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Former Royal Mail Sorting Office & Distribution Centre 80 Caversham Road Reading, RG1 8JG

Submitted in support of an outline planning application.

Outline application considering access, landscaping, layout and scale for redevelopment proposal involving the demolition of all existing buildings and structures (Classes B1a & B2) and erection of new buildings ranging between basement and 2 – 25 storeys in height, providing 658 (79 x studio, 227x1, 335x2 & 17x3-bed) residential units, office accommodation (Class B1a), flexible ground floor shop (Class A1), financial and professional services (Class A2) or restaurant/café (Class A3) uses, a community centre (Class D1), health centre uses (Class D1) and various works including car parking, servicing, public and private open space ,landscaping, highways, pedestrian and vehicular access and associated works. This application is accompanied by an Environmental Statement.
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1   INTRODUCTION AND PLANNING BACKGROUND
Purpose of this statement

1.1
This statement has been prepared by Chartplan LLP on behalf of Hermes (‘HPUT’) in relation to their proposals to redevelop the former Royal Mail sorting office and distribution centre at 80 Caversham Road, Reading. RG12LU.

1.2
It supports and accompanies other planning application documentation which collectively seeks the grant of an outline planning permission.

1.3
The description of development set out in the planning application forms reads:-


“Outline application considering access, landscaping, layout and scale for redevelopment 
proposal involving the demolition of all existing buildings and structures (Classes B1a & B2) 
and erection of new buildings ranging between basement and 2 – 25 storeys in height, 
providing 658 (79 x studio, 227x1, 335x2 & 17x3-bed) residential units, office 
accommodation (Class B1a), flexible ground floor shop (Class A1), financial and professional 
services (Class A2) or restaurant/café (Class A3) uses, a community centre (Class D1), health 
centre uses (Class D1) and various works including car parking, servicing, public and private 
open space ,landscaping, highways, pedestrian and vehicular access and associated works. 
This application is accompanied by an Environmental Statement. “
Background context

1.4
On 14 September 2011, Reading Borough Council’s Planning Applications Committee resolved to grant outline planning permission for a mixed use redevelopment of the Application Site for between 41,000 sq m and 69,000 sq m of floorspace (comprising offices, housing, hotel, retail and leisure uses) across three development plots and ranging in height from 3 storeys to 16 storeys.  Upon the completion of a satisfactory Section 106 agreement, outline planning permission was issued on 26 March 2012.

1.5
HPUT and their consultants have worked alongside Reading Borough Council (initially through a Planning Pre Application process), statutory consultees and non-statutory consultees to discuss and progress this key regeneration proposal.  HPUT recognises the strategic significance of this Site to central Reading and therefore the importance of delivering a high quality development which delivers and exceeds the regeneration benefits of the scheme approved in March 2012 and is in keeping with the Borough Council’s vision for the area.
1.6
There are two matters that have driven HPUT to prepare and submit a new set of development proposals for the Application Site. Firstly, the need to create a commercially viable scheme which addresses the changes that have taken place in the housing and commercial property markets over the last seven or so years.  Secondly, the need to create a degree of flexibility in the proposal so that, as far as is possible, the proposals are futureproofed against upcoming market needs and the emerging economic climate post the Brexit debate.

Summary of main proposed changes from March 2012 permission

1.7
The proposals are described in more detail in the Design and Access Statement and in the other listed supporting documents submitted with this application.  In broad terms, however, the main changes in approach from the March 2012 permission include:-

· A revised mix of floorspace areas stemming from a greater proportion of residential floorspace. Details of the floor areas and unit mix are set out in Appendix 1 of this Planning Statement;
· An uplift in total floor area;
· Retail and leisure uses are better distributed throughout the Site and fronting public spaces and amenity areas in order to create a more lively street atmosphere in keeping with the aspirations of the masterplan approach;
· An increased overall level of amenity space which more clearly defines private and public spaces;
· An additional public space in the centre of the Site which improves permeability by providing more meaningful connections and routes both to and through the Site;
· Whilst following similar building massing principles to those previously approved, some of the building heights have been modified;
· The quantum of residential floorspace creates a building typology better suited to narrower floorplates resulting in more slender, finer grained buildings which, in turn, create more interesting space and routes.
Nature of planning application and function of submitted material

1.8
This planning application is made in outline. Matters relating to scale, layout, access and landscaping have been addressed in the submitted material and are to be considered and determined as part of the application. Matters relating to appearance (and materials) are reserved for subsequent detailed approval prior to building works commencing.

1.9
Permission is sought for a five year period in order to enable the scheme to be brought forward in phases which are clearly set out in the Design and Access Statement.
1.10
Listed below is the documentation submitted to the Borough Council which collectively comprises the planning application submission:-

· Planning Statement
· Planning Application Forms
· CIL Application Forms
· Housing Statement / Viability Appraisal
· Statement of Community Involvement
· Design and Access Statement
· Planning Drawings
· Heritage Statement
· Townscape and Visual Impact Assessment
· Public Realm and Landscaping Strategy
· Transport Assessment and Travel Plan
· Delivery and Servicing Management Plan
· Environmental Impact Assessment
· Contaminated Land Survey
· Energy and Sustainability Statement
· BREEAM Pre-Assessment (office and retail)
· Flood Risk Assessment
· Drainage Strategy
· Surface Water Drainage Strategy/SUDS
· Daylight and Sunlight Assessment
· Archaeological Desk Top Study
· Noise and Vibration Impact Assessment
· Air Quality Assessment
· Ecological Appraisal/Habitat Survey
· Microclimate Assessment
· EIA audit
Structure of Planning Statement

1.11
The remainder of this Planning Statement is structured as follows:-

· Section 2 provides a brief description of the Site, its location and the surrounding area;
· Section 3 sets out the history of relevant town planning decisions on the Site as well as the context for the Site’s previous and existing uses and buildings;
· Section 4 describes the Proposed Development;
· Sections 5 sets out the planning policy framework and a generic policy overview;
· Section 6 sets out Community Consultation;
· Section 7 identifies and assesses the town planning considerations arising from the proposals including through the material presented by the consultants and highlights the key considerations;
· Section 8 relates to the proposed Section 106;
· Section 9 is the conclusion.
2. THE SITE AND SURROUNDING AREA
Site Characteristics - size, location and access

2.1.
The Site covers approximately 2.2 hectares and is located approximately 400 metres to the north of Reading train station in the proximity of the town centre.  The River Thames is located approximately 230 metres to the north of the Site and the River Kennet is approximately 650 metres to the South.

2.2.
The Site is bounded to the west by Caversham Road, to the north by Vastern Court Retail Park, to the east by a multi-storey car park and to the south by the mainline rail tracks and a service road.

2.3.
Access to the Site is available to the east linking the Site to Vastern Road, which is part of the Inner Distribution Road (IDR), and to the west via Caversham Road.

2.4.
The Site itself is predominantly level and comprises commercial buildings, hard standing surfaces and limited tree landscaping to the western side of the Site. The Site today is dominated by the Royal Mail warehouse which is a two storey, pitched roof building of no architectural merit.  The Site is gated and fenced on all boundaries and contributes negatively to its central location.  The total floor area of the existing Royal Mail buildings is 13,269.5 sq m GIA.

Surrounding area

2.5.
Opposite and to the north of the Site is a retail site owned by Aviva. It includes, retail warehouse units and a restaurant (which has the potential for bringing forward for redevelopment in accordance with extant policies where the planning application as now deposited does not prejudice this ability).
2.6.
To the east, a nearby purpose built multi-storey car park provides further parking facilities.

2.7.
The area to the west on the opposite side of Caversham Road is typically residential comprising terraced housing, interspersed with community uses such as a fire station. The street frontage facing the Application Site comprises a mixture of office, retail and residential use.

2.8.
The site’s southern edge is flanked by Network Rail (NR) land and the recently enhanced terminus.
2.9.
South of the railway station is Reading town centre, where retail, office, civic and community uses are concentrated.

2.10.
Residential uses are also prevalent in the area to the north of Vastern Road, giving way to a site owned by Southern Electricity and office accommodation further to the east.

3. PLANNING HISTORY AND USE CONTEXT
History of uses on site

3.1 
Activity on the Site started in earnest around the 1800s as a goods yard with sidings for the nearby railway line and station. By 1872, it had become the Site of the Great Western Railway (GWR) signal works which provided equipment for the majority of the railway line and employed approximately 500 people.  The Site remained in operation as a signal works yard until the 1960s.
3.2 In the mid-1980s the Site was redeveloped to create Royal Mail’s sorting office and distribution centre.  This use ceased in June 2009, following the relocation of operations to a £20 million state-of-the-art mail centre in Swindon and a new purpose built delivery office provided in Gillette Way, South Reading.
3.3 The Site was then let (on a lease until 2014 and extended thereafter) to Network Rail as a base for works in connection with the redevelopment of Reading train station and associated track works. The Site is now vacant.
Town planning history

3.4 Planning permission for the current Royal Mail site was granted in 1984 (reference: 84/TP/340). The application consented the following - “general industrial buildings for the Post Office mechanised letter sorting operation together with workshops, ancillary administration offices, car parking, and parking for large vehicles and servicing areas with associated access to Caversham Road and Vastern Road”.
3.5 Since planning permission for the Site was granted for the Royal Mail sorting office and distribution centre, several other planning applications have been submitted and approved. The applications relate to general improvements to the Site, including extensions to the existing car park and other various small works all relating to the Royal Mail operations.

3.6 In February 2011, Royal Mail submitted an outline planning application to redevelop the site. On 14 September 2011, Reading Borough Council’s Planning Applications Committee passed a delegated approval for a mixed use redevelopment of the Site for between 41,000 sq m and 69,000 sq m of floorspace (comprising offices, housing, hotel, retail and leisure uses) across three development plots and ranging in height from 3 storeys to 16 storeys. Upon the completion of a satisfactory Section 106 agreement a conditional outline planning permission was issued on 26 March 2012.  Further details of the development are set out below:
· Plot 1 - comprised a single building of between 8 and 16 storeys in height. It contained office accommodation with retail on ground floor with scope also for a hotel and a gym.
· Plot 2 - buildings had a benchmark height of 6 to 8 storeys to be either solely office or residential or a mix of the two. There was scope to include retail and / or a gym use on the ground floor. The plots enclosed an area of amenity space in the centre.
· Plot 3 - buildings had a benchmark height of between 3 to 6 storeys. The buildings were predominantly residential in use with an element of retail on the ground floor. There was scope to add office, hotel and gym uses.
3.7 The type, amount and distribution of uses across the whole site and on each particular plot are set out in the two tables below:
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3.8 A Certificate of Lawful Proposed Use (12/01101/CLP) was issued on the 10 July 2012 for B8 Storage and Distribution. Informative No 3 of the certificate states that the sui generis lawful use of the site as Mail Centre is not considered abandoned.
4. THE PROPOSED DEVELOPMENT
4.1 Full details of the Proposed Development are set out in TP Bennett’s Design and Access Statement submitted in support of this planning application.  A summary of the approach and the constituent elements is set out below.

The Architectural Design Brief

4.2 Hermes (HPUT) is proposing the comprehensive regeneration of this key town centre site.

4.3 The phased redevelopment involves the complete demolition of the existing buildings and structures and their replacement with a high quality mixed-use scheme.
4.4 The proposed mix of uses includes residential, retail, office and leisure uses set within a new and attractive public realm. The development delivers new routes, amenity spaces and linkages to ensure the proposal is well integrated with the adjoining urban fabric. Underground basement car parking minimises the space taken up at ground level thereby maximising the amount of public realm, amenity spaces and landscaping available.

The Architectural Design Response

4.5 The overarching masterplan for the Site comprises a series of integrated ‘character areas’ which are discussed in greater detail in the Design and Access Statement.  Whilst these areas have their own distinct characters and functions within the Site, they also perform the role of mediating and integrating with the surrounding areas. The character areas include:-
· Station Square - a civic space providing a gateway entrance into Reading Station from the north;
· The Avenue - a tree lined route which delivers connectivity and a landscaped amenity;
· Caversham Road – an urban street which mediates the busy road;
· Railway Walk – a mews type environment which although smaller and contained, has a feeling of activity;
· Middle Street – a secondary street, primarily residential in character, which mediates between the Avenue and Railway Walk.

4.6 The massing of the scheme is characterised by podiums which are supplemented and interspersed with taller elements.  The opportunity to create a dominant visual marker for the station entrance, coupled with the space created by the new Station Square make it the most appropriate location to deliver the tallest buildings on the Site.  The building heights of the remaining taller elements of the scheme then logically and deliberately step down towards the lower scale buildings fronting Caversham Road.
4.7 Due to the size of the Site and quantum of the proposed development, the scheme is likely to come forward in three phases, the potential of which is described in detail in the Design and Access Statement.  The phasing will commence at the eastern end of the Site and move westwards to completion along the Caversham Road frontage.

4.8 A detailed breakdown of floor areas, unit mixes and building heights can be found in the Design and Access Statement and in the summary at the rear of this Planning Statement.
Summary of Main Proposed Changes from March 2012 Permission

4.9 In broad terms and as described earlier, the main changes in approach from the March 2012 permission include:
· A revised mix of floorspace areas stemming from additional residential floorspace;
· An slight uplift in total floor area;
· Retail and leisure uses are better distributed throughout the site and fronting public
· spaces and amenity areas;
· An increased overall level of amenity space which more clearly defines private and public spaces;
· An additional public space in the centre of the Site which improves permeability by providing more meaningful connections and routes through and to the Site;
· Whilst following similar building massing principles to those previously approved, some of the building heights have increased all of which have been justified through the application material and all of which still comply with the principles sought through planning policy for this key regeneration area.
5 POLICY OVERVIEW
The National Planning Policy Framework (‘NPPF’)
5.1 The NPPF was published in March 2012 (Department for Communities and Local Government, 2012). Its purpose is to simplify and speed up the planning process. In July 2018, the Government, published an update to the NPPF.
5.2 The NPPF places ‘sustainable development’ at the heart of the planning system, paragraph 7 states that, “The purpose of the planning system is to contribute to the achievement of sustainable development.” 

5.3 The NPPF identifies three objectives to sustainable development which includes a social, economic and environmental role). It also considers that each of these roles is inter-dependant and should not be treated in isolation.

5.4 Paragraph 127 indicates that: “Planning policies and decisions should ensure that developments (amongst others): 
(a) will function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development;
(b) are visually attractive as a result of good architecture, layout and effective landscaping; 
(c) respond to local character and history, including the surrounding built environment and landscape setting, while not preventing or discouraging appropriate innovation or change (such as increased densities); 
(d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, building types and materials to create attractive and distinctive places to live, work and visit;
e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix of development (including green and other public space) and support local facilities and transport networks; an

 f) create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users and where crime and disorder, and the fear of crime, do not undermine the quality of life or community cohesion and resilience”.


National Planning Practice Guidance (NPPG) 
5.5 In addition to the NPPF, the Government has also published National Planning Practice Guidance (NPPG) (Department for Communities and Local Government, 2014). This replaces the majority of previous Government planning guidance and complements the NPPF. The new guidance is not intended to provide further policy but instead is meant to help clarify issues relevant to the planning regime. 

Local Plan Documents

5.6 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning applications be determined in accordance with the development plan unless material considerations indicate otherwise.
5.7 The Application Site is located in Reading Borough Council. The adopted Development Framework for the Application Site includes a number of planning policy documents. The key documents include:

· The Core Strategy 2008 (altered January 2015);
· Sites and Detailed Development Policies (‘SDPD’) 2012  and altered January 2015;
· The Reading Central Area Action Plan (‘RCAAP’) 2009;
· The Reading Station Area Framework (‘RSAF’) 2010; and
· The Reading City Centre Framework (‘RCCF’) 2008.
5.8 The Council is currently in the process of preparing a New Local Plan. The Draft Plan consultations took place earlier this year.  
The Core Strategy (2008)

5.9 The Council's Core Strategy contains the vision, objectives, and strategic policies that set out the overall approach to future development of the Borough, including opportunities for regeneration.

5.10 Section 3.3 of the adopted Core Strategy 2008 (altered January 2015) sets out the core objectives for the policy framework. These include:
· ‘Strengthen the role of Reading, including the Central Reading Area, as the regional hub for the Thames Valley, providing an accessible focus for the development of employment, housing, services and facilities, meeting the needs of residents, workers, visitors, those who study in Reading Borough, and the wider area;
· Improve the quality of life for those living, working, studying in and visiting the Borough, creating inclusive, sustainable communities with good access to decent and affordable housing, employment, open space and waterspace, transport, education, services and facilities (such as sustainable water supplies and wastewater treatment, healthcare services, sport and recreation, etc.) to meet identified needs;
· Ensure new development is accessible and sustainable, in accordance with the LDF sustainability appraisal objectives;
· Maintain and enhance the historic, built and natural environment of the Borough through investment and high quality design;
· Improve and develop excellent transport systems to improve accessibility within Reading and for the wider area by sustainable modes of transport;
· Offer outstanding cultural opportunities, which are based on multiculturalism, local heritage and high quality, modern arts and leisure facilities; and
· Ensure that Reading is a multi-cultural city where significant social inclusion exists and where the needs of all its citizens are met by high quality, cost effective services and outstanding levels of community involvement.’
5.11 Sections 3.4 to 3.8 of the Core Strategy follows on to outline the key principles of the spatial strategy for the borough which includes;
· ‘Major development should be located in areas of high accessibility where it does least harm to the environment and delivers most benefits to the wider community.
· Development should be directed to those areas in most need of physical, economic or social regeneration.
· Development must have excellent access to effective and efficient public transport.’
5.12 The Application Site is located within the central area of Reading. Section 3.10 of the Core Strategy identifies The Reading Central Area as one of the four sustainable locations for future development. Section 3.11 states that the ‘Centre of Reading is the most accessible location in the western Corridor Sub Region’.

5.13 The Station/River Project Area is one of the three Major Opportunity Areas (‘MOA’) identified within the Reading Central Area. Here, the Core Strategy (section 3.13) envisages that ‘Regeneration of the wider area around the station, along with changes to the IDR, will also provide opportunities to establish links across the current barriers of the railway and Vastern Road, and create new public spaces that will connect the centre with the environment of the River Thames. Future uses may include housing, commercial, leisure, retail and community facilities’.

5.14 The Core Strategy further identifies Reading Station, as a nationally important rail interchange with a currently inaccessible, under used and poorly maintained surrounding urban environment, which should be brought to a more positive and productive use through future regeneration opportunities.

