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DESIGN, ACCESS AND PLANNING STATEMENT

In respect of demolishing a two-storey night-club and constructing six apartments at

112 London Street, Reading, Berkshire RG1 4SJ
1. ENVIRONS

The site is situated between St Giles Close and the west side of London Street, behind the three-storey Listed Building at Nos.110 and 114 London Street, with pedestrian access through a covered passageway between those two properties. Along with those, it lies at the edge of the Market Place/London Street Conservation Area, and is within a short walking distance to all the facilities in Reading town centre, to the Royal Berkshire Hospital, to places of worship, and to bus routes in London Road, Queen’s Road and central Reading; and a short cycle ride to local commercial facilities in Whitley Street, Earley Road and beyond. 
Surrounding buildings to the north of the site are in commercial use with a private car park to the rear.  The southern boundary is the remaining outside wall to an historic factory that manufactured metal containers for Huntley & Palmer’s biscuits, and which now separates the site from another private car park serving the large-scale residential development at 118-128 London Street, a substantial four-storey building that dominates the southern part of the Conservation Area and adjoins a six storey residential building in Crown Street immediately outside the Conservation Area but easily visible from it and from the rear site entrance in St Giles Close.
St Giles Close lies to the west of the site, and leads to a number of variously sized residential buildings, including the four-storey Nelson Mews just beyond the southern site boundary.

2. THE SITE

112 London Street is currently a night-club forming a long and bulky rear projection behind 110 and 114 London Street westwards towards St Giles Close.  Apart from a passageway along the length of the northern boundary it occupies the entirety of the plot.  It has 2-3 storeys towards London Street and an oversized single-storey section overlooking St Giles Close.  Generally the level of the western part of the site is about half a storey height below that of the easternmost part toward London Street.
The site is constrained to a long, broadly rectangular plot set between modern developments either side, the historic Listed Building in London Street, and the road to the rear. It is not one which could form part of a wider comprehensive scheme, and currently has little townscape merit other than the blank arcaded wall along its southern boundary.

It is, however, accessible for pedestrians from both St Giles Close and London Street by virtue of the established passageway between 110 and 114 London Street, and continuing along the northern boundary to St Giles Close.
3. PREVIOUS APPLICATIONS

3.1 First submission
An application, ref: 161935, for planning consent for 10 residential apartments was refused as of a poor design solution, providing substandard accommodation to the detriment of residential neighbours.  It also failed to contribute towards affordable housing or the Employment & Skills Plan. 
3.2 Second submission
An application, ref: 172213, for planning permission to replace the existing building by two residential blocks with 6 flats, was withdrawn.
3.3 Third submission

A formal pre-application submission, ref: 181576, was made on 4 September 2018, to develop the site either by rebuilding the popular night-club augmented by four new flats above; or by replacing the night-club with a four-storey block containing 5 flats.  The response of 28 January 2019 identified the following considerations:-

3.3.1. Loss of night-club:

In recognition of the disturbance that a night-club use can cause, including noise, vibration and anti-social behaviour, its removal from this area and its replacement with residential use was supported, there not being considered a planning policy conflict with the principle of removing the existing night-club use from this largely residential area.

3.3.2. Residential use:

The principle of residential use on tghis site was considered to accord with Policy CS4 (Accessibility and Intensity of Development) while ‘the proposals would align with the broad objectives of Policy CS14 in assisting in meeting the annual housing targets’.

3.3.3. Design and heritage

It was concluded that No.112 does not form part of the curtilage listing and no objection was raised to the removal of the existing building.

3.3.4. Unit mix

Policies RC9 (Living in the Centre) and CS15 (Location, Accessibility, Density and Housuing Mix) seek that [proposals should contribute towards a mix of different sized units within developments.  The current proposals for 3no.1P1B and 3no. 2P1B apartments reflect this requirement.

3.3.5. Amenity of future occupiers

The proposed unit sizes were considered adequate and all flats appeared to be served by suitable standards of outlook and daylighting.  It was also noted that there are unlikely to be any adverse privacy impacts upon future occupiers.

3.3.6. Amenity space:

The limited size of amenity space in the urban context was seen as acceptable.

