
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Redlands

App Ref: 172200/HOU
Address: 41 Kendrick Road, Reading, RG1 5DU
Proposals: Dropped kerb and vehicle crossing
Case Officer: Tom Hughes
Applicant: Sharon Cole
Date received (valid from): 11 December 2017

Target Decision date: 5 February 2018


1.
INTRODUCTION

The application site is a two storey semi-detached dwelling, located within Kendrick Road Conservation Area. The dwelling has an open frontage, with hardstanding accommodating off-road parking for at least two vehicles. A footpath and a grass verge extend across the frontage. A yew tree, subject to TPO 110/09, is located to the frontage of 39 Kendrick Road, with a further street oak tree of amenity value located within the grass verge. Double yellow lines extend across the front of the application site in 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 the existing hardstanding to the site frontage. The proposal would extend at a width of 2.5m, away from the tree of amenity value in the grass verge. 

A trial trench was dug by Reading Borough Council Highways Department in June 2017, at the northernmost extent of the proposal. The findings of the trial trench were confirmed by the Council’s Natural Environment Officer who advised that as only minor roots were found the proposed dropped kerb and vehicle crossing would be acceptable.   

The applicant supplied the following, received on 8th December 2017:

Proposed Site Plan


Subsequently, the applicant supplied the following, received on 11th December 2017:


Site Location


Block Plan

3. RELEVANT PLANNING HISTORY 

101581/FUL – Dropped kerb – Withdrawn 11/10/10
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter:
43 Kendrick Road, Reading

39 Kendrick Road, Reading, RG1 5DU
55 Morgan Road, Reading, RG1 5HQ

4.2
Letters of representation have been received as follows:


None.
4.3
Transport Development Control advised that a tree is located within proposed visibility splays, but acknowledged that this is the case along the majority of Kendrick Road. An inspection of accident statistics has shown that there have been no accidents involving vehicles leaving private drives in the area around the application site. As such, no objection was raised to the proposal.


Natural Environment advised that due to the presence of the TPO yew tree to the frontage, and the important street plane tree to the grass verge, an exploratory trench was dug across the pavement to determine what, if any roots were present, to decide whether a dropped kerb and vehicle crossing was feasible. As only minor roots were found, confirmation was provided of the acceptability of the proposal. Natural Environment advised that the proposal would also be acceptable if the trench dug comprised the northernmost extent of the works. This was confirmed in email correspondence between Natural Environment and the Council’s Highways Department. 

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)
CS33 (Protection and Enhancement of the Historic Environment)
Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 

DM9 (House Extensions and Ancillary Accommodation)

SPG/SPD

A Design Guide to House Extensions SPG

6.
APPRAISAL
The proposed development consists of the construction of a new access via a dropped kerb and vehicle crossing, to serve an existing hardstanding providing off-road parking for a minimum of two vehicles. The applicants currently use the hardstanding for the parking of vehicles, making an illegal manoeuvre each time they access it. The proposed area of dropped kerb and vehicle crossing would extend at a width of 2.5m across the existing grass verge and footpath. 

Policy CS33 is relevant to development in conservation areas and states that “Planning permission will only be granted where development has no adverse impact on historic assets and their settings. All proposals will be expected to protect and where appropriate enhance the character and appearance of the area in which they are located”.

Conservation Areas can be defined as those of ‘special architectural or historical interest, the character of which it is desirable to preserve or enhance’. The Kendrick Road Conservation Area Appraisal states that the areas mature trees and, in particular, the fine avenue of plane trees along Kendrick Road, are a key characteristic of the Conservation Area. Consequently, the protection of the identified street tree of amenity value is of primary concern for this application. 
The previous application, 101581/HOU, was withdrawn as insufficient information had been provided to satisfy officers that the proposal would not cause significant harm to the identified trees. The trial trench dug by Reading Borough Council Highways Department in June 2017 identified only minor tree roots. On the basis that the trial trench will form the northernmost extent of the proposal, the impact of the proposal on the identified trees is considered to be minimal. This overcomes the concerns raised under the previous application to a sufficient degree and the proposal is considered to maintain the character and appearance of the site and the surrounding area. The proposal is therefore considered acceptable. 
7. CONCLUSION  
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 appearance of the original building or neighbouring properties or amenity.  As such the proposed works are considered to be in accordance with the above relevant policies and permission can be granted. 

Equality Act

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
8.0
RECOMMENDATION  

Application Permitted

