


Delegated Application Report - Application No.: 171546      
Address: 172 London Road
Proposal: Change of use from D1 - Non Residential Institution to 3x2 bed and 1x 1 bed flat (C3). Demolition of existing garage, Part first floor extension with gabled roof, new dormer roof extension with pitched roof, installation of new roof lights to front and side elevations. New entrance porches.  Re-building of existing brick boundary wall. Landscaping and planting to external areas. Formation of new external terrace with brick boundary wall. New bin and recycling storage area.
Case officer: Alison Amoah
Target Date: 31/12/17 (Ext)

Site Description and Surrounding Area:
The application site is a two storey semi-detached, former D1 Doctors’ Surgery, on the corner of London Road and St. Bartholomew’s Road, with a detached garage and surface level parking, accessed from St. Bartholomew’s Road.  It has been extended over time with reducing extensions as viewed from St. Bartholomew’s Road.

The original building is orientated with its front entrance to St. Bartholomew’s Road.  It is brick built with decorative banding details and window arch details, projecting bays and double height bay to the extension to the side.  There is a rear dormer to the roofscape of the original portion of the building. The roof is slate with decorative ridge tiles. 

The existing boundary is a mix of brick walls, railings and shrubbery.

It is located on the opposite corner to the Grade II Listed St. Bartholomew’s Church, but not within a Conservation Area

The area is a mix of residential types, comprising houses, flats and HMOs.

Proposal: 
· Demolition of single storey pitched roof garage.
· Change the use to four flats – 3x 2 bed flats and 1x 1 bed flat of the following sizes (GIA):
Flat 1 – 2 bed – 65.6sqm  (GF)
Flat 2 – 1 bed – 45.7sqm  (GF)
Flat 3 – 2 bed – 58.9sqm (FF)
Flat 4 – 2 bed – 68.1sqm (split FF and SF)
· Rear first floor extension of 3.7m deep by 6.2m wide (creating 2 no. bedrooms for Flat 3) including a side facing pitched roof dormer.
· Removal of existing flat roof dormer (within original roofscape) and replacement with enlarged pitched roof dormer within original roofscape with external terrace of 1.8m deep by 3m wide.
· 2 no. rooflights to the side elevation, and 3 no. to the front. 
· Pitched roof canopy porch above the central door on the side elevation (serving proposed entrance to Flats 3 &4).
· Brick boundary wall to proposed terrace serving Flat 1.
· 4 no. car parking spaces.
· Bin and cycle storage.

Plans considered: 
As received 6th September 2017:
· Site Location Plan - Drawing no: Pa.02.20
· Site Plan Existing - Drawing no: Pa.02.01
· Existing Plan Layouts – Drawing no: Pa.02.02
· Plan Layouts – Existing – Drawing no: Pa.02.03
· Roof plan – Existing – Drawing no: pa.02.04
· Garage – Existing Plan and Elevations – Drawing no: Pa.02.05
· Site Plan – Proposed - Drawing no: Pa.02.06 Rev A
· Plan Layouts – Proposed - Drawing no: Pa.02.07 Rev A
· External Elevations – Proposed - Drawing no: Pa.02.08 Rev A
· Roof Plan Proposed - Drawing no: Pa.03.09 Rev A
· Site Plan – Areas - Drawing no: Pa.02.11
· Proposed Plan Layouts Areas - Drawing no: Pa.02.12
· Existing and Proposed Site Plan – Drawing no: Pa.02.13
· Design and Access Statement, prepared by DK Design London

Relevant Planning History: 
24945 – Change of use from residential to doctor’s surgery – Approved 28/11/75
79/TP/575 – Rooms in roofspace – Approved 16/7/79
89/00018 – Change of use of dwelling and extension to create doctors’ surgery and parking – Approved 24/2/89
170156/PREAPP – Pre-application advice for change of use of existing doctors’ surgery (D1) to 3 no. 2 bedroom apartments, 1 no. bedroom apartment (C3) and 1 no. studio apartment (C3), and demolition of existing garage, and new garage development and part 1st floor extension.  Obs sent 25/5/17

