


DELEGATED HOUSEHOLDER APPLICATION REPORT
Ward: Peppard
App Ref: 201403/HOU
Address: 56 Buckingham Drive, Emmer Green, Reading, RG4 8RZ
Proposals: Dropped kerb
Case Officer: James Schofield
Date received (valid from): 7 October 2020      Target Decision date: 16 December 2020	

1.	INTRODUCTION

The development site is a two-storey mid-terrace residential dwelling located on the Eastern side of Buckingham Drive. The majority of houses constituent to this terrace have converted their front gardens into car parking. The garden contains a tree and has hedges lining the borders.

2.	PROPOSAL AND SUPPORTING INFORMATION
[bookmark: _GoBack]
The proposed development is for the removal of a tree, hedging and grass in order to build a driveway/drop a kerb. Plans considered;

Block Plan
Location Plan
Site Location Plan
As received 7th of October 2020
Landscape/Driveway Sketch
As received 16th of December 2020

3.	RELEVANT PLANNING HISTORY 

None.

4.	CONSULTATIONS

4.1	Neighbours

A form confirming the Site Notice was displayed 13th of October 2020 was submitted by the applicant. The following addresses were consulted by letter.

58 Buckingham Drive, Emmer Green, Reading
54 Buckingham Drive, Emmer Green, Reading, RG4 8RZ

No letters of representation have been received. 

4.2	Transport

The Transport Officer raised no objections but indicated informatives bringing the licensing process to the attention of the applicant was advised.

5.	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.


6.	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 Planning Policy
National Planning Policy Framework (2019)
National Planning Practice Guidance

Reading Borough Local Plan (adopted 2019)
CC7	Design and the Public Realm
EN12	Biodiversity and the Green Network
H9	House Extensions and Ancillary Accommodation
TR1	Achieving the Transport Strategy
TR3	Access, Traffic and Highway-related Matters

SPG/SPD
A Design Guide to House Extensions SPG

7.	APPRAISAL

7.1 Principle of Development

The application seeks permission for the following works to facilitate the use of the garden as a parking area. 

· Dropped kerb 
· Removal of hedge and tree
· Hard surfacing

The dropped kerb requires separate permission from the Local Highway Authority, in addition to planning permission from the Local Planning Authority. 

The removal of the existing hedge and tree does not require planning permission as the site is not located within an area where such works would require consent. 

The hard surfacing of the front garden would fall within existing permitted development rights. 

Notwithstanding the above, such domestic works are supported in principle by Policy H9 (House Extensions and Ancillary Accommodation) of the Local Plan (2019) subject to a number of criteria ensuring the effects of such works are not harmful. These considerations will be examined in more detail in the following sections.

7.2 Character and scale

CC7 states: alterations 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, this treatment of the front garden is typical within the context.
· reduce the amount of usable amenity space for the property to an unacceptable degree; 
NO. The back garden remains useable outdoor amenity space.
· require the loss of trees in the garden or put significant trees at risk;
NO. Whilst the works involve the loss of a small tree and existing hedge, these works do not constitute development and can occur without formal consent. Therefore, resisting permission on this basis is considered unjustified.

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.
· invade the privacy of neighbouring properties through overlooking from windows or balconies;
NO.
· detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design;
NO.
· detract from the appearance of the street or area by using ill-matched materials, glazing and detailing;
NO. 

Further to above analysis, the proposed development accords with local plan Policy CC7.

7.3	Biodiversity and sustainability

The proposal results in the removal of an unprotected tree and hedge, which is regrettable, however, the applicant could not be prevented from using their Permitted Development rights to implement the scheme and fell the tree and remove the hedge regardless. The planning officer was able to negotiate the use and maintenance of permeable paving; which would not otherwise be required. With this in mind, the proposal would accord with Local Policies EN12 and H9. 
7.4	Transport
Policy TR3 indicates proposed development will accord with the most up-to-date objectives of the Local Transport Plan, comply with the adopted standards of the Transport Authority and refrain from having a material detrimental impact on the function of the transport network.
The driveway provides one off-street parking space, which is within the 2-parking space maximum for a dwelling of this type and location as outlined by the adopted transport strategy. As such, the proposal meets the requirements of Policies TR1 and TR3 of the Local Plan (2019).
8.	CONCLUSION  

Whilst the proposed used of the garden for parking of vehicles, the removal of existing vegetation and hard surfacing does not require consent, the dropped kerb is considered to be in accordance with the above relevant policies and planning permission can be granted. 

9.	RECOMMENDATION  
GRANT
10.	CONDITIONS  

1. Standard time limit (TL1)
1. Standard approved plans (AP1)




