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1. INTRODUCTION

1.1. OVERVIEW
1.1.1. This Transport Statement, (TS) has been prepared on behalf of Aston Rose to support an application

for the change of use for part of an existing building from offices, (Class B1) to residential flats, (Class
C3) via the prior approval notification application process under the general permitted development
order 2015, as amended (Class O, Part 3, Schedule 2).

1.1.2. This application relates to part of 40, Oxford Road, (a brick building on the corner of Cheapside and
Oxford Road in Reading).  The building currently consists of retail use at the ground floor, with offices
on floors 1, 2 and 3 above.

1.1.3. The internal floors have been divided into a number of office suites, (totalling approximately 230sqm
of office space) and as such the property is occupied by a number of businesses and operators.
However, the size and grade of the offices are poor and as such they are not attractive spaces for
businesses wishing to locate to Reading town centre. There is no designated parking for the existing
uses with occupiers parking in the town centre or using the close by public transport links.

1.1.4. The proposals seek to permission to convert the existing office space, (B1) on the upper floors to 6
residential dwellings, (C3) comprising of one and two bed flats.

1.1.5. This TS will assess the proposed development when considered against the national and local
planning policy.
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2. PLANNING POLICY

2.1. INTRODUCTION
2.1.1. This section of the report summarises relevant transport policy documents against which the

development proposals would be considered at a national, regional and local level. The most relevant
policy documents relating to this study are detailed below:

¡ National Planning Policy Framework (March 2019);
¡ Reading Borough Council Core Strategy (January 2008; amended January 2015);
¡ Reading Central Area Action Plan (January 2009);
¡ Reading Borough Council Sites and Detailed Policies Document (October 2012);
¡ Reading Borough Council Revised Parking Standards and Design (October 2011); and
¡ Reading Borough Council Residential Conversions Supplementary Planning Document

(Adopted 2013).

2.2. NATIONAL POLICY
National Planning Policy Framework

2.2.1. The purpose of the planning system is to contribute to the achievement of sustainable development.
At a very high level, the objective of sustainable development can be summarised as meeting the
needs of the present without compromising the ability of future generations to meet their own needs.

2.2.2. Achieving sustainable development means that the planning system has three overarching objectives,
which are interdependent and need to be pursued in mutually supportive ways, (so that opportunities
can be taken to secure net gains across each of the different objectives):

¡ An economic objective – to help build a strong, responsive and competitive economy, by
ensuring that sufficient land of the right types is available in the right places and at the right
time to support growth, innovation and improved productivity; and by identifying and
coordinating the provision of infrastructure;

¡ A social objective – to support strong, vibrant and healthy communities, by ensuring that a
sufficient number and range of homes can be provided to meet the needs of present and
future generations; and by fostering a well-designed and safe built environment, with
accessible services and open spaces that reflect current and future needs and support
communities’ health, social and cultural well-being; and

¡ An environmental objective – to contribute to protecting and enhancing our natural, built
and historic environment; including making effective use of land, helping to improve
biodiversity, using natural resources prudently, minimising waste and pollution, and
mitigating and adapting to climate change, including moving to a low carbon economy.

2.2.3. Transport issues should be considered from the earliest stages of plan-making and development
proposals, so that:

¡ The potential impacts of development on transport networks can be addressed;
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¡ Opportunities from existing or proposed transport infrastructure, and changing transport
technology and usage, are realised – for example in relation to the scale, location or density
of development that can be accommodated;

¡ Opportunities to promote walking, cycling and public transport use are identified and
pursued;

¡ The environmental impacts of traffic and transport infrastructure can be identified, assessed
and taken into account – including appropriate opportunities for avoiding and mitigating any
adverse effects, and for net environmental gains; and

¡ Patterns of movement, streets, parking and other transport considerations are integral to
the design of schemes and contribute to making high quality places. The planning system
should actively manage patterns of growth in support of these objectives. Significant
development should be focused on locations which are or can be made sustainable,
through limiting the need to travel and offering a genuine choice of transport modes. This
can help to reduce congestion and emissions and improve air quality and public health.
However, opportunities to maximise sustainable transport solutions will vary between urban
and rural areas, and this should be taken into account in both plan-making and decision-
making.