5.15 Other relevant Core Strategy policies that have also been considered during the design and planning phase of this application include:

	CS1
	Sustainable Construction and Design

	CS2
	Waste Minimisation

	CS3
	Social Inclusion and Diversity

	CS4
	Accessibility and the Intensity of Development

	CS5
	Inclusive Access

	CS6
	Settlement Boundary

	CS7
	Design and the Public Realm

	CS9
	Infrastructure, Services, Resources and Amenities

	CS14
	Provision of Housing

	CS15
	Location, Accessibility, Density and Housing Mix

	CS16
	Affordable Housing

	CS20
	Implementation of The Reading Transport Strategy

	CS22
	Transport Assessments

	CS23
	Sustainable Travel and Travel Plans

	CS24
	Car/ Cycle Parking

	CS25
	Scale and Location of Retail, Leisure and Culture Development

	CS26
	Network and Hierarchy of Centres

	CS27
	Maintaining the Retail Character of Centres

	CS29
	Provision of Open Space

	CS30
	Access to Open Space

	CS31
	Additional and Existing Community Facilities

	CS34
	Pollution and Water Resources

	CS35
	Flooding

	CS36
	Biodiversity and Geology


Reading Tall Building Strategy (2008) updated 2018
5.16 This study was undertaken to identify areas within the centre of Reading which would be most appropriate for the development of tall buildings.  It followed a method that was based on the guidance within the CABE/ English Heritage guidance note, ‘Guidance on Tall Buildings’ (July 2007); a set of guidance notes which have since been updated by the ‘Tall Buildings: Historic England Advice Note 4’ (December 2015).

5.17 The study included a townscape character assessment of the central Reading Area.  The project site is shown as falling within ‘Character Area 22: Vastern Road’.  This character area was identified as an area of ‘Low’ sensitivity to tall buildings and as such was included in one of 3 parts of the Reading Town Centre which are described as ‘Preferred Tall Building Locations’; these are the ‘Western Grouping’, the ‘Station Area Cluster’ and the ‘Eastern Grouping’.  The project site falls within the ‘Station Area Cluster’.
5.18 In relation to ‘Character Area 22’, the study recommends that, whilst suitable for tall buildings, these should not be developed along the north and western boundaries of the character areas as these are shared with small-scale residential areas.  Rather, tall buildings should be positioned adjacent to the railway line where the building typology and general plot size is of a larger scale.
Sites and Detailed Policies Document (‘SDPD’) (2012)

5.19 The SPDP document contains the detailed policies to be applied on a Borough-wide basis (unless otherwise specified), which, alongside policies in the Core Strategy and Reading Central Area Action Plan (discussed below) will guide development in the Borough up to 2026.  These policies generally provide more detail than the policies in the Core Strategy, which are often more high-level.

5.20 There are a number of relevant policies for consideration in this development proposal and these are discussed in greater detail in Section 7 of this Planning Statement. The relevant policies include:

	DM1
	Adaption to Climate Change

	DM2
	Decentralised Energy

	DM3
	Infrastructure Planning

	DM4
	Safeguarding Amenity

	DM5
	Housing Mix

	DM6
	Affordable Housing

	DM10
	Private and Communal Outdoor Space

	DM12
	Access, Traffic and Highway Related Matters

	DM13
	Vitality and Viability of Smaller Centres

	DM16
	Provision of Open Space

	DM18
	Tree Planting

	DM19
	Air Quality


Reading Central Area Action Plan (‘RCAAP’) (2009)

5.21 The role of Area Action Plans is to establish the planning framework for a specific area where significant change or conservation is needed. The Plan can include a number of measures, such as general guidelines for the area or allocations of individual sites and the plan should always consider how its proposals should be implemented.

5.22 The RCAAP sets out a series of general planning principles for proposed development within the central area, including:
· “The centre will contain a broad range of different but complementary uses within an area easily accessed by foot;
· The centre will appeal to all sectors of Reading’s population as a place to live in, work in, study in and visit;
· New development will exhibit an excellent, safe and sustainable quality of design that contributes to the attraction of the centre;
· The centre will make the most of its waterside areas as a destination for leisure and recreation, and protect and enhance wildlife habitats;
· Areas of designated open space within the centre will be protected and new opportunities will be sought;
· Access to the centre by foot, cycle and public transport will be improved;
· Access within the centre by foot and cycle will be improved and barriers to this improved access will be overcome, particularly in a north-south direction through the core.
· Development in the centre will benefit from and contribute towards forthcoming major transport improvements;
· Areas and features that positively contribute to the unique and historic character of central Reading will be protected and, where appropriate, enhanced.”
5.23 The Application Site is located within an area identified as north of the station within the RCAAP. Specifically, the Application Site is located within the Central Core Area (RC6) which the RCAAP identifies as appropriate for intensive, mixed use development and tall buildings. RCAAP Policy RC1 ‘Development of the Station /River Major Opportunity Area’ states the following:

“Development in the Station/River Major Opportunity Area will:

i. Contribute towards providing a high- density mix of uses to create a destination in itself – the areas that also make up part of the primary shopping area and central core will have a particular emphasis on delivering much of the identified retail and leisure need;

ii. Help facilitate greater pedestrian and cycle permeability, particularly on the key movement corridors. North-south links through the centre and across the railway line, IDR and River Thames centred on the new station are of particular importance;

iii. Provide developments that front onto and provide visual interest to existing and future pedestrian routes and open spaces;

iv. Safeguard land which is needed for: improvements to Reading station, Reading station interchange and mass rapid transit routes and stops;

v. Provide additional areas of open space where possible, including a direct green link between the station and the River Thames;

vi. Give careful consideration to the areas of transition to low and medium density residential and protect and, where appropriate, enhance the setting of listed buildings;

vii. Be laid out in a way that allows the area to come forward in parcels – for instance, single developments should not be solely inwards-facing, ignoring the links with other potential future development areas.”

5.24 With regards to the Application Site, Policy RC1e ‘North of Station’ states that “there will be retail and leisure development on the ground floor with other uses including residential and offices on upper floors. Provision of retail development is contingent on improved links across the railway. Public car parking will be provided. An area of civic open space will be provided at the northern entrance to the station, and a green link provided to the Thames. An acceptable dry access scheme from across the site must be part of any development.”

5.25 Other more generalised planning policies contained in the RCAAP that are of also of relevance to this application include:

	●
	RC1
	Development in the Station/River Major Opportunity Area

	●
	RC1e
	North of Station

	●
	RC5
	Design in the Centre

	●
	RC6
	Definition of the Centre

	●
	RC14
	Public Realm

	●
	RC9
	Living in the Centre

	●
	RC10
	Active Frontages

	●
	RC13
	Tall Buildings

	●
	RC14
	Public Realm


Reading Station Area Framework (‘RSAF’) (December 2010)

5.26 Reading Station Area represents one of the most significant comprehensive redevelopment opportunities in the country and is of unique importance in delivering the strategy for how Reading will develop in the future. The RSAF has been prepared by the Council in recognition of the need for a comprehensive approach to the area’s future redevelopment.

5.27 The purpose of the Framework is to outline broad development principles in order to guide the planned redevelopment of the area, individual sites, the public realm and new transport infrastructure.

5.28 The Framework has been prepared with regard to existing and emerging national policy. It interprets the relevant LDF policies and supplementary planning guidance adopted by RBC, as well as all relevant material planning considerations. The Framework has the status of a Supplementary Planning Document, supplementing policy RC1 of the RCAAP and as such it is also considered a material consideration in the determination of planning applications for developments in the area.

5.29 The Framework includes a section dedicated to development north of the station area and includes the former Royal Mail site.  It identifies that the range and proportions of city blocks in this location are such that they are able to incorporate a wide range of building forms and dimensions up to and including major new commercial and residential buildings (and also retail) with some scope for tall buildings as local landmarks. This area can also incorporate car parking.

5.30 There are three key elements of the public realm in the area: the north-south spine between the station and Thames (and across the river), and two public spaces along the spine including a new Station entrance square and a public space on the southern bank of the Thames.  In addition, high quality public realm will be created along new and existing streets, particularly along the link to Caversham Road.
5.31 The RSAF identifies that whilst new pedestrian links to the east are constrained by the existing station car park and proposed transport interchange, pedestrian routes that travel through to Reading Bridge/ Napier Road via the car park and interchange should nevertheless be provided.

5.32 The proposed new northern station entrance should also connect into the station square. Potentially, commercial development can wrap around and over the station entrance and a new bus, taxi and vehicle set down should be located in front of the new entrance, around the existing station car park and along Vastern Road.

5.33 Other national and local supplementary planning documents consulted in the development of the application include:

· National Planning Practice Guidance (Various dates);
· Historic England Advice Note 4: Tall Buildings (2015);
· Community Infrastructure Levy – Charging Structure (Jan 2015);
· Planning Obligations under Section 106 (April 2015);
· Affordable Housing SPD (July 2013);
· Employment, Skills and Training SPD (April 2013);
· Revised Parking Standards (October 2011);
· Revised Sustainable Design and Construction (July 2011);
· Reading BC Strategic Flood Risk Assessment (June and Dec 2017);
Application Site Designations

5.34 Key planning designations for the Application Site as identified on the Proposals Map include:

· Air Quality Management Area (DM19)
· Boundary of Flood Zone 2 at November 2010
· Central Core (Policy RC6)
· Development in the Station River Major Opportunity Area (Policy RC1)
· Office Core (Policy RC6)
· Primary Shopping Area (Policy RC6)

· Tall Buildings Clusters (Policy RC13)
· Reading Central Area (Policies RC5, RC6, RC9, RC10,RC13, RC14)
· Settlement Boundary (Policy CS6, SA11)
Overview of Key Planning Policy Themes 
Strategic Planning and Regeneration

5.35 Section 3.3 of the adopted Core Strategy sets out Core Objectives for the policy framework. These include:

· “Strengthen the role of Reading, including the Central Reading Area, as the regional hub for the Thames Valley, providing an accessible focus for the development of employment, housing, services and facilities, meeting the needs of residents, workers, visitors, those who study in Reading Borough, and the wider area;
· Improve the quality of life for those living, working, studying in and visiting the Borough, creating inclusive, sustainable communities with good access to decent and affordable housing, employment, open space and waterspace, transport, education, services and facilities (such as sustainable water supplies and wastewater treatment, healthcare services, sport and recreation, etc.) to meet identified needs;
· Ensure new development is accessible and sustainable, in accordance with the LDF sustainability appraisal objectives;
· Maintain and enhance the historic, built and natural environment of the Borough through investment and high quality design;
· Improve and develop excellent transport systems to improve accessibility within Reading and for the wider area by sustainable modes of transport;
· Offer outstanding cultural opportunities, which are based on multiculturalism, local heritage and high quality, modern arts and leisure facilities; and
· Ensure that Reading is a multi-cultural city where significant social inclusion exists and where the needs of all its citizens are met by high quality, cost effective services and outstanding levels of community involvement.”
5.36 Sections 3.4 to 3.8 goes on to outline the Spatial Strategy Key Principles which include;

· “Major development should be located in areas of high accessibility where it does least harm to the environment and delivers most benefits to the wider community.
· Development should be directed to those areas in most need of physical, economic or social regeneration.
· Development must have excellent access to effective and efficient public transport.”
5.37 The Core Strategy at paragraph 3.10 identifies the ‘Reading Central Area’ one of the four sustainable locations for future development. Paragraph 3.11 states that “the Centre of Reading is the most accessible location in the western Corridor Sub Region”. The Station/ River Project Area being one of the three Major Opportunity Areas (‘MOAs’) identified within the Reading Central Area.  Here at paragraph 3.13, the Core Strategy envisages that the:

“Regeneration of the wider area around the station, along with changes to the IDR, will also provide opportunities to establish links across the current barriers of the railway and Vastern Road, and create new public spaces that will connect the centre with the environment of the River Thames. Future uses may include housing, commercial, leisure, retail and community facilities”. 

Land Use Principles

5.38 The Core Strategy identifies Reading Station, as a nationally important rail interchange with “a currently inaccessible, under used and environmentally poor hinterland, which should be brought to a more positive and productive use”.

5.39 The Site is located within the Central Core Area (RC6) which both the Core Strategy and the RCAAP identify as being appropriate for intensive, mixed use development and tall buildings.

5.40 RCAAP Policy RC1: Development of the Station /River Major Opportunity Area states the following:

“Development in the Station/River Major Opportunity Area will: Contribute towards providing a high density mix of uses to create a destination in itself – the areas that also make up part of the primary shopping area and central core will have a particular emphasis on delivering much of the identified retail and leisure need;

i. Help facilitate greater pedestrian and cycle permeability, particularly on the key movement corridors. North-south links through the centre and across the railway line, IDR and River Thames centred on the new station are of particular importance;

ii. Provide developments that front onto and provide visual interest to existing and future pedestrian routes and open spaces;

iii. Safeguard land which is needed for:
· Improvements to Reading station;
· Reading station interchange;
· Mass rapid transit routes and stops;
iv. Provide additional areas of open space where possible, including a direct green link between the station and the River Thames;
v. Give careful consideration to the areas of transition to low and medium density residential and protect and, where appropriate, enhance the setting of listed buildings;
vi. Be laid out in a way that allows the area to come forward in parcels – for instance, single developments should not be solely inwards-facing, ignoring the links with other potential future development areas.”

5.41 Further guidance for the Application Site is provided within Policy RC1e where development is envisaged as follows:

“There will be retail and leisure development on the ground floor with other uses including residential and offices on upper floors. Provision of retail development is contingent on improved links across the railway. Public car parking will be provided. An area of civic open space will be provided at the northern entrance to the station, and a green link provided to the Thames. An acceptable dry access scheme from across the site must be part of any development”.

5.42 As demonstrated by the above policy context the Site is clearly identified as a key strategic Site for the process of delivering a major mixed use development characterised by high densities and the opportunity for tall buildings.  Further detailed policies which will also need to be satisfied are discussed in greater detail in the following sections of this Planning Statement.

Residential Use

5.43 There are a number of key policies to consider in relation to the residential content of the scheme as outlined below.
5.44 Core Strategy Policy CS16 related to ‘Affordable Housing’ seeks 30% of affordable housing to be provided by all developments with 15 or more units. In cases where proposals fall short of the policy target as a result of viability considerations, an open-book approach will be taken where it must be clearly demonstrated the circumstances justifying a lower affordable housing contribution.

5.45 RCAAP Policy RC9 ‘Living in the Centre’ states the following:
“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, 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.

ii. Proposals for new residential development within the central area will be required to demonstrate how the issue of potential noise disturbance from neighbouring land uses and other sources, and air quality implications of residential development, have been considered and if necessary, mitigated. New residential development should not be located next to existing town centre uses where those uses would give rise to unacceptable levels of noise and disturbance to the occupiers of the new scheme, unless this can be mitigated.
iii. Residential developments in the centre will contribute towards affordable housing in line with Policy CS16 of the Core Strategy. In the central area, an over-concentration of social renting for single persons will be avoided.
iv. Development in the central area that would have an adverse impact in terms of increasing the need for additional community facilities will be required to provide mitigation measures in line with the scale of the impact.
v. Where proposals for serviced apartments and apart-hotels fall outside the C3 use class, they will be located within the Central Core. Such proposals will not be permitted unless the duration of occupation of residents is restricted, to ensure the units are used on a short stay basis and not as residential flats, and information monitoring the implementation of this restriction is regularly supplied. Proposals within the C3 use class will be dealt with in the same way as any other residential proposal”.

Town Centre Uses

5.46 The key policies guiding office and retail development on the site include the following:

5.47 Core Strategy Policy RC6: Definition of the Centre which states that:

“Retail development will take place in the Primary Shopping Area, as defined on the Proposals Map. The extension to the Primary Shopping Area (RC6b) will be in place once a new pedestrian link is operational across the railway between Caversham Road and Vastern Road.

Major office development of over 1,000 sq m will take place in the Office Core, as defined on the Proposals Map.”

5.48 Core Strategy Policy CS10: Location of Employment Development states that:
“Major office development will take place in the centre of Reading and along the A33 corridor.” 
5.49 RCAPP Policy RC10: Active Frontages requires that:

“new developments (or alterations to existing uses) that front onto any of the designated active frontages will provide an active building frontage with a display window or glazed frontage at ground floor level, in order to contribute to the vibrancy of the Town Centre and provide visual interest.”

Design Principles and Quantum of Development

5.50 The Core Strategy Policy CS7: Design and Public Realm 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: Design guidance for the site is clearly provided within The Reading Station Area Framework and the Reading City Centre Framework. These documents underpin the following key urban design principles:

· Layout: urban structure and urban grain;
· Landscape;
· Density and mix;
· Scale: height and massing; and Architectural detail and materials.
will be assessed to ensure that the development proposed makes a positive contribution to the following urban design objectives:

· Character - a place with its own identity and sense of place
· Continuity and enclosure
· Quality of the public realm
· Ease of movement and permeability
· Legibility - clear image and easy to understand
· Adaptability – capable of adaptation over time
· Diversity – meets a wide range of needs.
Developments will also be assessed to ensure that they:

· Respond positively to their local context and create or reinforce local character and distinctiveness, including protecting and enhancing the history environment of the Borough and providing value to the public realm;
· Create safe and accessible environments where crime and disorder or fear of crime does not undermine quality of life or community cohesion;
· Address the needs of all in society and are accessible, usable and easy to understand by them; and
· Are visually attractive as a result of good high quality built forms and spaces, the inclusion of public art and appropriate materials and landscaping.”
5.51 RCAAP Policy RC5: Design in the Centre states the following:

“Applications for development within the Reading central area should demonstrate the following attributes:

a. Development will build on and respect the existing grid layout structure of the central area, providing continuity and enclosure through appropriate relationships between buildings and spaces, and frontages that engage with the street at lower levels, and contributing towards enhanced ease of movement through and around the central area;

b. Development will provide appropriate, well designed public spaces and other public realm, including squares, open spaces, streetscape, utilising high quality and well-maintained hard and soft landscape, public art, that provide suitable functions and interest, sense of place and safe and convenient linkages to adjoining areas;

c. The architectural details and materials used in the central area should be high quality and respect the form and quality of the detailing and materials in areas local to the development site;

d. Development and any associated public realm should contribute to the diversity of the central area, be capable of easy adaptation over time to meet changing circumstances, and be designed to enhance community safety.”

Public Realm and Open Space

5.52 Policy CS7 of the Core Strategy sets out criteria with regards to new development proposals for public realm. Quality of the public realm, ease of movement and permeability, character, legibility and adaptability over time are all critical elements in designing successful new public realm spaces. Developments will also be assessed to ensure that they:
· “Respond positively to their local context and create or reinforce local character and distinctiveness, including protecting and enhancing the historic environment of the Borough and providing value to the public realm;
· Create safe and accessible environments where crime and disorder or fear of crime does not undermine quality of life or community cohesion;
· Address the needs of all in society and are accessible, usable and easy to understand by them; and
· Are visually attractive as a result of good high quality built forms and spaces, the inclusion of public art and appropriate materials and landscaping”.
5.53 RC14 of the RCAAP also sets out policy related to public realm in the central Reading area. Proposals for new development will need to make a positive contribution towards the quality of the public realm of the central area and in doing so will be assessed against the following criteria:
· ‘All proposals on sites of more than 1 hectare within the central area boundary will need to provide new public open space or civic squares integrated with surrounding development;
· Imaginative uses of open space and the public realm, which contribute to the offer of the centre, will be encouraged, and new open spaces should be of a size and shape to be flexible enough to accommodate such uses. The provision of water features, trees (including street trees) and other planting, as well as hard landscaping, to create high-quality spaces, will be encouraged
· Development proposals adjacent to or in close proximity to waterways will retain and not impede existing continuous public access to and along the waterways, and will provide legible continuous public access to and along the waterways where this does not currently exist’.
5.54 RCAAP Policy RC14 also states that “All proposals on sites of more than 1 hectare within the central area boundary will need to provide new public open space or civic squares integrated with surrounding development. Smaller developments will contribute towards improvements to the public realm.”

