3.2 Rear of 209-219 Henley Road - Extant Approval

Following the approval of the development 199-203 Henley Road, a scheme was submitted for
9 residential units to the land at the rear of 209-219 Henley Road which was granted approval
in 2019.
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Key design elements from this scheme was to ensure the amenities to the neighbouring
properties were not impacted by the development. As shown on section E-E on the next page,
utilising the natural slope of the land reduced the impact against property boundary at 221
Henley Road which has been considered as part of this proposed scheme.

The use of boundary planting has also been brought thought into the current proposed scheme.
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3.4 Demolition Plan

As part of the application, the proposal will require demolition of property numbers 205 - 213. / @ Q
o
This follows the precedent of the neighbouring development which saw the demolition of @

numbers 199-203 to prepare the site for construction of the new 82 bed care scheme.
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3.5 Policies & Design Guidance Context

In preparing design proposals for this site, due account has been taken of the following design guidance:

NPPF National Planning Policy Framework

‘By Design’ Urban design in the planning system - CABE

Design Statements How to read and write them — CABE

Site Layout Planning for Daylight and Sunlight — A Guide to Good Practice — Second Edition — BRE
Press 2011

In accordance with NPPF, the design takes the opportunities available for improving the character and
quality of an area and the way it functions. Particular attention has been paid to ensuring that the
development will function well and add to the overall character and quality of the area in which it is
located, not just in the short term but for its whole lifetime. The scheme responds to its local context
and will help to reinforce local distinctiveness and be visually attractive as a result of its architecture and
appropriate landscaping.

“By Design”, sets out to promote and guide higher standards of urban design. The first objective of
urban design is defined as character — a place with its own identity. By Design outlines six requirements
of development to deliver this objective which are considered to be particularly appropriate to these
proposals.

Consider the site’s land form and character.

Integrate new development into its landscaping setting.

Respond to the existing layout of buildings, streets and spaces.

Responding to local building forms and local patterns of development in the details, layout and
design helps to reinforce a sense of place.

Consider the use of local materials.

e Consider the scale, massing and height of proposed development in relation to that of adjoining
buildings; the topography; the general pattern of heights in the area; and views, and landmarks.

t:-."“' \\-designeg D fﬂn

Congy, ..

Inkwroin i

-

P
palldings

Furciored by
] ey el

sroamibl s
SRR L TEVE
s

3.6 Social & Economic Context

Social Context

Maintaining independence is a great benefit, with the proposed development being reasonably close to the
shops and amenities, residents are able to satisfy their everyday needs with limited need for transport.

With less maintenance to worry about, the upkeep of the apartment building is kept to a minimum, and allows for
time to socialise within the development itself, enabling residents to meet other people within the development.

By moving into specialist housing, older people are also freeing up housing stock which can then be used by
families, young couples and first time buyers seeking to enter the housing market, and as a consequence relieves
pressure on the Green Belt.

Comprehensive research has shown that the residents of private sheltered housing are healthier, live longer and
have less call on the state than those who remain in ordinary housing.

Economic Context

Private sheltered housing schemes play a vital part in the life of the local communities.

The survey carried out in ‘A Better Life: Private Sheltered Housing and Independent Living for Older People’ states
that over sixty percent of residents prefer to shop locally and just over a third do so on a daily basis. The benefit

to local business of the arrival of a private older persons housing scheme is therefore significant. Just under two
thirds travel no further than two miles to shop.
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4.0 Design Proposal
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4.0 Desig n Proposed Sections

The proposals seek planning permission for the following development:

Demolition of no’s 205 - 213 Henley Road and erection of Block A (37 Unit) and Block B
(23 Unit) apartment living blocks comprising a mixture of 1 & 2-bedrooms with several
communal spaces such as lounges, terraces, external gardens and associated access from
the adjacent development on Henley Road, car parking and landscaping.

