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1.0 INTRODUCTION 

 

1.1 Barton Willmore LLP is instructed by Thames Properties Ltd (hereafter referred to as 

Thames Properties or the Applicant) to prepare and submit a full planning application to 

Reading Borough Council (RBC) for the redevelopment of the former Cox & Wyman 

printing works site at Cardiff Road, Reading (“the Site”). The application is in full for the 

development comprising: 

 

“Demolition of existing site buildings and boundary 
treatments and erection of 96 no. dwellings including 
associated surface car parking, public realm and 
landscaping on land at the former Cox & Wyman building, 
Cardiff Road, Reading.” 

 

1.2 The Site, which forms an island bound by existing roads on each of its four boundaries, 

is located to the north of Reading town centre. The Site comprises approximately 1.31 

hectares (ha) and is currently occupied by the buildings associated with the Cox & Wyman 

printing press which is no longer in use. A Site Location Plan (reference A-PP-E10-01) is 

submitted with the application. 

 

1.3 The drawings and supporting documentation that accompany this application are as 

follows: 

 

Plans and Drawings 

 

• A-PP-E10-01 Location Plan at A3  

• A-PP-E10-02 Location Plan at A3 

• A-PP-E10-03 Block Plan 

• A-PP-E10-04 Existing Site Plan at A2  

• A-PP-E10-05 Demolition plans at A2 

• A-PP-P10-01 Proposed Site Plan at A2 

• A-PP-P10-02 Proposed Roof Plan at A2 

• A-PP-P10-03 Proposed Servicing Plan at A2 

• A-PP-P12-01 Proposed Site Sections at A1 

• A-PP-P13-01 Proposed Street Elevations at A1 

• A-PP-P13-02 Proposed Street Elevations at A1 

• A-PP-P13-03 Proposed Street Elevations at A1 

• A-PP-P13-04 Proposed Street Elevations at A1 

• A-PP-P11-10 Apartments - Ground Floor Plan at A1 

• A-PP-P11-11 Apartments - First Floor Plan at A1 
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• A-PP-P11-12 Apartments - Second Floor Plan at A1 

• A-PP-P11-13 Apartments - Third Floor Plan at A1 

• A-PP-P11-14 Apartments - Roof Plan at A1 

• A-PP-P13-11 Apartments - North & East Elevations at A1 

• A-PP-P13-12 Apartments - South & West Elevations at A1 

• A-PP-P13-13 Apartments - Landscaped Deck Elevations at A1 

• A-PP-P13-14 Apartments - Landscaped Deck Elevations at A1 

• A-PP-P13-31 House Type D.01 at A2 

• A-PP-P13-32 House Type D.02 at A2 

• A-PP-P13-41 House Type E.01 at A2 

• A-PP-P13-42 House Type E.02 at A2 

• A-PP-P13-43 House Type E.03 at A2 

• A-PP-P13-44 House Type E.04 at A2 

• A-PP-P13-51 House Type G.01 at A2 

• A-PP-P13-52 House Type G.02 at A2 

• A-PP-P13-53 House Type G.03 at A2 

• A-PP-P13-54 House Type G.04 at A2 

• A-PP-P13-61 Substation at A2 

• L-01 Landscape General Arrangement at A1 Rev E 

• L-02 Landscape Illustrative Masterplan at A1  

• L-03 Soft Landscape at A1 

• L-04-1 Landscape Details at A1 

• L-04-2 Landscape Details at A1    

  

 Supporting Documentation 

 

• Planning Application Form and Certificates 

• CIL Form 

• Design and Access Statement, prepared by Barton Willmore 

• Report on Community Engagement, prepared by Development Communications 

• Air Quality Assessment, prepared by Peter Brett Associates 

• Daylight and Sunlight Report, prepared by EB7 

• Flood Risk Assessment and SUDS Assessment, prepared by Water Environment 

• Ecological Appraisal, prepared by Aspect Ecology 

• Energy and Sustainability Assessment, prepared by EB7 

• Phase 1 Geoenvironmental Desk Study, prepared by Geotechnical Engineering 

• Heritage Statement, prepared by Iceni Projects Limited 

• Lighting Strategy, prepared by MMA Lighting Consultancy 
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• Environmental Noise Assessment, prepared by Paragon Acoustic Consultants 

• Transport Statement, prepared by TTP Consulting 

• Residential Travel Plan, prepared by TTP Consulting 

• Arboricultural Survey, prepared by Merewood Arboricultural Consultancy Services 

• Tree Constraints Plan, prepared by Merewood Arboricultural Consultancy Services 

• Arboricultural Impact Assessment, prepared by Merewood Consultancy Services 

• Utilities Statement, prepared by Hydrock 

• Existing Services Drawing, prepared by Hydrock 

• Reading, Cardiff Road, Former Cox & Wyman Works - Analysis of suitability for the 

current market (November 2016), prepared be Campbell Gordon 

  

1.4 The application has been prepared in consultation with officers of Reading Borough 

Council (RBC), seeking advice at the pre-application stage. The Applicant has also 

consulted with the local community during the preparation of the proposals, as detailed 

further within the Report on Community Engagement accompanying the application. This 

application has been prepared taking into account the comments and responses received 

through the pre-application process with RBC and the public consultation.   

 

1.5 The application is submitted to support the sustainable growth of Reading, helping to 

meet the need for market and affordable housing in the town centre and the Borough as 

a whole. The development would deliver housing to contribute towards providing a 

sufficient five-year housing land supply within Reading Borough. 

 

1.6 The site is located within the Richfield Avenue Core Employment Area (CEA) as dictated 

by RBC’s adopted planning policy. However, as set out further within this Statement, the 

proposed redevelopment of the site is entirely reflective of the Council’s aspirations for 

the future of the Richfield Avenue CEA as set out within the emerging Local Plan 2036. 

 

1.7 The application demonstrates that the Site is sustainably located and suitable for 

redevelopment for residential use. The Proposed Development accords with the National 

Planning Policy Framework (NPPF) and is on the whole consistent with the policies 

contained in RBC’s adopted Core Strategy and Sites and Detailed Policies document, as 

well as the emerging Draft Local Plan, having regard to the weight to be afforded to such 

policies.  
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Structure of Planning Statement 

 

1.8 Chapter 2.0 of this statement (Site Description and Surroundings) details the physical 

characteristics of the Application Site and its immediate surroundings.   

  

1.9 Chapter 3.0 (Pre-Application Advice) details the engagement between the Applicant and 

Reading Borough Council and key stakeholders during the preparation of the application 

and prior to submission. 

 

1.10 Chapter 4.0 (The Development Proposal) provides details of the Proposed Development 

at the Site and should be read alongside the supporting plans and drawings. 

 

1.11 Chapter 5.0 (National Planning Policy Context) makes reference to the relevant policies 

in the NPPF and relevant supplementary guidance in the online Planning Practice Guidance 

(PPG). 

 

1.12 Chapter 6.0 (Local Planning Policies) and the relevant policies from the RBC Core Strategy 

and Sites and Detailed Policies Document and supplementary planning documents. This 

section refers to the emerging Reading Borough Council Draft Local Plan 2036.  

 

1.13 Chapter 7.0 (Assessment of the Proposed Development) provides a response to the 

development plan policies and other guidance which relate to the Site and the 

Development. This section presents the planning balance which reviews the 

Development’s conformity with the relevant policies of the Local Plans and other material 

considerations which should be given weight in determining the application. This chapter 

explains why the Proposed Development should be approved. 

 

1.14 Chapter 8.0 sets out the conclusions of this Statement. 
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2.0 THE APPLICATION SITE AND SURROUNDINGS 

 

Site Context 

 

2.1 The Application Site is situated to the north west of Reading town centre, and is bound 

by Cardiff Road to the south, Meadow Road to the north, Milford Road to the west and 

Addison Road to the east. In effect, the site comprises an island that is bound by four 

roads. Existing residential development exists to the south, part of the south east, east 

and north east of the site, and the remainder of the site is bound by commercial and 

employment uses to the north and east. The site amounts to approximately 1.31 hectares 

(ha) in size. 

 

2.2 The site occupies a key position between residential and commercial uses. Beyond 

Meadow Road and Milford Road to the north and west is an area designated by Reading 

Borough Council’s Local Plan for employment use which extends to the boundaries of 

Cardiff Road and Richfield Avenue. This area contains industrial and warehousing uses, 

offices, trade counters, vehicle sales and hire, retail, showrooms and assembly and leisure 

uses. On the opposite side of the site, dense terraced housing on Addison Road and 

Cardiff Road form a clear residential area to the east and south of the site, beyond which 

is the railway line. 

 

2.3 The Application Site currently comprises the building associated with the former Cox & 

Wyman book printing works. The building totals approximately 102,000 sq.ft of industrial 

and office space, including 77,000 sq.ft of partly open plan warehouse space, and was 

occupied and used by Cox & Wyman since its construction. The site also comprises a yard 

and approximately 30 car parking spaces. The building ceased operating in 2015 in part 

due to a decline in the demand for printing services, and to allow the company to focus 

its production in modern facilities that it occupies elsewhere. 

 

2.4 The Cox & Wyman building has, over time, been expanded on a bespoke basis to 

accommodate the book printing works and is now unsuitable in terms of its layout and 

design for most industrial operations. Since Cox & Wyman vacated the building in April 

2015 it has been let at an almost nil rent basis (10 pence/sq.ft), however there has been 

no significant interest to occupy the unit long term on normal market terms. 
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2.5 Beyond the residential and commercial uses adjacent to the site, to the north of Richfield 

Avenue is Rivermead Leisure Centre, two hotels, a restaurant and areas of open space 

alongside the River Thames. To the south and south east of the site is Reading town 

centre and the railway station which are approximately 10 minutes away by foot. The 

town centre offers a wide range of facilities and connectivity via bus and train to 

settlements beyond, including Caversham District Centre which is approximately 15 

minutes on foot from the site. 

 

2.6 As discussed further in this Statement and the accompanying Design and Access 

Statement, an opportunity exists to redevelop the site and rationalise the interface 

between the commercial and residential uses, and to provide new housing in a sustainable 

location on the edge of Reading town centre.  

 

 Planning History 

 

2.7 According to Reading Borough Council’s planning applications register, the site has been 

the subject of 7 previous planning applications, as follows: 

 

• Application No. 170846: Request for screening opinion for proposed development 

at the former Cox & Wyman building (determined July 2017). Further details with 

respect to this application are set out in Section 3.0 of this Statement; 

 

• Application No. 111595: Repollard 2 no. Limes - permitted (determined March 

2011); 

 
• Application No. 980185: Removal of existing metal gates, construct walls to 

replace gates - permitted (determined November 1998); 

 
• Application No. 940701: Demolition of plant room and store and the erection of 

new paper store and canopy; works to existing paper store façade and the closure 

of lorry fences; new lorry access onto Cardiff Road - permitted (determined 

December 1994); 

 
• Application No. 930257: Extension to printing works including additional office 

space over - permitted (determined April 1993); 

 
• Application No. 910931: Use for light engineering (knife and cutting tool 

sharpening) - refused (determined October 1991); and 
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• Application No. 880324: Proposed dormer to house part waste handling system – 

permitted (determined October 1988). 
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3.0 PRE-APPLICATION ADVICE 

 

3.1 The application has been prepared in consultation with officers of Reading Borough 

Council (RBC) through the council’s pre-application advice service. Thames Properties first 

met with RBC on 15th April 2015 to discuss their land interests within the wider Richfield 

Avenue area and the opportunities for future development. A formal pre-application 

submission with respect to the Cox & Wyman site was then submitted in March 2016 and 

a meeting with Officers held in May 2016 (RBC ref. 160485/PREAPP).  

 

3.2 The first pre-application submission proposed 235 dwellings comprising a mixture of 

terraced housing, flats over garages (FOGs), townhouses and apartments, and ranging in 

height from four to six storeys. The housing mix was weighted towards 1 and 2 bed 

apartments with some family sized housing along the Cardiff Road frontage. RBC’s 

Principal Officer Jonathan Markwell provided written pre-application advice in response 

to the proposals on 13th May 2016 setting out the Council’s initial opposition to the 

proposed loss of an employment site in a Core Employment Area. 

 

3.3 The response did however acknowledge that despite the Core Employment Area policy 

conflict, the existing building offered limited potential for other employment based uses 

and subject to an appropriately designed redevelopment and applying a critical planning 

balance, the council may be able to consider residential development on the site. With 

regard to the proposed design, RBC advised that the pre-application designs represented 

a gross over development of the site and a disproportionate number of smaller units.  