2.2.4. Planning policies should:

¡ Support an appropriate mix of uses across an area, and within larger scale sites, to minimise
the number and length of journeys needed for employment, shopping, leisure, education
and other activities;

¡ Be prepared with the active involvement of local highway authorities, other transport
infrastructure providers and operators and neighbouring councils, so that strategies and
investments for supporting sustainable transport and development patterns are aligned;

¡ Identify and protect, where there is robust evidence, sites and routes which could be critical
in developing infrastructure to widen transport choice and realise opportunities for large
scale development;

¡ Provide for high quality walking and cycling networks and supporting facilities such as cycle
parking, (drawing on Local Cycling and Walking Infrastructure Plans); and

¡ Provide for any large-scale transport facilities that need to be located in the area, and the
infrastructure and wider development required to support their operation, expansion and
contribution to the wider economy. In doing so they should take into account whether such
development is likely to be a nationally significant infrastructure project and any relevant
national policy statements.

2.2.5. If setting local parking standards for residential and non-residential development, policies should take
into account: a) the accessibility of the development; b) the type, mix and use of development; c) the
availability of and opportunities for public transport; d) local car ownership levels; and e) the need to
ensure an adequate provision of spaces for charging plug-in and other ultra-low emission vehicles.

2.2.6. Maximum parking standards for residential and non-residential development should only be set where
there is a clear and compelling justification that they are necessary for managing the local road
network, or for optimising the density of development in city and town centres and other locations that
are well served by public transport, (in accordance with chapter 11 of this Framework). In town centres,
local authorities should seek to improve the quality of parking so that it is convenient, safe and secure,
alongside measures to promote accessibility for pedestrians and cyclists.
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2.2.7. Applications for development should:

¡ Give priority first to pedestrian and cycle movements, both within the scheme and with
neighbouring areas; and second – so far as possible – to facilitating access to high quality
public transport, with layouts that maximise the catchment area for bus or other public
transport services, and appropriate facilities that encourage public transport use;

¡ Address the needs of people with disabilities and reduced mobility in relation to all modes
of transport;

¡ Create places that are safe, secure and attractive – which minimise the scope for conflicts
between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and respond
to local character and design standards;

¡ Allow for the efficient delivery of goods, and access by service and emergency vehicles;
and

¡ Be designed to enable charging of plug-in and other ultra-low emission vehicles in safe,
accessible and convenient locations.

2.3. LOCAL POLICY
Reading Borough Council Core Strategy

2.3.1. Strategic policy is provided by the policies of the Core Strategy which was adopted in 2008 and
amended in 2015. A summary of the policies particularly relevant to the proposals with regards
transport include:

¡ Policy CS4 – Accessibility and the Intensity of Development: proposals should be located
within areas so as to reduce the need to travel;

¡ Policy CS18 - Proposals to convert properties into self-contained flats or for multiple
occupation will be assessed against the impact on the amenity and character of the
surrounding area, particularly in terms of intensification of activity, loss of privacy, loss of
external amenity space, the provision and location of adequate on-site car parking, and the
treatment of bin storage areas; and

¡ Policy CS24 – Car / Cycle Parking – maximum car parking standards will be applied as
stipulated within the Parking Supplementary Planning Document.

Reading Central Area Action Plan

2.3.2. The Reading Central Area Action plan covers central Reading within the Inner Distribution Road and
promotes sustainable residential development to complement the existing business, leisure and
shopping uses currently found within the town centre.

Reading Borough Council Sites and Detailed Policies Document

2.3.3. Site specific policy is provided within the Sites and Detailed Polices Document which was adopted in
2012. Policy DM12 covers access, traffic and highway related matters and requires development to
have a safe point of access to and from the highway and ensuring development will not have a
detrimental impact on the functioning of the transport network.
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Reading Borough Council Parking Standards Supplementary Planning Document

2.3.4. Parking standards for residential development are set out in the Borough Council's 'Revised Parking
Standards Supplementary Planning Document’, adopted in October 2011. The guidance operates on
a zonal system depending on the proximity of sites to local centres and public transport provision and
the requirements for flatted developments within the town centre, Zone 1, are set out in Table 2.1
below.

Table 2.1 – Required parking standards for flatted developments within Zone 1

Type of Development Car Parking Standards Cycle Parking Standards

C3 Dwelling Flat 1-2 bed 0.5 spaces per unit with no visitor 0.5 spaces per unit*

* If no individual secure facility e.g. store or garage associated with property, dedicated parking required. This can be in the
form of communal cycle parking.

