DELEGATED APPLICATION REPORT


Target Date: 06/10/2021


Extended Target Date: 07/04/2022
Application Number: 211320/FUL
Address: 126 Tilehurst Road, Reading
Proposal: Demolition of existing house and construction of a block of flats

consisting of 2 x 1 bed, 1 x 2 bed and 1 x 3 bed flats.
Planning Officer: Claire Ringwood
Site Description and Surrounding Area
The site comprises a two-storey detached property set within a group of distinctive houses of similar age and construction with good architectural detailing and is considered a Non-Designated Heritage Asset.  The property is located on the north side of Tilehurst Road and there are steps down to the rear garden which is at a lower level.  122 and 124 Tilehurst Road is an identical pair of semi-detached properties although No. 124 has been significantly extended and is in use as 4 flats.  This pair of semi-detached properties occupies a larger site than 126 Tilehurst Road.  128 Tilehurst Road is a two-storey detached property occupying a similar sized plot width to 126 Tilehurst Road but with a longer rear garden.
Proposal

The proposal is for the demolition of the existing property and the construction of a new 3 storey building comprising 2 x 1 bed, 1 x 2 bed and 1 x 3 bed flats with undercroft parking and landscaping.

The red line on the submitted Location Plan includes the land to the front of 124 Tilehurst Road (also in the applicant’s ownership) and it extends down the side elevation of this property to the rear boundary.

The proposal creates a shared access/driveway for 124 and 126 Tilehurst Road.  5 car parking spaces are proposed to the undercroft parking area including one space for 124 Tilehurst Road.  This space is required as one parking space from the front of 124 Tilehurst Road has been displaced due to the creation of the driveway.  There is a separate cycle and buggy store within the undercroft area which also provides internal access into the building.  One disabled parking space is proposed to the front of the building along with bin storage.
Communal stairs are proposed at the rear to provide access to the rear gardens of 124 and 126 Tilehurst Road.  
The application form states the materials would match the context of Tilehurst Road.  Had the application been considered acceptable a condition would have been required for details of the proposed materials to be submitted and approved.
Plans Submitted and Supporting Information

The agent submitted the following drawings and information, received on 11th August 2021:
Drawing No: 02-00 – Site Location Plan 

Drawing No: 02-01 – Existing Block Plan

Drawing No: 02-05 – Existing Site Plan

Drawing No: 02-10 Rev P2 – Block Plan As Proposed

Drawing No: 02-11 Rev P2 – Landscaping Plan As Proposed

Drawing No: 02-15 Rev P2 – Proposed Site Access Plan 

Drawing No: 03-00 – Existing Floor Plan

Drawing No: 03-01 – Existing Floor Plans

Drawing No: 03-10 Rev P2 – Proposed Lower Ground Floor

Drawing No: 03-11 Rev P2 – Proposed Ground Floor Plan

Drawing No: 03-12 Rev P2 – Proposed First & Second Floor Plan

Drawing No: 04-00 – Existing Section 

Drawing No: 04-10 Rev P2 – Proposed Section 

Drawing No: 05-00 – Existing Elevations 

Drawing No: 05-01 – Existing Elevations 

Drawing No: 05-05 – Existing Streetscene

Drawing No: 05-10 Rev P2 – Proposed Elevations 

Drawing No: 05-11 Rev P2 – Proposed Elevations 
Drawing No: 05-15 Rev P2 – Proposed Street Scene 

Bat Survey Report – Preliminary Roost Assessment, by AE Ecology, July 2020

The agent submitted the following amended plans, received on 30th November 2021:
Drawing No: 02-15 Rev P3 - Proposed Site Access Plan
Drawing No: 03-10 Rev P3 - Proposed Lower Ground Floor

Drawing No: 03-11 Rev P3 - Proposed Ground Floor Plan

Drawing No: 02-11 Rev P3 - Landscaping Plan

Drawing No: 05-11 Rev P3 - Proposed Elevations

Relevant Planning History 
201268/FUL - Demolition of existing house and construction of a block of 4 x 1 bed and 2 x 2 bed flats.  Application closed 17/03/2021.  
This application was the subject of amended plans following concerns raised by officers which reduced the number of units to 4 which included a 3 bedroom flat.  However, the amendments did not go far enough to overcome the concerns raised by officers in terms of design and appearance at the rear and the roof form, impact on neighbouring properties, particularly No.124 and using land from 124 Tilehurst Road for the proposed driveway.  There was no further correspondence from the agent following officer comments on 12th January 2021 and the application was closed on 17th March 2021. 
Elevations as originally proposed with 201268/FUL:
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Elevations as amended under 201268/FUL:
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Planning History for 124 Tilehurst Road

