DELEGATED APPLICATION REPORT

APPLICATION NUMBER: 160460/FUL
ADDRESS: 8 Thornton Road
THE PROPOSAL

Erection of one new detached dwelling
SITE DESCRIPTION AND SURROUNDING AREA

The site comprises a vacant area of land in a largely residential area.
RELEVANT SITE HISTORY

None.
RESPONSE TO CONSULTATIONS

The application was assessed at an Applications Steering Group meeting. It was agreed at this meeting that the proposal is detrimental to the character of the area and should be refused.
Transport Strategy – no objection subject to conditions.
Environmental Protection - no objection subject to conditions.
Natural Environment Officer - no objection subject to conditions.
RESPONSE TO PUBLICITY

3 items of correspondence were received (2 from the same correspondent).  The issues raised by the correspondents were as follows:

· Noise and dust generated by the development.
· Parking issues.
· Potential overlooking.

· Overbearing impact on neighbours

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 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
The proposed house would be located behind the building line formed by the terrace to the south.  It will be in a prominent position on the corner of Thornton Road and Mews, and would be positioned very close to the pavement.  The proposed dwelling is considered to 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. 

It is not clear from the submitted plans how extensive the area of private amenity space is.  Nonetheless, it would appear to be less than the level noted in paragraph 5.6.10(a) of the Sites and Detailed Policies Document and less than the amenity space of the dwellings to the south.  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.  It is therefore clear that there are material differences between the consented houses and the house proposed as part of this application. 

Notwithstanding the deficiencies discussed above, the detailed design of the dwelling is considered to be acceptable.

Impact on neighbours

The proposed dwelling would be approximately 6.3 metres from the flank wall of 8 Thornton Road.  There are no windows in this flank wall, and no windows are proposed in the south facing elevation of the proposed dwelling.  The proposal would therefore not result in a loss of privacy to occupants of number 8.
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.

The dwelling would be 23.3 metres from the rear of 1 Thornton Mews.  This is a sufficient distance to ensure it would not have a detrimental impact on occupants of this property.
Transport issues
The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD. In accordance with the SPD the development is required to provide a parking provision of 2 spaces for the proposed three bedroom dwelling.  The plans indicate there is provision for two off street parking spaces. This would require the re-positioning of the existing dropped kerb; access to these spaces is to be served via a new dropped crossing directly onto Thornton Mews.  The dimension for the parking spaces are in excess of the Councils standards and are therefore acceptable. 

Whilst visibility splays have not been detailed on the plans, the Transport Strategy Section confirm this is not of concern as the dropped kerb would be  in a more favourable position as it would be further from the corner of the road.

The land on the bend of Thornton Mews proposed for incorporation into the development is currently public highway land.  The Transport Strategy Section confirm that the Council cannot permit the use of this land unless it is formally stopped up.  The applicant has stated that they intend to proceed with this process and therefore the Transport Strategy Section have no objection.  If the application were to be approved an informative would be included noting that the applicant must stop up the land prior to implementing the development.

Section 106 Agreement

A financial contribution is required, under the Council’s Planning Policies, towards affordable housing.  Whilst the applicant has indicated a willingness, within the Design and Access Statement, to address this issue as the application is recommended for refusal a legal agreement has not been completed.  As such it is recommended that this is 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

