
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Southcote

App Ref: 182068/FUL
Address: 278 Southcote Lane, Reading, RG30 3BH
Proposals: Dropped kerb and vehicle crossing
Case Officer: Tom Hughes
Applicant: Mr Paul Smart
Date received (valid from): 24 November 2018      
Target Decision date: 19 January 2019


1.
INTRODUCTION

The application site is a two storey semi-detached dwelling, adjoined at 45 degrees to 125 Gainsborough Road. The dwelling benefits from a wide frontage, bounded to the highway by a low boundary wall. The site frontage comprises soft landscaping and a gravelled strip. A short grass verge and footpath separate the site from the highway. The surrounding area is predominantly residential. Many of the neighbouring dwellings benefit from dropped kerb access to off-road parking. 
2.
PROPOSAL AND SUPPORTING INFORMATION
The proposal is for a new vehicular access by way of a dropped kerb and vehicle crossing, to provide access to a new driveway. The driveway would be of permeable block-paved construction and would facilitate the parking of two vehicles in tandem formation. An opening of 4.3m width would be created within the existing boundary wall to facilitate access to the driveway. The dropped kerb would extend at a width of 3m, crossing the grass verge at a depth of approximately 2m. 
The applicant supplied the following, received 26/11/18:
Drawing No: SL-10-001 – Site Location

Drawing No: SL-10-002 – Existing and Proposed Site Plans and Elevations

The applicant confirmed the proposed driveway surfacing materials in an email dated 29/01/19. 
3. RELEVANT PLANNING HISTORY 

None.
4.
CONSULTATIONS
4.1
The following addresses were consulted by letter:
281 Southcote Lane, Reading, Berkshire, RG30 3BE

283 Southcote Lane, Reading, Berkshire, RG30 3BE
276 Southcote Lane, Reading, Berkshire, RG30 3BH

125 Gainsborough Road, Reading, RG30 3BS

123 Gainsborough Road, Reading, Berkshire, RG30 3BS
4.2
Letters of representation have been received as follows:

None. 
4.3
Transport Development Control

Southcote Lane is a classified road (C406). The proposal involves dropping the kerb to the front of 278 Southcote Lane, to enable vehicular access to off-road parking. This would remove vehicles from parking on the carriageway. The applicant made enquiries with the Transport team in August 2018 and it was deemed that the required visibility splays could be achieved in both directions and therefore, no objections to the principle of an access was raised. 

The proposed dropped crossing is located along the eastern boundary of the property so as to reduce conflict with vehicles at the junction of Southcote Lane and Gainsborough Road. This is acceptable. However, the applicant was advised that the proposal should not increase any surface water run-off from the site onto the public highway. Land to the front of the property is currently permeable and therefore any on site driveway would need to be retained as permeable, or a drainage channel should be provided where the driveway meets the back of the footway.  
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 Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)
Policy CS38 – Trees, Hedges and Woodlands
Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 

Policy DM12 – Access, Traffic and Highway-Related Matters
6.
APPRAISAL

The proposed development consists of the construction of a new vehicular access via a dropped kerb, to serve an off-road parking area to the site frontage of 278 Southcote Lane. The existing gravelled strip to the site frontage would be replaced by permeable block paving, to facilitate the parking of two vehicles in tandem formation. 

The Highway Authority’s Vehicle Crossing Policy provides some useful guidance to help inform the assessment of the proposal. It requires that vehicle crossing applications will not be approved in locations where there would be a substantial loss of public highway or Council maintained grass verge, and/or have a detrimental effect on the local environment and street scene. 

The section of verge to be removed to facilitate the vehicle crossing relates to a fairly narrow strip, with limited appeal in the character of the area. While the loss of a wider, more prominent grass verge would not be supported, in the circumstance the loss of the grass verge is considered to have a minimal detrimental impact on the character of the area. Indeed, in close proximity to the site there are a number of existing dropped kerbs and vehicle crossings which are not considered to detract from the character of the area. 

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 original building or neighbouring dwellings. The removal of part of the existing boundary wall and the replacement of an existing gravelled strip with permeable block-paving is considered acceptable. As such, the proposed works are considered to be in accordance with Policy CS7 of the Core Strategy and Policy DM12 of the Sites and Detailed Policies Document.  
7. CONCLUSION  
The proposed development has been assessed and the proposed works are considered to be in accordance with the above relevant policies and planning permission can be granted. 

8.0
RECOMMENDATION  

Application Permitted

