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1) INTRODUCTION

1.1 This Planning Statement Addendum has been prepared on behalf of Hermes Property Trust for planning application (Ref 182252) for redevelopment of the former Mail Distribution and Sorting Office, Caversham Road, Reading, RG1 8JG.  

1.2 The original application was submitted to Reading Borough Council (‘RBC’) in December 2018 and validated by Council on 3rd April 2019.  Since its validation additional revisions have been made to the original application submission and submitted to the Council.  In response, additional information has been now been sought by RBC which includes an updated planning assessment of the proposed changes to the scheme against the most recently adopted Development Local Plan (November 2019) for the Reading Borough Council.  

2) UPDATED POLICY POSITION

2.1 Since the deposit of the original planning application, the Reading Local Plan has been adopted by Council in November 2019.  

2.2 This document replaces all existing development plans in Reading, including the Core Strategy (adopted 2008, amended 2015), Reading Central Area Action Plan (adopted 2009) and Sites and Detailed Policies Document (adopted 2012, amended 2015) all of which now cease to be used.  

2.3 Where reference was made in the December 2018 Planning Statement to the superseded development plans this Addendum identifies the corresponding policy in the Local Plan.

2.4 A Design and Access Addendum, Environmental Statement (‘ES’) Addendum and various other supporting report addendums have also been prepared to addressed the scheme revisions and should be read in conjunction with the Planning Addendum, Design and Access Addendum and the ES Addendum.

3) OUTLINE OF SCHEME REVISIONS and UPDATED DESCRIPTION OF DEVELOPMENT

3.1 This Planning Addendum will outline the key changes proposed to the scheme and how they meet the most recent planning policy as set out in the most recently adopted Reading Local Plan (November 2019).  

3.2 The key revisions to the proposed scheme are summarised below and discussed in greater detail in the proceeding pages of this Addendum.  The key revisions include:

· The number of units/houses has been reduced from 658 to 620;
· Change to the proposed residential mix and the introduction of additional 3 bed units/houses;
· Building A reduced in height by 9 metres (from +123.18m AOD to +114.18m AOD).  The building has been reduced from 25 to 24 storeys.  The original application comprised 1 x retail, 6 x office and 18 x residential floors (25 storeys).  The revised application has substituted 8 x residential floors of 3 m (24m) for the previous 6 office floors (6 x 4m = 24m) No change in height.  This results in only 1 floor difference as per the ES when floors are counted
· Relocation of office floorspace from Building A to Building C;
· Relocation residential floorspace from Building C to Building A;
· Building C is reduced by 1 floor while a full set back floor is added to the office building to improve its coherency along the Avenue, it flexibility and efficiency; 
· The footprint of Building C has also been simplified to the rear courtyard and a small increase in the building footprint is now proposed;
· [bookmark: _GoBack]The footprint of residential Building B has been marginally reduced at upper levels;
· The introduction of a double height office entrance will increase the visibility to the Avenue;
· Revised locations for the proposed health facility and community space across the scheme;
· Phase 1 basement layout revised, including a cycle/service lift for all floors and basement cycle facilities with access now proposed from Middle Road;
· The Avenues cycle lanes have been widened in each direction together with better cycle connections to Caversham Road;
· Tiger crossing across the Avenue to align with the proposed Reading Station Park.

3.3 Where revisions have been proposed to the scheme, the updated planning policy as per the Local Plan, have been identified and where relevant to the revisions discussed in greater detail.

3.4 The Proposed Development (as revised) will be built out in three phases comprising in total 620 residential (C3) units (74 x Studio, 194 x 1 bed, 320 x 2 bed, 25 x 3 bed flats and 7 houses) together with 19,730 sqm office accommodation (use class B1), 1,762 sqm of retail (use classes A1-A5) and 706 sqm of community/health floor space (use class D2).

3.5 94 car parking spaces (70 at basement level) are proposed together with private and public open space with pedestrian and vehicular access, servicing, landscaping and associated works.  There are no changes proposed to the car parking strategy as part of these scheme revisions.

