M D Howlett Associates Ltd



Architectural Consultant



11 Prospect Street 








Caversham, Reading




Tel: 0118 947 7117

Berkshire RG4 8JB




Email: pmaarc@globalnet.co.uk 

SUPPLEMENTARY STATEMENTS
in respect of proposals to construct three town houses at
Land to rear of 19 & 21 Western Elms Avenue
Reading

Berkshire RG30 2AL   
Project ref: 1214
May 2022

1. INTRODUCTION
This document is in response to the local planning authority’s request of 
30 November 2022 for additional information in support of proposals to construct three town houses at land to the rear of Nos.19 & 21 Western Elms Avenue, Reading, Berkshire RG30 2AL before validating the submitted planning application.  

In particular, commentary was invited on the authority’s Policy H5 (Standards for New Housing), Policy H10 (Private and Communal Outdoor Space) and Policy H11 (Development of Private Residential Gardens); and in addition, the authority requested an Affordable Housing Statement, to include a Head of Terms Proposal.

These are presented under the following headings:-

1.
Introduction
2.
Standards for New Housing
3.
Private Residential Gardens
4.
Ecological Assessment 
5. 
Affordable Housing Statement
6.
Proposed Heads of Terms.

2. STANDARDS FOR NEW HOUSING
In summary, Reading Borough Council’s Policy H5 requires housing to be built complying with the following standards:-
a. Nationally-described space standards:

As described in Item 6.1 of the submitted Design & Access Statement [DAS], one of the principal concepts of the design is ‘... to provide good quality self-contained residential accommodation in accordance with the Council’s policies that seek to maintain standards of residential accommodation while restricting impact upon public resources’.  

This is expanded in Item 3: ‘The proposed accommodation for each town house shall be for four bedrooms serving seven persons (4B7P) and are designed to comply with the government’s Technical Standards, adopted by the local planning authority, in respect of bedroom sizes and dimensions’.  
b. Higher water efficiency:

It would be expected that a requirement to comply with Regulation 36(3) of the Building Regulations would be imposed by condition.

c. Zero carbon homes for major new-build development:

The proposed development for three new-build houses is not a major development, and it is not proposed to achieve this laudable target.

d. 19% improvement in the Dwelling Emission Rate [DER] over the Target Emission Rate [TER]:
It would be expected that a requirement to comply with this improvement over the TER as defined in the Building Regulations 2013 would be imposed by condition.

e. Accessibility and Adaptability:

As described in Item 5.0 of the submitted DAS, ‘the proposed development is situated on a broadly level site that is unlikely to provide unusual difficulties for those with mobility problems.  Access roads, drives and footpaths will be constructed from bonded materials, and no loose or gravel surfaces are proposed.  

The new town houses will be in general compliance with Part M of the Building Regulations, including flush thresholds to front doors, mounting heights of electrical switching, and max.1:20 ramps where necessary.’
f. Wheelchair user’s dwellings

The requirement for wheelchair users’ dwellings to be provided in developments of 20 or more dwellings does not apply, as the submitted proposals are for only three dwellings.

3. PRIVATE RESIDENTIAL GARDENS
Policy H10 

In summary, Reading Borough Council requires housing to be provided with private or communal open space, and in particular, houses are to be provided with private outdoor space, respecting the size and character of other similar spaces in the vicinity and, inter alia, such spaces should not be compromised by the relationship of other buildings which may be detrimental in terms of overlooking, overbearing or overshadowing.
As described in Item 1 of the submitted DAS, ‘... existing residential houses have the benefit of front and rear gardens providing outdoor private amenity space.’  Item 3.1 of the submitted DAS states that the proposed houses ‘... will also have similarly sized private amenity spaces characteristic of this area.’  The smallest rear garden proposed provides nom.60m2 for House 2; Houses 1 and 3 have rear gardens of between nom.72m2 and 66m2 respectively.  This compares favourably with the size of private gardens to nearby houses, which similarly include significant areas for wildlife habitats.
Policy H11
In summary, Reading Borough Council requires development within the curtilage of existing private residential gardens to comply with certain criteria, namely:-

