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1.0 INTRODUCTION

1.1 The statement is prepared to support the planning application for 85-87
Basingstoke Road, Reading RG2 OHA.

1.2 The planning application relates to insertion of ground floor windows on south
elevation to office building B1(a).

1.3 The statement provides a description of the site outlines the relevant national,
design evaluation and other material considerations.

1.4 In addition to the statement the planning application is accompanied by the
following documents, which should be read in conjunction with this statement:

e Drawings 10979/
101 Site Location and Block Plans
102 Existing Ground and First floor Plans
104 Existing Elevations
141 Proposed Ground Floor Plan
142 Proposed Elevations
143 Proposed Block Plan

15 The statement concludes that the planning application meets the objectives of
the planning policy and that permission should be granted accordingly.
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20 SITE DESCRIPTION, EXISTING PROPOERTY AND PLANNING HISTORY

2.1  The application site is situated at the western side of Basingstoke Road and
corner of Winchester Road. It is also on junction to Elgar Road. The site is
located on mixed use class offices, light Industry and residential etc.

2.2 The site is not located within a conservation area or within or adjacent to the
cartilage of a listed building

2.3 The site is on sustainable location where Bus and train services easily
approachable. Bus stop is 240 ft walking distance. Buses connect Reading
Station in approx 15 Mins. Bus services run along Northumberland Avenue
which is within easy walking distance:-




2.4 The site area is 592 Sq.M approx 19m wide and 31 m deep.

25  The existing property is three-storey building about 326 M2 GF & FF each and
299m2 mansard roof second floor areas. All floor area in use as B1(a) office
purposes.

2.6 Existing building is brick face to ground and first floor and roof tiles finished to
mansard roof second floor. The property has windows on front, rear and side
elevation.

2.7 Entrance of the building and site is from Winchester Road. Front court provides
parking for 7-8 cars. Front court is tarmac finish. Approx. 12-15 metres high
trees are on side elevation on Winchester Road.

Planning History:

2.8 The property recently benefitted of following granted Prior Approvals:

1. 182091 - Change of use of part ground, first and second floors from Class
B1(a)(offices) to C3 (dwelling houses) to comprise of 17 flats. Prior
Notification under Class O, Part 3 of Schedule 2 of the Town and Country
Planning (General Permitted Development) Order 2015.

The decision Prior approval not required determined on 23 January 2019

2. 190358 - Change of use of part ground, first and second floors from Class
B1(a)(offices) to C3 (dwelling houses) to comprise of 23 flats. Prior
Notification under Class O, Part 3 of Schedule 2 of the Town and Country
Planning (General Permitted Development) Order 2015.

The decision Prior approval not required determined on 30 April 2019

3. 191036 - Shutter replacement to window at ground floor to serve a C3

residential unit as granted under 190358 (amended)

Granted on 23 Dec 2019.
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3.0 RELEVANT PLANNING POLICY

National
National Planning Policy Framework 2018;
National Planning Policy Guidance;

RBC Local Development Framework

Core Strategy 2008 (Altered 2015)

CS1 Sustainable Construction and Design

CS2 Waste Minimisation

CS5 Inclusive Access

CS7 Design and the Public Realm

CS9 Infrastructure, Services, Resources and Amenities
CS20 Implementation of The Reading Transport Strategy (Local Transport Plan 2006-
2011)

CS29 Provision of Open Space

CS34 Pollution and Water Resources

CS36 Biodiversity and Geology

RBC Supplementary Planning Documents

Revised Parking Standards and Design SPD (2011)
Revised SPD on Planning Obligations under Section 106 (2015)
Sustainable Design and Construction SPD (2011)

Sites and Detailed Policies Document 2012 (Altered 2015)
SD1 Presumption in Favour of Sustainable Development
DM1 Adaption to Climate Change

DM3 Infrastructure Planning

DM4 Safeguarding Amenity

DM6 Affordable Housing

DM10 Private and Communal Outdoor Space

DM12 Access, Traffic and Highway-Related Matters

DM17 Green Network

DM19 Air Quality
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3.1 National Planning Policy Framework

The National Planning Policy Framework (NPPF) was published in March 2012
by the Department of Communities and Local Government. This is a new,
simplified planning framework that better supports growth, helps creates the
homes and jobs and helps protect and enhance the natural and historic
environment.