There are several site constraints that have shaped the design, scale and setting out of the
blocks such as the sloping landscape that falls from Henley Road at the north down to the
southern boundary which is approximately 11m and a mains sewer that cuts through the
middle of the site.

The topography of the site has been used to minimise any impact to the Henley Road street
frontage by giving the appearance of a two-storey building at street level while maximising
the usable space below by building the block into the landscape to create additional under
croft parking and ancillary spaces such as plant room and bin stores.

Creating an accessible route through the site has been a key priority of the scheme to
support the mixture of abilities of the intended users. To be able to achieve this, Block B to
the south of the site is proposed to be at a higher level than the existing ground and will
be constructed using the fill material obtained from Block A to reduce the need to remove
material from site.

Section E-E Location
1:200

As Approved Application
Ref: 190835

Site Section
1:200
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4.1 Amount Block A - Plans

The proposals consist of the following elements:
e Two C3 retirement living blocks with a combination of 1 & 2 bedroom apartments. Lower Ground Floor First Floor Third Floor
The mix of apartments are set out in the table below.

e (Car parking for the apartments in a communal parking area. The parking standards
and justification is set out in the Transportation Statement.

ACCESS BRIDGE
TO ROAD LEVEL

e Communal and shared amenity spaces are provided to each block with additional

external amenity spaces throughout the wider site with external terraces, woodland
walks and a reflection garden. A number of apartments also have their own external \ 4
amenity space in the form of balconies or terrace areas.
obb -
e The proposals utilise the previously approved access from Henley Road with a L 1 ==
continuation of this road into both parking areas for this development. St?i&i‘i Corr I e
e landscaping across the site to provide soft boundaries with adjacent properties. | 34 Parking Spaces ’ | ]
Landscaping to the Henley Road frontage to provide an improved presence along L[| i 5 Green
. . . . 00
Henley Road which currently comprises a series of driveways. i O __ i 0. 280
e . . . . b - b - J 2Bed 27:6599 - Ttard
e The existing trees to the rear of the site are to be retained along with an ecological e M "
buffer zone to ensure that existing biodiversity along the banks of Berry Brook are 1 Exena s e j
retained and enhanced. ] ]
All apartments meet the internal space standards as required by the local plan (Policy H5). %
. Ll
GREEN
ROOF
Upper Ground Floor
Second Floor Roof Plan
Dwelling Mix || HENLEYROAD
|
|
BLOCK A !
1Bed - 16n0.
2Bed -21no. e [T O
1 3 E=N.
BLOCK B
1Bed - 7no.
2 Bed - 16no. "
gocs []
[aVal GREEN Green
TOTAL 27% = ROOF
1Bed - 23no. — e -
2Bed -37no. | ‘ ‘
= i s
60no Residential Apartments ] O L) ] L . .
Green Roof
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Block B - Plans
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Second Floor
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Typical Apartment Layouts

The 10 salient points from the happi report, 2009

e Space and flexibility

¢ Daylight in the home and in shared spaces
* Balconies and outdoor space

¢ Adaptability and ‘care ready’ design

e Positive use of circulation space

e Shared facilities and ‘hubs’

e Plants, trees, and the natural environment
* Energy efficiency and sustainable design

e Storage for belongings and bicycles

e External shared surfaces and ‘home zones’
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4.2 Appearance

Street Elevation Design

The proposed design integrates with the existing surrounding built form,
plot frontages, parking areas and existing pattern of openings and boundary
treatments. The proposed building heights reflect the surrounding context with
particular attention given to accommodate good spacing around buildings with
well-designed landscaping around the boundary, buildings, access and parking
areas and the introduction of good quality amenity space.

In accordance with NPPF the design takes the opportunities available for improving
the character and quality of an area and the way it functions. Particular attention has
been paid to ensuring that the development will function well and add to the overall
character and quality of the area in which it is located, not just in the short term
but for its whole lifetime. The scheme responds to its local context and will help to
reinforce local distinctiveness and be visually attractive as a result of its architecture :

and appropriate landscaping.
As well as being sympathetic to the existing dwellings, design consideration has

been given to the larger approved care home scheme currently under construction
to the west of the site. The proposed design reduces in scale to the east to create
a gradual balance between the two building heights, resulting in a more cohesive
street scape.

