


DELEGATED APPLICATION REPORT 			Target Date: 13 April 2020

Application No: 200183/HOU 		
Address: Land adjacent 43 Oakley Road, Caversham
Proposal: Demolition of Existing Garage and erection of a double garage for domestic use.

Case officer: Julie Williams

Site Description and Surrounding Area:     
The application site is unusual in that it is not owned by the adjacent property owners but is a plot of land separated from the adjacent gardens and owned by someone living a short distance away. The plot is situated on the rise in Oakley Road close to the junction with Blenheim Road. There is a flat roofed single garage on the site but there is not however a vehicle crossover.  There is a recently constructed pitched roof single garage on the plot adjacent to the west (see planning history below).  The area is wholly residential in nature and characterised by detached and semi-detached houses on medium sized plots, mostly with garages and/or off road parking to the front.   

Plans Considered:
Drawings were submitted on 4 Feb with revised plans submitted on 8 April.  The plans considered are:
PL-01  Location Plan
PL-03  Existing and Proposed Block Plan
PL-04  Rev C Existing & Proposed front elevations 
PL-06  Existing Plans
PL-07  Rev A  Proposed Plans 
PL-09  Rev A  Proposed side and rear elevations

Proposal:
The proposal is to erect a detached building designed to provide a single and a double garage with the single expected to be used by the occupier of 43 Oakley Road and the double to be used by the applicant who lives nearby in Albert Road.  The proposed use is described as “domestic”.  The structure would measure It would measure approximately 7.5m wide x 5.5m deep and with a pitched roof hipped from all sides and as amended 2.4m high to the eaves and 3.5m high to the ridge (originally 4.5m high but officers advised made the structure too large in the context of its footprint area).  Roof lights are shown in the east and west facing roof slopes. No other windows shown.  An electric charging point for vehicles is also shown on the plan.  The garage would be finished externally in facing brick and clay roof tiles. The position of a vehicular crossover is shown on the amended Plan.  

Relevant Planning History:
170784  single garage granted 13/7/17 with an amendment agreed 18/3/2018 on the adjacent plot. 

Consultation Responses:
The following addresses were consulted by letter. A site notice displayed.
118 Blenheim Road, Caversham, Reading, Berkshire, RG4 7RR
60 Oakley Road, Caversham, Reading, Berkshire, RG4 7RN
62 Oakley Road, Caversham, Reading, RG4 7RN
45 Oakley Road, Caversham, Reading, RG4 7RN
120 Blenheim Road, Caversham, Reading, RG4 7RR
43 Oakley Road, Caversham, Reading, RG4 7RN
No letters of representation have been received. 
The Council’s Transport Strategy DC Officer would have no objection subject to a condition regarding its ancillary use and the provision of a dropped kerb before use commences.  A concerns was raised that the garage layout is too small to meet current garage standards that the internal dimensions for a single garage are 7000mm long and 3000mm wide to allow easy access to and from the vehicle.  Neither garage will meet these dimensions but will be similar to the one on site in terms of depth and width and it is evident that a person can park a normal small/medium vehicle inside.  The applicant has confirmed that the applicant is satisfied that the proposed garage size will meet his requirements.  It has also been confirmed the a dropped kerb application will be made and a dropped kerb installed.  

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   

Reading Borough Local Plan (2019)
CC7 (Design and the Public Realm)
CC8 (Safeguarding Amenity) 
H9 (House Extensions and Ancillary Accommodation)

SPG/SPD
· A Design Guide to House Extensions SPG

Assessment
While not a domestic extension in the normal sense the requirements of Policy H9 are still considered to be relevant when considering how the structure will look in its setting.  With the reduction in the height of the building officers are satisfied that when seen in combination with the other new garage and the house at 43 Oakley Road the proposed garage will look acceptable.  With relevant conditions imposed to ensure that the structure remains in use for parking or domestic storage and that a vehicle crossover is provided the development is considered to not be harmful to the character or appearance of the site or its surroundings and to not have a detrimental impact on the original building or neighbouring properties.  As such the proposal is considered to be in accordance with CC7 (Design and the Public Realm), CC8 (Safeguarding amenity) and H8 (House Extensions and Ancillary Accommodation) of the Reading Borough Local Plan (2019) and the Councils Supplementary Planning Guidance “A Design Guide to House Extensions” (2003).
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