
Delegated Report 

Ward:  Katesgrove
App No.: 201779
Address: 70 Swainstone Road, Reading, RG2 0DX
Proposal: Construction of one bedroom end of terrace dwelling, as approved by planning application 151942, but with variation of conditions to allow retrospective alterations to the development from what was previously approved.  

Applicant: The Sharma Family Properties Ltd
Deadline: 04/02/2021  Extended to 19/02/2021.

Introduction & Description

The application site is located at the western end and on the southern side of Swainstone Road, a residential cul de sac. 68 Swainstone Road was the end of terrace two storey residential property and the application site is formed from the side garden to that property. It previously contained a garage. The attached one bedroom dwelling granted permission by application 151942 has been completed but was observed to not comply with approved plans in that the width is 500mm wider than as approved, windows at first floor are too large, the garage has not been designed as approved (see photo below), the east facing windows are not as approved and nor is the internal ground floor layout. 
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Photo taken in 2019
To avoid enforcement action being taken the applicant sought to retrospectively gain planning permission for the changes and during the course of the first application (200189) responded to requests by officers to make further changes to resolve some of the more harmful aspects of the unauthorised development – such as the visual dominance of the projecting and wide garage. 

This current application seeks further changes to provide a door to what was to become a carport for security reasons. 
PROPOSAL AND SUPPORTING INFORMATION
Construction of one bedroom end of terrace dwelling, as approved by planning application 151942 and then changed by application 200189 but changing conditions again to allow further alterations to the development.  
The change being sought is to allow a door to be added to the garage as shown on the plans and elevations below. 

Proposed by this application


Approved by 200189
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PLANNING HISTORY
200189 - Construction of one bedroom end of terrace dwelling, as approved by planning application 151942, but with variation of conditions 2, 3 and 4 to allow alterations to the development as previously approved. Granted Sept 2020.
151942 - Construction of one bedroom end of terrace dwelling with garage. Granted
11/00880/FUL (110266) - the erection of a two storey side extension and single storey rear extension”. Granted with S106 granted 5/12/11

10/01185/PREAPP - Pre-application advice for two storey side and single storey rear extension. Observations Sent - 23rd September 2010.

09/00102/FUL - Two storey side and single storey rear extension (Resubmission of planning application 08/01132/FUL). Application Refused 28th April 2009. Appeal Dismissed 3rd November 2009. 

08/01132/FUL - Two and a half storey side extension and loft conversion incorporating a rear dormer. Application Withdrawn 2nd December 2008. 

CONSULTATIONS
Non Statutory Consultation

RBC Transport

This application is for the retention of a small front ground floor extension to enclose the garage space.  The garage space will measure in at 5,075mm long (below standard length) by 3,849mm wide (above standard width).
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Generally, we do not permit a garage below the dimensions of 6,000mm x 3,000mm, however it can be argued that a length of 5,075mm long could accommodate an average length car and provide sufficient room to open the car doors once its parked inside. In addition to this, there is the parking permit condition (condition 6 of 200189) to control the automatic entitlement to a parking permit.  Therefore, a parking permit will not be issued unless there is spare capacity within the zone.  

If planning are minded to allow the retention of the small front ground floor extension, then I would accept the smaller garage with the parking permit condition.  Could we also place a further condition on any permission granted to retain the garage for vehicle parking?











Public/local consultation and comments received

The following addresses were consulted by letter.

63 Swainstone Road, Reading, RG2 0DX

64 Swainstone Road, Reading, RG2 0DX

69 Swainstone Road, Reading, RG2 0DX

67 Swainstone Road, Reading, RG2 0DX

66 Swainstone Road, Reading, RG2 0DX

65 Swainstone Road, Reading, RG2 0DX

68 Swainstone Road, Reading, RG2 0DX


One letter of representation has been received raising concerns about the appearance of materials used and the flouting of parking permit rules and parking within the turning head by occupiers of 69, 68 and 70 Swainstone Road. Concerns about how this will be made worse during the construction phase of making these changes.  The garage is not being used for parking now. 
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.

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 Policy

National Planning Policy Framework & National Planning Practice Guidance

Reading Borough Local Plan (2019)

CC7 (Design and the Public Realm)

CC8 (Safeguarding Amenity) 

H3 – Affordable Housing

TR3 – Access, Traffic and Highway-Related Matters 

TR5 – Car and Cycle Parking and Electric Vehicle Charging
SPG/SPD

A Design Guide to House Extensions 
Revised Parking Standards
APPRAISAL

Principle of Development


The principle of the proposed development has already been established by the granting of the earlier planning permission.  There is a new Local Plan but the relevant policies have broadly been rolled forward and the proposed dwelling as varied remains acceptable in principle. The only matter for consideration here is whether the proposed alterations to the appearance and internal layout are also acceptable and if there are any new policies to consider. 
Design and appearance 

The width of the extension and the garage is wider than as originally approved but in the context of being at the end of the terrace so not immediately visible from the rest of the terrace any harm to appearance would not warrant refusal of permission. The alterations to the window size and design and the treatment of the projection of the garage and door with brick detailing will bring the front elevation back to close to what was approved and on that basis is acceptable. The proposed dwelling as amended would therefore comply with the Policy CC7. 


Transport concerns


See comments above.  On the previous application to meet the request from transport the garage was amended to a car port solution.  This was agreed by all to be an acceptable solution.  However, there were clear problems with it and so the proposed alternative is now accepted by transport working in a positive and pragmatic way.  Conditions re not using the space for a habitable room and making use for parking plus parking permits information and amended CMS are needed. 


Amenity of neighbours

CC8: Safeguarding Amenity seeks to prevent development that will cause a significant detrimental impact to the living environment of existing or new residential properties. The proposed changes will not be contrary to this objective.  The concerns raised by the neighbour are primarily related to the indiscriminate parking of occupiers of properties at this end of the street and these concerns have been passed on to the relevant parking services team. Conditions designed to ensure that full use is made of the garages for parking can be attached.   

The Community Infrastructure Levy & S106

The proposal would have been liable to pay the levy on occupation.  
The 2015 permission was issued subject to a legal agreement being entered into to secure an affordable housing contribution and it can be confirmed that the required contribution was paid in full on 2nd August 2018. 
CONCLUSION & RECOMMENDATION  
The proposed development has been assessed and the proposed works are considered to be in accordance with the above relevant policies and planning permission for this variation application can be granted.

