
 

 

DELEGATED APPLICATION REPORT 
 
Ward: Mapledurham 
App Ref: 211136/FUL 
Address: Norbrook House (Formerly Hilgay), Upper Warren Avenue, Caversham, Reading, RG4 
7EB 
Proposals: Replacement dwelling 
Case Officer: Mr David Brett 
Applicant: Mr & Mrs Norton 
Date received: 07/07/2021 
Valid from: 09/07/2021 
Target Decision date: 05/11/2021, extension of time agreed on decision from 03/09/2021 
 

1. INTRODUCTION 
 
The proposal site a detached dwelling located on Upper Warren Avenue. The surrounding area is 
considered predominantly residential with a mix of large two storey detached dwellings with 
generously sized plots. The existing dwelling house at Norbrook House is set back from the 
highway, with a large driveway. Several single storey extensions and ancillary buildings are 
located within the proposal site. 
 

  
Fig 1. Existing front elevation. Site photo taken 

on 02/09/2021. 
Fig 2. Existing rear elevation. Site photo taken 

on 02/09/2021. 
 
A site visit was performed on 02/09/2021. 
 

2. PROPOSAL AND SUPPORTING INFORMATION 
 
The proposed development seeks the demolition of the existing two storey detached dwelling 
and ancillary buildings, to allow for the erection of a new two storey replacement dwelling. A 
swimming pool and BBQ area is also proposed to the rear garden. 
 
Plans considered: 

- Planning Design & Access Statement – 3724 
- Ground Floor Plan As Existing – 3724/101 Rev A 
- Upper Floor Plans As Existing – 3724/102 Rev A 
- Elevations 1 of 2 As Existing – 3724/103 Rev A 
- Elevations 2 of 2 As Existing – 3724/104 Rev A 
- Block and Location Plan – 3724/200 
- Ground Floor Plan – 3724/201 Rev C 
- First Floor Plan – 3724/202 Rev C 
- Second Floor Plan – 3724/203 Rev C 



 

 

- Elevations 1 of 2 – 3724/204 Rev C 
- Elevations 2 of 2 – 3724/205 Rev C 
- Site Plan – 3724/206 Rev C 
- Bat Emergence and Re-Entry Survey – R2807/a 

Received on 07/07/2021 
 

- Ground Floor Plan As Existing – 3724/101 Rev A 
- Upper Floor Plans As Existing – 3724/102 Rev A 
- Existing Street Scene – 3724/105 Rev A 
- Block and Location Plan – 3724/200 Rev A 
- Ground Floor Plan – 3724/201 Rev D 
- First Floor Plan – 3724/202 Rev D 
- Second Floor Plan – 3724/203 Rev D 
- Elevations 1 of 2 – 3724/204 Rev D 
- Elevations 2 of 2 – 3724/205 Rev D 
- Site Plan – 3724/206 Rev C 
- 3D Views – 3724/207 Rev B 
- Street Scene – 3724/209 
- BBQ Area – 3724/210 

Received on 27/08/2021 
 

- Proposed First Floor Plan – 3724/202 Rev E 
- BBQ Area and Bin Store Elevations – 3724/210 Rev A 

Received on 02/09/2021 
 

- Site Plan – 3724/206 Rev D 
- Tree Retention and Protection Plan – 185585/TRPP/PR 
- Tree Development Report – 185585/PRO 
- Tree Survey – Norbrook House 
- Tree Constraints Plan - 185585/TCP/PR 

Received on 04/10/2021 
 

- Site Plan – 3724/206 Rev E 
- Tree Retention and Protection Plan – 185585/TRPP/PR Revision 1 
- Tree Development Report – 185585/PRO 
- Planning Design & Access Statement – 3724 

Received on 04/10/2021 
 

3. RELEVANT PLANNING HISTORY  
 
None 
 

4. CONSULTATIONS 
 

4.1 The following addresses were consulted by letter. 
 
Cramond, Upper Warren Avenue, Reading, RG4 7EB – No response received. 
North Gate, River Road, Reading, RG4 7EH – No response received. 
Summerfield, River Road, Reading, RG4 7EH – No response received. 
Belstone, Upper Warren Avenue, Reading, RG4 7EB – No response received. 
 
