DELEGATED APPLICATION REPORT			          Target Date: 16/10/17
Application No: 171406/FUL
Address: 80 Usk Road
Proposal: Hard standing to site frontage
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site is a two storey end-of-terraced dwelling with a pitched roof. The dwelling benefits from a front porch canopy and a detached garage beyond the side and rear elevations. The exterior walls of the dwelling were originally clad in pebbledash render, though have recently been re-clad in brick. The site topography slopes steeply away from the highway, such that the ground floor level of the dwelling is set considerably lower than the highway. Accordingly, the dwelling has a steeply sloped driveway with provision for one vehicle parking space. The surrounding area is predominantly residential. A public footpath runs the length of the eastward site boundary. 
Proposal
The proposal is for the creation of a hardstanding to the site frontage, to facilitate the parking of two vehicles. The existing sloped driveway would be extended, and raised to the level of the highway. The hardstanding would extend at a width of 6.2m from the eastward site boundary, at a depth of 5.6m. A distance of 1.5m would be maintained from the raised hardstanding to the principal elevation of the dwelling. The hardstanding would have a maximum height of 1.2m. The hardstanding would be contained by retaining walls, constructed of brick to match the existing dwelling. The surface of the hardstanding would be 0.1m lower than the top of the retaining wall. The hardstanding would be topped with gravel. 
Aside the hardstanding would extend a stepped access at a width of 1.5m. Beyond the stepped access, to the westward site boundary, a section of the front garden would be retained at a width of 1m. 
The applicant has also identified an area of dropped kerb access, at a width of 3m, from the eastward site boundary. 
Plans Considered
The applicant supplied the following, received on 17th August 2017:
Site Location
Block Plan
Subsequently, the applicant supplied the following, received on 1st September 2017:
Proposed Site Plan
Subsequently, the applicant supplied the following, received on 18th September 2017:
Proposed Section
Relevant Planning History
E17148 – Unauthorised development – hardstanding. No breach of planning control has taken place – Case closed 25/08/17 Owners invited to submit a planning application
Consultation Responses
Neighbouring owners and occupiers at 78, 82, 85 and 87 Usk Road were notified of the proposed development by letter. No formal representations were received.
Transport raised no objection in principle to the proposal. Transport advised that the current driveway is to be expanded to provide hardstanding for two vehicles. This will require the widening of the access which will involve the partial removal of the front boundary wall. Transport advised that a licence will be required from the Highways Department in order to widen the access. Transport also identified the utilities cabinet located within the footpath directly outside the curtilage, which had not been identified on any submitted plans. Transport advised that the proximity of the widened access point should not be less than 1m from the utilities cabinet. 
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:
Reading Borough Local Development Framework Core Strategy (2008)
Policy CS7 – Design and the Public Realm
Policy CS24 – Car/Cycle Parking
Sites and Detailed Polices Document (2008)
Policy DM4 – Safeguarding Amenity
Revised Parking Standards and Design – Supplementary Planning Document (2011)

Appraisal
The main issues to be considered are:
a) Design and impact on the character of the surrounding area
b) Impact on residential amenity
a) Design and impact on the character of the surrounding area
Policy CS7 – Design and the Public Realm of the Core Strategy states that all development must be of a high design quality that maintains and enhances the character and appearance of the area. The proposed hardstanding would require significant works to the existing site frontage. Due to the site topography, in order to facilitate the provision of a hardstanding at the level of the highway, significant works would be required to raise the existing tiered front garden. 
Due to the topography, dwellings to the south of Usk Road are sited lower than the highway. The dwellings are of the same style and design, arranged in short terraced blocks. Generally, these dwellings each have green front gardens, bounded to the highway by a low hedge or wall. The application site and the adjacent neighbour at 82 Usk Road each benefit from slightly wider plots, separated by a public footpath, with sloped driveways and access along the side elevations.
[bookmark: _GoBack]The proposed hardstanding would have a maximum height of 1.2m; a measurement taken from the ground floor level of the dwelling at the principal elevation. As such, the height of the proposed hardstanding would exceed the sill height of the existing ground floor windows. The use of the proposed hardstanding as provision for vehicle parking spaces must also be considered in this regard. The height of a vehicle parked on the proposed hardstanding would comfortably exceed the relative height of the dwelling’s ground floor windows. The proposed hardstanding would also require a widening of the existing access, and removal of part of the existing boundary wall. 
The construction and use of the proposed hardstanding would be to the detriment of the character and appearance of the existing dwelling and those in the surrounding area. The proposed hardstanding would result in a car-dominant frontage, appearing jarring and unbalanced within the street scene. The proposed development is therefore contrary to Policy CS7 – Design and the Public Realm of the Core Strategy.
b) Impact on residential amenity
Policy DM4 – Safeguarding Amenity of the Sites and Detailed Policies Document states that one of the key concerns of planning is to ensure that new development does not reduce the quality of the living environment, for both existing and future residents. As identified above, due to the site topography significant works of embanking would be required to support the proposed hardstanding, necessitating this application for planning permission. Though the proposed hardstanding itself would not cause an undue detrimental impact on the living environment of existing and future residents, the use of the proposed development is a material planning consideration.  
The proposed hardstanding would extend across the width of the existing driveway and approximately 3.5m across the principal elevation. The proposed hardstanding would partially obscure a ground floor window serving a habitable room. Due to the proximity to the dwelling, and particularly the existing habitable window, the proposal would be visually dominant with an associated overbearing effect on existing and future residents. Though residents of the neighbouring dwelling would notice the height and depth of the proposed development, any impact is mediated by the distance maintained to the shared boundary.
The proposed development by virtue of its poor design would cause a detrimental impact on the living environment of residents of 80 Usk Road in terms of visual dominance and overbearing effects. As such, the proposal is contrary to Policy DM4 – Safeguarding Amenity of the Sites and Detailed Policies Document. 
Conclusion
The proposed hardstanding to the site frontage has been assessed and found to be unacceptable is it does not comply with the identified policies.
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