DELEGATED APPLICATION REPORT - Application No. 160088/FUL
Address: 153 Hemdean Road, Caversham
Proposal: Demolition of existing dwelling and construction of 4 no. semi-detached (4 bed) dwellings.
Case officer: Daniel Murkin

Site Description and Surrounding Area: The application site is located on the Hemdean Road in Caversham and is bounded to the east by the Balmore Park and to the west by Hemdean Road. Caversham Primary School is directly opposite the site frontage in Hemdean Road. To the north and south the site is adjoined by detached residential dwellings. The street scene in Hemdean Road is characterised by Victorian houses and 1930’s semi-detached dwellings. 

The site is currently occupied by a detached bungalow. The topography of the site has a steep gradient which slopes upwards to the north and the footprint of the existing dwelling is some 6m higher than the level of the road with a greater rise beyond within the rear garden.  

Proposal: The application seeks planning permission for demolition of the existing dwelling and construction of 4 no. semi-detached (4 bed) dwellings in two pairs including provision for off street parking and private rear amenity space. 

A site layout plan, elevations, floor plans and design and access statement have been provided.

Plans Considered:
1976 PLN 001 B– Location Plan
1976 PLN 010 B – Existing Site & Landscape Plan
1976 PLN 020 B– Existing Floor Plans & Elevations
1976 PLN 040 B – Contextual Site Section (Existing Section XX & YY) 
Received 18th January 2016

1976 PLN 100 B– Proposed Site & Landscape Plan
1976 PLN 210 B– Proposed Floor Plans & Elevations (Typical Unit Plans)
1976 PLN 400 B – Contextual Site Section (Proposed Section XX & YY)
Received 18th January 2016 

Relevant Planning History:
151517/PRE-APP	3no. three bedroom town houses 		See Principle of
										Development	



__________________________________________________________________________
Consultation Responses:
ENVIRONMENTAL HEALTH: No objection subject to conditions with the following comments:

A noise assessment should be submitted in support of applications for new residential proposed in noisy areas. The noise assessment will be assessed against the recommendations for internal noise levels within dwellings and external noise levels within gardens / balconies in accordance with BS 8233:2014 and WHO guidelines for Community Noise. 

The report should identify any mitigation measures that are necessary to ensure that the recommended standard is met. Where appropriate, the noise assessment data should also include noise events (LAMax) and the design should aim to prevent noise levels from noise events exceeding 45dB within bedrooms at night. Noise levels above 45dB are linked with sleep disturbance.

Recommends conditions requiring the submission of a Noise Assessment, Implementation of Noise Mitigation and controls during the construction & demolition phases on noise/dust, hours of working and no bonfires. 

HOUSING (PROPERTY DEVELOPMENT): Accepts the independent valuations of gross development value submitted by the applicant and advises on calculation of Policy DM6 contribution (Affordable Housing). 

WASTE OPERATIONS MANAGER: No comments received.

TRANSPORT: Has raised concerns regarding the gradient of the access and dimensions of the car port with the following comments:        

As the site is located on the C100 Hemdean Road, the proposal should comply with Reading Borough Council’s Design Guidance for Residential and Commercial Accesses on to Classified Roads to ensure that the safety and efficiency of the classified road network is maintained and enhanced by the design for access to new development.

Visibility Splay:
The proposed development would be accessed from Hemdean Road via a new driveway utilising the existing access position. The proposed access has been widened to 4.8 metres for its whole length. The applicant has undertaken a speed survey on Hemdean Road in close proximity to the site, to establish the required sight lines. The results indicate that a visibility splay of 45m is acceptable and allows for an SSD where average speeds could be up to 30mph.  It is noted that the visibility splay would result in a significant amount of vegetation being removed some of which is located within the applicant’s land and some is located on the public highway.  

If permitted, a condition should be applied to ensure that no development shall commence until the agreed visibility splays have been provided and thereafter be kept free of all obstructions to visibility over a height of 0.6 metres above carriageway level.