A site notice was erected on Monday 26th July 2021 for a period of 21 days, expiring on Monday 
16th August 2021. 
 
No responses have been received. 
 
Reading Borough Council, Transport – Response received on 03/08/2021. 



 

 

- It is recommended that the internal dimensions for a double garage are 7000mm long x 
5500mm wide to allow easy access to/from each vehicle and sufficient storage to the 
rear, however as additional parking is achievable on the drive the dimensions of the 
garage are deemed acceptable. The existing access is to be retained with no alterations 
proposed. 

- Electric Vehicle charging points have been illustrated on the submitted proposed ground 
floor plan which conforms to the Council’s Local Transport Plan 3 Strategy 2011 – 2026 
which was adopted in November 2019 and included a requirement at Policy TR5 for each 
new house to be provided with an electric charging point to encourage and enable low 
carbon or low energy travel choices. 

- In accordance with the Councils current standards a minimum of 2 cycle paces would be 
required, for a development of this nature a secure garden shed can be considered.  
Submitted plans do not identify a cycle storage area, however I am happy to deal with 
this by way of condition.  

- A bin store has been illustrated in the proposed ground floor plan at the front of the site 
and the Design and Access Statement confirms that bins will continue to be presented 
and collected as with the existing arrangement. 

- A construction management statement will be required or this development. 
- There are no Transport objections to this application subject to conditions. 

 
Reading Borough Council, Ecology – Updated response received on 23/08/2021. 

- The Bat Emergence and Re entry survey report (John Wenman Ecological Consultancy, 
June 2021) has been carried out to an appropriate standard and concludes that the 
building hosts a common pipistrelle bat roost. As such a Natural England bat mitigation 
licence will need to be obtained before demolition commences and a condition should be 
set to ensure that this is obtained. 

 
Reading Borough Council, Natural Environment – Response received on 07/09/2021. 

- This proposal fails to take into considerations implications with regards to trees and 
green cover and does not demonstrate lack of harm to retained trees during 
development, including an important street tree. It is also lacking a landscape scheme 
showing the development in relation to retained and proposed vegetation, therefore the 
application is not supported. I can revisit this assessment if proper arb documentation 
(tree survey, arb impact assessment and, where necessary, tree protection plan) is 
submitted and landscape principles are demonstrated (landscape scheme). 

 
Reading Borough Council, Natural Environment – Updated response received on 07/10/2021. 

- There is potential to blend in the design of the new dwelling with the introduction of 
quality new planting – there is space for specimen trees on the frontage at least. 
However, these must be demonstrated in principle before the application can be 
supported in terms of trees and landscaping. In conclusion, the AIA should be updated to 
address the inaccuracies and omissions and further consideration of landscaping should 
be given. 

 
Reading Borough Council, Natural Environment – Updated response received on 05/08/2021. 

- In conclusion, the amended documents demonstrate in principle that the proposed 
development can be implemented without harming the retained trees and that 
appropriate replacement planting is provisioned. Please secure details of tree protection 
measures (AMS) and landscaping (planting schedule, etc.) via condition. 

 
A site notice was displayed from Monday 26th July 2021, expiring on Monday 16th August 2021. No 
further responses have been received. 
 

5. 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. 
 

