
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Park

App Ref: 180082/HOU
Address: Flat 1, 43 Hamilton Road, Reading, RG1 5RA
Proposals: Conversion of front garden to driveway with associated landscaping, and reinstatement of boundary railings (part-retrospective) 
Case Officer: Tom Hughes
Applicant: Mr & Mrs Chris Frenzel
Date received (valid from): 17 January 2018

Target Decision date: 14 March 2018


1.
INTRODUCTION

The application site is a characterful three storey semi-detached dwelling, in lawful use as two flats. The site is located to the eastern side of Hamilton Road, within South Park Conservation Area. The Mews runs adjacent to the southern boundary of the site. 

The site frontage originally comprised a garden laid to lawn, bounded to the highway by metal railings atop a dwarf brick wall. The majority of the front boundary treatment has been removed, to facilitate access to vehicle hardstanding in the front garden. The removal of the front boundary wall and railings, and the laying of hard-standing was subject to an enforcement investigation (Case No: E17114) in August 2017, where it was found expedient to pursue formal planning enforcement action against the removal of the boundary treatment.  

The surrounding area is predominantly residential. The original site frontage of 43 Hamilton Road would have been identical to that currently existing at the neighbouring dwelling at 41 Hamilton Road. A number of other dwellings on Hamilton Road have undergone similar alterations to their frontages.

2.
PROPOSAL AND SUPPORTING INFORMATION

The proposal is for the conversion of the front garden to a driveway with associated landscaping, and for the reinstatement of boundary railings. The application is part-retrospective, as above. 

Existing landscaping to the northward site boundary with 41 Hamilton Road would be retained. Beyond this would extend an opening to the driveway at a width of 3m. The driveway would accommodate off-road parking provision for one vehicle, accessed by a new dropped kerb and vehicle crossing. Existing hardstanding comprising sandstone paving setts extends across the frontage. Black wrought iron railings originally extended across the site frontage. Only a small section remains. The proposal would reinstate railings and finials, including a gated access, to match the originals. The railings would extend across the remainder of the frontage, at a width of approximately 4m. Behind the proposed railings would be located an area of soft landscaping. In an email dated 02/03/18, the agent confirmed that the soft landscaping would include two potted acer palmatum duo plants and one potted magnolia tree.   
The agent supplied the following, received on 15th January 2018:

Drawing No: 003 – Existing Site Plan and Front Elevation

Drawing No: 002 – Original Site Plan and Front Elevation

Drawing No: 005 – Proposed Site Plan and Front Elevation

Subsequently, the agent supplied the following, received on 16th January 2018:

Drawing No: 001 Rev. A – Site Location and Block Plan

The agent was advised that visibility splays had been incorrectly illustrated.

Subsequently, the agent supplied the following, received on 2nd March 2018:

Drawing No: 001 Rev. B – Site Location and Block Plan
3. RELEVANT PLANNING HISTORY 

8591/31943 – Convert into two flats – Permitted 1961

081334/FUL – Conservatory – Permitted 02/12/08

E17114 – Unauthorised development in a Conservation Area – the removal of the original front boundary treatment and the creation of hard-standing to the frontage for the parking of motor vehicles. Deemed expedient to pursue formal enforcement action against the removal of the original wall and railings for the following reason:

“The removal of the front boundary wall and railings has caused significant harm to the character and appearance of the South Park Conservation Area and is contrary to Policies CS7 (Design and the Public Realm) and CS33 (Protection and Enhancement of the Historic Environment) of the Reading Borough Core Strategy (2008) and Policy DM4 (Safeguarding Amenity) of the Reading Borough Sites and Detailed Policies Document (2012).”

It was deemed not expedient to take enforcement action against the hard-standing.   

