
 

 

COMMITTEE REPORT 
 
BY THE EXECUTIVE DIRECTOR FOR ECONOMIC GROWTH AND NEIGHBOURHOOD SERVICES 
READING BOROUGH COUNCIL                                                            
PLANNING APPLICATIONS COMMITTEE: 11th January 2023 
 
Ward:  Church 
Application No.: 221442/REG3 
Address: 383-387 Northumberland Avenue, Reading 
Proposal: Replacement of windows and balcony doors 
Applicant: Reading Borough Council 
Target Decision Date: 21/11/2022  
Extension of Time Date: 13/01/2023 
 
RECOMMENDATION 
 

GRANT planning permission subject to conditions, including:  
 

1. Time Limit – 3 years 
2. Approved plans 
3. Materials (as specified)   

 
      Informatives: 
 

1. Positive and proactive working 
2. Highways works 
3. Terms 
4. Building Control 
5. Complaints about construction 

  
 
1. INTRODUCTION 
 
1.1 The application site comprises three virtually identical five storey residential blocks 

at 383, 385 and 387 Northumberland Avenue.  The blocks are located on the east 
side of Northumberland Avenue, close to the junction with Hartland Road. 
 

 



 

 

 
1.2 The blocks appear to have been originally constructed in the 1960’s, probably of 

uninsulated brick cavity construction and overclad in the 1990’s to improve their 
very poor thermal performance.  The over-cladding is generally finished with stone-
dashed render, dark grey on the ground floor and lighter grey above.  The original 
roofs were flat but planning permission was granted in 1990 for shallow pitched 
roofs. 
 
383 Northumberland Avenue   385 Northumberland Avenue 

  
 
387 Northumberland Avenue    Street view of 383, 385 & 387 

  
 
2.  PROPOSAL 
 
2.1 Full planning permission is sought for the replacement of all the existing white 

uPVC double glazed windows, including the small Velux rooflights and balcony doors 
at the three tower blocks with new white uPVC high-performance double-glazed 
windows and balcony doors.  The Velux rooflights will be replaced with a dark grey 
external frame.  The proposed balcony doors will have white finished uPVC faced 
insulated infill panels to the lower section. 

 
2.2 The design of the existing windows does not permit safe, or in some instances any, 

cleaning from inside the dwellings and there is no evidence of security glazing to 
ground floor windows. 

 
2.3 The proposed windows and doors are configured to achieve compliance with the 

relevant current Building Regulations in terms of Means of Escape and safe cleaning 
and will also comply with current standards for thermal performance, background 
ventilation and safe/secure glazing.  The proposed windows can be safely cleaned 
from inside the properties. 

 



 

 

2.4 The proposed windows and doors will provide significant benefits compared to the 
existing in terms of thermal comfort, reduced emissions, ease of use, health and 
safety, reduced maintenance costs and will significantly reduce heating energy 
requirements. 

 
2.5 In terms of the Community Infrastructure Levy (CIL), the applicant duly completed 

a CIL liability form as part of the submission of this application. The information 
submitted specifies that there is no increase in floorspace and therefore the 
development will not be CIL liable. 

 
2.6 Plans and documents submitted: 
   

The agent submitted the following plans and documents, received on 26th 
September 2022: 

 
 Location Plan 
 Block Plan  
 Design + Access Statement  
 Photos as Existing – 383 Northumberland Avenue  

Photos as Existing – 385 Northumberland Avenue  
Photos as Existing – 387 Northumberland Avenue  

 
 The agent submitted the following plans and documents, received on 26th October 

2022: 
  
 Drawing No: 318/01 Rev p2 – No. 383 elevations as existing 
 Drawing No: 318/02 Rev p2 – No. 383 north + front elevations as existing  
 Drawing No: 318/03 Rev p1 – No. 383 south + rear elevations as existing  
 Drawing No: 318/04 Rev p2 – No. 385 elevations as existing  
 Drawing No: 318/05 Rev p2 – No. 385 north + front elevations as existing 
 Drawing No: 318/06 Rev p1 – No. 385 south + rear elevations as existing  
 Drawing No: 318/07 Rev p2 – No. 387 elevations as existing    
 Drawing No: 318/08 Rev p2 – No. 387 north + front elevations as existing 
 Drawing No: 318/09 Rev p1 – No. 387 south + rear elevations as existing  
 Drawing No: 318/10 Rev p1 – As existing + proposed details as proposed 
 Drawing No: 318/11 Rev p2 – No. 383 elevations as proposed  
 Drawing No: 318/12 Rev p2 – No. 383 north + front elevations as proposed 
 Drawing No: 318/13 Rev p1 – No. 383 south + rear elevations as proposed  
 Drawing No: 318/14 Rev p2 – No.385 elevations as proposed 
 Drawing No: 318/15 Rev p2 – No. 385 north + front elevations as proposed 
 Drawing No: 318/16 Rev p1 – No. 385 south + rear elevations as proposed 
 Drawing No: 318/17 Rev p2 – No. 387 elevations as proposed 
 Drawing No: 318/18 Rev p2 – No. 387 north + front elevations as proposed  
 Drawing No: 318/19 Rev p1 – No. 387 south + rear elevations as proposed  
   
3.  RELEVANT PLANNING HISTORY 
 
 90/00910/REG3 (Civica Ref: 900299) - Roof conversion from flat to pitch.  