1. POSITIVE CONTRIBUTION IN TERMS OF:- 
a. relationship between existing built form and spaces around nearby buildings:

The proposed housing continues a line and the form of the similar houses in adjacent Ivanhoe Close built in the previous rear garden serving No.15 Western Elms Avenue, and has a very similar relationship with the original host properties at Nos.19 and 21;

b. Integration of layout with the surrounding area (built-up coverage of each plot, building line, frontage rhythm, parking areas, pattern of openings, and boundaries);

The proposed housing continues a line and the form of the similar houses in adjacent Ivanhoe Close in all these respects;

c. Hard and soft landscaping:

It would be expected that a requirement to provide details of hard and soft landscaping would be imposed by condition.  In addition the rear section of each rear garden which abuts a designated ‘green corridor’ is reserved for reptilean habitats.
d. Compatibility with surrounding building heights:

The proposed houses have three storeys to match the existing houses in Western Elms Avenue and Ivanhoe Close;
e. Materials and elevational details:

As described in Item 1 of the submitted DAS,’...The external walls at the front, including those at Nos.19 and 21, are mainly of brickwork embellished with stone or stucco quoining, bands, projecting stone sills, brackets, arch tympani and lintels with keystones..’  Item 3 of the submitted DAS states that ‘... The proposed town houses constitute a similar scheme as that of the recently built town houses in Ivanhoe Close, and are designed to read as an extension of them.  They will have similar decorative features to match original architectural features in the villa-style residential houses in Western Elms Avenue.’

f. Arrangement of doors, windows and other principal architectural features and rhythm between buildings:

As described in Item 3 of the submitted DAS ‘... The proposed town houses constitute a similar scheme as that of the recently built town houses in Ivanhoe Close, and are designed to read as an extension of them. ..’.  As in that predecessor scheme, there has been a conscious effort to echo the rhythm of openings of the villa style houses in Western Elms Avenue.
2. SITE TO BE ADEQUATELY SIZED TO ACCOMMODATE:-

a. Setting
Item 3 of the submitted DAS states that ‘...The proposed town houses constitute a similar scheme as that of the recently built town houses in Ivanhoe Close, and are designed to read as an extension of them’.

b. Spacing around buildings:

The three town houses form a terrace, with ample space to the front and rear, and with at least 2.0m space between the nearest of the existing town houses in Ivanhoe Close and proposed House 1, replicating the gap between the two existing terraces in Ivanhoe Close.

3. ACCESS TO HIGHWAY STANDARDS:

The proposals constitute an extension to Ivanhoe Close itself with very similar dimensions and materials complying with current standards.

Item 5.2 of the submitted DAS states that ‘... The access road and footpath will connect with those already constructed in Ivanhoe Close, which connects to the existing path and roadway in Western Elms Avenue’.  Item 5.4 goes on to state that ‘The access points will be of robust hard materials requiring minimal maintenance’.

4. TANDEM DEVELOPMENT. 
It is not proposed to construct houses having no frontage and accessed by a private roadway or track alongside the front building, all as described in Footnote 89.
5. EXPOSURE OF EXISTING BOUNDARIES TO PUBLIC AREAS

The majority of the site boundaries will be within the proposed curtilages of the proposed town houses.

6. IMPACT ON AMENITY OF ADJACENT AND NEARBY OCCUPANTS:

Existing amenities consist of neighbours’ enjoyment of their private gardens, and these would not be significantly affected by the proposed housing, whose gardens would abut them.  
The distance between the nearest houses, in Western Elms Avenue, and the proposed front windows is nom.41m, well in excess of minimum standards.

7. FAMILY SIZED HOUSING

Each proposed house has four bedrooms clearly designed for family living.
8. BIODIVERSITY

All of the proposed rear gardens, the most likely location for biodiversity, abut each other or neighbouring rear gardens, as well as the railway land to the rear, thereby providing unfragmented corridors for wildlife networking.