Consultation Responses: No. 56 Bartholomew’s Road, 170 London Road and St. Barlothomew’s Church were consulted.  The following comments were received:

· We have studied the plans and feel that this is a positive development which benefits the area. As new residents adjacent to the site of the development we are encouraged to see that this building's intention is to improve the area, of which we are in favour. We especially like the removal of the garage, as this will most certainly increase the amount of natural light to the side of our house.
· I wish to object to this planning application as it will cause serious issues in the local area. The area is already congested with a large number of HMO's. Adding additional flats will cause parking issues, increase in noise levels and add pressure to local services such as rubbish collection. As I live in the adjoining property I will lose a substantial amount of natural light due to the first floor extension. I will lose a view from the window and be looking out on to a brick wall. There will be a lot of noise from the flats as I feel there will be too many people living in a confined space. I also feel I may lose privacy in the garden depending on where Windows are placed.  I am extremely concerned about the noise that will be produced during the construction period as it will have a detrimental effect on our quality of life. I am also very worried about the level of noise that will be produced by the large number of people who will be in residence.
· The proposed redevelopment to 3x 2 bed flats and 1x 1 bed flat is over development of this site.  Too many flats in this building! Also there is no mention of any car parking on site for potentially a further 8 cars. Parking is a NIGHTMARE in East Reading and needs to be considered bearing in mind the pressure on small local roads.  I object on this basis.
· I am extremely concerned about the noise that will be produced during the construction period as it will have a detrimental effect on our quality of life. I am also very worried about the level of noise that will be produced by the large number of people who will be in residence

Ecology: No comments – At pre-application stage the Ecologist confirmed that the risk of bats would be minimal and that there was no requirement for a bat survey.

Environmental Protection & Nuisance: Standing Advice C relates to small residential developments or conversions – 10 dwellings or less – near busy road or near land use of noise/air quality concern.  This recommends that a noise assessment should be submitted in support of applications for new residential proposed in noisy areas, and that the assessment would be assessed against the recommendations for internal noise levels within in accordance with BS 8233:2014 and WHO guidelines for Community Noise. The report should identify any mitigation measures that would be necessary to ensure that the recommended standard is met. 

Where appropriate, the noise assessment data should also include noise events (LAMax) and the design should aim to prevent noise levels from noise events exceeding 45dB within bedrooms at night. Noise levels above 45dB are linked with sleep disturbance.

Internal noise criteria (taken from BS8233:2014)
	Room
	Design criteria 
	Upper limit

	Bedrooms (23:00 to 07:00)
	<30dB LAeq,8hour
	

	Living rooms (07:00 – 23:00)
	<35dB LAeq,16hour
	

	Gardens & Balconies
	<50dB LAeq,T
	<55dB LAeq,T



Planning Officer note: A condition is recommended and is included below.  

With regard to air quality as the proposed scheme is located within an air quality management area, identified with monitoring as being a pollution hot-spot (likely to breach the EU limit value for NO2) and introduces new exposure / receptors, the advice identities that an assessment and/or mitigation measures should be provided as part of the application, and that the applicant demonstrates sufficient mitigation measures are implemented to protect the residents from the effects of poor air quality.  

Natural Environment: The property is located in a prominent position at the junction of St Bartholomew’s Road with London Road one of the main high-capacity arterial routes from the centre of reading to the A329(M). 

A suitable scheme of quality landscape planting will need to be conditioned if planning permission is granted for this application in order to enhance the amenity of London Road and provide some landscape screening and amenity planting for new occupants of the apartments. 

An appropriate landscaping scheme will detail steps to be taken for ground amelioration and post planting maintenance and provide a varied, quality planting scheme using plants of a reasonable size and planting density to ensure rapid establishment in a fairly inhospitable landscape environment. Please note that Cherry laurel (Prunus rotundifolia would not be suitable in this location). Any new plants which die, become seriously diseased are removed of fail to thrive should be replaced with another of a similar size and species etc. 

Transport: 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. 

