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1. Introduction  

1.1 This statement has been produced by Pegasus Group on behalf of Claremont Homes 

for an application at 112-114 Southcote Lane, Reading.  

1.2 The application is for the erection of 4 houses with associated parking, to the rear 

of 112-114 Southcote Lane, Reading. The application site already has planning 

permission for 2 larger dwellings in a similar position to the proposed dwellings 

(LPA reference 09/01472/FUL) and remains extant. The decision notice for the 

implemented application can be found in Appendix 1. This amended scheme does 

not substantially change the footprint or the layout of the permitted scheme. The 

current scheme seeks to make efficient and effective use of the site whilst ensuing 

the layout would respect the character of the area. 

1.3 This statement is accompanied with the following documents alongside the fee of 

£1848 and application forms.  

• Site Location Plan  

• Proposed Site Plan 

• Existing (as approved) Site Plan 

• Existing (as approved) Elevations 

• Existing (as approved) Floor Plans  

• Proposed Floor Plans and Elevations 

• Proposed Street Elevations  

• Proposed Site Layout- New Tree Positions  

• Viability Assessment  

• Transport Statement 

• Arboricultural Tree Survey and Arboricultural Implications Assessment   
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2. Site Description  

2.1 The site is broadly rectangular in shape extending to 0.14 ha and is located on the 

northern side of Southcote Lane within the defined settlement boundary of Reading. 

Southcote Lane is a suburban residential street. The application site is adjacent to 

114a Southcote lane to the west. Immediately adjacent to the east, lies a site being 

developed by Taylor Wimpey. This has permission for 118 homes which are 

accessed off Southcote Lane and the Bath Road. To the rear of the site lies sports 

fields associated with the Blessed Hugh Farringdon Catholic School. Hedging and 

trees align the boundary of the site as well as to the front of 114 and 112 Southcote 

Lane.  

2.2 Architectural styles in the locality are varied with differing roof forms, however the 

dwellings are typically constructed from red brick with brown roof tiles. 

Development in the locality follows a generally linear pattern with dwellings facing 

onto the highway and with front driveway parking.  

2.3 The existing properties to the front of the site are both of a traditional construction 

with pitched roofs. The dwellings incorporate a varying palette of materials. 

Number 114 is constructed of red brick, whilst number 112 is constructed from 

white painted render. Both dwellings incorporate features of architectural merit, 

including front gable projections.  

2.4 In terms of public transport, the site is well located to bus stop 26 on Southcote 

Lane which provides a regular bus service to Reading and Calcot. In addition to 

this, the site is found in a sustainable location with access to a variety of local 

facilities including a Tesco Express, two primary schools, a post office and a library.  
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3. Planning History  

3.1 A number of previous applications have been submitted for this site, the following 

planning permissions are the most relevant to this application.  

3.2 Ref: 120909- Request to discharge conditions-  2, 3, 6, 8, 9, 14 of permission 

09/01472/FUL 112 Southcote Lane. Split decision.  

3.3 Ref: 091695- Construction of 2 dwellings with garages and parking; construction 

of garage and parking for 112 Southcote Lane with access and landscaping 

(resubmission of 09/00561/FUL) Permitted Oct 2009 112 Southcote Lane.  

3.4 The following permission immediately adjacent to the site is relevant in this 

instance:  

Ref: 151175- A hybrid application seeking outline permission for a new 6 form entry 

school with all other matters other than access reserved for consideration at a later 

date and detailed permission for 118 dwellings, access, car parking, landscaping 

and amenity space following the demolition of the existing buildings. This 

application was permitted in July 2015. Work has started on site to demolish the 

existing buildings. Appendix 2 provides the proposed layout for the dwellings to the 

south west of the site which neighbours the eastern boundary of the site to the 

rear of 112-114 Southcote Lane.  