Permitted 18/10/1990. 
 
4.  CONSULTATIONS 
 
i) RBC Transport Development Control 
 
4.1 No objections. 



 

 

   
 

Public consultation 
 
4.2 Site notices were displayed at all three blocks for the statutory 21 day period. No 

responses have been received.   
 
5. LEGAL AND PLANNING POLICY CONTEXT 
 
5.1 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'. 

 
5.2 National 

National Planning Policy Framework 
National Planning Policy Guidance 

 
5.3 The relevant Reading Borough Local Plan (November 2019) policies are:  
 

CC1:  Presumption in Favour of Sustainable Development 
CC2:  Sustainable Design and Construction 
CC3:  Adaptation to Climate Change 
CC7:  Design and the Public Realm 
CC8:  Safeguarding Amenity 
EN16:  Pollution and Water Resources 
TR3:  Access, Traffic and Highway-Related Matters 
 

5.4 Relevant Supplementary Planning Documents (SPD) are:  
Sustainable Design and Construction SPD (2019) 
 

6.  APPRAISAL   
 
6.1 The main issues are considered to be: 
 

a) Planning Application 210549 
• Principle of development  
• Impact on the character and appearance of the area 
• Impact on existing occupiers and neighbouring properties  
• Sustainability  
• Other matters  

 
Principle of development 
 
6.2 The proposed development involves replacing existing windows, doors and 

rooflights within three residential blocks.  The principle of development is 
therefore acceptable subject to the compliance with relevant policy requirements. 

 
Impact on the character and appearance of the area 
 
6.3   No alterations are proposed other than the replacement of the existing and 

inadequate windows, doors and rooflights with higher thermal performance uPVC 
windows, doors and rooflights. The uPVC replacements are considered to improve 
the visual appearance of the blocks along with increasing their thermal 



 

 

performance and safety.  The proposal is therefore considered to make a positive 
contribution to the buildings, visually and functionally, and would not be harmful 
to the character and appearance of the area. As such the proposals are considered 
to be in accordance with Policy CC7 (Design and the Public Realm) of the Reading 
Borough Local Plan. 

 
Impact on existing occupiers and neighbouring properties  
 
6.4 Policy CC8 (Safeguarding Amenity) of the Reading Borough Local Plan states that 

development will not cause a detrimental impact on the living environment of 
existing residential properties or unacceptable living conditions for new residential 
properties, in terms of: 

 
o Privacy and overlooking; 
o Access to sunlight and daylight; 
o Visual dominance and overbearing effects of a development; 
o Harm to outlook; 
o Noise and disturbance; 
o Artificial lighting; 
o Vibration; 
o Dust and fumes; 
o Smell; 
o Crime and safety; or 
o Wind 

 
6.5  It is acknowledged that there will be some noise and disturbance to existing 

residents of the flats and neighbouring properties whilst the windows and doors 
are being replaced however, this will be short term whilst the development is 
being completed.  Longer term, the replacement windows and doors will 
significantly improve the living conditions for existing residents of the flats with 
regards to their thermal performance and safety. 

 
6.6 As such, the proposal is considered acceptable in terms of its impact on existing 

residents of the flats and neighbouring properties in accordance with Policy CC8 
(Safeguarding Amenity) of the Reading Borough Local Plan. 

 
Sustainability  
 
6.7 The environmental sustainability benefits of replacing the windows, doors and 

rooflights at the three buildings is a benefit of the proposal. The existing windows 
and doors are not fit for purpose and their replacement with a higher thermal 
performance are in line with the principles of Policy CC3 of the Local Plan and the 
proposal is therefore acceptable in this regard. 

 
Other matters  
 

Equality  
 
6.8 In determining these applications the Council is required to have regard to its 

obligations under the Equality Act 2010. The key equalities protected 
characteristics include age, disability, sex, 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 that the protected groups 
have or will have different needs, experiences, issues and priorities in relation to 
these particular applications.  



 

 

 
7.  CONCLUSION 
 
7.1  The proposal is considered to be acceptable within the context of national and 

local planning policies, as detailed in the appraisal above. As such, it is 
recommended that full planning permission should be granted, subject to the 
recommended conditions.   

 
 
Case Officer: Claire Ringwood  

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

383 Northumberland Avenue – as existing  

 
 
 
383 Northumberland Avenue – as proposed 

 
 
 
 
 
   



 

 

385 Northumberland Avenue – as existing 

 
 
 
385 Northumberland Avenue – as proposed  

 
 
 



 

 

387 Northumberland Avenue – as existing  

 
 
 
387 Northumberland Avenue – as proposed  

 


