DELEGATED APPLICATION REPORT

APPLICATION NUMBER: 160753/FUL & 160754/LBC
ADDRESS: Hillside, Allcroft Road
THE PROPOSAL

Proposed construction of an eight bedroom student housing unit as an

extension to student housing block C within the curtilage of grade 2 listed Hillside House.
SITE DESCRIPTION AND SURROUNDING AREA

The site comprises student accommodation located within the grounds of a listed building.  The surrounding area is predominantly residential.
RELEVANT SITE HISTORY

150090 & 150091.  Improvements to student housing involving: extending communal living rooms, constructing appropriate bin & cycle storage, enhancing shared outdoor amenity space and upgrading existing site service access. (All within the curtilage of a listed building).  Granted.
RESPONSE TO CONSULTATIONS

The applications were assessed at an Applications Steering Group meeting. It was agreed at this meeting that the applications should be permitted.
The Transport Strategy Section, Natural Environment Officer and Ecologist have no objections to this application – subject to tree protection measures being secured by condition.
RESPONSE TO PUBLICITY

1 objection was received.  This read as follows:  To much housing and no parking for each students. Also  noise pollution and rubbish bins left on Allcroft Road.
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'.

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the local planning authority to have special regard to the desirability of preserving a listed building or its setting or any features of special interest which it possesses. 

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

Part 12 – Conserving and enhancing the historic environment

Planning Practice Guidance

· Conserving and enhancing the historic environment
· Design
· Natural Environment
Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)
CS15 (Location, Accessibility, Density and Housing Mix)

CS24 (Car/Cycle Parking)

CS33 (Protection and Enhancement of the Historic Environment)

CS36 (Biodiversity and Geology)

CS38 (Trees, Hedges and Woodlands)

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

DM4 (Safeguarding Amenity) 
DM11 (Development of Private Residential Gardens) 
DM12 (Access, Traffic and Highway Related Matters)
SPG/SPD
· Parking Standards and Design (Supplementary Planning Document).

APPRAISAL

Impact on character and appearance
Hillside Court comprises four student housing blocks constructed in the grounds of the listed Hillside House in the late 1970s.  The proposal is to erect an identical unit to the end of the westernmost block.  The positioning of the building adjacent to an existing block is considered largely to respect the pattern of development in the area.  By matching the design of the existing dwellings the proposal is considered to respect the character and appearance of the site and its surroundings.
The proposed building would be at least 70 metres from the principal listed building, and would be largely hidden from the existing development on site.  The proposal is therefore considered to have, at most, a negligible impact on the setting of the listed building.
Impact on neighbours
The new building will be 21.5 metres from the rear elevation of 1 Lancaster Close.  The main body of the building will be 3 metres from the rear boundary of 1 Lancaster Close, with the small shower extension 2 metres from the boundary.  These distances are considered to ensure that the proposal will not have a detrimental impact on the occupants of this dwelling.  

The application does not propose windows in the flank wall of the dwelling.  The installation of such windows would be likely to compromise privacy in the rear garden of 1 Lancaster Close to an unacceptable degree.  As a shared student dwelling it is considered that the proposed building would not benefit from permitted development rights.  Planning permission would therefore be required to install windows in the flank wall of the building.  It is recommended that an informative is attached reminding the applicant of this fact.                                 
The new building will be at least 22 metres from the front elevation of 1 Whitby Drive, which is the same distance as the existing student units.
Transport Issues
There is currently no provision for car parking for the students residing at the site.  There is no additional car parking proposed serving the proposed student housing unit which the Transport Strategy Section advise is acceptable for student accommodation. 

In 2015 planning permission was granted for improvements to the existing student housing blocks which included the provision of new cycle storage. It was proposed that 120 new cycle storage spaces would be provided although only 30 cycle spaces have been implemented. Whilst the Transport Strategy Section acknowledge that it would be beneficial to provide additional cycle storage, the existing levels comply with the Council’s adopted standards.  

Section 106 Agreement and CIL
As a sui generis use purpose built student accommodation is not required by the Council’s policies to contribute towards affordable housing.
The development will be CIL liable.  The applicant has been informed of the estimated sum of £18,864.  They have been informed that this is an estimate, and confirmation will be provided in a formal liability notice.
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

Grant both applications.
Case Officer: Ben Pratley