3.5 Prior to the proposed scheme this statement relates to, a number of schemes for a 

higher density on site were refused. These refused schemes were decided prior to 

the Taylor Wimpey decision which is set out above, which represent a strong 

material consideration in assessing the proposed development. As a result of this 

permission the character of the immediate area has significantly changed and will 

continue to change as this neighbouring development is built out. A higher density 

of development on site will therefore be more in keeping with the surrounding area 

and development permitted.  
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4. Proposal  

Scale  

4.1 The scheme proposes 4no. 2 storey detached 3 bedroom dwellings with associated 

parking and amenity space. This would result in a net increase of 2 dwellings on 

site. In order to facilitate the provision of a new shared access, the scheme 

proposes the demolition of the existing garage associated with No.114.  

4.2  The new dwellings would have a floorspace of 110 square metres per unit. The 

scheme proposes a footprint of 268sqm resulting in a negligible increase in footprint 

of 31sqm, compared with the extant scheme.   Access to the site has already been 

implemented under permission Application 091695. The access will therefore 

remain as existing to serve the proposed development. 8no. on-site parking spaces 

are proposed to serve the new dwellings, providing 2 per unit.  

          Design  

4.3 The dwellings would adopt a traditional design approach and incorporate key 

architectural features of the locality as well as the extant approved scheme. The 

design incorporates front gable projections, front porch canopies, chimneys, 

window sills and headers and front bay windows.   

4.4 Private garden space will be provided  to the rear of each dwelling. Soft landscaping 

is proposed along the boundaries of the development and within the site to soften 

the appearance of the development and enhance the overall character.  

4.5 In terms of layout, the new dwellings would follow and established building line 

formed by the properties of Aldworth Close. The layout ensures that sufficient 

amenity space would be provided for the new dwellings.  

4.6 Soft landscaping is proposed along the boundaries of the development and within 

the site to soften the appearance of the development and enhance the overall 

character.  

4.7 The main outlook is served by the front and rear elevations. The windows on the 

flank elevations of the new dwellings would not serve any habitable rooms. The 

windows could be obscure glazed if necessary and fixed shut up to 1.7m as 

necessary.  
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5. Assessment Against Planning Policy and Material Considerations 

5.1 Relevant development plan documents consist of the Reading Core Strategy and  

Sites and Detailed Policies document. The Council are in the process of producing 

a new local plan. A draft local plan has been produced which has reached 

consultation stage.  

Principle of Development  

5.2 The site is found within the settlement boundary of Reading in the urban area of 

Southcote, on Southcote Lane, a road which is dominated by residential 

development. There are no planning designations on the site which prohibit 

residential development and the principle of detached dwellings on the site, of a 

similar layout to this scheme has already been established under permission 

091695. The principle of residential development on this site is therefore 

acceptable.  

The NPPF  

5.3 For the purpose of this application the NPPF is a material consideration. The 

following sections of the NPPF are relevant.  

Sustainable Development  

5.4 Paragraph 7 establishes that there “are three dimensions to sustainable 

development: economic, social and environmental.” It states that “These 

dimensions give rise to the need for the planning system to perform a number of 

roles”: 

“an economic role – contributing to building a strong, responsive and competitive 

economy, by ensuring that sufficient land of the right type is available in the right 

places and at the right time to support growth and innovation; and by identifying 

and coordinating development requirements, including the provision of 

infrastructure; 

a social role – supporting strong, vibrant and healthy communities, by providing 

the supply of housing required to meet the needs of present and future generations; 

and by creating a high quality built environment, with accessible local services that 
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reflect the community’s needs and support its health, social and cultural well-being; 

and 

an environmental role – contributing to protecting and enhancing our natural, built 

and historic environment; and, as part of this, helping to improve biodiversity, use 

natural resources prudently, minimise waste and pollution, and mitigate and adapt 

to climate change including moving to a low carbon economy” (p.2). 

5.5 The proposal contributes to these three elements of sustainable development. 

There would be benefits to the local economy, providing employment in the 

construction sector, contributing to the local economy. The social role would be 

fulfilled by the introduction of new housing, which would contribute to the 

recognised need for additional family housing in the borough. There would be 

environmental benefits from building in an existing, sustainable urban area.  