Access:
In accordance with the Council’s Design Guidance, the maximum gradient on new access roads shall be 10%, however the first 10 metres on approach to a classified road, the dwell area, shall be 4%. 

The applicant’s Design and Access Statement states that access proposal complies with the Design Guidance, however, the elevation drawings do not demonstrate that the required gradient can be achieved. These requirements are designed to prevent vehicles stalling on a mild hill start when attempting to pull in to traffic or inadvertently rolling out on to the classified road. A cross section drawing of the access road should be submitted to demonstrate that the gradients can be achieved.   

Parking:
The site is located in Zone 3, Secondary Core Area, of the Council’s Revised Parking Standards and Design SPD. Typically, these areas are within 400m of a Reading Buses high frequency ‘Premier Route’ which provides high quality bus routes.  The parking required for a 4 bedroom dwelling within this zone is 2 parking spaces per dwelling.

The plans illustrate that the proposed dwellings will be provided with 1 parking space on the driveway to the front of each property and 1 space within a carport.  The internal dimensions of the carports are slightly below the recommended width of 3m wide to allow easy access to/from the vehicle.  Therefore, the dimensions should comply with the Councils Parking Standards and Design SPD. 

Refuse Storage/Collection:
Given the proposal is for 4 dwellings, on-street servicing will be acceptable.  The proposed waste storage and collection point is located within 15m of the carriageway in order to comply with Manual for Streets and British Standard 5906: 2005 for Waste Management in Buildings to avoid obstructing traffic as a result of servicing vehicles.

Cycle storage is to be provided within the carport for each dwelling.

Accordingly, recommends refusal for the following reason:

The proposed layout fails to demonstrate that it complies with the Local Planning Authority’s standards in respect of access design.  This could result in vehicles stalling on a mild hill start when attempting to pull in to traffic or inadvertently rolling out on to the classified road.  This would have an adverse effect on road safety and the flow of traffic, and be in conflict with Core Strategy Policy CS20 and Sites and Detailed Polices Document Policy DM12.


NATURAL ENVIRONMENT (TREES):  Considers that new tree planting and retention of the existing hedge have been shown in principle. Information on the following required by conditions:

- Details of protection measures for retained vegetation around the perimeter for approval. Implementation of approved protection measures for the duration of development.
- Proposed soft landscaping scheme and implementation details for approval.  
- Maintenance details for soft landscaping scheme for approval.
- Implementation of approved soft landscaping prior to occupation.  
- Retention of soft landscaping scheme for 3 years following planting.

NATURAL ENVIRONMENT (ECOLOGY):  Objects on insufficient information. Advises that a bat survey is required in addition to conditions relating to the provision of soft and hard landscaping proposals prior to occupation of the development. 

Comments on bat survey (Received 18th March 2016) – No objection (risk of bats being affected is minimal).
   
CAVERSHAM AND DISTRICT RESIDENTS ASSOCIATION:
Setting and screening- existing tree screening to Hemdean Rd, the footpath access to Balmore Park on the northern boundary, and to Balmore Park itself should be maintained and the opportunity taken to reinforce it with some new tree planting. This is important for the setting of Hemdean Rd and Balmore Park.

Any impact of the widening of the access drive and required sight lines on the tree screening to Hemdean Rd needs careful attention.

Architectural massing /heights - two pairs of semis placed very close together are likely to read as a terrace, while the existing character of this part of Hemdean Rd has more substantial green gaps between semis and bungalows. The northern pair of semis also have higher eaves and ridge lines. 

Reverting to the pre application proposal of 3 houses on this site, 2 semis and one detached house of appropriate size will allow wider spacing between houses, better proportioned back gardens, possibly wider frontage dwellings leading to reduction in roof heights and increase the viability of the tree screening mentioned above. This will thus also help maintain the setting of Balmore Park and Hemdean Road.

Highway safety, parking and access- The site is directly opposite the main entrance to Caversham Primary School. Careful consideration by RBC Highways needs to be given to the safety of children at peak times, parents dropping off children, buses using Hemdean Rd and the additional pressure of up to eight cars exiting a private drive opposite the school entrance. A lesser number of dwellings on this site would reduce this pressure.