172104/PRE – Proposed replacement of front garden railings to allow off-street parking – Observations sent 03/01/18
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter:
54 Hamilton Road, Reading, RG1 5RD

41 Hamilton Road, Reading, RG1 5RA
Flat 2, 45 Hamilton Road, Reading, RG1 5RA

Flat 1, 45 Hamilton Road, Reading, RG1 5RA

Flat 2, 43 Hamilton Road, Reading, RG1 5RA
47 Hamilton Road, Reading, RG1 5RA
56 Hamilton Road, Reading, RG1 5RD
30 Bulmershe Road, Reading, RG1 5RJ
4.2
Letters of representation have been received as follows:

None.
4.3
Transport advised that visibility splays had been incorrectly illustrated. The agent was advised of this and subsequently supplied an amended plan.

Natural Environment advised that prior to the construction of unauthorised parking, the frontage was garden space. The hardstanding constructed has removed this soft frontage. Noting the pre-application response, the cumulative impact of all residents implementing a similar development would be harmful to the verdant character of the Conservation Area. The proposal allows for the provision of some landscaping to re-soften the frontage, along with the provision of railings in keeping with the character of the Conservation Area. Natural Environment advised that it would be preferable for the parking space to be located adjacent to the path, which would allow further landscaping to be reinstated to the northern boundary. Natural Environment advised that while the loss of soft frontages is detrimental, this has to be balanced with the evident parking issues in the road. The provision of one off-road parking space achieves a satisfactory balance so Natural Environment raised no formal objection to the proposal, subject to detail of soft landscaping being confirmed.  
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)

CS24 (Car/Cycle Parking)
CS33 (Protection and Enhancement of the Historic Environment)

CS38 (Trees, Hedges and Woodlands)
Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 

A Design Guide to House Extensions SPG (2003)
6.
APPRAISAL

Conservation Areas can be defined as those of ‘special architectural or historical interest, the character of which it is desirable to preserve or enhance’. South Park Conservation Area generally comprises a mid-to-late Victorian and Edwardian suburb of Reading. It was formally designated on 28th April 1988. The South Park Conservation Area Appraisal, published March 2008, states that the variety, exuberance and blending of the architectural styles in close proximity makes the area attractive and worthy of Conservation Area status. It explains that this is reinforced by the retention of many boundary walls and railings throughout the area which, together with mature tree cover, also give the area its coherence. Additionally, it states that corner buildings are particularly prominent in the street scene. The appraisal states that one of the key characteristics of the Conservation Area are the plot frontages defined by brick walls and/or railings. The loss of original brick walls and/or railings to create frontage parking has a negative impact. 
43 Hamilton Road is in lawful use as two flats. Flats do not benefit from the same permitted development rights as dwellinghouses. As established in the recent enforcement investigation, the laying of hard-standing to the site frontage requires planning permission. However, during the course of the enforcement investigation, it was determined that the hard-standing, as built, is of a standard that would likely be granted planning permission if applied for. In this regard, it was not considered expedient to take enforcement action against the hard-standing. On this basis, the hard-standing to the site frontage is acceptable.
As detailed above, the enforcement investigation deemed it expedient to take enforcement action against the removal of the original boundary wall and railings. The boundary wall and railings were required to be reinstated to their original size and design. It is acknowledged that effort has been made to ensure that the proposal preserves the character of the Conservation Area, by incorporating a design consistent with that of the original boundary treatment, whilst also providing off-road vehicle parking space. It is also acknowledged that Hamilton Road suffers from particularly acute parking pressures, and the opportunity to alleviate some of this pressure may be afforded by the provision of an off-road parking space. In order to be acceptable, the proposal must balance the suitable provision of off-road parking, whilst being respectful of the setting within South Park Conservation Area. 
The design of the proposed gate and railings is generally acceptable and seeks to maintain the character and appearance of the site and surrounding area. While much of the original soft landscaping has been removed, the proposal addresses this by providing mitigation through planting behind the proposed railings. The agent confirmed that this planting would include two potted acer palmatum duo, and one potted magnolia tree. The landscaping would be secured by condition. 
The size and location of the off-road parking space conforms to the Council’s adopted Standard. Acceptable visibility splays can be achieved. Officer’s are satisfied that a sufficient area of off-road parking would be accommodated to the site frontage. 

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.  As such, the proposal is in accordance with Policies CS7, CS24, CS33 and CS38 of the Core Strategy and Policy DM4 of the Sites and Detailed Policies Document.
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

