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This Planning and Heritage Statement is being submitted in support of a full planning application, made on behalf of Stonegate Homes Ltd (“the Applicant”) at Land at Oxford Road, Reading (“the site”). This application is being submitted for: 
Erection of a mixed use development comprising of commercial units on the ground floor, up to 26 residential units, car and cycle parking (“the Proposed Development”). 
The site is designated within the Reading Local Plan (2019), under site allocation WR3j Land at Moulsford Mews. The policy allocates the site for residential development, and notes that the development should address air quality impacts and any contamination on site. It is also noted that the site could accommodate 10 – 16 dwellings.  
Application Documentation 
This planning application is  being supported by the following documents: 
a. Planning Application Form (including ownership certificates);
b. Site Location Plan (Drawing no. LOC P1)
c. Existing Site Plan (Drawing no. 050 Rev P1)
d. Proposed Site Plan (Drawing no. 100 P1)
e. Ground Floor Plan (Drawing no. 110 Rev P1)
f. First Flood Plan (Drawing no. 111 Rev P1)
g. Second Floor Plan (Drawing no. 112 Rev P1)
h. Third Floor Plan (Drawing no. 113 Rev P1)
i. Fourth Floor Plan (Drawing no. 114 Rev P1)
j. Fifth Floor Plan (Drawing no. 115 Rev P1)
k. Roof Plan (Drawing no. 116 Rev P1)
l. Existing Street Elevation (Drawing no. 140 Rev P1)
m. Existing Street Elevation (Drawing no. 141 Rev P1)
n. Proposed Street Elevation (Drawing no. 142 Rev Pa)
o. Proposed Street Elevation (Drawing no. 143 Rev P1)
p. Proposed Elevations (Drawing no. 144 Rev P1)
q. Proposed Elevations (Drawing no. 145 Rev P1)
r. View from Oxford Road (Drawing no 150 P1)
s. View from Moulsford Mews (Drawing no. 151 Rev P1)
t. Block Plan (Drawing no. BLOC Rev P1)
u. Design and Access Statement by ECE Architects 
v. Transport Assessment by i-Transport
w. Planning Statement by Nexus Planning 
x. Air Quality Assessment by Phlorum 
y. Noise Statement by Phlorum 
z. Energy and BREEAM Statement by Phlorum 
aa. Utilities Assessment by Phlorum 
ab. Sunlight and Daylight Assessment by EB7
ac. Land Contamination Preliminary Risk Assessment by Phlorum 
ad. Sustainable Drainage Assessment by GeoSmart Information 
ae. Preliminary Ecological Appraisal by Phlorum 
af. Arboricultural Development Statement by CBA Trees 
ag. Statement of Community Involvement by Iceni 
This Planning Statement comprises the following sections and should be read in conjunction with the application documents: 
ah. Section 2 describes the site and its surroundings; 
ai. Section 3 summarises the planning history relevant to the site; 
aj. Section 4 sets out in detail the Proposed Development; 
ak. Section 5 outlines the relevant Development Plan Policies and other material considerations: 
al. Section 6 assesses the Proposed Development against the Development Plan policies and other material considerations; 
am. Section 7 considers the heritage considerations of the Proposed Development; and 
an. Section 8 draws the information in this report together to provide a conclusion on its findings. 
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2.0	Site Location and Description 
The site is broadly rectangular in shape and is located to the west of Reading town centre. It is currently vacant, but is previously developed land. There are some mature trees along the eastern and southern borders of the site.  
The site is surrounded by built development, mostly constructed in recent years, including a large Tesco superstore and residential buildings up to five storeys in height. To the south is the Curzon Club, which is used for functions.
The site is allocated for residential development by Policy WR3j (Land at Moulsford Mews) of the Local Plan. There are no listed buildings at the site, it is not within a conservation area and the site is within Flood Zone 1, which demonstrates the lowest risk of flooding.
Vehicle access to the site can be gained from Moulsford Mews, which runs along the norther border. The site can also be accessed by pedestrians from the south, via Oxford Road. 
The site benefits from strong public transport links, there are direct bus links into Reading town centre and the University of Reading, and to Tilehurst and Calcot, from Oxford Road (within 100m).  
The site also benefits from strong rail links, Reading West Station lies to the east of the site (within 650m), which provides services to central Reading and, Newbury and Basingstoke. Reading station lies within 2km of the site, providing regular fast train services into London Paddington and to the South-West.  
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3.0	Planning History 