This application consists of a change of use from a doctor’s surgery into four residential units (3x2 bed and 1x 1 bed flat).  The development site is located on the corner of London Road (A4) which is a main transport corridor, and St Bartholomews Road which has restricted parking in the form of residents parking, limited waiting bays and double yellow lines.  The existing surgery currently has a small car park which is accessed via St Bartholomews Road.  

In accordance with the adopted Parking Standards and Design SPD, the development would be required to provide parking provision of 1 off road parking space for each proposed flat.  This therefore equates to a total of 4 parking spaces. The plans submitted indicate that 4 car parking spaces are to be provided accessed from St Bartholomews Avenue which complies with the Council’s adopted Parking Standards.  The parking spaces have been designed to the recommended dimensions and have sufficient space to manoeuvre unhindered in and out of the bays.  

The development site is located in an area designated as a Residents Parking Permit Area; Zone 14R.  Shared parking bays are located on one side of the road whereby permit holders can park in the bays at any time and non-permit holders can park for up to a maximum of 2 hours. At all other times the bays are for permit holders only. There are “No Waiting Restrictions” in the form of double yellow lines that run outside and opposite the development site.  The applicant should be advised that the parking conditions and informative would be applied to prevent any future occupants of the development from obtaining  residents and visitor parking permit for the surrounding residential streets where parking is under considerable pressure.  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 adopted Parking SPD, the residential element of the development is required to provide a minimum of 0.5 cycle parking spaces for each 1- 2 bedroom C3 dwelling.  The plans submitted indicate provision for 6 Cycles in two areas adjacent to the proposed parking bays.  However, residential cycle parking facilities should be provided in a secure and dry location.  I am concerned that the spaces are somewhat exposed to the elements in respect of security and weather.  The proposed location is acceptable but the specification is still to be solved by way of condition. 

The bin store is conveniently located at the front of the site which will provide easy access for refuse collection.
 
There are no transport objections to the proposal subject to conditions regarding vehicle parking spaces to be provided and retained, bicycle parking, provision of bin storage, parking permits, construction method statement, and informatives regarding parking permits and works on the highway.

Equality Act 2010:
In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. However, there is no indication or evidence (including from consultation on the application) that the protected groups identified by the Act have or will have different needs, experiences, issues and priorities in relation to this particular planning application.  Therefore in terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

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

The following local and national planning policy and guidance is relevant to this application:
National Planning Policy Framework
National Planning Guidance

Reading Borough Local Development Framework Core Strategy Document, 2008 (altered 2015). 
Policy CS1: Sustainable Construction and Design
Policy CS3: Social Inclusion and Diversity
Policy CS4: Accessibility and the Intensity of Development
Policy CS7: Design and the Public Realm
Policy CS9: Infrastructure, Services, Resources and Amenities
Policy CS14: Provision of Housing
Policy CS15: Location, Accessibility, Density and Housing Mix
Policy CS18: Residential Conversions
Policy CS24: Car/Cycle Parking
Policy CS31: Additional and Existing Community Facilities
Policy CS32: Impacts on Community Facilities
Policy CS34: Pollution and Water Resources
Policy CS36: Biodiversity & Geology
Policy CS38: Trees, Hedges and Woodlands

Reading Borough Local Development Framework: Sites and Detailed Policies Document (2012, altered 2015)
Policy SD1: Presumption in Favour of Sustainable Development
Policy DM1: Adaption to Climate Change
Policy DM3: Infrastructure
Policy DM4: Safeguarding Amenity
Policy DM8: Residential Conversions
Policy DM10: Private and Communal Outdoor Space
Policy DM12: Access, Traffic and Highway-Related Matters
Policy DM19: Air Quality

Supplementary Planning Guidance/Documents 
A Design Guide to House Extensions (2003) 
Revised Parking Standards and Design (2011)
Revised Sustainable Design and Construction (2011)
Residential Conversions (2013)
Technical Housing Standards – Nationally Described Space Standard, DCLG (2015)
Waste Management Guidelines for Property Developers, Architects, Planners and Contractors (RBC)

Appraisal:
Policy CS18 states that “Proposals to convert properties into self-contained flats or for multiple occupation will be assessed against the impact on the amenity and character of the surrounding area, particularly in terms of intensification of activity, loss of privacy, loss of external amenity space, the provision and location of adequate on-site car parking, and the treatment of bin storage areas.”  