124 Tilehurst Road was granted planning permission for the “conversion of dwelling to 3 x 2 bedroom flats, 1 x 1 bedroom flat and extension to side/rear” (application ref: 07/00538/FUL or 070666).  Three parking spaces to the front of the property were approved with bin storage to the side and a cycle store to the rear.  The approved plans show the bay window to the side, adjacent to 126 Tilehurst Road, and a window at lower ground are to bedrooms (shown on the plan below).
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Photo of the bay and lower ground floor windows at 124 Tilehurst Road

Response to Consultations
Development Control Transport
Tilehurst Road is a classified road and is a main transport corridor.  The site is located within Zone 2, the primary core area but on the periphery of the central core area which lies at the heart of Reading Borough, consisting primarily of retail and commercial office developments with good transport hubs.  

This development consists of the demolition of the existing 4 bedroom house and the construction of a block of 4 units consisting of:

· 2 x 1 Bed Units

· 1 x 2 Bed Unit

· 1 x 3 Bed Unit

Submitted existing Block Plan would suggest that No.124 is also in the ownership of the applicant as illustrated with the blue outline. 

PARKING
The Councils current adopted Parking Standards and Design SPD states that the parking standard for 1 and 2 bedroom flats is 1 parking space for each and 1.5 for a 3 bedroom unit; therefore the total provision for the development would be 5 parking spaces (Rounded up from 4.5).

The application form states that 5 parking spaces are to be provided at basement level.  Dimensions of the parking spaces conform to the Councils current standards; however there is another parking space located at the front of the site identified as 124.  Information is required as to the ownership of this space.

The gradient to the basement car park must also be confirmed and this must also comply with Inclusive Mobility as there is no other way for pedestrians to access the car park. Confirmation required. 

The headroom into the car park must also be specified and this must be no less than 2.1m.  Confirmation required.

ACCESS
The pedestrian ramp to the flats must be in accordance with DfT document Inclusive Mobility and clarification on the gradients must be confirmed on revised plans. 

To be able to facilitate vehicles entering and exiting the site the access would need to be 4.1m wide. The submitted application confirms that adjustments to the existing dropped crossing are proposed and it would appear that the access is to be widened by including some of the land of No.124, however clearer plans are required illustrating the extent of the access and the location of lamp columns located on the property boundary and confirmation that No.124 is in the ownership of the applicant.  All costs related to the relocation of a lamp column would be fully met by the applicant.  Any works on the Public Highway which includes alterations to existing accesses would require a license from the Highways Department.

The Councils residential parking permit scheme operates in the area; therefore, if this application is approved there should be an assumption that any future occupants of the proposed flats will not be issued with resident or visitor parking permits which should be covered by condition and an informative applied.  This will ensure that the development does not harm the existing amenities of the neighbouring residential properties by adding to the already high level of on-street car parking in the area.

In accordance with the Council’s Parking Standards and Design SPD, each 1 and 2 bedroom unit should be provided with 0.5 cycle spaces and 1 for the 3 bedroom, therefore a minimum of 3 storage spaces should be provided with secure, covered storage units, utilizing Sheffield type stands.  Submitted plans illustrate a cycle store located at basement level, however the size of the proposed storage unit would not facilitate the proposed 6 stands as there should be a minimum of 1m between each stand and a minimum of 500mm from the wall. 

                              Typical Cycle Layout
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Bin storage has been illustrated at the front of the site which is in keeping with other properties on the street, however the Waste Management team should be contacted to ensure the correct capacity and type of bins are provided. 

Given the location of the site, a Construction Management Statement would be required if the application was approved.

In order to fully determine this application, all of the above points will require addressing and revised plans. 

Natural Environment Trees
This site was subject to a similar (if not the same) proposal (app ref. 201268) on which occasion Natural Environment comments deemed the landscape and tree retention plans agreeable, but requested amendments to a number of details, including tree species choice. It also pointed the importance of tree retention and planting as this site is within the Air Quality Management Area and Tilehurst Road is a designated treed corridor (as defined by our Tree Strategy).