5.55 In relation to open space requirements, SDPD Policy DM16: Provision of Open Space states that “the amount and type of publicly accessible open space to be provided shall be as laid out in the most up-to-date Open Spaces Strategy. The provision of open space shall satisfy the most urgent need in terms of the type of open space to be provided in a particular location having regard to the size of the site and shall be subject to considerations of particular site specific deficiencies. New open space should:
· Be in useable parcels of land and not be fragmented;
· Be safely and easily accessible and not severed by any physical barrier including a road;
· Be accessible to the general public and be designed so as to feel that it is part of the public and not private realm;
· Create a safe environment, appropriately considering lighting and layout to reduce the fear of crime; and
· Provide some informal landscaping for aesthetic, wildlife and recreational purposes.
· A secure maintenance arrangement shall be demonstrated to ensure that any open space is properly and appropriately maintained over the life of the development. In exceptional circumstances, where the Council agrees to the adoption of the open space, a commuted sum for future maintenance will be required as part of any legal agreement.”
5.56 The RSAF also sets out aspirations with regards to proposed public realm areas both north and south of Station Square. Paragraphs 5.7/5.8 states that the two station entrances will lead out into high quality multi functional public spaces - new ‘town squares’ - one to the north and one to the south of the Station. Although there will be great competition for space outside the station entrances (buses, taxis, cars etc.) public space and pedestrian movement should be prioritised as part of any new development proposals.
5.57 Significant investment has improved the quality of the public realm/open space offer around the station in recent years. However, it is still very apparent that the immediate context on the north side of the railway is of low quality and lacks a sense of arrival or any obvious ‘dwell’ space or public amenity. The existing warehouse and Vastern Court retail park make for a poor back-drop to the Station entrance.  A clear opportunity for this scheme is therefore the opportunity for the public realm to be extended to accommodate the predicted activity around the north station entrance and to include a new area of public realm extending from the northern station entrance.
5.58 The design of the public realm has been a key component of the scheme design being the focal point of the site at ground floor level, encouraging footfall from the train station and the wider town.
5.59 A major ‘city spine’ – a direct pedestrian route – is proposed through the historic core from the Station Area and through to the Thames. This spine is based on the north-south link which is the most significant movement corridor in the RCAAP, and is vital to the success of development in this area. The spine will extend across the Thames with a new footbridge(s) and new riverside parks, which can act as amenity space for new residents. The spine will include enhancements including wider pavements and greater pedestrian priority in Station Road. North of the railway, the spine will incorporate a ‘green link’ towards the river and buildings will face onto the spine rather than away from it.  Along all parts of the spine south of Vastern Road, the frontages will be enlivened with active uses including retail and leisure.
5.60 Key to the success of the public realm/open space strategy is also the creation eight distinct ‘character areas’ comprising:
· Station Square

· The Avenue

· Square on The Avenue

· Middle Street

· Railway Walk

· Caversham Road

· Communal Gardens

· Roof Terraces

5.61 These eight character areas are described individually in the Design and Access Statement alongside other key components of the public realm strategy, clearly demonstrating the central role that the public realm strategy has played meeting the requirements of planning policy applicable to  this key strategic regeneration site.

Public Art

5.62 Public art installations and programmes can establish a sense of place and identity for the area, contribute to local distinctiveness, enhance the quality of the environment, improve people’s experience and perception of the area. According to paragraph 5.24 of the RSAF, the Station Area ‘presents a major opportunity for a public art scheme or strategy with an overall design concept or theme within the designs for new open spaces and public realm’.

Tall Buildings

5.63 In accordance with RCAAP Policy RC13: Tall Buildings, tall buildings in Reading are defined as “10 storeys of commercial floorspace or 12 storeys of residential (equating to 36 metres tall) or above” and “…tall buildings will only be appropriate within the ‘areas of potential for tall buildings’ as defined on the Proposals Map.”

5.64 RC13a identifies the Station Area Cluster as follows;

“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:

· Be located 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 co-ordinated manner.”
Density and Habitable Rooms

5.65 Section 6.11 of the RSAF document states that:

“Development in the Station Area should be characterised by high density development with an intense, fine grained urban fabric framing flexible development plots capable of adaptation to many land uses, combinations of land uses (vertical and horizontal) and many building types and forms.”

5.66 Section 6.16 states that:

“Strategic and local development policies require that new developments make the best possible use of their sites to accommodate planned growth. The general aim for the Area is therefore to maximise densities provided this is compatible with the local context, urban and sustainable design principles and public transport capacity.”
Highways and Connectivity

5.67 The site is located within a Transport Development Area, an area “which is a highly accessible interchange zone well served by walking, cycling and public transport where, through the integration of transport and land use planning, and the promotion of higher density and more intensive land uses, more sustainable patterns of development can be attained.”

5.68 SDPD Policy DM12: Access, traffic and access- related matters states that:

“In determining proposals involving a new or altered access onto the transport network, improvement works to the transport network, the creation of new transport infrastructure or the generation of additional trips on the transport network, consideration will be given to the effect on safety, congestion and the environment.
5.69 Development will only be permitted where:-

· Accesses and works to the highway comply with the adopted standards of the Transport Authority;
· The development would not have a material detrimental impact on the functioning of the transport network;
· The proposals would not be detrimental to the safety of users of the transport network, including pedestrians and cyclists;
· The proposal would not generate regular movement of heavy goods vehicles (HGVs) on unsuitable roads, or on roads without easy access to the Classified Highway Network; and
· For non-residential uses, or new dwellings on classified roads, off-street servicing would be provided.
Proposals involving either the construction of a new site access, or a material increase in the use of an existing site access, directly onto the Classified Highway Network will not be acceptable if they would be likely to result in the encouragement of the use of the network for short local trips or compromise the safe movement and free flow of traffic on the network or the safe use of the road.”

5.70 The Revised Parking Standards and Design (October 2011) requires a minimum of 0.5 spaces per residential unit for the site. However, page 15 of the document states that “Should a developer require fewer spaces than are set out here then there would need to be demonstration, to the Highway Authority’s satisfaction, that there would be no detriment to highway safety as a result.”

Sustainability and Environment

5.71 Section 10.1 of the RSAF states that:

“The Station Area developments should address issues of sustainability and respond to current and emerging guidance. The Council’s policies on sustainable design and construction (CS1, CS2 and the most up-to-date Sustainable Design and Construction SPD) should be the starting point for the development of any proposal.”

5.72 SDPD Policy DM19: Air quality states that:
“Development should have regard to the need to improve air quality and reduce the effects of poor air quality.”

5.73 Core Strategy Policy CS35: Flooding states that:

“Planning permission will not be permitted for development in an area identified as being at high risk of flooding, where development would reduce the capacity of the flood plain to store floodwater, impede the flow of floodwater or in any way increase the risks to life and property arising from flooding.”

  Community Infrastructure Levy (‘CIL’) and Section 106 Contributions

5.74 The proposal would be subject to Community Infrastructure Levy in accordance with the Charging Schedule adopted in January 2015.  Guidance for other planning obligations have been set out in the Planning Obligations under Section 106 Supplementary Planning Document (April 2015). Further details of the precise obligations and charges are subject to further scheme development.

6
CONSULTATION
6.1 The Localism Act 2011 emphasises the need to involve and engage with the local community during the planning process.  The NPPF also emphasises that early engagement and good quality pre-application discussion enables better coordination between public and private resources.
6.2 
The NPPF (paragraph 39) states that “early engagement has significant potential to improve the efficiency and effectiveness of the planning application system for all parties. Good quality pre application discussion enables better coordination between public and private resources and improved outcomes for the community.”
6.3 Reading Borough Council adopted its current Statement of Community Involvement (‘SCI’) in March 2014.  It applies to both the preparation of local planning policy documents and to planning applications.  Section 7 of the SCI contains information with regard to what is expected of applicants by way of consultation and community engagement for significant planning applications. Section 7 requires developers to consult local communities and councils before submitting their planning application.
6.4 In addition, the participation of other consenting bodies in pre-application discussions has helped to enable early consideration of all the issues relating to whether a development will be considered acceptable.
6.5 
In response to policy requirements, A Statement of Community Engagement has been prepared to support this application and is submitted alongside this Planning Statement.  The Statement gives an overview of all consultation activity undertaken prior to the current planning application submission.
6.6 In addition to the community consultation programmes set out in the Statement of Community Engagement, the Applicant has also undertaken a series of pre-application meetings to engage and discuss the proposal at length with planning, design and transport officers at Reading Borough Council.  Dates and further details of these meetings are set out in the Design and Access Statement prepared by TP Bennett.
7
CONSIDERATION OF KEY PLANNING ISSUES
Statutory duties when determining planning applications

7.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy Framework (NPPF) – among them paragraph 11 which includes a ‘presumption in favour sustainable of development’
7.2 Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the local planning authority in the exercise of its functions to pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area.
7.3 Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that the Local Planning Authority shall have ‘special regard’ to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.
7.4 This section considers the acceptability of the proposed development against relevant planning policy at all levels, as set out in Section 5 of this Planning Statement.
7.5 In particular, this section considers the acceptability of the proposal with regard to new development within a designated regeneration area alongside design and landscaping, housing and residential amenity, transport, noise, air quality, archaeology, flood risk and energy/environmental issues (referenced from the supporting consultation responses submitted in support of this planning application).  Relevant planning policy in relation to all of these key issues is set out in the following section of this Planning Statement.  Alongside this, all of the key planning policy has been addressed in detail in each of the relevant consultant reports which accompany this Planning Statement.
a) Regeneration and Key Land Uses

Principle of Development/Regeneration

7.6 A central principle of the NPPF at paragraph 11 is the “presumption in favour of sustainable development”.  Underlying this presumption (paragraph 11) is the notion that development plans should “positively seek opportunities to meet the development needs of their area, and be sufficiently flexible to adapt to rapid change” and that strategic policies should, as a minimum, “provide for objectively assessed needs for housing and other uses, as well as any needs that cannot be met within neighbouring areas”.
7.7 Paragraph 22 of the NPPF, leads on to say that strategic policies should look ahead (over a minimum 15 year period from adoption of policies) to anticipate and respond to long-term requirements and opportunities, such as those arising from major improvements in infrastructure.
7.8 Furthermore, “strategic policies should provide a clear strategy for bringing sufficient land forward, and at a sufficient rate, to address objectively assessed needs over the plan period, in line with the presumption in favour of sustainable development. This should include planning for and allocating sufficient sites to deliver the strategic priorities of the area”.
7.9 The Application Site is located just to the north of the Reading Central Station. The vision for the redevelopment of the station river area is for “a flagship scheme, extending the centre and providing a mixed use destination in itself and centred on a redeveloped station and new public transport interchange. It will integrate the transport links and areas northwards towards the river and into the heart of the centre”.
7.10 Key strategic policies in relation to the Application Site have been set out in Section 5 of this Planning Statement.  The Application Site is located within the Reading Central Core Area (RC6) which both the Core Strategy and RCAAP identify as appropriate for intensive, mixed use development and tall buildings.  Leading on from this, the Core Strategy further identifies Reading Station, as a nationally important rail interchange with “a currently inaccessible, under used and environmentally poor hinterland, which should be brought to a more positive and productive use”.  
7.11 RCAAP Policy RC1 ‘Development of the Station /River Major Opportunity Area’ states that development in this area must:
i. Contribute towards providing a high- density mix of uses to create a destination in itself – the areas that also make up part of the primary shopping area and central core will have a particular emphasis on delivering much of the identified retail and leisure need;

ii. Help facilitate greater pedestrian and cycle permeability, particularly on the key movement corridors. North-south links through the centre and across the railway line, IDR and River Thames centred on the new station are of particular importance;

iii. Provide developments that front onto and provide visual interest to existing and future pedestrian routes and open spaces;

iv. Safeguard land which is needed for: Improvements to Reading station; Reading station interchange; Mass rapid transit routes and stops;

v. Provide additional areas of open space where possible, including a direct green link between the station and the River Thames;

vi. Give careful consideration to the areas of transition to low and medium density residential and protect and, where appropriate, enhance the setting of listed buildings;

vii. Be laid out in a way that allows the area to come forward in parcels – for instance, single developments should not be solely inwards-facing, ignoring the links with other potential future development areas.”
7.12 Further policy guidance is provided within RCAAP Policy RC1e which focuses specifically on the area ‘North of the Station’ and where development proposals are envisaged to provide “retail and leisure development on the ground floor with other uses including residential and offices on upper floors. Provision of retail development is contingent on improved links across the railway. Public car parking will be provided. An area of civic open space will be provided at the northern entrance to the station, and a green link provided to the Thames. An acceptable dry access scheme from across the site must be part of any development”.
7.13 Therefore, in the context of national and local planning policy, the Application Site is clearly a strategic site where development proposals are required to be aimed at delivering a major mixed use scheme characterised by high densities, new housing and amenity provision, new public realm, enhanced access and pedestrian permeability, employment generating uses and the opportunity for tall buildings.  
7.14 The principle of a mixed led regeneration scheme on this Site is also further supported by the previous planning permission issued for this Site.
7.15 Figure 9.1 of the RSAF sets out the appropriate range of uses on each plot according to the RCAAP.  Retail and leisure uses are identified to bring ground floor activity to the key streets, whilst a range of uses including residential and commercial space will be spread across the area.  With regard to retail, the RCAAP refers to the need for a retail offer that complements rather than competing with, the rest of the centre.  Leisure uses that are considered acceptable include hotels, bars and restaurants, alongside other leisure uses. Community uses, although not specifically mentioned are also considered appropriate across the area.  Leisure and community uses for which a particular need has been identified in central Reading include a swimming pool, ice rink and primary healthcare. 
7.16 This Development Proposal will deliver a number of key regeneration benefits  to the Reading central area, which are listed for reference below and include:
· The scheme design will work to improving the image of Reading town centre through the delivery of a high quality mixed-use scheme on a currently under-utilised site;
· An exciting and enlivened arrival and exit point from Reading Station and Caversham Road in particular;
·  Incorporating new, lively pedestrian routes and spaces within the site to improve connectivity with the wider town, whilst knitting the development into the existing urban grain, movement patterns and infrastructure;

· Proposed public realm will create new spaces for people to meet, greet and linger, and complement the functions of the station in particular;
·  Providing active frontages onto a new Avenue, running East/West across the site, as well as establishing the potential for new connections to the north of Reading and to the River Thames in particular;
· Improve the safety and perception of the northern station entrance by lining public routes with activity, encouraging passive surveillance and designing out anti-social behaviour;
· Delivering high quality office, residential, retail and leisure/community uses throughout the scheme, adding to the vitality of the town centre by providing accommodation for Reading and increasing activity in the town centre;
·  Providing parking to serve the proposed uses, utilising the existing basement car parking area;
·  The scheme proposes a viable and distinctive group of buildings, that will not only create a landmark for this part of Reading but, importantly, aim to stimulate development to the north of the station;
· It will add a new public square with adjacent retail uses, providing a sense of place and a further level of permeability to and from the rail station;
· In addition, the proposal - with office, retail and leisure and community alongside the residential buildings - will bring uses that are both compatible with and complementary to the wider context.

7.17 The scheme design proposes a viable and distinctive group of buildings that will not only create a landmark for this part of Reading but, importantly, aim to stimulate development to the north of the station.  It will add a new public square with adjacent retail uses, providing a sense of place and a further level of permeability to and from the rail station.  In addition, the proposal - with office, retail and leisure and community alongside the residential buildings - will bring uses that are both compatible with and complementary to the wider Reading context.
7.18 In the context of the planning policy requirements sought for this strategic regeneration location, the scheme will deliver a number of regenerative benefits to the Reading Central Area delivering uses that are compatible with the requirements of local planning policy, design that is bold but also sensitive to the surrounding uses, new areas of public realm, landscaping and new and improved pedestrian connectivity both through the Site and adjacent areas.
Town Centre Uses – Retail, Office and Active Frontages

7.19 Chapter 7 of the NPPF sets out national planning policy in relation to ‘Ensuring the Vitality of Town Centre’.  It states that planning policies and decisions should support the role that town centres play at the heart of local communities, by taking a positive approach to their growth, management and adaptation including defining a network and hierarchy of town centres and promoting their long-term vitality and viability, by allowing them to grow and diversify in a way that can respond to rapid changes in the retail and leisure industries and allowing a mix of uses.
7.20 The key local policies guiding office and retail development on the Application Site include Core Strategy Policy RC6: ‘Definition of the Centre’ which states that “retail development will take place in the Primary Shopping Area, as defined on the Proposals Map. The extension to the Primary Shopping Area (RC6b) will be in place once a new pedestrian link is operational across the railway between Caversham Road and Vastern Road. Major office development of over 1,000 sq m will take place in the Office Core, as defined on the Proposals Map”
7.21 Core Strategy Policy CS10: ‘Location of Employment Development’ states that “Major office development will take place in the centre of Reading and along the A33 corridor”.
7.22 RCAAP Policy RC10: ‘Active Frontages’ requires that “new developments (or alterations to existing uses) that front onto any of the designated active frontages will provide an active building frontage with a display window or glazed frontage at ground floor level, in order to contribute to the vibrancy of the Town Centre, and provide visual interest”.
7.23 The RCAAP Proposals Map (linked to policy RC10) illustrates the key routes where active frontages are a requirement, including Station Road, Friar Street and four new routes emanating from the station.  Figure 9.3 of the Reading Station Area Framework further illustrates how these active frontages are applied to individual development plots within the Station Area and that these key routes and areas of public realm must be fronted by active uses.  Active uses are defined in the RCAAP, and comprise use classes A1-5, C1, D1, D2 or related sui generis uses. 
7.24 In addition, the one area in which the RSAF provides additional detail in terms of land use is on the location of active frontages.  According to the Framework it is essential that certain key areas of public realm and corridors of movement are enlivened by active, public uses at the ground floor, which bring activity and vitality. Without these uses, a successful public realm is unlikely to be created.

7.25 One of the key objectives for the scheme is to regenerate the current Application Site, delivering uses that will complement the town centre location and deliver active frontages that will address the train and bus stations, the proposed square and to encourage interaction with adjacent sites.   It is an important part of the strategy for streets and squares to create a lively public realm that is overlooked and feels safe at all times.  
7.26 The retail element of the proposed scheme seeks a flexible use of proposed retail with A1/A2 and A3 uses proposed.  Up to 60 percent of the retail accommodation being sought as part of the scheme will be comprised of A1 retail uses.