The site forms part of the former Battle Hospital site, which has been comprehensively redeveloped under the guidance of a 2005 Planning Brief. The overarching planning permission for the redevelopment of the Battle Hospital (06/00011/FUL) showed a health centre on the site. However, this was not built-out and the site was subsequently allocated for housing in the Reading Local Plan (2019).
No other planning applications have been identified that are relevant to the site. 
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4.0	Development Proposals  
The Proposed Development seeks full planning permission for: 
Erection of a mixed use development comprising of commercial units on the ground floor, up to 26 residential units, car and cycle parking (“the Proposed Development”). 
The Proposed Development will provide the following key elements: 
· Up to 26 residential units (comprising of 5 x 1 bedroom, 13 x 2 bedroom and 8 x 3 bedroom units), including 8 affordable units; 
· At ground floor level there will two commercial units (totalling approximately 157.5 sqm)
· Up to 22 car parking spaces, including 2 accessible parking spaces, and 2 electric car charging units; 
· Secure cycle parking provision; 
· Refuse stores; and 
· Areas of improved landscaping. 
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This section of the Planning and Heritage Statement provides an overview of the key planning policies and other material considerations relevant to the Proposed Development.  
The Development Plan 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires all planning applications to be determined in accordance with the development plan unless material considerations indicate otherwise. 
The development plan for Reading Borough Council comprises the following: 
a. Reading Local Plan (2019) 
In addition to the Development Plan Documents, we consider the following to represent Material Considerations in the determination of this application: 
1. National Planning Policy Framework 2019 (NPPF); and 
1. National Planning Practice Guidance (NPPG). 
1. Relevant national and local level policies are summarised below. Section 6 then seeks to assess the proposed development against those policy objectives.   
National Planning Policy Framework (2019)
1. The National Planning Policy Framework (NPPF) was adopted on 27th March 2012, and the Government published the updated NPPF in July 2018. This was then revised in February 2019. The NPPF sets out the Government’s planning policies and how these are expected to be applied. 
1. Paragraph 7 of the NPPF sets out that the purpose of the planning system is to achieve sustainable development. Paragraph 8 then identifies the three overarching objectives of sustainable development; the social, environmental and economic objectives. 
1.  Paragraph 11 of the NPPF outlines a presumption in favour of sustainable development, and for decision-taking this means:
“Approving development proposals that accord with an up to date development plan without delay.”
Reading Local Plan (2019) 
1. The Reading Local Plan (2019) is the development plan document for Reading Borough. The following policies have been identified as relevant to this proposal and are considered in detail within Section 6 of this Planning and Heritage Statement: 
6. CC1 Presumption in favour of sustainable development 
6. CC2 Sustainable design and construction 
6. CC3 Adaptation to climate change 
6. CC4 Decentralised Energy 
6. CC6 Accessibility and the intensity of development
6. CC7 Design and the public realm 
6. CC8 Safeguarding amenity
6. EN1 Protection and Enhancement of the historic environment 
6. EN12 Biodiversity and the green network 
6.  EN14 Trees, hedges and woodlands 
6. EN15 Air quality 
6. EN18 Flooding and sustainable drainage systems 
6. EM1 Provision of employment development 
6. H1 Provision of housing 
6. H2 Density and mix 
6. H3 Affordable Housing 
6. H5 Standards for new housing 
6. H10 Private and communal outdoor space 
6. TR1 Achieving the transport strategy 
6. TR3 Access, traffic and highway-related matters 
6. TR5 Car and cycle parking and electric vehicle charging 
6. RL2 Scale and location of retail, leisure and culture development 
6. WR3 Other sites for development in West Reading and Tilehurst 
6. WR3J Land at Moulsford Mews 
Other Material Considerations 
1. The following documents are consideration to be material planning consideration to this application: 
· Affordable Housing Supplementary Planning Documents (2013)
· Revised Parking Standards and Design Supplementary Planning Document (2013) 
· Planning Obligations under Section 106 Supplementary Planning Document (2015) 
· Sustainable Design and Construction Supplementary Planning Document (2019)
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6.0	Planning Assessment 