Policy DM8 provides further detail and states:
“Proposals to convert properties into self-contained flats or for multiple occupation under Core Strategy Policy CS18 will only be acceptable where: 
· The proposal respects the physical character of the area and additionally would not, either individually or cumulatively, unduly dilute or harm an existing mixed and sustainable community through the significant loss of single family housing;
· There are no unacceptable adverse impacts to other residential properties arising from noise and disturbance in terms of the number and layout of units proposed and the proximity to other properties; 
· There is appropriate sound insulation between proposed and neighbouring units and layouts avoid inappropriate stacking and location of rooms between units; 
· Bin and cycle storage is of an appropriate size and standard for the units proposed and should be located at ground floor level with easy access. 

Additionally, in the case of self-contained flats: 
· The property to be converted has four or more bedrooms or measures more than 120 square metres gross; 
· At least 25% of the units formed and, where there are 4 or fewer units at least one unit of accommodation, should be suitable for family occupation with a minimum of two bedrooms; 
· Individual units provide appropriate minimum internal floor standards and headroom in accordance with the Council’s adopted minimum internal floorspace standards; 

Along with these adopted local planning polices any appraisal for a change of use to flats will be assessed against the Council’s ‘Residential Conversions Supplementary Planning Document SPD (2013)’.  Section A of the SPD, deals with the ‘General Assessment of all Conversions’. 

Main considerations:
The main issues to be considered are: 
a) Principle of residential development
b) Mix of units
c) Amenity of proposed residents and existing residents of nearby properties
d) Design of the proposed extension
e) Car/ cycle parking
f) Impact mitigation/ infrastructure contributions 
g) Environmental Matters
h) Bin storage

a) Principle of residential development; Does the conversion of the property result in unduly diluting or harming a mixed and sustainable community?
The principle of conversion is normally judged against whether the property for conversion is more than 120 sqm gross as built (Policy DM8).  Although the building as built might not meet this requirement, the overall building (as extended) has been used for non-residential use for many years, and its existing size would be more than adequate to be converted to residential use. 

The principle of residential would be acceptable subject to meeting the requirements of Policy CS31, i.e. that it has been clearly demonstrated that there is no longer a need to retain the doctors’ surgery.  The surgery was a general doctors’ practice of 2200 patients which closed on 1st April 2017.  The submitted DAS states that “the whole practice has been relocated at the recommendation of the NHS to a large multi-doctor practice – the Melrose Surgery, a much larger and more modern facility located at 73 London Road, Reading.”  The new practice is 0.7miles away, and the DAS continues by stating that “it was essential to ensure that all existing patients were given notice and prior to the closure of the surgery were given an option to register elsewhere or to continue and stay with the relocated practice.”  It has been confirmed that all original patients were relocated.  This provides confirmation that there is no detrimental effect as capacity was available for the displaced catchment.

The use for residential would be considered acceptable, subject to meeting other policy requirements, as it would provide additional housing in accordance with adopted Core Strategy Policy CS14.  

b) Mix of Units
Policy DM8 seeks that “…at least 25% of the units formed …should be suitable for family occupation with a minimum of two bedrooms.”  The proposal includes three 2 bedroom flats, which complies with policy.   

c) Amenity of proposed residents and existing residents of nearby properties
The Residential Conversions SPD sets out a number of checklist items which provide further detail related to adopted policies DM4, DM8, DM9 and DM10 of the Sites and Detailed Policies Document.  These are addressed as follows:

Room sizes – The proposed internal floorspace proposed for the units are:
Flat 1 – 2 bed – 65.6sqm  (GF)
Flat 2 – 1 bed – 45.7sqm  (GF)
Flat 3 – 2 bed – 58.9sqm (FF)
Flat 4 – 2 bed – 68.1sqm (split FF and SF)

These meet the minimum standards as set out in Appendix 1 of the SPD and is therefore generally acceptable in this regard.  In addition the sizes would largely meet the standards within the national space standards (DCLG, 2015).  Flat 3 is slightly below a 2 bed (3 person) floor area: 59smq compared to 61smq, but above a 2 person of 50sqm, on balance therefore this is considered acceptable.