3.6 The detailed description of development has also been generically revised as a consequence of the modifications (to reflect the comments received by the LPA) with the proposed revised description of development comprising:

3.7 ‘Outline application considering access, landscaping, layout and scale involving the demolition of all existing building and structures (Classes B1a an B2) and erection of new buildings ranging between basement and 2-24 storeys in height providing 620 residential units (Class C3) (74 x studio, 194 x 1 bed, 320 x 2 Bed, 25 x 3 Bed and 7 Houses) office accommodation (Class B1a), flexible ground floor Class A1-A3 uses, a community centre (Class D1), health centre uses Class D1) and various works including car parking (94 spaces – 70 at basement level), servicing, public and private open space, landscaping, highways, pedestrian and vehicular access and associated works.  This application is accompanied by an Environmental Statement (update).’


4) KEY PLANNING CONSIDERATIONS

4.1 The Section of this Planning Addendum assesses the component parts of the Proposed Development against the most current statutory Development Plan and other material considerations as outlined in Section 2 above.  In particular it assesses the acceptability of the proposal with regards to key issues such as land use, design and landscaping, transport, servicing and parking, accessibility, energy and sustainability, noise, archaeology and flood risk.

LAND USE MIX

4.2 There has been a change in the proposed land use mix with the following revisions to the total floorspace proposed.  This table has been reproduced from the ES Addendum.
	Land Use
	2012 Consented Scheme
	2018 Submission
	2020 Proposed Development
	Net Change
(from 2018 Scheme)

	Residential (C3)
	40,902
	58,545
	55,451
	-3,094

	Retail (A1-A5)
	1,286
	1,889
	1,762
	-127

	Office (B1)
	16,156
	16,604
	19,730
	3,126

	Hotel (C1)
	4,493
	0
	0
	0

	Leisure Centre / Gym (D2)
	300
	0
	0
	0

	Health/Community Centre (D2)
	0
	772
	706
	-66

	Total
	63,137
	77,810
	77,649
	-161




4.3 There will be an overall decrease in the total scheme floorspace of 161 sqm from 77,810 sqm to 77,649 sqm.

4.4 The biggest change in the floorspace mix results in an overall loss of 3,094 sqm of residential floorspace and an increase of 3,126 sqm of office floorspace.  Policy EM2 of the Local Plan directs new employment floorspace to the centre of Reading and also to locations which are highly accessible with regard to public transport options.  Given the location of the site the proposed increase in employment floorspace is considered highly suitable.

4.5 At the same time the number of units proposed will make a significant contribution to the Boroughs overall housing targets.

DESIGN ISSUES

4.6 In light of the proposed revised changes to the scheme and since the adoption of the 2019 Local Plan the following design and townscape policies are considered relevant and where a scheme change is significant as such to impact on scheme design, the changes are described in greater detail below.  The list of design related policies include:
· CC7	Design and the Public Realm;
· EN5	Protection of Significant Views with Heritage Interest;
· EN13	Major Landscape Features and Areas of Outstanding Natural Beauty;
· EN14	Trees, Hedges and Woodland;
· CR2	Design in Central Reading;
· CR3	Public Realm in Central Reading;
· CR10	Tall Building;
· CR11	Station/River Major Opportunity Area;
· CR12	West Side Major Opportunity Area; 
· CR13	East Side Major Opportunity Area; and
· CR14: 	Other Sites for Development in Central Reading.

Building Height, Bulk and Massing

4.7 Revisions are proposed to the scheme including a reduction/relocation of proposed residential floorspace alongside an increase/relocation of proposed office floorspace.  As a result of these floorspace reconfigurations there are changes in the scheme massing that ultimately reduce the overall height and massing of the overall scheme.  These changes are set out in greater detail below.