6. 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 Plan (Adopted November 2019) 
CC1 Presumption in Favour of Sustainable Development 
CC2 Sustainable Design and Construction 
CC3 Adaption to Climate Change 
CC5 Waste Minimisation and Storage 
CC6 Accessibility and the Intensity of Development 
CC7 Design and the Public Realm 
CC8 Safeguarding Amenity 
H3 Affordable Housing 
H5 Standards for New Housing 
H10 Private and Communal Outdoor Space 
EN12 Biodiversity and the Green Network 
EN14 Trees, Hedges and Woodland 
EN15 Air Quality 
TR3 Access, Traffic and Highway-Related Matters 
TR5 Car and Cycle Parking and Electric Vehicle Charging 
 
SPG/SPD 
Design Guide to House Extensions SPD (Adopted March 2021) 
Revised Parking Standards and Design SPD (2011) 
Sustainable Design and Construction SPD (2019) 
 

7. APPRAISAL 
 

7.1 Principle of Development 
 
The existing two storey detached dwelling to be demolished is not considered to be of any 
particular architectural merit. The dwelling house is not listed, nor is the proposal site within a 
Conservation Area. Therefore, the principle of demolishing the existing property is accepted.  
 

7.2 Design 
 
The numerous ancillary buildings on site are not considered to be of any architectural merit, the 
principle of the demolition of these buildings is considered acceptable.  
 
The replacement dwelling consists of a mock Georgian structure and is acknowledged to be a 
significant departure in terms of appearance when compared to the existing dwelling, which is a 
five bedroom 2.5 storey dwelling consisting of yellow facing brickwork, and yellow clay roof 
tiles. 
 
The replacement dwelling represents an increase in internal floorspace, however, the increase 
in footprint is not considered to be as significant or harmful. The materials proposed have been 



 

 

specified on the application form. These consist of white render exterior walls, Welsh slate roof 
tiles, windows consisting of a mix of painted timber and powder coated aluminium, and timber 
doors 
 
The surrounding area along Upper Warren Avenue, River Road and Chazey Road consists of large 
dwellings upon generously sized plots. The surrounding area consists of a mix of large dwellings, 
with no common character amongst the main houses. The size and scale of the 2.5 storey 
proposed replacement dwelling is considered characteristic of the surrounding area and not an 
intrusive addition to the street scene. It is acknowledged that the roof line of the replacement 
dwelling would be slightly higher than that of the existing dwelling, however, the increase in 
height is not considered harmful. 
 
Particularly in the context of nearby taller dwellings along River Road. It is acknowledged that 
the proposed double garage would be close to the front boundary of the proposal site, however, 
the principle of buildings this close to the front of the proposal site has already been established 
due to the existing buildings on site. The bin store proposed to the front of the site is considered 
very minor in size, scale and appearance and not harmful to the street scene. 
 
Overall, the proposed replacement dwelling is not considered to harm the character and 
appearance of the surrounding area. The character and appearance of other dwellings along 
Upper Warren Avenue and River Road is considered very mixed with varying designs and scales. 
In accordance with policy CC7 of the Reading Borough Local Plan, the replacement dwelling is 
considered to respond positively to respond positively to the local context and provide value to 
the public realm in the form of a visually attractive mock Georgian design.  
 
The materials as specified on the application are likely to contribute positively to the varying 
scales and appearances of the developments within the surrounding area. For the avoidance of 
doubt, however, and to ensure the quality of the build in practice, material details will be 
secured via condition. These details are required in the interests of visual amenity and ensuring 
the new development responds positively to the local context and character in accordance with 
Policy CC7 of the Reading Borough Local Plan 2019 
 

7.3 Standards for New Housing 
 
As this application seeks a replacement dwelling, policy H5 of the Reading Borough Local Plan is 
applicable. As per policy H5 (Standards for New Housing):  

- New build housing should be built to the following standards, unless it can be clearly 
demonstrated that this would render a development unviable: 

o (d). All other new build housing will achieve at a minimum a 19% improvement in 
the dwelling emission rate over the target emission rate, as defined in the 2013 
Building Regulations. 

 
It was therefore requested that a Sustainability Statement be submitted to support this 
application to satisfy the aims of policy H5. In this instance, the agent has agreed to a pre-
commencement condition requiring the submission of a SAP Assessment to be approved. This is 
to ensure that the development is carried out in accordance with sustainable building standards 
in accordance with policies CC2 and H5 of the Reading Borough Local Plan. It is considered that 
there is ample scope for this being secured, given the contemporary design, and for this being 
secured via condition, without specific information being submitted upfront in this specific 
instance. 
 
