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1. INTRODUCTION
1.1.1 This Planning and Heritage Statement forms part of a suite of documents submitted to Reading Borough Council for consideration in support of the applicants’ (Lipman Properties Ltd) proposals for minor alterations to elevational treatments at Reading Central (formerly Dukesbridge House, Duke Street, Reading). 

1.1.2 This statement has been prepared by Pegasus Group on behalf of the applicant sets out detail for façade and fenestration changes to Reading Central pursuant to Prior Approval for the change of use from Class B1(a) (offices) and Class to C3 (dwelling houses) to comprise 76 dwellings. The relevant Prior Notification will be made under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015 (as amended) is ref: 190602, and submitted concurrently with this application.

1.1.3 As part of the proposals, it is intended to infill a small area of current undercroft floorspace to provide increased residential floorspace. The image below identifies the difference between River Level Floor Plan, 5016-24 Rev J, as consented by 191393, against that proposed in this instance, now 5016-24 Rev Q. The increase in floorspace related to this element of the proposals is 10 sqm.
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1.2 Supporting Documentation

1.2.1 The Planning Statement is submitted as part of the planning application documentation, as set out below, for the proposed development. In addition to this Statement, the planning application documentation comprises:

· Completed Full Planning Application Forms, with Certificates of Ownership;

· Completed CIL Forms;

· Planning Application Drawings, including Site Location Plan, Site Plans, Floor Plans, Elevation Drawings, Section Drawings and Accommodation Schedule (references are provided in full within the application forms and the DAS Part 2);

· Design and Access Statement – Part 1, Approach to Scheme; Part 2 – Application Drawings and Drawing Schedules
1.3 Structure of the Report

1.3.1 The purpose of the Statement is to provide further detail of the proposed scheme, and to assess its merits against the development plan and other relevant material considerations. The Planning Statement is structured as follows:

· Section 2 provides the context for the development through a description of the application site, the surrounding area and its planning history;

· Section 3 provides details of the proposed development for which planning permission is sought;

· Section 4 assesses the current development proposals in the context of the development plan and relevant material considerations; and
· Section 6 provides an overall summary and conclusion to the report.
2. site context
2.1 Site Location and Description
2.1.1 The Site is located at the former Dukesbridge House, situated on the east side of Duke Street with the River Kennet immediately to the south. 

2.1.2 The site is bounded by office and retail units to the west on Duke Street, offices to the south and a mixture of offices, retail and residential to the north and east.

2.1.3 The application site is located within an Area for Architectural Potential, on an identified cycle route, within the Reading Central Area, but outside of the tall buildings, central and office cores and within the Market Place/London Street Conservation Area as defined by the Local Plan proposals map, October 2012. The whole of the Reading Central Area is designated as an Air Quality Management Area (AQMA).
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Figure 1 – Local Plan Proposals Map, October 2012 extract

2.1.4 Vehicular access to the site is via Highbridge Wharf which runs along the east of the site. The application site can be directly accessed by pedestrians from Duke Street, Highbridge Wharf or Kennet Side.

2.1.5 The application site is ideally located adjoining Reading Central Core and is therefore highly sustainable in terms of access to shops, leisure, community services and public transport. It is 50m from the primary shopping core and immediately abuts the office core.

2.1.6 The site is approximately 600m from Reading Station which provides direct rail links to London, the South West, Wales and the Midlands. Also, many of Reading’s main bus routes, including direct links to Heathrow Airport, go via the station. Within the local area, various bus routes are also accessible on Duke Street and Kings Road, both of which are in immediate proximity to the site, providing significant public transport connectivity. 

2.1.7 In addition to its location within a Conservation Area, the site is proximate to a number of heritage assets, including listed buildings and structures, as set out below:
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3. planning history
3.1.1 Under application reference 190602, Prior Approval was granted on 6 June 2019 for the conversion of offices at lower ground floor, ground floor, first, second, third and loft floors to 77 dwellings under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015 (as amended). This is referred to on the plans and within this statement as the ‘PD scheme’.

