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1. Background
Reference is made to Reading Borough Council Local Plan 1.4 Context.  1.4.1 and 1.4.2 refers to the Council being a partner in delivering sustainable development and involves greater emphasis on pre-application discussions and negotation throughout the process.

This process was carried out by MCM Consultants with the local council, principally Ethne Humphreys, Planner, over the last approximately nine months and involved emails, telephone discussions, a form pre-application enquiry Ref. 161636/PREAPP- Extension to Existing Dwelling House and Sub-Division into Three Flats.  

The pre-app process concluded with a meeting on site  on 15th February 2017 which is recorded in notes which form part of this supporting document.   The meeting referred to was an ongoing discussion to respond to the Council’s pre-app report issued on 16th December 2016.  That pre-app report also forms part of this supporting document. The Council’s Pre-Application Report highlighted the relevant Planning Issues, which have been addressed in this document and the notes to the site meeting of 15th February 2017.

The following summary refers mostly to Local Plan issues discussed and negotiated througout the pre-application process.   In general, many of these points are covered in more detail in the Notes to the Site Meeting attached. (Where, in general, the notes to the meeting cover compliance with relevant Policies, the relevant number of the point in those notes is referred to in this supporting document, rather than reiterating the Planning Issue and compliance thereto.)

The intention of this supporting document, together with the pre-application report from the Council and the notes from the site meeting, is to show that the Applicant, the Applicant’s Agent and the Council followed the Local Plan recommendations referred to above in 1.4.1 and 1.4.2 and achieved a proposal which forms the Planning Application and which is understood can now be determined favourably by the Council, given that it appears to satisfy all relevant aspects of Policy.   

2. Local Plan Reference Figure 2 “The vision is maintain and improve the quality of life in Reading….. with a core objective of access to decent and affordable housing”.  

The proposal in this Planning Application makes a contribution to achieve the aim of this Local Plan issue.

3. Local Plan Reference 2 “Presumption in favour of sustainable development ….  applications must be determined in accordance with the Development Plan”.

The proposal in this Planning Application, having been developed through the pre-application process, is now understood to be in accordance with the Local Plan as demonstrated by the relevant drawings, specifications and this supporting document.
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4. Local Plan Reference 4 – Policy DM1.

In relation to this Policy, there is no nett increase in surface water area and the garden/ amenity area proposed for Lower Ground Flat 2 will be surfaced in a porous / vegetable material and not require additional drainage.

5. Local Plan Reference 4.4 – Policy DM4 Safeguarding Amenity
The relevant points of Policy DM4 that require to be satisfied have been highlighted in the  Council’s pre-app report and responded to during the site meeting of  15th February 2017.   Refer particularly to Points 3,4, 5, 6 and 7 of notes of the site meeting.   In general, the explanation in those points demonstrate compliance with Policy DM4.

Re. provision of amenity space, per Point 8 of the notes of the site meeting of 15th February 2017, there is no requirement for amenity space for the two one bedroom flats and the proposed external couryard for the lower ground 2 bedroom flat has been accepted as being suitable and appropriate. 

6. Local Plan Reference 5 – Housing – 5.1.1
Reference is made to providing a range of housing that matches the needs of the population of the Borough.

The application proposal complies with this requirement of the Local Plan by providing 2 x one bedroom flats and 1 x two bedroom flat.

5.1.4 of the Local Plan refers to household make up forecasts 2016 – 2026 where lone parent account for 14% and one person accounts for 67%, together forming 81% of housing needs.    It is accepted, as the Local Plan says in 5.1.5, that this is an over simplification of needs and that there are other more diverse requirements.  Nevertheless, by any analysis, the application proposal is a Policy fit in relation to the pre-dominant Council requirements for housing type.

7. Local Plan Reference 5.2 – DM6
With reference to the matter of affordable housing, this will be addressed by a submission being made separately from this application and directly by the applicant to the Council.

8. Local Plan Reference 5.4.4 – DM8
The property has already been confirmed as greater than 120 metres sq.  and therefore, the principle of conversion and extension is, in principle, acceptable on this basis.   As stated in the Council’s pre-app report, P3 and P4, other issues of DM8 required to be confirmed as complying with Policy and, in general, it has been accepted by the Council that the application proposal does satisfy these issues, as defined by DM8 and the SPD.  

In compliance with DM8, given that “where there are 4 or fewer units one should be suitable for family accommodation” the lower ground flat comprises two bedrooms.
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9. Local Plan Reference - Impact of Conversion and Amenity of Future Residents of the Property –
Re Policy DM4 (Safeguarding Amenity) the issue of providing adequate level of natural light or sunlight to lower ground front habitable rooms has been analysed and compliance has been demonstrated on the sectional drawing submitted as part of this application and as demonstrated and discussed with the Planner at the site meeting 15th February 2017.  Further demonstration of compliance with this particular issue will be provided by a BRE Daylight / Sunlight Report which will be submitted to the Council.  (It is accepted that the Planning Application could contain a condition requiring the Report to be submitted and Approved in writing by the Council prior to the implimentation of a potential Planning Approval).
 