4.8 Design Policy CC7 ‘Design and the public realm’ of the local Plan states that ‘All development must be of high design quality that maintains and enhances the character and appearance of the area of Reading in which it is located. The various components of development form, including:

· Layout: urban structure and urban grain;
· Landscape;
· Density and mix;
· Scale: height and massing’

4.9 Architectural detail and materials will be assessed to ensure that the development proposed makes a positive contribution to a number of urban design objectives including character, quality of public realm, movement and permeability, response to local context, protection of heritage and so on.

4.10 Applications for major developments, or other relevant developments, should be accompanied by a design and access statement that deals with all the above matters.

4.11 Policy CR10 of the Local Plan also addresses the challenges associated with ‘Tall Buildings’.  The policy states that in Reading all tall buildings are defined as 10 storeys of commercial floorspace or 12 storeys of residential (equating to 36 metres tall) or above.  Tall buildings will also be required to meet all the design requirements set out in Part (v) of policy CR10 including but not limited to:

· Enhancing Reading’s skyline, through a distinctive profile and careful design of the upper and middle sections of the building;  
· Contributing to a human scale street environment, through paying careful attention to the lower section or base of the building, providing rich architectural detailing and reflecting their surroundings through the definition of any upper storey setback and reinforcing the articulation of the streetscape;  
· Contributing to high-quality views from distance, views from middle-distance and local views;
· Taking account of the context within which they sit, including the existing urban grain, streetscape and built form and local architectural style;  
· Avoiding bulky, over-dominant massing;
· Conserving and, where possible, enhancing the setting of conservation areas and listed buildings……. And so on.

4.12 Furthermore, within Reading Borough, tall buildings will only be appropriate within the ‘areas of potential for tall buildings’ as defined on the Proposals Map. These include CR10a: Station Area Cluster within which the Application Site is located.

4.13 The policy states that for the Station Area Cluster that ‘A new cluster of tall buildings with the station at its heart will signify the status of the station area as a major mixed-use destination and the main gateway to and most accessible part of Reading.  Tall buildings in this area should:

· Follow a pattern of the tallest buildings at the centre of the cluster, close to the station, and step down in height from that point towards the lower buildings at the fringes;
· Contribute to the creation of a coherent, attractive and sustainable cluster of buildings with a high quality of public realm;
· Ensure that adequate space is provided between the buildings to avoid the creation of an overly dense townscape and to allow buildings to be viewed as individual forms;
· Be designed to fit within a wider planning framework or master plan for the area, which allows separate parcels of land to come forward at different times in a coordinated manner.’

4.14 The proposed height, bulk and massing revisions to the original scheme proposal are set out below and are also visually depicted within the Addendum Design and Access Statement accompanying this Planning Addendum.

Building A

4.15 The tallest scheme element Building A has been reduced in height from +123.18m AOD to +114.18m AOD with the resultant building being reduced height from 25 to 24 storeys.

4.16 The original application comprised a building use mix of 1 x retail, 6 x office and 18 x residential floors (25 storeys).  The revised application comprises 1 x retail and 23 x residential floors.

4.17 The revised application has included the replacement of  the previous 6 office floors proposed (each of 4m = 24m) with the 8 residential floors proposed (each of 3 m = 24m) resulting in o change in height.  

4.18 This has resulted in only 1 storey difference (as per the Environmental Statement), when the total floors are counted.

4.19 As set out in planning policy, the Application Site has been identified as suitable for a building of height. As described, in the context of Reading and the Application Site, this height has been established by the acknowledged primacy of the Station Hill Development (with buildings consented at + 128.00m A.O.D.).  In response, this proposal responds to this by being lower than Station Hill, whilst maintain a strong identity (in townscape terms) in its own right

Building B

4.20 The only change proposed for Building B is a slight reduction in the footprint of the building at upper levels.

Building C

4.21 The height of Building C has been reduced marginally from +74.18m AOD to +73.18m AOD.

4.22 Building C also now comprises a revised use mix with the upper floor residential floorspace being replaced with office floorspace.  The proposed retail floorspace at ground floor level remains unchanged.

