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A.F Jones Stonemasons Yard, Bedford Road

Figure B.2: Diagrammatic indicative representation of the differing

approach to tall buildings in each area

The site falis just outside the The sife abuts the West Side
boundary of Reading Central gt sl Major Opportunity Area and
Area Action Plan (RCAAF), forms part of the transition area
which is Reading Borough from low fo medium density
Council’s “"comprehensive

planning framework needed fo A number of larger

achieve the significant change developments are planned for
in the central area until 2026, Oxford Road and Chatham
without compromising those Streel, areas RC4da and RC4dg
features of the cenire thal make on the planning mag.

it what itis.”

The site is located fo the
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Figure 2.1; Transport in the Centre of Reading jiawce: Lasa! Transpert Plan 2008- 10711

Western Grouping
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Figure 5.2: Spatial and Design Strategy for the Centre of Reading

Eastern Grouging

The site is on the edge of

south of the proposed Mass the refail and leisure zone of
Rapid Transit (MRT) system Reading and part of the area
that provides greater public that marks the entrance into the
fransport, pedestrian and cycle cify cenfre, suggesting that a
links between Reading and other larger scale building would be
urban areas within the Thames acceptable.

Valley. This, along with the
proximity fo both Reading and

I line with the Spatial and

Reading West stafions make the Deszign Strategy for the Cenire
site ideally located for transport of Reading, nearby Qxford
info Reading centre and other Road and Chatham Street are
parts of the Thames Valley and identified as key movement
beyond. corridors.
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Existing Urban Fabric

Distinctive features of property The scale of the buildings increase towards Reading cenire

The scale and style of buildings vary along the sireets Dormers appear reguiarly Central Pool due for demoiition with taller buildings of Oxford road beyond
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A.F Jones Stonemasons’s Yard, Bedford Road

On-Street Parking
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History of Site

A.F Jones Stone Masons is a family firm daling
back to 1858. It has occupied the site af the
junction Bedford Road and Batfie Sireef since
the mid-1860s.

Over the years as the business has expanded,
various warkshops and storage buildings have
been consfructed on the site in a ‘piecemeal’
process fo meet the increasing demands of the
business.

Since 2013, stone production waork on the site
has been reduced as the company has moved
the majority of the stonemason works fo new
premizes. This is due to the limited access

to the site for farge arficwiated lormes and
lifting gear, required for off loadingdoading of
heavy stone, as the locafion is within a mostly
residential area. As a result, the yard is used
occasionally for smaller local projects.

The site is currently functioning as an office,
with 4-3 members of staff. The main site iz
located a few miles away, therfore the office
staff are poorly located for the day fo day
running of the business. Our client is looking fo
refocate the staff to their larger premises with a
view fo redevelop the site for residential use.

The proposal is for 7. No new build apartments
and the conversion of the office fo a 3 bed
house with a lower ground fiat. This will creafe
an improved environment than the set-up in
use now at 33 Bedford Road.
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Land Use

Althowgh the proposal will result in a loss of a B2 General Industrial space of about
200m2, it does not fit with its residential confext. The current use is detrimental fo
existing and future residents throwgh the dust, noise and excess fraffic generated.

The area is predominantly residential and converfing the site fo residential use will
offer much needed accommaodalion for people working in Reading and beyond,
with easy access fo public transport, road and cycle networks. The proposed
change of use offers the chance to re-instafe the block configuration of the ferrace
and create a cormer feature building that helps define the streel and increase
urban legibility, as well as improve the guality of the amenity space for current and
future residents.

Establizshed residential terraced housing
blocks
I I I I I I I I Commercial and Retail use along Oxford
Road
. Business/Community properties within
residential area

P .’ Towards Reading centre
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Local Purpose-Built Flats
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Design Strategy

Overall Principles:

The proposal consists of three buildings with a shared bin and cycle store accessed from
Battle Street, with the roofiine kept lower fo aliow light fo peneirafe the terrace block to
improve the qualify of the existing amenity spaces. The materiality will be a mix of stone
and brick to reflect the context of the existing streeis and act as a reminder of the hisfory
of the site. The proposal works within the paramefers of the existing wban fabric, with a
landmark corner building, signalling the start of Reading's Ceniral Area where properties
change from wosthree storey houses to the north of the site and fourffive+ storey fials fo
the south and east of the site.