Loft and basement rooms –The Council’s Residential Conversions SPD states that loft accommodation would be acceptable where there would be sufficient headroom and it would incorporated into accommodation split over two floors.  Flat 4 is split between first and second floors, with its bedrooms within the loft space.  The headroom is up to 2.65m for an area of 15sqm and therefore exceeds the minimum internal space standard. 

Noise and disturbance – It is not considered that the noise created by the use of four flats would be at a level which would exceed that experienced when the premises was a doctors’ surgery, nor indeed that which could occur for a large family dwelling (its original use).  Each unit would need to meet Building Regulations with regard to sound insulation.  An informative is included.  

Amenity Space – The proposal includes for the following amenity space – Flat 1 GF rear – terrace; Flat 3 FF Rear – balcony; Flat 4 balcony/terrace; Flat 2 – an area of terrace is shown to the front and side of the property.  

With respect to Flats 1, 3 and 4 the proposal would comply with policy DM10.  With regard to Flat 2 it is considered that the identified terrace, to the front and side (front corner) of the plot would not provide suitable space, as it is immediately adjacent to the very busy road, and is more likely to function as setting to the building.  However, there is a large area of public open space at Palmer Park, which is within a few minutes’ walk of the application site.  It is therefore considered that the level of amenity provision would be suitable and would comply with policy requirements. 

Landscaping is indicated on the plans including screening of the refuse area.  The Natural Environment Officer has asked for the inclusion of a condition of further details to be submitted.  This is included.

External windows – All habitable rooms would benefit from an external window.

Layout/Stacking of Rooms – The Council’s SPD seeks to avoid layouts which locate living rooms, bathrooms and kitchens, next to, above, or below, proposed or neighbouring bedrooms.  The layout largely achieves this.  An informative is included regarding sound insulation as referred to above and the DAS states that “suitable acoustic upgrade to the floors will be proposed in compliance with Building Regulations”.

Overbearing, overlooking/ privacy, daylight/sunlight - The proposed first floor rear extension would be of a scale which it is not considered would have an effect on privacy or overlooking.  The proposal includes for extending the existing first floor extension, which is not considered would cause significant detriment with regard to impact on daylight and sunlight to the neighbour’s first floor rear window, as compared to the existing situation.  The neighbour’s existing ground floor rear facing window is believed to serve a bathroom, and is already detrimentally affected by the existing situation at the application site, and would not be significantly worsened by the proposed scheme.  The application site is also to the east of no. 170 Wokingham Road.
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The balconies are not considered to have a detrimental effect on privacy.  The first floor one serving Flat 3 would enable some overlooking of the rear portion of the rear garden of no. 170, but this is not significantly different to the existing rear facing window at first floor level and would be further back in the plot.  With regard to the enlarged dormer at second floor with balcony there would be limited overlooking across existing roofscapes, but it is not considered that this would cause detriment to residential amenity over and above the existing situation.

d) 	Design of the proposed extension 
The design and detailing of the extension would be sympathetic to the existing building and would use matching materials.  It would have a gable subordinate to the existing gable.  The enlarged dormer to the second floor would have an improved design compared to the existing and would slate and matching ridge tiles.  Conservation velux rooflights are proposed and UPVC windows would be replaced with double glazed sash and casement windows.  The design of the entrance canopies are   considered to provide a sympathetic design, reflective of the style of the existing and retained entrance canopy.

The proposed extension is considered to be of an appropriate design, and is considered would accord with policies DM4, DM7, DM9.  

e) 	Car/ cycle parking
The site is in a very accessible location for alternative modes to the car and the proposal includes for policy compliant car parking and cycle parking provision.  Transport has confirmed that the scheme would be acceptable subject to a number of conditions, as included. 

f)	Impact mitigation/infrastructure contributions
The development would involve the creation of additional C3 which would facilitate the creation of new residential floorspace, which would be liable for CIL at the current rate.  CIL does not form part of the determination, but informatives are included regarding the CIL process following determination.

