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1 Introduction 

1.1 Introduction  

1.1.1 Peter Brett Associates LLP (PBA) has been commissioned by Bartlett Property Services Ltd to 
support the change of use application for the conversion of part of the Wesley Gate office 
building, to 15 residential units.   

1.1.2 A copy of the proposed site masterplans is enclosed within Appendix A. 

1.2 Report Structure 

1.2.1 The structure of this report is as follows; 

 Section 2 – Sets out the site location within its local context including details of the site 
access, the local highway network.  

 Section 3 – considers the accessibility opportunities for the site in terms of pedestrian, 
cycle and public transport networks; 

 Section 4 – describes the development proposals; 

 Section 5 – quantifies the potential level of person and vehicular trips generated from the 
proposal and assesses the impact the potential level of generated vehicular trips will have 
on the local highway network. 

 Section 6 – summarises and concludes the report. 
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2 Existing Situation  

2.1 Introduction  

2.1.1 This section describes the broad site characteristics relevant to the transport connection 
including the location and current use associated with the site. 

2.2 Site Location  

2.2.1 The site consists of a three-storey office building known as Wesley Gate, Wesley Gate is 
formed of four individual units, this application refers to units 1 and 2. The site is located along 
Queen’s Road, which runs to the north of the site. It is bounded to the east by Wesley 
Methodist Church, to the south by residential properties and to the west by offices. The site’s 
location in a local context can be seen in Figure 2-1.  

Figure 2-1: Site Location od Wesley Gate  

 

2.2.2 The site is located south-east of the town centre with a vast assortment of amenities and 
facilities within a walking distance. Reading Railway Station is located 1.1 km walk away.  

2.3 Local Highway Network 

2.3.1 Queen’s Road outside the development has a speed limit of 30 mph. The site faces the Inner 
Distribution Road (IDR) which links Reading with the M4 at Junctions 10, 11 and 12. Queen’s 
Road forms a section of the A329, which runs between Thame in Oxfordshire and Virginia 
Water in Surrey.  

2.4 Existing Permitted Use 

2.4.1 The site currently is a three-storey commercial office building with a GFA of 1,252 sqm. The 
onsite car park provides 30 car parking spaces and one blue badge space.  
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2.5 Site Access 

2.5.1 The site currently has one vehicular access, along Queen’s Road. The access is through an 
archway between what is currently known as unit 2 and unit 3.    

2.5.2 It is worth noting that vehicles accessing the site have an opportunity to from an eastbound 
and westbound direction. Eastbound there are three lanes and westbound one lane, meaning 
a turn right into the site will only occur over one lane.  

2.6 Servicing and Delivery 

2.6.1 Currently the site is serviced through the archway between units 2 and 3, this archway is at a 
height of 5.06m.  The bins allocated at the current offices, are located inside the archway 
against the wall that borders unit 3. 

2.7 Personal Injury Collision Data 

2.7.1 PBA have obtained Personal Injury Collision (PIC) data for the local road network in relation to 
the site, the study area can be seen in Figure 2-2. PBA requested the PIC data from RBC for 
a rolling three-year period, the data received was for the 3 year (36 month) period of highway 
collisions between 30/09/2013 to 30/09/2016, the full PIC data is available in Appendix B.  

Figure 2-2: PIC Data Catchment Area  

 

2.7.2 The collisions are classed into three injury categories: Slight, Serious and Fatal, definitions of 
which are provided as follows: 

 Slight Injury: Injuries of a minor nature, such as sprains, bruises, or cuts not judged to be 
severe, or slight shock requiring only roadside attention (medical treatment is not a pre-
requisite for an injury to be defined as slight); 

 Serious Injury: Injuries for which a person is detained in hospital, as an in-patient, or any 
of the following injuries, whether or not a person is detained in hospital; fractures, 
concussion, internal injuries, severe cuts and lacerations, severe general shock requiring 
medical treatment and injuries which result in death 30 days after the collision. The 
serious category, therefore, covers a very broad range of injuries; and 
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 Fatal Injury: Injuries which cause death either immediately or any time up to 30 days after 
the collision. 

Collision Details 

2.7.3 There was a total of 11 collisions recorded in the last three years from RBC’s collision record, 
of this number there were no fatal accidents recorded. The location of the collisions and the 
severity can be seen in Figure 2-3. 