This section sets out the main policy issues associated with the Proposed Development and provides an explanation of how these issues have been addressed in order to comply with the aims, objectives and requirements of the policies set out in the Development Plan, whilst taking into account other material considerations. In this regard, we consider the key issues of relevance to the Proposed Development to fall under the following headlines aligned to the National Planning Policy Framework: 
a. Principle of Development
b. Delivering a sufficient supply of homes 
c. Achieving well designed places 
d. Promoting sustainable transport
e. Conserving and enhancing the natural environment
f. Conserving and enhancing the historic environment
The key themes identified above are addressed in the following paragraphs, with reference to the Proposed Development and the relevant national and local planning policies. 
Principle of development
The NPPF seeks a presumption in favour of sustainable development (Paragraph 11) for both plan making and decision making. For decision making this means approving development proposals that accord within an up-to–date development plan without delay.
This is reinforced under Reading Local Plan (2019) Policy CC1, which states that a positive approach to considering development proposal will be taken that reflects the presumption in favour of sustainable development. 
 The principle of residential development is supported by Local Plan (2019) allocation WR3j (Land at Moulsford Mews), which allocates the site for residential development. Although the site is only allocated for a maximum of 16 units, the site is considered to be suitable for a higher density of units, as considered in detail within this section of the Planning and Heritage Statement.   
Policy H1 identifies that Reading Borough has a need to delivery 689 new homes per annum over the plan period. Further, Policy H2 sets out that the appropriate density of residential development will be informed by: 
· the character and mix of uses of the area in which it is located, including the housing mix, and including consideration of any nearby heritage assets or important landscape or townscape areas; 
 its current and future level of accessibility by walking, cycling and public transport; 
 the need to achieve high quality design; 
 the need to maximise the efficiency of land use; and 
 the need to minimise environmental impacts, including detrimental impacts on the amenities of adjoining occupiers. 
Policy H2 further states that “Residential development capacity figures within the site allocation policies are often based on these densities, but the capacity of each site will likewise depend on various factors that need to be addressed at application stage, including detailed design and layout, and may differ from the range set out in the allocation.”  
The Proposed Development has been designed in response to the location, surrounding character, accessibility and constraints of the site. The proposed scale and massing of the scheme is considered to reflect the character of the area, of which there are surrounding buildings of 5 to 7 storeys. The site is considered to be accessible, with strong public transport links into Reading town centre, which itself has strong links into London and the South-West. Overall, the site is considered to be suitable for higher densities than 16 units, as suggested within the Local Plan (2019) allocation. Through detailed design work, and the formal pre-application process, a five storey building, comprising of up to 26 units, is considered to accurately represent the capacity of the site.  
This is supported by the NPPF (2019), which dedicates a chapter to ‘Making effective use of land’. Paragraph 117 sets out that “planning policies and decisions should promote an effective use of land in meeting the need for homes and other uses, while safeguarding and improving the environment and ensuring safe and healthy living conditions”. 
Although the site is not allocated for retail, and it is not within a district or local centre, the site adjoins the Oxford Road West District Centre.  Local Plan Policy RL3 (c) states that: “Within and adjacent to district, major local and local centres, all new development should provide some ‘centre uses’ at the ground floor, unless it can be clearly demonstrated that this would not be possible or appropriate.”
Due to the site’s location adjacent to the Oxford Road West District Centre, the provision of two commercial units at the ground floor level is considered to accord with Policy RL3. 
Overall the principle of the proposed development, commercial units at ground floor level and residential development, would be considered to accord with planning policy.  