Adopted Policy DM6 of the Sites and Detailed Policies Document - Affordable 	Housing, would apply to this proposal as there would be new development for the rear first floor flat (Flat 3).  The Policy requires that for sites of 1-4 units that a 10% contribution be made to off-site affordable housing provision.  The Applicant has offered the full policy compliant contribution, based on two independent valuations, which totals £13,625.  The Applicant will enter into a Section 106 legal agreement.

g) Environmental Matters
The proposed scheme is within an Air Quality Management Area and Policy DM19 requires that developments have regard to the need to improve air quality and reduce the effects of poor air quality through design and mitigation to help to improve local air quality.  The AP&N standing advice is that mitigation is required for developments which introduce sensitive receptors (which includes residential) and suggests some examples.  The application site is an existing residential use and the layout and window positions offer limited opportunity for mitigation.  The property is set back from the highway edge and there is some existing landscaping to the front, and it is considered that the proposed scheme would not be significantly different from the existing situation.  Therefore, no condition is recommended in this instance.

	In terms of noise a condition is recommended requiring measures to be implemented 	prior to occupation.  

h) Bin storage
Storage for bins is proposed adjacent to the boundary to St. Bartholomew’s Road.  The amount of storage and its proposed location would comply with the Council’s Waste Management Guideline.  A condition is recommended requiring retention of the area.  

RECOMMENDATION:

APPROVE

1) The development hereby permitted shall begin no later than three years from the date of this decision.  
 
Reason: to prevent an accumulation of unimplemented planning permissions, and in accordance with Section 91 of the Town & Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2) The development hereby permitted shall be carried out in accordance with the following approved plans received 6th September 2017:

· Site Plan – Proposed - Drawing no: Pa.02.06 Rev A
· Plan Layouts – Proposed - Drawing no: Pa.02.07 Rev A
· External Elevations – Proposed - Drawing no: Pa.02.08 Rev A
· Roof Plan Proposed - Drawing no: Pa.03.09 Rev A
· Site Plan – Areas - Drawing no: Pa.02.11
· Proposed Plan Layouts Areas - Drawing no: Pa.02.12
· Existing and Proposed Site Plan – Drawing no: Pa.02.13

Reason: because permission is only granted in respect of the development detailed in the approved plans.

3) The materials to be used in the construction of the external surfaces of this development shall match those used on the existing building, as set out on the approved plans and section 5.1 of the Design and Access Statement, received 6th September 2017. 

Reason: as no details of the materials have been submitted and in the interests of ensuring that the new development appears in keeping with the existing building in accordance with Policy CS7. 

4) CO2	Construction Method Statement
	No development shall take place, including any works of demolition, until a 	Construction Method Statement has been submitted to and been approved in writing 	by the local planning authority to provide for:    (delete where inappropriate)
· 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 
· location on site for storage of plant and materials used in constructing the 	development
· the erection and maintenance (including removal of any graffiti or fly posters) 	of security hoarding around the site 
· any footpath closures or road closures needed during construction
· wheel washing facilities on site 
· a scheme for recycling waste resulting from the construction works
	The measures within the approved Construction Method Statement shall be 	maintained and adhered to throughout the course of the development unless changes 	are agreed in advance and in writing by the local planning authority.
Reason:  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 DM12. 

5) No residential unit hereby approved shall be occupied until the Council has been notified in writing of the full postal address of the unit. The notification shall be sent to the Council's Planning Manager quoting the application reference specified on this Notice.

	Reason:  In order that the Council can update its records to ensure that parking 	permits are not issued to the occupiers of the new residential units hereby approved, 	and thus ensure that the development does not harm the existing amenities of the 	occupiers of neighbouring residential properties by adding to the already high level of 	on street car parking in the area in accordance with Policy CS24 and Policy DM12.

6) Prior to any agreement being entered into for a new occupation of, or transfer of any interest in, the residential flat hereby approved the prospective occupier/transferee shall be informed of the prohibition of entitlement to a car parking permit.  All material utilised for advertising or marketing the residential units/houses/flats/apartments for letting or sale shall make it clear to prospective tenants and occupiers that no parking permit will be issued by the Council to occupiers of the residential flats for existing and future parking permit schemes within the area.  