4.23 The number of storeys proposed for Building C has been reduced from 11 to 8 storeys.  The original application comprised 1 x retail and 10 residential floors.  The revised application comprises 1 x retail and 7 x office floors.

4.24 There are also minor changes proposed to the footprint of Building C to the rear courtyard with a small increase in the building footprint proposed.  The southern façade of the building has been extended outwards into the courtyard space to be parallel with the western end of the Building.

4.25 In general massing terms and taking into consideration Readings tall building policy, the proposal continues to reinforce positioning of the highest scheme element towards the Station entrance, overlooking Station Square and a reduction in height towards Caversham Road to the west and Vastern Court to the north.  This approach mediates between the differing scales to which the proposal relates – the ‘Town Centre’ scale (and Station Hill in particular, as described below) and the lower, established scales of Caversham Road, Vastern Road and the north of the town.

4.26 It is also important to recognise that since the submission of the original application the redevelopment of Vastern Court Retail Park will significantly alter some of these contextual relationships.  As such, the Design and Access Addendum and the supporting Visual Impact Assessment illustrates this, through showing both the existing and the potential building massing of Vastern Court.

4.27 In terms of building hierarchy, the tallest building of the scheme (Building A) has been reduced in height.  Building A, sits comfortably within the policy inspired tall building’s area and the hierarchy of the town centre.  The building remains lower than the primacy of Station Hill yet taller than Thames Quarter, befitting its importance to the north side of the station and the underpass link to the town centre.

4.28 Further details of the revised scheme massing have been provided in the Addendum of the Design and Access Statement.

4.29 The siting and massing of the proposed buildings has not changed as per the original scheme design.

HISTORIC ENVIRONMENT 

4.30 Policy EN5 of the Local Plan ‘Protection of Significant Views with Heritage Interest’ states that ‘new development should not harm and where possible should make a positive contribution to views of acknowledged historical significance.’

4.31 Leading on from this Policy EN6 further states that ‘in areas characterised by heritage assets, the historic environment will inform and shape new development. New development will make a contribution to the historic character of the area by respecting and enhancing its architectural and visual qualities and considering how heritage considerations can influence the design of new development’.

4.32 Whilst the Site is not located within a Conservation Area and the existing building on the Site is not listed, the Site is within the setting of a number of listed buildings and in close proximity to several Conservation Areas and therefore consideration needs to be given to the impact of the proposals on the setting of these heritage assets. 

4.33 As part of the earlier scheme determination additional views/visualisations were requested by Historic England including one from the St Peters Conservation Area to the north-west and others from parts of the town centre to the south.  The potential impact of the Proposed Development on those viewpoints requested by Historic England has been addressed in Chapter 6: Townscape and Visual Resources of the ES Addendum.

4.34 The December 2018 ES did not identify that the development, as proposed, would result in significant effects on historic environment.  The ES Addendum confirms that the additional information available does not result in any change to the assessment undertaken and therefore the assessment and conclusions of Chapter 5 of the December 2018 ES remains relevant to the Proposed Development (as amended) with regards to the Historic Environment.

TOWNSCAPE AND VIEWS

4.35 The revisions to the Proposed Development slightly alter the information that forms the basis of the townscape and visual resources assessment from the original application submission.  Appendix A6.1 to the ES Addendum provides an update to the townscape and visual resources chapter of the December 2018 ES.  Appendix A6.1 assesses the likely significant effect of the amendments to the Proposed Development as set out above in light of the additional cumulative schemes, and the changes to the local planning policies following the adoption the Local Plan in 2019.  

4.36 The following policies of the Local Plan are considered relevant to townscape and views and have been considered in the revised townscape assessment:

· CC7	Design and the Public Realm;
· EN5	Protection of Significant Views with Heritage Interest;
· EN13	Major Landscape Features and Areas of Outstanding Natural Beauty;
· EN14	Trees, Hedges and Woodland;
· CR2	Design in Central Reading;
· CR3	Public Realm in Central Reading;
· CR10	Tall Building;
· CR11	Station/River Major Opportunity Area;
· CR12	West Side Major Opportunity Area; 
· CR13	East Side Major Opportunity Area; and
· CR14	Other Sites for Development in Central Reading.

