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1. INTRODUCTION

1.1 This Planning, Design and Access Statement has been prepared by Pegasus Group
to support a planning application for the construction of new three-bed dwelling at
Ian Mikardo Way, Caversham, Reading, RG4 5BZ. The description of development

on the application form is as follows:

“"Construction of new three-bed dwelling and associated parking and

access.”

1.2 This Statement sets out the context of the application by reviewing the site and its
surroundings in terms of the relevant physical, social, economic and planning
context, as well as, the relevant planning history and local and national planning

policies. It then goes on to describe the proposed development in detail.

1.3 The main justification section then explores whether the proposal is compliant with
the policies in the adopted development plan and considers the proposal against
other material considerations including the National Planning Policy Framework
(NPPF), to which the appropriate weight is given. Further, this assessment incudes
a Design and Access Statement which understand the process, physical context

and strategy that has led to the design of the proposed dwelling.

1.4 This Statement should be read in conjunction with the associated drawings,

prepared by York Associates Ltd.
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2. SITE AND SURROUNDINGS

2.1 The application site comprises a small parcel of land that is currently an open area
of informal scrub to the south west end of Ian Mikardo Way. The area is currently
fenced off and has no public access and is not therefore in any meaningful use.
There is a single pedestrian gate on the western side of the site leading to Alston

Walk. Photos of the site are included at Appendix 1 of this statement.
APPENDIX 1: PHOTOSHEET

2.2 The site is located within the settlement boundary of Reading as defined in the
Reading Core Strategy (2015) and lies to the north east of the town centre across
the River Thames. The site sits within a wider modern housing estate that is a mix
of two storey semi-detached and terraced dwellings. The houses are exclusively
redbrick built with pitched roofs, although there are some modern apartment
buildings situated to the south on Amersham Road, which are formed of three and

four storey blocks.

2.3 The site lies at a sustainable location to the north of Reading Town Centre within
walking distance of frequent public transport, the nearest bus stop is located just
to the south of the site on Amersham Road. Also located opposite the site on
Amersham Road is the Amersham Road Youth and Community Centre and
Caversham Children’s Centre. In the wider area, The Heights Primary School and
New Bridge Nursery provide education and childcare facilities within walking
distance of the site and the area also includes limited convenience retail, other
smaller retail units and a public house. To the east of the site is a large recreational

area known as Caversham Lakes formed of a former gravel extraction works.

2.4 The site is not a listed building and does not lie within a conservation area. There
are no listed buildings near the site, the closest being around 500 metres to the

west.

2.5 The site lies in Flood Zone 2, defined as being land assessed as having between a
1in 100 and 1 in 100 annual probability of river flooding (i.e. 1-0.1% chance), or
between a 1 in 200 and 1 in 1,000 annual probability of sea flooding (0.5-0.1%

chance) in any year.
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3. THE PROPOSAL

3.1 The application proposes to construct a detached three-bed dwelling which will
match the existing properties found on this section of Ian Mikardo Way in terms of

material from, scale and mass.

3.2 The property will be formed of a two-storey pitched roof redbrick building broadly
square in shape, with a kitchen and lounge/dinning on the ground floor and three-
bedrooms and bathroom on the first floor. The chosen materials will be in keeping

with the existing dwellings on Ian Mikardo Way.

3.3 The main openings will be located on the north and south elevations and will include
patio doors at the rear leading from the lounge/dining room to a large amenity
space beyond. Limited windows will be included on the west elevation (facing
Alston Way) with a single obscure glazed window at first floor level providing

daylight to the first-floor landing.

3.4 The new dwelling will be 86 sqm and will include ample storage. The layout includes
a small porch to the front elevation where the front door will lead to a small hall

with a ground floor toilet.

3.5 Externally, two parking spaces are provided at the front of the property with a small
bin store and cycle parking located to the west of the property. A single tree will
need to be removed to accommodate the proposed parking spaces. The existing
boundary fencing will be retained around the amenity space to the rear and sides

of the property.
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4. PLANNING HISTORY

4.1 The online planning register only dates to October 1988 and, as such, there are no
applications associated with the site or of relevance listed on the Council’s online

planning register.
Pre-application engagement with Reading Borough Council

4.1 Prior to the submission of this application, advice was sought from officers at the
Council in relation to proposals for a number of different sites, including no. Ian
Mikardo Way.

4.2 The Council’s response stated that officers were likely to support the proposals for

Ian Mikardo Way, assuming that is satisfactorily addressed the following issues:
e Sequential Assessment in relation to flooding;
e Parking; and,
e Bike and bin storage.

4.3 A copy of the pre-application response from the Council is attached as an appendix

to this statement.

APPENDIX 2 — PRE-APPLICATION ADVICE FROM READING BOROUGH
COUNCIL
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5. PLANNING POLICY

5.1 In this section, the national and local planning policy and guidance pertinent to the
application site and development proposal are summarised. The plan-led approach
to development, as enshrined by Section 38(6) of the Planning and Compulsory
Purchase Act 2004, requires development proposals to accord with the adopted

development plan unless material considerations indicate otherwise.

i) Local Planning Policy

5.2 This section will consider the important policies contained within the relevant
documents of the development plan. The relevant documents of Reading Borough

Council’s Development Plan are as follows:
e Core Strategy (adopted 2008, altered 2015);

e Sites and Detailed Policies (adopted 2012, altered 2015).

Core Strategy

5.3 This document sets out the Council’s adopted planning strategy for the Borough. It
sets out how planning and development will achieve the Reading 2020 Vision for
the town. It provides a framework for how Reading can grow in a sustainable way
in the future. It also sets out how Reading will accommodate the growth expected
of it in the emerging South-East Plan and through the council’s commitment to New

Growth Point status.

5.4 Policy CS1: Sustainable Construction and Design. This policy outlines the
Council’'s commitment to ensuring that new development and the redevelopment
of sites make efficient use of energy, water, minerals, materials and other natural

resources during the construction process.

5.5 Policy CS4: Accessibility and the Intensity of Development. This policy
relates to the relationship between the intensity of development and
existing/required levels of accessibility and how this affects the decision-making

process.

5.6 Policy CS6: Settlement Boundary. This policy states that development proposed

outside of the settlement boundary will not be permitted.
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5.7 Policy CS7: Desigh and the Public Realm. This policy states that all
development must be of a high-quality design that maintains and enhances the

character and appearance of the area of Reading in which it is located.

5.8 Policy CS14: Provision of Housing. This policy outlines the Council’s housing
requirement throughout the duration of the plan. The plan states that an average

of 521 dwellings need to be completed per year between 2016 and 2026.

5.9 Policy CS15: Location, Accessibility, Density and Housing Mix. This policy
states that the appropriate density and mix of residential development within the
Borough will be informed by an assessment of a number of factors relating to
location, accessibility, design and minimisation of environmental impacts on the

amenities of adjoining occupiers.

5.10 Policy CS24: Car/Cycle Parking. This policy states that maximum car parking
standards and cycle parking requirements will be applied in relation to the
accessibility of locations within the Borough to sustainable transport facilities,

particularly public transport.

5.11 Policy CS35: Flooding. This policy 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.

Sites and Detailed Policies Document

5.12 This document contains detailed policies to help guide decisions on planning
applications. This includes policies on matters that affect the daily lives of Reading’s
population, such as residents’ amenity, house extensions and the use of residential
garden land. It also includes more far-reaching matters such as securing affordable

housing, and adapting to the effects of climate change.