“By Design”, sets out to promote and guide higher standards of urban design. The
first objective of urban design is defined as character — a place with its own identity.
By Design outlines six requirements of development to deliver this objective which are
considered to be particularly appropriate to these proposals.

Following feedback received on previous planning schemes, a key driver for the
project was ensuring there was an active frontage onto Henley Road with a clearly
defined feature entrance point. This has been incorporated into the design through
the use of a link bridge and feature entrance which also improves accessibility
throughout the site.

Consider the site’s land form and character.

Integrate new development into its landscaping setting.

Respond to the existing layout of buildings, streets and spaces.

Responding to local building forms and local patterns of development in the

details, layout and design helps to reinforce a sense of place.

Consider the use of local materials.

Visual Purposes only - Not To Scale e Consider the scale, massing and height of proposed development in relation to
that of adjoining buildings; the topography; the general pattern of heights in the

area; and views, and landmarks.

3D Aerial - South

Materials

The proposed materials are predominantly a combination of red brick and render
to be in keeping with the traditional design and form of the dwellings along Henley
Road, the new apartment block and the existing approved application for this site.
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i - | To give the building its own identity and a contemporary aesthetic of its time, a red
I I zinc cladding is proposed to roof level apartments that are inwards looking on the
§ - PROPOSED DEVELOPMENT - BLOCK A < :§ site and to feature entrance areas to differentiate them from the rest of the building,
i This will also assist with way-finding.

Henley Road - Street Elevation A stone banding and window heads will also improve the overall design and give a

sense of scale and orientation to the built form. 3D Aerial - North
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o PROPOSED DEVELOPMENT - BLOCK B

Multi- Red Brick Red Zinc Stone Banding

South Elevation

s 26 - 205-219 Henley Road, Caversham, RG4 6LJ BOWMANRILEY | se——




4.3

Amenity of Surrounding Residents

The layout of the site limits any impact on the private rear gardens
of the adjacent properties through the use of well designed
landscaping and layout of the proposals.

The scale and form of the building has also been designed to reduce
the height of the building on the eastern elevations to further
reduce any impact on the neighbouring dwellings.

Residential amenity is a key consideration in the acceptability
of proposals for the redevelopment of private rear gardens. A
number of aspects of the site and proposals ensure that amenity of
surrounding residents is maintained.

The following sets out how the layout of the site has sought to
maintain the amenity of existing and future residents at the site:

The apartment block to the front of the site reflects the scale
and character of the approved scale and form of development to
the west. To the east lie two/three storey single dwellinghouses,
the scale of the proposed development adjacent to these
properties is appropriate and will result in a positive relationship
between the properties.

The building lines along Henley Road provides a stepped
transition between the site to the east but which does not
impact on the 45 degree line from no. 215 Henley Road. In
order to ensure that there is not unnecessary impact to the rear
of the properties, the proposed apartment block respects the
building line to the rear.

The drop in levels from the front of the site to the rear will
ensure that the new apartments will not appear dominant or
overbearing on the existing properties.

Landscaped areas across the site ensure that a buffer is
provided between existing properties and the proposed car
parking areas.

A landscaping zone is provided along the boundary with
no.219 to the north of the site and along its eastern boundary
with no.221 Henley Road. This minimises impact of the access
road and car parking adjacent to these properties which will
reduce over time as the landscaping establishes.

Overall, the proposed layout respects the existing residential
properties and provide for a good quality environment for future
residents in accordance with the requirements of Policy H11.
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4.4  Access

The proposals utilise the existing access road from Henley Road that will be
extended into the site connecting both Block A & B parking areas and suitable
turning heads. This provides good access to all dwellings and car parking areas
as well as provision for pedestrian access.