9. PREJUDICING DEVELOPMENT OF A WIDER AREA

No nearby development plans are known that could be prejudiced by the proposals.
4. ECOLOGICAL ASSESSMENT
The site originally consisted of the rear gardens to Nos.19 and 21 Western Elms Avenue.  Since 2019 it has consisted of scrub vegetation, bordered by large scattered trees to the east of the site, with sycamore woodland within railway land to the east, and some sycamores to the south.  These are detailed in a related arboricultural report.   Otherwise the site is within an urban environment of residential gardens, and there are no UK Priority Habitats within the site boumndary.
The proposed near-alignment to the existing town houses in Ivanhoe Close will enable the rear of the new gardens to be similarly reserved as reptile habitats on the obvious probability that the biodiversity requirements of the new site will be very similar to those of the closely related adjacent site in Ivanhoe Close.  Species such as slow worms, grass snakes and common lizards are likely to be present, but there are no ponds within 500m of the site and no recorded sightings on site of great crested newts or other amphibious species.  Nor is there evidence on site of mammalian wildlife such as badgers, dormice or hedgehogs, despite potential habitats in neighbouring woodland.

These reserved areas would be located adjacent to the designated green corridor, the most likely location for biodiversity, following the adjacent railway line.   This connects to other designated sites of biodiversity elsewhere in Reading and to the countryside beyond.  The reserved areas will augment the area of landscaping to the west of the proposed access road. 
The proposed gardens would abut each other and neighbouring rear gardens, thereby providing unfragmented corridors for wildlife networking.  Routes through boundary fences can be punctured at low level to provide routes for hedgehogs and other mammalian or ground-hugging wildlife, while roosting boxes can be provided for flying wildlife, including bees and other beneficial insects.
It is considered that the wildlife reserves would have potential to support hibernating reptiles, wild mammals, and roosting bats in trees within the site along its eastern boundary, and that the proposals could provide an enhanced environment from the present scrubland.  It is expected that measures to that effect would be imposed by condition requiring such biodiversity improvements to be detailed and provided, along with measures to protect wildlife during construction. 

5. AFFORDABLE HOUSING STATEMENT
1. NUMBER OF RESIDENTIAL UNITS
The total number of residential units being proposed is three, each with an occupancy of 7 persons.
2. NUMBER OF AFFORDABLE UNITS

None of the dwellings is identified as an affordable unit.

3. PLANS

The proposed floor plans are shown on submitted drawing 1314/3.

4. PROPOSED TENURE

The new houses are likely to be sold for owner occupation.

5. DESIGN QUALITY STANDARDS

The floor plans do not aim to satisfy Homes & Communities Agency or any other standards except those published by the local planning authority and the government’s Technical Standards.

6. CAR PARKING

Eight off-street parking spaces would be provided within the development.

7. DRAFT HEADS OF TERMS

In accordance with the requirements of the local planning authority’s policy H3 of Reading Borough Local Plan it is proposed to commute a sum in lieu of providing affordable housing on site.

The likely contribution is calculated as follows, based on the council’s published Affordable Housing Supplementary Planning Document (March 2021):-


Gross Development Value [GDV]:

3no. 7-person 138m2 houses @ £650000/house

= £1950000





10% of GDV:



= £  195000





LESS Registered Social Landlord’s deemed contribution @ 50%:
=(- £97500)







Therefore the likely residual commuted sum
= £  97500


This amount will be included below in the proposed heads of terms for a Section 106 agreement.

6. HEADS OF TERMS
1. OWNERSHIP
The applicant is the sole owner of the site, and an extract from the Land Registry is appended to these Statements.

2. APPLICANT’S SOLICITOR

The applicant’s solicitor is Mr James Burgess of Field Seymour Parkes, 

1 London Street, Reading, Berkshire RG1 4PN 

(Tel: (0118) 951 6200; Email: james.burgess@fsp-law.com).

3. COUNCIL’S LEGAL COSTS

The applicant has indicated his agreement to pay the Council’s reasonable legal costs in the region of £1760 whether or not the matter proceeds or is completed.

4. COUNCIL’S MONITORING FEE

The applicant has indicated his agreement to pay the Council’s standard Section 106 monitoring fee of £400.
5. CONTRIBUTIONS
These are based upon Policy H3 of Reading Borough Local Plan.

6. AFFORDABLE HOUSING

From Statement 5 above, the likely contribution has been calculated as £97500.00.