 

3.4 Following the feedback received from RBC the proposals were significantly redesigned to 

accommodate fewer units, reduced building heights and a higher proportion of family-

sized dwellings. The apartments proposed in the north-east corner of the site were 

replaced by terraced housing to better reflect the existing housing on Addison Road, and 

a row of double backed townhouses with a central green space were introduced. Revised 

proposals for 112 dwellings comprising houses and apartments were submitted in 

November 2016, and a meeting with officers was held on 22nd November 2016. 
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3.5 A formal written response to the second set of pre-application proposals was provided by 

the Council, on 31st January 2017 (RBC ref. 162145/PREAPP). Importantly, the response 

noted that the council had no objection to the loss of the existing building on site as it 

was acknowledged that the bespoke design of the building would render its refurbishment 

for industrial or office use unviable. RBC advised at this point that the Applicant would 

need to provide justification for a solely residential scheme that did not incorporate an 

element of commercial use. 

 

3.6 Whilst the second set of proposals had made significant progress with RBC in terms of 

the acceptability of the design, the Case Officer continued to raise concerns with regard 

to the density of development; the amount of open space and private amenity space; the 

treatment of the north-west corner of the site; the height of the apartments in the north 

west of the site; the removal of TPO trees; and the street scene of the central road within 

the site. 

 

3.7 The Applicant subsequently amended the scheme design to respond to the comments 

raised by RBC in their letter dated 31st January 2017. The third revision to the proposals 

resulted in the following key changes: 

 

• A reduction in the number of dwellings from 112 to 96, comprising a 50:50 split 

of houses and apartments; 

• A reduction in the site density from 85.5dph to 73.3dph; 

• The relocation of the apartments in the north-west corner of the site to 6 metres 

away from the boundary to create a green buffer between the site and existing 

commercial units to the north and west. This area features additional tree planting 

and opportunity for the creation of a community orchard; 

• A reduction in the massing and height in the four-storey apartment block to 3 

storeys with a setback fourth storey to articulate the form; 

• Increased private amenity space for urban houses with private balconies and roof 

terraces; 

• The retention of all TPO trees and adjustments to dwellings on the Addison Road 

frontage to respect their root protection areas; and 

• The redesign of the house types and apartment elevations on the internal site 

road to provide an active frontage with natural surveillance over public spaces. 

 

 

 



Cox & Wyman, Cardiff Road, Reading  
Planning Statement  The Proposed Development 

24325/P1b/A5/KJ/dw Page 10 October 2017 

3.8 Following the submission of a third pre-application scheme on 14th February 2017, a 

further meeting with RBC took place on 28th February and a written response was received 

from the Case Officer on 7th March 2017 (RBC ref. 162145/PREAPP ll) reiterating the 

acceptance of the loss of the building and setting out further considerations for amending 

the scheme design. The comments have been taken into account and reflected in the 

latest proposals submitted as part of this application. 

 

3.9 During the third stage of pre-application discussions a response was received from the 

Council’s Noise and Environmental Health Officers with regard to the nearby railway 

station depot and the potential for low frequency noise emissions from idling trains to 

have a detrimental impact on future residents. A meeting subsequently took place on 4th 

May 2017 between the Applicant, their acoustic consultant and the RBC Officers to discuss 

the proposals; the ways in which to assess the potential impact; and likely mitigation. 

 

3.10 RBC’s Officers agreed that low frequency noise is complex to assess and could not confirm 

a standard methodology for its measurement. RBC did however advise that the Applicant 

should consider revising the internal layout of properties along the Cardiff Road frontage 

to ensure that occupiers were not affected by the noise of idling trains at night time. The 

layout of the affected properties has been amended as a result and the application is 

supported by a detailed Environmental Noise Assessment. 

 

 Community Engagement 

 

3.11 Given the likely widespread interest in the proposals and the prominence of the site within 

the local area, the Applicant has been committed to undertaking widespread consultation 

with all key stakeholders prior to submitting a planning application, including local 

politicians (local ward members for Abbey ward), the Bell Tower Community Association 

(BTCA), local residents in proximity to the site and the local media (Reading Chronicle 

and GetReading website). 

 

3.12 Prior to engaging with the wider community, it was considered appropriate to brief the 

local ward members for Abbey ward. Dialogue was undertaken with the three ward 

members, who advised that the Applicant should engage with the BTCA. All three ward 

members were invited to attend a presentation being delivered to BTCA at a meeting held 

on 30th May 2017.  
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3.13 A crucial part of the pre-submission consultation was ensuring that all residents and 

businesses situated in close proximity to the site were notified of the proposals and 

provided with an opportunity to comment on the scheme. A large-scale mailing was issued 

to 615 local properties notifying them of a public exhibition that would be held on 10th 

July 2017 to display the latest site proposals and provide an opportunity for the public to 

comment. 

 

3.14 The public exhibition was held at Reading Deaf Centre on Cardiff Road situated opposite 

the site. In total, 47 people attended the event which took place between 3pm and 8pm. 

Seven information boards were displayed at the event which detailed a range of 

information about the scheme including a background to the proposals; the pre-

application discussions with RBC; the site opportunities and constraints; details of the 

proposed development and next steps.  

 

3.15 The feedback received from the exhibition and from the BTCA meeting was very positive, 

particularly with regard to the opportunity to redevelop and enhance the site. Several 

concerns were raised with regard to existing parking issues on the surrounding roads 

however it was clarified to those members of the public that sufficient parking would be 

provided as part of the proposals to ensure that the proposed development does not 

exacerbate this existing issue. A full summary of the feedback received is set out within 

the Report of Community Engagement accompanying the application. 
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4.0 THE PROPOSED DEVELOPMENT 

 

4.1 The description of development for which full planning permission is sought is as follows: 

 
“Demolition of existing site buildings and boundary 
treatments and erection of 96 no. dwellings including 
associated surface car parking, public realm and 
landscaping on land at the former Cox & Wyman building, 
Cardiff Road, Reading.” 

 
 
4.2 The proposed development would comprise the erection of 96 dwellings, as described in 

detail below. The Design and Access Statement submitted with the application illustrates 

the principles for how the site would be developed. The application is also supported by 

a proposed Site Plan (reference A-PP-P10-01) and the full list of drawings listed under 

Section 1.0 of this statement. 

 

 Layout and Form 

 

4.3 The layout of the development and proposed house types has been informed by the site 

context, particularly the existing terraced housing opposite the site on Cardiff Road and 

Addison Road. The proposed building types change from terraced family homes to the 

south and east of the site to the row of street facing townhouses to the north of the 

central green space, and on to the apartment buildings to the north-west of the site facing 

the edge of the Core Employment Area.  

 

4.4 The proposed dwellings fronting onto Cardiff Road and Addison Road aim to mirror the 

exiting terraced housing opposite. However, as set out at Section 5.3 of the Design and 

Access Statement, these existing residential developments, whilst strong and distinctive, 

have shortcomings in terms of a lack of car and cycle parking, bin storage provision and 

street trees/soft landscaping. The proposed terraced houses seek to overcome the 

shortcomings with a range of design measures to create a more contemporary 

development. These dwellings will provide family sized terraced housing with private 

amenity space and garages to the rear; and for some of the terraced units - a home-

office unit above the garage space.  

 

4.5 Centrally located within the site are proposed townhouses with private outdoor amenity 

space provided at each level and a large roof terrace. To the west of the townhouses are 

proposed apartments in two separate blocks of 3 storeys with a stepped back fourth 

storey. The house types are illustrated in more detail in Section 5 of the Design and 

Access Statement. 
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4.6 The access within the site runs from east to west, and utilises the existing carriageway 

crossing on Addison Road and the existing entrance in this location to the site. This route 

creates a central spine which organises the proposals around a centrally paved square 

and a proposed Green space. Within this green space is a children’s play area that will be 

accessible to both future and existing residents. 

 

4.7 The application is supported by an existing and proposed site plan (drawing references 

A-PP-E10-04 and A-PP-P10-01) which illustrate the layout in more detail. Individual house 

type drawings for the terraced houses and townhouses are also submitted, as well as 

elevation drawings of the apartment blocks.  

 

 Housing Mix and Affordable Housing 

 

4.8 In total, 96 residential units are proposed for the site, with a mix of one, two and three-

bedroom units. Of the 96 dwellings, a 50:50 split of houses and apartments is proposed 

and over half of all dwellings (over 50%) will be three bedroom. RBC’s pre-application 

response dated 7th March 2017 acknowledged that this proportion of 3 bed dwellings 

complies with the council’s planning policy position. 

 

4.9 The proposed development will provide 30% of the total number of dwellings as affordable 

housing to include 1, 2 and 3 bed dwellings. In total, this equates to 67 market dwellings 

(70%) and 29 affordable dwellings. The distribution of affordable housing within the site 

will be confirmed through further discussion with RBC’s Officers. 

 

4.10 The proposed breakdown of dwelling size is set out in Table 1.1 below: 

 

Table 1.1 - Proposed Dwelling Sizes 

Unit Type 

Studio 1 bed 2 bed 3 bed 4 bed Total units 

0 19 21 56 0 96 

0% 20% 22% 58% 0% 100% 

 

*Based on the development of 96 dwellings. 
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 Density 

 

4.11 The proposed development comprises 96 dwellings over a site area of 1.31ha, equating 

to a density of 73.3 dwellings per hectare (dph). This is a lower density than the existing 

residential development opposite the site on Addison Road which typically represents a 

density of 99 dph (page 77 of the Design and Access Statement).  

 

4.12 An appropriate density of development has been reached following the advice received 

from RBC during the pre-application process regarding the quantum and height of 

development and the provision of public open space within the site. The density of 73.3 

dph compared to 99 dph opposite the site ensures that dwellings are provided with good 

levels of private amenity space whilst still reflecting the tight design of Victorian housing 

within the vicinity.  

 

 Building Heights 

 

4.13 The proposed building heights across the site will vary to ensure that the taller buildings 

are set to the rear of the site away from neighbouring dwellings and closer to the 

commercial units to the north and west. The terraced housing will be 2-2.5 storeys in 

height; the townhouses will be 3-3.5 storeys; and the apartments will be 3 storeys with 

a stepped back 4th storey to reduce the visual massing. 

 

  Open Space 

 

4.14 Green spaces are provided within the site to provide opportunities for recreation and 

enjoyment by future residents and members of the local community. In the centre of the 

site is a proposed Local Area of Play (LAP) integrated with appropriate landscape features 

and enclosed with an evergreen hedge and railings. The LAP has been designed 

specifically for use by younger children (under 6) and will be accessible to residents of 

the site and the local community. The LAP is centrally located on a pedestrian route 

through the site and serves as a green ‘heart’ to the scheme. 

 

4.15 In the north-west corner of the site, development has been stepped back from the 

boundary to create a landscaped corner to the site containing new tree planting, hedging 

and a low-level wall with railings along the boundary. This serves as a green buffer to 

separate the new residential development from existing commercial uses to the north and 

west of the site whilst providing further open space for local residents to enjoy. 
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4.16 Development has also been stepped back from the north-eastern corner and Addison road 

frontage to respect the root protection areas of existing TPO trees and create an attractive 

green wedge along the Addison Road frontage. Again, this serves as an area of open 

space for use by existing and future residents. Section 6.1 of the Design and Access 

Statement sets out the landscape strategy and proposals for open space and additional 

tree planting within the site in more detail. 

 

 Private Amenity Space 

 

4.17 There are 34 terraced houses proposed, all of which will have gardens of at least 10m in 

depth, a privacy fence panel closest to the property and a 1.2m fence panel enclosing 

private rear gardens. 

 

4.18 There are 14 townhouses which are provided with private outdoor space at each level of 

the dwelling. The private amenity space provided is equal to the footprint of the dwelling. 

The design of these houses has been carefully considered to provide an environment 

suitable for contemporary urban living. The apartments are proposed to have a shared 

outdoor amenity courtyard over the ground floor parking area, balconies and upper level 

roof terraces. 

 

 Access and Movement 

 

4.19 The existing points of access into the Application site are located on Cardiff Road to the 

south, Addison Road to the east and Meadow Road to the north. An on-street loading bay 

also exists on Meadow Road adjacent to the site and was previously used in connection 

with the Cox & Wyman works. 

 

4.20 As part of the proposed redevelopment of the site, a new east/west access road will 

connect Addison Road and Milford Road through the site, utilising the existing access on 

Addison Road and creating a new access on Milford Road. The redundant points of access 

on Cardiff Road and Meadow Road will be ‘made good’ and reinstated as footway.  

 

4.21 The points of ingress and egress to the proposed development for vehicles will therefore 

be from Addison Road and Milford Road only. It is intended that this access and service 

road will provide access for service, refuse & fire vehicles.  
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4.22 In terms of pedestrian connectivity, the site is well located on the edge of Reading town 

centre and there are footways and controlled crossings in proximity to the site to facilitate 

pedestrian access to the town centre and railway station. The Transport Statement 

accompanying the application provides further detail in relation to connectivity (Section 

3).  

