with its surroundings.
The applicant has drawn attention to the approval of two dwellings to the west of the site (150412/FUL refers), indicating that this proposal does not differ greatly.  However, in this case the proposed dwellings form a more natural continuation of the built form, respecting the building line of existing terraces.  They are situated on more generously proportioned plots, and are a reasonable distance from the highway.  The Planning Inspector also stated that “these two dwellings would be more closely related to the ends of their respective terraces and would not be isolated in the same way as the appeal proposal”.  It is therefore clear that there are material differences between the consented houses and the bungalow proposed. 

The proposed dwelling is considered to be in a prominent position and would appear cramped and awkward within its plot and in relation to existing neighbouring properties.  The proposal would therefore have a detrimental impact on the character and appearance of the site and its surroundings, contrary to Policy CS7 (Design and the Public Realm) of the Core Strategy. 

Amenity of proposed dwelling

Policy DM10: Private and Communal Outdoor Space sets out that ‘Dwellings will be provided with functional private or communal open space…  Houses will be provided with private outdoor space whereas flats may be provided with communal outdoor space, balconies and/ or roof gardens.’  The standards previously set out in the Space Around Dwellings Supplementary Planning Guidance have been carried forward to the supporting text of the Sites and Detailed Policies Document at paragraph 5.6.10.

Paragraph 5.6.10 sets out that as a guide a house should be provided with useable private outdoor space no less than the gross floor area of the dwelling to which it relates (measured externally and including garage space). 

The proposal provides a garden area to the side of the proposed property and although it is smaller than would be required in DM10 above it does compare favourably with those in the area and is acceptable for the size of property proposed and is therefore in accordance with policy DM10: Private and Communal Outdoor Space of the Sites and Detailed Policies Document.

Impact on neighbours

The proposed bungalow would be approximately 6.3 metres from the flank wall of 8 Thornton Road (not including the extension that has not yet been built).  There are no windows in this flank wall, although there are 4 windows proposed in the south facing elevation of the proposed dwelling.  Due to the bungalow design the proposal would therefore not result in a loss of privacy to occupants of number 8 and there is sufficient distance between the proposed dwelling and the rear of 1 Thornton Mews to ensure the proposal would not have a detrimental impact in the occupants of this property.
The distance of the proposed dwelling from number 8, and the fact that it would be to the north, would ensure that it would not cause an unacceptable loss of light to the occupants of number 8.

Transport issues
Additional information is required following comments from Transport Officers above.  Officers also advised that land on the bend with Thornton Road and Thornton Mews is currently public highway land.  This land is included within the red line on the submitted Location Plan.  Transport Officers have advised that they cannot permit the use of this land unless it is formally stopped up.  The submitted Planning Statement states that a “stopping up order” has been agreed but no evidence has been submitted to support this.  If this section of land is not owned by the applicant then the incorrect Ownership Certificate has also been completed on the application form.  

Sustainability
In line with Policies CS1 and DM1 proposals for new housing should demonstrate how natural heating and ventilation have been considered in the design and how the effects of climate change will be mitigated through tree planting, use of green roofs etc. All development is required to minimise the impact of surface water runoff in the design of the drainage system (SuDS), which should focus on infiltration measures (soakaways, swales, ponds etc).  No details have been submitted with the application however had the proposal been acceptable this could have been dealt with by way of planning conditions.

Section 106 Agreement

A financial contribution is required under the Council’s Planning Policies towards affordable housing.  The Planning Statement confirms a willingness to address this issue however no figure has been submitted and the legal agreement has not commenced.  As the application is recommended for refusal this is a further reason for refusal.

CIL

Had the proposal been acceptable it would have been liable to the Community Infrastructure Levy regime that is applicable to all decisions for planning applications made from the 01/04/2015. The details are available on the Council’s website: 

http://www.reading.gov.uk/media/2791/Community-Infrastructure-Levy-Advice-to-Applicants/pdf/CIL_Advice_to_Applicants.pdf
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.
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