Reading Borough Council Residential Conversions Supplementary Planning Document

2.3.5. (Policy: CS18, CS24): Parking standards for all residential conversions should be in accordance with
the Council’s adopted ‘Revised Parking Standards and Design’ (2011) SPD. The principle is that
developments located close to public transport and local centres will require less parking than
equivalent developments in less sustainable areas of the Borough.
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3. EXISTING SITE AND PROPOSED DEVELOPMENT

3.1. EXISTING SITE
3.1.1. The application site is located on the junction of Oxford Road and Cheapside, approximately 600

metres south-west of the main railway station and bus interchange and within Reading town centre.
The site’s location in relation to the local area and transport network is shown on Figure 1 below.

Figure 1 – Site Location

3.1.2. There are local bus stops on both Oxford Road and immediately adjacent to the site on Cheapside
that link to all the main employment, education, health and leisure facilities within the town.

3.1.3. Access to the site is limited to an existing pedestrian entrance on Cheapside and via stairs to the
accommodation on the upper floors. To the rear of the development and accessed via Thorne Street,
there is a small service yard accessible for means of escape, bin storage, cycle parking, delivery and
collection purposes only. The development has rights of access from Thorne Street, with Cheapside
having loading restrictions in place so all vehicular deliveries to the building take place via Thorne
Street.

3.1.4. There is currently no car parking provision for the accommodation at 40, Oxford Road.
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3.2. SUSTAINABLE TRANSPORT NETWORKS
3.2.1. It is generally accepted that walking and cycling provide important alternatives to the private car and

should also be encouraged to form part of longer journeys via public transport. Indeed, it is noteworthy
that the Institute of Highways and Transportation, (IHT) has prepared several guidance documents
that provide advice with respect to the provision of sustainable travel in conjunction with new
developments.  Within these documents, it is suggested that:

¡ Most people will walk to a destination that is less than one mile (Planning for Walking, 2015);
¡ The bicycle is a potential mode of transport for all journeys under five miles (Planning for

Cycling, 2015); and,
¡ Walking distances to bus stops should not exceed 400 metres, with people being prepared

to walk twice as far to rail stations, (Planning for Walking, 2015).

3.2.2. Having regard to the above, it is considered that the site is accessible by the more sustainable modes
of travel including foot, cycle and public transport. Details on each of these sustainable modes of travel
are set out below.

Accessibility by Foot

3.2.3. Oxford Road and Cheapside benefit from street lighting and wide footways that link the site to the
nearby bus stops and the railway station 600 metres to the north-east. Around the site there is an
extensive network of pedestrian streets providing links to the town centre, The Oracle Shopping
Centre and nearby leisure centre.

Accessibility by Cycle

3.2.4. Reading has an extensive network of cycle routes and these are shown within Appendix A. Oxford
Road is part of the town centre cycle route linking the station and town centre where access to various
Reading cycle routes provide access to all areas of the town and suburbs can be accessed.

Accessibility by Bus

3.2.5. Reading has an extensive network of bus routes as shown within Appendix B. All the bus routes
serve either Friar Street or the railway station and the bus stops serving all the routes are less than a
5-minute walk of the site. The bus services provide access to all the main employment, education,
health and leisure facilities within the town.

3.2.6. In addition to the local and sub-regional service, a direct coach service with a frequency of a bus every
20 minutes operates from the station direct to Heathrow Airport.

Accessibility by Rail

3.2.7. Reading Rail station is located 600 metres to the north-east of the site and is easily accessible by foot.
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3.2.8. Reading Rail station is the second busiest interchange station in England after Birmingham New Street
and is located at the cross point of the main western main line and north south cross-country lines.
Destinations including Newbury, Bournemouth, Manchester Piccadilly, London Paddington, Oxford,
Penzance, London Waterloo, Cardiff Central, Newcastle, Bristol Temple Meads and Gatwick Airport
can be accessed from Reading station.

Summary

3.2.9. The above review demonstrates the site is readily accessible by a variety of modes of transport that
have the potential to remove reliance upon the private car and as a result car parking.  In addition to
this it has been established that the site is well located to a range of key local amenities. It is therefore
considered that its location accords with the guiding principles of the National Planning Policy
Framework.

3.3. DEVELOPMENT PROPOSALS
3.3.1. The Applicant is seeking to change the use of the site at 40 Oxford Road from circa 230 square metres

of B1 office to 6 residential dwellings, (use class C3) under the prior approval procedures. The 6
dwellings will comprise five one bed flats and one two bed flat as shown on the drawings in Appendix
C.

Access Arrangements

3.3.2. The access arrangements for the development are not changing, with access to the site limited to an
existing entrance on Cheapside via stairs to the accommodation on the upper floors. To the rear of
the development and accessed via Thorne Street, there is a small service yard accessible for mean
of escape, bin storage, cycle parking, delivery and collection purposes only. The development has
rights of access from Thorne Street.