 

4.23 In terms of cycle connectivity, the site is located within Reading Cycle Map ‘R5 West 

Reading’ where Cardiff Road is identified as an ‘on-road cycle route – traffic calmed or 

quiet residential road’. The Cardiff Road on-road connects to the north to Route R40 at 

Church Street and National Cycle Path 5; to the southwest to Richfield Avenue and Cow 

Lane providing access to Route R5 which runs to Tilehurst Station; and to the east to 

Reading station where there is cycle parking for more than 600 bicycles. 

  

4.24 This application is accompanied by a Design and Access Statement which provides an 

overview of the access and movement associated with the site, at Section 2.8.  A 

comprehensive Transport Statement and Travel Plan are also submitted which detail the 

rationale behind providing the access and road network. Transport and Access is 

considered in more detail under Section 8.0 of this statement. 

 

4.25 As set out above in Section 2, the site also benefits from excellent public transport 

connections. The closest northbound and southbound bus stops on Caversham Road 

approximately 350m north east of the site are served by 12 bus routes. There are also 

bus stops located on Caversham Road approximately 450m east of the site which are 

served by a further 5 bus routes. These routes provide access to destinations including 

Reading town centre (including the train station), Tilehurst, Southcote and Caversham. 

 

4.26 Reading train station is located approximately 1km east of the site in the town centre 

providing frequent services stations such as London Paddington, Oxford and Bristol 

Temple Meads. 

 

 Parking 

 

4.27 In total, 121 on-site car parking spaces will be provided for the 96 dwellings. The 

development proposes 2 spaces per dwelling for the 48 three-bedroom town houses which 

is up to the maximum allowable according to RBC’s parking standards. Of the 121 provided 

there are 28 parking spaces within the courtyard for the flats. The 10 three-bedroom flats 

would each be allocated a parking space, which would offer 18 spaces for the remaining 

28 one and two-bedroom flats, representing a parking ratio of 0.64 spaces per dwelling. 
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4.28 The existing loading bay on Meadow Road has the potential to be converted into 11 shared 

use parking spaces, which has been discussed and agreed in principle with the Transport 

Officer at the Council. The loading bay was originally provided to assist the Cox & Wyman 

Works but more recently has been used by the business on the opposite side of Meadow 

Road. It is understood that the business is due to leave the premises and therefore there 

will be no need to retain a dedicated loading bay. It was also agreed in principle that the 

visitor parking requirement would be mitigated by an increase in shared use spaces. 

 

4.29 A total of 126 cycle parking spaces will be provided in accordance with the Council’s 

minimum standards per dwelling in Zone 2 locations. A cycle store with Sheffield stands 

or similar will be provided at ground level for the apartment block; for the majority of 

terraced houses that front onto Cardiff Road it is proposed that bikes are stored in the 

garages; and for the townhouses, bikes will be stored in bike lockers in the front gardens 

of the properties. 

 

4.30 Further details regarding parking provision are provided in the Transport Statement 

accompanying the application (paragraphs 5.7-5.17). 

  

 Landscaping 

 

4.31 The site is industrial in its nature and the existing use presents few landscaping and tree 

planting opportunities. The redevelopment of the site therefore presents an excellent 

opportunity for the creation of a new, high-quality residential scheme with an integrated 

landscape strategy to greatly enhance the setting of the site and the wider public realm 

in this key location on the edge of Reading town centre. 

 

4.32 A tree survey has been undertaken for the site to record the trees on the boundary edges, 

including some recently planted trees inside the eastern site boundary. The site is subject 

to TPO notice 21/14 (dated 17th April 2014) which includes 10 trees on the eastern 

boundary and comprises 3 mature trees and 7 younger trees. 

 

4.33 As illustrated in the landscape strategy in the Design and Access Statement (Section 6) 

and in the landscape masterplan (drawing L-02), the proposals have sought to respect 

the root protection areas of the trees on the Addison Road frontage by creating a green 

wedge in the north-east corner of the site. Additional tree planting is proposed at ground 

level in the form of street trees and within communal roof gardens in planting beds. 
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4.34 In terms of hard landscaping, a variety of materials are proposed to reflect the hierarchy 

of spaces whether shared surface, private driveways, pedestrian routes, communal areas, 

entrance and access paths and interfaces with proposed and existing key areas. The 

strategy also seeks to incorporate architectural elements of the existing Cox & Wyman 

building into the new development on the entrance to the site at Addison Road. This will 

include reference to the finials found on the gable ends of the existing buildings, and will 

be picked up within two dwarf brick walls with piers and topped with the retained finials 

removed from the existing buildings. 

 

4.35 As set out above, pockets of open space are proposed throughout the site with a centrally 

located and carefully landscaped LAP. Further details regarding the landscape strategy 

may be found in Section 6 of the Design and Access Statement and accompanying 

drawings L-01 to L-04-1 and L-04-2.  

  

 Surface Water Drainage 

 

4.36 The site is located in Flood Zone 1 on a ‘dry island’ surrounded by Flood Zone 2, which is 

defined by the Environment Agency as having a 0.1%-1% change of flooding from a river 

each year. The Flood Risk Assessment (FRA) accompanying the application sets out that 

the existing risk of surface water flooding is low. 

 

4.37 The existing site is predominantly hardstanding, comprising warehouses, concrete paved 

surfaces and a small amount of soft landscaping, the majority of which is impermeable. 

The proposed drainage strategy therefore aims to improve the existing position and 

consider future effects of climate change over the lifetime of the development. 

 

4.38 As part of the redevelopment of the site, sustainable urban drainage in the form of porous 

block paving and green roofs will form part of the proposed drainage system. Green roofs 

are proposed on four of the garage roofs on the southern terraced-housing. A green roof 

type construction is also proposed over the basement car park in the building complex in 

the north west of the site. Porous paving is proposed for all car parking and vehicular 

access roads. 

 

4.39 Further details regarding the existing flood risk and surface water drainage features 

proposed are provided with the FRA and SUDS Assessment accompanying the application, 

and within the landscape strategy on page 90 of the Design and Access Statement. 
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 Sustainable Construction 

 

4.40 The proposed development will meet with the requirements of nationally described 

standards for sustainable construction, as required by Building Regulations. This takes 

into account the Government’s Technical Housing Standards Review which was published 

in March 2015. 

 

 Utilities Infrastructure 

 

4.41 Preliminary investigations undertaken by the applicant indicate that there are no services 

or utilities within the site which present a constraint, except for an electricity substation 

which is proposed to be relocated on site as part of the proposals. Connections to water, 

gas, electricity and telecommunications services would be made as part of the proposed 

development. The existing site services drawing illustrates existing services lining the 

perimeter of the site. 

 

4.42 The substation is currently located on the Cardiff Road frontage. To ensure that the 

proposed terraced housing on Cardiff Road can run the entire length of the frontage, the 

sub-station will be relocated to the north of the site opposite Meadow Road on a 4m x 

4m parcel.  

  

 Planning Obligations  

 

4.43 In addition to the provision of affordable housing, open space maintenance costs, any 

off-site highway works and other obligations which may need to be secured through a 

legal agreement, the Development will also be liable for Community Infrastructure Levy 

(CIL) costs. RBC’s CIL Charging Schedule (adopted February 2016) applies a rate of £120 

per sqm to residential development in this location which will be secured following the 

grant of planning permission. A completed CIL form is submitted with this application. 

 

4.44 As part of the pre-application process it was advised that the proposed development will 

be required to contribute towards training for employment in accordance with the 

Council’s Employment Skills and Training SPD. It is anticipated that the Employment Skills 

and Training Plan, or any alternative financial contribution, will be secured through a 

S106 agreement. 
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5.0 NATIONAL PLANNING POLICY CONTEXT 

 

5.1 Relevant National Planning Guidance is found in the National Planning Policy Framework 

(NPPF), which came into force on 27th March 2012. Paragraph 11 reinforces the fact that 

planning law requires that applications are determined in accordance with the 

development plan unless material considerations indicate otherwise. The NPPF replaces 

all previous national planning guidance set out in various Planning Policy Statements 

(PPS) and Planning Policy Guidance (PPG) documents.  It also replaces Circular 05/2005: 

Planning Obligations.  

 

5.2 Sections of the NPPF of relevance in this instance include (paragraph numbers in 

brackets): 

 

Achieving Sustainable Development: 

• The Presumption in Favour of Sustainable Development (paragraphs 11-16) 

• Core Planning Principles (paragraph 17) 

• Delivering Sustainable Development 

 Promoting sustainable transport (paragraphs 29-41) 

 Delivering a wide choice of high quality homes (paragraphs 47-55) 

 Requiring good design (paragraphs 56-68) 

 Promoting healthy communities (paragraphs 69-78) 

 Meeting the challenge of climate change, flooding, and coastal change 

(paragraphs 93-108) 

 Conserving and enhancing the natural environment (paragraphs 109-125) 

 Conserving and enhancing the historic environment (paragraphs 126-141) 

 

Decision Taking: 

 Pre-application engagement and front loading (paragraphs 188-195) 

 Determining applications (paragraphs 196-198) 

 Planning conditions and application (paragraphs 203-206) 

 

Annex 1: 

 Implementation. 

  

Implementation of the NPPF 

 

5.3 Implementation section of the NPPF, which is found at Annex 1, confirms that: 
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‘The  Na t i ona l  P lann ing P o l i cy  Fram ew ork  a im s to  
s t reng then  l oca l  dec i s ion  m ak ing  and  re in for ce  the 
im por tance o f  up to  da te p lans .’  

 

5.4 Paragraph 210 repeats the guidance at paragraph 11 of the document that, in accordance 

with planning law1, applications must be determined in accordance with the development 

plan unless material considerations indicate otherwise. Paragraph 212 states that: 

 

‘Fo r  the pu rposes  o f  dec i s i on - tak ing , the  po l i c ies  in  the 
Loca l  P lan… shou ld  not  be  cons idered  ou t  o f  da te s im p ly  
because they  w ere  adop ted  p r i o r  t o  the  pub l i ca t ion  o f  t h i s  
Fram ew ork .’  

 

5.5 Paragraph 214 advises that: 

 

‘Fo r  12  m on ths  f rom  the day  o f  pub l i ca t ion , dec i s i on- tak er s  
m ay  con t inue  to  g i ve  fu l l  w eigh t  t o  re l evant  po l i c ies  
adop ted  s ince  2004 , even  i f  there  i s  a  l im i ted  degree  o f  
con f l i c t  w i th  th i s  Fram ew ork .’  

 

5.6 Decision-takers are advised that from the date of publication of the NPPF they may also 

give weight to: relevant policies in emerging plans according to the stage of preparation; 

the extent to which there are unresolved objections to relevant policies; and the degree of 

consistency of the relevant policies in the emerging plan with the policies in the Framework. 

 

5.7 Paragraph 218 of the NPPF confirms at footnote 41 that: 

 

‘R eg iona l  s t r a teg ies  rem a in  a  par t  o f  t he  deve lopm en t  p lan  
un t i l  t hey  a re abo l i shed by  Order  us ing pow ers  tak en  i n  the 
Loca l i sm  Act . I t  i s  the governm en t ’s  c lea r  po l i cy  in ten t i on  
to  revok e the reg iona l  s t ra teg ies  ou ts ide  o f  London , sub j ec t  
to  the ou tcom e of  env i ronm en ta l  assessm en ts  tha t  a re 
cu r ren t ly  be ing  under tak en .’  

 

5.8 Accordingly, in accordance with NPPF guidance regarding implementation at Annex 1 and 

Section 38(6) of the PCPA 2004, the application proposals fall to be assessed against: 

 

1. The development plan: that is, the RBC LDF Core Strategy (adopted 2008, altered 

2015); and the Sites and Detailed Policies Document (adopted 2012, altered 2012). 

2. The policies in the NPPF, as a material consideration.   

 
 
 

                                                
1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70 (2) of the Town and Country 
Planning Act 1990 
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Achieving Sustainable Development 
 

The Presumption in Favour of Sustainable Development 

 

5.9 As already established, paragraph 11 of the NPPF confirms that planning applications should 

be determined in accordance with the development plan unless material considerations 

indicate otherwise.  Paragraph 12 emphasises that the NPPF does not change the statutory 

basis of the development plan as the starting point for decision making.  It advises that: 

 

‘P roposed  deve lopm ent  tha t  acco rds  w i th  an  up- to-da te 
Loca l  P lan  shou ld  be  app roved, and  proposed  deve lopm en t  
tha t  con f l i c t s  shou ld  be refused  un less  o ther  m ater ia l  
cons idera t i ons  i nd ica te o therw ise… .’  

 

5.10 The NPPF constitutes guidance for local planning authorities and decision makers as a 

material consideration when determining planning applications. 