10. Local Plan Reference DM9
The extension should respect the character of the house and of neighbouring properties and the street as a whole and does not present a blank façade. 

The amended design proposals, submitted at the meeting of 15th February 2017, were discussed in relation to this Policy issue and the application proposals where considered acceptable, as noted in Point 7 of the notes of the meeting. 

11. Local Plan Reference – Bicycle Storage
Bicycle storage space is proposed as follows:  
Lower ground flat – external area in front lower courtyard.
Ground floor one bedroom flat – bicycle to be wall mounted vertically parallel to front wall on a propriatory wall mounting bracket.  (This allows the bicycle to be stored securelyon the wall in the area to the left hand side of the front door.)
First floor flat – bicycle storage area to be created to an area of 0.5m.sq. comprising a platform projecting from the edge of the pavement over the lower courtyard to allow a bicycle to be secured in the vertical position.

12. Refuse Collection
It has been confirmed by the Council that the current and foreseeably ongoing practice for rubbish collection in Norwood Road is for bags of rubbish to be placed in securely fastened, strong plastic bags on the appropriate days of collection.  This would be the process required by the Council for the residents of the three proposed properties. However, an integral aspect of the design in each of the three properties is for the kitchens to have propietery containers for 3  /  4 different types of recycleable materials which would allow the material to be collected and taken to a recycling depot. This would reduce bagged refuse  to be placed in the street by up to 70%.  It is accepted that any approval may be conditioned that details of recycleable to be provided within each of the properties should be submitted in detail to the Council for approval prior to a Planning Approval being implemented.










Facilities Management  Space Planning  Project Management  

 Architecture & Design  Development Consultancy 


   M C M   C O N S U L T A N T S    
Architecture, Urban and Townscape Design, Town and Country Planning

12th May 2017                                                                                                                        5/5

13. Parking
It is accepted that the Planning view of parking would be that there would be no further provision of car parking spaces for the development on the basis that it is acceptable from a Planning viewpoint for any car owners to use publicly available car parking facilities which are situated relatively close by.  It is understood the property currently has provision for permits for one or possibly two cars and it is anticipated that this provision, from discussions with the Council, would not be taken away, the issue being that there would be no additional car parking permits provided.

14. It is confirmed that a BREEAM domestic refurbishment report will be provided prior to work commencing and it is accepted that any Planning Approval would contain a condition that this report is to be submitted and approved prior to any work commencing on site.

15. It is understood that the issues covered in this supporting document satisfactorily demonstrate general compliance with the relevant Policy issues relating to this Planning Application given that those issues were the ones that 

a) were raised by the Planner in the pre-app report from the Council
b) were responded to by the applicant and / or MCM Consultants as agents
c) were identified by MCM Consultants and commented on with supporting evidence.

NB   Attached to this supporting document is a copy of Reading Borough Council Pre-Application Report dated 16th December 2016 and notes reflecting the meeting and discussions that took place at a site meeting on 15th February 2017 at 24 Norwood Road.  Both of these documents are referred to in the above supporting document and, as such, form an integral part of it. 







Appendix (i)  Notes of site meeting 15th February 2017

Appendix (ii)  Plannning Enquiry Report 16th December 2016
(Separate attachment)
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For the attention of :  Ethne Humphreys
Reading Borough Council
Planning
Civic Offices
Bridge Street
Reading
RG1 2LU

YOUR REF: 161636/PREAP
5th May 2017

NOTE OF SITE MEETING DISCUSSION
On 
Wednesday 15th February 2017
AT 
24 Norwood Road, Reading RG1 3LD

	IN ATTENDANCE:  
	Ethne Humphreys
	Reading Council Planner

	
	John McManus
	MCM Consultants

	
	Chris McManus
	Property owner and Applicant



1. On meeting outside the house on Norwood Road, I first advised that in the light of your planning enquiry report of 16th December 2016, I had amended and reduced the proposed scheme to one x 2 bedroom flat and two x 1 bedroom flats and presented the updated drawings. (Copies attached.)  The amended scheme was intended to address concerns raised in the planning enquiry response.  

2. We agreed that the broad principle of sub-division was acceptable, given that it satisfied the requirements of Policy DM8.

