


DELEGATED APPLICATION REPORT 			Target Date: 05/10/2015
Application No: 151424/FUL 					
Address: 40 Armour Road, Tilehurst, Reading
Proposal: Refurbishment of outbuilding to rear of back garden and installation of drop kerb to Andover Close
Case officer: Ralph Chakadya

Site Description and Surrounding Area:     
The application site currently contains an end of terrace dwelling on Armour Road with a dilapidated outbuilding to the rear end of the plot with access from Andover Close.

Proposal:    
The proposal is for the refurbishment of outbuilding to rear of back garden and installation of drop kerb to Andover Close.

Andover Close is not a classified Road and providing access subject to the nature of the works to be carried out would ordinarily not require planning permission. 

Plans Considered:
The following plans received: 
Unnumbered Amended Block Plan received 17th   September 2015
Proposed Floor Plans No.2 received 10th August 2015
Proposed Elevation Plans No.1 received 10th August 2015

Relevant Planning History:
None relevant

Consultation Responses:
Six letters from 5 households objecting to the proposed dropped kerb were received highlighting the following;
· Loss of parking
· No right of access for the property from Andover Close
· The application site already has 3 parking spaces to the front and side.

Non-statutory consultations
RBC Transport – No objection subject to a condition requiring the access to be constructed before occupation of the refurbished outbuilding. 
The proposal is for the refurbishment of outbuilding to rear of back garden and installation of drop kerb to Andover Close. A detailed drawing has now been submitted illustrating the exact location of the dropped crossing and given it is located at the end of the lay by in Andover Close, this will not detrimentally impact parking in Andover Close.
In addition the dropped kerb would be located within close proximity to an existing telegraph pole and the applicant has now submitted a plan illustrating the proposed position for it which in principle is acceptable.  Again it is stressed that any costs associated with the relocation of the telegraph pole would be the responsibility of the applicant.



Relevant Planning Policy and Guidance   
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'.

National Planning Policy
National Planning Policy Framework (2012) 

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

Sites and Detailed Policies Document (Oct 2012)
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation
DM12: Access, Traffic and Highway-Related Matters 

Supplementary Planning Guidance “A Design Guide to House Extensions” (2003)
Supplementary Planning Guidance “Revised Parking Standards and Design” (2011)

Appraisal
The principle of an outbuilding is already established in terms of the existing building to be refurbished. The refurbished building is an improvement in terms of appearance to the existing dilapidated building and is therefore is considered to enhance the character of the area and this part of Andover Close. The outbuilding at the bottom end of the rear garden fronting Andover Close is not considered to introduce any additional harm than the existing dilapidated building to the adjoining neighbours in terms of being overbearing or overshadowing. To ensure the refurbished building remains ancillary to the main dwelling on the application site, an appropriate condition would be added to such effect.

Regarding the dropped kerb onto Andover Close, the Council’s Transport Officer has assessed the revised submitted block plan and concluded that the dropped that is located at the end of the lay-bye on Andover Close will not detrimentally impact parking on available parking in Andover Close. As such this addresses concerns raised by third parties regarding loss of parking. An appropriate condition would be added requiring the dropped kerb to be constructed in accordance the submitted revised plan and in compliance with the requirements of the Local Planning Authority for work carried out within the public highway. In addition the dropped kerb would be located within close proximity to an existing telegraph pole and based on the submitted revised plan illustrating the proposed position for the dropped kerb, the Council’s Transport Officer considers the principle to be acceptable subject to the relocation of the telegraph in co-ordination with British Telecom.  An informative would be added that any costs associated with the relocation of the telegraph pole would be the responsibility of the applicant.

Third Party Issues
Losses of parking issues have been addressed within the report above. Issues of right of access onto Andover Close are not planning matters in this instance. 

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:    

PERMIT

Conditions
1) The development to which this permission relates must be begun not later than the expiration of three years beginning with the date on which the permission was granted.
Reason: to prevent an accumulation of unimplemented planning permissions and in accordance with Section 91 of the Town & Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2) This permission relates only to the following plans and drawings: 
The following drawings:
Unnumbered Amended Block Plan received 17th   September 2015
Proposed Floor Plans No.2 received 10th August 2015
Proposed Elevation Plans No.1 received 10th August 2015
Reason: to ensure the completion of the development in accordance with the approved plans and details.

3) The materials to be used in the refurbishment of the external surfaces of this development shall be as stated in the planning application received 10th August 2015.
Reason: To ensure that the new development appears in keeping with the existing building. 
Adopted Core Strategy 2008:
CS7 – Design and Public Realm
LDF Sites and Detailed Policies Document (2012) policies:
DM9 - House Extensions and Ancillary Accommodation
4) The use of the building for the purpose hereby permitted shall remain ancillary and subservient to the residential use of 40 Armour Road and shall not become a separate or dominant use at any time without the benefit of planning permission from the Local Planning Authority.
Reason: To protect the amenities of the neighbours and the character of the area. 
Adopted Core Strategy (2008)
CS7: Design and the Public Realm
LDF Sites and Detailed Policies Document (Oct 2012)
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation
DM12: Access, Traffic and Highway-Related Matters 
Supplementary Planning Guidance “Revised Parking Standards and Design” (2011) 

5) Access constructed before occupation (approved drawings)
No building shall be occupied until the telegraph pole has been relocated in co-ordination with British Telecom and the access has been constructed in accordance with the approved drawing and in compliance with the requirements of the Local Planning Authority for work carried out within the public highway.
Reason: In the interests of road safety in accordance with Core Strategy Policy CS20 and Sites and Detailed Polices document Policy DM12.


Informatives
1. Your attention is drawn to the terms and conditions of this permission. Any development which is carried out but which differs materially from the approved plans and details, or does not comply with any condition(s) or planning obligation(s) attached to the permission may result in the Council taking action to remedy the breach of planning control. If you are in any doubt please contact the Council.

2. The applicant’s attention is drawn to the requirement for submission of a Building Regulations application for the proposed development. Please contact Building Control on 0118 937 2449 for advice.

3. During the course of construction, the developer should take care to ensure that no part of this development (foundations, eaves, guttering, etc.) would encroach on, under or across the boundary line with the adjoining property, as the requisite Notice has not been served on the owner of that property. This permission does not confer any right of access onto land that is not under the developer's control. The developer should also be mindful of the obligations and requirements of the Party Wall Act (1996) details of which can be found at http://www.communities.gov.uk/publications/planningandbuilding/partywall

4. Access construction
The Council's Highways section should be contacted at 19 Bennet Road, Reading, RG2 0QX, telephone: 0118 937 2138, to agree the access construction details and to grant a licence before any work is carried out within the highway. A formal application should be made allowing at least 4 week’s notice to obtain details of underground services on the applicants` behalf.

5. Works affecting the highway
Any works affecting the highway shall be in accordance with Reading Borough’s Council’s document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. The applicant should be made aware that compliance with this document is mandatory and licences to work on the highway will only be issued if the requirements contained within it are met. A copy can be obtained at http://www.reading.gov.uk/ltp/General.asp?id=SX9452-A782F664 (within the Transport Strategy area of the Transport Section on the Reading Borough Web Site).

6. The Council has worked proactively and positively with the applicant in the determination of the application.

7. [bookmark: _GoBack]Any costs associated with the relocation of the telegraph pole would be the responsibility of the applicant

8. In connection with the implementation of this permission no demolition or construction works shall take place outside the hours of 8am to 6pm Mondays to Fridays and 8am to 1pm on Saturdays.  Works shall not take place at all on Sundays or Bank Holidays without the prior written approval of the local planning authority.