5.13 Policy SD1: Presumption in Favour of Sustainable Development. This policy
reflects the presumption in favour of sustainable development contained within the
NPPF.
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5.14 Policy DM1: Adaptation to Climate Change states that all developments will
demonstrate how they have been designed to incorporate measures to adapt to

climate change. These measures include:

e new buildings shall be orientated to maximise the opportunities for both

natural heating and ventilation;

e proposals involving both new and existing buildings shall demonstrate how
they have been designed to maximise resistance and resilience to climate

change; and,

¢ all development shall minimise the impact of surface water runoff from the

development in the design of the drainage system.

5.15 Policy DM4: Safeguarding Amenity. This policy states that permission will be
granted for development that will have a significant detrimental impact on the living

environment of existing or future residents in terms of:
e Privacy and overlooking;
e Access to sunlight and daylight;
e Visual dominance and overbearing effects of a development;
e Noise and disturbance;
e Artificial lighting;
e Vibration;
e Dust and fumes;
e Smell; or
e Crime and safety.

5.16 Policy DM10: Private and Communal Outdoor Space states that all new
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.
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5.17 Policy DM12: Access, Traffic and Highway-Related Matters states that in
determining proposals involving a new or altered access onto the transport network

consideration will be given to the effect on safety, congestion and the environment.

Other Relevant Policy Documents

5.18 The Council has a Parking Standards and Design SPD (2011) which outlines the
requisite parking provision for various uses in support of Policy CS24. The site lies
in Zone 2, where the maximum provision for a three-bedroom apartment should

be 1.5 no parking space.

The Council also has a Residential Conversions SPD (2013) which relates to the

conversion of existing residential dwellings into apartments and HMOs.

Space Standards

5.19 Although Policy DM8 applies space standards to dwellings that have been
subdivided/converted to a HMO, the Council does not have any adopted space

standards for new residential developments.

ii) National Guidance

National Planning Policy Framework (July 2018)

5.20 The National Planning Policy Framework (NPPF) was revised on the 24t July 2018.
Paragraph 2 is clear than the NPPF must be taken into account in the preparation

of development plans, "and is a material consideration in planning decisions”.

5.21 Paragraph 8 states that to achieve sustainable development the planning system
has three overarching objectives: Economic, Social and Environmental. They are
interdependent and need to be pursued in mutually supportive ways, each objective

is described (inter alia):-

e An Economic Role - contributing to building a strong, responsive and

competitive economy;

e A Social Role - supporting strong, vibrant and healthy communities, by
providing that a sufficient number and range of homes can be provided to
meet the needs of present and future generations; and fostering a well-

designed and safe built environment, with accessible local services and open
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spaces that reflect current and future needs and support communities’

health, social and cultural well-being; and,

¢ An Environmental Role - to contribute to protecting and enhancing our
natural, built and historic environment; including making effective use of
land, helping to improve biodiversity, using natural resources prudently,
minimising waste and pollution, and mitigating and adapting to climate

change, including moving to a low carbon economy.

5.22 Paragraph 10 advises “So that sustainable development is pursued in a positive
way, at the heart of the Framework is a presumption in favour of sustainable

development”.

5.23 Paragraph 11 sets out how to apply the presumption in favour of sustainable
development. It goes on to outline that for decision making this means ‘approving
development proposals that accord with an up-to-date development plan without

delay’.
Section 5 Delivering a sufficient supply of homes

5.24 Paragraph 59 requires local planning authorities to support the Government'’s
objective of significantly boosting the supply of homes. Paragraph 61 goes on to
clarify that the size, type and tenure of housing needed for different groups in the

community should be assessed and reflected in planning policies.
Section 11 Making effective use of land

5.25 Paragraph 117 confirms that planning decisions should promote an effective use
of land in meeting the need for homes and other uses, while safeguarding and
improving the environment and ensuring safe and healthy living conditions.
Paragraph 118 goes on and sets out how this can be achieved. Planning decisions

should (inter alia):

e give substantial weight to the value of using suitable brownfield land within

settlements for homes; and,

e promote and support the development of under-utilised land and buildings,
especially if this would help to meet identified needs for housing where land

supply is constrained.
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5.26 Paragraph 122 advises on achieving appropriate densities and states that
decisions should support development that makes efficient use of land taking into

account the identified need for different types of housing.
Section 12 Achieving well-designed places

5.27 Paragraph 124 confirms that the creation of high quality buildings and places is
fundamental to planning, and that good design is a key aspect of sustainable

development.

5.28 Paragraph 127 describes various aspects of good design. Development should

ensure that (inter alia):

it functions well and add to the overall quality of the area;

e is visually attractive as a result of good architecture, layout and appropriate

and effective landscaping;

e is 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);
e establishes or maintains a strong sense of place; and,

e creates 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.
Section 14 Meeting the challenge of climate change, flooding and coastal change

5.29 Paragraph 155 of the NPPF states:

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.

5.30 Overall, the NPPF confirms that the primary objective of development management
is to foster the delivery of sustainable development, not to hinder or prevent it.

The Government’s overarching vision throughout the NPPF is that the purpose of
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the planning system is to contribute to the achievement of sustainable development
in doing so there is a presumption in favour of sustainable development to be

approved without delay.
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6. PLANNING ASSESSMENT

6.1 This section contains a detailed analysis of the application proposal against the
relevant policy and material planning considerations. These considerations have
been derived from an understanding of the site and its surrounds and the policy

analysis of the previous section. The following detailed matters are considered:
e Principle of Development;
¢ Impact on Residential Amenity, Overlooking and Privacy;
e Ecology;
e Flooding;

e Transport and Highways; and,

Sustainability.

6.2 Matters in relation to design and access will be covered in the following section.

Principle of Development

6.3 The application site lies within the settlement boundary of Reading where the
principle of sustainable development is acceptable, subject to compliance with

other relevant policies of the development plan.

6.4 Policy CS14 of the development plan outlines the requirement borough’s
requirement to deliver an average of 521 dwellings per year between 2016 and
2026. The proposal will result in the introduction of an additional dwelling within

Reading and contribute towards the Council’s annual delivery requirement.

6.5 The application site is not afforded a specific land allocation and the locality is
characterised by a land use whereby residential is the dominant land-use.
Accordingly, the principle of the application proposals on this site is considered to

be consistent and compatible with the character of the local area.

6.6 The site currently comprises an area of scrubland which has no meaningful use.
Development of the site for an additional dwelling would represent a more efficient

use of the available land.
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6.7 In short, the principle of residential development at this sustainable urban location
is supported by planning policy at all levels (such as para. 49 of the NPPF and
Policies CS14 and CS15 of the Core Strategy), where the proposal meets the needs
of local residents whilst protecting or enhancing the character and amenity of the

local area.

Impact on Residential Amenity, Overlooking and Privacy

6.8 The proposed layout demonstrates the site is large enough to accommodate a large
outdoor amenity space for future occupiers, as well as, a suitable living space.
Careful consideration has been given to the fenestration on the front and rear
elevations to ensure that the property will benefit from sufficient daylight. The
proposal has included limited fenestration on the side (western) elevation, with a
single non-transparent (obscured) window at first floor level and two small windows
at ground floor level. This means that there will be no overlooking issues or impact
on the privacy of occupants of properties on Alston Way or neighbouring properties

on Ian Mikardo Way.

6.9 Additionally, cycle and bin storage is shown to the side of the dwelling to allow
occupants of the new dwelling to store waste and cycles in line with Council
guidance. Overall, it is considered that the proposal would provide suitable living

accommodation for the future occupiers of the dwellings.