5.6 Section 7 of the NPPF looks at the requirement for good design within the built 

environment, which is seen as a key aspect of sustainable development. This 

advises that planning policies should ensure that the development will:  

“Function well and add to the overall quality of the area not just for the short term 

but over the lifetime of the development;  

Establish a strong sense of place using streetscapes and buildings to create 

attractive and comfortable places to live, work and visit;  

Optimise the potential of the site to accommodate development, create and sustain 

an appropriate mix of uses and support local facilities and transport networks;  

Respond to the local character and history, and reflect the identity of local 

surroundings and materials, whilst not preventing or discouraging appropriate 

innovation.” 

5.7 When assessing the proposal against paragraph 7 of the NPPF, the new dwellings 

would be in keeping with the surrounding area and would ensure the pattern of 

development and positive characteristics of the street scene are retained. The 

proposal optimises a large site which could comfortably accommodate four 

dwellings without adversely affecting the amenity of the new and neighbouring 

dwellings.   
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5.8 The Core Strategy  

Policy CS1 Sustainable Construction and Design  

5.9 Policy CS1 relates to sustainable design and construction and seeks proposals for 

new developments to use energy, water, minerals, materials and other natural 

resources appropriately.  

5.10 It is envisaged that the new dwellings will be constructed from locally sourced 

materials. The new dwellings would be fitted with measures to minimise use and 

energy such as dual flush cavity wall insulation, draught proofing and double 

glazing in order to promote sustainable development in accordance with policy CS1.  

Policy CS4 Accessibility and the Intensity of Development  

5.11 The scale and density of development within the Borough will be related to its level 

of accessibility by walking, cycling and public transport to a range of services and 

facilities.  

5.12 The site is very well located in public transport terms, with access to regular bus 

facilities immediately opposite, providing easy access to the centre of Reading. In 

addition to this there are a range of local facilities. It is noted that there were no 

highways concerns in association with the approved application for 2 dwellings on 

the site. There would be very little overall change in the scale of the development 

when compared to the approved scheme). The scale and density is considered to 

be entirely appropriate due to its proximity to public transport and local facilities.  

Policy CS6 Settlement Boundary  

5.13 Policy CS6 seeks to direct all new development within the defined settlement 

boundary. Land outside of this area primarily constitutes open space, wildlife, 

floodplain and major landscape designations where it is unlikely that development 

would be acceptable. 

5.14 The site is located within a settlement boundary, as such the principle of 

development is acceptable in this location.  
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Policy CS7 Design and the Public Realm  

5.15 The Council require that the development must be of high design quality that 

maintains and enhances the character and appearance of the area of Reading which 

it is located. The various components of development form below will be assessed 

to ensure the development contributes towards the urban design objectives.  

-Layout: urban structure and urban grain  

5.16 The layout is consistent with the approved scheme for 2 dwellings. The 4 proposed 

dwellings sit behind the 112-114 Southcote Lane, in line with the built development 

along Aldworth Close. The houses would not be visible from Southcote Lane, as 

such the development would have minimal impact on the character of the area and 

street scene.  

-Landscape  

5.17 The dense vegetation which exists on the northern, western and eastern boundary 

will be retained as shown on drawing PL-01 (proposed site plan). In addition to 

this, new screening is proposed between 112-114 Southcote Lane and the new 

development. This is in keeping with the character of the rest of the street which 

contains many examples of enclosed dwelling boundaries made up of various tree 

and vegetation growth.  

-Density and mix  

5.18 The density of the site would be comparable to the Taylor Wimpey scheme to the 

east, in addition to the densities found on the remaining section of Southcote Lane. 

The provision of 3 bed houses in this area is consistent with the character of the 

street and provides for family accommodation in the Borough.  

-Scale height and mass  

5.19 The 4 proposed dwellings on site would be smaller than the approved dwellings. 

This would mean that the overall scale of development will not increase 

significantly. The height of the dwellings would be similar to the existing approved 

proposals.  

-Architectural details and materials  
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5.20 The proposed and existing (as approved) street elevation plans demonstrate a 

similar building design to the previously approved dwellings on site. This would be 

consistent with the wider character of the area and with the Taylor Wimpey site to 

the east.  

