



Ward:  Southcote
Application No.: 171184/VAR
Address: Land Adjacent to 153 Road, Reading, RG1 5RJ
Proposal: Erection of 4 x 2 bed flats, 2 x 1 bed flats and 2 x 2 bed maisonettes, with associated car parking, access and landscaping (Variation of condition 2 (approved plans), 3 (Materials), 9 (bicycle storage), 10 (construction method statement) and 13 (landscaping details) of planning permission 161812.
 
Site Description and Surrounding Area     
The application site is a vacant piece of land approximately 0.16ha in area on the southern side of Bath Road and comprises a ‘T’ shape which would provide frontages onto both Bath Road and Circuit Lane. 

At the time of the site visit by officers the site had been cleared with excavation works taking place.

The surrounding area comprises semi-detached properties to the west side, a garage (Skoda) to the east side and Prospect Park is situated immediately north of the site across Bath Road that is classified. To the south is Circuit Lane and semi-detached properties on Circuit Lane. 

Proposal:    
The proposal is principally the same as the approved scheme 161812 (Erection of 4 x 2 bed flats, 2 x 1 bed flats and 2 x 2 bed maisonettes, with associated car parking, access and landscaping) save for the elevational changes to the flatted block fronting Bath Road and the size of the application site. 

The changes are only to the front elevation of the proposed block of flats fronting Bath Road. The changes involve the replacement of a middle lower front gable end with continuation of the main roof slope to frontage of the main block of flats fronting Bath Road. 

There are no changes to the approved footprint of the buildings and therefore the floor plans remain the same as previously approved.  As such only elevation plans for the proposed block fronting Bath Road and site plan for the whole site have been submitted. 

The site plan has been altered to exclude part of the site that is directly to the rear of 7 and 9 Circuit Lane.

Vehicular access to the site would be from Circuit Lane that will be widened as part of the approved proposal. 

Access from Bath Road to the proposed flatted block would be limited to pedestrians only, a situation that address the highway safety concerns associated with the scheme dismissed on appeal. 



Relevant Planning History:
161812/FUL - Erection of 4 x 2 bed flats, 2 x 1 bed flats and 2 x 2 bed maisonettes, with associated car parking, access and landscaping. Granted  and being amended by the current S73 application.

141363 – Erection of 3 x 3 bed houses and 2 x 2 bed maisonettes with associated car parking and access road. Granted February 2016

121143 – Erection of 3 x 3 bed houses and 2 x 2 bed maisonettes and associated car parking and access road. Withdrawn 12th December 2012

111791 – Erection of 3 x 3 bed houses and 2 x 2 bed maisonettes and associated works. Withdrawn 7th November 2011 

08/00087/FUL – Development of vacant land adjacent to 153 Bath Road to provide 6 flats and a detached bungalow (disabled facilities) for the current owners. Refused 24/11/08 and Appeal dismissed 12/03/2009.

CONSULTATIONS

RBC Transport - This application for a variation of a condition relating to permission 07/00412/FUL. The proposed changes to the parking layout are acceptable as the development retains the 14 parking spaces. There are no transport objections in respect of this application.

RBC Natural Environment (Trees and Ecology) – No objection subject to pre-commencement conditions on the need for submission and approval of protection measures for the adjacent Local Wildlife Site. The approved measures to be implemented prior to all works on site, including the widening of Circuit Lane, and retained until completion

RBC Environmental Health Protection – No objection subject to conditions on the need for noise and land contamination assessments as well as informatives on working hours

Berkshire Archaeology – No objection.  I can confirm that the Archaeological Evaluation report satisfactorily details the result of trial trenching completed in accordance with a previously approved WSI (161812).

The results of the trenching showed the site to have a low potential for archaeological remains. No further archaeological work is needed at the site. 

Public consultation

Notification letters were sent to all premises adjoining the site.
Comments were received from neighbouring number 155 highlighting the following: 
· Need for clarification on the proposed changes to the approved scheme
· Boundary treatment and returning wall details with neighbouring number 155

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'.

National Planning Policy
National Planning Policy Framework (2012) 

Reading Borough Local Development Framework Core Strategy (2008)
CS1: Sustainable Construction and Design
CS2: Waste Minimisation
CS5: Inclusive Access
CS7: Design and the Public Realm
CS9: Infrastructure, Services, Resources and Amenities
CS14: Provision of Housing
CS15: Location, Accessibility, Density and Housing Mix
CS16: Affordable Housing
CS24: Car/Cycle Parking
CS33: Protection and Enhancement of the Historic Environment 
S38: Trees, Hedges and Woodlands

Sites and Detailed Policies Document
DM1: Adaptation to Climate Change
DM3: Infrastructure Planning
DM4: Safeguarding Amenity
DM6: Affordable Housing
DM10: Private and Communal Outdoor Space
DM12: Access, Traffic and Highway-Relates Matters
DM18: Tree Planting

Supplementary Planning Documents
Planning Obligations (Revised) (2013)
Revised Sustainable Design and Construction SPD (July 2011)
Revised Parking Standards and Design SPD (October 2011)
Affordable Housing SPD (July 2013)

Other documents
A Tree Strategy for Reading (June 2010)

APPRAISAL
The principle of the proposed development on the site has already been considered acceptable in terms of granted permission 161812FUL. The current proposals seek to amend the extent of the application site and the front elevation of the proposed block of flats fronting Bath Road. Subject to other planning considerations the principle of the development is considered acceptable.