6.10 The proposed dwelling is of a scale and mass that is proportionate to the existing
dwellings and the fenestration to the front and rear of the proposed scheme
matches the buildings on Ian Mikardo Way. The proposal has thus been design in
terms of bulk and scale to ensure that there will be no impacts on the amenity of
existing dwellings at this location, in terms of direct views into their property and
privacy or overshadowing. First floor windows on the rear elevation will overlook
the amenity areas of neighbouring properties to a degree. However, this area is
already overlooked by multiple properties, as is expected in an urban residential

area, and as such the amenity of this space will not be significantly affected.

6.11 Overall, it is considered that the proposals would not unduly impact upon the
amenity of neighbouring properties and provide a suitable dwelling for future
occupants. Thus, the proposals accord with policies CS7, DM4 and DM10 of the

development plan.
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Ecology

6.12 The current site has little ecological value and the use of the majority of the site as

domestic curtilage will not significantly impact on the value of this area of land.

6.13 A single tree will be removed to provide parking for the new dwelling. However,
this tree is considered of limited value given the much larger species located to the

immediate west of the site.

6.14 A detailed ecology report, prepared by ] Taylor Ecology Consulting, has been
submitted as part of the application. In short, no important ecological features were
identified as being present on the site, with the extent and magnitude of the impact
limited to the site level. Indeed, the report concluded that there is potential for a
positive impact on both species and habitats, and recommended ecological

enhancements are provided to this effect.

Flooding

6.15 Policy CS35 states that planning permission will not be granted for development in
an area identified as being at high risk of flooding where development would reduce
the capacity of the floodplain to store floodwater, impede the flow of floodwater or

in any way increase the risks to life and property arising from flooding.

6.16 The Environment Agency (EA) Flood Map shows the site to be located in Flood Zone
2 (up to 1 in 1000 annual probability of flooding) associated with the River Thames
floodplain extent. The proposals are for a new dwelling in an existing residential
estate. On this basis, and in accordance with the National Planning Policy
Framework (NPPF), a Flood Risk Assessment (FRA) and a Sequential Test Report

have been prepared to support the application.

6.17 In accordance with NPPF, residential use in Flood Zone 2 is acceptable and therefore
there is no need for an exceptions test. The sequential test has been based on
guidance found within the Planning Practice Guidance which states that where
existing communities are located within Flood Zone 2 and 3 looking for sites outside

this flood zone would be unreasonable.

6.18 The FRA has shown that the finished floor level of the proposed dwelling will be set
at a level of 37.46m AOD in order to mimic the existing FFL of no. 15 Ian Mikardo

Way (for aesthetic & practical reasons to achieve building regulations compliant
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access), which in turn will set the FFL above the 1 in 100 year plus climate change
flood level (by 130mm) and above the 1 in 100 year level (by 630mm). Further
mitigation measures will include residents being required to sign up the EA’s Flood
Information Service and surface water being attenuated/infiltrated via SuDS with
discharge via infiltration (subject to testing) or limited to greenfield rates to the

nearest public sewer.

6.19 Therefore, as per paragraph 155 of the NPPF the site is appropriate development
in Flood Zone 2 and will not exacerbate flooding elsewhere. Therefore, the

application is in accordance with planning policy on flooding.

Transport

6.20 The proposed site access simply extends from a small private drive off Ian Mikardo
Way meaning that there will be no new junctions created by the development. The
site is in a highly sustainable location with strong public transport links. A humber
of regular bus services operate along Amersham Road connecting the area with
Reading Town Centre. As stated above, the proposed dwelling will provide the
appropriate number of parking spaces and secure cycle storage space in line with

Council guidance.

6.21 The sustainable location, coupled with the proposed parking provision means that

the site is acceptable in transport terms.

Sustainable Development

6.22 The Reading Core Strategy requires new development to be designed with
sustainability and climate change at the forefront of the design process and to
incorporate features that will minimise climate change. Policy DM1 in the Sites and
Detailed Policies Document relates to ‘Adaptation to Climate Change’ and states
that

'‘All developments will demonstrate how they have been designed to incorporate

measures to adapt to climate change.’

6.23 Similarly, on a national perspective, the NPPF seeks to achieve sustainable
development of which a key part is responding to climate change. It encourages
the design of high quality buildings based on the principles of intelligent siting,

climate responsive structures and the use of sustainably sourced materials.
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6.24 The proposed unit would be constructed to a good environmental standard to

ensure energy efficiency and sustainability throughout their lifetime in accordance
with building regulation standards. Energy saving will be achieved through the use

of 'A' rated appliances.
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7. DESIGN AND ACCESS

7.1 The section provides a short Design and Access Statement that explains the design
thinking behind the proposed development. It includes a written description and
justification of the planning application describing the process that led to the final

design proposed in this application.
Use

7.2 The proposal is for a single detached three-bed two storey residential dwelling. The
proposal includes parking, bin and bike storage area and large amenity space to

the rear.
Amount

7.3 There will be a single three-bed dwelling located within a predominantly residential

area of mixed density and housing type.

Layout

The proposed dwelling has a broadly square footprint with a kitchen and
lounge/dining room on the ground floor with the three bedrooms and a bathroom
located on the first floor. All the habitable rooms include windows on either the
front or rear elevations with a small porch providing an entrance and hall to the
front (southern elevation). The proposal includes a ground floor WC and ample

storage space within the main living accommodation.

Scale

7.4 The building will form a two-storey dwelling within a similar footprint, bulk and

mass to the neighbouring dwellings on this section of Ian Mikardo Way.

Appearance

The dwelling will provide a form and materials that matches the existing dwellings

on Ian Mikardo Way to ensure a coherent aesthetic is maintained.
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Access

7.5 Access will be formed off an existing private drive. There are no changes proposed

to the main vehicle access off Ian Mikardo Way.
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8. CONCLUSION

8.1 This Planning, Design and Access Statement has been prepared by Pegasus Group
in support of an application for the construction of single three-bed dwelling at Ian

Mikardo Way, Caversham, Reading.

8.2 This statement has demonstrated that the principle of development is entirely
acceptable in this residential location and will have no unacceptable impacts on the

amenities of the nearest properties.

8.3 Furthermore, the statement has demonstrated that the location is highly
sustainable and the required parking provision will be able to be accommodated on

site.

8.4 The proposal will see a redundant area of land used for a more efficient use of the

site to provide an additional dwelling in a sustainable location.

8.5 This Statement has demonstrated that the proposed development is compliant with
both the NPPF and local planning policy and it is therefore considered that planning

permission should be granted for the application.
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APPENDIX 1

PHOTOSHEET
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s Giorgio Framalicco
‘!'A Read I n Head of Planning, Development &
W‘y - g Regulatory Services
Borough Council

Working better with you Civic Centre, Reading, RG1 7AE
@ 0118 9373787

Mr A Steeden

The Studio Our Ref: 180568/PREAPP
4 Test Road

Whitchurch Direct: & 0118 937 3625
RG28 7LP

e-mail: matthew.burns@reading.gov.uk
yorkassociates@btconnect.com

22 June 2018

Your contact is: Matthew Burns Planning & Building Control

Without prejudice

Dear Andrew

180568/PREAPP - Conversion of existing residential space to flats for the homeless/erection of
new dwelling and associated parking for homeless families (six separate addresses)

This is a pre-application response further to the above enquiry received on 29™ March 2018 and the
meeting held at the Council Offices on 14™ June 2018.