 

5.11 Paragraph 14 is important.  It highlights the fact that at the heart of the NPPF is: 

 

‘… a  presum pt ion  i n  favour  o f  sus ta inab le  deve lopm en t , 
w h ich  shou ld  be seen  as  a  go lden  th read runn ing th rough  
bo th  p lan-m ak ing  and  dec is ion  tak ing ’  

 

5.12 For decision taking, unless material considerations indicate otherwise, this means: 

 

• Approv ing  deve lopm ent  p roposa ls  t ha t  accord  w i th  
the  deve lopm en t  p lan  w i thout  de lay…  

• W here  the deve lopm en t  p l an  i s  absen t , s i l en t  or  
re l evan t  po l i c i es  a re ou t  o f  da te, g ran t ing  p lann ing  
perm iss i on  un less: 

 
 Any  adverse im pac t s  o f  do ing so  w ou ld  

s ign i f i can t ly  and  dem ons t rab l y  ou tw e igh  the 
benef i t s , w hen  assessed  aga ins t  the  po l i c i es  
in  th i s  Fram ew ork  tak en  as  a  w ho le ; or  

 Spec i f i c  po l i c ies  in  th i s  Fram ew ork  i nd ica te 
deve lopm ent  shou ld  be res t r i c ted .’  

 

Core Planning Principles 

 

5.13 Paragraph 17 of the NPPF sets out 12 core land use planning principles that should underpin 

both plan-making and decision taking.  The 12 principles are that planning should: 

 

• Be genuinely plan led, empowering local people and providing a practical framework 

within which planning decisions can be made; 
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• Not simply be about scrutiny, but be a creative exercise in finding ways to improve 

and enhance the places within which people live their lives; 

 

• Proactively drive and support sustainable economic development to deliver the 

homes, business and industrial units, infrastructure and thriving local places that 

the country needs; 

 

• Always seek to secure high quality design and a good standard of amenity for all 

existing and future occupants of land and buildings; 

 

• Take account of the different roles and character of different areas, promoting the 

vitality of main urban areas, protecting the Green Belt, recognising the intrinsic 

character and beauty of the countryside and supporting thriving rural communities 

within it; 

 

• Support the transition to a low carbon future in a changing climate; 

 

• Contribute to conserving and enhancing the natural environment and reducing 

pollution; 

 

• Encourage the effective use of land by reusing land that has been previously 

developed (brownfield land), provided it is not of high environmental value; 

 

• Promote mixed use developments and encourage multiple benefits from the use of 

land in urban and rural areas, recognising that some open land can perform many 

functions (such as wildlife, recreation, flood risk mitigation, carbon storage, or food 

production); 

 

• Conserve heritage assets in a manner appropriate to their significance; 

 

• Actively manage patterns of growth to make the fullest possible use of public 

transport, walking and cycling; and 

 

• Take account of and support local strategies to improve health, social and cultural 

wellbeing for all, and deliver sufficient community and cultural facilities and services 

to meet local needs. 
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Delivering Sustainable Development 

 

Promoting Sustainable Transport 

 

5.14 Sub section 4 of the Delivering Sustainable Development part of the NPPF deals with the 

promotion of sustainable transport. 

 

5.15 Paragraph 29 explains that the there is a need to give people a ‘real choice’ about how 

they travel; however: 

 

‘… the Governm en t  recogn ises  tha t  d i f fe ren t  po l i c i es  and  
m easures  w i l l  be requ i red  in  d i f feren t  com m un i t ies  and 
oppor tun i t i es  to  m ax im ise  sus ta inab le  t ranspor t  m easu res  
w i l l  va ry  f rom  urban  to  ru ra l  a reas .’  

 

5.16 Paragraph 32 requires all developments that generate ‘significant’ amounts of movement 

to be supported by a Transport Statement or a Transport Assessment.  Decisions should 

take account of the opportunities that have been take for sustainable transport modes, 

having regard to the nature and location of the site; whether safe and suitable access to 

the site can be achieved for all people; and whether improvements can be undertaken 

within the transport network that cost effectively limit the significant impacts of the 

developments.  The NPPF confirms that development should only be refused on transport 

grounds where the residual cumulative impacts of development are severe. 

 

5.17 Paragraph 35 advises that developments should be located and designed where practical 

to, inter alia: 

 

‘… g ive pr i o r i t y  to  pedes t r ian  and cyc l e  m ovem en ts , and 
have access  to  h igh  qua l i t y  pub l i c  t ranspor t  fa c i l i t i es ’  

 

As well as considering 

 

‘… the needs o f  peop le w i th  d i sab i l i t i es  by  a l l  m odes  o f  
t ranspor t .’  

 

 Delivering a Wide Choice of High Quality Homes 

 

5.18 Sub section 6 of the Delivering Sustainable Development part of the NPPF deals with the 

need to deliver a wide choice of high quality homes.  
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5.19 Paragraph 47 states that to “boost significantly the supply of housing”, local planning 

authorities should, inter alia: 

 

“ use the i r  ev idence base to  ensure tha t  the i r  Loca l  P lans  
m eets  the  fu l l , ob j ect ive ly  assessed  needs  for  m ark et  and  
a f fordab le  hous ing  requ i rem en ts  w i th  an  add i t iona l  bu f fer  
o f  5%  (m oved forw a rd f rom  la ter  i n  the  p lan  per iod)  t o  
ensure cho ice  and  com pet i t ion  in  the  m ark et  for  land. 
W here  there  has  been  a  record  o f  pers i s t en t  under  de l i v ery  
o f  hous ing , l oca l  p lann ing  au tho r i t i es  shou ld  i ncrease  the 
bu f fer  t o  20%  (m oved  forw a rd  f rom  la ter  i n  the  p lan  per i od  
to  p rov ide  a  rea l i s t i c  p rospec t  o f  ach iev ing  the p lanned  
supp ly  and  to  ensure cho ice  and  com pet i t ion  in  the m ark et  
for  land;”  

 

5.20 Paragraph 49 advises that housing applications should: 

 

‘… be cons idered i n  the con tex t  o f  the presum pt ion  in  favou r  
o f  sus ta inab le  deve lopm en t… ’  

 

5.21 Paragraph 50 states, inter alia, that in order to deliver a wide choice of high quality homes, 

widen opportunity for home ownership and create sustainable, inclusive and mixed 

communities, local planning authorities should: 

 

‘w here they  have  i den t i f i ed  tha t  a f fordab le hous ing  i s  
needed, se t  po l i c i es  for  m eet ing  th i s  need on  s i te , un less  
o f f -s i t e  prov is i on  or  a  f inanc ia l  con t r ibu t i on  o f  a  broad l y  
equ iva l en t  va lue can  be  robus t ly  jus t i f i ed… .and  the  ag reed  
approach  con t r i bu tes  to  the ob ject iv e o f  c rea t i ng  m ix ed  and 
ba lanced  com m un i t i es .’  
 
 

 Requiring Good Design 

 

5.22 Sub section 7 of the Delivering Sustainable Development aspect of the NPPF addresses 

design. 

 

5.23 Paragraph 56 states: 

 

‘The  Governm ent  a t ta ches  grea t  im por tance to  the  des ign  
o f  t he  bu i l t  env i ronm en t . Good  des ign  i s  a  k ey  aspec t  o f  
sus ta inab le deve lopm en t , i s  i nd iv i s i b l e  f rom  good p lann ing , 
and  shou ld  con t r i bu te  pos i t i v e ly  to  m ak ing  p laces  bet t er  fo r  
peop le .’  
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5.24 Paragraph 57 emphasises the importance of achieving high quality and inclusive design for 

all development including individual buildings, public and private spaces and wider area 

development schemes. 

 

5.25 Paragraph 60 advises that planning decisions: 

 

‘… shou ld  no t  a t t em pt  to  im pose  a r ch i t ec tu ra l  s ty l es  or  
par t i cu la r  tas tes  and  they  shou ld  no t  s t i f l e  innova t i on , 
or i g ina l i t y  o r  in i t ia t i ve  th rough  unsubs tan t ia ted  
requ i rem en ts  to  con form  to  cer ta in  deve lopm en t  form s  o r  
s ty l es .  I t  i s , how ever , p roper  t o  seek  to  p rom ote  o r  
re in fo rce  l oca l  d i s t i nc t i veness .’  

 

5.26 Paragraph 61 acknowledges that the visual appearance and architecture of individual 

buildings are important factors but confirms that: 

 

‘… secur ing  h igh  qua l i t y  and  i nc lus i ve  des ign  goes  beyond 
aes thet i c  cons idera t ions .  Therefo re , p lann ing  po l i c ies  and  
dec i s i ons  shou ld  address  the  connec t i ons  betw een  peop le  
and p laces  and  the i n teg ra t ion  o f  new  deve lopm en t  i n to  the  
na tu ra l , bu i l t  and h is tor i c  env i ronm en t .’  

 
 
 Promoting Healthy Communities 

 

5.27 Sub section 8 of Delivering Sustainable Development explains how the planning system can 

play an important role in facilitating social interaction and creating healthy, inclusive 

communities. 

 

5.28 Paragraph 69 states that planning decisions should, inter alia, aim to achieve places which 

promote: 

 

‘… sa fe  and  access ib le  deve lopm en ts , con ta in ing  c l ea r  and  
leg ib l e  pedes t r ian  rou tes , w h ich  encourage the ac t i ve  and 
con t inua l  use o f  pub l i c  a reas .’  

 
 

Conserving and Enhancing the Natural Environment 

 

5.29 Sub section 11 of Delivering Sustainable Development looks at how the planning system 

should contribute to and enhance the natural and local environment. 
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5.30 Paragraph 103 advises that when determining planning applications, local planning 

authorities should ensure flood risk is not increased elsewhere. Development should only 

be considered appropriate in areas at risk of flooding where, informed by a site-specific 

flood risk assessment following the Sequential Test and Exceptions Test, it can be 

demonstrated that a sequential approach to the location of development within the site has 

been adopted and that the development is appropriately flood resilient and resistant.  

 

5.31 Paragraph 109 states that it should do this by, inter alia: 

 

‘p rotec t i ng  and  enhanc ing  va lued  landscapes , geo log ica l  
conserva t ion  in teres t s  and so i l s ;  
 
recogn is i ng  the  w ider  benef i t s  o f  ecosys tem  serv ices;  
 
m in im is ing  im pac ts  on  b iod iver s i ty  and  p rov id ing  net  ga ins  
in  b iod i ver s i ty  w here  poss ib l e , con t r ibu t ing  to  the  
Governm ent ’ s  com m itm en t  t o  ha l t  the overa l l  dec l ine  in  
b iod ivers i ty , inc lud ing by  es tab l i sh ing  coheren t  eco log ica l  
ne tw ork s  tha t  a re  m ore res i l i en t  to  cu r ren t  and  fu tu re 
pressu res ; 
 
p reven t ing  bo th  new  and  ex is t i ng  deve lopm en t  f rom  
con t r ibu t i ng  to  or  be ing  pu t  an  unaccep tab le  r i s k  f rom , o r  
be ing adverse ly  a f fected  by  unaccep tab le leve ls  o f  so i l , a i r , 
w ater  o r  no ise  po l lu t i on  o r  land ins tab i l i t y ;’  

 

5.32 Paragraph 111 encourages the effective use of land by re-using land that has been 

previously developed (brownfield land).  

 

5.33 Paragraph 125 states that: 

 

‘B y  encou rag ing good des ign , p lann ing  po l i c i es  and 
dec is i ons  shou ld  l im i t  t he  im pact  o f  l igh t  po l l u t i on  f rom  
ar t i f i c ia l  l igh t  on  loca l  am en i ty , in t r ins i ca l l y  dark  spaces  
and  na tu re conserva t i on .’  

 

Decision Taking 

 

 Pre- Application Engagement and Front Loading 

 

5.34 Paragraph 188 encourages good quality pre-application discussion, advising that this 

enables better coordination between public and private resources and improved outcomes 

for the community.   
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5.35 Paragraph 189 advises that local planning authorities cannot require that a developer 

engages with them before submitting a planning application, but they should encourage 

the take up of any pre-application services they do offer. 

 

Determining Applications 

 

5.36 Paragraph 196 confirms the role of the NPPF as a material consideration in planning 

decisions.  Paragraph 197 states that: 

 

‘ I n  assess ing  and  determ in ing  deve lopm en t  proposa ls , l oca l  
p lann ing  au thor i t i es  shou ld  app l y  the  presum pt ion  in  
favour  o f  sus ta inab le deve lopm ent .’  

 

 Planning Conditions and Obligations 

 

5.37 Paragraph 203 states that local planning authorities should consider whether otherwise 

unacceptable development could be made acceptable through the use of conditions or 

planning obligations; planning obligations should only be used where it is not possible to 

address unacceptable impacts through a planning condition. 

 

5.38 Paragraph 204 echoes the content of Circular 05/2005, now replaced, which states that 

planning obligations should only be sought where they are necessary, directly related to 

the development and fairly and reasonably related in scale and kind to the development. 