Recommends conditions on construction period; Deliveries at the start and end of the school day should be precluded. 

NEIGHBOURS:
Properties at 149, 151, 153, 155, 178 and 180 Hemdean Road were consulted. One letter of representation in support has been received raising the following issues: 

- potential loss of privacy (both ways) due to less foliage to sides of plot than front (additional planting may be necessary).
- should be no windows to the North or South elevations for privacy 
__________________________________________________________________________

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
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'.  However the NPPF does not change the statutory status of the development plan as the starting point for decision making (NPPF paragraph 12).

In this regard, the NPPF states that due weight should be given to the adopted policies of the Local Development Framework (LDF) (Core Strategy and Sites and Detailed Policies Document) according to their degree of consistency with the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the weight that may be given).

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:
Reading Borough LDF Core Strategy (Adopted January 2008, Altered 2015)
CS1	Sustainable Construction and Design
CS7    Design and The Public Realm
CS9	Infrastructure, Services and Amenities
CS16	Affordable Housing
CS20	Implementation of The Reading Transport Strategy 
CS24	Car/Cycle Parking
CS34	Pollution and Water Resources
CS36	Biodiversity and Geology
CS38	Trees, Hedges and Woodlands

Sites and Detailed Policies Document (Adopted October 2012, Altered 2015)
SD1	Presumption In Favour Of Sustainable Development
DM1	Adaptation to Climate Change
DM3	Infrastructure Planning
DM4    Safeguarding Amenity
DM6	Affordable Housing
DM10  Private and Communal Outdoor Space
DM11  Development of Private Residential Garden Land
DM12	Access, Traffic and Highway-Related Matters

Supplementary Planning Guidance  
Revised Sustainable Design and Construction SPD adopted July 2011
Revised Parking Standards and Design SPD adopted October 2011
Affordable Housing SPD adopted July 2013
Section 106 Planning Obligations SPD 2013

Appraisal 
The main issues to be considered are: 
· The principle of the development
· The effect of the proposed development on the character of the road and area
-	The effect on the living conditions of neighbouring properties and future residents
-	Natural Environment
-	Transport Implications
-	Sustainability
-	Affordable Housing

The Principle of the Development
The NPPF states that LPAs should “encourage the effective use of land by reusing land that has been previously developed (brownfield land), provided that it is not of high environmental value”. The NPPF definition of ‘previously developed land’ excludes private residential gardens.

Therefore, it is clear that the priority for development should be on previously developed land, in particular vacant and derelict sites and buildings. However, that does not mean that the development of private residential garden land is unacceptable in principle, rather that previously developed land should be the first choice for housing development.

The Council’s LDF SDPD Policy DM11 Development of Private Residential Gardens requires that new residential development that involves land within the curtilage of private residential gardens will be acceptable where:

a) It makes a positive contribution to the character of the area;
b) The site is of an adequate size to accommodate the development;
c) The proposal has a suitable access;
d) The proposal would not lead to an unacceptable tandem development;
e) The design minimises the exposure of existing private boundaries to public areas;
f) It does not cause detrimental impact on residential amenities;
g) The emphasis is on the provision of family housing;
h) There is no adverse impact on biodiversity, and
i) The proposal does not prejudice the development of a wider area.

Therefore, while the proposed site is not ‘previously developed land’, the principle of redevelopment is considered acceptable providing the criteria outlined in Policies are met. A Pre-Application enquiry in 2015 (under Ref. 151517) that proposed one detached and two 3 bedroom semi-detached houses confirmed the principle of development on the site although concerns were raised regarding the modern flat roof design/massing of the proposed dwellings and the impact that this discordant and unsympathetic appearance would have on the character of area (contrary to Reading BC Policies CS7 & DM11). 

Appearance and Character of the Area

The application site has a steep slope upwards from front to back and the existing dwelling and much of the site is currently hidden by hedges and small trees along the road frontage and elevated side boundaries.  