Background & Introduction

The pre application enquiry relates to conversion of existing spaces within residential buildings and
one proposal for the erection of a new building to form a number of new dwellings for use by
homeless families. The enquiry relates to proposals across six different sites which are all owned by
Reading Borough Council.

Relevant Planning Policies

Any planning application at the site would be considered within the context of the Council’s LDF Core
Strategy (2008, Altered 2015) and Sites and the Detailed Policies (2012, Altered 2015) documents.
Supplementary Planning documents would also be applied where relevant, together with national
guidance (the NPPF). Please use this link to view the local policies and guidance.

Please be aware that a new local plan is emerging, although adoption of the new local plan (and its
policies - replacing the existing policies referenced above) is not anticipated until the end of the 2018
/ beginning of 2019 at present. It is also advised that the emerging policies can be afforded some
weight in the determination of planning applications now that the draft local plan has been submitted
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to the government (The Local Plan was submitted to the Secretary of State on Thursday 29th March
2018. This marks the beginning of a process of public examination that will take place during 2018).
This weight is limited at this time, but will increase in weight as the plan moves closer to adoption.
Once adopted, the new policies will be afforded full weight.

Appraisal

The principle of providing additional housing is welcomed and would help meeting the objectives of
Policy CS14, in assisting in meeting the Councils annual housing targets. However, this would need to
be balanced against the loss of existing accommodation and site specific considerations of each
individual proposal, which are addressed in turn below:

72 Brunswick Street and 80 Brunswick Street

Site

Both proposals relate to cross shaped three storey blocks of flats located on the west side of
Brunswick Street.

Pre-application Proposal

Both proposals seeks advice relating to conversion of existing ground floor bin store, laundry and cycle
store areas to one bedroom flats. It is understood that the laundry room is no longer used with flats
now having their own washing facilities.

Appraisal
Character and Residential Amenity (Policies CS7, CS8, C534, DM4 and DM8)

Externally only minor alterations to the buildings are proposed, including replacement of doors with
windows, small fenestration changes and provision of defensible planting and a low dwarf wall to flank
elevations. These minimal alterations are considered to integrate satisfactorily with the appearance of
the existing buildings and surrounding area.

It is not considered that the proposals would result in any harm to the amenity of surrounding
occupiers. Internal noise transmission to existing residential units in the building would be addressed
via building regulations standards.

The proposed flats are small but are considered adequate and to be served by sufficient outlook and
daylighting. The proposed defensible planting is considered necessary to protect the privacy of future
occupants from people using the entrance footpaths to the buildings. Landscaping details should be
provided as part of any application.

Parking/Cycle Parking/Bin Storage (Policies C520, C524, DM12 and CS7)

Both sites are located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD.
In accordance with the adopted Parking Standards and Design SPD, each development would be
required to provide a parking provision of 1 space per unit.

Brunswick Street is not part of the Council’s Resident Permit scheme and there is considerable
pressure for on-street car parking in the vicinity of the site. Whilst it is accepted that the
accommodation is intended for the homeless, any overflow parking demand created by the
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developments could not be accommodated on the surrounding roads. Given that the Council’s
adopted parking policy requires 1 parking space for each flat, it is suggested that a concise parking
survey is undertaken. The survey should be undertaken over two days including an evening and
weekend observation to establish the take up of spaces associated with the existing developments.

New secure bin and cycle storage areas will also need to be provided given the facilities to be
displaced by the proposal. These will service the entire block of flats to compensate for the space lost
through the creation of the new apartment. Any application would need to include details/plans of
the size and appearance of the replacement bin and cycle store facilities. Clarification should also be
provided regarding the existing number of cycle storage spaces and details of the proposed cycle store
should be provided if a full application is submitted.

Sustainability (Policies CS1, DM1 and the Sustainable Design and Construction SPD)
The proposals would be required to meet the Council’s sustainability standards. As a residential
conversion this would be a BREEAM rating of ‘very good’.

Affordable Housing (Policy DM6)

West Berkshire District Council and Reading Borough Council applied for a judicial review of the
Secretary of State’s Written Ministerial Statement (WMS) to Parliament in 2014 on changes to national
planning policy. Those changes sought to exempt developments of 10 or less dwellings from planning
obligations for affordable housing and social infrastructure contributions and to introduce a new
measure known as the Vacant Building Credit.

The High Court handed down its judgment on the case on 31 July 2015. The High Court found in
favour of the challenge by the local authorities and quashed the amendments to the NPPG. The
Secretary of State appealed the judgment and the Court of Appeal has now quashed the decision of
the High Court.

Reading Borough Council has been considering its options for implementing its affordable housing
policy in the light of this decision.

At its meeting of the Strategic Environment Planning and Transport Committee on 13" July 2016, the
Council discussed the outcome of the Court of Appeal’s decision on its challenge (the report can be
found here:
http://www.reading.gov.uk/media/5651/Item09-SEPT-C-Report-on-C-of-Appeal-judgement-05-
16/pdf/I1tem09_SEPT_C_Report_on_C_of_Appeal_judgement_05_16.pdf ).

Having considered its options, the Committee agreed the following as the basis for determining
planning applications where Policy DM6 of the SDPD is relevant:

To implement Policy DMé as currently adopted in the SDPD but excluding proposals that solely involve
the conversion of an existing property, where the conversion involves the provision of 10 or less
dwelling units (i.e. not HMOs), or the replacement of dwellings by the same number of replacement
dwellings where there is no net increase.
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Given both proposals relate to conversion of existing building Policy DM6 would not apply.

Furthermore, the proposals themselves are to provide affordable housing for people at risk of
homelessness. Subject to securing the use of the proposed units as such by way of a section 106 legal
agreement the proposals would not be required to contribute towards affordable housing provision
elsewhere in the Borough.

Conclusions
Subject to the satisfactorily addressing the parking, bike storage and bin store issues outlined above it
is my opinion that planning applications for both proposals would be supported by officers.

125 Basingstoke Road

Site

The proposal relates to a four storey block of flats located on the east side of Basingstoke Road
opposite the junction with Craddock Road.

Pre-Application Proposals
The proposal seeks advice relating to the conversion of redundant ground floor storage areas to a
single three bedroom flat.

Appraisal
Character and Residential Amenity (CS7, CS8, C534, DM4 and DM8)

Externally the only alteration to the building would be the addition of windows to what is an existing
blank brick facade at ground floor level. The windows are reflective of exiting and are considered in
integrate satisfactorily with the appearance of the building and surrounding area.

It is not considered that the proposals would result in any harm to the amenity of surrounding
occupiers. Internal noise transmission to existing residential units in the building would be addressed
via building regulations standards.

The proposed flat is a good size and all habitable rooms would be served by sufficient outlook and
daylighting.

Parking/Cycle Parking/Bin Storage (Policies C520, C524, DM12 and CS7)

The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD. In
accordance with the adopted Parking Standards and Design SPD, the development would be required
to provide a parking provision of 1.5 space per unit.

No new car parking spaces form part of this proposal. Whilst it is accepted that the accommodation is
intended for the homeless, any overflow parking demand created by this development should not be
accommodated on the surrounding residential roads. Given that the Council’s adopted parking policy
requires 1 parking space, it is suggested that a concise parking survey is undertaken. The survey



should be undertaken over two days including an evening and weekend observation to establish the
take up of spaces associated with the existing development.

Details of the proposed cycle storage and bin storage for the unit should also be provided if a full
application is submitted.