7.27 The retail is not targeted towards destination retail but a requirement to satisfy the emerging indigenous population with sustainability objectives in mind.  With regard to the design of the retail units, the proposal incorporates areas of colonnaded glazing at ground floor level which provide views into the ground floor cafe and retail units, as well as the residential entrance lobbies.
7.28 The site layout has been designed to create a permeable outer edge with a public front to The Avenue, Caversham Road, Station Square, Railway Walk and Middle Street. This will enliven the site and station area, making it a more approachable environment and reinforcing established connections.  The entrances to the residential accommodation are located on the outward-facing street. This is intended to encourage footfall and movement within and through the scheme.
7.29 The proposal can therefore be seen to satisfy the key requirements of planning policy with regards to land use and regeneration requirements.  The proposal - with office, retail and leisure alongside new residential buildings encourages a mix of uses that are both compatible with and complementary to the wider context. 
7.30 Where other key criteria are identified as needing to be satisfied and as related to land use requirements (such as residential), they are addressed in greater detail in the following sections of this Planning Statement.
b)
Housing and Affordable Housing

 New Housing

7.31 Section 5 of the NPPF sets out national policy with regard to delivery of a sufficient supply of new homes.  Paragraph 59 states that “To support the Government’s objective of significantly boosting the supply of homes, it is important that a sufficient amount and variety of land can come forward where it is needed, that the needs of groups with specific housing requirements are addressed and that land with permission is developed without unnecessary delay”.
7.32 Paragraph 65 provides guidance on delivering high quality homes and specifically seeks to boost the supply of homes. 
7.33 Inclusive and mixed communities are also promoted by the NPPF.  LPAs should plan for a mix of housing, provide homes of a size, type and tenure appropriate to local demand and set out policies for the provision of affordable housing.
7.34 Paragraph 73 states that strategic policies should also include a trajectory illustrating the expected rate of housing delivery over the plan period.  LPAs should identify and update annually a supply of specific deliverable sites sufficient to provide a minimum of five years’ worth of housing against their housing requirement set out in adopted strategic policies, or against their local housing need where the strategic policies are more than five years old. 
7.35 The National Planning Policy Guidance (‘NPPG’) provides LPAs with guidance on objectively assessing and evidencing development needs for housing (both market and affordable). The guidance states that the need for housing refers to the scale, mix of housing and tenures that are likely to be needed in the housing market area over the plan period, catering for the housing demand of the area and identify the scale of housing supply necessary to meet that demand.
7.36 Locally, the RCAAP states that the centre of Reading has become ever more important as a residential location.  This applies not only to the inner areas surrounding the Reading core but increasingly the commercial and shopping core itself.  New residential accommodation works to add vitality to the city centre at all hours and also ensure that there is some feeling of ownership of the streets and spaces.
7.37 Housing development in the centre will continue to occur over the RCAAP period and this makes up a key part of the land use and residential strategy for the centre. The RCAAP Housing Trajectory (Appendix 2 of the AAP) shows the level of contribution, that the sites identified under policies RC1 to RC4 of the Action Plan, make in meeting the Borough’s housing allocation.
7.38 Paragraph 6.11 of the Core Strategy sets out the housing trajectory for the borough with 40 percent of new housing expected to be accommodated in the centre of Reading.
7.39 Adding to this paragraph 6.12 states that this broad distribution of residential supply is expected to continue for the foreseeable future as “Significant high-density city living is seen as an essential component of the continued urban renaissance of the Central Area. The Reading Central Area Action Plan will promote high-density, mixed-use development primarily through the identification of various Opportunity Areas such as the Station Area”.
7.40 RCAAP Policy RC9 ‘Living in the Centre’ also states the following, ‘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, 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;

ii. Proposals for new residential development within the central area will be required to demonstrate how the issue of potential noise disturbance from neighbouring land uses and other sources, and air quality implications of residential development, have been considered and if necessary, mitigated. New residential development should not be located next to existing town centre uses where those uses would give rise to unacceptable levels of noise and disturbance to the occupiers of the new scheme, unless this can be mitigated.

iii. Residential developments in the centre will contribute towards affordable housing in line with Policy CS16 of the Core Strategy. In the central area, an over-concentration of social renting for single persons will be avoided.

iv. Development in the central area that would have an adverse impact in terms of increasing the need for additional community facilities will be required to provide mitigation measures in line with the scale of the impact.

v. Where proposals for serviced apartments and apart-hotels fall outside the C3 use class, they will be located within the Central Core. Such proposals will not be permitted unless the duration of occupation of residents is restricted, to ensure the units are used on a short stay basis and not as residential flats, and information monitoring the implementation of this restriction is regularly supplied. Proposals within the C3 use class will be dealt with in the same way as any other residential proposal’.

7.41 As the Application Site is identified as an area for continued housing growth within a mixed use led development, the number of new homes being proposed can be supported by planning policy. The development will provide 658 new homes/dwellings contributing significantly towards the Council’s housing housing target.  
7.42 Further detail on the breakdown of unit types for each of the phases is provided in the Accommodation Schedule of the Design and Access Statement, alongside all other floorspace areas and land uses, including the allocation of affordable housing, which is discussed in greater detail below.
Housing Mix and Sizes

7.43 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.
7.44 Core Strategy Policy CS15 sets out how “The appropriate density and mix of residential development within the Borough will be informed by:
· An assessment of the characteristics, including the mix of uses of the area in which it is located;
· Its current and future level of accessibility by walking, cycling and public transport, as defined in Policy CS4;
· The need to achieve high quality design in accordance with Policy CS7; and
· The need to minimise environmental impacts, including detrimental impacts on the amenities of adjoining occupiers”.
7.45 The policy goes further to states that developments should provide an appropriate range of housing opportunities in terms of a mix of housing types, sizes and tenures, in accordance with the findings of a housing market assessment and that the mix of dwellings should include an appropriate proportion of units designed to the Lifetime Homes standard.  Net densities of below 30 dwellings per hectare will not be acceptable.
7.46 Policy RC9(i) of the RCAAP states that as a guide, 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.  
7.47 Based on the proposed Unit Mix table below it can be demonstrated that this policy requirement has been broadly met with a varied mix of housing proposed that includes 3 bedroom units and duplexes.  The housing mix proposed is an offer that will provide for singles, couples and larger family units.
	Unit Type
	Total Number
	Percentage

	Studio
	79
	12.01%

	1 Bed
	227
	34.50%

	2 Bed
	335
	50.91%

	3 Bed
	17
	2.58%


7.48 In October 2015, National Space Standards were also put in place for new housing developments. The Department for Communities and Local Government Housing Design Standards set the standards as - 1 bedroom 2 person flat (50 sqm), 2 bedroom 3 person flat (61sqm), maisonette 2 bedroom 4 person (79 sqm).  These are the minimum GIA proposed for all of the scheme units and these are clearly set out in the accompanying Design and Access Statement.
Internal Space Standards

7.49 All of the proposed residential units are designed to meet current regulations which have informed internal areas and accessible layouts.  Detailed unit layouts are provided in the full set of planning drawings submitted in support of this application.
Affordable Housing
7.50 Policy requirements surrounding issues of viability are set out in paragraph 57 of the NPPF.  Here it is stated that “where up-to-date policies have set out the contributions expected from development, planning applications that comply with them should be assumed to be viable. It is up to the applicant to demonstrate whether particular circumstances justify the need for a viability assessment at the application stage. The weight to be given to a viability assessment is a matter for the decision maker, having regard to all the circumstances in the case, including whether the plan and the viability evidence underpinning it is up to date, and any change in site circumstances since the plan was brought into force. All viability assessments, including any undertaken at the plan-making stage, should reflect the recommended approach in national planning guidance, including standardised inputs, and should be made publicly available.”
7.51 With regards to affordable housing provision, the NPPF further states at paragraph 68 that where a need for affordable housing is identified, “planning policies should specify the type of affordable housing required, and expect it to be met on-site unless: a) off-site provision or an appropriate financial contribution in lieu can be robustly justified and b) the agreed approach contributes to the objective of creating mixed and balanced communities”.
7.52 Furthermore, in a planning appeal case (land at The Manor, Shinfield Case Ref: APP/X0360/A/12/2179141/NWF), the Inspector determined that a viable scheme should provide a residual value equating to existing use value plus 50 percent of the uplift from the grant of planning consent, prior to any planning obligations. In addition, the Inspector stated that a competitive return of a 20 percent margin on GDV for both market and affordable housing should be accounted for within a viability submission. 
7.53 Locally, Core Strategy Policy CS16: ‘Affordable Housing’ seeks 30 percent of affordable housing to be provided by all developments when 15 units or more are proposed. In cases where proposals fall short of the policy target as a result of viability considerations, an open-book approach will be taken where it must be clearly demonstrate the circumstances justifying a lower affordable housing contribution.
7.54 Under paragraph 6.28 of the Core Strategy “the Council will be sensitive to exceptional costs of bringing a site to market such as for reasons of expensive reclamation, or infrastructure costs, or high existing use values. Where applicants can demonstrate, to the satisfaction of the Council, exceptional difficulties in bringing a site to market, the Council will be prepared to consider detailed information on the viability of a particular scheme and where justified through an open book approach, to reduce the affordable housing requirement. As development costs are usually reflected in the residual land value, the purchase price of a particular site will not, on its own, be a reason for reducing the affordable housing requirement. The Council will generally secure provision of affordable housing through a Section 106 agreement”.
7.55 Details of the location, breakdown and composition of affordable housing units are provided in the Design and Access Statement.
7.56 In line with national and local planning policy, an Affordable Housing Financial Viability Report has also been undertaken  and should be read in conjunction with the HEAM viability assessment.  In determining the level of affordable housing that the Application Site can sustain, a series of viability models were undertaken, increasing the level of contribution until the scheme becomes unviable.
7.57 Full details are provided in the Viability Report but in summary it is proposed to deliver a total of 97 affordable homes alongside a CIL payment of £4,653,150.
c)
Design Considerations

7.58 One of the core planning principles of the NPPF is to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings.  Chapter 12 of the NPPF sets out the aspirations for national planning policy with regards to ‘Achieving well designed places’.
7.59 Paragraph 124 of the NPPF states that the creation of high quality buildings and places is fundamental to what the planning and development process should achieve. Good design is a clearly a key aspect of sustainable development, by creating better places in which to live and work and helps make development acceptable to communities.  LPAs should be clear in their policy planning about design expectations and how these will be tested.
7.60 Specifically, paragraph 127 of the NPPF sets out a series of design criteria which should be taken into account by LPAS in making decisions regarding design. Planning policies and decisions should ensure that developments:
· will function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development;
· are visually attractive as a result of good architecture, layout and appropriate and effective landscaping;
· are sympathetic to local character and history, including the surrounding built environment and landscape setting, while not preventing or discouraging appropriate innovation or change (such as increased densities);
· establish or maintain a strong sense of place, using the arrangement of streets, spaces, building types and materials to create attractive, welcoming and distinctive places to live, work and visit;
· optimise the potential of the site to accommodate and sustain an appropriate amount and mix of development (including green and other public space) and support local facilities and transport networks; and
· create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users.
7.61 In instances where the design of a development accords with clear expectations in plan policies, design should not be used by the decision-maker as a valid reason to object to development. (paragraph 130)
7.62 The Core Strategy includes design policy that is applicable within the RCAAP area, including policy on design and the historic environment. In addition, the issue of urban design has been integrated into the whole RCAAP document in recognition that there is a need for a local policy to highlight those elements of design issues specific to the central area.
7.63 Core Strategy Policy CS7 ‘Design and the Public Realm’ reiterates that development must be of high design quality, maintaining and enhancing the character and appearance of the area of Reading in which it is located. The various components of development form are listed and include:
· Layout - urban structure and urban grain;
· Landscape;
· Density and mix;
· Scale - height and massing  and
· Architectural detail and materials.
7.64 As part of the application approval process all of these criteria will be assessed in order to ensure that the development proposed will make a positive contribution to the following urban design objectives including:
· Character - a place with its own identity and sense of place;
· Continuity and enclosure;
· Quality of the public realm;
· Ease of movement and permeability;
· Legibility - clear image and easy to understand;
· Adaptability – capable of adaptation over time;
· Diversity – meets a wide range of needs.
7.65 Developments will also be assessed to ensure that they:
· “Respond positively to their local context and create or reinforce local character and distinctiveness, including protecting and enhancing the historic environment of the Borough and providing value to the public realm;
· Create safe and accessible environments where crime and disorder or fear of crime does not undermine quality of life or community cohesion;
· Address the needs of all in society and are accessible, usable and easy to understand by them; and
· Are visually attractive as a result of good high quality built forms and spaces, the inclusion of public art and appropriate materials and landscaping.”
7.66 According to the RCAAP (Policy RC5), applications for development within the Reading  central area should also demonstrate the following design attributes:
· “Development will build on and respect the existing grid layout structure of the central area, providing continuity and enclosure through appropriate relationships between buildings and spaces, and frontages that engage with the street at lower levels, and contributing towards enhanced ease of movement through and around the central area;
· Development will provide appropriate, well designed public spaces and other public realm, including squares, open spaces, streetscape, utilising high quality and well-maintained hard and soft landscape, public art, that provide suitable functions and interest, sense of place and safe and convenient linkages to adjoining areas;
· The architectural details and materials used in the central area should be high quality and respect the form and quality of the detailing and materials in areas local to the development site;
· Development and any associated public realm should contribute to the diversity of the central area, be capable of easy adaptation over time to meet changing circumstances, and be designed to enhance community safety”.
7.67 Section 6.11 of the RSAF states that development in the Station Area should also be characterised by “high density development with an intense, fine grained urban fabric framing flexible development plots capable of adaptation to many land uses, combinations of land uses (vertical and horizontal) and many building types and forms”.
7.68 Section 6.16 states that “strategic and local development policies require that new developments make the best possible use of their sites to accommodate planned growth. The general aim for the Area is therefore to maximise densities provided this is compatible with the local context, urban and sustainable design principles and public transport capacity”.
7.69 The urban design Framework to be read alongside the Core Strategy and RCAAP is based upon five key concepts:
· Establishing a layout that maximises the potential of sites compatible with the local context;
· Creating permeable development that strengthens north-south links and improves connectivity across the area;
· Integrating public spaces and active frontages to establish vibrant, safe and enjoyable areas and create a focus to the sites;
· Incorporating gateway and landmark buildings and focal points that create a ‘sense of place’ and identity for the area; and
· Complementing the character and historical context of the Central Area.
7.70 The proposed master plan design responds to the criteria set out be design policy by delivering a high quality mixed use scheme, with carefully considered building heights, scale and massing and a layout that provides permeability as well as connectivity beyond the site boundaries (please refer to the application description with regards to matters to be reserved for future consideration).
7.71 The proposal has been developed and refined by TP Bennett Architecture as the scheme design has progressed and seeks to respond to the context of the Site and the master plan area as described in Section 2 of this Planning Statement.  The design has evolved following detailed discussions and feedback from RBC and other key stakeholders.  Following these discussions a number of key design principles were developed for the Site and from these design aspirations a set of key design features were established.  The key design features of the scheme include:
· Creation of new public spaces and greening of the Site;
· New and improved connectivity across the Site;
· Connection to the south of the site and to the new station entrance;
· Mixture of uses throughout the scheme: Residential, Retail (for the existing and emerging indigenous population) Office, Community, Leisure;
· Plot ratios in line with RSAF document: Proposed N7 is 270% (RSAF 200-500%), Proposed N8 is 480% (RASF 500-1,000%);
· Overall plot ratio across the site is 300%.
7.72 Fully illustrated design details including scale and massing, material palette and key views are provided in the Design and Access Statement for easy referral (but where materials are indicative and reserved for future consideration).  
Facade and Materials

7.73 Section 4.6 of the Design and Access Statement sets out detail with regard to indicative architectural treatments.  These indicative elevations illustrate the architectural intent, showing how the proposed materiality, proportions and massing strategy can be successfully developed into a coherent design. 
7.74 Careful consideration has been given to the proposed design and materials to ensure the delivery of a high quality scheme.  The indicative appearance, elevation treatments, arrangement and materiality of the building elevations have been carefully considered and a number of different arrangements and materials have been explored, each of which have been considered with regard to aesthetics, economy and durability.
7.75 Alongside these considerations, the setting within Reading has also been considered. That is to say, the buildings appearance has been generated with reference to the Townscape Character Assessment outlined in Section 2 of the Design and Access Statement.
7.76 With reference to this context and history and to the use and nature of the development itself, the design proposes predominately brick clad elevations to the residential buildings, with a more solid composite panel/‘cast stone’ cladding to the commercial buildings, creating a contrast in texture and colour. ‘Feature’ metal panels are then introduced into this composition, referencing the more contemporary contextual materials and creating emphasis to the verticality of the taller buildings.
7.77 By repeating this use of metal panels on both the residential and commercial blocks a common underlying theme has been established to ‘bind’ the development together, creating a more unified whole.
7.78 The design team have developed a careful balance in the composition of the elevations to optimism the amount of glazing both from an aesthetic point of view and overlooking and daylight and thermal and acoustic aspects. As such, the design purposefully avoids incorporating fully glazed elevations. The facade design is conceived through the three dimensional articulation that comprises the ‘primary’ frames (cast stone and/or brick), with the ‘secondary’ inset metal panels and glazing.

7.79 A full schedule of indicative materials is provided in the Design and Access Statement along with detailed views of proposed elevations. (notwithstanding that Design and materials are to be reserved through planning condition)
Proposed Layout

7.80 Six ‘Character Areas’ provide guidance for the massing appropriate to the proposed spaces and routes of the wider masterplan.   Station Square and the Tower constitute one distinct Character Area.  The other Character Areas included in the scheme are set out in greater detail below.  In finalising the scheme arrangement it can be seen that each of these will have a distinct character and purpose, serving and enhancing the areas and functions to which they relate.
· The Avenue and Railway Walk
7.81 This tree lined Avenue/Boulevard needs to ‘create’ a number of conditions. Firstly, the width must be appropriate for its character as a primary connection for Reading and secondly, it must accommodate the various users, including pedestrian, cyclists and cars, as well as parking and trees. Finally, the proposed massing must allow adequate light to fall upon the street, whilst providing containment to the space.
7.82 The scale of the Avenue space has been designed to suit to its use and the adjacent building heights.  The office building and residential buildings proposed area at 7 and 8 storeys respectively in order to not appear over bearing.  The proposal will create a successful new Avenue, with the appropriate width and enclosure required to support its character and function.  
7.83 Railway Walk will provide a second connection from Caversham Road to Station Square. This will be predominantly pedestrian route but will also serve a servicing function.  Three storey town houses are proposed to line this route, providing a varied townscape when set against the taller buildings lining Middle Street and providing large, high quality dwellings in the heart of the town centre.
· Caversham Road, Middle Street and Residential Courtyards
7.84 The buildings scale down from east to west across the scheme.  Caversham Road is a wide road at over 26 metres from building line to building line. The proposed massing along this elevation is approximately 66m A.O.D, or 28m. This allows for the accommodation of commercial uses at ground floor level (addressing the street).
7.85 Middle Street connects The Avenue to Railway Walk, and whilst its is considered secondary in urban hierarchy terms to The Avenue and the existing and proposed north south routes, it is still intended to create a distinct sense of place that engenders a sense of community.  The street is lined with commercial uses at ground floor level to the north (with residential above) and solely residential to the south.
7.86 The residential courtyards provide generous space for a variety of activities, with play space, private gardens and communal seating and planting areas proposed. The spaces will be contained and enclosed by the inner, southward facing residential units.
Movement and Connectivity
7.87 The Proposed Site arrangement establishes the routes, connections and spaces to which the development plots and building form and uses will respond.  Given the scale and strategically important location of the Site, these routes and connections establish relationships with the existing urban typology and movement pattern, as well as creating a series of new spaces and connections across and through the development. These key relationships are illustrated in the Design and Access Statement.