4.37 Taking into consideration the proposed changes to the scheme massing, it is considered that the scheme revisions would result in a relatively modest change in the scale and massing of the development proposal in comparison to that of the original scheme of December 2018.  In addition, other tall building proposals within Reading Town Centre have received planning consent since submission of the ES for the original scheme in December 2018.  

4.38 The ES Addendum reports that despite these additions to the future baseline against which the amended scheme has been assessed and the minor changes to its height and massing, it is concluded that its likely effects upon the receiving townscape resource and the views from each of the representative viewpoints would be unchanged from that of the original proposal.  Further, within each of the additional views requested by Historic England during the consultation period for the original scheme (i.e. representative viewpoints 22 to 25) the visualisations show that the amended scheme (in common with the original proposal) would not be visible within the view from each of these viewpoints.

4.39 With respect to potential cumulative effects upon the townscape, the TVRA within the original ES included an assessment of the potential cumulative effects of the original scheme in association with a development proposal on the Vastern Road Retail Park (albeit in the absence of detailed development proposals for the latter).  The ES reports that these impacts are now available and have been used in the assessment of cumulative effects.  

4.40 It is the conclusion to the cumulative assessment that the amended scheme and the development proposed on the Vastern Road Retail Park (the ‘Aviva Site’) would still result in a potential significant adverse cumulative effect upon the view from representative viewpoint 10 (A4155 Caversham Road) with the greater contribution to that cumulative effect being provided by the development proposal for the Vastern Road Retail Park.  This is a result of its closer proximity to the viewpoint, its scale and massing.    Its cumulative townscape effects upon townscape character areas 1: Station Hill and 22: Vastern Road would, however, remain beneficial.

4.41 With respect to the development proposal for the SSE site to the north of Vastern Road, no significant cumulative effects upon views from the representative viewpoints have been assessed.  Generally, due to its scale, the amended scheme would make a greater contribution to any cumulative effects upon each of the representative views.  It too would result in beneficial cumulative townscape effects in association with the amended scheme on townscape character areas 1: Station Hill and 22: Vastern Road.  Finally, for the development proposal on the former Drew Ironmongers Site, any cumulative effects would be broadly the same as those of the amended scheme in isolation, given that this development proposal would result in a relatively modest addition to the Reading townscape.

RESIDENTIAL STANDARDS

4.42 Policy H5 of the Local Plan sets out the ‘Standards for New Housing’.  Policy H5 states that new build housing should be built to particular standards, unless it can be clearly demonstrated that this would render a development unviable.  Of particular relevance to this proposal are the following residential standards:

‘b. All new build housing will be built to the higher water efficiency standard under Regulation 36(3) of the Building Regulations; 
b, All major new-build residential development should be designed to achieve zero carbon homes; 
e. All new build housing will be accessible and adaptable in line with M4(2) of the Building Regulations, unless it is built in line with M4(3) (see below);
f. On developments of 20 or more new build dwellings, at least 5% of dwellings will be wheelchair user dwellings in line with M4(3) of the Building Regulations. Any market homes provided to meet this requirement will be ‘wheelchair adaptable’ as defined in part M, whilst homes where the Council is responsible for allocating or nominating an individual may be ‘wheelchair accessible’.

Water Use

4.43 To address part (b) of Policy H5, the following water efficiency measures are confirmed as part of the sustainability strategy and include:

· Flood risk mitigation measures and SUDs drainage implemented;
· Extensive Green/Brown Roof to apartment building to provide attenuation & encourage biodiversity;
· Treated grey water harvesting to all homes and apartment; � 
· Efficient Water Based appliances to align with BREEAM standards and 110 litres per person per day under Regulation 36(3) of the Building Regulation; � 
· WARS approved product will be used;
· Installation of Smart Meters to monitor, record and encourage behavioural change.