Figure 2-3: Location of Collision 
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2.7.4 There was one serious collision recorded over the three years of data. The details are as 
follows; 

 W0550814, 02/07/2014: The collision occurred on Queen’s Road (A329) approximately 
50m east of Sidmouth Street. A pedestrian ran across the road, and ran into the nearside 
of a car travelling west to east causing a collision. The pedestrian sustained serious 
injuries. The contributory factors recorded at the scene were careless/reckless/in a hurry 
and other based on the pedestrian, both were cited as very likely.   

Collision Summary  

2.7.5 A summary of the annual rolling 36 collision data (30/09/2013 to 30/09/2016) within the study 
area is provided within Table 2-1. This is broken down to show the total collisions and 
additionally the vulnerable road users (pedal cyclists and pedestrians) involved in the 
collisions. The three rolling years are as follows; 

 Year 1 -  31/09/2013 – 30/09/2014 

 Year 2 – 31/09/2014 – 30/09/2015 

 Year 3 -  31/09/2015 – 30/09/2016 

Table 2-1: Summary of Collisions 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
2.7.6 Table 2-1, shows that there were 11 collisions, which eight involved vehicles (72.7%), of these 

eight vehicles one was a motorcycle (9%). There were three accidents involving vulnerable 
road users (pedestrians and cyclists) these accounts to approximately 27.3%. Table 2-2 
provides a summary of the casualties from the 11 collisions.  

Collisions Injury Severity 
Year 

Total 
1 2 3 

Total 

Fatal 0 0 0 0 

Serious 1 0 0 1 

Slight 4 4 2 10 

Sub Total 5 4 2 11 

Pedestrian 

Fatal 0 0 0 0 

Serious 1 0 0 1 

Slight 0 1 0 1 

Sub Total 1 1 0 2 

Cyclist 

Fatal 0 0 0 0 

Serious 0 0 0 0 

Slight 0 0 1 1 

Sub Total 0 0 1 1 
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Table 2-2: Summary of Casualties 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
2.7.7 In Table 2-2, the summary of casualties over the three years of PIC data can be seen. There 

were 18 casualties recorded from the accidents of which 17 (94.4%) were Slight, and one was 
of a serious classification (5.5%). In the above table the vulnerable road users can also be 
seen. There were 2 pedestrian casualties (11.1%) and 1 casualty that were cyclists (5.5%). Of 
these pedestrian casualties 1 was categorised as Slight and 1 was Serious. The cyclist 
casualty was given a slight classification.  

Contributory Factors 

2.7.8 The contributory factors for the 11 collisions over the study area are summarised in Table 2-3.  

Table 2-3: Contributory Factors 

Contributory Factor Very Likely Possible Unclassified Total Rank 

Road Environment 0 3 0 3 4 

Injudicious Action 6 2 1 9 =1 

Driver/ Rider Error or 
Reaction 

7 2 0 9 =1 

Impairment or Distraction 1 0 0 1 =5 

Collisions Injury Severity 
Year 

Total 
1 2 3 

Total 

Fatal 0 0 0 0 

Serious 1 0 0 1 

Slight 8 7 2 17 

Sub Total 9 7 2 18 

Pedestrian 

Fatal 0 0 0 0 

Serious 1 0 0 1 

Slight 0 1 0 1 

Sub Total 1 1 0 2 

Cyclist 

Fatal 0 0 0 0 

Serious 0 0 0 0 

Slight 0 0 1 1 

Sub Total 0 0 1 1 
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Behaviour or 
Inexperience 

6 0 1 7 3 

Pedestrian Only 
(Casualty or Uninjured) 

1 0 0 1 =5 

Special Codes/ Other  1 0 0 1 =5 

Total 22 7 2 31 - 

2.7.9 In Table 2-3 the contributory factors for the collisions on the local highway network can be 
seen. There were a total of 31 factors cited for the 11 accidents. The most named category 
was ‘Driver/Rider Error or Reaction’, these factors were cited nine times (29%), of these seven 
(77.8%) were Very Likely and two (22.2%) were Possible. ‘Injudicious Action’ was cited nine 
times also, six (66.7%) were Very Likely and two (22.2%) were Possible, and one was 
unclassified (11.1%).  

2.7.10 The ‘Road Environment’ was cited three (9.6%) times as a contributory factor, this was cited 
as a slippery road due to weather. There was no reference to the highway design or road 
layout. 

2.7.11 The most highly recorded contributory factor was ‘careless/ reckless/ or in a hurry’, this was 
noted five times as highly likely.  

Conclusion  

2.7.12 From the data provided by RBC, there were a total 11 collisions over the three years of 
collision data (30/09/2013 to 30/09/2016). Of these collisions, 18 casualties were recorded.  