7.88 In summary, these spaces and routes connect to three existing routes and establish three new on-site routes, which in turn establish the opportunity for new connections to be created (particularly those noted in the RSAF).  These 3 new key routes are summarised in the Design and Access Statement and incorporate The Railway Tunnel, Caversham Road / Northfield Road and Trooper Potts Way and Bagnall Way.

7.89 With regard to proposed on site connectivity, The Avenue will connect the northern entrance of the station to Caverham Road. This key connection is a significant investment in Reading and will allow for greater connectivity to the west of the town, as well as facilitating the development of the wider area.  The scale, proposed uses and architectural treatment of The Avenue are all covered in subsequent sections of this document, but in summary the Avenue will be the primary east/west connection across the site, allowing for vehicular and pedestrian connectivity to and through the site and create a significant new route for Reading.
7.90 The second connectivity point, Railway Walk lines the elevation of the existing railway wall that forms the southern boundary edge of the Site.  This new, primarily pedestrian route will connect Station Square to Caversham Road and onto the southern areas of the town. It is important to note that this route is considered ‘secondary’ to The Avenue in terms of urban hierarchy, but it serves a number of important functions in its own right.

7.91 The ‘opening up’ of this route creates a space of a different character to The Avenue – it provides more ‘localised ‘connection, by virtue of the fact that the connection point to Station Square will be less obvious than the route along The Avenue. This is entirely appropriate, given the intended primacy of The Avenue for residential and office uses.

7.92 Lastly, The Middle Street runs between The Avenue and Railway Walk, providing pedestrian and vehicular access to Railway Walk whilst also creating the potential to connect into the aforementioned route to De Montfort Road and the River Thames. Again, this route is intended to be secondary in urban hierarchy to the Avenue. As such, the proposed alignment is angled to remove emphasis from the connection.
d)
Tall Buildings, Scale and Massing
7.93 The Historic England Advice Note 4 (Nov 2015) updates previous guidance by English Heritage and CABE that was produced in 2007.  It seeks to guide people involved in planning for and designing tall buildings so that they may be delivered in a sustainable and successful way through the development plan and development management process.  Historic England are currently reviewing their advice in light of the changes to the National Planning Policy Framework, and will amend it, where necessary, in due course.
7.94 The Reading Tall Building Strategy follows a method that was based on the guidance within the CABE/ English Heritage guidance note, ‘Guidance on Tall Buildings’ (July 2007); a set of guidance notes which have since been updated by the ‘Tall Buildings: Historic England Advice Note 4’ (December 2015).  In the Strategy, the Application Site is located within ‘Character Area 22: Vastern Road’ which is identified as having low sensitivity to tall buildings.  
7.95 In relation to ‘Character Area 22’, the study recommends that, whilst suitable for tall buildings, these should not be developed along the north and western boundaries of the character areas as these are shared with small-scale residential areas.  Rather, tall buildings should be positioned adjacent to the railway line where the building typology and general plot size is of a larger scale.  
7.96 Building height and massing in the wider central area of Reading are addressed by policy in the RCAAP, particularly policies RC1-3 and RC13.  Guidance in the RSA Framework interprets and applies the Plan policies.
7.97 Under Policy RC13 of the RCAAP, tall buildings are defined as being 10 storeys of commercial floorspace or 12 storeys of residential floorspace or above (equating to 36 metres tall).  Within Reading, tall buildings will only be deemed appropriate within what are deemed the “areas of potential for tall buildings” as defined on the Proposals Map. This area includes the RC13a Station Area Cluster, within which the Application Site is located.
7.98 Paragraph 6.13 of the RCAAP states that “parts of the area around the station are appropriate for well-designed tall buildings, in line with the Tall Buildings policy (RC13), and the area will be developed at a higher density even where there are no tall buildings”. However, schemes in these areas should also take account of the fact that there are areas of low-rise housing fringing the area. This should be reflected in the design of schemes, both in terms of the effect on the character of the area and on the amenity of residents.

7.99 According to area specific policy provided in Policy RC13a, “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:
· “Be located 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 co-ordinated manner”.
7.100 Part (v) of Policy RC13 goes on to specify that “in addition to the area-specific requirements, all tall building proposals should be of excellent design and architectural quality, and should:
· Enhance Reading’s skyline, through a distinctive profile and careful design of the upper and middle sections of the building;
· Contribute 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;
· Contribute to high-quality views from distance, views from middle-distance and local views;
· Take account of the context within which they sit, including the existing urban grain, streetscape and built form and local architectural style;
· Avoid bulky, over-dominant massing;
· Preserve and, where appropriate, enhance the setting of conservation areas and listed buildings;
· Use high quality materials and finishes;
· Create safe, pleasant and attractive spaces around them, and avoid detrimental impacts on the existing public realm;
· Locate any car parking or vehicular servicing within or below the development;
· Maximise the levels of energy efficiency in order to offset the generally energy intensive nature of such buildings;
· Mitigate any wind speed or turbulence or overshadowing effects through design and siting;
· Ensure adequate levels of daylighting and sunlighting are able to reach buildings and spaces within the development;
· Avoid significant negative impacts on existing residential properties and the public realm in terms of outlook, privacy, daylight, sunlight, noise, light glare and night-time lighting;
· Provide managed public access to an upper floor observatory and to ground floors where appropriate, and ensure that arrangements for access within the building are incorporated in the design stage;
· Incorporate appropriate maintenance arrangements at the design stage”.
7.101 According to paragraph 8.51, the station area of Reading, should be signified by the highest buildings and the densest cluster, due both to its proximity to the station and public transport interchange. This area will be the most extensive of the proposed three clusters and will make a significant impact on the townscape around the station and on the town’s skyline. It is therefore vitally important that a coherent, attractive and sustainable grouping of buildings is created within a high quality public realm.
7.102 Section 4.4 of the Design and Access Statement sets out the proposed building heights and plot ratios with the building heights which are summarised for ease of reference below:

	Building
	Proposed Height (m AOD)

	A
	+123.18m

	B
	+90.18m

	C
	+74.18m

	D
	+77.18m

	E
	+74.18m

	F
	+74.18m

	G
	+66.18m

	H
	+66.18m

	I
	+66.68m


7.103 As evidenced, planning policy clearly establishes that the Site is identified as a preferred location for Tall Buildings and hence the Proposed Development incorporates a cluster of taller buildings that is in keeping with the wider masterplan proposal for the station area and the aspirations of planning policy.  The Station Area Cluster of taller buildings is in keeping with the Sites identification in the Town Centre as being low in sensitivity to tall buildings.

7.104 The positioning of the tallest building in the scheme complies with the aspirations of the Tall Building Strategy, as it abuts the railway line and is therefore clearly within that part of ’Character area 22’ slated in the study as an appropriate location for tall buildings.  The northern boundary to the character area is provided by Vastern Road and then extends further north to the River Thames, whilst the western boundary is to the west of Caversham Road.
7.105 The proposed design and massing would also fit within the ‘New Clusters of Tall Buildings’ typology described in the ‘Reading Tall Buildings Strategy’ - “New Clusters of Tall Buildings: Usually within the context of comprehensive redevelopment/regeneration projects, the creation of new clusters of tall buildings is widely accepted as the most positive means of introducing tall forms into the skyline of a city. As well as making for more efﬁcient public transport systems, clustering tall buildings can have distinct advantages in terms of design, infrastructure, and townscape quality.” (page 41)
7.106 Overall, the proposed buildings are of relatively significant height, in a local and regional context and as such, the composition, roofscape and impact of the building forms have been considered throughout the design development, with various key viewpoints adopted and used consistently in the testing of the scheme.

7.107 In the context of Reading, the height of the buildings have also been established by the acknowledged primacy of the Station Hill Development (with buildings consented at + 128.00 metres A.O.D.) and as such, this proposal responds to this by being lower than Station Hill, whilst maintaining a strong identity (in townscape terms) in its own right.
7.108 Furthermore, in their review of the scheme proposal, the South East Design Review Panel commented (further detail is provided in the Design and Access Statement) that a clear hierarchy of building heights across the Site would be preferable and that the tower at the eastern end of the site should be a more confident and distinctive building in its own right.
7.109 In response and in line with Tall Building Policy, the massing distribution for the scheme locates the tallest building at the eastern edge of the Application Site, towards the Station entrance overlooking Station Square).  The prominence of the building clearly works to provide an important landmark/wayfinder for the northern entrance to Reading Station.  
7.110 The massing reduces 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 above) and the lower, established scales of Caversham Road, Vastern Road and the north of the town. 
7.111 As noted in the Design and Access Statement, it is important to recognise that the (potential) redevelopment of Vastern Court Retail Park will significantly alter some of these contextual relationships.  As such, the Design and Access Statement (and the supporting Visual Impact Assessment) illustrates this position, by showing both the existing and the potential building massing of Vastern Court.
7.112 With regards to impacts of the proposed taller buildings on the townscape, this has been examined in the EIS submitted with this application.  The ES concludes that the Proposed Development would contribute to the evolving townscape of Reading town centre and add a further tall building group to those which already exist within the ‘future baseline’ used in this assessment. It is considered to complement these existing tall building groups and, in some instances, ‘balance’ the effects of the tall buildings within the Station Hill development and Thames Tower within views.

7.113 However, it would inevitably obstruct and foreshorten the views from some of the representative viewpoints and as such would result in an adverse effect upon them.  In contrast, its townscape effects would be to re-develop a part of the town centre which is currently dis-used and neglected, re-uniting it with the town centre to the south and creating an active area of commercial and residential development with new areas of public realm with the railway station at the hub of an expanded civic centre.  These would be beneficial townscape effects.   
7.114 A significant area of public realm will also be located at Station Square where the tallest scheme element is positioned.  This Square will be high quality public realm which forms the ‘gateway’ into the scheme from Reading Station. It is the heart of the scheme and forms an integral link between the Site and its surrounding context and the proposed building is the landmark feature for this new scheme gateway.  Further detail on Station Square can be found in the Design and Access Statement.

7.115 The Design and Access Statement further describes the proposed building heights and their relationship to the local context and the proposed spaces and routes of the scheme as set out in the Character Area Assessment above.   Further detail on the impact of the scheme massing and tall buildings in relation to wind and other residential amenity issues can be found in the proceeding sections of this Planning Statement.
e)
Townscape and Visual Impact

7.116 Further to the tall buildings and design policy already outlined earlier in this Statement, the RSAF identifies 26 longer distance views and 61 shorter distance views which it advises should be taken into account when considering development proposals within the ‘Reading Station Area’.  It also identifies two further views which will be created by new development within the ‘Reading Station Area’. Generally, new development will be expected to make a ‘positive contribution’ to these views.
7.117 A Townscape and Visual Resources Assessment has been prepared for the application and forms Chapter 6 of the Environmental Statement.  The TVRA includes a description and evaluation of the existing townscape in and around the project site and identifies visual receptors within the local and wider surrounds (up to 2km from the project site). The assessment covers both the temporary (construction) effects and those of the permanent operational phase that are likely to result from the proposed development, together with the mitigation measures proposed to avoid or reduce potential adverse effects.
7.118 According to the ES, the Proposed Development would contribute to the evolving townscape of Reading town centre and add a further tall building group to those which already exist within the ‘future baseline’ used in the assessment.  It is considered to complement these existing tall building groups and, in some instances, ‘balance’ the effects of the tall buildings within the Station Hill development and Thames Tower within views. However, it would inevitably obstruct and foreshorten the views from some of the representative viewpoints and as such would result in an adverse effect upon them.  In contrast, its townscape effects would be to re-develop a part of the town centre which is currently dis-used and neglected, re-uniting it with the town centre to the south and creating an active area of commercial and residential development with new areas of public realm with the railway station at the hub of an expanded civic centre. These would be beneficial townscape effects.
7.119 A full summary of the potential townscape and visual effects of the proposed development during its construction and operational phase is provided in Chapter 6 of the ES.
f)
Public Realm, Open Space and Private Amenity Space

7.120 Policy CS7 of the Core Strategy sets out criteria with regards to new development proposals for public realm. Quality of the public realm, ease of movement and permeability, character, legibility and adaptability over time are all critical elements in designing successful new public realm spaces. Developments will also be assessed to ensure that they:
· “Respond positively to their local context and create or reinforce local character and distinctiveness, including protecting and enhancing the historic environment of the Borough and providing value to the public realm;
· Create safe and accessible environments where crime and disorder or fear of crime does not undermine quality of life or community cohesion;
· Address the needs of all in society and are accessible, usable and easy to understand by them; and
· Are visually attractive as a result of good high quality built forms and spaces, the inclusion of public art and appropriate materials and landscaping”.
7.121 RC14 of the RCAAP sets out policy related to public realm in the central Reading area. Proposals for new development will need to make a positive contribution towards the quality of the public realm of the central area and in doing so will be assessed against the following criteria:
· “All proposals on sites of more than 1 hectare within the central area boundary will need to provide new public open space or civic squares integrated with surrounding development;
· Imaginative uses of open space and the public realm, which contribute to the offer of the centre, will be encouraged, and new open spaces should be of a size and shape to be flexible enough to accommodate such uses. The provision of water features, trees (including street trees) and other planting, as well as hard landscaping, to create high-quality spaces, will be encouraged;
· Development proposals adjacent to or in close proximity to waterways will retain and not impede existing continuous public access to and along the waterways, and will provide legible continuous public access to and along the waterways where this does not currently exist”.
7.122 In relation to open space requirements, SDPD Policy DM16: ‘Provision of Open Space’ states that “the amount and type of publicly accessible open space to be provided shall be as laid out in the most up-to-date Open Spaces Strategy. The provision of open space shall satisfy the most urgent need in terms of the type of open space to be provided in a particular location having regard to the size of the site and shall be subject to considerations of particular site specific deficiencies. New open space should:
· Be in useable parcels of land and not be fragmented;
· Be safely and easily accessible and not severed by any physical barrier including a road;
· Be accessible to the general public and be designed so as to feel that it is part of the public and not private realm;
· Create a safe environment, appropriately considering lighting and layout to reduce the fear of crime; and
· Provide some informal landscaping for aesthetic, wildlife and recreational purposes.
7.123 Furthermore, a secure maintenance arrangement should be demonstrated to ensure that any open space is properly and appropriately maintained over the life of the development. In exceptional circumstances, where the Council agrees to the adoption of the open space, a commuted sum for future maintenance will be required as part of any legal agreement.
7.124 With regard to the provision of private amenity space for proposed residential units, SPDP Policy DM10: ‘Private and Communal Outdoor Space’ states that “Dwellings will be provided with functional private or communal open space that allows for suitable sitting-out areas, children’s play areas, home food production, green waste composting, refuse storage, general outdoor storage and drying space. Houses will be provided with private outdoor space whereas flats may be provided with communal outdoor space, balconies and/or roof gardens”.
7.125 The design of outdoor areas should also respect the size and character of other similar spaces in the vicinity and clearly identify whether they are private or communal spaces, ensure that they are appropriately related to main entrances, enhance safety and the perception of safety for future residents and the general public, and not be compromised by the relationship of other buildings which may be detrimental in terms of overlooking, overbearing or overshadowing.
7.126 The overall amount of public open space, semi private and private amenity areas proposed for the scheme is 12, 021 sqm (overall site area 22, 506 sqm).  A break up of this total into distinct usable areas is set out below:
· Total pedestrian area proposed for Station Square: 3157.5 sqm

· Middle Street amenity areas (excluding the access road): 192 sqm

· The Avenue amenity area (excluding roads): 1681.5 sqm 
· Semi Private Courtyards (including play areas and private gardens): 2915 sqm

· Play Areas: 436 m² 
· Balconies and Amenity roof areas: 3028.5m²   


(Refer to drawing no. HED.1354.SK004 Revision B dated 20.02.19)
7.127 An Open Space Strategy has also been prepared in support of the application.  According to the Strategy the masterplan seeks to fully integrate with its surroundings by allowing new routes to the Station’s North entrance from the South West and the West. The proposals provide an elegant, high quality public square adjacent to the station entrance and provides amenity areas for those passing through the site and semi-private courtyards for the residents.  
7.128 The new areas of public realm and open space are described in detail below and are conceptually illustrated in the Proposed Open Space diagram included with the Open Space Strategy.  Key areas identified in the Open Space Strategy are discussed in greater detail below. 

Station Square

7.129 The proposed masterplan provides a new public vehicle free space at the Northern entrance to Reading Station.   Station Square represents a significant new public space for Reading. The scale, layout and detailed design proposals are consummate with the status of Station Square as one of the key ‘gateway’ spaces for the Town, with the routes to and across the square reinforcing existing movement patterns, establishing connectivity to new routes (The Avenue and Railway Walk) and facilitating the development of new connections to the north.
7.130 The ‘shape’ of Station Square responds to the existing boundaries and relates (on the western/tower side) to the geometry of the Railway. In doing so, this increases the surface area of the square significantly, when compared to the existing arrangement and that proposed in the now expired consented scheme.

The Avenue/Middle Street Junction
7.131 The proposed layout connects Station Square to Caversham Road via ‘The Avenue’.  This space is viewed as a new city street that will be tree lined with wide pavements (7.5 to 11 metres) and is fronted by retail, food and beverage to enhance the route to the west. The proposal delivers ‘The Avenue’ with pavements and trees to the North and South of the carriageway. The public realm will be constructed using high quality materials and semi mature street trees (with a minimum of 5m³ tree pits).  
7.132 The Scale of The Avenue naturally creates a major new route for Reading in its own right, as well as creating the potential for a ‘secondary’ public space at the crossing point of Middle Street, The Avenue and the rear of Vastern Court Retail Park. Two café / catering units are proposed at this point, as well as a change in the building form.


Middle Street  

7.133 Middle Street will be the North South Route across the Site.  There is a distance of 18 metres between buildings with a 9 metre wide amenity area on its eastern (sunny) side. Conceptually, this street creates a pocket park to the South and an urban plaza to the North. It will be lightly trafficked (access to the under-croft parking only) and feel green, providing dwell seating under the trees in the South and café seating in the North. 
7.134 Frontages along this street predominantly consist of residential units, with the exception of the active frontages and spillout spaces of the retail at the northern end of the street. Playgrounds within the Communal Gardens overlook the central section of the street. 

7.135 At the southern end of Middle Street, the building arrangement and angling of the street allows for the creation of a green area, in front of the residential buildings. This space further ‘terminates’ Middle Street and also provides difference in character as pedestrians use Railway Walk.

Railway Walk

7.136 Railway Walk provides access to the terraced houses, other residential units, offices and basement carpark and it is also the secondary pedestrian/cyclist route between Caversham Road and Station Square. This route connects Station Square to the South West and will be paved as a mixed-use space to both slow traffic and encourage pedestrian usage. Tree planting is proposed along the Northern side to provide a shaded walk and enhance the amenity of the space.