Sustainability (Policies CS1, DM1 and the Sustainable Design and Construction SPD)

The proposals would be required to meet the Council’s sustainability standards. As a residential
conversion this would be a BREEAM rating of ‘very good’.

Affordable Housing (Policy DM6)

Given the proposal relates to conversion of an existing building Policy DMé would not apply.

Furthermore, the proposals themselves are to provide affordable housing for people at risk of
homelessness. Subject to securing the use of the proposed units as such by way of a section 106 legal
agreement the proposals would not be required to contribute towards affordable housing provision
elsewhere in the Borough.

Conclusions

Subject to the satisfactorily addressing the parking, bike storage and bin store issues outlined above it
is my opinion that a planning application for the proposed development would be supported by
officers.

Tyrell and Padley Court Boult Street

Site

The proposal relates to part five/part four/part two storey block of flats located on the south side of
Boult Street.

Pre-Application Proposals
The proposal seeks advice relating to the conversion of twelve ground floor single garages to create
four one bedroom flats.

Appraisal
Character and Residential Amenity (CS7, CS8, C534, DM4 and DM8)

Externally the only alteration to the building would be the replacement of twelve garage doors with
windows and an access door to each of the proposed flats. The proposed windows and doors are
considered to integrate satisfactorily with the appearance of the existing building and surrounding
area.

It is not considered that the proposals would result in any harm to the amenity of surrounding
occupiers. Internal noise transmission to existing residential units in the building would be addressed
via building regulations standards.

The proposed flats are adequate in size and whilst mainly single aspect the units are served by good
sizes window which is considered would provide for sufficient outlook and daylighting.
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Parking/Cycle Parking/Bin Storage (Policies C520, C524, DM12 and CS7)
The supporting documentation states that all of the garages are currently empty and are not used for
parking.

The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD. In
accordance with the adopted Parking Standards and Design SPD, the development would be required
to provide a parking provision of 1 space per unit.

No new car parking spaces form part of this proposal. The development site is located in an area
designated as a Residents Parking Permit Area; Zone 11R. Under the Borough’s current parking
standards, this proposal may generate additional pressure for parking in the area. Therefore if a full
application is submitted there should be an assumption that any future occupants of the proposed
flats will not be issued with resident parking or visitor permits which would be covered by condition
and an informative applied. This will ensure that the development does not harm the existing
amenities of the neighbouring residential properties by adding to the already high level of on street
car parking in the area.

It is stated that no cycle parking is provided as part of this application which is not acceptable. Cycle
parking must be provided for the new flats at a ratio of 0.5 spaces per flat equating to 2 secure cycle
parking spaces. Details of the proposed cycle store as well as bins store arrangements should be
provided if a full application is submitted.

Sustainability (Policies CS1, DM1 and the Sustainable Design and Construction SPD)
The proposals would be required to meet the Council’s sustainability standards. As a residential
conversion this would be a BREEAM rating of ‘very good’.

Affordable Housing (Policy DM6)
Given the proposal relates to conversion of an existing building Policy DMé would not apply.

Furthermore, the proposals themselves are to provide affordable housing for people at risk of
homelessness. Subject to securing the use of the proposed units as such by way of a section 106 legal
agreement the proposals would not be required to contribute towards affordable housing provision
elsewhere in the Borough.

Conclusions
Subject to the satisfactorily addressing the bike and bin store issues outlined above it is my opinion
that a planning application for the proposed development would be supported by officers.

Isis Court

Site

The proposal relates to a three storey block of flats located on the west side of Lymouth Road.
Street. The site is located within flood zone 3.



Pre-Application Proposals

The proposal seeks advice relating to the conversion of existing ground floor office, laundry and lobby
areas to form a single two bedroom flat. It is understood that the facilities to be lost are redundant
and have not been utilised for some years.

Appraisal
Character and Residential Amenity (CS7, CS8, C534, DM4 and DM8)

Externally the only alteration to the building would be minor alterations to windows and doors. These
alterations are considered to integrate satisfactorily with the appearance of the existing building and
surrounding area.

It is not considered that the proposals would result in any harm to the amenity of surrounding
occupiers. Internal noise transmission to existing residential units in the building would be addressed
via building regulations standards.

The proposed flat is a good size and habitable rooms would be served by sufficient outlook and
daylighting.

Parking/Cycle Parking/Bin Storage (Policies C520, C524, DM12 and CS7)

The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD. In
accordance with the adopted Parking Standards and Design SPD, the development would be required
to provide a parking provision of 1 space per unit.

No new car parking spaces form part of this proposal. The development site is located in an area
designated as a Residents Parking Permit Area; Zone O3R. Under the Borough’s current parking
standards, this proposal may generate additional pressure for parking in the area. Therefore if a full
application is submitted there should be an assumption that any future occupants of the proposed
flats will not be issued with resident parking or visitor permits which would be covered by condition
and an informative applied. This will ensure that the development does not harm the existing
amenities of the neighbouring residential properties by adding to the already high level of on street
car parking in the area.

Details of the proposed cycle and bin storage should be provided if a full application is submitted.

Flooding (Policy CS35)

The site is located within flood zone 3. Given the proposal relates to conversion of part of an existing
dwelling a planning application would not be required to undertake the flood risk sequential or
exceptions tests. However, a site specific flood risk assessment would be required. Details as to what
information is required to be demonstrated within a site specific flood risk assessment can be found
via the following link: https://www.gov.uk/guidance/flood-risk-and-coastal-change#Site-Specific-
Flood-Risk-Assessment-checklist-section

Sustainability (Policies CS1, DM1 and the Sustainable Design and Construction SPD)
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The proposals would be required to meet the Council’s sustainability standards. As a residential
conversion this would be a BREEAM rating of ‘very good’.

Affordable Housing (Policy DM6)
Given the proposal relates to conversion of an existing building Policy DMé would not apply.

Furthermore, the proposals themselves are to provide affordable housing for people at risk of
homelessness. Subject to securing the use of the proposed units as such by way of a section 106 legal
agreement the proposals would not be required to contribute towards affordable housing provision
elsewhere in the Borough.

Conclusions
Subject to the satisfactorily addressing the flooding, bike and bin store issues outlined above it is my
opinion that a planning application for the proposed development would be supported by officers.

Land at no.5 lan Mikardo Way

Site

The proposal relates to land to the west of no. 5 lan Mikardo Way which is a two storey semi-detached
dwelling. The site is located within flood zone 2.

Pre-Application Proposals

The proposal seeks advice relating to the erection of a new two storey detached three bedroom
dwelling with two off-street parking spaces and private rear amenity space. The two existing parking
spaces for no. 5 are to be re-positioned to accommodate the additional dwelling.

Appraisal
Flood Risk (Policy C35)

The proposal seeks to provide a new dwelling within flood zone 2. As a more vulnerable development
in terms of flood risk classification any planning application would be required to successfully
demonstrate that is passed the flood risk sequential test.

The flood risk sequential test seeks to steer new development to areas with the lowest probability of
flooding. The aim is to steer new development to Flood Zone 1 (areas with a low probability of river or
sea flooding). Only where there are no reasonably available sites in Flood Zone 1 should the suitability
of sites in Flood Zone 2 be considered.

Within each flood zone, surface water and other sources of flooding also need to be taken into
account in applying the sequential approach to the location of development.