5.21 Policy CS7 also states that developments will also be assessed to ensure it makes 

a positive contribution to the urban design objectives. These are as follows:  

• Character 

• Identity and sense of place 

• Continuity and enclosure  

• Quality of the public realm  

• Ease of movement  

• Legibility  

• Adaptability  

• Diversity  

5.22 Continuity and legibility has been established through a clear street line which 

follows the existing line of development of the houses along Aldworth Close. The 

parking area shown to the front of the dwellings allows for safe vehicle access, 

turning and secure parking in a location similar to that already approved. 

Landscaping to the front, and along the boundaries ensures a high quality public 

realm which reflects the character of Southcote Lane.  

Policy CS15 Location, Accessibility, Density and Housing Mix  

5.23 This sets out that the appropriate density and mix of residential development within 

the borough will be informed by the characteristics of the area, the level of 

accessibility by walking cycling and public transport, the need to achieve high 

quality design and the need to minimise environmental impacts.  

5.24 The site falls within the councils ‘accessible suburban’ area, where densities of 

between 35-55 dwellings per hectare are sought. At present the site has permission 

for 2 dwellings. This would result in a total existing density of approximately 14.29 

dwellings per hectare, below the council’s requirement. An increase of 2 new 
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dwellings on site would result in a density of approximately 28 dwellings per 

hectare. It is noted that the adjacent Taylor Wimpey site which has a density of 

approximately 59 dwellings per hectare.  Further development of this site as set 

out would result in a more efficient use of land and provides a density which is 

more in keeping with the Council’s indicative densities set out and would help 

contribute towards the overall need for family accommodation within the borough.  

Policy CS22 Transport Assessments  

5.25 Policy CS22 advises that planning permission will not be granted unless 

development proposals make appropriate provision for works and contributions to 

ensure an adequate level of accessibility and safety by all modes of transport.  

5.26 The development will utilise the existing access on site. This allows for safe and 

easy access to the dwellings and parking area for vehicles and pedestrians. A 

transport statement accompanies the application which clarifies the following 

information.  

• No highways objections have been raised for previous applications on site which 

are for schemes of a higher level of development than the proposed.  

• The level of traffic generated would not have a material impact on the operation 

of Southcote Lane or the immediate highways network.  

• The layout would comply with the relevant standards in terms of visibility 

splays, parking provision.   

• A swept path analysis is provided which demonstrates safe turning of vehicles 

in order to enter and leave the site.  

Policy CS24 Car/Cycle Parking  

5.27 The Council will apply maximum standards in relation to the accessibility of the 

location. The site is located within Zone 3 as defined within the Parking Standards 

Supplementary Planning Guidance. The standards require 2 spaces per unit for the 

proposed 3 bed houses.  

5.28 The scheme provides 8 spaces which would be in accordance with the council’s 

adopted parking standards.  
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5.29 The Council set out a minimum of 2 cycle spaces per unit for a 3-bed dwelling 

house. Cycle parking can be provided within the rear gardens of the new dwellings 

and will therefore meet these standards.  

Policy CS38 Trees Hedges and Woodland  

5.30 This policy states that individual trees, groups of trees, hedges and woodlands will 

be protected from damage or removal.  

5.31 The submitted arboricultural report and tree survey demonstrate the necessary 

tress for removal. Some of these trees surveyed have already been approved for 

removal under the extant permission. The report provides the following 

information:  

• Tress to be removed include T.2G X3, T3G x 5 T.6G X 10 and T.7G X 5  

• A mitigation strategy is provided within the tree report.  

• The necessary precautions to prevent damage to retained trees. 

• The use of tree protective fencing for low intensity development should be used 

as shown on the tree protection plan.  

5.32  The submitted tree survey and mitigation plan demonstrates the proposal would 

not have an adverse impact on the landscape character of the site through removal 

of trees of vegetation in compliance with the requirements of policy CS38.  

Sites and Detailed Policies Document  

DM4 Safeguarding Amenity 

5.33 Policy DM4 looks to ensure the development will not cause a significant detrimental 

impact to the living environment of existing or new residential properties. This is 

assessed in terms of privacy and overlooking, visual dominance and overbearing 

effects, noise and disturbance. The positioning of habitable rooms, windows and 

outdoor living spaces is identified as being particularly important.  