As the proposal is similar, I will reiterate the comments from the previous application (with amendments where necessary):

“There is currently very little soft landscaping at the front of the site and the applicant is proposing six additional new trees on site, of which three to the front of the property which is welcomed. However, we may need to tweak the proposed tree species - Beech is not ideal for the narrow bed at the front of the property and the existing Smoke Bush (Cotinus coggygria) is a poor specimen shrub and unlikely to survive the building works intact. We will also need to agree more information on the landscape / planting spec, but I am happy that this could be done as a condition of planning consent. The applicant is advised that although the inclusion of native species is welcomed, it is not essential in this urban location and I would be happy to see non-native trees and hedges if they are more suited to the growing conditions of the site. Due to the limited soft landscaping on site an engineered tree planting trench for the soft landscaping at the front of the property is likely to be required.”

I also note that 4 trees or shrubs are retained in the rear garden but no tree protection measures are provisioned during the construction phase. The details for basic tree protection can be secured via amended condition L7 below.

If you intend to grant planning permission, please attach landscaping condition L2 to you’re the consent.

L7
ARBORICULTURAL METHOD STATEMENT (TO BE SUBMITTED)

No development shall commence on site (including demolition or preparatory works) until a Tree Protection Plan in accordance with the relevant recommendations of appropriate British Standards or other recognised Codes of Good Practice for all existing trees that are not shown as being removed on the approved drawings, both within and adjacent to the site, has been submitted to and been approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved Arboricultural Method Statement and Tree Protection Plan. 

Reason: In order to ensure that appropriate protection is given to trees of amenity value within and adjacent to the site in accordance with Policy EN14 of the Reading Borough Local Plan 2019.

Ecology

The application site comprises a detached two-storey house which will be demolished and replaced by a block of four flats. 

The Preliminary Bat Roost Assessment (AE Ecology, July 2020) has been undertaken to an appropriate standard and concludes that the risk of bats being affected by the proposals is minimal. There are therefore no objections to this application on ecology ground’s. 

Furthermore the landscaping scheme includes new native planting and as such there is no need to include a condition requiring the submission of a landscaping scheme. 

However, in accordance with paragraph 180 of the NPPF, which states that “opportunities to incorporate biodiversity in and around developments should be encouraged” a condition should be set to ensure that enhancements for wildlife are provided within the new development (this should include at least six universal nest bricks see - https://www.swift-conservation.org/universal_swift_nest_brick02.pdf). Wording is given below. 

Condition: Prior to the commencement of works, details of biodiversity enhancements, to include a minimum of six universal nest bricks built into the new buildings and native and wildlife friendly landscaping (including gaps at the bases of fences to allow hedgehogs to traverse through the gardens), shall be submitted to and approved in writing by the council. The biodiversity enhancements shall thereafter be installed as approved and prior to occupation of the development a letter report from a suitably qualified ecologist with photos of the bricks in situ shall be submitted to and approved in writing by the council. 

Reason: To incorporate biodiversity in and around developments in accordance with paragraph 179 and 180 of the NPPF 

Environmental Health 

Standing advice states that the application should have provided a noise assessment, an air quality mitigation scheme, along with a statement detailing how noise and dust will be effectively managed during demolition (if relevant) and construction and who will be responsible for this.  Had the application been acceptable conditions would include 1) Noise Assessment, 2) Air Quality Mitigation, 3) The control of noise and dust, 5) Construction and demolition, 6) Hours of work and 7) No bonfires along with an informative on noise between residential properties – sound insulation. 

Public Consultations 
Properties at 124 (flats 1-4) and 128 Tilehurst Road and 59 Gloucester Road were consulted.  No comments have been received.
Summary of discussions with applicant/agent

The agent was advised in an email dated 9th February 2022 that the proposal was not considered acceptable due to concerns with design and appearance, impact on neighbouring properties, obscure windows to habitable rooms, unacceptable amenity for future occupiers of the second floor flat, stacking and failure to demonstrate an acceptable affordable housing contribution.  The agent requested an extension of time to the 7th April 2022 and confirmed on the 7th April 2022 that the application be refused on the amended plans.  No response from the agent has been received with regards to an extension of time to refuse the application.
Relevant Planning Policy and Guidance
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 Planning Policy Framework (July 2021)
National Planning Practice Guidance 

Reading Borough Local Plan (Nov 2019)

CC1 (Presumption in Favour of Sustainable Development)

CC2 (Sustainable Design and Construction)

CC3 (Adaptation to Climate Change) 

CC5 (Waste Minimisation and Storage)

CC6 (Accessibility and the Intensity of Development)

CC7 (Design and the Public Realm)

CC8 (Safeguarding Amenity)

EN14 (Trees, Hedges and Woodland)

