


DELEGATED APPLICATION REPORT 			Target Date: 14 July 2017

Application No: 170784/HOU 		
Address: Land adjacent 43 Oakley Road, Caversham
Proposal: Construction of a single storey garage.

Case officer: Daniel Murkin

Site Description and Surrounding Area:     
The application site is situated on the rise in Oakley Road close to the junction with Blenheim Road. It is currently used as a surfaced open parking court associated with the applicant’s property in Blenheim Road and is enclosed by fences and a wall. There is an existing vehicle crossover. 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:
The following drawings were received on 19th May 2017:
101			Existing (Site Layout Plans & Elevations)
106			Proposed C (Site Layout Plans & Elevations)
2017-382-201		Existing & Proposed Site Plans
2017-382-202		Existing & Proposed Block Plans
2017-382-203		Location Plan 

Proposal:
The proposal is to erect a detached single garage with storage space for ancillary purposes in association with the applicant’s house in Blenheim Road. It would measure approximately 5.2m wide x 5.4m long x 4.25m high with a hipped roof on all sides. The garage would be positioned to the rear of the plot adjacent to the boundary fence of No. 120 Blenheim Road and finished externally in facing brick and clay roof tiles. There is an existing vehicular crossover in Oakley Road.  

Relevant Planning History:
None

Consultation Responses:
TRANSPORT: The Council’s Transport Strategy DC Officer has raised no objection subject to a condition regarding its ancillary use and informative(s) with the following comments:  

Plans indicate that the proposal is for a single garage. Dimensions provided are 4700mm wide x 4900mm long. It is recommended that the internal dimensions for a single garage are 7000mm long and 3000mm wide to allow easy access to and from the vehicle; therefore although the width complies with the currents standards, the length does not. In this instance the dimensions are acceptable as it can accommodate on vehicle. 

5no. NEIGHBOURING properties in Blenheim Road and Oakley Road were consulted (on 25.5.2017) and the applicant displayed a site notice on 9th June 2017. There have been no responses 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.

Relevant Planning Policy and Guidance   
The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework & Guidance 

Reading Borough Local Development Framework Core Strategy 2008 (Altered 2015)
CS7 (Design and the Public Realm)
CS24 (Car/Cycle Parking) 

Sites and Detailed Policies Document 2012 (Altered 2015)
DM4 (Safeguarding Amenity) 
DM12 (Access, Traffic and Highway-Related Matters)

Supplementary Planning Guidance - A Design Guide to House Extensions (May 2003)
Revised Parking Standards and Design (October 2011)

Appraisal 

Impact on Character of Area:

The Council’s adopted SPG on house extensions advises that buildings in gardens (which may include garages sited to the side/behind dwellings or with access from the rear) must not result in overshadowing of neighbouring properties or gardens or look out of keeping. A further requirement is the use of materials and design (roof form, windows) that matches those features of the main house.  
  
The proposed garage would be a modest infill to the street scene of this site which is enclosed on three sides by a brick wall and fences. The set back position of the garage would line up with an existing garage in Oakley Road and its pyramidal (hipped on four sides) roof form and height plus brick and tile finish would not be out of keeping with the adjoining dwellings or ancillary structures and otherwise would not be visually intrusive. 

The proposals are thus considered to be in accordance with Policies CS7 and the SPD. 

Impact on Neighbour Amenities:

Policy DM4 seeks to ensure that development will not cause a significant detrimental impact to the living environment of existing or new residential properties, in terms of matters including privacy and overlooking; sunlight and daylight or result in dominance and overbearing effects; crime and safety.

In this regard, due to the detached position to the side of No. 120 Blenheim Road, neither this or any other neighbouring properties would be affected in terms of outlook or daylight/sunlight.   

Parking & Access:

Policy CS24 of the Core Strategy seeks maximum provision of car parking in relation to the accessibility of different locations within the Borough to public transport facilities. 

Policy DM12 of the Sites and Detailed Policies Document states that proposals should not be detrimental to the safety of users of the transport network, including pedestrians and cyclists.

The Transport Officer has raised no objection concerning the size or position on the forecourt of the proposed garage. Visibility at the site entrance and its location in proximity to a junction (etc.) are acceptable since there is a vehicular crossover already in place. In order to prevent unauthorised use or the potential for parking of other vehicles on the roadside this is subject to the controlled use for purposes ancillary to the associated residential dwelling.  

On this basis the proposal is acceptable in transport – highways, traffic & parking terms.      

RECOMMENDATION:  That permission be GRANTED subject to the following conditions:

1. The development to which this permission relates must be begun not later than the expiration of three years beginning with the date on which the permission was granted.

Reason: to prevent an accumulation of unimplemented planning permissions
and in accordance with Section 91 of the Town & Country Planning Act 1990 as 
amended by the Planning and Compulsory Purchase Act 2004.

2. The permission relates only to the following plans and drawings:
101 Existing (Site Layout Plans & Elevations); 106 Proposed C (Site Layout Plans & Elevations); 2017-382-201 Existing & Proposed Site Plans; 2017-382-202
Existing & Proposed Block Plans; and 2017-382-203 Location Plan received on 19th May 2017. 

Reason: To clarify which plans have been approved. 

3. [bookmark: _GoBack]The garage parking shall be kept available for parking at all times, shall only be used for purposes incidental to a residential use and shall not be used as a separate independent Class C3 dwelling or Class B1 business unit.

Reason: To ensure that the future occupation of the garage does not adversely affect the amenity of adjoining residential premises/immediate area by reason of noise, traffic congestion and excessive on-street parking and is not used for unauthorised purposes, in accordance with Policies CS10 and CS24 of the Reading Borough LDF Core Strategy 2008 (Altered 2015) and Policies DM4 and DM12 of the Reading Borough LDF Sites and Detailed Policies Document 2012 (Altered 2015).   

Informatives:

1. Your attention is drawn to the terms and conditions of this permission. Any development which is carried out but which differs materially from the approved plans and details, or does not comply with any condition(s) or planning obligation(s) attached to the permission may result in the Council taking action to remedy the breach of planning control. If you are in any doubt please contact the Council.

2. The applicant’s attention is drawn to the requirement for submission of a Building Regulations application for the proposed development. Please contact Building Control on 0118 937 2449 for advice.

3. The construction (and demolition) of the development will be subject to environmental health law and the applicant is referred to: http://www.reading.gov.uk/environmentalprotection 

4. The decision to grant planning permission follows the positive and proactive consideration of the issues raised by this planning application and issuing the decision within the agreed time period.

5. The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which enables the Highway Authority to recover expenses due to damage caused by extraordinary traffic. 

6. Any works affecting the Highway shall be in accordance with Reading Borough’s Council’s document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. The applicant should note that compliance with this document is mandatory and licences to work on the Highway will only be issued if the requirements contained within it are met. A copy can be obtained from the Council’s website. 






