
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Tilehurst

App Ref: 200193/HOU
Address: 49 Westwood Road, Tilehurst, Reading, RG31 5PL
Proposals: Extensions and alterations to garage, to facilitate conversion to granny annexe 
Case Officer: Tom Hughes
Applicant: Mr & Mrs Robert Cooke
Date received (valid from): 5 February 2020      
Target Decision date: 1 April 2020


1.
INTRODUCTION

The application site comprises a two storey detached property, located to the westward side of Westwood Road. Sovereign Park runs the length of the southern site boundary. The property benefits from an ample driveway to the site frontage, and a detached double garage to the rear. Vehicular access to the garage is via Sovereign Park. The surrounding area is predominantly residential.    
2.
PROPOSAL AND SUPPORTING INFORMATION

The proposal is for extensions and alterations to the garage, to facilitate its conversion to a granny annexe. The extension would comprise a single storey link attachment, from the garage to the main property. The extension would have a width of 2.2m, and a pitched roof with a maximum height of 3m. As a result of the extension, a small yard would be created accessible from both the existing property and the proposed granny annexe. To the rearward roof slope of the existing garage would be located a dormer window. Bi-fold doors would be located to this elevation at the ground floor. The existing garage doors would be replaced by high level windows. All external materials would match the existing property. The created granny annexe would comprise a living room at the ground floor, with an ensuite bedroom in the roof space. A kitchen and shower room would be located within the extended part.  
The agent supplied the following, received 07/02/20:
Supporting Letter

Design and Access Statement

Drawing No: 49WR.SP101 – Site Location and Block Plan

Drawing No: 49WR.PL01 – Existing and Proposed Floor and Roof Plans

Drawing No: 49WR.EL02 – Existing and Proposed Elevations
3. RELEVANT PLANNING HISTORY 

010214/FUL – Demolition of dwelling and construction of five new dwellings – Permitted 11/10/02
190597/PRE – Extension of garage and conversion to granny annexe – Observations sent 08/05/19
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter:
1 Sovereign Park, Westwood Road, Tilehurst, Reading, Berkshire, RG31 5PD

51 Westwood Road, Tilehurst, Reading, Berkshire, RG31 5PL
21 Westwood Road, Tilehurst, Reading, RG31 5PL

2 Sovereign Park, Westwood Road, Tilehurst, Reading, RG31 5PD

5 Sovereign Park, Westwood Road, Tilehurst, Reading, RG31 5PD
4.2
Letters of representation have been received as follows:

None.

4.3
Natural Environment
There is a protected Beech tree to the rear of the property at the end of the garden. The tree is well away from the proposed build area and will not be foreseeably harmed as a result of the rear extension and garage conversion. In view of this, there are no objections to the proposals. 


Transport Development Control

In accordance with the Council’s Revised Parking Standards and Design SPD, the application site is within Zone 3, Secondary Core Area. Within this Zone, the parking requirement for a one bedroom dwelling is one parking space. The property currently benefits from a spacious driveway, accessed off Westwood Road, with room for the parking of three or four vehicles. The retained parking provision therefore exceeds the Council’s parking standards. In view of this, there are no objections to the proposals. 
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.

5. 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) 
Policy EN14 – Trees, Hedges and Woodland
H9 (House Extensions and Ancillary Accommodation)
Policy TR3 – Access, Traffic and Highway-Related Matters

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

A Design Guide to House Extensions SPG
Revised Parking Standards and Design SPD
6.
APPRAISAL

Policy H9 requires that development respects the character and appearance of the house and surrounding properties in terms of scale, location, materials and design. Development should not present an overbearing impact to neighbours or result in a net loss to biodiversity within gardens. With regard to ancillary accommodation, such as granny annexes, development will be acceptable where it would not be capable of operating as a separate dwelling which could be let or sold separately. 

The proposed extensions and alterations to the garage are deemed to be acceptable. The proposed extension is of a modest scale, providing a linking function to the detached garage. The proposed dormer would set comfortably within the rearward roof slope of the existing garage, which aids its subservience. Though viewable from public areas, the dormer is not considered to significantly detract from the appearance of the original property or character of the area. The use of matching materials in the external finishes, and the various examples of extended properties in the vicinity of the application site, ease any concerns held with regard to inconsistent design. 

It is accepted that the provision of ancillary accommodation, such as granny annexes, can be a housing solution to demographic trends in Reading such as an aging population and less traditional household arrangements. However, ancillary accommodation should not be a way of introducing new dwellings by stealth. The information supplied with the application details how the proposed granny annexe would be occupied by grandparents, with their daughters’ family occupying the main house. The occupants of the annexe would rely on laundry facilities within the main house, with the rear garden to be shared. This, combined with the arrangement of fenestration and access, is sufficient to satisfy officers that the use of the proposal would be as an actual granny annexe. A condition will be applied to ensure that the use of the granny annexe remains ancillary to the principal use of 49 Westwood Road. The proposals constitute significant development within the application site. It is therefore considered necessary to control the future development of the site, with a condition removing PD rights applied accordingly. Subject to conditions, the proposal therefore accords with Policy H9. 

49 Westwood Road is set within a spacious plot, with a long rear garden. Though the proposal includes the provision of a dormer window, this would be located at a relatively modest height at first floor level. A back-to-back distance in excess of 35m would be maintained to the residential properties to the rear of the site. Accordingly, no significant loss of privacy through overlooking would arise as a result of the proposed development. The proposed extension is also sufficiently proximate from neighbouring properties that no visually dominant or overbearing effects would arise. The proposal therefore accords with Policy CC8. 

As per the consultation responses received, the proposals would have no adverse impact on existing trees or parking arrangements.   
7. CONCLUSION  
The proposed development has been assessed and the proposed works are considered to be in accordance with the above relevant policies and planning permission can be granted. 

8.0
RECOMMENDATION  

Application Permitted