2.7.13 There were no fatal collisions over the study period, that occurred in the PIC data catchment 
area, seen in Figure 2-1. Additionally, there were no reference to the road layout being a 
contributory factor of any of the 11 collisions.  

2.7.14 Analysis of the collision records provided by RBC, has not identified any specific concern with 
regards to the geometric design and/or road layout of the local highway network. There is not 
considered to be an existing highway safety concern which could be exacerbated by the 
proposed redevelopment. 



Transport Statement 

Units 1 and 2, Wesley Gate 
 

 

 

J:\44104 - Units 1 and 2, Wesley Gate\Transport\Working Documents\Final Report\44104_Transport Statement.docx 

8 

3 Sustainability Statement  

3.1 Introduction 

3.1.1 This section sets out the sustainable accessibility options for the site in terms of access via 
walking, cycling and public transport. 

3.2 Walking Accessibility 

3.2.1 Wesley Gate has pedestrian access on Queen’s Road in the form of a designated footway, 
additionally there are crossing points 50m to the east and 110m to the west.  

3.2.2 Reading Town centre is located close to the site with The Oracle located 450 m walk away 
approximately a six-minute walk. Broad Street is a main pedestrianised road and the high 
street in Reading. Reading town centre provides access to amenities such as; 

 Banks; 

 Post Office; 

 Restaurants and bars; 

 Food stores;  

 Shopping Malls; 

 Parks; and 

 Library.  

3.3 Cycling Accessibility  

3.3.1 The site is located close to national cycle routes and approximately a 4-minute cycle journey 
to Reading Railway Station.  The national cycle routes include Route 4, a long distance route 
between London and Fishguard and Route 5 a long distance route between Reading and 
Holyhead. These are located a minute and a 4 minute away respectively.   

3.3.2 Cycle facilities within Reading town centre including cycle parking can be seen in Figure 3-1. 
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Figure 3-1: Reading Town Centre Cycling Map 

   

 (Source: RBC, Cycle Map, 2018) 

3.4 Public Transport 

Bus 

3.4.1 Table 3-1 shows the local bus services around the site by bus stop, the frequencies on a 
weekday and weekend are also shown. The bus services are run by Reading Buses, Courtney 
Buses and Thames Travel.  

Table 3-1: Local Bus Services  

Bus Stop Service Destination 

Weekday Frequency 
(per hour) 

Saturday 
Frequency 
(per hour) 

Sunday 
Frequency 
(per hour) 

AM PM 

Eldon 
Road (W 
bound) 

Purple 
17 

Wokingham Road to 
Tilehurst via Central 
Reading and Oxford 

Road 

8 8 4-8 3-6 
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Bus Stop Service Destination 

Weekday Frequency 
(per hour) 

Saturday 
Frequency 
(per hour) 

Sunday 
Frequency 
(per hour) 

AM PM 

Orange 
13 

Woodley to Reading 
(anticlockwise around 

Woodley) 
2 2 2 1 

Orange 
14 

Woodley to Reading 
(clockwise around 

Woodley)  
2 2 2 1 

Orange 
12 

Woodley to Reading 
(clockwise around 

Woodley) 
1 1 1 N/A 

Lion 
X4/4 

Bracknell to Reading 
via Wokingham, 

Winnersh and Earley  
4 3-4 3 2 

Huntley 
and 

Palmers 
(E bound)  

Lion X4 
Reading to Bracknell 
via Earley, Winnersh 

and Wokingham 
4 3-4 3 2 

Lion 4 
Reading to Bracknell 
via Earley, Winnersh 

and Wokingham 
4 3-4 3 2 

Purple 
17 

Tilehurst to 
Wokingham Road via 

Central Reading 
8 8 4-8 3-6 

500 
Park 
and 
Ride 

Reading to Winnersh 
Triangle P&R 

4 4 4 N/A 

London 
Street 

Foot (S 
bound) 

Bronze 
11  

Central Reading to 
Coley park via 

Katesgrove Lane and 
Roundhead 

3 3 2-3 2-3 

Claret 
21 

Central Reading to 
Earley via U of R and 

ASDA 
4-5 4 3-4 2-3 

Emerald 
5 

Central Reading to 
Whitley Wood along 
Basingstoke Road 

7 7 1-6 1-3 
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Bus Stop Service Destination 

Weekday Frequency 
(per hour) 

Saturday 
Frequency 
(per hour) 

Sunday 
Frequency 
(per hour) 

AM PM 

Emerald 
6/6a 

Central Reading to 
Whitley Wood via 
Basingstoke Road 

(61 to Worton 
Grange) 

7 7 3-6 1-3 

Eldon 
Road (S 
bound) 