31 Bedford Road:

The existing indusinal siructures are fo be demolished and a new modern building
consfructed, in line with the current condifions on Bedford Road and sitting forward of
Batife Street properties. This will create a distinct local focal point for the street, marking
the transition from the higher buildings of Chatham Sireet and Oxford Road fo the smaller
houses to the north. The building will address the comer with a glazed facade, drawing
focus from the corner of Chatham Street. This provides a more considered street presence
for the ground floor fat which is to be accessed off Bedford Road, as well as light and
views for the two flafs above, which are accessed from Batlie Sireet.

313 Bedford Road:

It is proposed fo convert the existing building, currently housing the office for A.F. Jones,
info residential vse comprising a basement fat with a two storey ‘house’ above. This
approach mainfains the historic fronfage of the house and streef while providing high
guality iving spaces.

Bartle Street:

The proposal is fo demolish the existing buildings on the site, and restore the building

line of the terrace through the construction of a fwo sforey sfruciure and lower ground,
maintaining the fronfage and height of the neighbouring houses. The stair core fo the side
is stepped back, with a lower roof and glazed facade fo distinguish it. The size and scale of
the proposed building will match that of the terrace, with windows following a simifar paffern
to continue the rhythm of the sireef and a pifched roof over to connect fo the existing
terrace. This block will provide three units over basement, ground and first.
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A F Jones Stonemasons Yard, Bedford Road

Qur client has sought Pre-Application advice from Reading Borough Council [REBC] and this was
considered with regard to the emerging polices of the new focal plan submitfed fo the Secretary of
State March 2018 and we include our comments befow.

Design

The design was generally favourably received, but a few key points were oullined and have been
considered as part of this applicafion.

- Building line was brought back so that it lines through with Bedford Road properties.

- The units within the roofs have been removed and the building height has been reduced so
that the overall scale is comparable with neighbouring buildings.

- The Battle Street frontage has been adjusted fo continue the ‘existing strong ferrace
frontage’.

- The curved fagade has been retained and strengthened by the infroduction of a ground fioor
residential unit instead of the previously suggested B1 office.

= The brick and stone fagade has been refained.

- The proposed design has a clear separation between the Bedford Road and Baltle Street
units.

Residential Mix

Qur client has considered the pre-application advice and is providing a mixture of onetwo bedroom
apartments and a two storey 3 bedroom ‘house’. The ome bedroom units vary in size and provide
living accommadation for either one or two persons. The two bedroom units provide for three
persons

Affordable Housing
The proposal is for 8 units, it is therefore our client's infention that the scheme will not contain any
affordabie units.

Amenity of Nearby Occupiers

The proposal minimises overlooking to existing nearby ccupants through the removal of any rear
facing windows from the Bedford Road units and by only having bedroomybathroom windows

on the Battle Streef units af Ground and First Floor. The revised design results in the perceived
overiooking of neighbouring buildings being considerably reduced and no greater than the existing
Bedford Road and Battle Streef property condifions af present.

12

Quality of Accommodation for Future Residential Occupiers

We have reviewed RBC concerns regarding the lower ground foor fiat to Battle Sireet and the
provision of adeguate day/suniight. The proposal is for a lower ground fat fo Baftle Streef to be
positioned similar to the existing units along Batlie Sireet. The lower ground foor window heads will
be set at approximately 600mm above the line of the pavement to aford natural dayviight/suniight
throughout the day.

The design has removed the thind foor umits to Bedford Road and the second floor units fo Battle
Street, therefore there 5 no issue with regards to overfooking from these units.

Amenity Space

We note yvour comments within the Pre-app, The lack of amenity space for some of the residential
units, although not ideal. would be likely fo be considered appropriate by Flanning officers in overall
ferms owing to the physical constraints of the site’.

This project poses difficuities in striking a balance between offering useful and pleasant amenity
space for future residents without impinging on the privacy of adiacent residents, whilst being
aesthetically sensitive to the context of the terraced street.

The lower ground properties on Baitle Streel and the lower ground and ground fioor units on
Bedford Road have access to privafe external space fo the front and rear of the properties.