5.34 In this instance, the development should be assessed in terms of impact on the 

other new units proposed, 112-114 Southcote Lane and the adjacent properties 

which form part of the Taylor Wimpey site to the east.  
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5.35 No windows serving habitable rooms exist on the side elevations of the proposed 

dwellings. Windows on the site elevations serve the bathroom and 

staircase/hallway. Obscure glass could be used on these windows to ensure there 

would be no impact on privacy to the neighbouring dwelling, this could be secured 

by condition.  

5.36  There is a distance of 24m between plot 2 and habitable windows of 114 Southcote 

Lane, the distance between plot 3 and 112 Southcote lane is 22.9m This is a 

sufficient distance that would not to cause any overlooking, nor would there be any 

overbearing impact. To aid privacy, new planting and screening is proposed to the 

rear of 112 and 114.  

5.37 There would not be any direct overlooking between the proposed properties and 

the dwellings closest on the Taylor Wimpey site, as is shown in Appendix 2. The 

nearest plots of the Taylor Wimpey Development are Plots 1 and 9. These 

properties are well screened by trees along the boundaries. The side elevation of 

plot 4 would face the garden space of plot 1. There would be no overlooking onto 

this space nor are there any habitable rooms with windows on the side elevation of 

plot 4.  

 

Policy DM6: Affordable Housing  

5.38 Policy DM6 sets out the threshold for affordable housing in the borough. This states 

that in sites of 1-4 dwellings a financial contribution will be made that will enable 

the equivalent of 10% of the housing to be provided as affordable housing. In cases 

where proposals fall short of policy targets as a result of viability considerations, 

an open-book approach will be taken and the onus will be on the developer or 

landowner to clearly demonstrate the circumstances justifying a lower affordable 

housing contribution.  

5.39 The NPPF indicates that obligations should be weighed against viability 

considerations. This application is submitted with a viability report which provides 

appraisal figures demonstrating that it would not be viable to provide an affordable 

housing contribution. The proposed 4 houses would nonetheless increase 

affordability of housing in the local market as acknowledged by the NPPF, by adding 

to the mix and supply of family housing.    

DM10 Private and Communal Outdoor Space  
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5.40 This policy seeks to ensure that houses are provided with a functional private space. 

The design of the outdoor space will respect the size and character of other similar 

spaces in the vicinity as well as ensure the spaces are appropriately related to main 

entrances and enhance safety. The space should not be compromised by the 

relationships of other buildings which may be detrimental in terms of overlooking, 

overbearing and over shadowing.  

5.41 The new dwellings benefit from private garden space to serve each individual unit. 

The size of the gardens are proportionate to the size of the dwelling they serve. No 

other properties would look directly onto the gardens to the rear.  

DM11 Development of Private Residential Gardens  

5.42 Policy DM11 relates to  new residential development that includes land within the 

curtilage or the former curtilage of private residential gardens. Development will 

be acceptable where:  

• Where the proposal makes a positive contribution towards the character of the 

area in terms of layout, hard and soft landscaping, building height, materials 

and elevational detail and the arrangements of doors and windows.  

• The application site provides a site of adequate size and dimensions to 

accommodate the development proposed in terms of the setting and spacing 

around buildings, amenity space, landscaping and space for access roads and 

parking.  

• The proposal includes access which meets appropriate highways standards  

• There is no detrimental impact on the amenity of adjacent occupiers  

• The emphasis is on family housing  

• The development would not have an adverse impact on biodiversity and 

fragmentation of blocks of gardens.  

• The development does not prejudice the development of the wider area.  

5.43 The design and character of the proposal scheme has been justified within this 

statement, it is in keeping with the surrounding area, in particular with the two 

adjacent properties 112 and 114 Southcote Lane. The parking and access is in 

accordance with the Council’s highways standards. The linear layout and 
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positioning of windows ensure there is no detrimental impact on the adjacent 

properties, in addition to this, sufficient distances are proposed between No 112 

and 114 and the new properties. There is no reason to suggest that this 

development would prejudice any development in the wider area. The scheme 

provides 3-bed accommodation, suitable for small families.  

