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DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Tilehurst

App Ref: 240601/HOU
Address: 18 Beverley Road, Tilehurst, Reading, RG31 5PT
Proposals: Proposed two-storey side extension.
Case Officer: Huimin Chen
Applicant: Mr Bhuvan Shanmugam
Date received (valid from): 8 May 2024      Target Decision date: 3 July 2024


1.
SITE DESCRIPTION
The application site is a two-storey semi-detached property located at the end of Beverley Road. It is not a listed building, nor does it fall within a conservation area. The surrounding area is predominantly residential in nature.
Site visit date: 24 June 2024
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2.
PROPOSAL AND SUPPORTING INFORMATION

The planning permission is sought for the erection of a two-storey side extension. The existing detached side storage would be demolished to make way for the proposed development. The proposed two-storey side extension would measure approximately 3.56m in width, while the side wall would be stepped along the boundary and measure around 6.59m in depth. The proposal would set back front the front elevation of the host dwelling, and the proposed roof would be pitched and set down from the existing ridgeline. Two windows and one door are proposed for the front elevation, while one window and one door are proposed for the rear elevation. The proposal also includes a lightpipe to serve the proposed bathroom. The ground floor is intended to be a study and utility room, and the first floor is intended to be a bedroom with an ensuite bathroom. All proposed materials are to match those of the existing.
Plans considered:
Drawing No. SHANMUGAM-0524-08 – Block Plan
Drawing No. SHANMUGAM-0524-07 – Location Plan
Drawing No. SHANMUGAM-0524-06 – Proposed Section A-A
Drawing No. SHANMUGAM-0524-05 – Proposed Elevations
Drawing No. SHANMUGAM-0524-04 – Proposed First Floor Plan
Drawing No. SHANMUGAM-0524-03 – Proposed Ground Floor Plan
Drawing No. SHANMUGAM-0524-02 – Existing Elevations
Drawing No. SHANMUGAM-0524-01 – Existing Floor Plans
Received 9 May 2024.
Proposed Plans and Elevations:

    Ground Floor:                 First Floor:                         Elevations:
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Existing Floor Plans and Elevations:
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3. RELEVANT PLANNING HISTORY 

930022/CLP - Erection of single storey rear extension to lounge. – Application Permitted 
140304/HOU - Single storey front extension and two storey rear extension. – Application Permitted

4.
CONSULTATIONS

Internal consultation: 
Ecology Consultee:

The application site is a semidetached dwelling and garage in a residential area of Tilehurst where it is proposed to add a two storey extension.

Considering the location of the property and the condition of the roof, it is considered very unlikely that the proposals will affect bats or other protected species and there are no objections to this application on ecology grounds.

Transport Consultee:

The proposed side extension will result on the loss of the detached garage and therefore a parking space. 

Submitted Block Plan - SHANMUGAM-0524-08, illustrates the retention of 2 parking spaces on the front drive.

[image: image8.emf]
To facilitate the proposed parking layout will require partial removal of the hedge located on the boundary, partial removal of the grass verge and widening of the access. A license will be required from the Highways Team to undertake all works on the public highway this includes the loss of the grass verge.  I am happy to deal with this by way of condition.

There are no Transport objections to this application as on site parking is provided in accordance with the Councils current Parking Standards.

Suggested conditions and informatives:

DC1
Vehicle Parking (As Specified) 

DC4
Vehicular Access (To Be Approved) 

IF3
Highways

I24
Do not damage the verge
The following addresses were consulted by letter.
17 Beverley Road, Tilehurst, Reading, Berkshire, RG31 5PT

5 Albert Illsley Close, Tilehurst, Reading, RG31 5PJ
19 Beverley Road, Tilehurst, Reading, RG31 5PT

20 Beverley Road, Tilehurst, Reading, RG31 5PT

No letters of representation have been received.
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) 

H9 (House Extensions and Ancillary Accommodation)
H10 (Private and Communal Outdoor Space)
TR5 (Car and Cycle Parking)
SPD

Design Guide to House Extensions SPD 2021
6.
APPRAISAL

Character and Appearance

Policy H9 states that an extension to a house will be acceptable where it respects the character of the house in terms of scale, location, materials and design and 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. Policy CC7 also sets out relevant considerations for design.
The proposed side extension is set back from the host dwelling by 30cm to protect the original outline of the existing property. Additionally, the highest point of the roof would be set down from the existing ridgeline, which is considered overall subservient to the host dwelling. The scale of the proposal is considered to be in proportion with the existing dwelling. All proposed brickworks, windows, and doors would match those of the existing. Moreover, there are similar side extensions in close proximity. Therefore, the proposal is considered to respect the character and appearance of the host dwelling and the local environment.
Residential Amenity
Policy H9 states that an extension will be acceptable where it does not result in an overbearing impact on neighbours. Policy H10 seeks to ensure that the amenity of gardens and other outdoor areas are not compromised. Policy CC8 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.

There are no identified risks in relation to privacy and overlooking as no side windows are proposed. Although the proposal is large in scale, considering that no. 18 and no. 19 are at an angle and the proposal would maintain some gaps from the boundary, there is no harm to no. 19 in terms of overbearing. Based on the similar layout with no.19 within Beverley Road, it is acknowledged that the existing side windows of no.19 serve a bathroom, kitchen or staircase. Therefore, the proposal would not pose a problem in relation to blocking sunlight and daylight. After the proposed development, ample garden space would be retained for the residents.
Transport:
Policy TR5 states that development should provide car parking and cycle parking that is appropriate to the accessibility of locations within the Borough to sustainable transport facilities, particularly public transport.
Although the Transport consultee commented that facilitating the proposed parking layout will require partial removal of the hedge located on the boundary, partial removal of the grass verge, and widening of the access, it is not considered necessary. When the officer undertook her site visit there was already enough front parking space for two cars, as illustrated on the site plan. Therefore, there is no harm in terms of car parking.
7. CONCLUSION  
The proposed development has been assessed as set out above and is considered to be acceptable on that basis, subject to the following conditions.
8.
RECOMMENDATION  

Recommended Conditions:
Time limit

Approved plans

Materials (to match)

Ancillary domestic use