3.2 Atthe heart of the NPPF is a presumption in favour of sustainable development,
which should be seen as a golden thread running through both plan-making and
decision-taking. For decision-taking this means:

(] approving development proposals that accord with the development plan
without delay; and

1 where the development plan is absent, silent or relevant policies are out-of-
date, granting permission unless any adverse impacts of doing so would
significantly and demonstrably outweigh the benefits, when assessed against the
policies in this Framework taken as a whole; or specific policies in this
Framework indicate development should be restricted.

3.3 The NPPF then sets out core planning principles, which should underpin both
plan-making and decision-taking. These principles include (among others):

[ proactively drive and support sustainable economic development to deliver the
homes, business and industrial units, infrastructure and thriving local places that
the country needs. Every effort should be made objectively to identify and then
meet the housing, business and other development needs of an area;

() always seek to secure high quality design and a good standard of amenity for
all existing and future occupants of land and buildings;

0 take account of the different roles and character of different areas; and

[] encourage the effective use of land by reusing land that has been previously
developed (brownfield land).

3.4  Part 7 of the NPPF relates to “Requiring Good Design” and notes that this is a
key aspect of sustainable development. It requires that Local Planning Authorities
formulate policies which aim to ensure that developments “function well;
optimise the potential of the site to accommodate development; reflect the identity
of local surroundings and material; create safe and accessible environments; and
are visually attractive as a result of good architecture”. These factors have been
key in formulating the design of the proposed development, and will be explored
in greater detail in Section 5.
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3.5 Reading Borough Core Strategy Document and the Sites and Detailed
Policies Document

Policy CS1 (Sustainable Construction and Design) states that proposals for new
development, including the construction of new buildings and the redevelopment
and refurbishment of existing building stock will be acceptable where the design
of buildings and site layouts use energy, water, minerals, materials and other
natural resources appropriately, efficiently and with care and take account of
climate change.

3.6  Policy CS4 (Accessibility and the Intensity of Development) states, inter alia, that
the scale and density of development within the Borough will be related to its
level of accessibility by walking, cycling and public transport to a range of
services and facilities.

3.7 Policy CS5 (Inclusive Access) states that all buildings should be located, sited and
designed to provide suitable access to, into and within, its facilities, for all
potential users, including disabled people, so that they can use them safely and
easily.

3.8  CS7 (Design and the Public Realm) seeks to ensure that all development is of high
design quality that maintains and enhances the character and appearance of the
area of Reading in which it is located.

3.9  Policy CS9 (Infrastructure, Services, Resources and Amenities) states that
proposals for development will not be permitted unless the LPA is satisfied that
infrastructure, services, resources, amenities or other assets lost or impacted upon
as a result of the development or made necessary by the development will be
provided or re-provided at the appropriate time.

3.10 Policy CS24 (Car/ Cycle Parking) states that maximum car parking standards and
cycle parking requirements will be applied in relation to the accessibility of
locations within the Borough to sustainable transport facilities, particularly public
transport.
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4.0 PROPOSAL
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4.1 The proposal relates to insertion of windows on ground floor on south elevation.
New windows will be similar proportion of existing. There is existing door
located on left hand side which will be retained.

4.2 Material of the windows will be to match with existing.

4.3  Interms of safeguarding amenity and the requirements of Policy DM4, the site is
in a suburban area where there will always be some acceptance of overlooking,
particularly to the rear. However, in this case we are of the opinion that there is
sufficient distance to adjoining properties.

4.4 Notwithstanding that, it is put here that the proposal as submitted wholly accords
with the development plan context for the area and, where there are no material
considerations to the contrary, the Council should consider this proposal
acceptable.

45  Access to the site and building would remain as at present.

5.0 CONCLUSION

5.1 The site is within a highly sustainable location.

5.2 Given the sites location in close proximity to the local and town centres and
public transport connections it is considered that higher density development is
acceptable. The overall design is considered to be acceptable in wider context.

5.3  The application site is in on sustainable location, Basingstoke Road and
Northumberland Avenue are a route for number of buses as mentioned above
and nearest station is less than 15 mins. distance.




Appendix A: Site Photos
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Front elevation of the property