3.1.2 On 22nd August 2019, a planning application, ref: 191393, for ‘Replacement of grills with windows at lower ground floor level on east and south elevations; new windows at ground to second floor on north elevation; new external cycle parking and bin storage within courtyard area and various other associated alterations to facilitate the implementation of prior approval 190602’ was submitted to the Council. Further to the submission of revised plans and detail responding officers’ comments, the scheme was granted consented in March 2020. The ‘façade and fenestration’ scheme sough to amend the appearance of the building, so that it represented itself as a residential building. 

3.1.3 No further planning history exists on Reading Borough Council’s online system, meaning that all planning history in relation to the building as it stands today is pre-1988.
4. Proposed Development

4.1 Description of Development

4.1.1 The description of the proposed development at Reading Central is: 

‘Proposed façade and fenestration changes to Reading Central pursuant to Prior Approval for the Change of use of building from Class B1(a) (offices) and Class to C3 (dwelling houses) to comprise 76 dwellings.’
4.2 Approach to façade and fenestration changes

4.2.1 The scheme proposes a number of minor alterations to the existing facades of Reading Central in order to reflect internal adaptations being made under the Prior Approval scheme.

4.2.2 The purpose of the changes is to enable the building to better reflect its use as a residential building and to enable bedroom spaces to have the necessary apertures required for provision of successful living spaces.

4.2.3 The exact nature of the proposals is set out in more detail within the DAS and Application Drawings, but to summarise proposed changes:

Elevation 1

· Existing grilles removed and replaced with new windows in colour and style to match existing fenestration

Elevations 2 and 3

· Existing grilles removed and replaced with new windows/louvred doors in colour and style to match existing fenestration

Elevation 4

· Canopy removed

· Existing doors removed and replaced with new windows to match existing building

· Existing grille removed

· New windows and doors inserted

Elevation 5

· New windows inserted
· Existing canopy removed

· Existing door opening closed up

· Width of existing door decreased and existing door replaced with new door in colour and style to match existing fenestration

· Existing door removed and replaced with new window in colour and style to match existing fenestration

· Existing grilles and garage door removed and replaced with new windows in colour and style to match existing fenestration

4.2.4 Page 13 and 14 of the DAS provides more detail on the typical windows, already in place at Reading Central, that are proposed to be installed as part of this application. Pages 17 to 20 of the DAS provide more detail to confirm the exact extent and nature of proposed changes.

4.2.5 The approach to cycle storage is at set out on page 21 of the DAS Part 1. A number of BDS Cycle Shelters, which can accommodate 6 or 8 bikes depending on the model, will be located around the courtyard area as demonstrated on drawing no. 5016 27 N – Site Plan.

5. Planning Assessment

5.1.1 The Development Plan for Reading Borough Council relevant to the proposals currently comprises the Local Plan (Adopted November 2019). 

5.1.2 The National Planning Policy Framework (NPPF) is a material consideration in the determination of planning applications. Paragraph 11 of the NPPF sets out the presumption in favour of sustainable development. For decision taking this means approving proposals that accord with an up-to-date development plan without delay. 

5.1.3 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies for England and outlines how these are expected to be applied to both plan-making and decision-making. The NPPF was introduced in March 2012, where it superseded the vast majority of Planning Policy Statements and guidance into one consolidated document. In its current, revised form, published in July 2018 and subsequently revised in February 2019, it is a material consideration in the determination of this development proposal.

5.1.4 At the heart of the NPPF is a ‘presumption in favour of sustainable development’. Sustainable development, as defined at Paragraph 8 of the NPPF, includes three dimensions; economic, social and environmental. The attributes of the proposed development are set out below in the context of the three dimensions of sustainable development;

5.2 Environmental Benefits

5.2.1 The application proposals will enable an existing Prior Approval for the change of use of a redundant building to be realised. 

5.2.2 The application site is situated within the settlement boundary and is in a highly sustainable location. A wide range of retail and other facilities are located in the vicinity of the site and a bus stop, serving a strategic bus route, is located in the immediate locale.