 

5.39 Paragraph 205 advises local planning authorities to take account of market conditions over 

time when seeking or revising planning obligations; they should be ‘sufficiently flexible’ to 

prevent planned development being stalled.  Paragraph 206 confirms that conditions should 

only be applied where they are necessary, relevant to planning and to the development to 

be permitted, enforceable, precise and reasonable in all other respects. 
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6.0 THE LOCAL PLANNING POLICIES 

 

RBC Local Plan Policies 

  

6.1 The legislative framework for consideration of this application is provided by the Town 

and Country Planning Act 1990 and the Planning and Compulsory Purchase Act 2004. 

 

Section 38 (6) of the 2004 Act states that: 

 

"If regard is to be had to the development plan for 
the purpose of any determination to be made 
under the Planning Acts the determination must be 
made in accordance with the plan unless material 
considerations indicate otherwise.” 

 
Section 70(2) of the Town and Country Planning 
Act 1990 states also that in the determination of 
applications: 

 
  “The Authority shall have regard to the provisions 

of a development plan, so far as material to the 
application, and to any other material 
consideration.” 

 

6.2 The Development Plan in this instance comprises the Reading Borough Local Development 

Framework Core Strategy (adopted 2008, altered 2015) and the Reading Borough Local 

Development Framework Sites and Detailed Policies document (adopted 2012, altered 

2015). RBC is currently preparing a new Local Plan 2036 which will set out how 

development will be planned and delivered across Reading Borough to 2036. 

 
 Reading Borough Council Core Strategy (Adopted 2008, Altered 2015) 

 

6.3 The policies contained in the Core Strategy that are relevant to the consideration of this 

application are as follows: 

 

• CS1 (Sustainable Construction and Design) 

• CS2 (Waste Minimisation) 

• CS7 (Design and the Public Realm)  

• CS9 (Infrastructure, Services, Resources and Amenities)  

• CS10 (Location of Employment Development)  

• CS11 (Use of Land for Alternative Uses)  

• CS14 (Provision of Housing) 

• CS15 (Location, Accessibility, Density and Housing Mix)  
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• CS16 (Affordable Housing) including update to policy, 2015  

• CS22 (Transport Assessments)  

• CS23 (Sustainable Travel and Travel Plans)  

• CS24 (Car/Cycle Parking)  

• CS29 (Provision of Open Space)  

• CS34 (Pollution and Water Resources) 

• CS35 (Flooding)  

• CS36 (Biodiversity and Geology)  

 

6.4 Policy CS1 (Sustainable Construction and Design) requires design proposals for new 

buildings to use energy, water, minerals, materials and other natural resources 

appropriately and take account of the effects of climate change. 

 

6.5 Policy CS2 (Waste Minimisation) requires development to incorporate measures to 

minimise the generation of waste and promote sustainable appropriates to waste 

management.  

 

6.6 Policy CS7 (Design and the Public Realm) requires that all development must be of high 

design quality that maintains and enhances the character and appearance of the area of 

Reading in which it is located. Developments will be assessed, inter alia, to ensure that 

they respond positively to their local context and create or reinforce local character and 

distinctiveness. 

 

6.7 Policy CS10 (Location of Employment Development) states that other major employment 

uses, including industrial and storage and distribution will be located in the A33 corridor 

or in the Core Employment Areas. 

 

6.8 Policy CS11 (Use of Employment Land for Alternative Uses) states that within the Core 

Employment Areas, the overall level of employment land should be maintained. Proposals 

that result in the loss of such land will not be permitted.  

 

6.9 Policy CS14 (Provision of Housing) states that provision will be made for the completion 

of an average of at least 477 dwellings for the period 2001-2006, 572 dwellings per annum 

in the period 2006-2016, and 521 dwellings per annum in the period 2016-2026 in 

accordance with the Core Strategy spatial strategy. 
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6.10 Policy CS15 (Location, Accessibility, Density and Housing Mix) requires developments to 

provide an appropriate range of housing types, sizes and tenures, in accordance with the 

findings of the Housing market assessment. Net densities of below 30 dwellings per 

hectare will not be acceptable. The policy sets out indicative density ranges as follows 

(the site being located within an Urban area): 

 

Town 

Centre 

Urban Accessible 

Urban 

Less 

Accessible 

Urban 

Above 70 40-75 35-55 30-50 

Density Range (dwellings per hectare) 

 

6.11 Policy CS16 (Affordable Housing) required developments of 15 dwellings and above to 

provide 30% of the total number of dwellings as affordable housing.  

 

6.12 Policy CS22 (Transport Assessments) states that planning permission will not be granted 

unless development proposals make appropriate provision for works and contribution to 

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

parts of a development. 

 

6.13 Policy CS23 (Sustainable Travel and Travel Plans) requires major development proposals 

to be accompanied by Travel Plan which commit to implement measures to promote and 

improve sustainable transport facilities. 

 

6.14 Policy CS24 (Car/Cycle Parking) requires maximum car parking standards and cycle 

parking requirements to be applied in relation to the accessibility of locations within the 

Borough to sustainable transport facilities. 

 

6.15 Policy CS29 (Provision of Open Space) requires new provision of open space on residential 

sites of 50 dwellings or more. The provision of Children’s Play Areas and Neighbourhood 

Recreation Areas should be made to ensure satisfactory levels of provision in the local 

area. 
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6.16 Policy CS34 (Pollution and Water Resources) states that development will only be 

permitted where it would not be damaging to the environment through air, land, noise or 

light pollution. Proposals for development that are sensitive to the effects of air, noise or 

light pollution will only be permitted in areas where they will not be subject to high levels 

of such pollution, unless adequate mitigation measures are provided to minimise the 

impact of such pollution. 

 

6.17 Policy CS35 (Flooding) sets out that planning permission will not be permitted for 

development in an area identified as being at high risk of flooding. 

 

6.18 Policy CS36 (Biodiversity and Geology) requires development proposals to retain, protect 

and incorporate features of biodiversity or geological interest found within the application 

site into schemes. 

 

 Reading Borough Local Development Framework Sites and Detailed Policies 

Document (Adopted 2012, Altered 2015)  

 

6.19 The policies contained the Sites and Detailed Policies document that are relevant to the 

consideration of this application are as follows: 

 

• SD1 (Presumption in Favour of Sustainable Development)  

• DM4 (Safeguarding Amenity) 

• DM5 (Housing Mix)  

• DM10 (Private and Communal Outdoor Space)  

• DM12 (Access, Traffic and Highway-Related Matters)  

• DM16 (Provision of Open Space) 

• DM18 (Tree Planting)  

• DM19 (Air Quality) 

• SA8 (Other Sites for Housing Development) 

• SA12 (Core Employment Areas) 

 

6.20 Policy SD1 (Presumption in Favour of Sustainable Development) sets out that the council 

will apply a positive approach to considering development proposals to reflect the 

presumption in favour of sustainable development contained in the National Planning 

Policy Framework. In so doing, Policy SD1 seeks to achieve the core objectives of the 

Core Strategy. 
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6.21 Policy DM4 (Safeguarding Amenity) development will not cause a significant detrimental 

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

 

6.22 Policy DM5 (Housing Mix) requires new developments of 10 or more dwellings outside 

the central area and defined district and local centres, to provide at least 50% of 

dwellings as 3 bedroom or more, and the majority of dwellings to be in the form of houses 

rather than flats. 

 

6.23 Policy DM10 (Private and Communal Outdoor Space) requires dwellings to be provided 

with functional private or communal open space. Houses must be provided with private 

outdoor space whereas flats may be provided with communal outdoor space, balconies 

and/or roof gardens. 

 

6.24 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. 

 

6.25 Policy DM16 (Provision of Open Space) sets out that the amount and type of publicly 

accessible open space to be provided shall be as laid out in the most up-to-date Open 

Spaces Strategy. 

 

6.26 Policy DM18 (Tree Planting) requires new developments to make provision for tree 

planting within the application site, or off-site in appropriate situations, to improve the 

level of tree coverage within the Borough and maintain and enhance the character and 

appearance of the area in which a site is located. 

 

6.27 Policy DM19 (Air Quality) required development to have regard to the need to improve 

air quality and reduce the effects of poor air quality. 
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6.28 Policy SA12 (Core Employment Area) confirms the designation of the Richfield Avenue 

Core Employment Area (CEA) (ref SA12g). The corresponding proposals map illustrates 

the extent of the SA12g CEA designation, which includes the Cox & Wyman site. 

 

 Supplementary Planning Documents (SPD) 

 

Parking Standards and Design SPD (October 2011) 

 

6.29 The Revised Parking Standards and Design document is a Supplementary Planning 

Document (SPD) which was adopted in October 2011. It sets out the maximum car parking 

and minimum cycle parking requirements for developments. The document describes four 

zones of connectivity: the application site is located in Zone 2 (areas within a 2km walk 

from the centre of Reading).  

 

6.30 The car parking and cycle parking standards per dwelling in Zone 2 locations is set out 

below: 

 

Table 4.1: Reading Parking Standards per Dwelling (Zone 2) 

Unit Type  Maximum Parking Standards 

Flat 1 - 2 beds  1 space 

Flat 3 bed  1.5 spaces 

Visitor parking (flats only)  0.1 space 

House 1 bed  1 space 

House 2 bed 1 space 

House 3 bed 2 spaces 

  

Affordable Housing SPD (July 2013) 

 

6.31 The Affordable Housing SPD sets out at the forefront that applications for development 

containing residential development will be determined in accordance with Core Strategy 

Policy CS16 for sites providing 15 dwellings or more. As set out above, Policy CS16 

requires the provision of 30% of the total number of dwellings in the form of affordable 

housing. 
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6.32 The SPD advises that under Policy CS16, on site provision of Affordable Housing is 

expected however in exceptional circumstances, the Council will consider provision on a 

surrogate site or sites. 

 

6.33 The SPD further advises that new development include a range of and mix of tenures of 

affordable housing (as appropriate depending on site size) to reflect local needs as 

indicated in the Berkshire Housing Market Assessment 2007 and the Berkshire Housing 

Need Assessment (2012). The SPD is therefore out of date as a more recent Berkshire 

Strategic Housing Market Assessment (SHMA) was undertaken in February 2016, and will 

be used as the basis to inform RBC’s preferred mix of tenures for the site. 

 

 Emerging Draft Reading Borough Local Plan 

 

6.34 RBC is in the process of preparing a new Local Plan to guide development within the 

borough to 2036. The latest version of the Draft Reading Borough Local Plan 2036 

(Regulation 18 document) was consulted on in May 2017; the next stage of consultation 

on the emerging plan (Regulation 19 document) is expected in November 2017.  

 

6.35 Draft Policy EM2 (Location of New Employment Development) of the emerging Local Plan 

deals with the location of new employment development and seeks to direct major 

employment uses to the A33 Corridor and the Core Employment Areas as shown on the 

proposals map. The policy does not define ‘major employment uses’ but does include 

industrial and storage and distribution uses. The Richfield Avenue CEA designation is 

carried forward in the Draft Local Plan under Policy EM2 and illustrated on the 

accompanying proposals map (site reference EM2g).  

 

6.36 The new Draft Local Plan Proposals Map proposes a revised boundary to the Richfield 

Avenue CEA which removes the Cox & Wyman site from the area currently designated for 

employment use in the Sites and Detailed Policies Document and RBC’s adopted Proposals 

Map. The revision to the CEA boundary results in the removal of three sites from the 

eastern edge of the CEA and their designation for redevelopment under Draft Policy WR3.  

 

6.37 Draft Policy WR3a relates specifically to the ‘Former Cox & Wyman Site, Cardiff Road’ and 

proposes to it for allocate it for residential development of between 70 and 110 dwellings, 

with some scope for commercial use on the western edge. The draft policy states that 

development should:  

 

• Take account of access restrictions on surrounding streets and ensure that 

residential access is generally separated from accesses to commercial areas;  



Cox & Wyman, Cardiff Road, Reading 
Planning Statement  The Local Planning Policies 

24325/P1b/A5/KJ/dw Page 36 October 2017 

• Include all parking requirements within the site to avoid exacerbating parking 

issues on existing streets;  

• Ensure appropriate separation or buffers between residential and industrial areas, 

to improve the relationship between the two uses in the local area;  

• Avoid adverse effects on important trees including those protected by TPO along 

Addison Road;  

• Address air quality impacts on residential use;  

• Address noise impacts on residential use;  

• Address any contamination on site;  

• Address flood risk issues arising from a Flood Risk Assessment; and  

• Ensure that development has no adverse effect on water quality.  

  

6.38 Regarding the provision of housing, draft Policy H1 states that provision will be made 

within Reading Borough for at least an additional 15,134 homes (averaging 658 homes 

per annum) for the period 2013 to 2036. 

