
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Minster

App Ref: 181201/FUL
Address: 24 Southcote Road, Reading, RG30 2AB
Proposals: Demolition of single storey extensions to both the original villa (no.24) and adjoining annex. Construction of a part one and part two storey extension to the annex (no. 24A) and 3 no. single-storey extensions to the villa (no. 24). Provision of residential accommodation comprising an 8-bedroom house in multiple occupation (villa) [sui generis use], a 7-bedroom house in multiple occupation (annex) [sui generis use] and self-contained 1-bedroom flat in the existing lower ground floor of the villa[C3a use]. Amenity space, car parking, cycle parking. 
Case Officer: Steve Vigar
Applicant: Turner Estates
Date received (valid from): 16 July 2018

Target Decision date: 28 September 2018


1.
INTRODUCTION

The site comprises a complex of two Victorian buildings and their grounds which was used as bedsitting accommodation and flats over a number of years and is now in a dilapidated state and currently vacant.
The building was Locally Listed in 2018.

The neighbouring plots are occupied by modern blocks of flats. These plots include a number of TPO trees although none exist within the application site.

2.
PROPOSAL AND SUPPORTING INFORMATION

Demolition of single storey extensions to both the original villa (no.24) and adjoining annex. Construction of a part one and part two storey extension to the annex (no. 24A) and 3 no. single-storey extensions to the villa (no. 24). Provision of residential accommodation comprising an 8-bedroom house in multiple occupation (villa) [sui generis use], a 7-bedroom house in multiple occupation (annex) [sui generis use] and self-contained 1-bedroom flat in the existing lower ground floor of the villa[C3a use]. Amenity space, car parking, cycle parking. 

Plans considered

17010-PL-01 - Location Plan dated 29 May 2018

17010-PL-02 - Proposed Block Plan dated 29 May 2018

17010-PL-04 - Proposed Site Plan dated 29 May 2018

17010-PL-09 - Proposed Lower Ground Floor Plan dated 29 May 2018

17010-PL-10 - Proposed Ground Floor Plan dated 29 May 2018

17010-PL-11 - Proposed First Floor Plan dated 29 May 2018

17010-PL-12 - Proposed Second Floor Plan dated 29 May 2018

17010-PL-17 - Proposed North West Elevation dated 29 May 2018

17010-PL-18 - Proposed North East Elevation dated 29 May 2018

17010-PL-19 - Proposed South East Elevation dated 29 May 2018

17010-PL-20 - Proposed South West Elevation dated 29 May 2018

17010-PL-21 - Proposed Boundary Wall Elevation dated 29 May 2018
3. RELEVANT PLANNING HISTORY 

Added to local list 2018
4.
CONSULTATIONS

RBC Transport

The application site is located on the corner of Tilehurst Road and Southcote Road. The property benefits from two existing drop kerb accesses onto Southcote Road. Parking restrictions in the form of double yellow lines are in place outside the property but there are some areas of unrestricted parking on Tilehurst Road and Southcote Road. 
The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD.  This zone directly surrounds the Central Core Area and extends to walking distances of 2 kilometres from the centre of Reading. Typically this zone is well served by public transport, with buses continuing either into or out of the Central Core Area via this zone.  In accordance with the adopted Parking Standards and Design SPD, the development would be required to provide a parking provision of 0.25 spaces per HMO room equating to 4 parking spaces (rounded up from 3.75) and 1 parking space per 1 bedroom flat.  

The plans submitted illustrate off road parking provision for 6 vehicles which exceeds the Councils standards and is therefore deemed acceptable.  The parking spaces are located in 
the south west corner of the site and the proposed parking layout provides adequate space for manoeuvring in and out of the site in forward gear.   
In accordance with the adopted Parking SPD, the development is required to provide a minimum of 0.5 cycle parking spaces for each HMO room in a conveniently located, lockable, covered store.  This equates to a minimum of 8 cycle parking spaces for this development.  Cycle store A is proposed adjacent to the southern boundary wall with 8no. secure & sheltered cycle spaces serving no.24 and no.24B. Cycle store B is proposed in the northern corner of the site with 6no. secure & sheltered cycle spaces serving no.24A.
The proposed bin store is located in the south west corner, located close to the site entrance will provide easy access for on-street refuse collection.

