


DELEGATED APPLICATION REPORT - Application No.: 170577
Address: 226 Wokingham Road
Proposal: Change of use from D1 Non-residential Institution (Physiotherapy
Clinic) to Sui Generis House in Multiple Occupation to include a single storey rear extension, car parking, bin and cycle storage.
Case officer: Alison Amoah

Site Description and Surrounding Area:
The application site is a detached traditional brick built three storey property, most recently within D1 use class (Physiotherapy Clinic), located in an elevated and prominent position on the corner of Wokingham Road and Green Road.  There are garden areas to the front and rear and car parking accessed from Green Road and number of existing trees to the front and side boundaries (with no. 228).  It has an existing part width single storey rear extension.

The area is predominantly residential.

Proposal: 
· Change of use to a 9 bedroom HMO, latterly confirmed as for single occupancy, i.e. 9 persons.
· Single storey, full width rear extension of 11m wide, 4.2m deep (existing 3.5m), maximum height 4m (existing 3.8m) with rear facing windows and doors and roof lights.
· Removal of rear chimney to facilitate the single storey extension.
· 4 no. car parking spaces (as amended).
· Provision of bin store and cycle store to the rear.

Materials would be to match existing.

Plans considered: All received 11th April 2017:
Site Location and Block Plans – Drawing no: 16018-PL-01 Rev A
Existing Site and Ground Floor Plans – Drawing no: 16018-PL-02 
Existing First and Second Floor Plans - Drawing no: 16018-PL-03
Existing NE & NW Elevations - Drawing no: 16018-PL-04
Existing SW & SE Elevations - Drawing no: 16018-PL-05
Proposed Site & Ground Floor Plans - Drawing no: 16018-PL-06 
Proposed First & Second Floor Plans – Drawing no: 16018-PL-07 
Proposed NE & NW Elevations - Drawing no: 16018-PL-08 Rev A
Proposed SW & SE Elevations - Drawing no: 16018-PL-09 Rev A
Proposed Cycle Store – Drawing no: 16018-PL10 

Other documents:
Design and Access Statement, prepared by Weston and Co Architects, dated 10/4/17, received 11th April 2017

Amended plans received 19th June 2017:
Proposed Site & Ground Floor Plans - Drawing no: 16018-PL-06 Rev B
Proposed First & Second Floor Plans – Drawing no: 16018-PL-07 Rev B
Proposed SW & SE Elevations - Drawing no: 16018-PL-09 Rev C
Proposed Cycle Store – Drawing no: 16018-PL10 Rev A

Amended plan received 4th August 2017:
Proposed Site & Ground Floor Plans - Drawing no: 16018-PL-06 Rev D
Proposed Cycle Store – Drawing no: 16018-PL10 Rev C

[bookmark: _GoBack]Relevant Planning History: 
15066 - Surgery – Approved 20/10/1967
86/TP/0120 - Continued use of ground floor of house as medical consulting rooms disposed on in accordance with G.D.O. – Approved 27/8/1998

Consultation Responses: Nos. 224 & 228 Wokingham Road, 1 Green Road and 1 Regis Park Road were consulted.  Four objections were received, summarised as follows (full responses are available to view online via www.reading.gov.uk):

Increase in parking pressure in the area with recent launch of the new University and Hospital parking scheme, cars that are frequently parked by people travelling into Reading on the no. 17 bus for work or shopping or the students who cannot park on the university campus and/or are unwilling to pay for parking within the new hospital/university parking scheme. A nine bedroomed HMO dwelling without adequate parking will exacerbate this further.

The day to day reality is that a 4 bedroomed HMO dwelling needs parking for 3 cars (e.g. no. 32 and no. 28 Green Road). On this basis there will be a minimum of 6 cars associated with this HMO and possibly up to 9.

It will exacerbate the illegal parking on Green Road which has become a serious safety concern. Cars are now regularly parked fully (and illegally) on footpath.  Parents with buggies and young children have to walk on the road, unaccompanied children from Alfred Sutton Primary school and Maiden Erlegh Reading schools have to walk on the road, disabled people in electric buggies have the move onto the road and stay on the road until they can remount the footpath at the next dropped kerb. 

The lack of available on-street parking will decrease the value of my property as my property is one of two that has no off road parking. 

A reduction in the number of rooms and a re-arrangement of the parking area to accommodate at least 6 cars could facilitate enough parking to avoid these issues. The introduction of a residents parking scheme would also be a suitable way forward.