Access and Accessibility

4.44 In meeting the requirements of Local Plan Policy H5 (e and f) the wheelchair accessible dwelling will be designed to meet the criteria of the Building regulation Part M4(3) and policy H5 (e and f). The provision of these dwellings will be:

Studio/1 bed	 		14 dwellings (5.2%) 
2 Bed				16 dwellings (5%) 
3 Bed				2 dwellings (6.25%)

4.45 Further details on the residential units and accessibility are provided in Section 5.1 of the Addendum Design and Access Statement.

Unit Mix

4.46 In accordance with national planning policy, housing development should include a genuine choice of homes, in terms of the mix of housing sizes and types.

4.47 Locally, Policy H2 of the Local Plan sets out policy in relation to ‘Density and Mix’ stating that the appropriate density of residential development will be informed by factors such as:

· 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.

4.48 The policy does on to state that wherever possible, residential development should contribute towards meeting the needs for the mix of housing (set out in figure 4.6), in particular for family homes of three or more bedrooms.

4.49 The Local Plan states that housing proposed for the centre will also need to consider the policy requirements set out in CR6 of the new Local Plan.  These standards apply to residential uses in the C3 use class only.

4.50 Proposals for residential development within the central area will be assessed against the following criteria: 

‘i) All proposals for residential development within the central area will be required to contribute towards a mix of different sized units within the development. This will be measured by the number of bedrooms provided within individual units. Ideally, a mixture of one, two and three bedroom units should be provided. As a guide, in developments of 15 dwellings or more, a maximum of 40% of units should be 1-bed/ studios, and a minimum of 5% of units should be at least 3-bed, unless it can be clearly demonstrated that this would render a development unviable.’
4.51 Policy RC9 (i) of the RCAAP also states as a guide, that in developments of 15 dwellings or more, a maximum of 40 percent of units should be 1 bed and a minimum of 5 percent of units should be at least 3 bed.  

4.52 The original application proposed 658 new units/homes to contribute towards the Council’s housing target offering a varied mix of unit sizes to contribute towards the borough’s housing supply targets.  The revised application proposes 620 residential units, resulting in a loss of 38 units overall.  The change in the unit mix is set out below:

	
	Original Scheme
	Revised Scheme
	Difference
	% mix/change

	Studio
	79
	74
	-5
	12% (no change)

	1 Bed
	227
	194
	-33
	34% to 31%

	2 Bed
	335
	320
	-15
	51% to 52%

	3 Bed 
(including houses)
	17
	32
	+15
	3% to 5%

	TOTAL
	658
	620
	-38
	



4.53 Based on the accommodation schedule provided above, it can be demonstrated that with the revised mix, policy requirements have now been met with a satisfactory mix of housing provided for this central Reading location which includes an increase in the number of 3 bedroom units and duplexes that a total of 5% of the proposed scheme mix.

4.54 Indicative density ranges (dwellings per hectare) are set out the Local Plan, with 100 dwellings per hectare indicated as acceptable for a town centre location.  The Local Plan notes that it is important to acknowledge that these ranges not be applied as hard-and-fast rules, and the particular characteristics of a site when judged against the criteria in the policy may well mean that a density outside these ranges is appropriate.

4.55 The residential density of the scheme is set out in the Design and Access Addendum and has been calculated at 281 dwellings per hectare (620 units/2.2ha).  Given the inner city location of the site and its high PTAL rating and site accessibility the proposed density is considered appropriate for the central site location.
AFFORDABLE HOUSING

4.56 Policy H3 of the Local Plan ‘Affordable Housing’, states that on sites with 10 or more new homes 30 percent of the total dwellings will be in the form of affordable housing.  It goes on to state that ‘in all cases where proposals fall short of the policy target as a result of viability considerations, an open-book approach will be taken and the onus will be on the developer/landowner to clearly demonstrate the circumstances justifying a lower affordable housing contribution.’

