DELEGATED APPLICATION REPORT - Application No.:  161733/FUL
Address: 180 Upper Woodcote Road, Caversham, Reading, RG4 7JU
Proposal: Erection of a 2 metre high 4 metre wide hardwood access gates
Applicant: Bentier Homes Ltd
Case officer: Jonathan Markwell
Date received (valid from): 14/09/2016
Target decision date: 09/11/2016

1. Site Description and Surrounding Area: 

The application site contains an under construction dwellinghouse, following planning permission 150980 at the site in 2015 (see relevant history below). Previously the site comprised a detached bungalow on the east side of Upper Woodcote Road, between the junctions to Crispin Close (to the north) and Gurney Close (to the south). The surrounding area is characterised by low density residential development consisting predominantly of large dwellings set within large plots with dwelling scales ranging from bungalows to two-storey dwellings. Along this part of Upper Woodcote Road two-storey dwellings are predominant, whereas bungalows are predominant along Gurney Close to the east. The application site is within the Mapledurham ward and an air quality management area. The building is not listed, nor within a conservation area. There are no TPO trees at the site. 

2. Proposal: 

The proposal involves the erection of a 2 metre high 4 metre wide hardwood access gates to the front of the site, adjacent to the Upper Woodcote Road pavement and highway. 

3. Plans Considered:

L01-A Location Plan, as received 14/09/16
WD0003-C Proposed Access Gate, as received 14/09/16

Design & Access Statement by Anderson Orr Architects, Ref 14127, dated September 2016, as received 14/09/16

4. Relevant Planning History:

150231/FUL - Demolition of existing bungalow and erection of two-storey dwelling
with integral garage and associated works. Withdrawn 01/05/15. 

150980 - Demolition of existing bungalow and erection of two-storey dwelling with integral garage and associated works. Granted following completion of s106 legal agreement 23/11/15. 

160257 - Discharge of conditions 3 (Bat Licence) and 9 (Landscaping Management Plan) of planning permission 150980. Conditions discharged 24/03/16

160719 - Erection of 3m wide vehicular access gate and 1m wide pedestrian access gate and widening of dropped kerb to front of property. Granted 16/06/16.

161349/VARIAT - Variation of condition 2 (approved plans) of planning permission 150980 (Demolition of existing bungalow and erection of two-storey dwelling with integral garage and associated works), namely for minor material amendments to provide a single storey sun lounge with rooflight on the rear elevation. Granted 14/9/16.   

5. Public Consultation:

Consultation letters were sent to 4 nearby properties on 16/9/16. The applicant has specified that a site notice was erected on 19/09/16, meaning the statutory consultation period for the application expired on 10/10/16. No responses have been received.

6. Internal consultations:

Transport: The applicant was advised in the Transport Comments relating to application number 160719 that the width of the gate which had been granted permission is sufficient for single dwelling use. The applicant was advised that if they wished to make any changes to their original application then they would need to submit a new one providing details and rationale for the increased width in the gate which would also result in an increase width of the access point. 

The site is located within Zone 3, Secondary Core Area, of the Council’s adopted 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 to and from Reading town centre and other local centre facilities. 

The Design and Access statement states that hard wood gates would be fitted with automatic door gear and that the existing access point would be widened.  It is proposed that the new gates would be set back from the pavement by approximately 3.2 metres.  It is claimed in the statement that this would improve the ability for vehicles to turn and egress in a forward direction. 

The proposal is acceptable in Transport terms in that it will retain the existing parking provision on the driveway at the front of the property, therefore there are no changes to the existing access arrangements and no impact on other road users.

There are no transport objections subject to the conditions and informative below.

CONDITIONS:

Access constructed before development (approved drawings).
No development of the site shall commence until the access(es) has/have been constructed in accordance with the approved drawing and in compliance with the requirements of the Local Planning Authority for work carried out within the public highway.
Reason: In the interests of road safety in accordance with Core Strategy Policy CS20 and Sites and Detailed Policies document Policy DM12

Set back of gates
Any gates provided shall open away from the highway and be set back a distance of at least 5 metres from the nearside of the carriageway of the adjoining highway.
Reason: To ensure that vehicles can be driven off the highway before the gates are opened, in the interests of road safety in accordance with Core Strategy Policy CS20 and Sites and Detailed Policies document Policy DM12.

INFORMATIVES:

Access construction
The Council's Highways section should be contacted at 19 Bennet Road, Reading, RG2 0QX, telephone: 0118 937 2138, to agree the access construction details and to grant a licence before any work is carried out within the highway. A formal application should be made allowing at least 4 week’s notice to obtain details of underground services on the applicants` behalf.

Damage to the highway
The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which enables the Highway Authority to recover expenses due to damage caused by extraordinary traffic.