The proposed replacement dwelling also far exceeds the minimum gross internal floor areas and 
storage requirements as set out in policy H5 of the Reading Borough Local Plan. The gross 
internal floor space of the proposed replacement dwelling is 611m2, which is significantly above 
the minimum space requirement of 124m2 for a four bed, eight-person, two storey dwelling. The 
replacement dwelling will also provide adequate built in storage of greater than 3m2. Therefore, 
the proposed development is considered in accordance with policy H5 of the Reading Borough 
Local Plan. 



 

 

 
7.4 Safeguarding Amenity 

 
This proposal has been assessed against Reading Borough Local Plan policy CC8: Safeguarding 
Amenity, which states that proposals are acceptable where they will not cause a detrimental 
impact on the living environment of existing residential properties with regard to: 

• Privacy and overlooking 

• Access to sunlight and daylight 

• Visual dominance and overbearing effects of a development 

• Harm to outlook 
 
The replacement dwelling would be close to the side boundary to Cramond, the replacement 
dwelling would not result in a harmful loss of light or privacy to number Cramond. One side 
facing first floor window is proposed to the side facing elevation serving a hallway, it is 
considered appropriate to condition this window to be obscure glazed, as it could create 
opportunities for harmful overlooking to the front garden of Cramond, as well as to habitable 
rooms to the front of Cramond. The proposed development is not considered to have a 
significantly detrimental impact on the living conditions at Cramond, Upper Warren Avenue. 
 

 
Fig 4. From left to right: Cramond, Norbrook House (formerly Hilgay), Belstone) Site photo taken 

on 02/09/2021. 
 
With regards to the impact of the proposed development on Belstone; the principle of a building 
to the rear of Belstone has already been established by virtue of the existing dwelling at number 
Norbrook. Whilst the replacement dwelling is higher, with the proposed first floor side elevation 
close to Belstone than that of the existing first floor side elevation of the existing dwelling, the 
replacement dwelling is not considered to cause any greater level of harm to outlook than the 
existing relationship. It is considered that there is a sufficient separation distance between 
habitable rooms at Belstone and the proposed development. The principle of single storey 
development along the boundary to Belstone has already established, the single storey elements 
of the replacement dwelling considered sensitively designed as to not be overbearing or harm 
the outlook from Belstone.  The proposed development is not considered harmful to the living 
conditions to the residents of Belstone. 
 
The proposed swimming pool and BBQ area is not considered to give rise to any harmful levels of 
noise and disturbance which would not ordinarily be attributed to the use of a family home. 
 



 

 

It is considered necessary to restrict the insertion of new openings to the first-floor side 
elevations of replacement dwelling as any potential openings would look out towards the side 
the main house and the front garden at Cramond, as well as the rear and front gardens of 
Belstone. This is to safeguard the amenity of number Belstone and Cramond from overlooking 
and loss of privacy in accordance with Policy CC8 of the Reading Borough Local Plan 2019 
 
No other nearby occupier is considered to be significantly impinged by the proposed 
development in relation to any amenity consideration. For current and any future occupiers of 
the host building, the replacement dwelling is considered to improve the standard of 
accommodation at Norbrook. 
 
Overall, the proposed replacement dwelling is not considered to harm the living conditions to 
neighbouring properties or the surrounding area. Therefore, subject the to the conditions 
mentioned above, the proposed development is considered in accordance with policies CC7 and 
CC8 of the Reading Borough Local Plan. 
 

7.5 Private and Communal Outdoor Space 
 
This proposal has also been assessed against Reading Borough Local Plan policy H10: Private and 
Communal Outdoor Space, which states that: 

• Usable outdoor space for houses should be no less than the gross floor area of the 
dwelling. To which it relates. 

 
It is considered that the proposed replacement dwelling will not represent an unacceptable loss 
in private outdoor space. The replacement dwelling will continue to allow for a generous amount 
of private outdoor space in the rear and front garden. 
 

