
DELEGATED APPLICATION REPORT 




Target Date: 24/10/2018



Extended Target Date: 31/01/2019
Application No: 181531/HOU 






Address: 66 Beverley Road, Tilehurst, Reading

Proposal: Construction of a single storey annex
Case officer: Claire Ringwood
Site Description and Surrounding Area:     

The site comprises a two storey end of terrace property with a single storey side garage.  The property has a single storey rear extension and various structures within the garden.  The property is located at the end of a cul-de-sac and due to its corner location the property is situated on an angular plot.  The surrounding area is predominantly residential.

Proposal:    

The proposal is for a single storey annex attached to the side of the existing garage.  The proposal would be an independent unit in order for two families to live close to each other.

The materials will consist of brick and slate.

Plans Considered:

The agent submitted the following drawings, received on 29th August 2018:

Drawing No: PL-01 – Location Map

Drawing No: PL-03 – Existing and Proposed Block Plan

Drawing No: PL-04 – Existing Elevations

Drawing No: PL-05 – Proposed Site Plan

Drawing No: PL-06 – Existing and Proposed Ground Floor

Drawing No: PL-07 – Proposed Elevations 

Drawing No: PL-09 – 3d Images 

Relevant Planning History:

190056/CLP - Erection of a single storey annex to the side of the existing building.  Pending consideration.
Consultation Responses:

Transport 
In accordance with the adopted Parking Standards and Design SPD, a 3 bedroom development in this zone would be required to provide off road parking provision for 2 parking spaces.  Plans appear to indicate that the existing garage which is accessed directly from a private road is to remain.  It is assumed that to access the garage the applicant has right of access over this land as it is not included within the red line plan. No other parking has been illustrated on plans.

Clarification is required if the proposed extension is an extension to the living arrangements of the main house or a unit to be commercially let.  If the latter applies then In accordance with the adopted Parking Standards and Design SPD, the newly created 1 bedroom annex would be required to provide parking for 1 car which should be independently accessible from those from the main dwelling and should be illustrated in amended plans, as well as the parking provision of 2 parking spaces for the existing property.

The application was assessed at an Applications Steering Group meeting.  It was agreed that the proposal was not acceptable due to its overall size and lack of subservience.
Properties at 65 and 67 Beverley Road, 101 and 103 Westwood Road and 16 and 18 Pierces Hill were consulted and no comments have been received.  
Summary of discussions with applicant/agent:
The agent was advised in an email dated 29th October 2018 that there was no objection to an annex in principle however the proposed annex was considered excessive in size.  A meeting was undertaken with the agent and suggestions for reducing the proposal were given however the agent advised to proceed with the refusal as they could do the annex under permitted development.  The agent was advised that due to the size of the proposal an annex of a similar size may not be permitted development as it may not be considered incidental to the enjoyment of the dwellinghouse.  A lawful development certificate for a proposed annex has been submitted (application ref: 190056/CLP) which is pending consideration.

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.

Relevant Planning Policy and Guidance   

The following local and national planning policy and guidance is relevant to this application:

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

Supplementary Planning Guidance “A Design Guide to House Extensions” (2003)

Appraisal

The main issues are:

· Design and impact on the property and the character of the surrounding area 

· Impact on neighbours

· S106 Agreement 

a) Design and impact on the property and the character of the surrounding area

Policy DM9: House Extensions and Ancillary Accommodation of the Sites and Detailed Policies Document (2012) states that an extension to a house should respect the character of the house in terms of scale, location, materials and design, and respect the character and pattern of neighbouring properties and the street as a whole in terms of scale, location, materials and design, and any important existing building line.  Policy CS7 (Design and the Public Realm) of the Core Strategy also states that all development must be of high design quality that maintains and enhances the character and appearance of the area.  

The proposed annex would be attached to the existing flat roof garage and would be an independent unit not linked in any way to the main house.  The applicant has provided a statement explaining the circumstances why an annex is proposed.

The proposed annex would be single storey and a rough calculation of the external floor area measures approximately 76sqm.  The external ground floor area of the existing property (not including the single storey rear extension or the garage both of which are not original) measures approximately 55sqm.
The proposal would have a pitched roof which would continue across the garage and replace the existing flat roof.
Officers have considered the statement provided by the applicant and although their situation is acknowledged by reason of its excessive size and footprint the proposal is not considered a subservient addition to the main property and is considered overdevelopment of the site that does not reflect the scale and proportions of the original property and the properties within the Close. 

The proposed development is therefore contrary to Core Strategy Policy CS7 (Design and the Public Realm), Policy DM9: House Extensions and Ancillary Accommodation of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions. 

b) Impact on neighbouring properties

The proposed annex would extend to the north of the site and would be approximately 1.7m from the rear boundary of properties on Pierces Hill.  There are levels at Pierces Hill and these properties are at a lower level than the application site.  The proposed annex would therefore be visible from the rear of properties on Pierces Hill but the single storey nature of the proposal and the distance between the proposed annex and the rear of these existing properties means the proposal would not be harmful in terms of visual dominance, loss of privacy or overbearing effects.

Due to the properties corner location the proposal would not be harmful to neighbouring properties along Beverley Road although neighbouring residents may notice the additional height and depth.  The residents of the properties to the rear on Westwood Road will notice the additional height and depth of the proposed annex due to the relatively open boundary treatment however there is sufficient distance between the proposal and the rear of these neighbouring properties.

As such the proposal is not considered harmful on the residents of neighbouring properties in terms of visual dominance, overbearing effects, loss of privacy and overlooking and is in accordance with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions.

c) S106 Agreement 

Policy DM9 states that “ancillary accommodation, such as granny annexes, will be acceptable where it would not be capable of operating as a separate dwelling which could be let or sold separately”.  Given the size of the proposed annex and the degree of separation from the main house had the application been acceptable it would have been appropriate for the issue of the planning permission to be subject to a S106 legal agreement to ensure that the annex is not sold or let for independent use. 
Conclusion 

Taking the above into consideration the proposed development fails to comply with the relevant local plan policies.  It represents overdevelopment and a lack of subservience and does not reflect the scale and proportions of the original property and the properties within the Close.
RECOMMENDATION:    

REFUSE 

Informatives relating to:

1. Refused plans

2. Positive and proactive 