In the circumstances, Transport do not have any objections to this application subject to conditions.
RBC Ecologist

I confirm, that based on the photos that you have sent, the risk of the proposals affecting bats is minimal and there are therefore no objections to this application on ecology grounds.
Berkshire Archaeology

Confirm there are no archaeological issues with these proposals. 

RBC Natural Environment

There are a number of protected trees growing adjacent to the site. In addition to these, unprotected trees within the site may also be significant to the setting of the locally listed property. So that the impact of this application on the adjacent trees can be assessed, the applicant will need to provide a full tree survey, and Arboricultural Impact Assessment in accordance with the current 'BS5837: Trees in relation to design, demolition and construction - Recommendations'.

The following addresses were consulted by letter.

Flat 21, Skelton Court, Connaught Road, Reading, Berkshire, RG30 2TZ

23-24 Market Place, Reading, Berkshire, RG1 2DE

7 Hampton Towers, Southcote Road, Reading, Berkshire, RG30 2EW

Flat 4, Skelton Court, Connaught Road, Reading, Berkshire, RG30 2TZ

Flat 6, Skelton Court, Connaught Road, Reading, Berkshire, RG30 2TZ

St Edwards School, 64 Tilehurst Road, Reading, Berkshire, RG30 2JH

85 Josephine Court, Reading, Berkshire, RG30 2DQ

86 Josephine Court, Reading, Berkshire, RG30 2DQ

Flat 19, Skelton Court, Connaught Road, Reading, Berkshire, RG30 2TZ

92 Josephine Court, Reading, Berkshire, RG30 2DQ

One letter of representation has been received as follows:

“There are currently several trees at the back of the property of 24 Southcote which are overhanging onto our property and has caused some damage to the fencing. We would request that the land owner cuts back the trees and repairs any damaged fence panels prior to any work commencing.” [Officer comment: This is a private matter to be resolved between landowners. It is not a Planning matter].
The Conservation Area Advisory Committee and Reading Civic Society submitted the following comments:

	“Please consider this to be a joint submission from Reading CAAC and Reading Civic Society. 

We are content that this be shown on the RBC Planning Site for the public to have access. 

Summary 


We support the plan of works to this Locally Listed Building and its planned future use as a High Quality HMO.

As the submitted DAS makes clear the house occupies a landmark position on the corner of Southcote and Tilehurst Road.  Its architectural significance as well as its previous owners (important local nineteenth and twentieth century Reading businessmen) contributed to the building being added to the Local List in 2018. 

On 11th June we (the Chair of CAAC and the Chair of Reading Civic Society) were given a detailed tour of the two houses by the owner and his architect. We therefore had the opportunity to see what remained of the original fabric (ceilings, fireplaces and the main staircase) after the building was converted into bedsits and faced poor maintenance in recent years. We also saw the poor state of repair of the building (inside and out) after the failing plaster and inappropriate internal divisions and additions had been removed. 

The owner explained to us the issues he faced, what he planned to do and how he was going to go about it.  The challenge faced in undertaking the significant repair works and re-invigoration of the building came over very clearly to us. Clearly a very, very, challenging and expensive project to do well.

Having now had the opportunity to read the DAS and the overall planning application, we feel it aligns with the explanation we were given.

We are therefore delighted that after a sustained period of comparative neglect the building will now be refurbished in a sympathetic manner; repairing original features which remain (including the Southcote Road boundary wall), removing extraneous, and crumbling, single story additions.  The limited planned additions seem to us to be designed to be sympathetic with the original design. 