3. We then discussed your concern re. “adequate levels of natural daylight or sunlight” to the habitable rooms facing south from lower ground.  I presented section drawing attached showing the 25 degree line from the centre of the lower ground window, which demonstrated that the 25 degree provision was being adhered to and that the flats opposite were some distance away and slightly off centre of the lower ground window.   On viewing this issue for the first time on site and reviewing the sectional drawing presented, you felt the situation was not as onerous as it had seemed from your early analysis and asked me to forward the sectional drawing to you.  We agreed that the level of the street and the size of the lower courtyard did not appear to create a lighting difficulty for the lower ground window.
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4. We then entered the building via the lower ground door and you reviewed the lighting situation internally, which seemed to confirm your view that the sunlight and daylight issue would not be likely to pose a problem.   You took some photographs to record the situation.    I believe we agreed that from your site visit it seemed that there would be an adequate level of natural daylight and / or sunlight, given that this window was south facing and that the proposal would comply with Policy DM4.

5. We then went out to the back of the building where I indicated the revised drawn proposal taking account of the 45 degree line to the nearest habitable room window in the left hand neighbouring property i.e. No. 22.  I understand that you felt satisfied that the amended scheme satisfactorily dealt with this issue.   I indicated that I had confirmed that the nearest habitable window to the right hand side of the neighbouring property, No. 26 was a window to a stairway and, therefore, there was no requirement to comply with the 45 degree line. 

6. I demonstrated from the drawings that I had omitted the balcony area, walkway and stair, which had been of concern to you and I understand this deal with your concern relating to the impact of the rear extension in terms of being overbearing and creating a loss of privacy. 

7. We then discussed the form of the rear extension and on viewing properties around the site, you felt that the proposed extension was unlikely to create difficulties in its contextual setting in relation to the style and form of housing adjacent and in the general area.   We discussed the intention of the design was to create a simple and in some respects, contemporary, finely detailed extension, rather than a pastiche mock up of adjacent architectural language and I believe you felt this was an appropriate design approach.   

8. You pointed out that there was no requirement for external amenity space for the one bedroom flats and the proposed external courtyard for the 2 bedroom lower ground flat would be appropriate and acceptable. 

9. Following a general review of the interior of the building, where no adverse issues arose, we returned to the front of the building and discussed the issue of the 0.5m2 cycle storage spaces per unit.   I indicated that this could be provided in a compact space adjacent to the street and projecting in a minor way, over the lower courtyard below.   Alternatively, I advised you that I had before used a wall-mounted storage systems which left the bikes on display on the elevation.   Ultimately, the bike storage for the lower ground apartment could occur in the lower courtyard and we agreed there was space locations within the two 1 bedroom flats where a bike could be stored vertically, or wall mounted.  However, the compliance with this policy requirement will be shown in the planning application. 
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10. I accepted your position re the parking situation on the basis that your planning report had indicated acceptance that non-provision of car parking would be acceptable.  I also advised that I understood there was one car parking space permit alloted to the the property and we agreed it was possible that this would remain to be alloted to the 2 bedroom flat. 

11. Regarding bin storage arrangments, we both noted that there was no provision in the street for wheelie bins and I have since confirmed that refuge collection is made on the basis of uplifting bagged rubbish on specified days.   I indicated firstly that each property would be designed to have a specific internal storage unit for re-cycling refuse materials so that the products for re-cycling could be taken to an appropriate re-cycling centre.   It is generally accepted that this reduces non-recyclable refuse to approximately 20% / 30% of total refuse.  I have indicated that with this property and indeed any other property in the street the option for wheelie bin collection could be provided by having a small platform adjacent to the street (in a similar way to the area for bike storage noted above).  Having confirmed since the meeting that refuse collection is not wheelie bin based, this will be referred to in the Planning Application. 

12. In conclusion, I explained that I had endeavoured to follow the issues raised in your Planning Enquiry Report and address all the concerns you had raised therein.   Although we didn’t go through your report line by line at the site meeting, we agreed that, in general, we had discussed all issues you had raised and satisfactorily addressed potential difficulties and that proposed scheme now appeared to be a potential Policy fit.   I confirmed that the planing application would include the requested BREEAM Domestic Refurbishment Estimator and a BRE Light Study to support and confirm compliance with the appropriate standards and Council Policy DM4

13. To progress towards the intended application, I asked if you felt there was a need to submit any further drawings or information, etc.   You confirmed that at that stage, informally, you felt the next stage should be to submit the formal application and to encompass all the issues we had discussed and addressed.  We dicussed the potential outcome of a Planning Application made on that basis and I believe you now felt generally comfortable that a Planning Application could well have a positive outcome, subject of course, to all due formal processes, consultations, etc.   Accordingly, I advised I would prepare all necessary drawings, supporting documentation etc and advise you in due course that I was making the formal planning application and would fully refer to the pre-application discussions and meeting that had taken place with you so that this would help to ease the formal processes. 


John McManus B.Sc.(Hons.), Dip.Arch., Dip. Urb.Des. R.I.A.S.
ARCHITECT and URBAN DESIGNER
MCM Consultants
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