EN15 (Air Quality)

EN16 (Pollution and Water Resources)

H1 (Provision of Housing)

H2 (Location, Accessibility, Density and Housing Mix)

H3 (Affordable Housing)

H5 (Standards for New Housing) 

H7 (Protecting the Existing Housing Stock)

H10 (Private and Communal Outdoor Space)

TR3 (Access, Traffic and Highway-Related Matters)

TR5 (Car and Cycle Parking and Electric Vehicle Charging) 

Supplementary planning documents/guidance

Sustainable Design & Construction SPD (Dec 2019) 

Revised Parking Standards and Design SPD (Oct 2011) 

Planning Obligations under Section 106 (2015) 

Affordable Housing SPD (March 2021)

Tree Strategy (March 2021)
APPRAISAL

Main Issues

· Principle of the development

· Housing Mix

· Design and appearance and impact on the character and appearance of the surrounding area

· Living conditions of future residents and neighbouring properties

· Amenity of proposed dwelling 

· Transport issues

· Landscaping 

· Sustainability 

· Affordable Housing

· CIL

· Other matters

Principle of the development 

Policy H7 (Protecting the Existing Housing Stock) seeks to protect existing housing stock as there is a substantial need for additional housing in Reading.  Although the proposal would mean the loss of a large family dwellinghouse it would provide an additional 4 units.  The principle of residential development is therefore considered acceptable subject to meeting the relevant planning policies and other material considerations below.  The proposal is also in line with Policy H1 (Provision of Housing) as it will contribute to the housing need in Reading and will provide two units capable of accommodating families as required in Policy H2 (Density and Mix) where paragraph 4.4.9 states “homes with two or more bedrooms, capable of accommodating families, represent the majority of the need”.  

Housing Mix 

Policy H2 states that wherever possible, residential development should contribute towards meeting the needs for the mix of housing set out in figure 4.6, in particular for family homes of three or more bedrooms.  Paragraph 4.4.9 does state however that “homes with two or more bedrooms, capable of accommodating families, represent the majority of the need”.  

The scheme comprises 4 flats:

2 x 1 bedroom / 2 person  

1 x 2 bedroom / 3 person
1 x 3 bedroom / 6 person houses 

The proposed mix provides two units which are two bedrooms or more and the mix is therefore acceptable in this instance.

Design and appearance and impact on the character and appearance of the surrounding area
Policy CC7 states that “all development must be of high design quality that maintains and enhances the character and appearance of the area”.

Policy H2 of the Reading Borough Local Plans states that residential development will be informed by:

· The character and mix of uses of the area in which it is located;
· Its current and future level of accessibility by walking, cycling and public transport;

· The need to achieve high quality design;

· The need to maximise the efficiency of land use; and

· The need to minimise environmental impacts, including detrimental impacts on the amenities of adjoining occupiers.

126 Tilehurst Road is an attractive two storey detached property and a Non-Designated Heritage Asset and it is unfortunate that the property is proposed to be demolished rather than refurbished and extended as it responds positively to the street scene.  However, it is acknowledged that consideration has been given to the front elevation of the proposed building in terms of retaining some of the existing architectural features of the existing property and those on neighbouring properties which is positive.  
However, the proposed building seeks to mimic the large semi-detached properties at 122 and 124 Tilehurst Road but the plot at 126 Tilehurst Road is significantly narrower.  The amended plans submitted reduced the scale and bulk of the proposal at the rear but the front gables on the proposed building are smaller than those of No.122 and 124 and although this, along with a large section of flat roof, gives the height needed for the second floor unit, it creates an overly bulky and dominant roof form which is considered unacceptable in terms of design and appearance and its impact on the character and appearance of the surrounding area.  The proposal is therefore contrary to Policies CC7 (Design and the Public Realm) and H2 (Density and Mix) of the Reading Borough Local Plan (2019).