During our site discussion we were given to understand the following: 

1. That it is intended to replace the sash windows throughout the house with double glazed timber units which look identical. There are several windows which have been inappropriately replaced over the years. The owner advises us that Building Control will insist that the windows are double glazed and this would also be of great benefit to the residents as the windows are very large. Whilst instinctively we would prefer the originals are left in place we do understand the issue and of course this is not a nationally listed building nor in a Conservation Area.  We have also seen the replacement windows used by Turner Estates in a property they refurbished in Craven Road where the replacements were extremely good. We support this plan. 
2. The roof tiles are to be removed, the roof felted and recoverable tiles will be used in the re-roofing.  We support this plan.
3. The guttering and downcomer pipes.  These seemed to be in varied conditions and at roof level their condition difficult to assess.  We understand that if they prove to be beyond repair that they will be replaced with units of the same design,  I recall in aluminium.  We support this plan. 
Landscaping.  Plans for the rear garden have not been included and are suggested in the DAR as a reserve matter. The owner took us into the garden and explained his ideas for the garden and its boundaries, they seemed very sensible and practical and we took the view that they will enhance the setting of the house and will work for the new residents. The garden is a wilderness at the moment and the planed works as explained to us, if delivered, can only be a significant improvement. 

The use as HMOs. 

The previous use of the buildings for some years has been as poorly maintained flats and bedsits.

The plan is to set the buildings as 3 independent units which will be turned into “High Quality serviced houses of multiple occupation for rent…”. 

The CAAC is not enthusiastic about HMOs in the slightest.  We consider them generally to have a highly negative effect on the streets and communities in which they are established.  This view is taken as; the usual HMOs are conversions of relatively small houses which results in very intense occupation for the building size, they are poorly maintained, domestic waste bins are left on the street and no one takes responsibility for them, and a transient population which is compressed into a residential area with sometimes little concern for the local community.

We, and Reading Civic Society’s Planning Lead, were given the opportunity to visit three large houses in University Area, similar to this property in many ways, which Turner Estates have refurbished in recent years and turned into what they describe as High Quality Serviced HMOs. 

We were impressed by the quality of restoration work which had been undertaken on the properties we visited and the high level of maintenance and management which was evident.  The owner made it clear that he has plan of regular cleaning the public areas, managing the bins and maintaining the gardens using his own staff. He also made it clear how he manages his tenants if the rules are broken. We visited the public rooms in the properties all of which were tidy, which we felt spoke volumes as to how the residents respect the building.  We also had the opportunity to visit some of the individual bedroom units which we felt were well set out.  

Turner Estates plan is to restore the buildings in Southcote Road and set them out and run them in a similar manner to their other large High Quality HMOs.  

We concluded that under good management, as detailed to us by Turner Estates, the HMO arrangement proposed for 24 Southcote Road has the potential to be a positive benefit to the area and was a practical solution for this very large building. 

We also saw advantages in conversion of these properties into HMOs as this will preserve much if their original structure, room layout and the historic staircase.  A decision to turn them into flats we felt would have resulted in far more compartmentalisation and frankly a less sympathetic result.  

Summary

Overall we felt that Turner Estates did have a good feeling for the history of the house and that the work planned would repair the fabric which remains, and that the new fabric will be appropriate and that overall they would do a difficult, and expensive, job well.  

Their architect, who has worked on several of Turner’s properties, commented to me as an aside “it is good to work for a client who does not cut corners or constantly seek the cheapest solution”. He will need deep pockets and good project management to deliver this project.”
5. LEGAL AND PLANNING POLICY CONTEXT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'.

The following local and national planning policy and guidance is relevant to this application:

National Policy

National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Development Framework Core Strategy (2008)

CS1 (Sustainable Design and Construction)

CS2 (Waste Minimisation)

CS7 (Design and the Public Realm)

CS15 (Location, Accessibility, Density and Housing Mix)

CS18 (Residential Conversions)

CS20 (Implementation of The Reading Transport Strategy)

CS24 (Car/Cycle Parking)

CS30 (Access to Open Space)

CS33 (Protection and Enhancement of the Historic Environment)

CS34 (Pollution and Water Resources)

CS36 (Biodiversity and Geology)

CS38 (Trees, Hedges and Woodlands)

Sites and Detailed Policies Document (2012)

SD1 (Presumption in Favour of Sustainable Development)

DM1 (Adaptation to Climate Change)

DM4 (Safeguarding Amenity) 

DM6 (Affordable Housing)

DM8 (Residential Conversions)

DM10 (Private and Communal Outdoor Space)

DM12 (Access, Traffic and Highway Related Matters)

DM18 (Tree Planting)

SPG/SPD

· Affordable Housing SPD

· House Conversions and Houses in Multiple Occupation (Supplementary Planning Guidance).