A previous development within approx. 50m of 226 Wokingham Rd on Regis Park Rd has an order in place outlawing tenants from having cars to alleviate the problem.  

There simply is not enough parking space to cope with this number of tenants.

The developers have already removed 3 mature trees that shielded our back garden from being overlooked by 226 Wokingham Rd. Changing the nature of the rooms in 226 Wokingham Rd and the number of occupants adversely infringes on our privacy.

Rob White has been working very hard to have trees planted to replace those removed with earlier building projects. We are worried at the rate of the work being completed before any planning has been approved. Such a large dwelling will have a detrimental affect on the nature of the whole road and could impact upon our whole community.

RBC are actively encouraging play streets; we have our own play street every day, but we will not feel confident allowing our children to play outside with so many more cars coming and going on a regular basis.

This is an overdevelopment in an already overcrowded area.

There is also an existing issue with some residents from the student accommodation block in Regis Park Road parking in Green Road, in breach of a planning condition which stated that students should not bring cars to Reading.

Environmental Protection and Nuisance (Private Sector Housing) – Conversions: The works set out in this application will also require approval from the Council’s building control office to ensure compliance with any relevant building regulations.  It is therefore assumed that concerns about fire safety, means of escape, ventilation and sound insulation will be reviewed and addressed by building control if works proceed.  This memorandum is intended to give an overview of relevant concerns and is not a substitute for building consent.

Means of escape: Adequate fire precautions will be required in line with the requirements set out in the Guide to Fire Safety Standards applicable to mandatory licensable HMOs available at: www.reading.gov.uk/hmo 

Note: these should include a half hour fire door to the utility room accessed off the ground floor hallway, and appropriate, interlinked fire detection within the laundry room.

Houses in Multiple Occupation (HMOs) - As the property is to be occupied by three (3) or more tenants forming two (2) or more households the property will be classed as a House in Multiple Occupation (HMO). HMOs must meet the requirements of the Housing Act 2004.  

Licensing of Houses in Multiple Occupation - Under the Housing Act 2004, HMOs of 3 or more storeys and with five (5) or more occupants require a licence. The applicant’s attention should be drawn to this legislation as there is a fee payable for the licence, and the penalties for not obtaining a licence for a licensable property are very high. 

The HMO licence, if permitted, will restrict the number of occupants to a number deemed appropriate based on both room sizes and amenities available.  From the details available this proposal may be suitable for up to 10 occupants – although more detail would be required to confirm this.

I have no objections to the proposal provided it is carried out in full compliance of current Building Regulations.  If permitted, I recommend inclusion of the following informative. 

Your attention is drawn to the requirements of the Housing Act 2004 (and regulations made under the legislation).  More information about these requirements can be obtained at www.reading.gov.uk/hmo.

Environmental Protection and 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


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 - I note that regrettably the large trees to the rear of the site have been recently removed. The trees were not subject of a Tree Preservation Order. 

There will be no changes from this application to the property frontage and the rear extension will have little harm to the wider amenity of the local area. If planning permission is granted please include a condition of landscaping to include the retention of the boundary hedge adjacent to Green Road. The new hedge proposed for screening and privacy will need to match the existing and would not be Laurel (Prunus rotundifolia). I would also like to see new trees / landscaping in the strip of lawn at the rear of the property in order to provide sustainable tree cover on site.

Transport: The site is located on the corner of Green Road and Wokingham Road which is main transport corridor in and out of Reading and is located within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards and Design SPD.  Typically these areas are within 400m of a Reading Buses high frequency ‘Premier Route’, which provides high quality bus routes to and from Reading town centre and other local centre facilities. 

In accordance with the adopted Parking SPD, the proposed HMO development would be required to provide 0.25 on-site parking space per bedroom totalling a required provision of 3 parking spaces; therefore the 3 parking spaces proposed and illustrate on submitted plans conform to the  Councils current adopted standards.  Off street parking will be accessed via the existing access point located on Green Road.   

Although the development site is not currently located in a permit controlled area it is located close to roads were the Councils Residential Parking Permit scheme operates; therefore if this application is approved there should be an assumption that any future occupants of the proposed dwelling will not be issued with a resident parking permit which should be covered by condition and an informative applied.  This will ensure that the development does not harm the existing amenities of the neighbouring residential properties by adding to the already high level of on street car parking in the area.