A level access link bridge is proposed from Henley Road into the upper ground
floor of Block A with direct access to a lift. There is a level route from the lower
ground floor or Block A to the ground floor of Block B with a slope of no more
than 1:21, improving accessibility between the two blocks and to all communal
amenities.

Building Access

The entrances will be designed with a level approach and level thresholds to
allow easy access without movement being impaired. These approaches will
be compliant with Approved Document M of the Building Regulations and
B8300:2009+A1:2010 designed to suit the needs of ‘ambulant disabled’
people. Opening pressure of manual doors shall not exceed 30N.

Internal Movements within the Building

Access within the building is achievable without the need for steps, and level
floors are provided throughout the development. Access within the development
is provided to all floor levels by way of a passenger lift and general access stairs.
The staircases are designed to suit the needs of ‘ambulant disabled’ people in
accordance with the Building Regulations. Corridors are of a suitable width
for wheelchair users and comply with Approved Document M of the Building
Regulations.

4.5 Safety & Security

Safety and security of the residents, and property has been considered and
addressed throughout the design process. All elements will conform to Part Q
of the Building Regulations. All windows and doors are to be tested products to
meet requirements of British Standard PAS 24:2102. Due to the nature of the
development natural surveillance will be largely present, potential offenders are
therefore overlooked and vulnerable.
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4.6 Landscaping

The landscape proposal has been developed to preserve as many of the
existing trees and vegetation across the site as possible. Special care has
been taken to preserve or propose as many of the trees around the sites
boundaries as possible to establish a landscape setting to the proposed care
accommodation. A proposed beech hedge to the frontage will provide a
continuous landscape feature along Henley Road, reflective of other hedge
in the immediate vicinity and match the proposed beech hedge for the
neighbouring care home development.

Retaining the woodland areas to the South of the property will ensure there
is a high level of biodiversity across the site. The proposed and retained trees
across the site will also help to ensure that the terrace areas to the sides of
both block A and block B will feel secluded and private. The gardens have
been developed with meandering paths, providing residents with a variety of
walks and experiences.

This site plan demonstrates that the proposals will provide complementary
landscaping for the site. The landscaping to the front of the site will assimilate
it with surrounding development and provide a significant improvement to
the existing street scene.

The woodland walk to the south of the site along Berry Brook is a benefit of

the proposals and will protect and enhance existing habitats along this part
of the site.
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LANDSCAPE KEY

PROPOSED BUILDING
LINE

PROPOSED
DECORATIVE TREE
To be selected from the
following:

Acer campestre

Betula pendula

Betula utilis var. jaquemontii
Juglans regia

Prunus serrula

Pyrus calleryana 'Chanticleer'

DECORATIVE SHRUB
PLANTING

Shrub Planting

To be selected from the following:
Amerlanchier lamarckii

Buxus sempervirens
Ceanothus thyrsiflorus 'Repens’
Choisya ternata

Cornus alba 'Sibirica’

Cornus sanguinea 'Mid-Winter
Fire'

Cytisus praecox 'Allgold’

Fatsia japonica

Hebe franciscana 'Blue Gem'
Hedera helix 'Hibernica’
Hydrangea anomala petiolaris

&2
]

Lavandula aungustifolia ‘Ashdown

Forrest'

Lavandula 'Vera

Lonicera japonica 'Halliana’
Lonicera nitada ‘Maigreen'
Mahonia x media 'Charity"
Photinia x fraserii 'Red Robin'
Prunus laurocerasus ‘Zabelliana'
Rosa canina

Rosa 'Kent'

Rosmarinus officinalis ‘'Severn
Sea'

Symporicarpos doorenbosii
‘White hedge’

Viburnum tinus 'Eve Price’
Vinca minor

TURF/ LAWN AREA
Standard for Cultivated Turf.
Typical seed mixture used in turf
for general landscaping:

