
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Tilehurst

App Ref: 181044/HOU
Address: 57 Westwood Glen, Tilehurst, Reading, RG31 5NW
Proposals: Demolition of existing garage and erection of larger, detached garage
Case Officer: Tom Hughes
Applicant: Dr. Fast Khoury
Date received (valid from): 14 June 2018

Target Decision date: 9 August 2018


1.
INTRODUCTION

The application site is a two storey detached dwelling, set within a sizeable plot. The dwelling is accessed via a private driveway and is set comfortably back from the highway. To the frontage is located an area of hardstanding, containing a detached single garage. Behind the hardstanding, the site topography slopes away steeply into the garden in an easterly direction. An outbuilding is located in the corner of the garden. The surrounding area is predominantly residential. Listed buildings at 63 Westwood Glen and The Royal Oak public house are located west of the application site, though neither are clearly visible from the location of the proposed development.   
2.
PROPOSAL AND SUPPORTING INFORMATION
The proposal is for the demolition of the existing garage and erection of a larger, detached garage. The proposal would be located in the approximate position of the existing garage, forward of the main dwelling, extending in a northerly direction. The proposal would extend at a width of 6.1m, projecting to a depth of 12.4m, located 1m forward of the principle elevation of the main dwelling. The proposal would have a part-hipped roof with a maximum height of 4m, and a height to eaves of 2.1m. This measurement is taken from the ground level of the existing hardstanding. Four roof lights would be located within the westward roof slope. Where the ground level slopes away to the rear of the proposal, a retaining wall to the southward elevation would increase the maximum height to 5.2m. Two sets of roller shutter doors would be located to the westward elevation. The proposal would accommodate the garaging of four vehicles. The proposal would have rendered walls and a tiled roof, to match the existing dwelling. 

The agent supplied the following, received on 15/06/18:

Site Location


Drawing No: 420-02-01 – Existing Site Plan


Drawing No: 420-02-10 – Proposed Site Plan


Drawing No: 420-01-01 Rev. P – Existing Eastward and Westward Side Elevations


Drawing No: 420-01-00 Rev. P – Existing Northward and Southward Elevations


Drawing No: 420-03-01 Rev. P – Proposed Eastward and Westward Side Elevations

Drawing No: 420-03-00 Rev. P – Proposed Northward and Southward Elevations


Drawing No: 420-03-02 Rev. P – Proposed Section


The agent was advised on 20/07/18 that the proposal was considered to be generally acceptable, though further plans would be required. A floor plan was to be supplied, illustrating the proposed internal arrangement of the garage. The agent was also advised of suggested conditions that would be attached to any permission.  

Subsequently, the agent supplied the following, received on 27/07/18:


Drawing No: 420-02-02 – Existing Floor Plan

Drawing No: 420-02-12 – Proposed Floor Plan
3. RELEVANT PLANNING HISTORY 

970812/FUL – Two storey side extension – Permitted 10/11/97
150233/HOU – Loft conversion with 3 dormers – Refused 06/05/15
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter:
1 Swiss Cottage Close, Tilehurst, Reading, Berkshire, RG31 5JP

2 Swiss Cottage Close, Tilehurst, Reading, Berkshire, RG31 5JP
55 Westwood Glen, Tilehurst, Reading, RG31 5NW

63 Westwood Glen, Tilehurst, Reading, RG31 5NW

4 Swiss Cottage Close, Tilehurst, Reading, RG31 5JP
3 Swiss Cottage Close, Tilehurst, Reading, RG31 5JP
53 Westwood Glen, Tilehurst, Reading, RG31 5NW
61 Westwood Glen, Tilehurst, Reading, RG31 5NW
61 Westwood Glen, Tilehurst, RG31 5NW
4.2
Letters of representation have been received as follows:


Three, with regard to the following:
· Requiring written confirmation that the build is for garage use only Officer note: this report refers, and see conditions attached to the permission
· All sizes are not on the plans Officer note: written dimensions are not required if the plans are scalable, which they are
· Objection to the veluxes facing 61 Westwood Glen, questioning why they are required Officer note: the insertion of roof lights is not considered to detract from the appearance of the proposal, and would not cause a significant degree of harm to neighbouring residential amenities in terms of loss of privacy through overlooking
4.3
Ecology advised that it is unlikely that the proposal would affect bats or other protected species and as such, raised no objection to the proposal.