In accordance with the Council’s Parking Standards and Design SPD, cycle storage for a HMO should be provided at a ratio of 0.5 secure cycle storage spaces for letting room in the form of a Sheffield type stand within a lockable store.   Plans submitted indicate an area of storage adjacent to the bin storage area but does not provide information as how the cycles will be secured inside the storage area.  However, I am happy to deal with by condition in this instance.

A bin storage area is indicated in the submitted plans located at the rear of the property. Bin storage should comply with Manual for Streets and British Standard 5906: 2005 for Waste Management in Buildings and should be located no further than 15m from the access point of the site to avoid the stationing of service vehicles on the carriageway for excessive periods.  It is recommended that the Councils Waste Management team be contacted to ensure the correct capacity of bins is provided for the proposed size of the HMO. 

In principle Transport do not have any objections to this proposal (subject to the conditions and informatives) [no parking permits, vehicle parking in accordance with approved plans, bicycle storage] as off street car parking provision is proposed at the rear of the development and the number of trips to the site will be a reduction to those made when the building was of D1 use (Physiotherapist).

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 CS2: Waste Minimisation
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 CS23: Sustainable Travel and Travel Plans
Policy CS24: Car/Cycle Parking
Policy CS31: Additional and Existing Community Facilities
Policy CS34: Pollution and Water Resources

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

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)

APPRAISAL:
For conversions to residential the main policies are: Policy CS18, which 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 a sui generis large HMO is 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’ (i.e from C3 dwellinghouses to flats or HMOs (both small C4 use and sui generis HMOs).  In addition para 4.2 refers to the requirement to assess large HMOs under the threshold guidance set out in Section B.  The SPD sets out a number of checklist items.  

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


a) Principle of residential development; Does the conversion of the property result in unduly diluting or harming a mixed and sustainable community?
The key issue is whether the loss of a D1 use is acceptable under Policy CS31, which states that “Proposals involving the redevelopment of existing community facilities for non-community uses will not be permitted, unless it can be clearly demonstrated that there is no longer a need to retain that facility.”

The Applicant provided a letter from Haslams (dated 29th June 2017) which sets out the process of marketing which took place over a period of seven weeks.  It was marketed as a D1 use with the potential for office or residential uses subject to planning permission.  There was a very low level of interest from D1 users and of 60 parties that viewed it only one put in a bid and there was only one further bid from a potential D1 user.  One did not provide the necessary information and the other bid, from a nursery, was subject to conditions of being able to gain consent for a large rear extension, which would have made the site unsuitable due to the loss of the parking area, absolutely necessary for the dropping off and picking up the children.  

Its former use (pre the physiotherapist) was as a doctors’ surgery, which relocated to another property due to this premises no longer being suitable for its needs.  Indeed a discussion with the Clinical Commissioning Group has made it clear that this is not the type of site that they are focussing on with regard to gp practices, which are largely targeted at purpose –built, one-stop shops for a range of services.  

The previous physiotherapist did not show interest in purchasing the property and Haslams are of the view that a number of potential occupiers are unlikely to want a number of treatment rooms split over a range of floors, especially without lift access.  

It is considered that reasonable efforts have been made to market the property for an ongoing D1 use.  The premises does not appear to provide the type of accommodation sought by a range of D1 users and on balance its loss and change of use to residential would be a reasonable approach.  This would meet policy requirements of CS14 in providing additional residential accommodation.  Indeed it should be noted that the last permission (86/TP/0120) related to the use of the ground floor as medical rooms with the upper floors intended to be retained for residential use.  

In addition to the loss of D1 use Policy DM8, sets out specific requirements to be met to determine whether a property is suitable to be converted to a large HMO, i.e. it needs to have four or more bedrooms (as originally built) or a gross floor area of 120m2 or more when measured externally.  The property meets this requirement and therefore the conversion into a large HMO would be acceptable in principle in this regard.  

Further assessment as to whether a property is suitable for conversion is whether such a conversion would result in unduly diluting or harming a mixed and sustainable community.  This is assessed using the ‘tipping point’ calculation, which is defined in the Residential Conversions SPD as “planning permission will not normally be granted where the proportion of HMOs will result in HMOs representing 25% or more or the residential properties within a circle of 50m radius measured from the application site” (para. 5.43).  

The concentration of HMOs in the area surrounding the application site has been calculated as a percentage of the total estimated number of existing HMOs (C4 or sui generis) against the total number of residential properties, i.e. those falling with C3, C4 or sui generis HMO use.  Available data from Environmental Health, Council Tax, extant (unimplemented) permissions for HMOs, and data on sites such as Rightmove, and data held by the Enforcement Team, has been used.  The total number of properties within the 50m radius, including the application site, has been calculated as 14 no (excluding purpose built flats).  The total number of properties within HMO use, using the above sources of data, is estimated to be 3 no. (Including the application site) and therefore the overall percentage is calculated as 21.4%.  The principle of the conversion of the application property to a 9 person large Sui Generis HMO is considered acceptable.