The Council’s latest ‘Housing and Economic Land Availability Assessment’ (May 2017) notes that ‘there
are not sufficient sites to meet the objectively assessed need for housing in Reading on sites in Flood
Zones 1 and 2’. Therefore, subject to a detailed sequential test assessment being submitted as part of
any application it may be possible to demonstrate that an application for additional residential
development on the site could pass the sequential test. However, the onus is on the applicant to



present a detailed sequential test for this particular development and demonstrate the case to the
Council.

A site specific flood risk assessment would also be required. Details as to what information is required
to be demonstrated within a site specific flood risk assessment can be found via the following link:
https://www.gov.uk/guidance/flood-risk-and-coastal-change#Site-Specific-Flood-Risk-Assessment-
checklist-section

At the pre-application meeting we discussed the possibility that the application site may have formed
part of flood compensation for the historic development of the estate. Loss of such an area of land
would have been unlikely to be acceptable unless re-provided elsewhere. However, following a review
of the site history it appears that this is not the case with the flood compensation area located to the
south of the site on the opposite of Amersham Road. Nonetheless the sequential and site specific flood
risk assessments referred to above would still be required as part of any planning application.

Character and Residential Amenity (CS7, C534 and DM4)
In terms of appearance, plot size and spacing to boundaries it is considered that the proposal would
satisfactorily integrate within the character of the surrounding area.

The siting of the proposal is not considered to result in any adverse impacts in terms of overlooking
and loss of privacy or loss of light or overbearing to existing surrounding properties.

The dwelling is considered adequate in size with all rooms served by suitable daylighting and outlook.

Parking/Cycle Parking/Bin Storage (Policies C520, C524, DM12 and CS7)

The site is located within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards
and Design SPD. In accordance with the adopted SPD, the development would be required to provide
a parking provision of 2 spaces per 3 bedroom dwelling.

There are no changes proposed to the main vehicle access off lan Mikardo Way. Two parking spaces
are provided at the front of the property and two further parking spaces are re-provided for in a
parallel parking arrangement. In principle, this is acceptable, but parallel parking spaces need to be
6m in length opposed to the standard 5m long and this must be demonstrated as part of any
application.

Cycle and bin storage will be provided to the side of the dwelling and details of this should also be
provided if a full application is submitted.

Natural Environment (Policies C536 and CS38)
The land beside 5 lan Mikardo Way comprises disused amenity grassland, tall ruderal vegetation, and a
single tree bordered by wire and wooden fencing. The ecology report has been undertaken to an
appropriate standard and concludes that this part of the site is of limited value to wildlife such that
further reports are not considered necessary.
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Any application would need to be accompanied by a hard and soft landscaping scheme as well as
details of provision of biodiversity enhancements.

Sustainability (Policies CS1, DM1 and the Sustainable Design and Construction SPD)
The proposal would be required to demonstrate sustainability measures in accordance with Policies
DM1 and CS1.

Affordable Housing (Policy DM6)

Given the proposal seeks to provide an additional single dwelling Policy DMé6 would require an
application to provide a financial contribution equivalent to 5% of the GDV of the new dwelling to go
towards the provision of affordable housing elsewhere in the Borough.

However, the proposals themselves are to provide an affordable home for people at risk of
homelessness. Subject to securing the use of the proposed units as such by way of a section 106 legal
agreement the proposals would not be required to contribute towards affordable housing provision
elsewhere in the Borough.

Conclusions
Subject to the satisfactorily addressing the flooding, parking and bike and bin store issues outlined
above it is my opinion that a planning application for the proposal development could be supported by
officers. However, please note that the sequential test would be a significant obstacle to any
application.

Other issues relating to all sites

The Council has introduced the Community Infrastructure Levy (CIL). The levy is charged at a rate of
£120/sg.m in Reading Borough but the rate is subject to indexation. For 2018 CIL for residential
developments is now levied at £147.29/sq.m. You may wish to explore whether any of the CIL charge
could be off-set by existing floor space. To do this you would need to demonstrate what existing floor
space had been in use for a minimum period of 6 months (continuously) within the last 3 years.

An entirely separate planning application would need to be submitted for each of the sites, with
specific documents submitted for each site. Given the proposals would be Council’s own applications
they would automatically be required to be considered / determined by the elected members of the
Planning Applications Committee. In light of this and the fact that s106 legal agreements will be
required in each case, it is unlikely that the applications would be able to be determined within the
statutory 8 week timeframes, although officers would naturally seek to progress the applications as
quickly as possible.

Please note the validation requirements set out in the Council’s Validation Checklist (December 2016)
and refer to the Council’s website for details. In particular, please ensure you include
existing/proposed section plans (to show the floor to ceiling heights of the accommodation), include
land levels on the plans (ground, eaves, ridge level on the lan Mikardo Way new build proposal) and
evidence (typically through colour coded and annotated floor plans) as to how you have calculated the
floorspace figures stated on the CIL forms submitted.
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This advice is given on a without-prejudice basis and not all policies have been considered. This advice
is in good faith and will not over-ride the formal consideration of a planning application by the
Council. If you wish to discuss the contents of this letter, please contact me on the number given
above.

Yours sincerely,
Sott Dorrrins

Matt Burns
Senior Planning Officer

North / Central Team
T2
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	1. INTRODUCTION
	1.1 This Planning, Design and Access Statement has been prepared by Pegasus Group to support a planning application for the construction of new three-bed dwelling at Ian Mikardo Way, Caversham, Reading, RG4 5BZ. The description of development on the a...
	“Construction of new three-bed dwelling and associated parking and access.”
	1.
	1.1
	1.2 This Statement sets out the context of the application by reviewing the site and its surroundings in terms of the relevant physical, social, economic and planning context, as well as, the relevant planning history and local and national planning p...
	1.3 The main justification section then explores whether the proposal is compliant with the policies in the adopted development plan and considers the proposal against other material considerations including the National Planning Policy Framework (NPP...
	1.4 This Statement should be read in conjunction with the associated drawings, prepared by York Associates Ltd.

	2.  SITE AND SURROUNDINGS
	2.1 The application site comprises a small parcel of land that is currently an open area of informal scrub to the south west end of Ian Mikardo Way.  The area is currently fenced off and has no public access and is not therefore in any meaningful use....
	APPENDIX 1: PHOTOSHEET
	2.2 The site is located within the settlement boundary of Reading as defined in the Reading Core Strategy (2015) and lies to the north east of the town centre across the River Thames.  The site sits within a wider modern housing estate that is a mix o...
	2.3 The site lies at a sustainable location to the north of Reading Town Centre within walking distance of frequent public transport, the nearest bus stop is located just to the south of the site on Amersham Road.  Also located opposite the site on Am...
	2.4 The site is not a listed building and does not lie within a conservation area. There are no listed buildings near the site, the closest being around 500 metres to the west.
	2.5 The site lies in Flood Zone 2, defined as being land assessed as having between a 1 in 100 and 1 in 100 annual probability of river flooding (i.e. 1-0.1% chance), or between a 1 in 200 and 1 in 1,000 annual probability of sea flooding (0.5-0.1% ch...

	3.  THE PROPOSAL
	3.1 The application proposes to construct a detached three-bed dwelling which will match the existing properties found on this section of Ian Mikardo Way in terms of material from, scale and mass.
	3.2 The property will be formed of a two-storey pitched roof redbrick building broadly square in shape, with a kitchen and lounge/dinning on the ground floor and three-bedrooms and bathroom on the first floor.  The chosen materials will be in keeping ...
	3.3 The main openings will be located on the north and south elevations and will include patio doors at the rear leading from the lounge/dining room to a large amenity space beyond.  Limited windows will be included on the west elevation (facing Alsto...
	3.4 The new dwelling will be 86 sqm and will include ample storage.  The layout includes a small porch to the front elevation where the front door will lead to a small hall with a ground floor toilet.
	3.5 Externally, two parking spaces are provided at the front of the property with a small bin store and cycle parking located to the west of the property.  A single tree will need to be removed to accommodate the proposed parking spaces.  The existing...