7.6 Trees 
 
The tree survey submitted for this application states that there are 13 arboricultural features 
within or adjacent to the site. These consist of 12 individual trees and 1 group of trees. 
 
Due to the size and scale of the proposed development, further details with regards to 
landscaping are to be secured via condition. This is in the interest of ensuring that the 
landscaping of the development enhances the visual local environment. It has been raised by 
Natural Environment that appropriate details of replacement planting have not been submitted 
within this application. It is not considered appropriate to form a reason for refusal for this 
development based on the lack of appropriate landscaping proposed, therefore, it is considered 
necessary to secure the required landscaping details via condition in accordance with policies 
CC7 and EN14 of the Reading Borough Local Plan. The planning condition has been adjusted to 
be representative of the scale and nature of the development proposed. 
 
As per the comments from Natural Environment the amended documents demonstrate, in 
principle, that the proposed development can be implemented without harming the retained 
trees and that appropriate replacement planting is provisioned. Further details of tree planting 
are to be secured via condition; detailing species, sizes, and a planting schedule. 
 
The agent has agreed to pre-commencement conditions related to securing the submission of an 
Arboricultural Method Statement and a Landscaping Plan that suitably addresses officer 
concerns. These pre-commencement conditions have been agreed in accordance with Section 
100ZA (5) of The Town and Country Planning Act 1990. As further information is being sought to 
address Natural Environment concerns via condition, the proposed development is considered in 
accordance with policy EN14 of the Reading Borough Local Plan. 
 

7.7 Ecology 
 
The Bat Emergence and Re-entry survey has been carried out to an appropriate standard and 
concludes that the building hosts a common pipistrelle bat roost. As such a Natural England bat 



 

 

mitigation licence will need to be obtained before demolition commences and a condition should 
be set to ensure that this is obtained. 
 
Therefore, subject to condition, the application is supported by Ecology and is considered in 
accordance with policy EN12 of the Reading Borough Local Plan. 
 

7.8 Transport 
 
The proposed development is considered to satisfy the on-site parking requirements as outlined 
within the Revised Parking Standards and Design SPD (2011). A condition has been recommended 
to secure the onsite vehicle parking spaces as specified on the plans. The double garage 
proposed would also provide ample parking for both motor vehicles and bicycles. Due to the 
sizes of the garages proposed, it is not considered necessary to include a condition requiring 
cycle parking to be approved as recommended by the Transport Team. 
 
Another condition was also recommended to secure details of an electric vehicle charging 
scheme, which in this instance is not considered reasonable or necessary as this condition is only 
applicable to new dwellings. Whereas this application is for the 1:1 replacement of an existing 
dwelling, not a new dwelling. Therefore, the proposed development is considered in accordance 
with policies TR3 and TR5 of the Reading Borough Local Plan. 
 
Transport have recommended that a Construction Method Statement be submitted prior to 
development commencing on site. This is to secure vital details in the interests of protecting the 
amenity of local land uses or neighbouring residents, the character of the area and highway 
safety in accordance with CC8 and TR3 of the Reading Borough Local Plan. This pre-
commencement condition has been agreed in accordance with Section 100ZA (5) of The Town 
and Country Planning Act 1990. 
 

7.9 Environmental Protection 
 
Due to the demolition works proposed, it is considered appropriate to apply the standing advice 
on such developments from Environmental Protection. This is regarding potential noise, dust and 
bonfires associated with the construction (and demolition) of the proposed development and 
possible adverse impact on nearby residents (and businesses). In order to protect occupiers and 
neighbours from unreasonable disturbance from works during construction and ensure the air 
quality; conditions have been recommended regarding hours of construction and demolition, as 
well as restricting the use of bonfires. This is considered reasonable and necessary in accordance 
with policy CC8 of the Reading Borough Local Plan. 
 

7.10 Affordable Housing 
 
As per Policy H3, the replacement of a single dwelling with another single dwelling is exempt 
from the requirement to provide affordable housing.  

