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PLANNING STATEMENT

in respect of inserting a new shopfront at
Rear of 92 Whitley Street, Reading, Berkshire RG2 0EQ
1. ENVIRONS
The site is located in south Reading on Whitley Street, a continuation of Basingstoke Road and one of the main routes from the town centre southwards towards Acre Road and other industrial estates, to the Madejski  Stadium and to Hampshire beyond.  Christchurch Road links it to Reading University and the health centre in Northcourt Road.  
The site lies behind commercial premises at Nos.90 and 92 Whitley Street and at the end of a terrace of two-storey residential dwellings on the south side of Essex Street.  Whitley Street itself comprises a bustling commercial centre supported by Essex Street and the many similarly residential streets surrounding it.  There are also schools, places of worship, educational and health establishments close by, many within walking distance, including sports facilities at Cintra Park.
The proposed shopfront would be within Essex Street opposite commercial premises occupied by an independent supermarket accessed from Whitley Street.
2. THE SITE

The rear of No.92 currently contains a two-storey building, its ground floor having been previously used as a plant room to the existing laundrette at the front of No.92 but now redundant as such, and its first floor is in use as a residential flat.  This building directly abuts and is set forward of the end-of-terrace house at No.1 Essex Street and, along with the other houses in the terrace, is generally of traditional construction with loadbearing brickwork surmounted by a pitched roof.  This two-storey building at the rear of 92 Whitley Street is conjoined to the single-storey neighbouring commercial premises at No.90.
Along the western boundary of the site is a nom.2.0m wide right of way enabling the occupiers of No.94 Whitley Street access to Essex Road.  The ground floor of No.90, which is under separate ownership, projects nom.1.0m beneath the upper storey of the building on site, in effect making the latter partly a ‘flying freehold’.
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The entrance to the two-storey building on site is currently from a rear yard accessed through a low archway located at the back of the pavement in Essex Street, there being a small open area between the single-storey front laundrette and the two-storey rear residential part of No.92.  The ground floor of the latter has become redundant partly due to its not being contiguous with the laundrette, combined with its lack of direct access from Essex Street.  While its ceiling is relatively low it would still be suitable for a small commercial user, as it is no longer needed as a plant room for the laundrette.
3. PREVIOUS APPLICATIONS
3.1. Pre-Application Submission
In 2020 formal pre- application advice was obtained from the local planning authority, ref: 200698/PREAPP, for the construction of a 2 bedroom maisonette above a single-storey studio flat.  It concluded that the principle of development was accepted, but raised concerns about overdevelopment and the impact of that design upon the character of the surrounding area.
3.2. Full Planning Application 1
Therefore an application was submitted to demolish and replace the existing one-and-a-half storey building with a new dwellinghouse to provide an improved standard of residential use, but the application was refused broadly due to its increased size projecting beyond the adjacent building line in Essex Street.
3.3. Full Planning Application 2
The previous reasons for refusal were addressed in revised proposals for the ground floor to become a commercial unit below a two-storey maisonette.  This application was also refused, broadly because the resultant three-storey building was considered out of character with that of Essex Street. 
3.4. Full Planning Application 3
The previous reasons for refusal were addressed in revised proposals for the ground floor to become a commercial unit below a single-storey two-bedroom maisonette.  but was refused for similar reasons, including a perceived overbearing effect on the side-facing windows serving the neighbouring first floor flat at 94 Whitley Street. 

4. CURRENT PROPOSALS
It is now proposed to retain the existing building and its existing uses but to improve the commercial use of the ground floor by creating a shopfront entrance from Essex Street.
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5. ACCESS

5.1 Specific Access Issues

The proposed development is situated on a broadly level site that is unlikely to provide unusual difficulties for those with mobility problems.  The pre-application advice specifically required clarification as to how the retail units at No.90 and 92 Whitley Street are currently serviced. However, neither No.90 or No.92 have significant servicing requirements likely to affect transport matters, No.90 being a hairdressing salon with no existing rear access anyway, and No.92 being a launderette which has no over-riding need for the existing rear access that would be removed by the proposals.

5.2 Access from Existing Transport Network

The site is very close to public transport links to commercial facilities in Reading town centre and all destinations in all directions, and to southerly destinations along Basingstoke Road and Shinfield Road.  It is within walking and cycling distance of local commercial, religious, health, educational and social establishments. 

5.3 Access Points and Layout

The new shopfront would only be accessed from Essex Street.
5.4 Maintenance of Access

The access point would be paved with robust materials requiring minimal maintenance.

6. DESIGN

The aims of the design are:-

6.1 To respond to government policy seeking to better utilise underused urban sites by improving access in a viable position to an existing commercial site;
6.2 To bring an existing site into improved economic use without undue detriment to its surroundings, thereby improving the quality of the surrounding commercial centre in a sustainable way and in the long-term public interest.
6.3 To provide an attractive shopfront between the existing commercial centre in Whitley Street and the residential area in Essex Street.
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