Delivering a sufficient supply of homes 
Local Plan Policy H1 identifies that the 15,847 homes will be delivered over the plan period 2013 – 2036, this equates to 689 homes per dwelling. As detailed above, the site is allocated for residential development, and through the design process, review of the local character and formal pre-application discussions is considered to be able to have capacity for up to 26 dwellings. This accords with Local Plan Policy H1 and H2.   
Affordable Housing
Local Plan (2019) Policy H3 sets out a requirement for 30% affordable homes on sites of 10 or more units. 
The Proposed Development would provide 8 affordable housing units, the mix of the affordable units is detailed in Table 6.1 below. Two of the affordable units would achieve M4(3) standards. 
	Units size
	Number of units 

	1 bed, 2 person 
	2

	2 bed, 3 person 
	2

	2 bed, 4 person 
	3

	3 bed, 5 person 
	1

	Total
	8


Table 6.1 Affordable unit mix 
Unit Mix 
Local Plan (2019) Policy H2 (Density and Mix) identifies that wherever possible, residential development should contribute towards meeting the needs for the mix of housing in the Borough, and in particular for family homes of three or more bedrooms.  
As detailed in Table 6.2 below, the Proposed Development would provide a mix of units, including a high proportion of three bedroom units. Therefore, the unit mix should be considered to comply with Policy H2. 
	Units size
	Number of units 