 

6.39 Similarly to RBC’s adopted planning policy position, the emerging Local Plan requires new 

residential development of over 10 dwellings to provide at least half of all development 

as 3-bedroom houses or greater, and 30% of the total number of dwellings as affordable 

housing. 

 

6.40 The pre-submission draft of the emerging Local Plan is due to be published for consultation 

in November 2017. The Draft Local Plan is therefore at a relatively advanced stage in its 

preparation, but is yet to be submitted to the Secretary of State and tested by an Inspector 

at an Examination. The draft policies therefore should be regarded as carrying limited 

weight but are indicative of the Council’s aspirations and direction for growth in the 

Borough. 
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7.0 ASSESSMENT OF THE PROPOSED DEVELOPMENT 

 

7.1 This section of the Planning Statement assesses the scheme against the planning policy 

framework set out in Chapters 5-6 above. It also discusses other material considerations 

which should be taken into account in determining the application. 

  

 Principle of Development  

 

7.2 Under RBC’s adopted planning policy position, the application site is designated as part 

of the Richfield Avenue CEA by RBC’s adopted Proposals Map and protected for further 

employment use by virtue of RBC’s Core Strategy and Sites and Detailed Policies 

Document. Core Strategy Policy CS11 sets out a presumption against the loss of an 

employment use in this location and encourages proposals for major employment uses, 

including industrial, storage and distribution uses. 

 

7.3 It is important to recognise that the Cox & Wyman business vacated the site in 2015 and 

since that time there has been no significant interest to occupy the unit long term on 

normal market terms. The report undertaken by Campbell Gordon titled ‘Analysis of 

suitability for the current market’ (November 2016) and submitted in support of the 

application advises that the building ‘is highly unusual and was built and expanded on a 

bespoke basis by Cox and Wyman as a book printing works…The building is in very poor 

condition…The offices are extremely dated and extensively worn, and damaged from day 

to day usual wear and tear…The existing layout is inconsistent with the demands of the 

majority of modern occupiers’  

 

7.4 In terms of letting prospects, the report confirms that ‘The property’s age, location, 

layout, size, specification and condition are not suitable for the demands of the current 

market, and it is therefore highly unlikely to attract a tenant on a normal commercial 

basis…it is unsuited to modern industrial processes…the age of the building means it is 

in a very poor state of repair.’  Whilst the building has been actively marketed by Sharps 

Commercial since Cox and Wyman vacated in April 2015, it has been let at an almost nil 

rent basis (10 pence/sq.ft) in order to mitigate business rates and security costs. 

 

7.5 Whilst there are circumstances where it is important to protect and retain existing 

employment sites within the Borough, the current planning policy designation fails to take 

account of – or allow a flexible response to - circumstances such as the fact that the 

former Cox & Wyman building is a vacant industrial building which has become obsolete 

due to its bespoke design. Moreover, the policy position fails to assess the suitability of 
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the CEAs to accommodate the types of business that the Core Strategy seeks to retain. 

For example, in the case of the Richfield Avenue CEA there has been a trend over recent 

years for industrial and warehousing businesses to relocate away from the more 

traditional employment sites close to town centres, to locations that are more accessible 

to strategic highways networks, which are often out of town. 

 

7.6 The site is clearly no longer fit for purpose and could be put into more sustainable use 

on what is plainly a highly accessible brownfield site in close proximity to Reading town 

centre.  Given the site’s location on the edge of what is currently the Richfield CEA 

designation and adjoining residential development to the east and south, and commercial 

development to the north and west, the redevelopment of the site presents an excellent 

opportunity to facilitate a clearer demarcation between the employment and residential 

uses. 

 

7.7 As per the current boundary of the Richfield Avenue CEA, existing residents on Cardiff 

Road and Addison Road are located directly opposite the employment area and some 

houses on Cardiff Road are almost entirely surrounded by employment uses, with other 

houses backing closely on to employment uses. Redevelopment of the Cox and Wyman 

site on the edge of the CEA clearly presents an obvious opportunity to resolve these 

conflicts and create an appropriate transition between the residential and employment 

uses, as illustrated by the site layout accompanying this application. 

 

7.8 This direction of growth and aspiration for the future of the site has been supported in 

pre-application discussions with RBC’s Officers and is reflected in the council’s emerging 

Draft Local Plan. In terms of pre-application discussions, the written pre-application 

response received from RBC on 31st January 2017 set out that the council has ‘no 

objection to the loss of the existing building on site as it is acknowledged that due to the 

bespoke design, refurbishment for industrial or office use is not viable. It is also 

acknowledged that there are constraints to some forms of replacement employment use 

due to the proximity of the site to existing residential properties.’ 

 

7.9 In terms of RBC’s aspirations for the future of the site, the Spatial Strategy contained in 

the emerging Draft Local Plan sets out the strategy for existing employment areas and 

recognises that whilst a high level of need has been identified for new floorspace for 

employment development (paragraph 3.2.10), there is tension between maximizing the 

efficiency of existing employment areas to fulfil this role and identifying existing 

employment areas that are failing to meet the demand: 
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‘…as an exception, there are some specific areas where 
there is some potential for residential use, in particular 
where the current uses are not ‘pure’ employment uses, 
where there is a difficult relationship with residential land 
that could be better addressed through development, or 
where there is little prospect of employment use in the long 
term. Areas around Manor Farm Road…and at the eastern 
edge of the Richfield Avenue area are the main 
opportunities.’ 

 

7.10 Those ‘opportunities’ are translated into Draft Local Plan policies WR3a (Former Cox & 

Wyman site), WR3b (2 Ross Road and Part of Meadow Road) and WR3c (28-30 Richfield 

Avenue) which fall within the overarching Policy WR3 ‘Other Sites for Development in 

West Reading and Tilehurst’ Policy. Draft Policy WR3a in particular proposes that the 

former Cox & Wyman site is redeveloped for between 70 and 110 dwellings and allows 

for a degree of commercial use on the site. 

 

 Housing Need 

 

7.11 The supporting text Draft Policy WR3 sets out that the sites identified for residential 

development will not only help to regenerate underused or vacant sites, but will 

importantly provide much needed housing to contribute to meeting the housing needs of 

the Borough (paragraph 7.3.12). Draft Policy H1 sets out that provision will be made 

within Reading Borough for at least an additional 15,132 homes (averaging 658 homes 

per annum) for the period 2013 to 2036. Having regard to the OAHN identified in the 

Berkshire SHMA (2016) of 699 dpa, this presents a shortfall of 943 dwellings over the 

Plan period. 

 

7.12 One of the Core Planning Principles of the NPPF seeks to encourage the effective use of 

land by reusing land that has been previously developed provided that it is not of high 

environmental value. Moreover, NPPF paragraph 111 encourages planning policies and 

decisions to support the re-use of land that has been previously developed (brownfield 

land). The former Cox & Wyman site is a previously developed brownfield site which is 

failing to attract an occupier for its current use and is appropriately located adjacent to 

existing residential development. 

 

7.13 Given the pressing need for new housing in Reading and the limited availability of sites 

for redevelopment within the Borough boundary, the redevelopment of the site for 

housing seems entirely appropriate, and indeed consistent with national guidance to 

direct development to brownfield sites and identify specific sites for all types of housing 

to meet their anticipated housing requirement. In addition, the fact that the Draft Local 

Plan envisages that the site could be delivered within the short-medium term of the Local 
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Plan period, i.e. 2016-2026 suggests that RBC strongly supports residential development 

on the site to contribute to its housing need. 

 

 Land Use 

 

7.14 Draft Policy WR3a states that the site will comprise ‘Development for residential, with 

potential for commercial uses on the western edge of the site’. This implies that RBC’s 

priority for the site is redevelopment for residential use, but the ‘potential’ for commercial 

use suggests that this will not be required by policy but would be considered by RBC if 

demonstrated to be appropriate in future, given the site’s location adjacent to an 

employment area. 

 

7.15 The site comprises an island that is bound on all four sides by roads which physically 

separate it from surrounding buildings and uses. It is therefore well suited to 

accommodate a solely residential development that is detached from the CEA and wholly 

self-contained. It is not considered that the inclusion of commercial uses on the western 

edge of the site will enhance the overall scheme or assist in improving the transition 

between residential uses and the adjacent CEA to benefit future residents; no explanation 

is provided in the Draft Local Plan to justify why this is included within the policy wording.  

 

7.16 Moreover, there is limited demand for small scale commercial units in this location. Should 

a small commercial unit be integrated into the residential development and remain vacant 

for an extended period due to lack of demand (which might in part be due to its location 

on the edge of a housing site) this could potentially have a detrimental impact on the 

appearance of the site as whole. The infrastructure required to facilitate a commercial 

unit might also have a negative impact on the residential environment sought to be 

created. 

 

7.17 As illustrated in the site layout, a careful masterplanning exercise has been undertaken 

to redevelop the site into an attractive, contained residential development and create a 

clear demarcation between surrounding existing employment and residential uses. The 

addition of a commercial/employment unit on the site would only serve to dilute this 

demarcation and extend the edge of the employment area. 
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Density, Housing Mix, Affordable Housing 

 

7.18 The proposed scheme is for 96 units. This is within the appropriate density for an Urban 

site as stated in Policy CS15 at 40-75 dwellings per hectare. For this site at 1.31ha, this 

represents a range between 52 and 98 dwellings: 96 dwellings on a 1.31ha site equates 

to an appropriate density of 73.3 dph. 

 

7.19 In comparison, existing residential development to the east of the site behind Addison 

Road as illustrated on page 75 of the Design and Access Statement is on average, 99dph. 

Whilst the proposed development is less dense, in accordance with Policy CS15 it is an 

appropriate density for an urban location. 

 

7.20 The proposed development comprises a mix of one, two and three-bedroom units over a 

50:50 split of houses and apartments, and over half of all dwellings (over 50%) will be 

three bedroom (as set out in table 1.1, above). RBC’s pre-application response dated 7th 

March 2017 acknowledged that this proportion of 3 bed dwellings complies with the 

council’s planning policy position. 

 

7.21 The proposed mix seeks to accord with the findings of the Berkshire SHMA 2016 and 

advice received from RBC Officers during pre-application discussions. The proposed 

development will provide 30% of the total number of dwellings as affordable housing to 

include 1, 2 and 3 bed dwellings. In total, this equates to 67 market dwellings (70%) and 

29 affordable dwellings (30%). The distribution of affordable housing within the site will 

be confirmed through further discussion with RBC’s Officers. 

 

7.22 In summary, the development proposal would provide an appropriate housing mix and 

level of affordable housing, in accordance with the Policies CS15, CS16 and DM5. 

 

Design Principles 

 

7.23 The Design and Access Statement accompanying this application provides an analysis of 

the Site and its surroundings which then underpins the masterplan principles for the 

proposed development.  

 

7.24 The proposed development has been informed by and is consistent with the relevant 

design policies for RBC in terms of land use, density, access and movement, and green 

infrastructure.  
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 Height, Scale and Massing 

 

7.25 The new buildings are designed to mediate in form, scale, use, design and materials 

between the existing brick terraced houses along Cardiff Road and Addison Road and the 

immediate context of the industrial estate with its larger building types and road and 

public space designed around large vehicles rather than pedestrians, cyclists and family 

vehicles. 

 

7.26 As set out above, the building heights across the site will vary from 2-2.5 storeys to 4 

storeys, with the tallest building (the apartment blocks) deliberately set back in the north-

west corner of the site furthest away from surrounding residential development and closer 

to the edge of the CEA. The principle of development is for the proposed scheme to 

negotiate the transition in scale between the existing terraced family houses to the south 

and east of the site and the larger scale employment uses buildings in the CEA. 

 

7.27 In order to integrate the proposals successfully into the context, the new buildings are 

designed to match the adjacent scale, with terraced housing mirroring the terraced 

housing surrounding the site, and the larger townhouse and apartment blocks located to 

the parts of the site that are bound by employment uses.  

 

7.28 Some of the larger commercial units in the Richfield Avenue CEA range from 3-4 storeys 

and up to 16m in height. The apartments are proposed at the north west of the site 

extend to 4 storeys, however through pre-application discussions with Officers, the design 

of the fourth storey has been set back to reduce the perceived scale and massing of the 

buildings and add visual interest to the blocks. 

 

7.29 The new build townhouses extend to 3.5 floors and are stepped back at each floor to 

reduce the overall visual massing of the building and to facilitate outdoor amenity space 

on the first and second floors, as well as a large roof garden at the third floor. Whilst the 

townhouses make up only a small proportion of the overall development, RBC’s adopted 

policy DM10 allows for private outdoor space in the form of balconies and roof gardens 

for flats and urban townhouses where private gardens cannot be provided in the same 

way that they can with private gardens for the terraced housing. 