The design of the dwellings pays limited regard to the traditional appearance of older housing in the locality which comprises a mix of Victorian terraces, 1930’s semi-detached houses and later detached houses.  Whilst there are regular roof pitches, the houses would have an overtly modern appearance, which would be jarring with the more established houses in Hemdean Road.

The narrow plot widths (6-8 metres) created by the four dwellings would be emphasised by the upward slopes to both the rear (east) and across the site (north) and by the three storey height (approx. 12.1 metres) of the dwellings with their car ports and full height window openings on the upper floors, producing a feeling of crampedness.  Furthermore, the minimal spacing between the two pairs of semis would effectively be lost and visually present the bulk of a terraced row.

Whilst the retained natural screening around the site would help, unfortunately the required visibility splay at the access would likely result in part of the raised embankment and significant vegetation cover being removed along the road frontage. For this reason, as more of the site would inevitably become visible, the appearance and form of the new dwellings would be all the more apparent.  This appearance has irregularly-shaped windows and a wide undercroft/porch/garage opening at the lwer ground level, these are not characteristic of the area.

For the above reasons it is considered that the proposal would result in demonstrable harm to the character and visual amenities of the surrounding area contrary to Policy CS7 of the Reading Core Strategy 2008 (Altered 2015) and Policy DM11 of the Sites and Detailed Policies Document 2012 (Altered 2015).

Amenity of surrounding and future occupiers

[bookmark: _GoBack]The existing single storey dwelling on the site is largely obscured from views towards the site from the road or from neighbouring properties to the south and north. The proposals would though give rise to a potential overbearing impact on the amenities of the neighbouring property to the south, No. 151 Hemdean Road, which is set at lower ground level, however, given the distance and the aspect, this impact is acceptable.  The northern boundary has a public footpath the other side of it, and although the end house would be tall, there is sufficient distance to ensure that there is limited harm to the safety of this route and no conflict with this aspect of Policy CS7 is identified.

Natural Environment

There are no significant trees on the application site but the substantial coverage provided by mature hedgerows alongside the boundaries and other small trees within the front and rear gardens make a welcome visual contribution to the residential area and a break in the otherwise continuous built up appearance of the street up to this point.    

The necessary removal of part of the front hedge in Hemdean Road in order to achieve the required visibility splay for vehicles entering from and exiting to the road would be balanced to some extent in landscaping terms by the proposed retention of all other boundary features and supplementing these with new landscaping and tree planting where possible. This aspect can be controlled by conditions in the event of a permission. 

The applicant has also provided a bat survey which has revealed negligible potential to support roosting bats in the existing dwelling. 

It is thus considered that the proposal would accord with Policies CS36 and CS38 of the Core Strategy 2008 (Altered 2015) and Policy DM11 of the Site and Detailed Policies Document 2012 (Altered 2015) in these respects.

Transport

The existing vehicle entrance driveway situated on inside bend of Hemdean Road, a busy classified road which has parking on both sides and is directly opposite Caversham Primary School.  

The position of the access subject to its widening within the site to allow for two vehicles to pass and the visibility splay that can be provided is acceptable.

The existing gradient across the site requires some modification in order to achieve the Council’s Design Guidance for approaches to a classified road but has not been demonstrated.

The 0.15m correction to the car port dimensions is more advisory and could be achieved at build stage in the event of permission being granted. 

For the reason described in detail in the appraisal section the proposed development would thus be unacceptable with regard to transport implications and therefore contrary to Policies CS20 of the Core Strategy 2008 (Altered 2015) and DM12 of the Sites and Detailed Policies Document 2012 (Altered 2015).   

Sustainability
The appropriate level of sustainable construction would be secured the appropriate building regulations requirements.

Affordable Housing
Following submission of the application the Council’s legal challenge of Brandon Lewis’s written statement of 28/11/14 (regarding affordable housing on sites of less than 10 dwellings) has been decided. The outcome of which is that the Council will continue to apply the relevant local planning policies regarding contributions to affordable housing. 