5.2.3 The accessibility of the site ensures the rail network, as well as services, employment and leisure opportunities found in Reading Town Centre are easily reachable via excellent public transport, footpath and cycleway links. 

5.2.4 The introduction of new windows and removal of the grilles and garage door, which are predominantly located at ground and lower ground floor level, will enable the building to appear more inviting and residential in appearance, with this improved outlook also enabling social benefits, as set out below. 

5.3 Economic Benefits

5.3.1 During the construction phase a number of FTE construction jobs will be sustained directly, with additional jobs being sustained or created through expenditure in the supply chain. It is also relevant that the predominance of jobs sustained during the construction phase will be filled by people living in Reading area and wider region. Best endeavours to directly employ a localised labour force, as well as a number of local sub-contractors will ensure that a greater proportion of salaries and expenditure arising from the construction phase is retained in the local economy in line with the Council’s Economic policy. 

5.3.2 Economic benefits also continue during the post-construction phase. The proposed development will result in the refurbishment of a redundant office building to provide new dwellings. The future occupiers of the completed homes will patronise local shops and facilities, and in so doing contribute to the viability and vitality of businesses in London Street and the Town Centre. 

5.4 Social Benefits

5.4.1 The external detailing shown on the plans and the additional documentation provided in support of this application identifies a commitment to high quality living in terms of layout and materiality and it is considered that the scheme will provide a visual uplift that will improve the outlook of nearest residential neighbours, whilst providing a missing portion of the urban grain along the River Kennet, which will allow for improved natural surveillance of an area that has historically seen anti-social behaviour.

5.5 The Application Site

5.5.1 Local Plan Policy CC6 (Accessibility and the Intensity of Development) states 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. Sites will be assessed in terms of their level of accessibility to a defined district or local centre with a good range of facilities by pedestrian routes, and to a bus stop served by a strategic bus service. 

5.5.2 The development proposals will ensure an adequate level of accessibility by all modes of transport, particularly public transport, walking and cycling. In this manner, the site is located within a highly accessible location, which benefits from excellent access to services, amenities and public transport. There are a number of shops in the immediate locale including the Oracle shopping centre which is located approximately 75m to the west of the site.  Additional services in Reading Town Centre are also easily accessible on foot and by cycle. 

5.5.3 The site has excellent public transport links, with strategic bus routes running along both Duke Street and Kings Road to the west and north of the site. Reading Railway Station is within reasonable walking distance, approximately 0.5km to the north of the site. The proposed redevelopment of this site is therefore consistent with Local Plan Policy TR1. 

5.6 Design, Scale and Massing

5.6.1 The Central Area of Reading is in a period of transformation, typified by the emergence of high-quality commercial signature buildings such as The Blade, Forbury Place, Chatham Place, Clarendon House and Kings Point changing the skyline and creating a more urban character within the Reading Central Area. The proposals seek to continue this step-change in design approach, whilst respecting heritage assets and neighbouring buildings. 

5.6.2 The approach to design reflects that in-situ and therefore represents a modest improvement to the existing façade; one importantly that opens up the building in terms of views and surveillance which brings wider improvements in terms of passive control of anti-social behaviour. 

5.6.3 Overall, the proposed changes to façade and fenestration are consistent with the existing pattern of development on Duke Street and its environs.

5.6.4 Sections 3 and 4 of the DAS evidence the rationale to the morphology of the scheme proposals in this regard, reflecting the Project Team’s strong desire to:

· Complete the urban block by opening up and embracing the River Kennet and Highbridge Wharf to a greater extent

· Enable a high-quality approach to materiality, taking influences from the existing building

· Provide a design and layout that enables residential development to come forward in an acceptable manner

· Ensuring minimal overall change to the existing building, this in turn respecting neighbouring amenity in terms of heritage, privacy and outlook. 

5.6.5 The proposed development therefore enables effective use of a redundant office building and accordingly it is considered that the application proposals meet the requirements of Policy CR2 of the Local Plan and achieve a high quality of design as required by the NPPF.