9 

Central Reading to 
Whitley Wood via 
Royal Berkshire 

Hospital 

1 1 1 N/A 

Leopard 
3 

Central Reading to 
Wokingham via Royal 

Berkshire Hospital, 
Shinfield and 

Aborfield Garrison 

3-4 3-4 3 1 

Leopard 
10 

Central Reading to 
Spencers Wood via 

Royal Berkshire 
Hospital and Shinfield 

1 1 1 1 

Source: Reading Buses (July 2018) 

3.4.2 The local bus infrastructure provides a wide range of services to key employment areas and 
the wider local area.  

National Rail  

3.4.3 Reading railway station is located 1.1km walk away which is approximately a 15-minute walk 
time or a 4-minute cycle ride. Reading station is situated on the Great Western Main Line, 
which provides access to key destinations including London Paddington and London 
Waterloo, as well as local services to Newbury, Swindon, Oxford, Basingstoke and Twyford. A 
summary of the services, frequency and journey time are provided in Table 3-2.  

Table 3-2: Key Direct Destinations from Reading Station 

Destination 
Services per hour Journey 

Time (mins) Peak Off-Peak 

Maidenhead 6 4 14 

Slough 5 5-6 15-25 

Basingstoke  4 3 22-30 

Oxford 5 4 23 

London Paddington 11 9 27-38 

London Waterloo 3 2 85 

Swindon 4 3 26-32 

Southampton 2 2 56 

Bath 2 2 58 
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London Gatwick 2 2 85 

Cardiff 1 1 95 

Birmingham 2 2 95 

Source: National Rail, July 2018 

3.4.4 Both London stations provide further national rail services across the UK, there are also a 
number of underground lines. London Paddington has access to the following underground 
lines; Bakerloo, Circle and District and Circle and Hammersmith and City.  London Waterloo 
additionally has access to the following underground lines; Bakerloo, Jubilee, Northern and 
Waterloo and City.  
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4 Development Proposals 

4.1 Development Proposals 

4.1.1 It is proposed that Unit 1 and Unit 2 within Wesley Gate are converted to provide 15 new 
residential homes. 

4.1.2 A copy of the proposed site plans are enclosed within Appendix A.  

4.2 Development Schedule 

4.2.1 The 15 residential homes will be comprised of a mixture of studio, one bed and two bed 
apartments.  

4.3 Site Access  

4.3.1 It is proposed that the existing vehicle, pedestrian and cyclist access on Queen’s Road is 
retained. 

4.4 Cycle Parking Provision 

4.4.1 RBC’s current cycle parking provision is based on 0.5 cycle parking space per unit.  The 
development will provide 7 cycle parking space on-site. These will be located internally within 
the building, within a secure locked room facing the car park.  

4.5 Car Parking Provision 

4.5.1 RBC’s Parking Strategy was adopted in October 2011, and contains residential parking 
standards, along with standards for cycle and motorcycle parking provision. The parking 
standards in Reading are based on RBC’s zonal scheme, the site is located on the border 
between Zone 1 and Zone 2. The maximum car parking standards for the area in which 
Wesley Gate is Located, are summarised in Table 4-1. 

Table 4-1: Maximum Car Parking Standards 

Unit Type 
Zone 1 Car Parking Spaces per 

Unit  
Zone 2 Car Parking Spaces per 

Unit 

1-2 bed 0.5 1 and 1 per 10 units for visitors  

4.5.2 Based on the Zone 2 standards, the site would need to provide 16 car parking spaces, 
whereas under Zone 1 this drops to a provision of 7 car parking spaces. The proposed site will 
provide 11 car parking spaces and one disabled bay, this parking provision is between the 
standards for Zone 1 and Zone 2.  

4.5.3 It is considered that this provision is adequate for the proposed development, due to the good 
accessibility options for walking, cycling and public transport.   

4.6 Servicing and Delivery 

4.6.1 It is proposed that all servicing and delivery for the site will occur within the proposed site 
boundary. The bin store proposed at the development is approximately two spaces away from 
the entrance and exit archway, in front of the residential units. PBA Drawing 44104\5501\003 
demonstrates the of a refuse vehicle to site, and location of the waste collection point this can 
be seen in Appendix C.   
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5 Trip Generation 

5.1 Introduction  

5.1.1 This chapter provides a comparison between the current and proposed trip generation of the 
site. As no traffic surveys were undertaken at the site the trip generation has been calculated 
through Trip Rate Information Computer System (TRICS) database.  