The ather units all hawve living accommaodation at the front of the site faking advaniage of the sun
path and natural fight throughout the day. The Bedford Road units having farge full height glazing
and Juliefte balconies, and the Battle Street unifs having window configuration simifar fo the existing
Battle Streef properties.

It is anticipated that the flats are likely fo be inhabited by voung professionals, therefore the amenity
space offered and the proximity of the site fo Victaria Park will provide appropriately for their needs
and use of the space.
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Pre-Application Advice

Transport

We confirm yvour sfafement within the Pre-App where if was nolted, ‘The site is located within Zone
2 the primary core area but on the periphery of the cenfral core area which lies af the heart of
Reading Borough, consisting primarily of retail and commercial office developments with good frans-
port hubs'

With regards to onsite parking we note your further comments, The latest Pre Application sub-
mission now states that no on-site parking will be provided, this falis short of the Council's current
standards; however given the close proximity to the fown centre, Reading Train Station, and the
restrictions in place to maonifor and manage on street parking via the Council’s Residential Parmit
scheme, a reduced provision could be considered IF the appiicant were able fo demaonsirafe a rafion-
ale for the proposed reduction in provision’.

Given the site’s location, proximity fo Reading and Reading West frain sfafions, accessibility via bus
and local cycle nefworks and adiacency to the employment centres of Reading, it is felt that resi-
gents of the site will nof require on-site parking spaces. The eliminalion of parxing spaces allows
the two existing crossovers on Battle Street fo be removed, which could help create a possible four
additional on-street spaces. Thess would be permit-controlied by the council, with residents able fo
apply for a resident or visitor permit if necessary.

O street parking on Battle Street could be further extended up fo the double vellow lines, giving a
further five to &y spaces.

fn order to encourage residents to wse alfernative means of fransport a secure cycle starage facility
is part of the proposal. This provides 7 cycle spaces, above the council recommendation.

Bin Storage

The scheme includes a secure bin area off Battle Street that provides sforage for 4 No. 1100 fitre
wheelie bins in accordance with RBC guidelines. The ground foor fat fo 31 Bedford Road has bin
storage provision af the front of the sife.
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Minor Application

The proposais are for iess than 10 units and as such s a Minor Development” and will not require the
following information to be considered as part of the application.

- Sustainable drainage system strategy

- Ecological survey and report

- Energy efficiency sfafement

- Open space statement

- Utilties statement

- 5106 Legal Agreement
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A.F Jones Stonemasons Yard, Bedford Road

Lower Ground:
33 Bedford Road - 1B1P 42m2
Battle Street - 1B1P 29.3m2

- 1B1P 35m2

Ground:
31 Bedford Road - 1B2°P 51.1m2
Battle Street - 2B3F 59.2m2

First:
31 Bedford Road - 1B2F 51.2m2
Battle Street - 2B3F 59.2m2

First:
31 Bedford Road - 1B2F 51.2m2

‘House":
33 Bedford Road - 3B4F 84m2

TOTAL:

9 no. units total including:
3 No. 181P

3 No. 182°P

2 No. 283°P

1 No. House 384P

G.1LA. Total 462.2m2

Area of site; - 356m2

Affordable Housing - Due to the small number of units and a legal agreement in place
it is considered that providing units for aifordable housing will make the scheme unviable.
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Proposed Materiality

The proposal aims fo inject an element of modernity info the sireet, whilst being conscious of its environment. it is envisioned
that this will be achieved by using fraditional maferials to creafe a confempaorary siyle.

The buildings will be predominantly brick with sfate roof; the prevalent maternal of the area, with fenestration that maiches the
rhythm of the neighbouring houses.

Nafural stone feafures willhelp retain a historical link fo the site, leaving a subtle but beautiful legacy of A.F Jones
Stonemasons. These fealures will be a chance to exhibit the excellent craftsmanship of A.F Jones and the timeless guality of
stone.

The facade of the new build, at the junction of Bedford Road and battle Streef, will give the building a sense of modernity and
clearly distinguish the comer, showing it as part of the urban fabric, but a continuation of the architectural evolution of the
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Architectural Precedents
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Indicative 3D
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