· Parking Standards and Design (Supplementary Planning Document).

6.
APPRAISAL

Principle

The site is already in use as a mix of residential accommodation and has been for a considerable period of time. The precise current lawful use is unclear, however it is apparent that the principle of a ‘conversion’ has already been established. 
Policy CS18 applies.

Character and Heritage

The proposals are considered to be a well-considered and sympathetic approach to restoring the non-designated heritage asset and securing its future viable use. The two storey extension is subservient in scale and would sit comfortably alongside the existing building. The single storey side and rear extensions are also appropriately scaled and would maintain the character of the main building.
It is proposed to replace the windows, but in timber and sliding sash to match the existing. This intervention is considered appropriate to the level of heritage significance. 

The proposed detailing is considered to respect the original and would appear appropriate.


A condition securing full details of materials and window details is recommended.

Trees and Landscaping
There are no trees directly in the way of the proposed extensions. There is also sufficient clearance between tree canopies and the proposed extensions to construct the extensions. Protected trees lie beyond the site boundary. On this basis it is considered reasonable to expect suitable tree protection fencing and where necessary ground protection to be capable of being designed and put in place prior to commencement. A condition securing a tree survey and Arboricultural Method Statement is recommended.
The site included considerable garden areas. It is considered necessary to secure details of landscaping by condition to enhance the setting of the Locally Listed building (Policies CS7 and CS33) and in the interests of the amenity of future residents (DM10).

Transport
The detailed comments of the Council’s Transport Officer are set out above. It is considered that the access, parking, waste collection and traffic aspects of the proposal are acceptable on this basis.

Neighbour Amenity

The proposed two storey extension would extend towards the side windows of the adjacent flats at Cox Hollow and would be approximately 7 metres from the neighbouring building at its closest point. It is considered that the angle of the extension and the separation distance would ensure that the proposal would not be overbearing or result in harmful loss of light. Similarly the single storey extension, although closer at a distance of 5 metres, this would be lower with a hipped roof and would also have a less than harmful impact.
Two small windows serving ensuite bathrooms are shown in the NE flank wall. A condition requiring these to be obscure glazed and non—opening below 1.7 (above finished floor level) is recommended.

Much of the day-to-day operation of the building will be governed by the Housing Acts. However it is the Council’s standard practice to impose additional controls by way of a HMO Management Plan, to be secured by condition. 

Amenity of Occupiers

The proposed HMOs provide good-sized kitchen, lounge and dining areas. Laundry rooms are also to be provided. A condition requiring communal spaces to be retained is recommended. The number of occupiers will be limited by the number of bedrooms and the aforementioned condition. Precise numbers are best controlled through the licensing regime.
The proposed basement flat would have reasonable ceiling heights (which extend to above ground level) and good-sized rooms. The basement would be served with large lightwells and with direct access to the garden. It is considered that this would offer a reasonable degree of amenity for occupiers, in accordance with Policies DM4 and CS18.
Ecology

The proposals have been assessed by the Council’s Ecologist and have been found to be acceptable. The poor condition of the building, including the exposed loft areas, make it unlikely to be suitable for bats. Policy CS38 applies.
Affordable Housing
The proposals are fundamentally a conversion of the existing building into two large HMOs.  The single basement flat is a minor component. Where extensions are proposed these are smaller than the parts of the building which have recently been demolished. There is no net increase in floor area. It is considered that Affordable Housing should not be sought on this basis. Policy DM6 applies.

7. CONCLUSION  

The proposed development is considered to be acceptable for the reasons set out above.
Equality Act

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
8.
RECOMMENDATION  

Application Permitted

Conditions:

1. The development hereby permitted shall begin within three years from the date of this planning permission.

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. 