	1 bed, 2 person 
	5

	2 bed, 3 person 
	5

	2 bed, 4 person 
	8

	3 bed, 5 person 
	8

	Total
	26


Table 6.2 Residential unit mix 
Achieving well designed places 
Local Plan Policy CC7 sets out that all development must be of high quality design that maintains and enhances the character and appearance of the area of Reading in which it is located. 
Policy CC8 (Safeguarding amenity) states that developments should not cause a detrimental impact on the living environment of existing residential properties, or unacceptable living conditions for new residential properties.  
Policy H10 (Private and communal outdoor space) requires dwelling to be provided with functional private or communal open space.
The design of the Proposed Development has been carefully designed so as to complement and reflect the existing pattern of development in the area, with the taller elements of the buildings centrally located, away from existing neighbours.
The Proposed Development seeks to protect the amenity of exiting users, whilst ensuring that future occupiers received high standards of amenity, as set out under Policy CC8. 
Each residential unit will have access to private amenity space in the form of balconies. These have been positioned to carefully minimise overlooking, with the majority front facing. All of the units would meet Nationally Described Space Standards and would be provided with usable private amenity space.
Daylight and Sunlight 
Local Plan Policy CC8 (Safeguarding Amenity) sets out that developments must not cause a detrimental impact on the living environment of existing residential properties or unacceptable living conditions for new residential properties, amongst others, in terms of access to sunlight and daylight. 
The Daylight and Sunlight Assessment submitted in support of this application identifies that, overall, the results of the assessment meet or exceed the relevant BRE guidance targets, and that the proposed scheme will have a limited impact on the surrounding units whilst attaining good levels of internal daylight. 
Utilities
This Application is supported by a Utilities Statement, which identifies that the vicinity of the development site should be capable of providing connections to the proposed development, and that there should be sufficient capacity to do so. 
Overall, the Proposed Development should be considered acceptable in this regard. 
Promoting sustainable transport
Local Plan Policy TR3 seeks to protect the transport network, with consideration given to the effect on safety, congestion and the environment. 
Policy CC6 (Accessibility and the intensity of development) sets out that the scale and density of development will be related to its level of accessibility by walking, cycling and public transport to a range of services and facilities, with the densest and largest scale development taking place in the most accessible locations.  
Policy TR5 (Car and cycle parking and electric vehicle charging) requires developments to provide car parking and cycle parking that is appropriate to the accessibility of locations within the Borough to sustainable transport facilities, particularly public transport.
This Planning Application is supported by a Transport Statement which identifies that the site is well located to encourage travel by sustainable modes, including walking, cyclins and public transport. 
Vehicular access would be gained off Curzon Street in the form of a vehicle crossover. A separate pedestrian access would also be provided off Curzon Street whilst pedestrian access to the commercial units is proposed to the area of public realm to the west of the site. 
Following pre-application discussions with Reading Borough Council, the provision of 22 car parking spaces has been agreed as appropriate. Cycle parking will also be provided to encourage the use of sustainable travel. 
Two electric vehicle charging points have been provided on site, these points would be accessible to four parking bays. 
Overall the Proposed Development is considered acceptable from a highways and transport perspective. 
Conserving and enhancing the natural environment
Ecology and Arboriculture
Policy EN12 sets out on all sites, development should not result in a net loss of biodiversity, and should provide a net gain wherever possible. Policy EN4 identifies new development shall make provision for tree retention and planting within the application site, to improve the level of tree coverage within the Borough. 
Where possible, the proposals have retained the trees around the site. There is one tree located within the site boundary, with three trees in close proximity. Due to the site constraints, it has not been possible to retain the tree on site, and consequently T1 is planned for removal.  As a result, the loss of this tree will be mitigated through replanting. The adjoining trees would be protected during the development of the site. 
As set out within the Statement of Community Involvement submitted in support of this application, neighbouring residents were supportive of the removal of this tree, due to the overshadowing cause and debris that fell into their gardens. 
The application is supported by an Arboriculture Development Statement, which identifies an after care maintenance programme which would be secured through a planning condition, and sets out protection measures for the retained trees throughout the site development. 
A Preliminary Ecology Appraisal is also submitted in support of this application. The Appraisal sets out that the site is not subject to any statutory or non-statutory designations. Due to the existing vegetation on site, it is recommended that a precautionary approach is taken to vegetation clearance, in respect to breeding birds, reptiles and badgers, to minimise any adverse impact on these species groups. 
Air Quality
Local Plan Policy EN15 (Air Quality) sets out that development should have regard to the need to improve air quality and reduce the effects of poor air quality. 
An Air Quality Assessment has been submitted in support of this application, and identifies that background pollution concentrations across the site are likely to be below the relevant UK Air Quality Strategy standard concentrations. The Assessment identifies suitable mitigation measures during construction to prevent any significant air quality effects on the surrounding area. 
The proposed development is not expected to introduce new receptors into an area of existing poor air quality, and it is not anticipated to significantly impact local air quality.
Overall, the proposed development is expected to comply with all relevant local and national air quality policies.
Noise
Local Plan Policy CC8 (Safeguarding Amenity sets out that developments must not cause a detrimental impact on the living environment of existing residential properties or unacceptable living conditions for new residential properties, amongst others, in terms of noise and disturbance. 