Semi Private Courtyards and Upper Level Amenity Space
7.137 The scheme design provides for private amenity space for all units (excepting those at ground floor level) in the form of balconies and also amenity space in the form of a private landscaped terrace.  
7.138 Two semi private courtyards lined with private residential gardens along their inner edges are proposed for the residents. These courts provide play areas for each apartment block for children up to the age of 5.  The courtyards themselves are seen as a green oasis and provide access to the building entrances. They will be planted with trees and shrubs and will provide seating in clusters for the residents.  
7.139 A mixture of activities are envisaged for these areas, including: seating, play and planting. These areas are accessed through the residential entrance lobbies.
g) Landscaping, Trees and Biodiversity

7.140 Nationally, paragraph 127 of the NPPF seeks developments that are visually attractive are visually attractive as a result of good architecture, layout and appropriate and effective landscaping. Paragraph 170(d) seeks to minimise impacts on and provide net gains for biodiversity in new development proposals and paragraph 175(d) promotes opportunities to incorporate biodiversity improvements in and around developments especially where this can secure measurable net gains for biodiversity.
7.141 Core Strategy Policy CS7 encourages schemes that will be visually attractive as a result of good high quality built forms and spaces, the inclusion of public art and appropriate materials and landscaping.
7.142 SDPD Policy DM18 sets out requirements with regard to tree planting in new developments. It states that “New development shall make provision for tree planting within the application site or off-site in appropriate situations, to improve the level of tree coverage within the Borough, to maintain and enhance the character and appearance of the area in which a site is located to provide for biodiversity and to contribute to measures to reduce carbon and adapt to climate change”.
7.143 Policy RC14 of the RCAAP seeks as part of landscaping proposals water features, trees (including street trees) and other planting, as well as hard landscaping, to create high-quality spaces for residents and visitors to enjoy.
7.144 The existing Site has minimal landscape value and is limited in terms of ecological value. There are no Tree Preservation Orders on the Application Site. 
7.145 A Landscaping Strategy has been prepared and is submitted as part of the application support material.  It sets out in detail the proposed landscaping scheme including the various planting strategies and also provides further detailed information on the landscaping proposals for both the public amenity space areas and the green/brown roofs.
7.146 The strategy for the Site is to create a consistent quality of landscape in order to provide an attractive backdrop and help define the sense of place for this development. Whilst the immediate surrounding environment is urban and lacks much soft landscaping, the Development Proposal offers the opportunity to create a more animated environment which will benefit both residents and visitors alike and certainly work to ‘green the urban environment’.
7.147 Tree planting across the site will enhance both the local character and proposed development by increasing the aesthetic value of the scheme, providing new habitats for many species, and reducing air and noise pollution.
7.148 Trees within the scheme can be categorised into avenue trees, street trees and naturalistic/informal clusters which will reflect and enhance the character of each of the particular character areas proposed.  The Avenue and street trees will be planted at large, semi-mature sizes with typically 2.5-3m clear stem to allow pedestrian flow and visibility (visual permeability) of the retail frontages.
7.149 A mixed planting palette of evergreen shrubs, groundcovers, grasses, herbaceous perennials and bulbs will be used throughout the site
7.150 The hard landscaping for the proposal helps to create active frontages by providing external areas for the retail uses (café, coffee shops etc) for seating.  Shared surfaces along the access road into the Site will encourage pedestrian activity and ‘self-policing’ particularly where the residential parking access crosses the public realm.  The hard material palette used across the site will complement and enhance both the proposed development and the existing surrounding local character. Materials used will consist of warm, welcoming tones that reflect the character/ nature of each of the particular character areas. More detailed information is set out in Design and Access Statement and Landscaping Strategy document.
7.151 The scheme includes also two key roofscape types:
· Green / Brown Roofs (Inaccessible)

· Roof Terraces (Accessible)     
These are then split into residential terrace space and office terrace space.  The residential terraces will reflect the design language used in the Communal Gardens, and provide opportunities for socialising, but also quieter areas for more private conversations or quiet reflection.  The roof amenity space for office workers is designed to be used by office workers for meetings, networking, social gatherings or to de-stress.
7.152 In conclusion, the Proposed Development will not result in the loss or mutilation of any high quality trees and will deliver new landscaping, including tree planting that will result in a net green coverage across the Site. As such the scheme is in accordance with paragraph 127 of the NPPF and the aspirations of local planning policy.
h)
Children’s Play space
7.153 Overall a total provision for children’s play space has been identified and incorporated within the design development.  The proposed private courtyards provide play areas for each apartment block up to 436 sq m (for children up to the age of 5). The courtyards themselves are seen as a green oasis and provide access to the building entrances. They will be planted with trees and shrubs and will provide seating in clusters for the residents.

i)
Heritage and Conservation
7.154 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. Consideration should therefore be given to the impact of the proposals on the setting of these heritage assets. 
7.155 Section 16 of the ‘NPPF’ deals with conserving and enhancing the historic environment.  Paragraph 185 of the NPPF states that in determining planning applications, LPAs should take account of:
· The desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation (refer to Heritage Audit);
· The positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality;
· The desirability of new development making a positive contribution to local character and distinctiveness; and
· opportunities to draw on the contribution made by the historic environment to the character of a place.
7.156 Paragraph 189 states that when determining applications, LPAs require an Applicant to describe the significance of any heritage assets affected, including any contribution made by their setting.  The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their significance.
7.157 In assessing impact, the more important the asset, the greater the weight should be given to its conservation. It notes that significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.
7.158 Paragraph 194 of the ‘NPPF’ states that, any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting) should require clear and convincing justification.
7.159 Where a proposal would lead to substantial harm to (or the total loss of significance of) a designated heritage asset, planning permission should be refused unless the loss is necessary to achieve substantial public benefits that outweigh that harm or loss, or the building cannot be used or maintained. (paragraph 195).

7.160 In relation to non-designated heritage assets, the key applicable policy is paragraph 197 of the NPPF, which states that “The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset”.
7.161 At a local level, policy C33 of the Core Strategy ‘Protection and Enhancement of the Historic Environment’ seeks to protect and where appropriate enhance historic features and areas of historic importance and other elements of the historic environment, including their settings.  This includes listed buildings and conservation areas. Planning permission will only be granted where development has no adverse impact on historic assets and their settings. All proposals will be expected to protect and where appropriate enhance the character and appearance of the area in which they are located.
7.162 Policy RC1 of the RCAAP requires development proposals to give careful consideration to the areas of transition to low and medium density residential and protect and where appropriate, enhance the setting of listed buildings.
7.163 To address the requirements of planning policy, a Heritage Desk Based Assessment has been prepared by Cotswold Archaeology and is submitted alongside this Planning Statement.  
7.164 It identifies that the Market Street/ London Place Conservation Area is about 300 metres from the boundary of the project site at its closest point.  In addition, the Reading Abbey scheduled monument, including the Forbury Gardens (Registered Park and Garden), is about 400 metres to the south-east of the project site.  There are also a large number of listed buildings within Reading town centre to the south of the railway line.

7.165 According to the Heritage Report, an assessment of the potential effects of the Proposed Development on the significance of designated heritage assets within the surroundings of the Site concludes that the Proposed Development would not affect the significance of the Listed Buildings or the Market Place/London Street Conservation Area through a change to their settings.  
7.166 It is concluded that whilst the development proposals would introduce a change within the Site, they would, in terms of the NPPF, result in no harm to the setting or significance of Listed Buildings within the environs of the Site.  The proposal would not alter the general character of the wider landscape within which these assets are located, which comprises modern urban development and infrastructure, and tall buildings, if visible, would not detract from the appreciation of the special interest of Listed Buildings or character and appearance of the Conservation Area.
7.167 In conclusion, therefore, the Heritage Assessment concludes that the Proposed Development would be consistent with the Planning (Listed Buildings and Conservation Areas) Act 1990 and would also be in line with local planning policy relating to the historic environment resource.
j) Inclusive Access

7.168 The NPPF considers good design should create a high quality built environment, with accessible local services that reflect the community’s needs and support its health, social and cultural well-being.
7.169 Inclusive access is a key theme reiterated through the local Core Strategy. 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”.
7.170 Paragraph 8.20 of the RCAAP states that proposals should be based on the principles of high quality and inclusive design, to assist in making the town centre more attractive and usable for local residents, shoppers, employees and leisure visitors.
7.171 The new building will comply with the various requirements of the Equality Act 2010, Part K 2013 edition (Protection from falling, collision and impact) and Part M 2015 (Access to and use of buildings) of the Building Regulations.
7.172 It is intended to provide a development that has safe, easy and inclusive access for all people regardless of disability, age or gender. The design concept for access has been based on an inclusive approach to design whereby all users and not just disabled users are taken into account.
7.173 With regards to access to and from the proposed buildings, entrances will be accessible to disabled people and level with external surfacing. Features of the building that occasionally obstruct an access route, particularly if they are partially transparent and therefore indistinct, or cause a danger overhead, will be designed so that they do not present a hazard to building users.
7.174 The design objective will be to make reasonable provision for a disabled person to visit occupants who live on any storey. The lifts will be used in the building as an addition to common stairs as the most suitable means of access from the ground to the upper floors. The lifts will satisfy Approved Document M. The stairs have been designed to suit the needs of ambulant disabled people and people with impaired sight.
7.175 Within the residential units, the objective will be to facilitate access within the entrance storey or the principal storey of the building, into the habitable rooms, bathrooms and WC’s. Door openings and corridor widths have been designed to accommodate wheelchair access at ground level and disabled toilet facilities will also be provided in the unit. Doors and WC provision will satisfy Approved Document M.  The aim will be to assist those people whose reach is limited to use the building more easily by locating wall mounted switches and socket outlets at suitable heights. Accessible switches and sockets will satisfy Approved Document M.
7.176 Further details on the Access Strategy can be found in the Design and Access Statement prepared by TP Bennett Architecture.
k) Transport, Parking and Servicing/Deliveries

7.177 A Transport Statement (‘TS’) addressing the policy requirements has been prepared and is submitted in support of this application.  The purpose of the TS is also to assess the implications of the proposed mixed-use development in terms of accessibility, parking, servicing/deliveries and movement by sustainable modes of transport. The TS includes an analysis of the person trip generation of the proposed development and the impact of these trips on the operation of the surrounding highway and transport network.
7.178 In overall terms, planning policy seeks to achieve a balance by integrating land use and transport policy to create more sustainable development through appropriate location and design.
7.179 At national level the NPPF states that the transport system “needs to be balanced in favour of sustainable transport modes, giving people a real choice about how they travel.”
7.180 Paragraph 17 outlines a set of core land-use planning principles that should underpin both plan-making and decision-taking, amongst which, is a requirement to “actively manage patterns of growth to make the fullest possible use of public transport, walking and cycling, and focus significant development in locations which are or can be made sustainable.”
7.181 Paragraph 32 of the NPPF requires developments that generate significant amounts of movement to be supported by a Transport Statement or Transport Assessment. Within such documentation there is a requirement to ensure that:
· opportunities for sustainable transport modes have been taken up;
· safe and suitable access to the site can be achieved for all people; and
· cost effective improvements can be made, if required, to limit the significant impacts of development.
7.182 Paragraph 32 goes on to state that “...development should only be prevented or refused on transport grounds where the residual cumulative impacts of development are severe.”
7.183 Paragraph 35 of the NPPF details five key bullet points setting out how development should Be located and designed where practical to:
· “Accommodate the efficient delivery of goods and supplies;
· Give priority to pedestrian and cycle movements, and have access to high quality public transport facilities;
· Create safe and secure layouts which minimise conflicts between traffic and cyclists or pedestrians...;
· Incorporate facilities for charging plug-in and other ultra-low emission vehicles; and
· Consider the needs of disabled people by all modes of transport.”
7.184 The Application Site is located within a Transport Development Area, an area “which is a highly accessible interchange zone well served by walking, cycling and public transport where, through the integration of transport and land use planning, and the promotion of higher density and more intensive land uses, more sustainable patterns of development can be attained.”
7.185 SDPD Policy DM12: ‘Access, traffic and access- related matters’ states that “In determining proposals involving a new or altered access onto the transport network, improvement works to the transport network, the creation of new transport infrastructure or the generation of additional trips on the transport network, consideration will be given to the effect on safety, congestion and the environment.
Development will only be permitted where:-
· Accesses and works to the highway comply with the adopted standards of the Transport Authority;
· The development would not have a material detrimental impact on the functioning of the transport network;
· The proposals would not be detrimental to the safety of users of the transport network, including pedestrians and cyclists;
· The proposal would not generate regular movement of heavy goods vehicles (HGVs) on unsuitable roads, or on roads without easy access to the Classified Highway Network; and
· For non-residential uses, or new dwellings on classified roads, off-street servicing would be provided.
7.186 Proposals involving either the construction of a new site access, or a material increase in the use of an existing site access, directly onto the Classified Highway Network will not be acceptable if they would be likely to result in the encouragement of the use of the network for short local trips or compromise the safe movement and free flow of traffic on the network or the safe use of the road.”
7.187 The Revised Parking Standards and Design (October 2011) requires a minimum of 0.5 spaces per residential unit for the Site. However, page 15 of the document states that “Should a developer require fewer spaces than are set out here then there would need to be demonstration, to the Highway Authority’s satisfaction, that there would be no detriment to highway safety as a result”.
Site Location and Accessibility

7.188 As stated above, the planning process at both national and local levels seeks to ensure that sites are accessible by a range of sustainable transport modes.  As such the TS examines the Application Sites accessibility with respect to walking, cycling and public transport options and how the proposal will seek to support the requirements of planning policy regarding sustainable transport modes.
7.189 Paragraph 102 of the NPPF seeks development proposals with opportunities and layouts to promote walking, cycling and public transport use.
7.190 Enhanced connectivity for pedestrians both to and through the Site has been clearly identified as an integral part of the scheme design evolution and the Proposed Development provides new and improved pedestrian connectivity opportubnities to surrounding areas.
Walking and Cycling
7.191 One of the key principles of the RCAAP is that access within the Reading centre “by foot and cycle will be improved and barriers to this improved access will be overcome, particularly in a north-south direction through the core”.
7.192 This position is supported by the Core Strategy which under Policy CS4: 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.”
7.193 According to the TS, walking is the most important mode that offers the greatest potential to replace short car trips, particularly those under 2 kilometres.  Guidance suggests that walking distances of between 200 metres and 2 kilometres depending on the journey purpose are considered reasonable.
7.194 The highly central location of the Application Site at Reading Station means that it offers excellent connections to a comprehensive network of existing pedestrian and cycle infrastructure which in turn provides direct access to a range of local services and facilities within close walking distance of the Site
7.195 The Proposed Development enable walking and cycling through the Site.  The Site is connected to the new Station Square and will provide a mix of uses, combined with low levels of car parking. It will therefore increase the accessibility of the Application Site and the surrounding area, particularly between destinations on opposing sides of the site. 
7.196 The proposal will also minimise pedestrian and cycle severance caused by the existing site.  By providing a permeable development, the Site will decrease severance for pedestrian and cycle journeys to the area north of the station, opening up a potential route for pedestrian and cycle connections to the Thames Path.  
Links to Public Transport

7.197 Walking can also form part of a wider journey for commuting and leisure purposes when combined with public transport.  Being so centrally located in Reading, the Site is well served by frequent bus, rail and soon LUL services which provide frequent connections to a range of destinations throughout London and beyond. Further details of routes and timing frequencies of these services are set out in the TS.
Site Access

7.198 Vehicular access to the Site will adopt the same approach as the 2012 OPP, permitting a left-in arrangement at both the western access to the A329 Caversham Road, and the eastern access to the A329 Vastern Road, and a left-out arrangement only at the eastern access to avoid ‘rat running’ through the Site. 
7.199 Cyclists will be able to enter and exit from both access points. A two way flow of traffic movement will be permitted along the majority of the internal road network within the site’s boundary to increase the convenience for vehicle users.
7.200 Further details on the vehicular access strategy are provided in the TS.
Trip Generation
7.201 A multi-modal trip generation assessment was undertaken as part of the TS using the most recent census and TRICS data to provide a more accurate forecast.  The trip generation assessment concluded that there will be a much lower impact upon the surrounding highway network than the 2012 OPPAs.  As the impacts of 2012 OPP were considered acceptable, it follows that the impacts of the current proposals should also be acceptable.
7.202 With regards to public transport accessibility it can be concluded that in view of the high level of public transport accessibility, there will be insignificant impacts upon public transport modes as a result of the Proposed Development.
Car and Cycle Parking

7.203 According to Core Strategy Policy CS24: Car/ Cycle Parking, “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”.
7.204 Reading Borough Council’s Parking Standards and Design SPD was adopted by Council in September 2009 and forms a part of the RCAAP.  The SPD on parking standards and design adopts a zonal system for specifying standards, with the Station Area being designated as Zone 1, Central Core Area.

7.205 The Central Reading Parking Strategy also recommends a maximum of 8,000 public car parking spaces in the centre.
7.206 The Framework (paragraph 11.23) sets out 5 broad design principles with regards to car parking including:
· Fully integrate car parking into the overall fabric so that it is neither prominent nor visually dominant;
· As far as practicable, ensure car parking areas incorporate sustainable design and construction principles;
· Address the quality and safety of the external face of car parking areas, minimising the visual impact upon the external environment, public space, and neighbouring uses;
· Address the quality of the internal car parking environment such as natural lighting levels, artificial lighting, passive surveillance, materials, signage etc;
· Through good design, minimise undesirable external environmental effects such as noise, fumes, light pollution etc.
7.207 The Proposed Development will reduce the total parking from the 2012 OPP with a maximum of 301 car parking spaces site-wide reduced to 94 car parking spaces site-wide. This takes account of enhanced public transport improvements, local to the Application Site.
7.208 Of the total proposed, four car parking spaces will be allocated to the office use, 77 to residential use (including car club spaces) and the remaining allocated to retail, health/community centre use and servicing.
7.209 70 spaces in the basement area have been allocated to residential use, with the remaining provided on-street.  Two car club spaces have been provided at street level to allow residents to have access to a vehicle, without the responsibility of owning one.
7.210 Eight disabled parking spaces are available on the Site. Two are located at basement level and are designated for residential use. The remaining six are located at street level on Middle Road and The Avenue.  
Cycle Parking
7.211 In recognition of the low levels of car parking provided on the Site, the Applicant proposes to provide in excess of RBC’s minimum cycle parking standards for residential development as set out in paragraph 3.26 of the TS.
7.212 636 cycle parking spaces will be provided within the confines of the Site, with spaces per block provided on page 139 of the TS.  The number of spaces provided is in accordance with RBC’s Revised Parking Standards and Design guidance (adopted October 2011). 
7.213 The cycle parking spaces will be provided as Josta 2-tier racks, in secure, convenient storage areas with good surveillance.
7.214 Cycle storage areas will be provided in the garden areas of the town house residential units.  This will mean that the residents of the town houses will not require access to the cycle parking storage areas in the wider development.
7.215 Retail tenants will be expected to provide long-stay cycle parking storage for staff members within the floorspace of their unit.  Therefore, at this stage, cycle parking requirements for retail uses are not included in the total cycle parking calculation. 
7.216 A shared surface area will be provided on the site, to provide amenity to pedestrians and cyclists and encourage driver awareness of other road users. 