Works affecting the highway
Any works affecting the highway shall be in accordance with Reading Borough’s Council’s document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. The applicant should be made aware that compliance with this document is mandatory and licences to work on the highway will only be issued if the requirements contained within it are met. A copy can be obtained at http://www.reading.gov.uk/ltp/General.asp?id=SX9452-A782F664 (within the Transport Strategy area of the Transport Section on the Reading Borough Web Site).

7. 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.

8. 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 NPPF, the accompanying NPPG and the following development plan policies and supplementary planning guidance are relevant:
Reading Borough LDF Core Strategy (Adopted January 2008) (Altered 2015)
CS5	Inclusive Access
CS7     Design and the Public Realm
CS20	Implementation of The Reading Transport Strategy (Local Transport Plan 2006-2011)
CS24	Car/Cycle Parking

Sites and Detailed Policies Document – (Adopted October 2012) (Altered 2015)
DM4    Safeguarding Amenity
DM12	Access, Traffic and Highway-Related Matters

Supplementary Planning Documents
Revised Parking Standards and Design SPD (2011) 

9. Appraisal

9.1 The main issues are considered to be:

a) Design and impact on the character of the surrounding area 
b) Amenity
c) Transport

a) Design and impact on the character of the surrounding area 

9.2 The area is characterised by large detached properties, with a considerable set back from the road often with sizeable hedges located between the property and the road. Whilst most properties in the surrounding area do not seem to have any gate to the entrance, No. 176 appears to have a timber gate and planning permission for a gate at No. 149 has recently been granted. It is considered that the design, scale and materials of the gate would be in keeping with the spacious, sub-urban/semi-rural character of the area and would not constitute and incongruous addition to the street scene. This is also considered to be the case within the context of an earlier permission at the site in 2016 (see relevant history above). 

b) Amenity

9.3	The proposed gate is set approximately 5.8m from the Upper Woodcote Road highway and 3.4m from the main pavement. These set backs are considered appropriate to ensure that vehicles using this property will not cause an obstruction to traffic whilst waiting to enter the property. Although a vehicle may block the footpath momentarily whilst the gate is opened, this is not considered to be a substantial enough reason for refusal as the blockage would be temporary. This is considered within the context of other gates along this part of Upper Woodcote Road, as highlighted by the applicant, being located at a similar set back from the carriageway. It is not considered that the subsequent works to widen the dropped kerb to the front of this property would be harmful to public safety provided that the works are carried out in compliance with the requirements of the Local Planning Authority for work carried out within the public highway and a licence is obtained from the RBC Highways section. As such, the proposal is considered to be acceptable in public safety terms in accordance with DM12: Access, Traffic and Highway-Related Matters of the Sites and Detailed Policies Document (2012).

c) Transport

9.4	As per section 6 above, Transport Planning has confirmed satisfaction with all elements of the proposals, subject to conditions.  

	Conclusion

9.5	It is considered in overall terms that the proposals are acceptable, subject to conditions. 

10. RECOMMENDATION:

Grant Planning Permission subject to conditions

CONDITIONS

1.  The development to which this permission relates must be begun not later than the expiration of three years beginning with the date on which the permission was granted.

Reason: To prevent an accumulation of unimplemented planning permissions, and in accordance with Section 91 of the Town & Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.
2. The development hereby permitted shall be carried out in accordance with the approved plan: 

WD0003-C Proposed Access Gate, as received 14/09/16

Reason: For the avoidance of doubt and in the interests of proper planning.

3. The access gates hereby approved shall not be installed until the access(es) has/have been constructed in accordance with the approved drawing and in compliance with the requirements of the Local Planning Authority for work carried out within the public highway.

Reason: In the interests of road safety in accordance with Reading Borough Council Local Development Framework Core Strategy Policy CS20 and Sites and Detailed Policies document Policy DM12

4. The gates hereby approved shall open away from the highway and be set back a distance of at least 5 metres from the nearside of the carriageway of the adjoining highway.

Reason: To ensure that vehicles can be driven off the highway before the gates are opened, in the interests of road safety in accordance with Reading Borough Council Local Development Framework Core Strategy Policy CS20 and Sites and Detailed Policies document Policy DM12.

INFORMATIVES:

1. The Council's Highways section should be contacted at 19 Bennet Road, Reading, RG2 0QX, telephone: 0118 937 2138, to agree the access construction details and to grant a licence before any work is carried out within the highway. A formal application should be made allowing at least 4 week’s notice to obtain details of underground services on the applicants` behalf.

2. The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which enables the Highway Authority to recover expenses due to damage caused by extraordinary traffic.

3. Any works affecting the highway shall be in accordance with Reading Borough’s Council’s document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. The applicant should be made aware that compliance with this document is mandatory and licences to work on the highway will only be issued if the requirements contained within it are met. A copy can be obtained at http://www.reading.gov.uk/ltp/General.asp?id=SX9452-A782F664 (within the Transport Strategy area of the Transport Section on the Reading Borough Web Site).

4. The Local Planning Authority has worked positively and proactively with the applicant to determine the application within the recommended timeframes for such applications. 
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