Design/ appearance of development
There are no changes to the approved 2 x 2 bed maisonettes fronting Circuit Lane in terms of siting, layout, size and scale. The 2 x 2 bed maisonettes are therefore considered acceptable. The changes to the front elevation of the block of flats fronting Bath Road simplifies the roof by introducing a continuous main sloping roof that is considered acceptable.  As previously concluded, the proposed development is considered to accord with policy CS7 that seeks to ensure high design quality that maintains and enhances the character and appearance of the area in which it is located

Residential Amenity
As there are no changes to the footprint, size and scale of the approved development, the alterations are not considered to have an adverse effect to the neighbours in terms of overlooking, loss of light or being overbearing.

[bookmark: _GoBack]Whilst the communal amenity space has been reduced in size as a result of the alterations to the site that now excludes part of the site directly to the rear of 7 and 9 Circuit Lane, communal amenity space to the block of flats that includes front garden with pedestrian access only from Bath Road is retained. Retained communal amenity space to the maisonettes is also considered adequate. The communal outdoor rear and front garden amenity space for the block of flats fronting Bath Road and that that for the maisonettes is considered of an appropriate size that accords with policy DM10 of the Sites and Detailed Policies SPD.

Transport, Access and Parking
As previously approved access from Bath Road will be restricted to pedestrians only with all vehicular access coming off Circuit Lane. The existing vehicular access from Bath Road will be abandoned and the footway reinstated to line and level. 

The Council’s Transport Officer has assessed the amended site layout and concluded that the parking provision and access arrangements to the site accord with the Council’s standards.  As previously approved, works to widen the width of Circuit Lane to 4.1m that is sufficient to accommodate two-way traffic flows will need to be agreed by way of a Section 278 Agreement and this will be stipulated within the S106 Agreement.  The proposal also includes an improvement to the junction with the main classified C403 Circuit Lane to provide a 4m radii. This is required given that the proposal will increase the vehicular traffic through this junction. These upgrades are required to ensure that the level of vehicular traffic that is expected from the development can be accommodated without compromising the safety of other Highway users i.e. pedestrians, cyclists etc. 

Contaminated Land
The proposed development site lies within 48m of an historic gravel pit and a garage which has the potential to have caused contaminated land. As such the Council’s Environmental Health Officer has recommended appropriate conditions to ensure that future occupants are not put at undue risk from contamination.


Trees and Landscaping
The widening of Circuit Lane for access purposes will encroach into the wildlife area located on the opposite side of Circuit Lane to the site. The council’s Natural Environment Officer have assessed the proposed development and raised no objection to the proposal subject to appropriate conditions in relation to works in the vicinity of the Local Wildlife Site and tree protection. Details of soft and hard landscaping to enhance the setting of the proposed development and the setting of the area have been submitted and approved in accordance with the requirements of condition 13 of original permission 161812.  However, tree protection details would still be required prior to commencement of works to widen Circuit Lane. 

Archaeology
Previous approved scheme 161812 included a condition requiring some archaeological investigation on the site. The investigations were carried out and an Archaeological Evaluation report of the findings has been submitted with this application. Following consultations with Berkshire Archaeology, the report satisfactorily details the results of trial trenching completed in accordance with a previously approved WSI. The results of the trenching showed the site to have a low potential for archaeological remains. As such, Berkshire Archaeology has advised that no further archaeological work is needed on the site and as such the proposed development would accord with policy CS33 in terms of not affecting heritage assets. 

Previous conditions
Acceptable details were submitted to allow for the discharge of conditions 3 (materials), 4 (archaeological works), 5 (bicycle storage), 10 (construction method statement), 11 (site clearance method) and 13 (landscaping details). These details have also been submitted as part of the current S73 application and therefore it is considered appropriate to vary conditions 3, 5, 10, 13 to ensure the development is implemented in accordance with the approved details. As explained in the above paragraph with regard to condition 4 (archaeological works), the site has a low potential for archaeological remains to warrant retaining the condition. In relation to 11 and 12 (site clearance), the site has already been cleared and it would therefore be unreasonable to retain the condition. All other outstanding conditions would be re-imposed to ensure the development is acceptable in planning terms.

Issues raised by third parties
The proposals were clarified as requested by a neighbour. The current application does not alter the footprint of the permitted scheme and therefore would not have an impact onto the boundary treatment and returning wall with neighbouring number 155 Bath Road. 

Planning obligations
The Council implemented its Community Infrastructure Levy (CIL) on 1st April 2015 and planning applications decided after the 1st of April 2015 may be liable to pay the levy. This proposal would be liable to pay the levy. 



S106 Contributions
Affordable Housing
Policy DM6 (within the SDPD) states that for residential development of 5-9 dwellings, a 20% onsite provision as affordable housing. This approach is considered to be entirely consistent with the NPPF. As previously agreed, the applicant has agreed to enter into a S106 legal agreement to secure one 2-bed maisonette as an affordable unit or an equivalent as a financial contribution.

Transport contributions
The contribution of £14,000 previously sought towards the upgrade of the pedestrian crossing to a Puffin Crossing which improves safety and provides better facilities for the partially sighted would still be required to make the development acceptable in planning terms. As the pedestrian crossing is within 35m of the application site and its improvement would deal with the additional trips generated by the development, it is considered to accord with 3 tests within paragraph 204 of the NPPF that states "Planning obligations should only be sought where they meet the following tests

· Necessary to make the development acceptable in planning terms
· Directly related to the development
· Fair and reasonably related in scale and kind to the development” 

In addition the S106 should include a clause that requires the applicant to enter into a Section 278 Agreement prior to commencement of development to ensure that Circuit Lane is widened to 4.1m in width to accommodate two way traffic flow and to provide a 4m radii at the junction with the main classified C403 Circuit Lane.

Equality
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.

In terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

CONCLUSION

GRANT PERMISSION subject to S106.

Case Officer: Ralph Chakadya