Living conditions of future residents and neighbouring properties

Policy CC8 (Safeguarding Amenity) of the Reading Borough Local Plan states that development will not cause a detrimental impact on the living environment of existing residential properties or unacceptable living conditions for new residential properties, in terms of:

· Privacy and overlooking;

· Access to sunlight and daylight;

· Visual dominance and overbearing effects of a development;

· Harm to outlook;

· Noise and disturbance;

· Artificial lighting;

· Vibration;

· Dust and fumes;

· Smell;

· Crime and safety; or

· Wind

Impact on neighbouring properties 

The application site includes land belonging to 124 Tilehurst Road and as noted above this property by way of planning permission 070666 required 3 parking spaces, bin and cycle storage to be provided.  Although this property is also within the applicant’s ownership the proposal displaces one car parking space at the front and bin storage to the side.  The previously approved plans show cycle storage at the rear which at present can be accessed from the driveway for 124 Tilehurst Road.  It has not been clarified where the bin or cycle storage for 124 Tilehurst Road will be repositioned but from the plans submitted the occupants of 124 Tilehurst Road will need to walk down the shared driveway and down proposed communal stairs to access the rear garden and presumably the cycle store if one is provided.  One car parking space for 124 Tilehurst Road is proposed to the undercroft parking in order to retain the three parking spaces required.

In order for the proposed driveway to meet the width required it needs to be extended towards the side of 124 Tilehurst Road.  As shown above there are side windows to bedrooms at this property which are at lower ground and ground floor level.  The submitted plans show the bay window to this neighbouring property would be obscure glazed (the lower ground floor window has not been acknowledged on the plans submitted) and planting directly to the front of these windows proposed.  The proposed driveway would be approximately 0.5m from the bay window of this neighbouring property.  The side windows to 124 Tilehurst Road are habitable rooms and to obscure glaze windows in a neighbouring property in an attempt to overcome loss of privacy concerns on a neighbouring scheme is unacceptable.  Officers are also concerned that the proximity of the proposed driveway within 0.5m of 124 Tilehurst Road is unneighbourly and would cause unnecessary noise and disturbance due to the intensification of the use of the access for residents of this neighbouring property.
There are existing side windows to the neighbouring property at 128 Tilehurst Road however the proposed development does not extend any closer than the existing property and does not extend any further back.  No first or second floor windows are proposed to the side elevation of this neighbouring property although two ground floor windows are proposed to the kitchen of Unit 1, which from the submitted plans would face onto the garage of this neighbouring property.  However, steps from the proposed ground floor flat are proposed within close proximity to the side boundary with this neighbouring property and due to the levels on site it is considered that this will cause issues of overlooking and loss of privacy to the rear garden of this neighbouring property.
The proposed development is therefore contrary to Policy CC8 in terms of loss of privacy and overlooking, harm to outlook, noise and disturbance and dust and fumes and is therefore considered to cause a detrimental impact on the living environment of neighbouring properties. 
Impact on future residents of the proposed flats
The proposed flats all meet the nationally-described space standards in terms of flat sizes which complies with Policy H5 of the Reading Borough Local Plan.  However, Unit 2 on the ground floor and Unit 3 on the first floor have protruding bedroom windows to the side elevation facing 124 Tilehurst Road and the proposed side elevation drawing refers to these windows as being obscure glazed.  It is assumed, as no clarification has been received, that this is to protect the privacy of both future residents and the residents of the existing neighbouring property from loss of privacy and overlooking.  Officers consider this an unacceptable arrangement for a new build development and where windows are to habitable rooms. 
Unit 4 within the roof space exceeds the NDSS for a 1 bedroom / 2 person flat and due to the roof design there is acceptable head height.  However, this unit will only benefit from one small rear dormer window to the living room.  Rooflights are proposed to other rooms however this is not considered acceptable in terms of access to daylight and sunlight and outlook for future occupiers of this unit would be poor.  Officers would expect that new development to provide a higher quality standard of living accommodation.
Stacking at ground and first floor is generally acceptable but the first floor has bedrooms at the rear and living space at the front whereas the second floor has the kitchen and living room at the rear and the bedroom at the front.  Any noise and disturbance from the inappropriate stacking could potentially be mitigated through Building Regulations however a change in the layout could also have been submitted which would have been preferable however this matter was not addressed when concerns were raised by officers. 

Crime and Safety

Unit 2 on the ground floor is a 2 bedroom flat and Unit 3 located on the first floor is a 3 bedroom flat and both are capable of being accommodated by a family.  The submitted plans show access to the rear garden will need to be from the main front entrance and along the shared driveway or through the undercroft car park and along the driveway.  In terms of safety this arrangement is of concern.  The intensification of the use of the site and the lack of a separate footpath to the rear garden will mean children would have to navigate the shared driveway.        
The amended plans have also introduced direct access from the car park into the building.  The submitted plans suggest the entrance to the undercroft parking area is open.  There is a separate door to the buggy and cycle store where stairs are proposed and this leads up to the ground floor and directly next to the front door of Unit 1.  This matter was raised with the applicant’s agent to clarify if any measures were proposed to ensure the basement parking/access to the building from basement level would be secure to ensure the safety of the residents using it.  No comments have been received.
Taking all of the above into consideration the proposed development is considered contrary to Policy CC8 in terms of harm to outlook, access to daylight and sunlight, noise and disturbance and crime and safety and is therefore considered to cause unacceptable living conditions for residents of the new residential properties. 
Outdoor Amenity Space 
Policy H10 (Private and Communal Outdoor Space) sets out that ‘Dwellings will be provided with functional private or communal open space…  Houses will be provided with private outdoor space whereas flats may be provided with communal outdoor space, balconies and/ or roof gardens.’  