4.57 This Planning Addendum confirms that on the grounds of scheme viability there will be no affordable housing offered as part of the housing offer.  In line with the requirements of Policy H3, an updated viability appraisal for the reduced number of homes has been prepared by Housing Expectations and is submitted alongside this Planning Addendum.

4.58 In determining the level of affordable housing that the Site could sustain, a series of viability models were undertaken, increasing the level of contribution until the scheme becomes unviable.  A financial viability assessment has been undertaken to demonstrate the effect of the costs attributable to the building of 620 homes, office and retail floorspace and community space as part of the Proposed Development.

4.59 Having concluded the viability appraisal relating to this Proposed Development it is proposed to deliver zero affordable homes and the CIL payment of £8,548,988.

MICROCLIMATE

4.60 Policy CR10 of the Local Plan sets out policy in relation to ‘Tall Buildings’ in the centre of Reading.  Under this policy tall buildings in Reading are described as 10 storeys of commercial floorspace or 12 storeys of residential (equating to 36 metres tall) or above.  Tall buildings are required to meet a number of design and other microclimate requirements including those related to wind and also daylight and sunlight considerations.  

4.61 Part (v) of Policy CR10 states that they should mitigate any wind speed or turbulence or overshadowing effects through design and siting and also ensure adequate levels of daylight and sunlight are able to reach buildings and spaces within the development.

Wind

4.62 The original wind assessment report for the Application site noted that the site would be exposed in the north-easterly wind direction, prior to the construction of the Vastern Court development. Building A (the tallest building on the Site) would be expected to be very exposed and without any intervention could create unsafe wind conditions around the southeast and northeast corners of the site.  However, the design of Building A incorporates large solid canopies on three sides of Building A and an arrangement of staggered porous screens near the southern corner which would effectively mitigate the wind conditions. The precise size and location of these measures would need to be confirmed through wind tunnel testing carried out in the next design stages.

4.63 Following the revisions to the Proposed Development RWDI have evaluated the wind microclimate conditions around the revised scheme by conducting a qualitative desk-based study that compared the latest building massing with that of the original and combining this information with the results of the previous wind tunnel tests.  Subsequently, the Pedestrian Wind Assessment has been updated and is included in ES Addendum as Appendix A2.2.

4.64 In RWDI’s professional opinion, the alterations to the scheme would not be expected to significantly alter the wind microclimate around the Proposed Development. As such, the wind conditions presented for the Proposed Development in the original planning submission (ref:  182252) are considered to be representative for the revised scheme.

Daylight and Sunlight

4.65 A revised Daylight and Sunlight report has been prepared by Point 2 surveyors based on the revised scheme and emerging Vastern Court, Caversham Road and 55 Vastern Road scheme proposals.  Both of these scheme and their details have developed since the 2018 application and this has allowed an updated daylight and sunlight assessment to be carried out.

4.66 The results of the detailed daylight/ sunlight assessments in the report indicate full BRE compliance with no change in light to any of the neighbouring residential properties exceeding the tests outlined within the guidance.  The results for both baseline conditions are therefore very encouraging and well within planning policy. The daylight amenity levels within the proposed residential units are considered good (95% BRE compliant) with a high percentage of rooms tested meeting or exceeding the recommendations of the BRE Guidelines. The internal daylight position in respect of the cumulative baseline has a very high level of BRE compliance recorded.

TRANSPORT/ACCESS

4.67 Since the adoption of the 2019 Local Plan (Reading Borough Council, 2019) the following policies of the Local Plan as related to transport are considered relevant:

· TR1: Achieving the Transport Strategy;
· TR3: Access, Traffic and Highway-related Matters;
· TR4: Cycle Routes and Facilities; and
· TR5: Car and Cycle Parking and Electric Vehicle Charging.

