
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Redlands

App Ref: 171665/HOU
Address: 22 Erleigh Road, Reading, RG1 5LX
Proposals: Dropped kerb (resubmission of 161977/HOU)
Case Officer: Tom Hughes
Applicant: Mr Darryl Danielli
Date received (valid from): 22 September 2017

Target Decision date: 17 November 2017


1.
INTRODUCTION

The application site is a two storey semi-detached dwelling, adjacent to Alexandra Road Conservation Area. The dwelling has a closed frontage with black iron railings on a brick plinth and thin hedge fronting a public footpath. The frontage is predominantly laid to lawn and gravel. The surrounding area is predominantly residential. Many of the neighbouring dwellings, including the adjoining neighbour at 20 Erleigh Road, benefit from dropped kerb access to off-road parking. Parking bays are located within the highway in front of the application site. A street tree of amenity value is located within the footpath outside 22 Erleigh Road.  
2.
PROPOSAL AND SUPPORTING INFORMATION

The proposal is for a new vehicular access by way of a dropped kerb to provide access to a new off-road parking area to the frontage of 22 Erleigh Road. The gravel to the existing site frontage would be extended to accommodate one off-road vehicle parking space. A new opening of 3m width would be creating by removing part of the existing boundary railings and hedge. The remainder of the existing railings would be retained, with the removed section constituting a sliding gate. All other existing landscaping would be retained. A distance of 3m would be maintained from the street tree of amenity value within the footpath outside 22 Erleigh Road to the edge of the proposed dropped kerb. The westward extent of the dropped kerb would splay slightly to a maximum width of 4.3m at the highway.  

The agent supplied the following, received on 22nd September 2017:

Design and Access Statement – 036-DAS


Drawing No: 036/01 Rev. A – Site Location and Block Plan


Drawing No: 036/02 Rev. A – Existing Site Plan and Front Elevation


Drawing No: 036/03 Rev. B – Proposed Site Plan and Front Elevation

3. RELEVANT PLANNING HISTORY 

100301/FUL – Conversion of front garden into one parking space including a dropped kerb – Refused 26/02/10
161977/HOU – Conversion of existing front garden to a driveway - Withdrawn
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter:
20 Erleigh Road, Reading, Berkshire, RG1 5LX

St Lukes Church Hall, Erleigh Road, Reading, RG1 5LU
24 Erleigh Road, Reading, RG1 5LX

4.2
Letters of representation have been received as follows:


One, with regard to the following:
· The dropped kerb would restrict the available parking outside 24 Erleigh Road 

· Undue concern for potential disturbance of tree roots when the Council have installed parking meters in close proximity to other trees elsewhere

4.3
Natural Environment advised concern had previously been raised (application 161977/HOU) with regard to the impact of the proposed dropped kerb on the roots of the larger of the adjacent street trees, a semi-mature Lime. The nearest marking of the proposed dropped kerb would be approximately 3m from the tree of concern. This is outside the theoretical RPA radius (2.3m). However it is expected that the RPA would not be circular, with lateral root growth parallel to the pavement, likely extending outside the 2.3m. The Natural Environment Officer and Tree Officer discussed the proposed siting of the dropped kerb and considered that the proposed location to be the best possible in the circumstance. As such, Natural Environment raised no objection to the proposal, subject to appropriate conditions regarding notice and the use of hand tools. 

Highways advised that the proposed vehicle crossing should not be moved so far away from the tree that it encroaches in front of the adjacent property, affecting the limited parking on the road.

Transport advised that no on-site parking is associated with the current use, and that plans illustrate off-road parking for one vehicle. Transport advised that this is deemed acceptable given that previously no off-road provision existed. Transport also advised the visibility splays should be illustrated on a plan and that sliding gates are not usually accepted where they are set back from the kerb edge by less than 5m. It was also advised that the parking bays outside the property will remain as existing, and that should the applicant wish to change the bay markings as a result of the dropped kerb, this would be at the applicant’s cost.  
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)
CS38 – Trees, Hedges and Woodlands
Sites and Detailed Policies Document (2012)

DM12 – Access, Traffic and Highway-Related Matters
DM18 – Tree Planting
6.
APPRAISAL

The proposed development consists of the construction of a new access via a dropped kerb to serve an off-road parking space to the site frontage of 22 Erleigh Road. A 3m section of the existing boundary railings and hedge would be removed to facilitate the proposal. The removed section of railings would be reworked into a sliding gate. The dropped kerb would splay to a maximum width of 4.3m at the highway. The existing gravelled area to the site frontage would be extended to accommodate the provision of one off-road parking space. 
In close proximity to the application site are a number of dropped kerbs and vehicle crossings, serving off-road parking to the frontage of the neighbouring dwellings. Drawing No: 036/03 Rev. B received on 22th September 2017 illustrates the proposed dropped kerb access point. Officers are satisfied that a sufficient area of off-road parking would accommodated to the site frontage.
As identified by the Natural Environment Officer, of primary concern for this location is the potential for harm to be caused to the identified street tree of amenity value. The Natural Environment Officer advised that a minimum distance of 3m should be maintained to the edge of the proposed dropped kerb. This is been accommodated on the proposed plans. In order to maintain the 3m distance to the retained tree and to provide a usable dropped kerb, the western edge of the dropped kerb is required to splay slightly. 
A letter of representation was received stating that the proposed dropped kerb should not restrict the available parking outside the dwelling at 24 Erleigh Road. Currently, three on-street parking bays are located in front of the application site. The proposed splay of the dropped kerb would encroach by approximately 0.7m in front of the adjacent dwelling at 24 Erleigh Road. However, the splay would not restrict the size of the existing bay in front of this neighbour, which would remain unchanged. 

Concern was raised under previous applications with regard to the loss of the existing front boundary treatment. Under this application, the applicant has acknowledged this concern by retaining the majority of the iron railings and existing vegetation, and including the provision of a sliding gate. This is considered to overcome the previous concern to a sufficient degree, maintaining the character and appearance of the site and the surrounding area. As such, the proposal is considered acceptable.  

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 proposed works would not cause unacceptable harm to the identified street tree of amenity value. As such, the proposed works are considered to be in accordance with CS7: Design and the Public Realm and CS38: Trees, Hedges and Woodlands of the Core Strategy and DM12: Access, Traffic and Highway-Related Matters and DM18: Tree Planting of the Sites and Detailed Policies Document. 

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

