DELEGATED APPLICATION REPORT 			Target Date: 04/07/2016				
Application No: 160668/FUL 					
Address: Land to the rear of 4 Donnington Road, 1 Alexandra Road & 84-86 London Road, Reading
Proposal: Part retrospective application for the development of B8 storage building ancillary to Donnington House Hotel
Case officer: Claire Ringwood

Site Description and Surrounding Area:     
The site consists of land to the rear of 4 and 4A Donnington Road , 1 Alexandra Road and Donnington House Hotel on London Road.  The applicant owns 1 Alexandra Road and the Donnington House Hotel.  The applicant also owns 4 Donnington Road.  4A Donnington Road is in different ownership.    

Proposal:    
The application is part retrospective as the structure is already in place although not completed.  The structure was originally to be accessed from Donnington Road however, this was not considered acceptable as it would be used to store goods belonging to 1 Alexandra Road, the Hotel and 4 Donnington Road.  Amended drawings were submitted which removed the access from Donnington Road prior to the application being validated.

There is an existing building at the Donnington House Hotel and the proposal is attached to this building and will be linked to this building internally.  The main access to the storage building will be through the building at the Hotel.

The building will be used for storage incidental to the surrounding properties owned by the applicant.  The building will be timber clad with an asphalt roof.

Plans Considered:
The agent submitted the following information, received on 11th April 2016:
Planning Statement 

The agent submitted the following drawing, received on 13th April 2016:
Drawing No: A-1020 – Roof Plan

The agent submitted the following plan and drawings, received on 9th May 2016:
Location Plan
Drawing No: A-1010 Rev A – Floor Plan
Drawing No: A-1015 – Elevations 

The agent submitted the following amended drawings, received on 23rd June 2016:
Drawing No: A-1010 Rev B – Floor Plan
Drawing No: A-1015 Rev B – Elevations 
Drawing No: WP/MT/2 – Front Elevation

Relevant Planning History:
151312/HOU - Construction of storage shed at the rear garden of 4 Donnington Road.  Withdrawn 23/09/2015.  This application was withdrawn when it became clear that the storage unit was not to be used for purposes ancillary to 4 Donnington Road and Notice had not been served on the other land owner at 4A Donnington Road.

Consultation Responses:
Transport raised no objection providing the storage building remains ancillary to the named properties.
Environmental Health raised no objection subject to conditions relating to hours of working and no bonfires.
Properties at 1, 4, 4A, 6, 1-5 (all) Weavers Court, 1-3 (all) Weavers Lodge, Donnington Road, 1, 1A and 3 (flats A-E) Alexandra Road and 80, 80A and 82-86 London Road were consulted.  1 objection was raised from 4A Donnington Road raising numerous points relating to the details submitted with the application and concerns with regards to the use and management of the building.  Detailed correspondence was undertaken with the residents of this property and a number of conditions have been included in the decision made in relation to some of the concerns raised.

Summary of discussions with applicant/agent:
The agent was advised of the proposed conditions and asked to provide a front elevation for completeness. 

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.

Relevant Planning Policy and Guidance   
The following local and national planning policy and guidance is relevant to this application:

Reading Borough Local Development Framework Core Strategy (2008)
CS7 (Design and the Public Realm)

Sites and Detailed Policies Document (Oct 2012)
DM4: Safeguarding Amenity 
DM12: Access, Traffic And Highway-Related Matters 

Appraisal 

The main issues are:

a) Design and impact on the character of the surrounding area
b) Impact on neighbours




a) Design and impact on the character of the surrounding area

[bookmark: _GoBack]The application for a B8 storage unit to the rear of an existing residential property is unusual however the applicant owns 4 Donnington Road, 1 Alexandra Road and 84-86 London Road all of which share a rear/side boundary.  The building is to the rear of all the properties and single storey in nature and will not be visiable from the road.  Access and deliveries will be controlled through a condition which only allows access from the Hotel site.  The Hotel and 1 Alexandra Road have shared access at the rear and there is a door from the Alexandra Road side of the building although the main access will be from the existing access at the Hotel.  The use of the storage building has also been controlled through a condition which restricts the goods stored to furniture associated with Donnington House Hotel, 1 Alexandra Road and 4 Donnington Road only.  The storage building is therefore not considered to affect the visual amenity of the area nor detract from the appearance of the main buildings.  

Taking the above into consideration the proposal is considered acceptable in terms of design and appearance and impact on the character of the building and the area and is in accordance with the Council’s relevant policies.   

b) Impact on neighbours

Although an access was originally proposed from Donnington Road this was removed from the plans and a condition has been imposed requiring this existing access to be removed within 3 months of the date of the permission.  The residents of 4A Donnington Road have their own rear garden area which is fenced off from the rear garden area of 4 Donnington Road although there is a shared access to the side of the properties.  The use of the building for B8 storage will relate only to the storage of furniture relating to the Donnington House Hotel, 1 Alexandra Road and 4 Donnington Road only.  A condition has been imposed restricting this along with delivery times which should protect the residents of 4A Donnington Road from noise and disturbance.  The removal of the access from Donnington Road means that the amenity of the residents at 4A Donnington Road will not be harmed and there will be no loss of privacy for these residents.  The single storey nature of the building at the rear of the site is also not considered overbearing or visually dominant.

Taking the above into consideration the building is not considered to cause a significant detrimental impact to the living environment of neighbouring properties and is in accordance with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document.

RECOMMENDATION:    

GRANT

Subject to the following conditions:
1. Approved plans  
2. Materials
3. Ancillary B8 use for named properties only
4. Access and delivery times
5. No access from Donnington Road
6. Construction and demolition 
7. No bonfires

Informatives relating to:

1. Terms and conditions
2. Building regulations 
3. Encroachment and Party Wall
4.	Positive and proactive 