4.68 In light of proposed revisions to the scheme massing and land uses which could have a potential flow on impact with regard to transport related issues, a Transport Addendum was prepared to address the proposed scheme revisions.  According to the Transport Addendum it is not considered that existing traffic flows will be impacted significantly as a result of the proposed shifts in floorspace and unit mix. In addition, there have been no significant changes to highways in the vicinity of the development and therefore, no further assessment of baseline traffic conditions are required.

4.69 Policy TR3 sets out policy in relation to ‘Access, Traffic and Highway Related Matters’ with policy requiring new development promoting new accesses and works to the highway comply with the adopted standards of the Transport Authority.  The policy further notes that development will not have a material detrimental impact on the functioning of the transport network and that proposals will not be detrimental to the safety of users of the transport network, including pedestrians and cyclists.

4.70 With regards cycle facilities, policy TR4 of the Local Plan states that new developments will be ‘expected to make full use of opportunities to improve access for cyclists to, from and within the development and to integrate cycling through the provision of new facilities….’

4.71 The revised proposal introduces enhanced provision for pedestrians and cyclists that includes the widening of The Avenue to provide cycle lanes in each direction and linking to the proposed enhanced crossing of Caversham Road.  

4.72 Tiger crossings are also now proposed across The Avenue in order to provide direct pedestrian links between the station and town centre to the south and the redeveloped Vastern Retail Park (Reading Station Park) to the north.  

4.73 These new enhancements will contribute to a pleasant and safe condition for pedestrians and cyclists into the future.

SUSTAINABILITY AND ENERGY

4.74 As part of the revised strategy the energy consultants have considered the updated requirements of the Sustainability SPD adopted in November 2019.  In doing this they have set out a strategy that goes much further than the previous policy in terms of carbon emissions reduction, which required a 19 percent carbon reduction for 50 percent of the residential (equivalent to 9.5% reduction for all residential) and no carbon reduction for commercial uses.

4.75 The current energy strategy allows for:

· 35 percent emissions reduction for the proposed residential use and a 26 percent emissions reduction for the overall scheme (than if it were designed to just meet the minimum requirements of Building Regulations Approved Document Part L).
· BREEAM ‘Very Good’ for the proposed office use, in line with the 2018 policy requiring Very Good for all uses over 1000 sqm.  For details please refer to the BREEAM 2018 Pre Assessment report by CHB Sustainability (CHBS-PB-17022-2-C).

4.76 An energy centre in Phase 1 will provide communal heat distribution network to serve dwellings efficiently with clean energy generated by a gas-fired Combined Heat and Power (CHP) plant.  The Energy Centre will also have provision for future connection to a wider district energy scheme and connection to adjacent site as such Reading Station Park and SSE. 

4.77 Further details are provided in the Design and Access Statement Addendum (Section 4.8).

FLOOD RISK AND DRAINAGE

4.78 Local Plan policy EN18 sets out policy in relation to ‘Flooding and Sustainable Drainage Systems’. In keeping with national policy it directs new development to areas at lowest risk of flooding in the first instance, following the Sequential and Exceptions Test set out in the NPPF, and taking into account the effects of climate change.  Furthermore it states that all major developments must incorporate sustainable drainage systems (SuDS) as appropriate and in line with the Government’s Technical Standards.

4.79 A review of the original ES in light of the proposed revisions to the scheme layout has been undertaken and it was concluded that the revised layout will have no impact on the drainage proposals and will not require any adjustments to the strategy as presented in the original ES.  A revised FRA has been prepared to address the need to adjust the location of the proposed flood storage compensations on site.  This will allow for the increased flood storage volumes on site.  Further detail can be found in the revised FRA submitted alongside this Planning Addendum.

5) CONCLUSION

5.1 This Planning Addendum has been prepared in response to a request by RBC to set out the key scheme revisions in relation to the most recently adopted Local Plan (2019).  Where revisions have been proposed to the original scheme, the relevant Local Plan policy has been identified and reviewed.  The Addendum illustrates that the key scheme revisions (as related primarily to changes in the bulk and massing of buildings and some changes in proposed land uses) meet the requirements of the Local Plan as adopted November 2019.
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