 
7.11 CIL 

 
The proposal includes the addition of more than 100sqm of new floor space and so would be CIL 
liable. 
 

 Existing (m2) Proposed (m2) Difference (m2) 

Ground Floor 331 379 48+ 

First Floor 82 165 83+ 

Second Floor 49 67 18+ 

Total 462 611 149+ 

 
The standard informative is recommended to be included on the decision notice to advise the 
applicant of this separate process and requirement.  



 

 

 
7.12 Pre-commencement Conditions 

 
All pre-commencement conditions were agreed with the agent in accordance with Section 100ZA 
(5) of The Town and Country Planning Act 1990. 
 

8. CONCLUSION   
 

The proposed development has been assessed and the proposed works are considered to be in 
accordance with the above relevant policies and it is recommended planning permission be 
granted.  
 

9. RECOMMENDATION 

GRANT 

10. CONDITIONS 

 
TL1: Time Limit (Standard)  
The development hereby permitted shall begin no later than three years from the date of this 
planning permission. 
  
REASON: In pursuance of Section 91 of the Town and Country Planning Act 1990 (as amended by 
Section 51 of the Planning and Compulsory Purchase Act 2004) in order to prevent an 
accumulation of unimplemented planning permissions. 
 
AP1: Approved Plans  
 
The development hereby permitted shall ONLY be carried out in accordance with the following 
approved plans: 
 
Plans considered: 

- Bat Emergence and Re-Entry Survey – R2807/a 
Received on 07/07/2021 
 

- Block and Location Plan – 3724/200 Rev A 
- Ground Floor Plan – 3724/201 Rev D 
- Second Floor Plan – 3724/203 Rev D 
- Elevations 1 of 2 – 3724/204 Rev D 
- Elevations 2 of 2 – 3724/205 Rev D 
- Street Scene – 3724/209 

Received on 27/08/2021 
 

- Proposed First Floor Plan – 3724/202 Rev E 
- BBQ Area and Bin Store Elevations – 3724/210 Rev A 

Received on 02/09/2021 
 

- Tree Survey – Norbrook House 
- Tree Constraints Plan - 185585/TCP/PR 

Received on 04/10/2021 
 

- Site Plan – 3724/206 Rev E 
- Tree Retention and Protection Plan – 185585/TRPP/PR Revision 1 
- Tree Development Report – 185585/PRO 
- Planning Design & Access Statement – 3724 

Received on 04/10/2021 
 



 

 

REASON:  For the avoidance of doubt and to ensure that the development is carried out and 
adhered to in accordance with the application form and associated details hereby approved. 
 
M2: Materials (To Be Approved) 
No development shall commence beyond foundation level until a schedule of the materials to be 
used in the construction of the external surfaces of the development hereby permitted have 
been submitted to and approved in writing by the Local Planning Authority. The development 
shall be carried out and thereafter maintained in accordance with the details approved unless 
otherwise agreed in writing by the Local Planning Authority. 
 
REASON: These details are required due to insufficient information being contained within this 
submission and in the interests of visual amenity and ensuring the new development responds 
positively to the local context and character in accordance with Policy CC7 of the Reading 
Borough Local Plan 2019 
 
PD2: No New Openings 
Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) no 
windows/doors/dormers/openings, other than those shown on the approved plans shall at any 
time be placed in the first floor side elevation of the building hereby permitted without the 
grant of a separate planning permission from the Local Planning Authority. 
 
REASON: To safeguard the amenities of the adjoining premises from overlooking and loss of 
privacy in accordance with Policy CC8 of the Reading Borough Local Plan 2019. 
 
SU3: SAP Assessment Minor - Design Stage (To Be Approved) 
No development shall commence on site until written verification has been submitted to and 
approved in writing by the Local Planning Authority demonstrating that the dwellings hereby 
permitted have achieved a minimum of a 19% improvement in the dwelling emission rate over 
the target emission rate as defined in The Building Regulations for England Approved Document 
L1a: Conservation of Fuel and Power in New Dwellings (2013 edition), and  built to the higher 
water efficiency standard under Regulation 36(3). Such evidence shall be in the form of a ‘design 
stage’ Standard Assessment Procedure (SAP), produced by an accredited energy assessor. 
 