 

7.30 The largest proportion of the proposed development is terraced housing fronting onto the 

entire length of Cardiff Road and either side of the access point on Addison Road. The 

design and layout of development on the southern boundary of the site has been heavily 

influenced by the pre-application advice received and has been revised to reflect the 

existing layout of Victorian terraced housing opposite. 
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7.31 As illustrated on page 34 of the Design and Access Statement, the majority of the terraced 

housing comprises 3-bedroom dwellings and include garage/home office units to the rear, 

which is a successful design precedent taken from the scheme at Accordia in Cambridge. 

The office units at the first floor above the garages will also serve to provide natural 

surveillance over the internal access road. 

 

 Materials 

 

7.32 The proposed development incorporates high quality materials that are relevant to the 

site and its context. For the apartment building, elevation design has been carefully 

developed to reference the composition of the existing commercial element of the existing 

buildings, and the proposed brickwork references the brick facades in the existing 

buildings on site. 

 

7.33 The proposed materials for the terraced housing is reflective of and sympathetic to the 

material palette of the immediate context. Brick and slate connect the building to the 

Victorian housing context whilst the inclusion of metal cladding into the building design 

provides a more contemporary element and links to the commercial units immediately to 

the north of the site.   

 

7.34 Further details of the proposed design can be found in the comprehensive and detailed 

Design and Access Statement accompanying the application. As demonstrated, the 

proposed scheme accords with the requirements of the NPPF to achieve ‘Good Design’ 

and with RBC Policies CS1, CS7 and DM10. 

 

 Landscape & Open Space 

 

7.35 The site is situated within an urban landscape and is not subject to any local or national 

landscape designations. As a result of its existing industrial use within an employment 

area, the site lacks any form of structured landscaping and an opportunity therefore exists 

to vastly improve the setting and appearance of the site by delivering a high quality, 

attractive landscape design as part of the redevelopment of the site. 

 

7.36 As illustrated on the ‘landscape general arrangement plan’ accompanying the application, 

a significant amount of tree planting and structured landscaping is proposed for the site 

along the northern and western boundaries in the form of hedges, railings and trees, and 

along the eastern boundary in the form of a generous landscaped frontage onto Addison 

Road to respect the setting of existing TPO trees. 
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7.37 The landscape design of the north-west corner of the site has been shaped by pre-

application discussions with Officers and culminated in the setting back of the apartment 

block to facilitate an attractive area of landscaped open space with new tree planting. 

This arrangement seeks to ensure that residential amenity in north west of the site is not 

compromised by the location and proximity of employment uses opposite, and also serves 

as a graded change between the existing residential development to the south and east 

and the remainder of the CEA. This is a significant improvement in the relationship 

between existing housing and employment uses in the current site layout and 

arrangement. Moreover, the addition of a green buffer in the north-west corner means 

that continued employment use in the CEA is not constrained in future by the introduction 

of housing on the site.  

 

7.38 The new access road running through the centre of the site features additional tree 

planting along either site of the route and a new centrally located Local Area of Play 

(LAP). Structured landscaping and areas of open space are integrated throughout the 

scheme to enhance the appearance and provide opportunities for recreation and 

enjoyment by future residents and members of the local community.  

 

7.39 The Design and Access Statement provides further detail on the proposed landscape 

strategy for the site (Section 6) and should be read alongside the landscape general 

arrangement plan, landscape illustrative masterplan and detailed landscape plans 

accompanying the application. The proposals have sought to create an attractive sense 

of place and vastly improve the public realm in line with policies CS7 and DM16, and 

provide usable areas of open space and an equipped play area in accordance with Policy 

CS29. 

 

 Transport and Accessibility 

 

7.40 As set out above, the site is well located in close proximity to Reading town centre and 

train station, which are accessible via pedestrian and cycle links from the site and or bus 

services which can be accessed from the bus stops on Caversham Road. The site is 

therefore well positioned for new residents to access the town centre and its facilities by 

foot or bicycle, as well as to the train station which provides convenient access to 

locations such as London, Oxford and South Wales. 
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7.41 As part of the development, 121 car parking spaces are proposed which is considered to 

represent an appropriate balance between Council standards for sites in Zone 2, policy 

objectives, car ownership levels and having regard to the site’s location on the edge of 

the town centre. Parking is proposed to the rear of the terraced houses either in the form 

of garages or parking spaces, and to the rear of the townhouses (positioned back to back) 

in the form of on-plot parking spaces. Parking for the apartments will be provided in the 

form of a communal courtyard area. 

 

7.42 The development will make provision for 126 cycles to be parked, in accordance with 

RBC’s minimum standards for Zone 2 developments and in accordance with Policy CS24.  

A cycle store with Sheffield stands or similar will be provided at ground level for the 

apartment block which will be secure and weatherproof; where houses do not have access 

to a garage, it is proposed there will be a bike shed in the rear gardens; and for the north 

/ south townhouses, bikes will be stored in bike lockers in the front gardens of the 

properties. 

 

7.43 A new internal access running through the site will be connected by a new access on 

Milford Road, necessitating the loss of 2 – 3 on-street parking spaces, and the use of the 

existing access on Addison Road which is currently gated but previously provided vehicle 

access into the site. The internal road network will be 6m wide and allow two-way traffic 

flow.  

 

7.44 As set out in the Transport Statement accompanying the application, an assessment of 

likely trip generation demonstrates that there will be a reduction in vehicle trips at the 

proposed development compared to the existing consented use of the site. Even with the 

current lower density of occupation, there will be a reduction in peak hour vehicle trips 

in the morning peak hour and no material change during the afternoon peak hour. 

 

7.45 In line with Policy CS23, the application is also supported by a Travel Plan which sets out 

the sustainable travel options available to residents of the development and the measures 

and initiatives that will be used to incentivise travel by sustainable modes. 

 

7.46 The supporting Transport Statement demonstrates that the proposed scheme is consistent 

with relevant local and national transport policy guidance and will not give rise to any 

material transport related impacts. It therefore meets the test of NPPF paragraph 32, 

which states that “Development should only be prevented or refused on transport grounds 

where the residual cumulative impacts of development are severe.” 
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Ecology 

 

7.47 The application is supported by an Ecological Appraisal of the site, which is based on an 

extended Phase 1 survey and specific surveys for roosting bats and badgers. The site 

itself is not subject to any statutory or non-statutory ecological designations. The nearest 

statutory designation is Lousehill Copse LNR, approximately 2.5km south west of the site, 

and the nearest non-statutory designation is Cow Lane Depot Local Wildlife Site 

approximately 0.25km south west of the site. These are well separated from the site and 

considered highly unlikely to be affected by the proposed development. 

7.48  The site itself has negligible to low ecological value. Higher value habitats in the context 

of the site include trees at the site boundaries, albeit these are considered to be of 

negligible to low value at the local level and will be complimented by new planting of 

native species. 

 

7.49 The habitats within the site have been recorded to support a small number of common 

foraging bats and foraging and nesting bird species. The targeted survey work did not 

identify any badgers. As such, the Appraisal recommends appropriate mitigation measures 

only, including check surveys prior to vegetation clearance and building demolition and 

timings of works. 

 

7.50 In terms of enhancements, the proposals present the opportunity to secure a net gain for 

 biodiversity, including through additional native planting and the provision of new 

roosting/nesting opportunities for bats and birds. Overall, the proposals have sought to 

minimise any potential ecological impacts and subject to the implementation of 

appropriate avoidance, mitigation and compensation measures as recommended within 

the Ecological Appraisal, it is considered unlikely that the proposals will result in 

significant harm to biodiversity. 

 

7.51 In line with Policy CS36, the proposed development of the site presents an opportunity 

to provide an overall improvement and net gain for biodiversity, and is compliant with the 

paragraphs 109 and 118 of the NPPF which indicates that weight should be afforded to 

the environmental benefits of a development in terms of net gains to biodiversity. 

  

 Heritage and Archaeology 

 

7.52 The application is supported by a Heritage Statement which confirms that the Site is not 

recognised as a heritage asset, neither statutorily, nor locally listed, and it does not sit 

within a Conservation Area. In addition to lacking any sort of heritage recognition, the 

Site does not sit within the setting of any heritage assets 
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7.53 A review of the historic development and current condition of the Cox and Wyman building 

and site has identified that there is considerable evidence of historic alteration, expansion, 

and later stripping out of historic machinery and other evidential features which result in 

the site having low heritage significance. On that basis, the degree of heritage impact 

arising from the demolition of the buildings and redevelopment of the site has been 

assessed as very low in line with the test of NPPF Paragraph 135. 

 

7.54 It is further concluded that the very low degree of harm arising will be outweighed by the 

sizeable public benefits arising from the proposals, namely the provision of highly 

sustainable and high-quality housing, in line with the relevant test of NPPF Paragraph 134 

and the policy requirements of NPPF chapter 7 ‘Requiring Good Design’.  

 

7.55 Whilst the building itself is identified as having ‘low heritage significance with considerable 

areas of later fabric that hold negligible heritage value’ (Heritage Statement, page 11), a 

number of respondents to the public consultation, including the BTCA, suggested that 

they would however like to see elements of the Cox & Wyman buildings – in terms of 

materials and architectural features - incorporated into the development proposals in 

recognition of its past function. 

 

7.56 Although the Heritage Statement did not find any features of sufficient significance that 

would warrant retention, it is proposed that the finials from the buildings, which are 

instantly recognisable aspects of the existing buildings, are fitted on top of two new walls 

which would flank the pedestrian entrance into the site from Addison Road. This feature 

would make a direct visual reference to the original building on the site.  

 

7.57 In terms of Archaeology, the proposed development will not involve the disturbance of 

ground within an Area of Archaeological Potential (as designated by the adopted or the 

emerging Local Plan proposals maps, and corresponding ‘saved’ policy CUD12 and 

emerging policy EN2) and no concern was raised by RBC at the pre-application stage in 

relation to potential archaeological significance. 

 

7.58 Having regard to the baseline assessment of the site, it is considered that the proposals 

meet the requirements of the relevant NPPF tests on heritage grounds. 

 

 Noise 

 

7.59 In support of the application, detailed noise surveys have been taken from various 

locations on all four roads around the site to determine the extant noise climate in the 

area and the potential exposure that future occupiers will have to these sources. 
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7.60 As set out in Section 3 of this statement, the potential for low frequency noise emissions 

from idling trains to have a detrimental impact on future residents was raised by RBC 

during the pre-application stage. Following the advice received from Officers, an acoustic 

assessment has been undertaken to measure the noise emissions from the railway line 

and depot to the south of the site, behind the existing housing on Cardiff Road.  

 

7.61 As set out within the report, there is not a clear methodology for measuring low frequency 

noise, nor is there a widely accepted design criterion for controlling environmental noise, 

and a number of assessments are considered in order to cover a broad range of criteria. 

Based on the available guidance, the report advices that the low frequency noise criteria 

should be set for indoors and it is therefore proposed that internal sound levels within 

new build dwellings should be controlled to comply with the ISO 226 threshold.  

 

7.62 The report concludes that ventilation will need to be provided to the most noise exposed 

dwellings via a whole house type arrangement with acoustically treated air inlet and 

exhaust paths, which will mitigate and minimise any potentially adverse acoustic impacts 

on health and quality of life. In accordance with these recommendations, the proposed 

development makes provision for Mechanical Ventilation Heat Recovery Systems (MVHR). 

Moreover, the layout of the properties to the south of the site that could be most affected 

are arranged such that bedrooms are situated to the rear of the properties furthest away 

from noise sources. 

 

7.63 The approach adopted concurs with RBC Policy DM4, CS34, criterion 4 of NPPF paragraph 

109 and the second aim of the Noise Policy Statement for England (March 2010), to 

mitigate and minimise adverse impacts on health and quality of life. 

  

 Air Quality 

 

7.64  The proposed development is located within an Air Quality Management Area (AQMA) 

which encompasses the centre of Reading and major arterial roads into and out of the 

town, and as such, the application is supported by an Air Quality Assessment (AQA) which 

sets out various mitigation measures. The main air pollutants of concern relate to 

construction and are dust and fine particulate matter (PM10), whilst for road traffic and 

railway emission they are nitrogen dioxide and fine particulate matter (PM10 and PM2.5). 
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7.65 The AQA advises that the construction works have the potential to create dust. During 

construction it is therefore recommended that a package of mitigation measures is put in 

place to minimise the risk of elevated PM10 concentrations and dust nuisance in the 

surrounding area. With mitigation in place the construction impacts are judged as not 

significant. 

 

7.66 In relation to predicted NO2, PM10 and PM2.5 levels, concentrations are well below air 

quality strategy objectives, all of the existing receptor locations in close proximity to the 

site. The proposed development is considered to improve concentrations at a number of 

receptor locations due to the proposed changes in the site access arrangements. Taking 

into account the predicted concentrations, the overall air quality effect of the development 

is considered to be not significant. 