4

2. The development hereby permitted shall be carried out in accordance with the following approved plans: 

17010-PL-01 - Location Plan dated 29 May 2018 

17010-PL-02 - Proposed Block Plan dated 29 May 2018 

17010-PL-04 - Proposed Site Plan dated 29 May 2018 

17010-PL-09 - Proposed Lower Ground Floor Plan dated 29 May 2018 

17010-PL-10 - Proposed Ground Floor Plan dated 29 May 2018 

17010-PL-11 - Proposed First Floor Plan dated 29 May 2018 

17010-PL-12 - Proposed Second Floor Plan dated 29 May 2018 

17010-PL-17 - Proposed North West Elevation dated 29 May 2018 

17010-PL-18 - Proposed North East Elevation dated 29 May 2018 

17010-PL-19 - Proposed South East Elevation dated 29 May 2018 

17010-PL-20 - Proposed South West Elevation dated 29 May 2018 

17010-PL-21 - Proposed Boundary Wall Elevation dated 29 May 2018 

Reason:  because permission is granted in respect of the development as detailed in the approved plans only. 
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3. [Pre-commencement]

i) No development shall take place until details and samples of the materials to be used in the construction of the external surfaces of the development including all bricks, mortar, roof coverings, external fixtures, fittings, window frames (details to include 1:10 or larger scale drawings showing frame layout and profile), doors, and mortar have been submitted to and been approved in writing by the local planning authority.  The development shall be carried out using only the approved materials. 

ii) All works of making good or repair of existing fabric shall match the existing original fabric in respect of using materials of a matching form, composition and consistency, detailed execution and finished appearance, except where indicated otherwise on the drawings hereby approved. 

Reason: In the interests of conserving the historic significance of the building in accordance with Policies CS7, CS33 and national heritage planning policy. 
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4. [Pre-commencement]

No development shall take place until a Tree Survey, 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: to ensure that appropriate protection is given to trees of amenity value within and adjacent to the site in accordance with Policy CS38. 
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5. [Pre-commencement]

No development shall take place until full details of both hard and soft landscaping have been submitted to and been approved in writing by the local planning authority.   The submitted details shall include:

(a) hard surfacing materials; and

(b) proposed and existing functional services above and below ground (e.g drainage, power, communications cables, pipelines etc. indicating lines, manholes etc); and

(c) planting plans; written specifications (including cultivation and other operations associated with plant and grass establishment); schedules of plants, noting species, plant sizes and proposed numbers/planting densities where appropriate.

(d) Tree pit specifications.

Reason: in the interest of ensuring that the landscaping of the development enhances the visual local environment and in accordance with Policy CS7 
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6. The hard and soft landscaping of the development hereby permitted shall be carried out, in accordance with the approved landscaping plans and documents. The hard landscaping shall be completed before occupation of the development. The soft landscaping shall take place no later than during the first planting season following the date when the development hereby permitted is ready for occupation or in accordance with a timetable agreed in writing with the Local Planning Authority.

Reason: in the interests of the character and appearance of the new development and in accordance with Policy CS7 
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7. All planted materials shall be maintained for five years and any trees or plants removed, dying, being severely damaged or becoming seriously diseased within 5 years of planting shall be replaced with others of similar size and species to those originally required to be planted. Reason: in the interests of the character and appearance of the new development and in accordance with Policy CS7 
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8. No part of the development hereby permitted shall be occupied

until all vehicle parking spaces have been provided in accordance with the approved plans. 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 to accord with Policy CS24 and Policy DM12. 
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9. No part of the development hereby permitted shall be occupied until the bicycle parking facility has been provided in accordance with the approved plans. The facility shall be kept available for bicycle parking at all times thereafter.

Reason: To encourage travel by sustainable alternatives to driving a motorcar in accordance with the Local Planning Authority's approved transport policies CS23 and CS24. 
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10. No part of the development hereby approved shall be occupied until the bin storage facility shown on the approved plans has been provided and the bin storage facility shall be retained thereafter 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 Policies CS2 and CS7. 
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11. The HMO accommodation hereby approved shall not be occupied until a management plan covering the internal and external communal areas, including the proper use of bin stores and responsibility for refuse and recycling collection arrangements, has been submitted to and approved by the Local Planning Authority. Thereafter the approved management plan shall be adhered to while the property is in use as a HMO (see attached informative for further details).