REASON: To ensure that the development is carried out in accordance with sustainable building 
standards in accordance with Policy CC2 and H5 of the Reading Borough Local Plan 2019. 
 
L7: Arboricultural Method Statement (To Be Submitted) 
No development shall commence on site (including demolition or preparatory works) until an 
Arboricultural Method Statement and 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. 
 
L2: Landscaping Large Scale (To Be Approved) 
No development shall commence on site until a comprehensive scheme of hard and soft 
landscaping has been submitted to and approved in writing by the Local Planning Authority. 
These details shall include: 

a) Soft landscaping details shall include planting plan, specification (including cultivation 
and other operations associated with plant and grass establishment), tree pit 
specifications, schedules of plants, noting species, planting sizes and proposed 
numbers/densities where appropriate, and implementation timetable; 



 

 

The approved hard and soft landscaping scheme shall be carried out in accordance with the 
approved details prior to the occupation of any part of the development or in accordance with a 
timetable approved in writing by the Local Planning Authority.  
Any trees or plants which, within a period of 5 years from the date of planting, die, are removed 
or become seriously damaged or diseased shall be replaced in the next planting season with 
others of similar size and species, to be agreed in writing by the Local Planning Authority. 
 
REASON: These details are required prior to commencement of development because of 
insufficient information contained within this submission and in the interest of ensuring that the 
landscaping of the development enhances the visual local environment and in accordance with 
Policy CC7 of the Reading Borough Local Plan 2019. 
 
C2: Construction Method Statement (To Be Submitted) 
No development shall commence on site, including any works of demolition, until a site specific 
Construction Method Statement has been submitted to and been approved in writing by the 
Local Planning Authority. The Statement shall provide for WHERE REQUIRED: 

a) Space on site where vehicles of site operatives and visitors can be parked with details of 
how site operatives and visitors will be required to make use of the parking area 
provided; 

b) Location on site for storage of plant and materials used in constructing the development; 
c) The erection and maintenance (including removal of any graffiti or fly posters) of security 

hoarding around the site; 
d) Identification of any footpath closures or road closures needed during construction; 
e) Required wheel washing facilities on site; 
f) A scheme for recycling waste resulting from the construction works. 
g) Measures for controlling the use of site lighting whether required for safe working or for 

security purposes; 
h) Required measures to control the emission of dust, dirt and other airborne pollutants 

during demolition and construction; 
i) Provisions to be made for the control of noise coming from the site during demolition and 

construction; 
j) Full details of pest control measures following any demolition required. Where necessary, 

capping of drains/sewers and baiting arrangements. 
The measures within the approved Statement shall be adhered to throughout the demolition and 
construction period unless otherwise agreed in writing by the Local Planning Authority. 
REASON: These details are required due to insufficient information being contained within this 
submission and in the interests of protecting the amenity of local land uses or neighbouring 
residents, the character of the area and highway safety in accordance with Policy CC8 and TR3 
of the Reading Borough Local Plan 2019. 
 
C1: Hours of Construction/Demolition 
No construction, demolition or associated deliveries shall take place outside the hours of 0800hrs 
to 1800hrs Mondays to Fridays, and 0800hrs to 1300hrs on Saturdays, and not at any time on 
Sundays and Bank or Statutory Holidays without prior written approval from the Local Planning 
Authority. 
 
REASON: In order to protect occupiers of nearby properties from unreasonable disturbance from 
works connected with implementing this permission in accordance with Policy CC8 of the 
Reading Borough Local Plan 2019. 
 
C4: No Bonfires 
No materials or green waste produced as a result of the clearance of the site, demolition works 
or construction works associated with the development hereby approved shall be burnt on site. 
 
REASON: In the interests of air quality, the amenity of neighbours, and to promote more 
sustainable approaches to waste management in accordance with Policy CC8 of the Reading 
Borough Local Plan 2019. 
 