Paragraph 4.4.87 of Policy H10 sets out that a house should be provided with useable private outdoor space no less than the gross floor area of the dwelling to which it relates (measured externally and including garage space). 

The existing property has a large rear garden which, due to levels on the site, slopes down towards Gloucester Road at the rear.  The proposal includes a landscaping scheme and will provide an acceptable level of outdoor amenity space which complies with policy H10 (Private and Communal Outdoor Space) of the Reading Borough Local Plan.

Transport issues
Amended plans have been submitted to address the points raised by Development Control Transport.  5 parking spaces are required and 4 spaces are proposed for 126 Tilehurst Road in the undercroft parking area with one disabled parking space to the front of the property.  One additional parking space for a displaced parking space for 124 Tilehurst Road is also proposed in the undercroft parking space.  Although this is an unusual arrangement the 3 parking spaces for 124 Tilehurst Road are retained.

However, the disabled space at the front needs to have 1.2m clearance or a footway to the side and to the rear of the space and it has not been demonstrated whether the side clearance can be achieved.  

The amended plans also introduced direct access from the undercroft parking area into the main building from the cycle store.  The location of the door and stairs directly at the entrance of the cycle store makes navigating into and out of the storage area with a cycle difficult.  Also, vertical cycle racks are proposed and these are not acceptable as they can damage cycles.  The Council’s Transport section will only accept Sheffield stands.
Transport advised the width of the access should be 4.1m to facilitate vehicles entering and exiting the site however a width of 3.5m can only be achieved.  The agent has advised that traffic lights at the top and bottom of the access, with priority for vehicles entering from the street are proposed.  No details of how this would work have been provided and there are concerns that as Tilehurst Road is a classified road and in combination with the proximity of the parking for 124 Tilehurst Road and the manoeuvres required for entering and exiting the disabled parking space this could adversely affect road safety and the flow of traffic and is in conflict with Policy TR3 and TR5 of the Reading Borough Local Plan.  
Bin storage has been illustrated at the front of the site which is in keeping with other properties on the street, however no details of bin storage has been provided.  Had the application been acceptable in all other regards this matter could have been dealt with by way of a condition.

Landscaping 

Six additional new trees are proposed and the rear garden re-landscaped.  Natural Environment Tree officers have raised no objection subject to conditions to ensure the species of trees are selected are appropriate along with tree protection measures for existing trees that are to remain.

Sustainability
In line with Policies CC2, CC3 and H5 proposals for new housing will be acceptable where the design of buildings and site layouts use energy, water, minerals, materials and other natural resources appropriately, efficiently and with care and take account of the effects of climate change.  No details have been submitted with the application however had the proposal been acceptable this could have been dealt with by way of planning conditions.

Section 106 Agreement

A financial contribution is required under the Council’s Planning Policies towards affordable housing.  The agent has not confirmed whether the applicant will be willing to address this issue however as the application is recommended for refusal this is a further reason for refusal.

CIL

Had the proposal been acceptable it would have been liable to the Community Infrastructure Levy regime that is applicable to all decisions for planning applications made from the 01/04/2015. The details are available on the Council’s website: 

Community Infrastructure Levy - Reading Borough Council
Other Matters 

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.

Conclusion

The proposal by way of its overly bulky and dominant roof form is considered out of character with neighbouring properties and fails to make a positive contribution to the character and appearance of the site and surrounding area.  The proposal is also considered to have a detrimental impact on the living environment of neighbouring properties and provide unacceptable living conditions for the new residential properties and for the reasons given above the proposed development is contrary to the identified planning policies and guidance.

RECOMMENDATION

Refuse
Reasons
1. Overly bulky and dominant roof form
2. Impact on neighbours

3. Unacceptable living conditions for future residents
4. Affordable housing 

5. Parking and road safety

Informatives

1. Refused Plans

2. Positive and proactive
3. Affordable Housing 
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