5.44 Following the extant permission for 2 dwellings on site, it would no longer form part 

of the private residential garden space associated with 112 and 114 Southcote 

Lane, as such, in this instance, policy DM11 should carry less weight. It has been 

demonstrated that even if the Council were to see this proposal as the development 

of residential gardens, the scheme would comply with policy DM11.  

DM12: Access, Traffic and Highway-Related Matters  

5.45 Where the proposal would result in the generation of additional trips on the 

transport network consideration will be given to the effect on safety, congestion 

and the environment. The Council will permit development where the development 

would not have a material detrimental impact on the functioning of the transport 

network, it would not be detrimental to the safety of users of the network including 

pedestrians and cyclists.  

5.46 The findings of the highways assessment as already set out previously demonstrate 

there would be no material, detrimental impact on the functioning of the transport 

network.  

DM18 Tree Planting  

5.47 Policy DM18 requires the provision of tree planting within the application site or 

off-site in appropriate situations. This is required to maintain tree coverage within 

the borough and to enhance the character and appearance of the area of which a 

site is located.  

5.48 The proposed tree plan (drawing 4015) demonstrates the provision of 7 new tress 

on-site with additional planting proposed acting as a screen between 112-114 

Southcote Lane and the new dwellings. Further details of this planting can be 

secured via condition. The planting scheme ensures tree coverage in the Borough 

is retained and the additional trees would soften the character of the proposed plots 

1-4.  
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CIL 

5.49 The development will contribute towards local infrastructure through CIL at £120 

per square metre, providing a payment in the region of £49,000.  
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6. Conclusion  

6.1 This statement has initially set out that the site is located within the settlement 

boundary of Reading within the suburban area of Southcote. The site benefits from 

being located almost immediately next to a bus stop and is well located to a range 

of facilities. A previous permission on site has been implemented for 2 new 

dwellings with the new access having already been constructed. The principle of 

development is therefore acceptable given the existing permission on site and the 

highly sustainable location.  

6.2 The proposed development of 4 new dwellings (a net increase of 2 new dwellings) 

has been considered against national and local planning policy. It has been 

demonstrated that the scale of development would make efficient use of the large 

site which could comfortably accommodate 4 houses and that the density and mass 

of the development would relate well to the surrounding area.  

6.3 A transport statement is provided with this application this demonstrates that the 

proposal would comply with the relevant parking and visibility splay standards. 

Additionally, there would be no material impact on the surrounding highways 

network.  

6.4 The arboricultural impact statement provided established that a number of trees 

will need to be removed in order to implement the proposed development. A 

mitigation strategy is set out to ensure there is minimal impact to the retained 

trees. Trees will be replaced as shown in the planting plan which enhances the 

overall street scene and retains the character of the surrounding area. The proposal 

therefore accords with policies CS1, CS4, CS7, CS15, CS22, CS24 and CS38 of the 

Core Strategy, policies DM4, DM6, DM10, DM11, DM12, DM18 of the Council’s 

Detailed Policies Document. The scheme has been shown to represent sustainable 

development, contributing towards the economic, social and environmental 

objectives within the NPPF. It is therefore respectfully requested that planning 

permission be granted.  
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Decision Notice  
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APPENDIX 2  

 
Taylor Wimpey Scheme Site Layout  

 
 

 



P6

P19

15-03-23 General Site Layout revision

P7 15-03-24 General Site Layout revision

P8 15-04-07 General Site Layout revision

P9 15-04-24 General Site Layout revision

P10 15-04-28 General Site Layout revision

P11 15-05-14 General Site Layout revision

P12 15-05-21 General Site Layout revision

P13 15-05-27 General Site Layout revision

P14 15-05-27 General Site Layout revision

P15 15-06-16 General Site Layout revision

P16 15-06-16 General Site Layout revision

P17 15-10-09 Updated with footpaths through school

P18 15-10-30 Updated Block E

P19 15-10-27 Layout to South West corner amended to re-route access road

To be read in conjunction with ACD Landscaping 
drawings
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