Parking Arrangements

3.3.3. The parking standards set out within Reading Borough Council’s ‘Parking Standards Supplementary
Planning Document’, state that one and two bed bedroom units require a provision of 0.5 vehicle
spaces per unit.  There is no parking currently provided on site and due to the proximity of the excellent
public transport links and central location, no parking is to be provided as part of this change of use.

3.3.4. Secure cycle parking for 3 bicycles is to be provided within the small service area to the rear of the
site accessed from Thorne Street. This provision is deemed acceptable for a site in such a sustainable
location.

Servicing Arrangements

3.3.5. There are expected to be 1 – 2 deliveries per day associated with a residential development of this
type and size. Deliveries and servicing associated with the residential units will be principally
undertaken by small vehicles, (up to 4.6T van size).
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3.3.6. It is likely that most deliveries to the residential units will comprise regular post by vans / bikes, internet
shopping and supermarket delivery vans. Occasionally, larger vehicles will be expected to service the
site to accommodate refuse collection or larger deliveries.

3.3.7. Typically, the average duration of stay would be less than 5 minutes, with a small proportion needing
to stay for a slightly longer period.

3.3.8. A bin store will be provided to the rear of the property and accessed via Thorne Street which will
enable refuse collection to take place in line with the existing arrangements for the site. The delivery
arrangements for the development will also be in-line with the existing arrangements with vehicles
delivering from Thorne Street or Oxford Road (time restrictions in place).

Impact Assessment

3.3.9. Given the number of residential units being put forward is minimal and no car parking is provided for
the proposals,  the associated impact will be negligible and indeed given there is change of use from
office to residential, there will likely to be a reduction in the number of peak hour trips.  On this basis,
no further impact assessment for any of the modes of travel is being put forward.
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4. SUMMARY AND CONCLUSION

4.1.1. This Transport Statement supports the application for the change of use for part of an existing building
from offices, (Class B1) to residential flats, (Class C3) via the Prior Approval Notification application
process under the General Permitted Development Order 2015, as amended (Class O, Part 3,
Schedule 2).

4.1.2. There are currently no parking spaces provided on site and the constrained nature of the site makes
it impossible to provide car parking for the proposed flats. The central location means that car parking
should not be a pre-requisite of the development.

4.1.3. The car free nature of the development meets the objectives of the NPPF in delivering a residential
scheme that has excellent access to public transport and a wide range of facilities within Reading
town centre. The adopted parking standards pre-date the NPPF and the requirement now placed on
local authorities to provide clear and compelling justification for imposing local parking standards.

4.1.4. The development will provide three secure cycle parking spaces for which meet the levels required by
the adopted standards.

4.1.5. The proposed change of use from B1 Office to C3 Residential will not increase the number of daily
deliveries which will be accommodated through the existing arrangements. For a development of six
residential units, it would be expected to receive 1-2 deliveries per day.

4.1.6. The report has demonstrated that the proposal accords with national and local policies relevant to
transport and that the site benefits from access to a good network of pedestrian/cycle links, which
connect the site to the public transport network that serves the local area.

4.1.7. In summary, this report demonstrates that:

¡ The location of the site accords with the relevant national and local transport planning
policies;

¡ The site benefits from access to a sustainable transport network that provides alternatives
to the private car;

¡ The change of use from office to residential is likely to result in a reduction in the number
of peak hour trips;

¡ The number of servicing trips associated with the proposals are likely to be minimal; and
¡ The site will continue to be accessed / serviced in line with current arrangements for the

existing office.

4.1.8. On the basis of the above, it is considered that the proposals can be accommodated for without
detriment to the operation of the local highway network. As such, it is considered that there is no
reason why the proposals should be resisted on traffic or transportation grounds under the revisions
of Class O Part 3 Schedule 2 of the General Permitted Development Order 2015 as amended.
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jet black 1   Theale/Thatcham/Newbury EP  FP  CA  CQ

lime 2 2a Burghfield/Mortimer/Tadley EP  FP  CA  CQ

leopard 3  Royal Berkshire Hospital/Arborfield/Wokingham CL  FM  SA  MA  MF

leopard 3b  Royal Berkshire Hospital/Arborfield/Bracknell CL  FM  SA  MA  MF

leopard X3 Shinfield Park (direct) EP  FP

lion 4  X4   Reading College/Wokingham/Bracknell CT  FN  EO  ME

emerald 5 Northumberland Avenue MI  CL  CU  SC  MC
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purple 17
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