DELEGATED APPLICATION REPORT

APPLICATION NUMBER: 160939/VAR
ADDRESS: 3 Brisbane Road
THE PROPOSAL

Application for removal  of condition 3 of planning permission 06/00945 (060132).  The condition to be removed currently requires the garage to be kept available for the parking of vehicles at all times.
SITE DESCRIPTION AND SURROUNDING AREA

The application site comprises a detached garage in the curtilage of a small HMO (C4).  The surrounding area is predominantly residential.
RELEVANT SITE HISTORY

· 970666 (97-00740-FUL).  Rear access to first floor. Conversion of dwelling to two flats and erection of new garage and ancillary workshop.  Refused.
· 060132 (06-00945-FUL).  Garage.  Granted.
· 151804.  Retrospective application for conversion of existing garage to 1No. one bed dwelling.  Withdrawn.
RESPONSE TO CONSULTATIONS

The application was assessed at an Applications Steering Group meeting. It was agreed at this meeting that the proposal is acceptable subject to the former garage remaining ancillary to 3 Brisbane Road.  This should be secured by condition.
The Transport Strategy Section have no objection subject to the former garage remaining ancillary to 3 Brisbane Road.
RESPONSE TO PUBLICITY

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

· Parking is already an issue and removal of this condition will make this worse.
· Disappointment that this property is no longer a family dwelling.

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

Planning Practice Guidance

· Use of Planning Conditions
Reading Borough Local Development Framework Core Strategy (2008)

CS24 (Car/Cycle Parking)

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

DM12 (Access, Traffic and Highway Related Matters)
SPG/SPD
· Parking Standards and Design (Supplementary Planning Document).

APPRAISAL

Application 060132 granted permission for the erection of a garage.  The present application is for the removal of condition 3 of this permission which required the garage to be kept available for the parking of vehicles at all times.  The property currently retains two off street parking spaces.  This meets the requirements of the Council’s Parking Standards SPD.  There is therefore no justification for retaining this condition.

The garage was previously used as a self contained dwelling without planning permission.  An investigation was undertaken by the Planning Enforcement Team, and a retrospective planning application was submitted.  The applicant chose to withdraw the application after being advised that planning permission would be unlikely to be granted.  It is understood that the building is currently unoccupied.
3 Brisbane Road itself is currently used as a small HMO (C4).  The applicant has confirmed that he wishes to use the former garage as part of the HMO, and will convert one of the existing bedrooms in the house to a communal room.  Amended plans have been received indicating that the converted garage will not have a kitchen, and so will be reliant on the main house for cooking facilities.  As such, the property as a whole will remain as a C4 small HMO.  The Transport Strategy section confirm that the parking requirement for a small HMO is two spaces.  It is recommended that the ancillary status of the garage is secured by condition.
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.
Case Officer: Ben Pratley