	The principle of the change of use is therefore acceptable subject to meeting other 	policy 	requirements below.

b) 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 each unit as follows, meets the meets the minimum standards as set out in Appendix 1 of the SPD and are therefore generally acceptable in this regard, based on single occupancy (as confirmed in the Design and Access Statement) and would accord with National guidance  

Ground Floor
Bed 1 – 17.6sqm
Bed 2 – 11.5sqm
Bed 3 – 10.5sqm

First Floor  
Bed 4 – 12.2sqm
Bed 5 – 11.4sqm
Bed 6 – 10.6sqm
Bed 7 - 12.4sqm

Second Floor 
Bed 8 – 11.5sqm (useable space)
Bed 9 – 12.1sqm (useable space)

Communal Space
	Lounge/kitchen/dining – total 40.5sqm

Loft rooms - For loft rooms the guidance states that these would be acceptable where there is sufficient headroom.  The maximum floor to ceiling height within the loft rooms is 2.25m, which meets the good practice minimum standard of 2.15m.standard. 

Sound Insulation – Each unit should be appropriately insulated to meet building regulation standards and to comply with policy requirements (DM4 & 8).  This would be addressed through Building Regulation requirements.  However the plans identify that additional sound insulation is proposed within specific areas of the dwelling including between bedroom 3 and the laundry room, and bedroom 6 and 7 at first floor above the communal areas. This is described by the applicant as likely to involve introducing high density mineral wool in to the floor void, and a high density and thick acoustic plasterboard to the ceiling fixed to the joists with steel resilient bars.

External windows – All habitable rooms do benefit from external windows and additional rooflights were introduced to bedroom 8 and a lightwell with roof light to bedroom 2 to improve the light within those areas  (amended plans rec 19/6/17) further to officer advice.

Communal Space – There would be a very large communal area, comprising kitchen, lounge and dining area which would be the full depth of the property. This would be adequate space for 9 residents.  

Amenity Space – It is proposed to retain the garden area to the front and side and introduce a rear terrace and will provide adequate amenity space for future residents.  In addition there are public open spaces within walking distance of the site including Palmer Park.

Landscaping – Further to comments from the Natural Environment Officer an amended plan was submitted (16018-PL-06 Rev B) which includes a new oak to the front and two further trees to the eastern boundary to the rear of the property, and extending the existing privet hedge, on the western boundary, in the place of the removed steps.  

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 partially achieves this, but as set out above additional sound insulation is proposed in those areas where such a layout is not possible. 

Bin storage – Sufficient refuse containers should be provided and sympathetically located with regard to their visual impact.  A bin store, clad in western red cedar  which can accommodate the required 1x 360 litre general waste, and 2x 240l recycling bins, is proposed in the rear garden.  This is within the relevant pulling distances of the highway.

c) 	Design of the proposed extension 
The proposed rear extension would have no effect on privacy or overlooking, and would not be visually dominant or overbearing, and would be of an appropriate design, and is therefore considered would accord with policy (DM4, DM7, DM9).  

d) 	Car/ cycle parking
Transport has confirmed that the proposed three car parking spaces meets adopted standards, but did state that although the application is not currently in a parking permit controlled area it is located close to roads where parking permit schemes operate.  Conditions and informatives are therefore attached to ensure that future residents would not be issued with a residents parking permit for the surrounding residential streets for existing and future parking permit schemes.  This would go some way to address the main issue raised through objections received (summarised above).  In addition the amended plan now includes a further space, bringing the total to 4 no.

Cycle storage for a HMO should be provided at a ratio of 0.5 secure cycle storage spaces for letting room in the form of a Sheffield type stand within a lockable store.   A condition is included requiring further details to be submitted.



e) 	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 EP&N standing advice is that mitigation is required for developments which introduce sensitive receptors (which includes residential) and suggests some examples.  The following would be relevant to the proposed scheme.  
· Mechanical ventilation – inlets from the ‘clean’ side of the development, long term maintenance needs to be addressed
· Habitable rooms – consider placing stairwells, corridors and bathrooms on the façade fronting pollution source
· Non-opening front windows – this should only be considered in certain circumstances, needs to be balanced against loss of freedom for future occupants

The proposed site offers limited or no opportunities for mitigation.  The proposed layout, save for bedrooms on the ground floor, is likely to be similar to the property’s original residential layout.  The building is set well back from Wokingham Road and has existing mature trees and a proposed additional oak tree to the front.  The communal space on the ground floor has windows to the side and rear as well as the front which would allow ventilation of this space without having to open the front window. No condition is recommended in this instance.