	Reason: In order that the prospective occupiers are made aware of the fact that they 	will not be entitled to an on-street car parking permit, in the interests of the proper 	management of parking, and to ensure that the development does not harm the 	existing amenities of the occupiers of neighbouring residential properties by adding to 	the already high level of on street car parking in the area in accordance with Adopted 	Core Strategy (2008, altered 2015) Policy CS24 and Sites and Detailed Policies 	Document (2012, altered 2015) Policy DM12.

7) DC1 Vehicle parking space provided in accordance with approved plans
The dwelling(s)/building(s) hereby permitted shall not be occupied until all vehicle parking space(s) have been provided in accordance with the approved plan. The space(s) 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 & CS24 and Policy DM12. 

8) DC5	Bicycle parking – plans to be approved 
1. No development shall take place until a plan has been submitted to and been 		approved in writing by the Local Planning Authority to show how bicycle 		parking facilities can be provided on site. 
1. No building or use hereby permitted shall be occupied or the use commenced 		until the bicycle parking facility for that building or use has been be completed 		as shown on the approved plan.
1. Thereafter the bicycle parking facility shall be kept free of obstruction and 		available for the approved use at all times. 
	
	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. 

9) The hours of noisy construction, demolition and associated deliveries shall be restricted to the hours of 08:00hrs to 18:00hrs Mondays to Fridays, and 09:00hrs to 13:00hrs on Saturdays, and not at any time on Sundays and Bank or Statutory Holidays without prior approval from the Local Planning Authority.

	Reason: In the interests of the amenities of nearby residents in accordance with Policy 	DM4.

10) 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 Policies CS34 	and CS2.

11) DC6	Bin storage
	No dwelling/building 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 Policy CS7. 

12) Prior to occupation measures shall be implemented to protect the flats from the external noise environment of the area.  The scheme itself shall be designed, specified and constructed so that the sound insulation performance of the structure and the layout of the dwellings are such that the indoor ambient noise levels accord with guidance within BS 8233:2014 (Guidance on Sound Insulation and Noise Reduction for Buildings).

	Reason: to protect the amenity of future occupants of the proposed development in accordance with Policy DM4.

13) 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);
(d) schedules of plants, noting species, plant sizes and proposed numbers/planting densities where appropriate.
(e) 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.
 
14) 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.

15) 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

Informatives:
Your attention is drawn to the terms and conditions of this permission. Any development which is carried out but which differs materially from the approved plans and details, or does not comply with any condition(s) or planning obligation(s) attached to the permission may result in the Council taking action to remedy the breach of planning control. If you are in any doubt please contact the Council.

The applicant’s attention is drawn to the requirement for submission of a Building Regulations application for the proposed development.  Please contact Building Control on 0118 937 2449 for advice. Specifically this would include with regard to fire safety, means of escape and sound insulation.    

In accordance with Article 35 (DMPO 2015) some conditions have been highlighted 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.

Complaints are commonly received about noise and dust caused by construction and demolition works, particularly working outside reasonable hours and smoke from bonfires associated with the burning of waste on site.  The developer is reminded that construction and demolition associated with the approved development will be subject to environmental health law.

The applicant should ensure that the escape route from the upper floors provides the necessary fire protection.  Precise requirements can be discussed with the Council’s Building Control office. Further guidance is also available in the LACORS guidance document ‘Housing – Fire Safety’ available at: www.gov.uk/workplace-fire-safety-your- responsibilities/fire-safety-advice-documents.

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. 

I13	Parking Permits
The occupiers of the residential units will not be entitled to an on- street car parking
Permit. The parking permit conditions above place a requirement that the Council be notified of postal addresses of the residential units before occupation and that the occupiers/transferees to be informed of the prohibition on entitlement to a car parking permit. There is already a high level of on street car parking in the area and the site is located close to local facilities, with frequent public transport services on nearby roads. 

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
[bookmark: _GoBack]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.  As 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

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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