 

7.67 There are no predicted exceedances of the air quality strategy objectives at any of the 

proposed receptor locations and the report concludes that the site is considered suitable 

for residential development without the need for additional mitigation, and that there are 

no air quality constraints to the proposed development. As such, the proposed 

development complies with Policy DM4, CS34 and NPPF paragraphs 109, 124 and 203 

 

 Flood Risk and Drainage 

 

7.68 The application is supported by a Flood Risk Assessment and SUDS Assessment. The 

entirety of the site and the proposed access points are located in Flood Zone 1 on a ‘dry 

island’ which is surrounded by areas of Flood Zone 2, which is defined by the Environment 

Agency as having a 0.1%-1% change of flooding from a river each year. The dominant 

source of flooding at the site is identified as fluvial flooding from the River Thames, 

however, the FRA sets out that the existing risk of surface water flooding is low  

 

7.69 Proposed finished floor levels for the development have been raised a minimum of 300 

mm above the design flood level to 38.72 m AOD where possible and all finished floor 

levels are set above the minimum recommended flood level to inform flood resilience of 

38.52 m AOD. Where a small amount of the proposed building footprint encroaches on 

part of the south east of the site that has a 1% annual probability plus climate change 

flood extent (which could result in the available floodplain storage) floodplain 

compensatory storage is proposed. 
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7.70 The drainage strategy has been prepared in accordance with national policy ensuring, 

through application of the Sustainable Drainage Systems hierarchy, that surface water 

runoff rates are reduced to as close as possible to greenfield rates post-development, 

including an allowance for climate change.  

 

7.71 No surface water flooding is predicted in the 100-year plus climate change event, due to 

the attenuation storage provided in the sub-base of permeable paving. Moreover, surface 

water runoff will discharge to assumed connections to the Thames Water surface water 

sewer network in Addison Road, Cardiff Road and Milford Road. 

 

7.72 Having regard to the conclusions of the FRA and drainage strategy, the proposals comply 

with the guidance relating to flood risk contained in the NPPF, and with RBC Policies CS1 

and CS35, and with the advice contained in the Reading Strategic Flood Risk Assessment 

(June 2017) which has informed the site-specific flood risk assessment. 

 

Ground Conditions and Contamination 

 

7.73 The proposed development is situated on a site of an historic printing works which, by 

nature of its use, has the potential to be contaminated. As such, the application is 

supported by a Phase 1 Geoenvironmental Desk Study to determine the existing 

geoenvironmental conditions at the site. 

 

7.74 Potential sources of contamination identified in the report include an on-site electricity 

substation, on-site fuel storage in connection with the former industrial usage as a printing 

works (possible chemical storage, oil and fuel spills), in existing buildings relating to the 

use of asbestos materials in the building construction, and made ground associated with 

existing and former buildings. 

 

7.75 Based on the past use of the site, the study identifies an overall risk assessment of 

‘medium’ potential for environmental liability related to ground contamination for the 

proposed residential use.  The report makes recommendations for further work in relation 

to asbestos surveys prior to site clearance, and site investigations for targeted buildings 

and sources of contamination. It is anticipated that any further work required to identify 

and quantify potential contamination will be secured by RBC through a suitably worded 

planning condition. 
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Socio-Economic Assessment 

 

7.76 It is expected that the construction phase of the proposed development will generate a 

number of jobs across all construction disciplines, from ground workers to construction 

management.  

 

7.77 The completed development is to provide up to 96 dwellings comprising houses and 

apartments, across a mix of styles, size and tenure. Based upon an indicative 2.4 average 

household size, it is likely that the proposed development could provide homes for up to 

230 people, which includes policy-compliant provision of affordable housing. This supports 

the ‘social’ role of sustainable development as indicated within the NPPF by providing a 

supply of housing to meet present and future generations.  

 

7.78 The introduction of up to 96 additional households in Reading Borough will also inevitably 

bring consequential benefit of additional expenditure on a range of local convenience 

goods and additional comparison goods, particularly given the site’s proximity to the town 

centre. 

 

 Sustainability 

 

7.79 The development will achieve the high standards of energy efficiency and sustainable 

construction as required by nationally prescribed standards, set out in Building 

Regulations.  

 

7.80 The Design and Access Statement accompanying this application demonstrates how the 

masterplan has incorporated opportunities for sustainable urban drainage and 

incorporates areas of green space to provide net gains to biodiversity. The design 

principles set out in the Design and Access Statement also describe the types of materials 

which will be appropriate and that the development will comply with RBC’s design 

requirements in relation to water and waste.  

 

7.81 The Proposed Development will follow good practice sustainable design and construction 

practices: given the withdrawal of the Code for Sustainable Homes, the proposed 

development will not undertake a Code assessment, but will use Code ‘Level 4’ as a design 

framework. The Design and Access Statement provides further details on the key targets 

that the development seeks to achieve in line with the requirements for sustainable 

construction set out under Policy CS1. 
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 Overall Conclusions and the Planning Balance 

 

7.82 The site is situated in a highly sustainable location close to Reading town centre, Reading 

Train Station (which is approximately 0.5 miles, 11 minutes estimated walking time away) 

and local bus routes and bus stops on Caversham Road. The site is in walking distance of 

local amenities on Swansea and Caversham Road, but also close enough to easily access 

the wide range of facilities provided in Reading Town Centre, as well as the excellent rail 

connections available at the station to destinations further afield.  

 

7.83 Whilst the site is currently within the Richfield Avenue CEA site designation and protected 

for employment use, RBC’s emerging Local Plan recognises that the site is no longer 

fulfilling its purpose to warrant the designation and has proposed the site’s redevelopment 

for residential use. The site constitutes an island and is physically detached from the 

remainder of the CEA, but adjacent to existing residential development and sustainably 

located in close proximity to the town centre, all of which supports RBC’s proposed 

allocation of the site for housing in its Draft Local Plan (Policy WR3a). 

 

7.84 There are a range of benefits which would be delivered by the proposed development, 

securing social, economic and environmental gains as described above and in the 

documentation supporting the application. The proposed development of the site will 

deliver a range of benefits including much needed and high-quality market and affordable 

housing in walking distance of Reading town centre; an attractive landscape scheme to 

improve not only the appearance of what is currently a neglected industrial site, but also 

the public realm within the site; net gains to biodiversity; and the provision of landscaped 

areas of open space within the site and an equipped Local Area of Play for use by existing 

and future residents.  

 

7.85 The contribution to housing delivery including the provision of the affordable housing 

which the development would provide should weigh heavily in support of planning 

permission being granted. The proposed development would also provide for a 

contribution to the Community Infrastructure Levy (CIL) towards, for example, local 

community infrastructure, as well as S106 contributions. 

 

7.86 Whilst the proposed development of the site does not comply with RBC’s current Local 

Plan position in terms of protecting employment uses on the site (Policy CS11), RBC have 

acknowledged through pre-application discussions that the building offers limited 

potential for other employment based uses and accept the loss of the building in principle. 

Moreover, the emerging Local Plan demonstrates that RBC view the future of the site as 

residential and not forming part of the Core Employment Area.  
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7.87 Notwithstanding the relatively early stage of the Emerging Draft Reading Borough Local 

Plan as discussed at paragraphs 6.32 and 6.38 above, the proposed development has 

sought to accord with the criteria set out under draft Policy WR3a, and provides an 

appropriate buffer and transition between the existing residential area to the south and 

east, and commercial area to the north and west, resulting in a significant improvement 

in the relationship between the two uses. 

 

7.88 Moreover, the development of the site for housing accords with the NPPF’s thrust to 

encourage the effective use of brownfield land that is not of high environmental value 

and to direct development to sustainable locations  

 

 

7.89 Applying the presumption in favour of sustainable development in Paragraph 14 of the 

NPPF, the development would not result in significant and demonstrable adverse impacts 

which would outweigh the benefits identified. The application should therefore be 

approved.  
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8.0 SUMMARY AND CONCLUSIONS 

 

8.1 Barton Willmore LLP is instructed by the applicant, Thames Properties, to submit a full 

planning application to Reading Borough Council with respect to the site of the former Cox 

& Wyman printing works on Cardiff Road, Reading.  

 

8.2 The Site, which constitutes an island bound by four roads, is located to the north of 

Reading town centre in Reading Borough, and occupies a key location between residential 

development to south and east and a Core Employment Area to the north and west. The 

site extends to approximately 1.31ha and is currently occupied by the buildings associated 

with the former Cox & Wyman printing press and its associated yard and parking. The 

Cox & Wyman business vacated the site in 2015 and has failed to attract an occupier for 

its full rent since that time. 

 

8.3 Pre application discussions with RBC have indicated s agreed that due to the bespoke 

design of the building and the difficulty in attracting an occupier, its demolition is 

acceptable in principle.  A planning application is therefore submitted in full for: 

 

“Demolition of existing site buildings and boundary 
treatments and erection of 96 no. dwellings including 
associated surface car parking, public realm and 
landscaping on land at the former Cox & Wyman building, 
Cardiff Road, Reading.” 

 

8.4 The proposed development has been assessed in accordance with the presumption in 

favour of sustainable development, considering the overall ‘Planning balance’, taking into 

account the numerous benefits of the development and demonstrates that these are not 

significantly and demonstrably outweighed by adverse impacts. 

 

8.5 The proposed development would deliver up to 96 new homes in a sustainable location, 

as acknowledged by the allocation of the site for residential development in the emerging 

Reading Borough Council Draft Local Plan. The Site benefits from being sustainably 

located, in walking and cycling distance of the town centre and train station, and in 

walking distance of bus stops providing access to the town and nearby settlements.  

 

8.6 The development would provide a mix of homes, in size and tenure including the provision 

of 30% as affordable homes and over half of the number of dwellings as family housing 

(3 bedroom) in accordance with RBC’s adopted policy requirements. As set out above, the 

development will make an important contribution towards meeting Reading Borough’s 

OAHN as identified by the Berkshire SHMA (2016) and contribute towards the draft 
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requirement in the emerging Local Plan of delivering 15,132 homes in the Borough over 

the period 2013-2036. The fact that the site is proposed as a draft allocation for 

residential development and envisaged by RBC as a site that could be delivered within 

the short-medium term of the Local Plan period, i.e. 2016-2026, suggests that RBC 

support residential development on the site to contribute to its housing need. This factor 

and the contribution towards the social ‘arm’ of sustainable development should be 

afforded significant weight in determining the application. 

 

8.7 In economic terms, the proposal would generate a number of jobs across all construction 

disciplines, from ground workers to construction management. The introduction of up to 

96 additional households in Reading Borough will also bring consequential benefit of 

additional expenditure on a range of local convenience goods and additional comparison 

goods. It will also provide more homes for workers in surrounding centres. The 

development would therefore contribute positively to the economic ‘arm’ of sustainable 

development. 

 

8.8 The application is supported by a range of environmental surveys and assessments as 

listed in Section 1. These conclude that the site is not subject to any environmental 

designations and that the development would lead to any significant adverse impacts. The 

development incorporates the recommended mitigation measures set out in the reports 

in order to reduce or avoid any adverse impacts. Indeed, the development would result 

in net gains to biodiversity and the opportunity to improve the flow of traffic in and around 

the site. 

 

8.9 As illustrated by the supporting plans and drawings, a careful design exercise has been 

undertaken to redevelop the site into an attractive, self-contained residential development 

that creates a clear demarcation and transition between surrounding existing employment 

and residential uses. The island nature of the site makes the site ideally suited to 

accommodate a solely residential development: the addition of a commercial/employment 

unit on the application site would only serve to dilute this demarcation and extend the 

edge of the employment area westwards, which could have a negative effect on the 

amenity of future residents. 
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8.10 The layout of the site has been carefully considered in the context of its surrounding uses. 

To ensure that residential amenity in north-west of the site is not compromised by the 

location and proximity of employment uses opposite, a landscape buffer and community 

orchard with tree planting is proposed and will serve as a graded change between the 

existing residential development to the south and east and the remainder of the CEA. This 

also means that continued employment use in the CEA is not constrained in future by the 

introduction of housing on the site. 

 

8.11 Overall, the proposed development reflects RBC’s aspirations for the future of the former 

Cox & Wyman site and accords with the Council’s adopted policies for residential 

development within an urban location. The proposed development will rejuvenate what is 

currently a neglected and under used site and provide a high quality, attractive residential 

development which will vastly improve the public realm in this edge of town centre 

location. The development will provide much needed housing for Reading Borough and a 

deliver a site that is proposed for allocation for residential use in RBC’s emerging Local 

Plan. Moreover, there are no adverse impacts of the development that would outweigh 

the range of social, economic and environment benefits that the development would 

deliver. Applying the presumption in favour of sustainable development, the application 

should therefore be approved. 
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