7.217 Short-stay cycle parking spaces will be provided on-street throughout the Site, with exact locations to be determined.
Travel Plans
7.218 Both a Workplace and Residential Travel Plan (‘TP’) have been prepared and submitted alongside the TS.  In accordance with policy objectives at local and national level, the purpose of the TPs is to formalise a strategy to promote access by public transport, walking, cycling and car sharing to reduce the reliance on the private car.  A list of aims and objectives are laid out in the TPs for consideration and future implementation.
7.219 A key aim of the TP’s is to increase awareness of more sustainable travel options and to encourage their use, with the objective of reducing demand for private car-based travel. The monitoring and review programmes put in place will enable the progress of the TP to be checked and assessed in the context of specific targets.
7.220 The Residential TP is designed to encourage residents to travel sustainably and to help them consider their transport options when travelling to and from the Site.
7.221 To achieve the aims and objectives of the Travel Plan, a clear framework of targets and milestones in the form of both short and long-term objectives will be set out in an Action Plan. These will be delivered on time and to an appropriate quality.
Refuse 
7.222 Refuse collections will be undertaken on-street from the internal access road for all buildings. Refuse storage facilities will be provided within the confines of each building, with storage capacity and location provided in accordance with RBC’s Waste Operations Service Standards.
7.223 For the purposes of waste storage and collection the following strategy is proposed:
· Four bin storage facilities will be provided at basement level, three to serve the phase 1 block, and one to serve the phase 3 block. These will be accessed from Caversham Road to the west side and the internal site road to the east;
· Six bin storage facilities will be provided at grade to service the remaining blocks. These areas will be accessed from the internal site road and Caversham Road to the west side.
· Six servicing/delivery bays are proposed on The Avenue.
7.224 The minimum requirements for refuse storage according to RBC's Waste Management Guidelines for Property Developers, Architects, Planners and Contractors and BS 5909:2005 guidance are set out in Table 7.1 of the Transport Assessment.
7.225 The Proposed Development will provide 118 x 1,100 litre bins across the Site for the commercial and flatted residential development and 33 x 240-litre bins for the residential town houses, demonstrating that it meets the minimum requirements for refuse storage. The storage requirements calculated for the Site assume that residential and commercial waste will be collected twice weekly.
Delivery and Servicing

7.226 Delivery and servicing will remain as per existing arrangements from the 2012 OPP.  Delivery and servicing vehicles will enter the Site either via the eastern or western access depending on the destination within the Site, and will exit via the eastern entrance under all circumstances.  Buildings would be serviced from the nearest safe kerbside location within the proposed internal road network, with the entrance to the refuse storage areas located adjacent to the kerbside.  No servicing will be undertaken from nearby public highways, such as Caversham Road.
7.227 In conclusion and based on the findings within the TS and in the context of the guidelines within paragraph 32 of the NPPF it is considered that the development proposals will not have a severe impact in terms of highway safety and the operational capacities of the surrounding transport network. In addition, the proposal will also provide opportunities for encouraging take-up of sustainable transport modes, safe and suitable access to the Site will be achieved for all people. It is therefore concluded that with regard to issues of transport, planning permission should not be withheld on transport grounds.

l)
Noise
7.228 Paragraphs 170(e) and 180 are the primary source of planning policy with respect to noise contained within the NPPF.
7.229 Paragraph 170(e) states “Planning policies and decisions should contribute to and enhance the natural and local environment by preventing new and existing development from contributing to, being put at unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air, water or noise pollution or land instability, Noise levels will be appropriate and commensurate with activities and functions of the sites amenity spaces”.
7.230 Furthermore, paragraph 180 adds that planning policies and decisions should also ensure that new development is appropriate for its location and in doing so should mitigate and reduce to a minimum potential adverse impacts resulting from noise from new development and avoid noise giving rise to significant adverse impacts on health and the quality of life and identify and protect tranquil areas which have remained relatively undisturbed by noise and are prized for their recreational and amenity value for this reason.
7.231 Locally, Core Strategy Policy CS34: Pollution and Water Resources states that “development will only be permitted where it would not be damaging to the environment through air, land, noise or light pollution…”.
7.232 Paragraph 7.6 of the RCAAP sets out how in some cases, residential development is proposed in areas where noise levels may be an issue and it should be possible to mitigate this through the design of the scheme. In order for the internal noise levels to be reasonable and not adversely affect health, it may be necessary to provide a system of ventilation that entirely removes the necessity to open windows, even in very hot weather.
7.233 RCAAP Policy RC9: Living in the Centre states that “Proposals for new residential development within the central area will be required to demonstrate how the issue of potential noise disturbance from neighbouring land uses and other sources, and air quality implications of residential development, have been considered and if necessary, mitigated. New residential development should not be located next to existing town centre uses where those uses would give rise to unacceptable levels of noise and disturbance to the occupiers of the new scheme, unless this can be mitigated.”
7.234 Chapter 11 of the EIA has been prepared by dBx Acoustics Ltd and assesses the likely significant effects of the Proposed Development with respect to issues associated with noise and vibration. This chapter also describes the methods used to assess the effects, the baseline conditions currently existing at the Site and surrounding area, the mitigation measures required to prevent, reduce or offset any significant negative effects and the likely residual effects after these measures have been adopted.
7.235 The noise and vibration survey undertaken encompassed a number of locations both within the Application Site and representative of the existing nearest noise sensitive receptor including rail infrastructure associated with Reading Station, road traffic on Caversham Road and Vastern Road and residential dwellings, flats and rooms for residential purposes on and local to Caversham Road and Vastern Road. 
7.236 In order to determine the existing noise climate, and vibration levels due to trains using the nearby Reading Station, noise vibration surveys were carried out in December 2017 and November 2018.
7.237 The key findings of the noise and vibration survey include:
· The noise climate at the site is dominated by road traffic noise on Caversham Road and Vastern Road, and rail movements at Reading Station to the South;

· The nearest noise sensitive receptors are residential properties on Caversham Road and Vastern Road, which are exposed to high levels of road traffic noise;
· Noise levels during construction of the Proposed Development will have a negligible effect on the existing properties at Caversham Road and Vastern Road, however the phased nature of the development means that Phase 1 residents will be subject to a major adverse effect during construction of Phase 2, and similarly that Phase 2 residents will be subject to a major adverse effect during construction of Phase 3;
· Best Practical Means of noise control will be used throughout the construction period;
· Vibration during construction and operation of the Proposed Development is expected to have a negligible impact on either existing or new vibration sensitive receptors;
· Acoustic requirements for the residential facades and ventilation have been outlined such that internal ambient noise levels are compliant with the guidance given in BS 8233:2014 and adopted by Reading Borough Council. Therefore, the noise impact on residents within the Proposed Development from road and rail traffic noise can be considered Negligible;
· Noise emission limits for future items of building services plant have been set in accordance with the requirements of Reading Borough Council. This ensures a Negligible impact arising from external building services and plant, both at the existing noise sensitive receptors, and those within the Proposed Development;
· The operational impact of the Proposed Development on the surrounding noise and vibration sensitive receptors is anticipated to be Negligible.
7.238 Based on measured noise levels a noise model of the site and the surrounding area has been created, and used to determine the acoustic requirements of the glazing and ventilation.  In all areas, the requirements to the local authority can be achieved.
7.239 On this basis, the Noise Assessment concludes that noise and vibration should not be a limiting factor in any planning application.
m)
  Residential Amenity Issues
7.240 Paragraph 180 of the NPPF states that planning policies should ensure that new development is appropriate for its location taking into account the likely effects (including cumulative effects) of pollution on health, living conditions and the natural environment, as well as the potential sensitivity of the site or the wider area to impacts that could arise from the development.
7.241 Paragraph 127(f) seeks to “create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users and where crime and disorder, and the fear of crime, do not undermine the quality of life or community cohesion and resilience”.  It has been a feature of the proposal that ongoing engagement has taken place with Senior Crime Prevention officers where the development form has been informed through various audits and where as part of the emerging development this engagement will be ongoing).
7.242 Locally paragraph 4.48 of the Core Strategy establishes that the borough contains many established and attractive areas which are highly valued by residents and which are worthy of protection from damaging and insensitive new development or redevelopment. These aspects should not be damaged or lost by insensitive new development and development should only occur where proposals are of a scale, density and design that would not cause damage to the qualities, character and amenity of the areas in which they are situated.
7.243 Core Strategy Policy CS34: Pollution and Water Resources states that “development will only be permitted where it would not be damaging to the environment through air, land, noise or light pollution.”  Proposals for development that are sensitive to the effects of air, noise or light pollution will only be permitted in areas where they will not be subject to high levels of such pollution, unless adequate mitigation measures are provided to minimise the impact of such pollution.  Development will be permitted on land affected by contamination where it can be demonstrated, to the satisfaction of the LPA, that the contamination can be satisfactorily remediated so that it is suitable for the proposed end use.
Daylight and Sunlight
7.244 The Building Research Establishment (BRE) document entitled ‘Site Layout Planning for Daylight and Sunlight’ (2011) advises that in urban and city centre areas, the guidance should be applied flexibly and is intended to be advisory. It emphasises that it should not be used as an instrument of planning policy (Page 1). There are circumstances that will exist where a greater degree of obstruction to light can on occasions be acceptable. The BRE guide advises that windows and rooms within only residential properties need to be assessed and does not require an assessment of commercial or business properties, although it states that they may also be applied to non-domestic buildings where the occupants have a reasonable expectation of daylight.
7.245 A Daylight and Sunlight Report has been prepared and considers the potential daylight and sunlight effects to the surrounding properties as a result of the proposed development. The assessment has been undertaken in accordance with the Building Research Establishment (BRE) report entitled ‘Site layout planning for daylight and sunlight: A guide to good practice’, more commonly known as ‘The BRE guidelines’.
7.246 The Report recognises that all the neighbouring buildings facing towards the development site are low level commercial buildings (as per extensive Valuation Office Agency searches and confirmation from site visits).  This is an important point as the BRE considers residential properties (of properties with a residential component) as the most important usage to consider in relation to light amenity and the potential effects created by emerging developments.
7.247 The site to the north (directly adjacent) could be developed in the future and thus consideration of the hypothetical massing along the boundary has also been explored in order to establish the potential light impacts created by the proposal on the emerging area.  Given the above, the following scenarios have been considered as part of this report:
· True existing site condition v potential light effects (to all existing neighbouring buildings) produced by the implementation of the proposed scheme.
· The effective development of the northern site (hypothetical massing) and existing baselines of the Reading Metropolitan site v the potential lights effects (to all existing neighbouring buildings) produced by the implementation of the proposed scheme.
· A daylight study to establish the potential light effects on the hypothetical blocks for the northern site.
7.248 The results for the daylight/sunlight assessments 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.
7.249 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. With an urban development such as the Reading Metropolitan site, there is a balance to be struck between providing private amenity spaces and maximising daylight potential within the units. Despite the provision of balconies, the retained daylight levels recorded are very encouraging which is testament to the quality of the architecture.
7.250 The proposed scheme performs very well in overshadowing terms with all the neighbouring amenity areas exceeding the suggested BRE Guidelines.
7.251 The Report therefore assesses the daylight and sunlight effects on the neighbouring commercial buildings by the proposed scheme against the existing site conditions (cleared site) and concludes that overall, the results demonstrate that the daylight and sunlight effects to neighbouring properties will be fully BRE compliant.
Overshadowing
7.252 In relation to overshadowing of surrounding properties, the results of the detailed computer assessment for the Proposed Development highlights the positive findings.

7.253 It is therefore considered that the impact of the proposals would not cause material harm to the daylight and sunlight of the surrounding properties as defined through the audit undertaken.
Wind

7.254 A  Pedestrian Level Desk Based Wind Assessment has been prepared to accompany this application.  The Report is a qualitative assessment of the likely wind microclimate conditions around the Proposed Development.  It is noted that further quantitative assessment of wind conditions will be required to be undertaken using wind tunnel tests to optimize the mitigation measures and ensure comfortable wind conditions in all areas.
7.255 The Assessment notes that the arrangement and orientation of the proposed buildings is very beneficial for the prevailing south-westerly winds to the Site, as the gradually increasing building height in this direction helps to ‘lift’ the oncoming wind flow, reducing the risk of downdrafting.  This also creates a degree of mutual shelter between buildings.
7.256 However, Block A (which will be the tallest building) and located to the northeast of the Site is identified as be very exposed to the colder north-easterly winds and will create significant downdrafting and acceleration of flow around the corners of this building.  This part of the Site will be more sheltered in the longer term when the Aviva Site is fully developed, but a number of highly beneficial design features have been incorporated around the tower in the shorter-term to address this issues.  
7.257 The design of Block A incorporates large solid canopies on three sides of Block A and an arrangement of staggered porous screens near the southern corner which will effectively mitigate the wind conditions. The precise size and location of these measures will be confirmed through wind tunnel testing carried out in the future design stages.
7.258 The proposed amenity spaces are largely protected from the prevailing winds by the proposed buildings and therefore conditions are expected to be acceptable in most ground-level amenity spaces. The landscape features will also play a beneficial role, and it is suggested that these be planted in semi mature form to provide shelter immediately after the completion of the development.
7.259 While a large majority of entrances will have acceptable wind conditions, the office entrances beneath block J will be exposed to prevailing southwest winds and will require localized shelter in the form of porous screens. Other residential entrances on the west and south sides of the site would also benefit from localized screening or landscaping.
7.260 Figure 8 of the Wind Assessment illustrates the expected comfort conditions around the Site during the worst season (typically winter).  Summer season conditions will be approximately one category calmer.
7.261 The detailed design and the mitigation for the Proposed Development will be developed using wind tunnel testing, in order to ensure safe and comfortable wind conditions at the Site.
Air Quality

7.262 The Government's policy on air quality within the UK is set out in the Air Quality Strategy for England, Scotland, Wales and Northern Ireland (‘AQS’) 1.  The AQS provides a framework for reducing air pollution in the UK with the aim of meeting the requirements of European Union legislation.
7.263 Many of the objectives in the AQS have been made statutory in England with the Air Quality (England) Regulations 20002 and the Air Quality (England) (Amendment) Regulations 20023 for the purpose of Local Air Quality Management (LAQM).
7.264 Locally, Core Strategy policy C34 states that “proposals for development that are sensitive to the effects of air, noise or light pollution will only be permitted in areas where they will not be subject to high levels of such pollution, unless adequate mitigation measures are provided to minimise the impact of such pollution”.
7.265 SDPD Policy DM19: Air quality states that, “Development should have regard to the need to improve air quality and reduce the effects of poor air quality”.
7.266 An Air Quality Assessment (‘AQA’) has been undertaken for the Application Site. The Site is identified in the AQA as being in an Air Quality Management Area. The Assessment addresses the potential air quality impacts during both the construction and operational phases of the proposed development. For both phases the type, source and significance of potential impacts were identified and the measures that should be employed to minimise these proposed.
7.267 According to the AQA, the overall significance of potential impacts was therefore determined to be not significant in accordance with the EPUK and IAQM guidance and based on the assessment results the Site is considered suitable for the proposed end use subject to the inclusion of relevant mitigation measures.

n)
Land Contamination

7.268 The NPPF advises that planning decisions should ensure that an application site is suitable for any new proposed use taking account of ground conditions and that after remediation, the land should not be capable of being determined as contaminated land (paragraph 178).
7.269 Core Strategy Policy C34 states in relation to land contamination that “development will be permitted on land affected by contamination where it can be demonstrated, to the satisfaction of the LPA, that the contamination can be satisfactorily remediated so that it is suitable for the proposed end use”.
7.270 Geotechnical Engineering Limited (GEL) was instructed as part of the previous planning application whereby these findings are transferred through to this application.
7.271 The Report therefore confirms that the Site will be compliant with national and local planning policy.

o)
Energy and Sustainability

7.272 The NPPF stresses that planning plays a key role in helping shape places to secure radical reductions in greenhouse gas emissions, minimising vulnerability and providing resilience to the impacts of climate change, and supporting the delivery of renewable and low carbon energy and associated infrastructure and that this is central to the economic, social and environmental dimensions of sustainable development.
7.273 Chapter 14 of the NPPF identifies the role that planning plays in helping shape places to secure radical reductions in greenhouse emissions, minimising vulnerability and providing resilience to the impacts of climate change, and supporting the delivery of renewable and low carbon energy and associated infrastructure.
7.274 Paragraph 148 of the NPPF emphasise that the planning system “should support the transition to a low carbon future in a changing climate, taking full account of flood risk and coastal change. It should help to: shape places in ways that contribute to radical reductions in greenhouse gas emissions, minimise vulnerability and improve resilience; encourage the reuse of existing resources, including the conversion of existing buildings; and support renewable and low carbon energy and associated infrastructure.”
7.275 CS1 of the Core Strategy sets out Councils policy with regard to key environmental issues with regard to ‘Sustainable Design and Construction’.  Proposals for new development will be considered 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 into account of the effects of climate change.
7.276 As part of policy CS1 the following standards have been set with regards to sustainability and energy including;