Transport advised that in accordance with the Council’s current SPD, the recommended dimensions for a double garage are 7m width by 5.5m depth. A quadruple garage would therefore be required to be 14m in width. Transport advised that the increase in provision exceeds the Council’s current standards for a 3 bedroom + property in Zone 3, and is therefore deemed acceptable. Transport recommended that a condition be applied to ensure that the use of the garage remains ancillary to the main dwelling and is not commercially let. 

Natural Environment advised that 57 Westwood Glen is set well back from the highway, to the rear of the adjacent properties and is accessed via an individual access drive. It was advised that there are some remote views of the property over the rear garden boundary fence from Lower Elmstone Drive but generally the property cannot be considered visually significant in the street scene. It was advised that the proposed garage is a particularly large structure within the property curtilage but remains set back from the public highway. As there are no trees or landscape features of any particular value which may be affected by this application, no objections were raised to the proposal.
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 Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)

Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 

DM9 (House Extensions and Ancillary Accommodation)

SPG/SPD

A Design Guide to House Extensions SPG

6.
APPRAISAL
DM9 states: An extension to a house will be acceptable where it:

A. Respects the character of the house in terms of scale, location, materials and design;

To assess this, the following has been considered – would the proposal:

· detract from the appearance of the original building through the use of ill-matching materials and by not fitting in with the design, scale and proportions of the original building; No, although the proposal would represent a sizeable addition within the curtilage of the application site, the plot is of a size and orientation that the proposal would not significantly detract from the original buildings appearance 
· reduce the amount of usable amenity space for the property to an unacceptable degree; No, a substantial amount of useable amenity space would be retained
· require the loss of trees in the garden or put significant trees at risk; No, though the proposal would require the removal of a line of fir trees, they are not considered to be of any particular merit, as per the Natural Environment Officer’s consultation response
B. Respects 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; Respects neighbour’s amenities and does not present a large blank façade to public areas.

To assess this, the following has been considered – would the proposal:

· significantly reduce the amount of daylight and sunlight enjoyed by neighbouring properties; No, the proposal would be located a sufficient distance from adjacent neighbouring dwellings and would not reduce the amount of light to those dwellings
· invade the privacy of neighbouring properties through overlooking from windows or balconies; No, though roof lights are proposed for the westward roof slope, they are of a small size and would be located some distance from the closest neighbouring dwelling. As such, there are no concerns that the proposal would cause a loss of privacy through overlooking
· detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; No, though the proposal would deviate from the general norm of the surrounding area, it would not be clearly visible from the highway and is not considered to detract from the character of the surrounding area
· detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; No, materials have been selected to match those of the host dwelling
DM4: Safeguarding Amenity states an extension to a house will be acceptable where it will not cause a significant detrimental impact to the living environment of existing or new residential properties.  This has been assessed and it is considered the proposal would not cause a significant detrimental impact to the living environment of any existing or new occupiers or neighbours. 
Conditions are attached to the permission to ensure that the use of the garage remains ancillary to the use of the main dwelling, that the use is for the garaging of motor vehicles only and that the use is solely confined to the residents of 57 Westwood Glen and is not let or sold separately.
7. CONCLUSION  
The proposed development would not be harmful to the character or appearance of the site or its surroundings and would not have a detrimental impact on the appearance of the original building or neighbouring properties or amenity.  As such the proposed works are considered to be in accordance with the above relevant policies and permission can be granted. 

Equality Act

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
8.0
RECOMMENDATION  

Application Permitted

