DELEGATED APPLICATION REPORT

APPLICATION NUMBER: 160666/FUL
ADDRESS: 2 Waverley Road
THE PROPOSAL

Addition of 1 bed studio as change of use from residential annex.
SITE DESCRIPTION AND SURROUNDING AREA

The site comprises an annexe attached to the rear of 2 Waverley Road.  2 Waverley Road is understood to be in C4 (Small HMO) use.  The surrounding area is predominantly residential.
RELEVANT SITE HISTORY

011146 (01-00179-FUL).  Single storey extension (Demolition of existing garage).  Granted.
RESPONSE TO CONSULTATIONS

The application was assessed at an Applications Steering Group meeting and a Management Steering Meeting. It was advised at these meeting that the application be refused because of the impact the subdivision would have on residential amenity.
The Transport Strategy Section object to the application.
RESPONSE TO PUBLICITY

3 items of correspondence were received.  The issues raised by the correspondents were as follows:

· Lack of parking

· Current occupants park on pavement.  This would be exacerbated by proposal.

· Damage has already occurred to the objectors property from building work at the application site.

POLICIES

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 6 – Delivering a wide choice of high quality homes

Part 7 – Requiring good design
Planning Practice Guidance

· Design
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)

DM4 (Safeguarding Amenity) 
DM6 (Affordable Housing)
DM12 (Access, Traffic and Highway Related Matters)
SPG/SPD
· Planning Obligations under Section 106
· Affordable Housing SPD
· Parking Standards and Design (Supplementary Planning Document).
· Residential Conversions SPD (November 2013).

APPRAISAL

Principle of the development
As a residential conversion, this proposal falls to be assessed under the Residential Conversions SPD.  The existing building is considerably larger than 120 square metres and so in principle is large enough for conversion.

The proposed new dwelling would be situated to the rear of the building.  It would be located between the bulk of the property and the rear amenity space.  The proposal effectively severs the bulk of the property from the amenity space.  Occupants of the main property would have to compromise the privacy of occupants of the new dwelling in order to access and use this space.  This results in a large property with no associated amenity space, which would be harmful to the amenity of occupants of this dwelling. 
If planning permission were granted for this unit to become self contained there would be no planning restriction preventing it being sold separately to the main property, which would exacerbate this situation.  
Residential amenity
The room sizes in the proposed unit would meet the Council’s minimum standards, and the unit would have dual aspect.  Notwithstanding the potential loss of privacy discussed above, the standard of accommodation in this unit would be largely acceptable.
Transport Issues
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 and extends to walking distances of 2 kilometres from the centre of Reading. This zone is well served by public transport, with buses continuing either into or out of the Central Core Area via this zone.   In accordance with the adopted Parking SPD, the development would be required to provide 1 on-site parking space per 1-2 bedroom dwelling (proposed).

No plans have been submitted illustrating the off street parking that the Design and Access Statement refers to. If parking is provided to the rear of the property as suggested in the Design and Access Statement this would not be acceptable, as a legal access is not provided from the public highway. If access were to be applied for, this would not be granted due to the close proximity to the zebra crossing and the lamppost on Tilehurst Road.  

It should be noted that this part of Waverly Road currently has unrestricted parking; therefore there could be problems with parking on the carriageway which could have an impact on current residents of the street. The development site is located very close to Permit Area Zone 07R and this proposal could generate additional pressure for parking in the area.  
The absence of adequate, accessible off street parking is recommended as a further reason for refusal.

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

Refuse.
Case Officer: Ben Pratley