20-40% dwarf perennial ryegrass
30-50% slender creeping red
fescue

10-25% chewings fescue
10-30% smoothstalked
meadowgrass

| MOWN GRASS PATH

GRP TREE PLANTER
Supplier: lota Planters
Specification: Bespoke 1m3

woeq PERMEABLE BLOCK

PAVING WITH PARKING

{ MARKER
4 Supplier: Marshalls
d Specification: Tegula Paving

Range

LIMESTONE PAVING
Supplier: London Stone
Specification: Jura Grey
900 x 600mm

TARMACADAM
SURFACE
Supplier: To Engineers
Specification

EXISTING TREE

HERBACEOUS PLANTS

To be selected from the following:
Alchemilla mollis

Crocosmia masonirum

Echinacea purpurea

Echinacea 'White Swan'Geranium
‘Johnson's Blue'

Geranium macrorrhizum

Hosta 'Francee'lris germanica
Kniphofia '‘Royal Standard'Nepeta
'Six Hills Giant'Pennisetum
alopecuroides ‘Hameln’
Pennisetum villosum ‘Cream
Falls'Perovskia atriplicifolia

Salvia officinalis
'Purpurescens'Stachys byzantina
Stipa gigantea

Verbna bonariensis

DECORATIVE HEDGING
To be selected from the following:
llex crenata

llex aquifolium

Taxus baccata

WILDFLOWER SEDUM
GREEN ROOF

Achillea millefolium Agrimony
eupatoria Anthyllis vulnearia
Daucus carota

Echium vulgare

Galium verum

Hippocrepis comosa
Hypericum perforatum
Leontodon hispidus
Leucanthemum vulgare
Linaria vulgaris

Lotus corniculatus

Plantago media

Primula veris

Prunella vulgaris

Rumex acetosa
Sanguisorba minor
Scabiosa columbaria

Silene vulgaris

Thymus praecox

Trifolium pratense
Origamum vulgare
Anthoxanthum odoratum
Briza media

Cynosurus cristatus

PERMEABLE BLOCK
PAVING

Supplier: Marshalls
Specification: Tegula Paving
Range

RESIN BOND PATHWAY
Supplier: Daltex
Specification: Sunlight Colour

APPLICATION
BOUNDARY
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4.7 3D Visuals
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3D Visualisation - Block A Front Elevation Facing Henley Road
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3D Visualisation - Block B Front Elevation
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3D Visualisation - South Aerial

3D Visualisation - Block A West Elevation
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3D Visualisation - Henley Road Access
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Conclusion

The proposals seek planning permission for the following development:

Demolition of no’s 205 - 213 Henley Road and erection of Block A (37 Unit) and Block B (23 Unit)
apartment living blocks comprising a mixture of 1 & 2-bedrooms with several communal spaces
such as lounges, terraces, external gardens and associated access from the adjacent development
on Henley Road, car parking and landscaping.

Previous applications here have set the general principle of residential development as acceptable in
this location. More specifically, development with a larger blocks to the front and additional block to
the rear has also been considered acceptable with planning permission for this form of development
granted on the adjacent site.

The application site is in a predominantly residential with properties to the north, east and west of
the site. This part of Henley Road has seen a number of relevant planning permissions in recent
years that mean this area is undergoing a period of transition and in doing so will see significant
improvements to the street scene as well as the efficient use of land to provide much needed
housing.

The redevelopment of rear gardens of properties along Henley Road is compatible with surrounding
land uses, and other similar developments in the area including the adjacent site, and is in accordance
with the presumption in favour of sustainable development that is central to the government’s
National Planning Policy Guidance. The principle of the development is, therefore, acceptable.

Turning to the Council’s policy on the redevelopment of residential gardens. The layout integrates
in an appropriate way with the surrounding area in terms of proposed density, utilisation of good
quality landscaping. The proposals will minimise the impact on surrounding properties largely by
utilising the change in levels across the site and ensuring the amenity of existing and future residents
is protected.
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