5.2 Current Trip Generation  

5.2.1 To provide an estimate of the current trip generation for the site the TRICS database has been 
used in the calculations.  The following parameters have been used in the selection of TRICS 
sites to calculate an estimated trip rate; 

 Main Land Use:  Employment 
 Sub Land Use:  Office 
 Regions:    England (Excluding Greater London) 
 Location Types:  Edge of Town Centre 
 Selected Survey Days:  Tuesday to Thursday 
 GFA:   0 to 4000 sqm 

   
5.2.2 The TRICS database generated six comparable sites. Further analysis of these sites 

highlighted that site HF-02-A-03 had a lower AM and PM departure trip rate than the 
remaining, therefore this site was de-selected. 

5.2.3 A cross test on these five selected sites indicated that that for the arrival trips rates in the AM 
and PM peak hours have a variation 6.2% and 9.4% respectively; and the departure trip rates 
has a variation of 1.2% and 1.7% respectively. This indicates that the sites used are of similar 
means. 

5.2.4 A full TRICS output for the five remaining sites has been enclosed in Appendix D. Table 5-1 
provides a summary of the calculated AM and PM peak hour trip rates. 

Table 5-1: Current Trip Rates (626 sqm) 

 
AM Peak (08:00-09:00) PM Peak (17:00-18:00) 

Arrive Depart 2-Way Arrive Depart 2-Way 

Vehicles 

Trip Rates (per 100 sqm) 2.586 0.244 2.830 0.244 1.836 2.080 

Trip Generation (626 
sqm) 

16 2 18 2 12 13 

 

5.3 Proposed Trip Generation  

5.3.1 The proposed trip generation for the site has been calculated usage of the TRICS database.  
The following parameters have been used in the selection of TRICS sites to calculate an 
estimated trip rate for the redevelopment; 

 Main Land Use:  Residential 
 Sub Land Use:  Flats Privately Owned (C3) 
 Regions:    England (Excluding Greater London) 
 Location Types:  Edge of Town Centre, Suburban Area, Edge of Town 
 Selected Survey Days:  Tuesday to Thursday 
 Number of Dwellings: 10 to 50 units 
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5.3.2 The TRICS database highlighted nine comparable sites. Further analysis of the nine sites 
showed that the site CB-03-C-02 had a higher PM departure trip rate than the remaining eight, 
therefore this site was de-selected. 

5.3.3 A cross test on these eight selected sites indicated that that for the arrival trips rates in the AM 
and PM peak hours have a variation 10.2% and 7.5% respectively; and the departure trip 
rates has a variation of 5.7% and 1.5% respectively. This indicates that the sites used are of 
similar means. 

5.3.4 A full TRICS output for the remaining sites has been enclosed in Appendix D and Table 5-2 
provides a summary of the calculated AM and PM peak hour trip rates.  

Table 5-2: Proposed Trip Generation (15 units)  

 
AM Peak (08:00-09:00) PM Peak (17:00-18:00) 

Arrive Depart 2-Way Arrive Depart 2-Way 

Vehicles 
Trip Rates (per unit) 0.059 0.277 0.336 0.259 0.068 0.327 

Trip Generation (15 units) 1 4 5 4 1 5 

 

5.3.5 Table 5-2 shows that the proposed C3 residential flats would generate approximately five two-
way vehicle movements to the site during both the AM and PM peak hours. 

5.4 Net-Difference 

5.4.1 Table 5-3 shows the net-difference between the existing and proposed vehicle trip 
generations for the site.  

Table 5-3: Net Difference for Vehicle journeys to the site 

 

AM Peak (08:00-09:00) PM Peak (17:00-18:00) 

Arrive Depart 2-Way Arrive  Depart  2-Way 

Existing 16 2 18 2 12 13 

Proposed 1 4 5 4 1 5 

Net-Difference -15 +2 -13 +2 -11 -8 

5.4.2 Table 5-3 shows that the proposed development will result in a reduction of 13 and 8 two-way 
trips in the AM and PM peak hours respectively.  
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6 Conclusion 

6.1 Overview 

6.1.1 This Transport Statement is considered to suitably address the highway matters for the 
proposal to convert the existing offices into 15 residential apartments, by specifically 
demonstrating that; 

 The site is located, with good access to the town centre services and amenities, as well 
as good connections into local public transport services and regional services; 

 A suitable level of car and cycle parking for the context of the site; 

 The proposed layout has been designed to accommodate servicing and delivery vehicles 
onsite. 

 The proposals result in a total net reduction of 13 and 8 vehicle trips in the AM and PM 
peak hours respectively. 
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Appendix C  PBA Drawings 
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