	4.  PLANNING HISTORY
	4.1 The online planning register only dates to October 1988 and, as such, there are no applications associated with the site or of relevance listed on the Council’s online planning register.
	Pre-application engagement with Reading Borough Council
	4.1 Prior to the submission of this application, advice was sought from officers at the Council in relation to proposals for a number of different sites, including no. Ian Mikardo Way.
	4.2 The Council’s response stated that officers were likely to support the proposals for Ian Mikardo Way, assuming that is satisfactorily addressed the following issues:
	 Sequential Assessment in relation to flooding;
	 Parking; and,
	 Bike and bin storage.
	4.3 A copy of the pre-application response from the Council is attached as an appendix to this statement.
	APPENDIX 2 – PRE-APPLICATION ADVICE FROM READING BOROUGH COUNCIL

	5.  PLANNING POLICY
	5.1 In this section, the national and local planning policy and guidance pertinent to the application site and development proposal are summarised.  The plan-led approach to development, as enshrined by Section 38(6) of the Planning and Compulsory Pur...
	i) Local Planning Policy
	5.2 This section will consider the important policies contained within the relevant documents of the development plan. The relevant documents of Reading Borough Council’s Development Plan are as follows:
	 Core Strategy (adopted 2008, altered 2015);
	 Sites and Detailed Policies (adopted 2012, altered 2015).
	Core Strategy
	5.3 This document sets out the Council’s adopted planning strategy for the Borough. It sets out how planning and development will achieve the Reading 2020 Vision for the town. It provides a framework for how Reading can grow in a sustainable way in th...
	5.4 Policy CS1: Sustainable Construction and Design. This policy outlines the Council’s commitment to ensuring that new development and the redevelopment of sites make efficient use of energy, water, minerals, materials and other natural resources dur...
	5.5 Policy CS4: Accessibility and the Intensity of Development. This policy relates to the relationship between the intensity of development and existing/required levels of accessibility and how this affects the decision-making process.
	5.6 Policy CS6: Settlement Boundary. This policy states that development proposed outside of the settlement boundary will not be permitted.
	5.7 Policy CS7: Design and the Public Realm. This policy states that all development must be of a high-quality design that maintains and enhances the character and appearance of the area of Reading in which it is located.
	5.8 Policy CS14: Provision of Housing. This policy outlines the Council’s housing requirement throughout the duration of the plan. The plan states that an average of 521 dwellings need to be completed per year between 2016 and 2026.
	5.9 Policy CS15: Location, Accessibility, Density and Housing Mix. This policy states that the appropriate density and mix of residential development within the Borough will be informed by an assessment of a number of factors relating to location, acc...
	5.10 Policy CS24: Car/Cycle Parking. This policy states that maximum car parking standards and cycle parking requirements will be applied in relation to the accessibility of locations within the Borough to sustainable transport facilities, particularl...
	5.11 Policy CS35: Flooding. This policy 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, ...
	Sites and Detailed Policies Document
	5.12 This document contains detailed policies to help guide decisions on planning applications. This includes policies on matters that affect the daily lives of Reading’s population, such as residents’ amenity, house extensions and the use of resident...
	5.13 Policy SD1: Presumption in Favour of Sustainable Development. This policy reflects the presumption in favour of sustainable development contained within the NPPF.
	5.14 Policy DM1: Adaptation to Climate Change states that all developments will demonstrate how they have been designed to incorporate measures to adapt to climate change. These measures include:
	 new buildings shall be orientated to maximise the opportunities for both natural heating and ventilation;
	 proposals involving both new and existing buildings shall demonstrate how they have been designed to maximise resistance and resilience to climate change; and,
	 all development shall minimise the impact of surface water runoff from the development in the design of the drainage system.

	5.15 Policy DM4: Safeguarding Amenity. This policy states that permission will be granted for development that will have a significant detrimental impact on the living environment of existing or future residents in terms of:
	 Privacy and overlooking;
	 Access to sunlight and daylight;
	 Visual dominance and overbearing effects of a development;
	 Noise and disturbance;
	 Artificial lighting;
	 Vibration;
	 Dust and fumes;
	 Smell; or
	 Crime and safety.
	5.16 Policy DM10: Private and Communal Outdoor Space states that all new 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 com...
	5.17 Policy DM12: Access, Traffic and Highway-Related Matters states that in determining proposals involving a new or altered access onto the transport network consideration will be given to the effect on safety, congestion and the environment.
	Other Relevant Policy Documents
	5.18 The Council has a Parking Standards and Design SPD (2011) which outlines the requisite parking provision for various uses in support of Policy CS24. The site lies in Zone 2, where the maximum provision for a three-bedroom apartment should be 1.5 ...
	The Council also has a Residential Conversions SPD (2013) which relates to the conversion of existing residential dwellings into apartments and HMOs.
	Space Standards
	5.19 Although Policy DM8 applies space standards to dwellings that have been subdivided/converted to a HMO, the Council does not have any adopted space standards for new residential developments.
	ii) National Guidance
	National Planning Policy Framework (July 2018)
	5.20 The National Planning Policy Framework (NPPF) was revised on the 24th July 2018.  Paragraph 2 is clear than the NPPF must be taken into account in the preparation of development plans, “and is a material consideration in planning decisions”.
	5.21 Paragraph 8 states that to achieve sustainable development the planning system has three overarching objectives: Economic, Social and Environmental.  They are interdependent and need to be pursued in mutually supportive ways, each objective is de...
	 An Economic Role – contributing to building a strong, responsive and competitive economy;
	 A Social Role – supporting strong, vibrant and healthy communities, by providing that a sufficient number and range of homes can be provided to meet the needs of present and future generations; and fostering a well-designed and safe built environmen...
	 An Environmental Role – to contribute to protecting and enhancing our natural, built and historic environment; including making effective use of land, helping to improve biodiversity, using natural resources prudently, minimising waste and pollution...

	5.22 Paragraph 10 advises “So that sustainable development is pursued in a positive way, at the heart of the Framework is a presumption in favour of sustainable development”.
	5.23 Paragraph 11 sets out how to apply the presumption in favour of sustainable development. It goes on to outline that for decision making this means ‘approving development proposals that accord with an up-to-date development plan without delay’.
	Section 5 Delivering a sufficient supply of homes
	5.24 Paragraph 59 requires local planning authorities to support the Government’s objective of significantly boosting the supply of homes.  Paragraph 61 goes on to clarify that the size, type and tenure of housing needed for different groups in the co...
	Section 11 Making effective use of land
	5.25 Paragraph 117 confirms that planning decisions should promote an effective use of land in meeting the need for homes and other uses, while safeguarding and improving the environment and ensuring safe and healthy living conditions. Paragraph 118 g...
	 give substantial weight to the value of using suitable brownfield land within settlements for homes; and,
	 promote and support the development of under-utilised land and buildings, especially if this would help to meet identified needs for housing where land supply is constrained.