The proposal seeks to create four new dwellings and therefore a contribution towards off-site affordable housing provision is required as part of the application in accordance with Policies CS9 of the Core Strategy, DM6 of the Reading Borough SDPD and the Affordable Housing SPD under Section 106 of the Town and Country Planning Act 1990. Accordingly, the applicant has been informed of the required contribution of £122,500 which would be secured in the event of permission by way of a Section 106 agreement. 

Other Issues
The proposal would be a Community Infrastructure Levy (CIL) liable development. The applicant has provided the appropriate CIL Additional Information Form. An informative would be attached to the decision notice to advise the applicant of their responsibilities in this respect.

Matter Raised in Representation

All other issues have been addressed in the appraisal section above.

RECOMMENDATION:
REFUSE PLANNING PERMISSION, for the following reasons:

1. Due to the narrow plot frontages and three storey townhouse design of the proposed dwellings, the development would appear as a tall, cramped row of terrace-like properties in the streetscene, which is predominantly more suburban and low-density in nature on the eastern side of Hemdean Road.  Furthermore, the overtly modern design with irregular rectangular openings is at odds with the prevailing house styles in the locality.  These concerns will become apparent in the streetscene, given the removal of a significant area of landscaping to the front of the site in order to achieve the required visibility splay.  For these reasons, the development would appear cramped and out of keeping with the existing character and pattern of development in the locality and result in material harm to the streetscene and thus to the character and visual amenities of the surrounding area, contrary to policies CS7 (Design and the Public Realm) of the reading Borough LDF: Core Strategy (2008, as amended) and DM11 (Development of Private Residential Garden Land) of the Reading Borough LDF: Sites and Detailed Policies Document (2012, as amended).  
2. The proposed layout fails to demonstrate that it complies with the Local Planning Authority’s standards in respect of access design in that suitable gradients have not been shown to be achievable.  This could potentially result in vehicles inadvertently rolling out on to the Highway, with an adverse effect on road safety and the flow of traffic.  The proposal would thus be in conflict with Policy CS20 (Implementation of The Reading Transport Strategy) of the Reading Borough LDF: Core Strategy (2008, altered 2015) and Policy DM12 (Access, Traffic and Highways-Related Matters) of the Reading Borough LDF: Sites and Detailed Polices Document (2012, altered 2015).
3. In the absence of a completed legal agreement to secure an acceptable contribution towards the provision of Affordable Housing, the proposal fails to contribute adequately to the housing needs of Reading Borough, contrary to Policy CS9 (Infrastructure, Services, Resources and Amenities) of the Reading Borough LDF Core Strategy (2008, altered 2015) and policies DM3 (Infrastructure Planning) and DM6 (Affordable Housing) of the Reading Borough LDF: Sites and Detailed Policies Document (2012, altered 2015) and the Council’s Adopted Affordable Housing Supplementary Planning Document (2013).

INFORMATIVES
1.This application for outline planning permission has been refused on the basis of the following plans:

1976 PLN 001 B- Location Plan
1976 PLN 010 B – Existing Site & Landscape Plan
1976 PLN 020 B– Existing Floor Plans & Elevations
1976 PLN 040 B – Contextual Site Section (Existing Section XX & YY) 
Received 18th January 2016
1976 PLN 100 B– Proposed Site & Landscape Plan
1976 PLN 210 B– Proposed Floor Plans & Elevations (Typical Unit Plans)
1976 PLN 400 B – Contextual Site Section (Proposed Section XX & YY)
Received 18th January 2016

2.The local planning authority has worked positively and proactively with the applicant to resolve matters relating to layout, landscaping, neighbouring privacy, tree protection and the design of buildings, to allow the application to be approved. 3.Reason for refusal No.4 could be overcome by the completion of an acceptable S.106 agreement or unilateral undertaking.

4. RFR 3 could be overcome with the submission of a suitable UU or s106 agreement.
 
