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1. INTRODUCTION
This document is in response to the local planning authority’s request of 6 May 2022 for additional information in support of proposals to construct a new house on land adjoining No.1 Woodcote Way, Caversham, Reading, Berkshire RG4 7HE 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.
Affordable Housing Statement
5.
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:

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.  

The proposed accommodation is for three bedrooms serving up to 6 persons (3B6P) 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 a single new-build house 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:

The proposed development is situated on a broadly level site that is unlikely to provide unusual difficulties for those with mobility problems.  The proposed drive will be constructed from bonded materials, and no loose or gravel surfaces are proposed.  

As described in Item 4 of the submitted Design & Access Statement, ‘...the parking spaces would be sufficiently uncluttered to allow them to be used by wheelchair users, although they would not be specifically designated as such.  In full compliance with Part M of the Building Regulations, the entrance to the new house would be by means of a flush threshold, so that wheelchair users would be able to enter the house from the parking spaces unaided.  Also in accordance with those regulations, sanitary provision is to be accessibly located at ground floor level, but with the added provision of a shower facility.  The staircase would be constructed to enable the introduction of a future stairlift, if found desirable.’
The new house would be in general compliance with Part M of the Building Regulations, including 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 a single new dwelling.

3. PRIVATE RESIDENTIAL GARDENS
In summary, Reading Borough Council’s Policy H10 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 3.2 of the submitted DAS, ‘...the existing house would retain over 140m2 of private amenity space to its rear (western) and southern sides shielded by new and existing tall fencing and an existing wall projecting from its south-eastern corner.   
Item 3 of the submitted DAS states that ‘...the new house ... will be served by the remaining garden tapering off to its south, providing 167m2 of private amenity space, mostly in a large tranche exceeding 132m2.  This should be adequate for a 3B6P dwellinghouse, is comparable with surrounding properties, and is therefore in keeping with the surrounding area’.  
In summary, Reading Borough Council’s Policy H11 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 angle of the new house separates it from the existing house by between 3.0 – 5.5m, while its garden would provide a further tranche of private amenity space between about 6.0 to 11.0m wide.
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 house would broadly terminate a line of two-storey houses in Woodcote Way, respecting the general building line and located a similar distance from the existing house at No.1 as the latter’s distance from its existing neighbour at No.3.  As with neighbouring houses, the front of the plot is partly taken up by a driveway providing off-street parking for cars.
It would be expected that a requirement to provide details of boundary treatment comply would be imposed by condition.

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.

d. Compatibility with surrounding building heights:

The proposed house has two storeys, which matches existing adjacent houses;
e. Materials and elevational details:

Item 5.1 of the submitted DAS states the first aim of the design is to ’... enhance the existing residential area by using traditional forms and materials, including those presently used in the existing house such as red brickwork and clay tile hanging to walls, surmounted by pitched plain clay tile roofs’.
f. Arrangement of doors, windows and other principal architectural features and rhythm between buildings:

Item 5.4 of the submitted DAS states one of the aims of the design is  ‘To locate windows in such positions as to avoid overlooking neighbouring residential properties, but where they can provide full enjoyment of views of the garden;’.  Being on a relatively unique site in the context of its surroundings, it would be inappropriate for the proposed house to replicate adjoining houses, but the rhythm of its doors and windows would nevertheless be very similar to theirs, while the gap between the existing and proposed houses on site is of the same order as that between the former and its existing neighbour.
2. SITE TO BE ADEQUATELY SIZED TO ACCOMMODATE:-

a. Setting
The existing houses on either side of Woodcote Way have single storey projections with pitched roofs combined with front-facing gables as architectural features, and these have been incorporated in the proposed design.
The existing detached house at No.1 is located at the end of a line of similarly constructed semi-detached houses.  The proposed house further reduces the scale of the street scene as Woodcote Way approaches Upper Woodcote Road.

b. Spacing around buildings:

The proposed house would have nom.170m2 of private amenity space to its southern side, and the existing house would retain nom.130m2 private amenity space in its rear garden alone following demolition of its garage.
3. ACCESS TO HIGHWAY STANDARDS:

The existing driveway entrance to No.1 would be augmented by two new ones serving the proposed house to provide forward ingress and egress to and from the new drive.   Each access point would have good visibility in either direction along Woodcote Way, and the new vehicular entrances would be nom.22m from the opposite junction with Westdene Close and nom.50m from the T-junction with Woodcote Road (A4074 trunk road).  There seems no reason to doubt that the proposed accesses would jeopardise highway safety any more than existing ones nearby and, indeed, would have safer access due to the avoidance of having to reverse in or out of the proposed drive.
4. TANDEM DEVELOPMENT. 
It is not proposed to construct the house as a tandem development as it would be sited alongside No.1 Woodcote Way.
5. EXPOSURE OF EXISTING BOUNDARIES TO PUBLIC AREAS

The site boundaries will be within the curtilage of either the proposed or the existing house.  There would be no common or public areas within the site.
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 house, located as it would be within an existing garden.  Item 5.3 of the DAS states the aim ‘To locate windows in such positions as to avoid overlooking neighbouring residential properties, but where they can provide full enjoyment of views of the garden.’  
The south-facing first floor side window is at an oblique angle and nom.22m away from the nearest house in Upper Woodcote Road.  As existing houses in Woodcote Way, the only other first floor windows proposed would face that thoroughfare and would be located, nom.26m away from the houses opposite.
7. FAMILY SIZED HOUSING

The proposed house has three bedrooms and is clearly designed for family living.
8. BIODIVERSITY

The proposed or altered gardens, the most likely location for biodiversity, abut each other or 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 would be expected that measures would be imposed by condition requiring such biodiversity to be detailed and provided.
9. PREJUDICING DEVELOPMENT OF A WIDER AREA

No nearby development plans are known that could be prejudiced by the proposals.
4. AFFORDABLE HOUSING STATEMENT
1. NUMBER OF RESIDENTIAL UNITS
The total number of residential units being proposed is one, for up to 6 persons.
2. NUMBER OF AFFORDABLE UNITS

The new dwelling is not identified as an affordable unit.

3. PLANS

The proposed floor plans are shown on submitted drawing 701/10.

4. PROPOSED TENURE

The new house is 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

Two new off-street parking spaces would be provided within the development, augmented by two others serving the existing house.

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]:



6-person 108m2 house:


= £650000





10% of GDV:



= £  65000




LESS Registered Social Landlord’s deemed contribution @ 50%:
=(- £32500)






Therefore the likely residual commuted sum
= £  32500


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

5. 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 Ms Megan Harris of Dexter Montague LLP, 

105 Oxford Road, Reading, Berkshire RG1 7UD 

(Tel: (0118) 939 3999; Email: Megan.Harris@dextermontague.co.uk).

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 4 above, the likely contribution has been calculated as £32500.00.