Reason: In order that the prospective occupiers are made aware of their responsibilities for ensuring adequate standards of visual appearance and to safeguard the amenities of the area in accordance with Policy CS18 of the Reading Borough LDF Core Strategy 2008 (Altered 2015); Policy DM8 of the Reading Borough LDF Sites and Policies Document 2012 (Altered 2015) and the Residential Conversions Supplementary Planning Document (November 2013). 
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12. With the exception of the lower ground floor flat: The rooms, as shown on approved drawings as being for communal use ('Dining',' Lounge', 'Kitchen', 'Hall', 'Laundry') shall be retained for the communal use of all occupiers for so long as the property remains in use as a HMO. Reason: To ensure that an adequate standard of amenity and living space is provided for the residents in accordance with Policy CS18 of the Reading Borough LDF Core Strategy 2008 (Altered 2015); Policy DM8 of the Reading Borough LDF Sites and Detailed Policies Document 2012 (Altered 2015) and the Residential Conversions Supplementary Planning Document (November 2013). 
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13. The proposed first floor windows in the north east elevation shall be fixed non-opening and glazed with obscure glass on parts below 1.7m as a minimum when measured from the floor level of the respective rooms, before occupation of that room, and shall be permanently maintained thereafter as non-opening and obscure glazed.

Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of privacy in accordance with Policy DM4 and DM11. 
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Winformsched10Winformsched10Winformsched10

INFORMATIVES
1. The applicant’s attention is drawn to the requirements of the Housing Act 2004 (and regulations made under the legislation) with respect to occupancy levels of the property, licensing and management. More information about these requirements can be obtained from the Private Sector Housing Team on 0118 937 2151 or at www.reading.gov.uk. 
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2. The Council expects all properties in HMO use to be properly managed in accordance with requirements under the Housing Acts and associated regulations. The Council publishes comprehensive information in its Houses in Multiple Occupation Management Pack,

http://www.reading.gov.uk/media/1412/HMOs-Management-Pack/pdf/HMOs- Management-Pack.pdf. Landlords/ owners are advised to follow the advice in the pack to ensure compliance with the requirements of the Housing Acts. Landlords/ owners are advised that a property specific management plan should be drawn up. This plan should be given to all occupants/tenants, preferably as part of their tenancy agreement or contract. The operation of the property should be undertaken in accordance with the approved management plan. 

A good management plan will include matters related to: • Responsibilities and standards for the management of internal communal areas including kitchens, dining areas, living rooms and shared bathrooms;

• Responsibilities and standards for the management of common parts, fixtures, fittings and appliances.  These must be maintained in good and clean decorative repair, maintained in a safe and working condition and kept reasonably clear from obstruction, e.g. banisters and handrails, stair coverings, windows, lighting, gardens and yards, walls and fences, etc.;

• Responsibilities and standards for the management of external areas in terms of landscaping, maintenance and tidiness, in particular areas visible from the public highway or street.  This will include matters relating to the erection of Satellite dishes and television aerials; • Responsibilities and standards for the use and tidiness of bins, binstores, and rubbish in the use of the property along with appropriate facilities to enable the recycling of waste that meets the Council’s current practices;

• Responsibilities and standards for the parking of cycles.

• An undertaking to ensure all occupants/tenants will be provided with a copy of the management plan as part of their tenancy agreement or contract and the importance of complying with its measures emphasised; 

Where a condition is imposed requiring the submission and approval of a management plan (usually for larger “sui generis” HMO uses), the Local Planning Authority will expect all the above matters to be addressed 

Applicants should note that information on the collection of rubbish can be found on the Council’s website at:

http://www.reading.gov.uk/rubbish 

and information on the collection of bins can be found on the Council’s website at: http://www.reading.gov.uk/binchanges 
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3. 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. 
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4. In accordance with Article 35 (DMPO 2015) some conditions have been marked "[Pre-commencement]" to make clear that they 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. 
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5. The local planning authority has worked positively and proactively with the applicant to resolve relevant matters to allow permission to be granted within the prescribed target or agreed extended timescale for the decision to be issued. 
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