	5.26 Paragraph 122 advises on achieving appropriate densities and states that decisions should support development that makes efficient use of land taking into account the identified need for different types of housing.
	Section 12 Achieving well-designed places
	5.27 Paragraph 124 confirms that the creation of high quality buildings and places is fundamental to planning, and that good design is a key aspect of sustainable development.
	5.28 Paragraph 127 describes various aspects of good design. Development should ensure that (inter alia):
	 it functions well and add to the overall quality of the area;
	 is visually attractive as a result of good architecture, layout and appropriate and effective landscaping;
	 is 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);
	 establishes or maintains a strong sense of place; and,
	 creates 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.

	Section 14 Meeting the challenge of climate change, flooding and coastal change
	5.29 Paragraph 155 of the NPPF states:
	5.30 Overall, the NPPF confirms that the primary objective of development management is to foster the delivery of sustainable development, not to hinder or prevent it.  The Government’s overarching vision throughout the NPPF is that the purpose of the...

	6.  PLANNING ASSESSMENT
	6.1 This section contains a detailed analysis of the application proposal against the relevant policy and material planning considerations.  These considerations have been derived from an understanding of the site and its surrounds and the policy anal...
	 Principle of Development;
	 Impact on Residential Amenity, Overlooking and Privacy;
	 Ecology;
	 Flooding;
	 Transport and Highways; and,
	 Sustainability.
	6.2 Matters in relation to design and access will be covered in the following section.
	Principle of Development
	6.3 The application site lies within the settlement boundary of Reading where the principle of sustainable development is acceptable, subject to compliance with other relevant policies of the development plan.
	6.4 Policy CS14 of the development plan outlines the requirement borough’s requirement to deliver an average of 521 dwellings per year between 2016 and 2026. The proposal will result in the introduction of an additional dwelling within Reading and con...
	6.5 The application site is not afforded a specific land allocation and the locality is characterised by a land use whereby residential is the dominant land-use. Accordingly, the principle of the application proposals on this site is considered to be ...
	6.6 The site currently comprises an area of scrubland which has no meaningful use. Development of the site for an additional dwelling would represent a more efficient use of the available land.
	6.7 In short, the principle of residential development at this sustainable urban location is supported by planning policy at all levels (such as para. 49 of the NPPF and Policies CS14 and CS15 of the Core Strategy), where the proposal meets the needs ...
	Impact on Residential Amenity, Overlooking and Privacy
	6.8 The proposed layout demonstrates the site is large enough to accommodate a large outdoor amenity space for future occupiers, as well as, a suitable living space.  Careful consideration has been given to the fenestration on the front and rear eleva...
	6.9 Additionally, cycle and bin storage is shown to the side of the dwelling to allow occupants of the new dwelling to store waste and cycles in line with Council guidance.  Overall, it is considered that the proposal would provide suitable living acc...
	6.10 The proposed dwelling is of a scale and mass that is proportionate to the existing dwellings and the fenestration to the front and rear of the proposed scheme matches the buildings on Ian Mikardo Way. The proposal has thus been design in terms of...
	6.11 Overall, it is considered that the proposals would not unduly impact upon the amenity of neighbouring properties and provide a suitable dwelling for future occupants. Thus, the proposals accord with policies CS7, DM4 and DM10 of the development p...
	Ecology
	6.12 The current site has little ecological value and the use of the majority of the site as domestic curtilage will not significantly impact on the value of this area of land.
	6.13 A single tree will be removed to provide parking for the new dwelling.  However, this tree is considered of limited value given the much larger species located to the immediate west of the site.
	6.14 A detailed ecology report, prepared by J Taylor Ecology Consulting, has been submitted as part of the application. In short, no important ecological features were identified as being present on the site, with the extent and magnitude of the impac...
	Flooding
	6.15 Policy CS35 states that planning permission will not be granted for development in an area identified as being at high risk of flooding where development would reduce the capacity of the floodplain to store floodwater, impede the flow of floodwat...
	6.16 The Environment Agency (EA) Flood Map shows the site to be located in Flood Zone 2 (up to 1 in 1000 annual probability of flooding) associated with the River Thames floodplain extent.  The proposals are for a new dwelling in an existing residenti...
	6.17 In accordance with NPPF, residential use in Flood Zone 2 is acceptable and therefore there is no need for an exceptions test. The sequential test has been based on guidance found within the Planning Practice Guidance which states that where exist...
	6.18 The FRA has shown that the finished floor level of the proposed dwelling will be set at a level of 37.46m AOD in order to mimic the existing FFL of no. 15 Ian Mikardo Way (for aesthetic & practical reasons to achieve building regulations complian...
	6.19 Therefore, as per paragraph 155 of the NPPF the site is appropriate development in Flood Zone 2 and will not exacerbate flooding elsewhere. Therefore, the application is in accordance with planning policy on flooding.
	Transport
	6.20 The proposed site access simply extends from a small private drive off Ian Mikardo Way meaning that there will be no new junctions created by the development.  The site is in a highly sustainable location with strong public transport links. A num...
	6.21 The sustainable location, coupled with the proposed parking provision means that the site is acceptable in transport terms.
	Sustainable Development
	6.22 The Reading Core Strategy requires new development to be designed with sustainability and climate change at the forefront of the design process and to incorporate features that will minimise climate change.  Policy DM1 in the Sites and Detailed P...
	‘All developments will demonstrate how they have been designed to incorporate measures to adapt to climate change.’
	6.23 Similarly, on a national perspective, the NPPF seeks to achieve sustainable development of which a key part is responding to climate change.  It encourages the design of high quality buildings based on the principles of intelligent siting, climat...
	6.24 The proposed unit would be constructed to a good environmental standard to ensure energy efficiency and sustainability throughout their lifetime in accordance with building regulation standards. Energy saving will be achieved through the use of '...

	7.  DESIGN AND ACCESS
	7.1 The section provides a short Design and Access Statement that explains the design thinking behind the proposed development.  It includes a written description and justification of the planning application describing the process that led to the fin...
	Use
	7.2 The proposal is for a single detached three-bed two storey residential dwelling. The proposal includes parking, bin and bike storage area and large amenity space to the rear.
	Amount
	7.3 There will be a single three-bed dwelling located within a predominantly residential area of mixed density and housing type.
	Layout
	The proposed dwelling has a broadly square footprint with a kitchen and lounge/dining room on the ground floor with the three bedrooms and a bathroom located on the first floor.  All the habitable rooms include windows on either the front or rear elev...
	Scale
	7.4 The building will form a two-storey dwelling within a similar footprint, bulk and mass to the neighbouring dwellings on this section of Ian Mikardo Way.
	Appearance
	The dwelling will provide a form and materials that matches the existing dwellings on Ian Mikardo Way to ensure a coherent aesthetic is maintained.
	Access
	7.5 Access will be formed off an existing private drive.  There are no changes proposed to the main vehicle access off Ian Mikardo Way.

	8.  CONCLUSION
	8.1 This Planning, Design and Access Statement has been prepared by Pegasus Group in support of an application for the construction of single three-bed dwelling at Ian Mikardo Way, Caversham, Reading.
	8.2 This statement has demonstrated that the principle of development is entirely acceptable in this residential location and will have no unacceptable impacts on the amenities of the nearest properties.
	8.3 Furthermore, the statement has demonstrated that the location is highly sustainable and the required parking provision will be able to be accommodated on site.
	8.4 The proposal will see a redundant area of land used for a more efficient use of the site to provide an additional dwelling in a sustainable location.
	8.5 This Statement has demonstrated that the proposed development is compliant with both the NPPF and local planning policy and it is therefore considered that planning permission should be granted for the application.