3.3.7. Former tin factory boundary wall:

Retention of the existing arcaded wall was strongly encouraged as an undesignated heritage asset.

3.3.8. Amenity of neighbouring occupiers

The back-to-back separation distance between the new apartments and the rear elevations of the original parts of London Street frontage buildings at around 20m was considered sufficient to prevent undue overlooking, loss of privacy or overbearing to these window and elevations in accordance with Policy DM4.

3.3.9. Transport

There was no transport objection to the proposed parking provision being lower than the standards adopted in the coumncil’s Parking Standards and Design SPD in view of the area being well served by public transport ad the provision of secure bicycle storage .

3.3.10. Site narrowness:

The proposed height and massing with minimal separation from side boundaries was considered to produce cramped over-development.

3.3.11. Character and appearance:
The proposals were considered to have a lack of subservience to, and to have failed to preserve or enhance the character or setting of, the London Street Listed Buildings, and impact negatively upon views within the Conservation Area from St Giles Close.
3.3.12. Impact on neighbouring properties:

Both schemes had four storeys and projected beyond the neighbouring building in St Giles Close, to the rear of 108 London Street.  This was considered unacceptably dominant and oppressive.

4.0 CURRENT PROPOSALS

The current proposals are to demolish the existing buildings on the site and replace them with a single three-storey block of six flats, as shown on the submitted drawings.

4.1. Previously raised issues
These were addressed as follows:-

The building would be reduced from 4 to 3 storeys high, staggered to reflect site levels and to reduce the impact of the new building on its neighbours, including the 3-storey Listed Building at Nos.110 and 114 London Street.  This would also mitigate any cramped effect caused by the narrowness of the site, and subordinate the proposed building to those Listed Buildings.
There is only a marginal projection of its rear elevation beyond its immediate neighbour in St Giles Close (behind No.108 London Street).

The new building has been designed to provide a termination of the vista from the western section of St Giles Close, while enclosing an attractively scaled courtyard behind the Listed Buildings at 110 and 114 London Street.  It is considered to thereby enhance the character of its environs, including the Conservation Area.

4.2. Generally

The dual access from both London Street and St Giles Close has been retained, but in the interests of security it would be protected by a lockable gate.

4.3. Internal courtyard

A !7m landscaped courtyard would separate the new building from the Listed Buildings at 110 and 114 London Street, creating a relatively quiet haven from the busy London Street, and an attractive setting within the Conservation Area from which to view both the historic and new building.
4.4. Building Height

The new building will be significantly lower in height than the neighbouring ones to the front of the property at Nos.108, 114 and the listed No.110 London Street; and to the rear at Nelson Mews, St Giles Close.
4.5. Refuse Store

A discrete refuse store would be sited to one side of the courtyard, accessible from both London Street and St Giles Close.

4.6. Cycle stores

A secure bicycle store would also be located in the courtyard, where access to both thoroughfares would be provided by the retained pedestrian passageway.
4.7. Car parking

In view of the proximity to Reading town centre, and to public transport routes in London Street and Silver Street, and given the restrictive nature of the site, the scheme is designed with zero parking, but with generous cycle storage.  This would also assist air quality targets by deterring private cars from the development, and it is understood from pre-application advice that this approach would be acceptable in this location.  

All new residents would be made fully aware that no parking spaces would be available within the scheme and that on-road parking permits would be unlikely to be granted.  Advice indicates that this is generally acceptable to the target market sector likely to be attracted to this highly accessible location, with access to high quality and frequent public transport and a short walk or cycle ride to a wide range of facilities.
4.8. Character

Following pre-application advice, the scheme has been designed to make full use of the available plot, while reflecting the character of the Conservation Area.  The new building would have a smaller footprint than the existing buildings in the character of a mews court frequently found to the rear of historic buildings.  The active elevations are to the east (facing the courtyard) and west, facing St Giles Close, while the massing of both side elevations are broken up by windows, those to the south serving sanitary provision within the apartments and overlooking the adjacent car park beyond the historic wall; those to the north serving the common entrance and staircase, albeit mainly obscured from public view by existing surrounding buildings.