A Noise Statement is submitted alongside the application which notes the anticipated noise sources around the site. Due to the surrounding residential units adjacent to the site, it is considered that the noise level around the site would be acceptable. 
Contamination 
Local Plan Policy EN16 (Pollution and Water Resources) states that development will only be permitted where it would not be damaging to the environment and sensitive receptors through land, noise or light pollution. Further, development will only be permitted on land affected by contamination where it is demonstrated that the contamination can be satisfactorily managed or remediated. 
This Planning Application is supported by a Land Contamination Preliminary Risk Assessment, which notes that the site has little evidence of contamination, and that a previous substation on the site has been completely removed. To ensure that there are no remaining structures associated with this previous use, the Assessment recommends a services plan is obtained prior to breaking ground onsite.   
Flooding and Drainage
Local Plan Policy EN18 (Flooding and Sustainable Drainage Systems) directs development to areas at the lowest risk of flooding. Further, all major developments must incorporate sustainable drainage systems as appropriate. 
The site is located in Flood Zone 1, the lowest risk if flooding, and where development is directed. The application is supported by a Sustainable Drainage Assessment, which proposes a Sustainable Drainage Scheme strategy that comprises of a green roof and lined permeable paving to attenuate surface water runoff prior to discharge into the public sewer network. 
Overall, the Proposed Development is considered to accord with the relevant policy. 
Conserving and enhancing the historic environment
Policy EN1 seeks to protect the historic features, areas of historic importance and other elements of the historic environment, including their setting. 
As provided in further detail in section 7 of this Planning and Heritage Statement, the site is not within a Conservation Area, nor does it have any listed buildings on site. However there is a Grade II listed building within 100m of the site.
However due to the distance of the listed building to the site, the character of the surrounding area, it is not considered that the Proposed Development would have any impact on the listed building or its setting. 
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7.0	Heritage Statement 
In this section we set out the relevant planning policy in relation to heritage considerations at the site, and assess the Proposed Development against this policy. 
Reading Local Plan Policy EN1 (Protection and enhancement of the historic environment) sets out: 
Historic features, areas of historic importance and other elements of the historic environment, including their settings will be protected and where possible enhanced. This will include: 
 Listed Buildings; 
 Conservation Areas; 
 Scheduled Monuments; 
 Historic parks and gardens; and 
 Other features with local or national significance, such as sites and features of archaeological importance, and assets on the Local List. 
All proposals will be expected to protect and where possible enhance the significance of heritage assets and their settings, the historic character and local distinctiveness of the area in which they are located. Proposals should seek to avoid harm in the first instance. Any harm to or loss of a heritage asset should require clear and convincing justification, usually in the form of public benefits. 
Applications which affect Listed Buildings will not have an adverse impact on those elements which contribute to their special architectural or historic interest including, where appropriate, their settings.
The site is not located within a Conservation Area, historic park or garden, nor are there any schedules monuments in proximity. 
The site does not contain listed or locally listed building, nor are there any adjacent to the site. However there is a Grade II listed building 100m, to the south west. The building is the West Branch Library, and is described as a red brick building with bath stone dressing, which was designed on 1907 by F.W Albury. 
The West Branch Library is situated on Oxford Road, with a community church and residential units to the west, and commercial units with residential located above, to the east. On the opposing side of Oxford Road, are terrace units which contain commercial units at the ground floor level, with residential above. The units to the east are at a greater height that the listed building, and due to the topography and height of the surrounding buildings, the proposed development would be screened from view of the listed building. 
Furthermore, the setting of the listed building is characterised by modern, commercial and residential units, therefore the Proposed Development would not be considered to differ from the surrounding character, and consequently there would be no impact on the setting of the listed building.   
Overall, it is considered that there would be no harm to the listed building or its setting, and it should be considered that the Proposed Development accords with national and local policy in this regard. 
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8.0	Conclusion 
This Planning Statement has been prepared in support of a planning application at land at Oxford Road, Reading for the Proposed Development of:
“Erection of a mixed use development comprising of commercial units on the ground floor, up to 26 residential units, car and cycle parking”. 
The Proposed Development will deliver a range of benefits including: 
a. Up to 26 residential units (comprising of 5 x 1 bedroom, 13 x 2 bedroom and 8 x 3 bedroom units), including 8 affordable units; 
b. Each unit would have access to private amenity space; 
c. Two commercial units (totally approximately 157.5 sq m)
d. Up to 22 car parking spaces, including 2 accessible parking spaces, and 2 electric car charging units; 
e. Secure cycle parking  and refuse provision; and 
f. Areas of improved landscaping. 
The site is considered suitable for residential development, as shown under Reading Local Plan (2019) Policy WR3j (Land at Moulsford Mews), where it is allocated for residential development. 
The Proposed Development would help contribute toward the housing need of the borough at a vacant brownfield site. The site benefits from strong transport links into central Reading, in addition to London and the South West. 
Overall the Proposed Development is located within a highly sustainable location, and is considered to be consistent with relevant national, regional and local planning policy considerations, and as such should be granted approval without delay.
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