 

 

DC1: Vehicle Parking (As Specified) 
The development hereby permitted shall not be occupied until all vehicle parking spaces have 
been provided in accordance with the plans hereby approved. The spaces shall be kept available 
for parking at all times thereafter.  
 
REASON: To ensure that the development is provided with adequate parking facilities to meet 
the needs of future occupiers and reduce the likelihood of roadside parking which could be a 
danger to other road users in accordance with Policy TR3 and TR5 of the Reading Local Plan 
2019. 
 
DC3: Vehicular Access (As Specified) 
No dwelling/building hereby permitted shall be occupied until the vehicle access serving it has 
been constructed in accordance with the plans hereby approved.  
 
REASON: In the interests of road safety in accordance with Policy TR1 and TR3 of the Reading 
Local Plan 2019. 
 
DC8: Refuse and Recycling (As Specified) 
Prior to first occupation of the development hereby approved, the refuse and recycling storage 
facility shall be implemented fully in accordance with those details shown on the approved plans 
and thereafter retained for use by occupiers of the dwelling/building at all times. 
REASON: In the interests of the visual amenity of the area and to ensure that bins can be easily 
accessed when required in accordance with Policy CC7 of the Reading Local Plan 2019. 
 
Bat Licence 
Demolition shall not commence until a licence for development works affecting bats has been 
obtained from the Statutory Nature Conservation Organisation (Natural England) and a copy of 
the licence (or an email from Natural England that the site has been registered under a bat 
mitigation class licence) has been submitted to the council. Thereafter mitigations measures 
detailed in the licence shall be maintained in accordance with the approved details. Should the 
applicant conclude that a licence for development works affecting bats is not required for all or 
part of the works the applicant is to submit a report to the council detailing the reasons for this 
assessment and this report is to be approved in writing by the council prior to commencement of 
works. 
Reason: The building hosts a bat roost which may be affected by the proposals. This condition 
will ensure that bats, a group of protected species and a material consideration in the planning 
process, are not adversely affected by the development in accordance with Policy EN12 of the 
Reading Borough Local Plan 2019. 
 

11. INFORMATIVES 

 
Standard Informatives 
 
IF2: Pre-commencement conditions 
In accordance with Article 35 (DMPO 2015) some conditions require approval from the Local 
Planning Authority before any development begins. This is because the details need to be 
designed or works implemented before any other works start on the site or are of a nature that 
it would be impractical to consider after work has started. 
 
IF3: Highways 
i) 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.  
ii) 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 note 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 from the Council’s website. 
 



 

 

I11: Community Infrastructure Levy (CIL)  
The Council introduced the Community Infrastructure Levy (CIL) on 1st April 2015.  CIL is a way 
of securing financial contributions towards infrastructure from new development, and partially 
replaces the Section 106 planning obligation regime. It is a set charge per sq m of floorspace for 
different uses, and, unlike Section 106, it is non-negotiable.  It applies to developments which 
result in at least one dwelling; where the space has not been in lawful use for 6 months within 
the last 3 years or 100 sq m of new floorspace. For this approved development the CIL status is 
chargeable. If chargeable you will be sent a CIL Liability Notice with the calculated amount 
soon. CIL becomes payable on commencement of the development or by instalments.  
 
For more information go to:  
http://www.reading.gov.uk/media/2791/Community-Infrastructure-Levy-Advice-to-
Applicants/pdf/CIL_Advice_to_Applicants.pdf 
 
I24: Do not damage the verge  
You are advised to avoid the use of the grass verges for development related activity, e.g. 
storage of materials, due to the resulting potential harm to important street trees. 

http://www.reading.gov.uk/media/2791/Community-Infrastructure-Levy-Advice-to-Applicants/pdf/CIL_Advice_to_Applicants.pdf
http://www.reading.gov.uk/media/2791/Community-Infrastructure-Levy-Advice-to-Applicants/pdf/CIL_Advice_to_Applicants.pdf