The building wouild be set back from St Giles Close, providing an area for landscaping and sitting out in a sunny part of the site.  Windows and patio doors with juliet balconies provide interest to the elevation, enabling incidental surveillance over St Giles Close and the landscaped area, and the gabled projection provides a termination of vista when viewed from the western section of St Giles Close.

4.9. Existing wall

The historical significance of the existing southern boundary wall is acknowledged, and its retention forms a valuable part of the design.
4.10. Accommodation

The applicant has had regard to relevant Development Plan policies affecting residential schemes in the RCAAP area and also to commercial advice as to the likely local market.  In accordance with Policy RC9, there is a mix of dwelling size, the accommodation comprising three 1-person 1-bedroom apartments facing eastwards across the courtyard toward London Street, each of 38.3m2; and three 2-person 1-bedroom apartments facing westwards across the rear landscaped area towards St Giles Close, each of 50m2.  Room sizes and overall dwelling areas stated on the drawings reflect those recommended in Technical Housing Standards published in March 2015 by the Department for Communities and Local Government.
4.11. Amenity space

Secure shared amenity space would be provided by the courtyard within the plot, and by the landscaped area fronting onto St Giles Close.  In addition there is a sunken patio serving the lowest one-person unit (Flat 1) whose privacy would be protected by nom.1700mm high hit-and-miss fencing.  Otherwise the pre-application response confirmed that private amenity space is not essential in this location.  

4.12. Secure by Design 
A keypad operated secure gate is proposed, to prevent the site becoming a through-route between London Street and St Giles Close while enabling access for residents to those thoroughfares.  In addition, the rear flats are raised well above the pavement level to protect privacy and deter unlawful entry.  Generally the requirements of Part Q of the Building Regulations would provide a secure environment for future residents.
5.0. ACCESS

5.1 Specific Access Issues

The proposed development is situated on a gently split-level site that is unlikely to provide unusual difficulties for those with mobility problems.   
The proposed building would be in general compliance with Part M of the Building Regulations, but is not suitable for wheelchair users due to access being partially stepped.   The broadly level access from St Giles Close would nevertheless provide wheelchair access to Flat 1.
5.2 Access from Existing Transport Network

The site lies a short distance from public transport links to commercial facilities in Reading town centre and to destinations in all directions, and it is within walking distance of local commercial, religious and social establishments. 

5.3 Access Points and Layout

The apartments would be approached from both St Giles Close and London Street using a passageway which broadly follows the route of the existing one.  All flats would be approachable using internal and external steps complying with Part M of the Building Regulations.
5.4 Maintenance of Access

The access points, new courtyard and new passageway would be of robust hard materials requiring minimal maintenance.
6.0. DESIGN

6.1 Standards

To provide good quality self-contained apartments in accordance with the Council’s policies that seek to maintain standards of residential accommodation while restricting impact upon public resources;
6.2 Residential use

To provide good quality accommodation that is affordable for key workers in the borough and in keeping with the residential nature of the surrounding Conservation Area;

6.3 Density

To maintain the prevailing relative residential, density in the immediately surrounding area;

6.4 Affect on existing character

To construct a building in keeping and subordinate to the Listed Building at Nos.110 and 114 London Street, and characteristic of those to be found in neighbouring properties;
6.5 Government policy

To respond to government policy seeking to better utilise underused urban sites;

6.6 Use improvement

To change the existing non-conforming use to one that is more sympathetic to its residential surroundings;

6.6 General principle

To bring an existing site into improved economic use without undue detriment to its surroundings, thereby maintaining the quality of the Conservation Area in a sustainable way and in the long-term public interest.

7. CONTRIBUTIONS

7.1. Affordable Housing

It is understood that a contribution would be due for affordable housing off-site, as detailed in the Affordable Housing Statement and Proposed Heads of Terms, in accordance with the local planning authority’s Supplementary Guidance.
7.2. Community Infrastructural Levy (CIL)

It is noted that the currently published rate for CIL contributions amounts to £120.00/m2. The proposals are for 295m2 of new building, and would therefore generate a CIL contribution of £35400. 
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