5.7 Historic Impact

5.7.1 As set out above, the proposals at Reading Central take place in the context of location within the Market Place/London Street Conservation Area and proximity to a number of Grade II listed buildings and structures, therefore requiring consideration in terms of impact upon significance and setting in line with Policies EN1, EN3 and EN6 of the Local Plan.  

5.7.2 Given the relatively minor nature of proposals, it is considered that the proposed scheme will help to reinstate an element of activity to built form and the surrounding urban grain through re-use of a redundant office building, the inactivity of which has further compounded anti-social behaviour within the area and a consequent reduction in safety and security within the wider locality. Whilst essentially only replicating that in-situ, the proposals are nevertheless a well-designed and sensitive response to the site which will make efficient use of the site to ensure its optimum viable use, while acknowledging and respecting the heritage significance of its surroundings. 

5.7.3 Further, the proposals will provide significant public and heritage benefits by considerably enhancing the existing site, opening up views from lower levels and removing the unsightly security grilles currently evident on the majority of elevations. In particular, the appearance of the site from the River Kennet, where the majority of listed assets have interaction, will be significantly visually enhanced, in turn improving the setting of High Bridge, 2-4 London Street and the Coroner’s Court. 

5.7.4 In terms of elevations internal to the courtyard, the consideration is similar; through loss of the garage door and grilles and provision of cycle storage and new windows, the location will become less ‘back of house’ and more part of an integrated area, featuring more natural apertures and therefore surveillance, less industrial-style shuttering and increased activity as a consequence of users to the building. 

5.7.5 Taking into consideration the minor nature of proposed development, it is concluded that the proposed scheme will preserve the setting of listed structures and buildings and preserve and enhance the character and appearance of the Market Place/London Street Conservation Area. The proposed development thus complies with S.66(1) and S.72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990. It is contended that the proposed scheme is consistent with the urban design and heritage policies of the National Planning Policy Framework and Reading’s current development plan policies, as well as the emerging Local Plan. 

5.7.6 Taking the above into consideration, it is affirmed that the proposals comply with the requirements of Policies EN1, EN3 and EN6 of the Local Plan.

5.8 Residential Amenity

5.8.1 Policy CC8 of the Local Plan states that development will not cause a significant detrimental impact to the living environment of existing or new residential properties. This next section sets out how the amenity of both new and existing residents will be maintained and protected as a result of the development proposals.

Privacy and Overlooking

5.8.2 The proposed development has been designed to avoid significant detrimental harm to the living environment of both existing residents in the locality and the occupants of the new apartments in line with Policy CC8.  

5.8.3 As set out in Section 3 of the DAS, which considers the existing and proposed elevations and how these will appear and interact with surrounding buildings, it is considered that new windows will be located in similar form to that existing, so not to give rise to unacceptable, additional impact in terms of overlooking and loss of privacy. 

5.8.4 It is notable that the majority of adjacent uses are not residential in nature, save for properties within the courtyard area formed by Duke Street, Kings Road and Highbridge Wharf. Against this, and as set out above, there is no additional impact on amenity arising from the proposals, whilst, as set out earlier in this statement, the visual improvement of facades and associated enhancement of passive surveillance will enable a significant improvement in local amenity to the benefit of local residents and businesses. Accordingly, it is considered that the approach to design and layout undertaken enables development to come forward in a manner considered to be consistent with Policy CC8. 

6. Conclusions

6.1.1 This planning statement has been prepared by Pegasus Group on behalf of Lipman Properties Ltd in support of a planning application for:

‘Proposed façade and fenestration changes to Reading Central pursuant to Prior Approval for the Change of use of building from Class B1(a) (offices) and Class to C3 (dwelling houses) to comprise 76 dwellings.’
6.1.2 This Planning Statement sets out the site context and assesses the development proposals against government guidance, and local planning policies.

6.1.3 As a result, for the reasons set out in this statement, it is considered that the development fully accords with local and national planning policy and it is therefore respectfully requested that planning permission is granted.
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