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

f)	Impact mitigation/ infrastructure contributions
S106 for affordable housing is not applicable to HMOs.

With regard to CIL this would only be payable if the extension were 100sqm or more, so in this case there would be no CIL payable.

RECOMMENDATION:

APPROVE

1) The development hereby permitted shall begin no later than three years from the date of this full planning 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:

	Proposed Site & Ground Floor Plans - Drawing no: 16018-PL-06 Rev D received 4th 	August 2017
	Proposed First & Second Floor Plans – Drawing no: 16018-PL-07 Rev B, received 19th 	June 2017
	Proposed NE & NW Elevations - Drawing no: 16018-PL-08 Rev A, received 11th April 	2017
	Proposed SW & SE Elevations - Drawing no: 16018-PL-09 Rev C, received 19th June 2017
	Proposed Cycle Store – Drawing no: 16018-PL10 Rev C, received 4th August 2017

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

3) The materials to be used in the construction of the external surfaces of this development shall match those used on the existing building.

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 and DM9.

4)	(a) 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.
(b) 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.
(c) 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.
5)	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.

6) 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.

7) The flats hereby approved shall not be occupied until the Council has been notified in writing of the full postal address of the units.  Such notification shall be addressed to the Council's Planning Manager (Implementation) quoting the planning application reference specified in this Decision 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/houses/flats/apartments 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.

8) Prior to any agreement being entered into for a new occupation of, or transfer of any interest in, the residential flats hereby approved the prospective occupier/transferee shall be informed of the prohibition on entitlement to a car parking permit for any existing residential parking permit schemes and future schemes on adjacent and surrounding streets.  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.  

	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 Policy 	CS24 and Policy DM12.

9) The HMO use at ground, first and second floors hereby approved shall be restricted to 9 no. single occupancy bedrooms, with a maximum of nine tenants at any one time.  

Reason: As an increase in the number of occupants could impact on the amenity of existing and future occupiers of the property and neighbouring properties in accordance with Policy DM4 and Policy DM8.

10) Prior to occupation measures shall be implemented to protect the building 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 is 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.

11) 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.

12) 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 CS2 and 	CS34.

13)	In this condition ‘retained tree’ means an existing tree which is to be retained in accordance with approved plans and particulars; and paragraphs a) and b) below shall have effect until one year from the date of occupation of the development hereby approved.
a) No retained tree shall be cut down, uprooted or destroyed, nor shall any retained tree be topped or lopped other than in accordance with the approved plans and particulars, without the written approval of the local planning authority.  Any topping or lopping approved shall be carried out in accordance with in accordance with the relevant recommendations of appropriate British Standards or other recognised Codes of Good Practice
b) If any retained tree is removed, uprooted or destroyed or dies, another tree shall be planted at the same place and that tree shall be of such size and species, and shall be planted at such time as may be specified in writing by the Local Planning Authority.
c) No materials, soil, rubbish or vehicles shall be deposited or stored in any area fenced in accordance with this condition and no fires shall be lit, and no raising or lowering of ground levels shall take place within this area. No drains, pits, ditches or trenches shall be dug in or run across the area protected by the fencing, at any time before, during and after the development of the site, unless otherwise agreed in writing by the Local Planning Authority.
	
	Reason: To ensure that retained trees are adequately protected, in the interests of 	the visual amenities of the locality in accordance with Policy CS38 and Policy CS7.

Pre-Commencement re-14
14)	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. 

15)	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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16)	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. 

17)	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 management plan 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, and Policy DM8, and the Residential Conversions Supplementary Planning Document (November 2013). 

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.

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

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.

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 occupiers of the residential units 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 Core Strategy Policy CS24 and Sites and Detailed Polices Document Policy DM12. The site is located close to local facilities, with frequent public transport services on nearby roads. 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.

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. 

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.

To minimise the disturbance by noise of future residential occupiers of the HMO and its effect on neighbouring residents, residential accommodation must be designed and constructed or converted so as to achieve the insulation requirements set out in Building Regulations Approved Document E.

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

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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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.  



