
LOSS OF BUSINESS AND OFFICE SERVICES STATEMENT AT 90 LONDON STREET, READING, RG1 4SJ 

 

This statement confirms the applicant's interest in converting an existing office space into six 

residential studio spaces where Starting Point (The Mustard Tree) ends its lease in November 2023.  

Office space is reduced in area size but maintained on the ground floor. The space will be rented to a 

small local business in the area to help with the economy. Due to the surplus supply of offices, the 

applicant strongly believes that the conversion of the subject property to residential will better serve 

the community and will be a practical help to alleviate the pressure from the housing shortage in the 

UK.   

The lease document for the current tenant is found at the end of the statement. The lease was 

transferred to Maycrest Bond when they purchased it. All commercial leases remain in the product 

owner's name until a new lease is created.  

The lease states to end on 5 November 2023.  

National Planning Policy Framework (NPPF) 2021 

Paragraph 11 b) i) - strategic policies should, as a minimum, provide for objectively assessed needs 

for housing and other uses and any conditions that cannot be met within neighbouring areas unless. 

Applying policies in this Framework that protect areas or assets of particular importance provides a 

strong reason for restricting the overall scale, type or distribution of development in the plan area. 

Paragraph 20 a) - Strategic policies should set out an overall strategy for the pattern, scale and 

design quality of places and make sufficient provision for housing (including affordable housing), 

employment, retail, leisure and other commercial development. 

Paragraph 60 - To support the Government's objective of significantly boosting the supply of homes, 

it is essential that a sufficient amount and variety of land can come forward where it is needed and 

that the needs of groups with specific housing requirements are addressed. That land, with 

permission, is developed without unnecessary delay. 

Paragraph 61 - To determine the minimum number of homes needed, strategic policies should be 

informed by a local housing need assessment, conducted using the standard method in national 

planning guidance – unless exceptional circumstances justify an alternative approach that reflects 

current and future demographic trends and market signals. In addition to the local housing need 

figure, any needs that cannot be met within neighbouring areas should also be considered in 

establishing the amount of housing to be planned. 

Paragraph 62 - Within this context, the size, type and tenure of housing needed for different groups 

in the community should be assessed and reflected in planning policies (including, but not limited to, 

those who require affordable housing, families with children, older people, students, people with 

disabilities, service families, travellers, people who rent their homes and people wishing to 

commission or build their own homes. 

Paragraph 67 - Where it is impossible to provide a requirement figure for a neighbourhood area, the 

local planning authority should provide an indicative figure if requested by the neighbourhood 

planning body. This figure should consider factors such as the latest evidence of regional housing 

needs, the population of the neighbourhood area and the most recently available planning strategy 

of the local planning authority. 



Paragraph 70 - Neighbourhood planning groups should also consider the opportunities for allocating 

small and medium-sized sites (of a size consistent with paragraph 69a) suitable for housing in their 

area. 

Paragraph 120 d) - Promote and support the development of under-utilised land and buildings, 

significantly if this would help to meet identified needs for housing where land supply is constrained 

and available sites could be used more effectively (for example, converting space above shops and 

building on or above service yards, car parks, lock-ups and railway infrastructure) 

paragraph 123 a) - Local planning authorities should also take a positive approach to applications for 

alternative uses of land which is currently developed but not allocated for a specific purpose in 

plans, where this would help to meet identified development needs. In particular, they should 

support proposals to use retail and employment land for homes in areas of high housing demand, 

provided this would not undermine key economic sectors or sites or the vitality and viability of the 

town. 

Paragraph 124. a) – Planning policies and decisions should support development that makes efficient 

use of land, taking into account the identified need for different types of housing and other forms of 

development and the availability of land suitable for accommodating it; 

Principle of Change of Use 

CR2 Design in Central Reading states that ‘development will build on and respect the existing grid 

layout structure of the central area, providing continuity and frontages that engage with the street 

at lower levels. ‘ 

CR3 Public Realm in Central Reading states that the public realm should conserve and enhance the 

historic environment of the centre and the significance of heritage assets and their setting, including 

layout and materials. 

CR6 Living in Central Reading requires new residential development within the central area to 

demonstrate the impact of noise and air pollution regarding the implications of residential 

development and, if necessary, how its effect will be mitigated. Any new residential unit would be 

subject to policy H3 on affordable housing 

Justifications against the Policy 

The site is outside a core employment area, where Policy CS11 states that the overall level of 

employment land should be maintained.  

When assessed against the criteria for loss of business and office services within the area outside 

these areas, the following should be noted:  

• Access by car during general office hours could be better. Residential use would reduce the 

number of parking spaces and increase the number of bicycle spaces. As stated in Paragraph 

5.12, "Growth in employment spaces … should be supported by growth in housing levels, to 

prevent increases in … commuting distances". There is ample employment for the residents in 

designated Core Employment Areas within walking distance of the site, so the proposal supports 

this objective. The railway station is also within walking distance.  

• Modern expectations for cabling, lighting and mechanical services are hard to achieve in Grade 

II* listed building that is not residential.  

• There is a surplus of similar sizes and types of accommodation in Reading.  



• The site is in a central area where traffic congestion and its attendant pollution are problematic. 

Residential use would spread what traffic movements there are over a broader range of times, 

outside peak hours.  

• There need to be more opportunities to provide quality housing in Reading. Many residential 

developments which are conversions from office use consist of minimal units of low quality. The 

proposed flats are generously sized and will be of high quality.  

• The area is highly mixed, and residential use is adjoining the site. 

 

Overall, the applicant believes there is an identified need for additional housing in this area. There 

are strong economic reasons why such development would be appropriate for the community. 

These proposals provide a strong concept of sustainable use of a listed building. Alternative uses of 

land or structures should be treated on their merits regarding market signals and the relative need 

for different land uses to support sustainable local communities.  

 


























































	