· All new developments maximise the use of energy efficiency and energy conservation measures in their design, layout and orientation to reduce overall energy demand;
· All developments of more than 10 dwellings or 1000 sqm floorspace incorporate on-site generation of energy from renewable sources and energy efficient design measures (including the use of CHP where appropriate) to off-set at least 20 percent of predicted carbon dioxide emissions from the estimated energy usage of the completed and occupied development;
· All developments reduce mains water use and demonstrate that water conservation measures are incorporated so that predicted per capita consumption does not exceed the appropriate levels set out in the Code for Sustainable Homes or BREEAM Standards;
· Developments incorporate sustainable urban drainage facilities and techniques as part of the layout of a development as appropriate and as advised by the Environment Agency, including minimising the size of impermeable areas so that peak run-off and annual water run-off is reduced where possible and in any case is no greater than the original conditions of the site. Particular care will be needed in areas of flood risk where different solutions may be required.
7.277 Section 10.1 of the RSAF states that “the Station Area developments should address issues of sustainability and respond to current and emerging guidance. The Council’s policies on sustainable design and construction (CS1, CS2 and the most up-to-date Sustainable Design and Construction SPD) should be the starting point for the development of any proposal”.
7.278 As the regulatory landscape has changed somewhat since the Core Strategy, additional guidance has been published in the form of the Revised Sustainable Design and Construction Supplementary Planning Document (SPD) 2011.   The SPD confirms that the CS1 requirements for a 20 percent reduction in carbon emissions due to application of low and zero carbon technologies is no longer relevant as this performance level has now been superseded by the uplift in Building Regulations Approved Document Part L.
7.279 According to the Energy Statement, the key carbon reduction drivers for the development are therefore:
· Building Regulations Approved Document Part L1A & L2A: 2013 
· A minimum of 50 percent of dwellings to meet Code for Sustainable Homes Level 4 Energy
· Performance – 19 percent reduction in Part L1A regulated CO2 emissions. 
7.280 The Energy Statement (‘ES’) prepared for this application has considered the regulatory framework for energy efficient design and application of low and zero carbon technologies. An Energy Strategy has been derived following the principles laid out within the relevant Local Planning Policy.
7.281 According to the ES, a fabric-first approach to the project, alongside a site layout and building design developed around passive-principles and energy-efficient building services, allows Building Regulations Part L compliance to be achieved through energy-efficiency alone.
7.282 On the basis of the representative building energy modelling performed it can be concluded that the proposed Energy Performance Specification is sufficient to achieve Building Regulations Approved Document Part L compliance.
7.283 A communal district heat network is proposed to serve the dwellings from a gas-fired CHP. The CHP is sized to meet the domestic hot water base load up to 100 percent. The initial energy modelling results have shown that the proposed CHP system is expected to contribute to reducing domestic CO2 emissions by 34 percent alone.
7.284 Overall, and as illustrated in Figure 1 of the ES, the findings of the energy strategy design development and building energy modelling are that a total 36 percent reduction, in excess of the 19 percent, Code 4 equivalent target performance level for all dwellings.
7.285 The non-domestic buildings within the proposed development will also benefit from energy efficient design measures in terms of layout, form and fabric specification. Further reductions are achieved through an energy efficient fit-out utilising low energy lighting, advanced controls and heat recovery technologies.
7.286 The Energy Modelling demonstrates that the whole development site is expected to emit 29% less CO2 emissions than if it were designed to just meet the minimum requirements of Building Regulations Approved Document Part L.
BREEAM Pre-Assessment and Eco Homes
7.287 Under local Policy CS1, on larger developments of more than 10 dwellings there is a requirement to ensure that 50 percent of the provision meets the most up to date Eco-Homes and BREEAM ‘Excellent’ standards.
7.288 According to the Energy Statement, a minimum of 50 percent of dwellings will meet the Code for Sustainable Homes Level 4 Energy Performance –  resulting in a 19 percent reduction in Part L1A regulated CO2 emissions.
7.289 In-line with the LPA’s guidance the smaller A1/A2/A3 and D1 units below <1,000 sqm are excluded from the BREEAM assessment and two separate BREEAM assessments types are required for the development including:
· Office – Fully Fitted
· Retail – Shell Only  
7.290 In response to this requirement, two separate reports, a BREEAM 2018 Pre-Assessment Report (Retail Shell Only Assessment) and BREEAM 2018 Pre-Assessment Report (Office Shell Only Assessment) have been prepared by CHP Sustainability and submitted in support of this application.
7.291 It should be highlighted that typically, a target higher than the minimum required to achieve a particular BREEAM rating is aspired to in order to allow for any unforeseen circumstances that may result in credits targeted at the Design Stage not being possible to achieve in the Post Construction assessment. A buffer of 6 percent is currently targeted, in excess of the minimum 3 percent stipulated by the Local Planning Policies
7.292 The BREEAM Retail Pre-Assessment demonstrates potential strategies for achieving a BREEAM Enhanced ‘Very Good’ rating for the proposed shell retail unit.  An expected BREEAM score of 68.61 percent - ‘Very Good’ BREEAM rating shall be achieved if the recommendations set out in the BREEAM report are followed.  Further details can be found in the report submitted in support of this application.
7.293 The BREEAM Office Pre-Assessment demonstrates potential strategies for achieving a BREEAM Enhanced ‘Very Good’ rating for the proposed Fully Fitted Office.  An expected BREEAM score of 66.82 percent - ‘Very Good’ BREEAM rating shall be achieved if the recommendations are followed. 
7.294 According to the Reports, ut should be ensured that all mandatory credits are achieved as required for BREEAM ‘Very Good’, otherwise this target rating cannot be achieved.
7.295 Further details on how these proposed target scores can be achieved are set out in the BREAAM Pre-Assessment Reports accompanying this application.
p)
Archaeology

7.296 An archaeological assessment for the existing Site has been prepared as part of the Heritage Desk Based Assessment submitted with this planning application.  The document has been prepared in line with the policy requirements of both the NPPF and local planning policy.
7.297 Paragraph 189 of the NPPF requires a desk based assessment to be carried out on sites where the development proposed includes or has the potential to include, heritage assets with archaeological interest.
7.298 Core Strategy Policy CS33: ‘Protection and Enhancement of the Historic Environment’ states that historic features and areas of historic importance and other elements of the historic environment, including their settings, will be protected and where appropriate enhanced. This incorporates sites and features of archaeological importance.
7.299 Paragraph 12.5 of the RSAF document identifies that the Station Area is also part of an ‘area of archaeological potential’, where it is known that there is likely to be archaeological interest. Where an application is likely to affect an area of archaeological potential, an archaeological assessment and/or evaluation (as appropriate) should be carried out prior to submission.
7.300 The Heritage and Desk Based Assessment prepared for the application establishes that any potential archaeological remains within the Site are likely to have been extensively compromised by previous development.  As part of the consented planning application (ref. 11/00276/OUT), discussions were carried out with the archaeological advisor to the Local Planning Authority. It was agreed at this time, that whilst there are no archaeological objections to the development at this Site, there is a requirement for further archaeological investigations, to be secured as a condition attached to the consent granted. It was agreed that a staged programme of further archaeological works would be carried out at the Site. It is considered that the approach previously proposed and agreed provides an adequate response to the potential archaeological remains.
q)
Flood Risk and Drainage

  Flood Risk

7.301 Chapter 14 of the NPPF sets out national planning policy with regards to issues associated with flooding. Paragraph 155 states that “inappropriate development in areas at risk of flooding should be avoided by directing development away from areas at highest risk (whether existing or future). Where development is necessary in such areas, the development should be made safe for its lifetime without increasing flood risk elsewhere”.
7.302 The NPPF requires that Local Plans are supported by Strategic Flood Risk Assessments and that the Plans set out policies to manage flood risk from all sources, taking account of advice from the Environment Agency and other relevant flood risk authorities. Local Plans should apply a sequential, risk-based approach to the location of development to avoid where possible flood risk to people and property and manage any residual risk, taking account of the impacts of climate change.
7.303 Taking the national position into account, Core Strategy Policy CS35: ‘Flooding’ states that “Planning permission will not be permitted for development in an area identified as being at high risk of flooding, where development would reduce the capacity of the flood plain to store floodwater, impede the flow of floodwater or in any way increase the risks to life and property arising from flooding”.
7.304 Policy RC1 of the RCAAP sets out further site-specific requirements. The North of the Station site (RC1e) should include an acceptable dry access scheme from across the site as part of any development.
7.305 Paragraph 9.4 of the RSAF states that the location, layout and design of new residential developments will be constrained by the need to mitigate flood impacts on sites to the north of the railway. This may require raised ground floors, or may restrict residential uses to upper storeys only in certain circumstances. There will also be a need to provide dry access in new development proposals.
7.306 According to the RSFA, Level 2 Strategic Flood Risk Assessments were carried out for the three sites affected by Flood Zones 2 and 3 (prior to the recent changes to the flood maps, which mainly downgraded the flood risk).  In all cases, the Assessments demonstrated that the sites could be developed safely to mitigate the potential risks posed by flooding from the River Thames. In general, the assessments showed the following:
· Flood depth. On the North of the Station site, the maximum depth would be 850 mm.
· Speed of flooding – on most sites, the speed of floodwaters would be slow. The exception would be the Riverside site, due to its proximity to the Thames.
· Period of inundation – this would generally be long, potentially up to one week.
7.307 With regards to planning policy, it is required that a FRA must be submitted with planning applications for development proposals of one hectare or greater in flood zone 1 (low probability), and for all proposals for new development in flood zones 2 (medium probability) and 3 (high probability). These must be undertaken in line with Environment Agency advice and in consultation with the Environment Agency where appropriate.
7.308 Therefore, in line with the requirements of the NPPF and local policy, a Flood Risk Assessment (‘FRA’) has been prepared by Lanmor Consulting.
7.309 The greatest risk of flooding to the development comes from the River Thames, the Site is located in flood zone 2 with a probability of flooding of 1.0 percent to 0.1 percent. Flood modelling using levels provided by the Environment Agency have been used to assess the risk of flooding to the development for different event probabilities and allowances for climate change.
7.310 The RBC level 2 SFRA suggest a 25 percent allowance for climate change should be considered this is confirmed by the Environment Agency guidance and the extant of flooding for the development has been assessed against this.  All the ground floor residential properties are set 300 mm above the 1.0%+25% allowance flood level, so will not be subject to flooding. The entrance to the basement car park will also be set above this level to prevent flood waters entering the basement.
7.311 Flood storage volumes at 100mm increments have been assessed for the existing situation and for the Proposed Development.  The Proposed Development will retain the existing storage volumes and will result in a slight increase. The proposals will therefore not increase the risk of flooding in the area.
7.312 Safe access can be provided to and from the site at all times from the east via the underpass at Reading Railway Station, or alternatively to the west along Caversham Road
7.313 According to the FRA, mitigation has been provided on site as part of the design development to ensure the flood storage volumes are not reduced as a result of the development.  A flood risk management and evacuation plan will also be provided to residents and other users of the Proposed Development to ensure they are aware of the flood risk and the measures that can be taken to mitigate to impact of any potential flooding on the Proposed Development.
7.314 Given the above the FRA can see no reason to preclude development on this Site on the grounds of flood risk.
Sequential Test
7.315 The aim of the sequential test is to ensure that a sequential approach is followed to steer new development to areas with the lowest probability of flooding as set out in the NPPF and PPG.
7.316 Within the level 2 SFRA RBC have applied the sequential test and consideration given to steering new development away from high flood risk areas. The Level 2 SFRA conducted a sequential test and the principal of the Application Site being suitable for a mixed-use development has therefore been accepted by RBC and it has been allocated as suitable for development by them.
7.317 Paragraph 162 of the NPPF states that “Where planning applications come forward on sites allocated in the development plan through the sequential test, applicants need not apply the sequential test again. However, the exception test may need to be reapplied if relevant aspects of the proposal had not been considered when the test was applied at the plan-making stage.” 
7.318 The Application Site has already been sequential tested as part of the development plan making process so therefore doesn’t need and further assessment. The application of the sequential test has been applied and the development meets the requirements of NPPF.
Drainage and SuDs
7.319 Paragraph 165 of the NPPF requires that “major developments should incorporate sustainable drainage systems unless there is clear evidence that this would be inappropriate”.
7.320 A drainage layout has been provided with the application material.  The Plan illustrates that in order to facilitate development on the Site, the existing drainage network serving the buildings and hard standings will be abandoned and replaced with a new drainage network. This will also involve the diversion of the existing culvert that runs through the Site.  The proposed drainage strategy will attenuate the runoff before discharging to the culvert. The drainage proposals will restrict the existing discharge rate back near to the greenfield runoff rates.
7.321 The drainage strategy also includes several Sustainable urban Drainage Systems (SuDS) features. The location of the proposed buildings and ground conditions both prohibit the use of infiltration techniques, but SuDS in the form of Green roofs, rainwater harvesting, and underground attenuation tanks will be employed. 
7.322 Some areas of the scheme will also have permeable paving.  Whilst these areas will not be able to drain directly into the ground, they will provide attenuation of the surface water runoff before discharging to the drainage network. A drainage strategy has been prepared by Lanmor Consulting and is included in Appendix E.
7.323 Further details on the proposed drainage network can be found in the Drainage Strategy Report prepared by Lanmoor Consulting and included as Appendix E.
 r)
 Fire engineering
7.324 An audit of all aspects regarding fire protection and means of escape and so on form part of the application material the positive findings of which are highlighted.  An Outline Fire Strategy has been prepared and submitted in support of the application.
7.325 The Strategy outlines the major Fire Engineering considerations within the Proposed Development as a design basis to support the planning application for the site.
7.326 The outline design of the scheme in general meets with the prescriptive requirements of ADB. If the recommendations given in this report are followed, then it is considered that the buildings will meet the functional requirement of the Building Regulations. As this report provides recommendations for meeting the minimum requirement of the Building Regulations, any deviation, may result in a fundamentally non-compliant building.
7.327 The prescriptive requirements have been stated within this report and will be adhered to. Where codes of practise are restrictive to the design, an alternative (fire engineering solution) has been considered.
7.328 It is considered that between a culmination of the prescriptive requirements and fire engineering, a solution will be provided adequate to any prevailing risk which may eventuate.
s)
 Construction Management Plan

7.329 A construction Management Plan forms part of the application material to inform how the development proposals will be procured and how the proposed construction works, including construction vehicle movements will be managed and across what time period.
7.330 A Construction Environmental Management Plan (‘CEMP’) would be submitted to RBC (and other relevant bodies) prior to the commencement of the proposed works. Compliance with the CEMP is anticipated to be secured by appropriate planning conditions or obligations, and the obligations contained within it passed onto the main contractors as ‘Employer’s Requirements’ within the contract for the works.
8 SECTION 106

8.1 Under Section 106 of the Town and Country Planning Act 1990, as amended, local planning authorities have the power to enter into planning obligations with any person interested in land in their area for the purpose of restricting or regulating the development or use of land.

8.2 In accordance with Regulation 122 of the CIL Regulations and paragraph 56 of the NPPF, planning obligations should only be sought where they meet all of the following tests:
· necessary to make the Proposed Development acceptable in planning terms;
· directly related to the Proposed Development; and
· fairly and reasonably related in scale and kind to the Proposed Development.

8.3 Furthermore, paragraph 54 of the ‘NPPF’ states that planning obligations should only be used, where it is not possible to address unacceptable impacts through a planning condition.

8.4 The RSAF includes a section on Planning Obligations stating that with regard to all prospective Station Area planning applications there will be a presumption “that in order to mitigate the impact of the respective proposed developments and make them acceptable in planning terms and for the proper planning of the Area - the Council will require the carrying out of works and/or the paying of contributions towards the provision for infrastructure, facilities, services and/or amenities, on and/or off site, to be secured by an agreement or otherwise, as the Council may determine”.

8.5 The specific level of provision and/or contributions the Council will require in relation to the particular development proposal will need to be fairly and reasonably related in scale and kind to that development and accord with the other tests in the Community Infrastructure Levy Regulations and the DCLG Circular 5/05, or any subsequent relevant government legislation, regulations, or guidance relating to planning obligations or an infrastructure levy.

8.6 A copy of the proposed S106 undertakings are included within the Planning application material and includes a Housing Viability audit prepared by Housing Expectations and informed by material prepared by Currie and Brown and BNPAS.
9 CONCLUSIONS
9.1 Planning permission is sought for the delivery of a high quality mixed use scheme which will deliver retail, office, healthcare, community and residential floorspace (as per floorspace schedule forming an annex to this report), new public and private realm areas with new access and pedestrian provision through the Applicaiton Site.

9.2 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires proposals to be determined in accordance with the statutory development plan unless material considerations indicate otherwise.

9.3 The Application material has assessed the proposal against the Development Plan and other relevant planning policy and guidance at national, regional and local levels and concludes that the proposed development meets the aspirations of the statutory Development Plan, through the regeneration of this Site and for the delivery of a significant quantum of much needed affordable housing.

9.4 The development will deliver a high quality built scheme, designed by TP Bennett.

9.5 The proposed scale and design is considered appropriate for this Site, enabling the buildings to make a successful transition from existing land use and will enhance the character of the area by the mixed use redevelopment of this significant landholding and helping create a sense of place. The choice of materials is sympathetic and modern, setting the benchmark for future redevelopment of land adjoining where the application site is capable of advancing in the 3 phases as suggested as a stand alone development in isolation but in so doing will not frustrate the ability to bring forward other adjoining developments.

9.6 The site is located within an area identified as suitable for the location of tall buildings. The sensitivity of the existing character area to tall buildings is identified as low and the suitability of the area for tall buildings is identified as high in the Council’s Tall Building Strategy.

9.7 The suitability of the proposed mixed use development has been underpinned by the relevant Site Specific Allocation for this Site. Issues of location, separation, access and amenity for residential and retail uses has been carefully considered as part of the site layout and building block design.

9.8 With regards to transport a TS has been submitted addressed policy criteria. With regards to sustainable transport, the location of the Site reflects the requirements of the NPPF and local policy. The proposal will make the fullest possible use of public transport, walking and cycling opportunities and the Site provides a realistic choice in travel modes to cater for a number of day to day journeys which would act to reduce occupant’s reliance on the private car.

9.9 Overall, the development is in a highly sustainable location with a range of sustainable transport options available, The Site has good access to a wide range of services and facilities

within the local area. In respect of land use and transport planning, the site is extremely well located in close proximity to bus services and local amenities.

9.10 The Proposed Development will have a negligible impact on the surrounding highway network in terms of trip generation in line with the aspirations of the relevant national, regional and local planning policy.
9.11 The level of car parking and cycle parking provision for the residential and retail uses accords with the current requirements of the parking SPD standards set by the Council as negotiated.

9.12 The energy efficiency of the Proposed Development has been optimised and it is considered that the Proposed Development will enhance the sustainability of the Site in accordance with the NPPF and local planning policy.

9.13 The Proposed Development will complement the recently completed transport hub upgrade.

9.14 A substantial Landscaping scheme supports the development proposals both on site and on highway land adjoining.

9.15 A significant level of CIL financial contributions will come forward from the development proposals.

9.16 Job opportunities both temp and permanent will emerge at all stages through the creation and completion of development.

9.17 The scheme will deliver significant social and environmental benefits which are also material considerations of compelling weight in favour of the proposals.

9.18 A summary of the significant public benefits of the scheme are as follows:

· Significant and high quality public realm provision;
· Offers to enhance the public realm in works comprising of Station Square
· New pedestrian provision through the Site in accordance with Framework aspirations for the Site;
· Introduction of new commercial floorspace to complement the wider regeneration aspirations for this area of the Borough;
· The development of a currently vacant Site;
· Creating a landmark exemplar scheme that will enhance local views;
· Significant new landscaped public realm in addition to new children’s playspace provision;
· Will act as a catalyst for bringing forward the redevelopment of adjoining land.
9.19 The proposals have been fully assessed in relation to planning policy, guidance and the statutory tests and, for the reasons set out within this Statement, are considered to be compliant as well as creating significant benefits.
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· Town House and Duplex are counted as 3 Bed

# Duplex Units on ground and first floor

NB: All numbers of apartment have been measured from current drawings and are approximate at this stage of the design. They may vary because of (eg) survey, design

development, construction tolerances, statutory requirements or re-definition of the areas to be measured.

	A11113 - Reading Metropolitan
	
	
	14th Dec 2018

	Area Accommodation
	
	
	
	
	A11113AS0002P1

	
	
	
	
	
	
	
	

	
	
	
	
	GEA (m²)
	
	

	
	
	PHASE 1
	
	PHASE 2
	
	Phase 3
	

	
	
	(Building A, B, C,& TH1)
	
	(Building D)
	
	(Building E,F,G,H,J & TH2 )
	

	Residential
	
	
	
	
	
	
	

	
	
	28,694 m²
	
	6,968 m²
	
	22,882 m²
	

	Office
	
	10,065 m²
	
	
	
	6,509 m²
	

	Retail
	
	1,684 m²
	
	
	
	205 m²
	

	A1/2/3 
	
	263 m²
	
	
	
	509 m²
	

	Car Park
	
	
	
	
	
	
	

	
	
	2,347 m²
	
	
	
	
	

	
	
	43,053 m²
	
	6,968 m²
	
	30,105 m²
	

	
	
	
	
	80,126 m²
	
	
	


[image: image5.jpg]


[image: image6.jpg]




65 Stoneleigh Road, Limpsfield Chart, Oxted. RH8 0TP – Registered in England: 5204488

T: 01883 730 877
M: 07843 661 054
E: barry@chartplan.co.uk

