
DELEGATED APPLICATION REPORT

SITE ADDRESS: 5th Floor South Suite, Reading Bridge House, RG1 8PR
APPLICATION NUMBER: 210078/FUL
PROPOSAL: Change of use from Class E(g)(i) to Use Class F1 (a) or Class E(g)(i) or a combination of the two uses
DETERMINATION DATE: 12 March 2021
Site Description and Surrounding Area
The application site comprises a 5th floor south suite of Reading Bridge House. The site is situated to the north of Kings Meadow Road, adjacent to the junction with the A329 Vastern Road/B3345 George Street.
[image: image1.png]EEEl
nede

EERENeR

M8
CLEL
j"l

T

i
;_‘IJ





Proposal and background
Specifically, the application seeks a change of use of part of a floor to allow ‘First Institution Reading Ltd’ to operate a study centre from the site (5th Floor South Suite).
First Intuition Reading Ltd provide professional education and apprenticeship training in primarily accountancy and tax qualifications. Their core business focusses on training ICAEW, ACCA, CIMA and AAT. They provide training to employees of local firms and businesses such as Vodafone, EY, Nationwide, Thames Water as well as smaller businesses who are looking to expand and develop their finance teams. Their apprenticeship programs are Level 3, 4 and 7.
First Institution Reading Ltd use is most closely associated with Use Class F1 (a) – Learning and non-residential institutions (for the provision of education) but there is also scope for them to operate under a dual Class E(g)(i) – Commercial, Business and Services (an office to carry out any operation or administrative functions). As such, in order to allow the greatest degree of flexibility and accommodate First Institution Ltd, a flexible Class E(g)(i) and/or Class F1(a) (or any combination of both) is sought. A dual use would also retain flexibility for the premises in the future should it wish to revert. 
Relevant Planning History

Outline planning permission (Ref. 8410) was granted in May 1961 for the erections of 10 storey office block with basement car parking. A reserved matters application (Ref. 8978) for a 10 storey office block with basement car parking was approved in September 1961.

No relevant planning history for the 5th floor area in question

CONSULTATION AND PUBLICITY
Transport: No objection subject to conditions.
Publicity - A Site Notice was received by the developer and displayed on 4 Feb 21. The period for comment expired on the 25 Feb 2021. The nearest properties of kingfisher Place and Kings Meadow House were notified. 
No letters of representation received. 
Equality Act 2010:
In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. However, there is no indication or evidence (including from consultation on the application) that the protected groups identified by the Act have or will have different needs, experiences, issues and priorities in relation to this particular planning application. Therefore in terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

Relevant Planning Policy and Guidance   
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'. However, the NPPF does not change the statutory status of the development plan as the starting point for decision making. In this case the development plan consists of the Reading Borough Local Plan 2019.

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:

National
National Planning Policy Framework 2019

National Planning Practice Guidance 2021
Reading Borough Local Plan 2019
CC1: PRESUMPTION IN FAVOUR OF SUSTAINABLE DEVELOPMENT

CC2: SUSTAINABLE DESIGN AND CONSTRUCTION

CC3: ADAPTATION TO CLIMATE CHANGE

CC7: DESIGN AND THE PUBLIC REALM

CC8: SAFEGUARDING AMENITY

EM4: MAINTAINING A VARIETY OF PREMISES

TR3: ACCESS, TRAFFIC AND HIGHWAY-RELATED MATTERS

TR5: CAR AND CYCLE PARKING AND ELECTRIC VEHICLE CHARGING

OU1: NEW AND EXISTING COMMUNITY FACILITIES

OU2: HAZARDOUS INSTALLATIONS

OU3: TELECOMMUNICATIONS DEVELOPMENT

OU4: ADVERTISEMENTS

OU5: SHOPFRONTS AND CASH MACHINES

CR1: DEFINITION OF CENTRAL READING

CR2: DESIGN IN CENTRAL READING

APPRAISAL
Principle of development
This proposal seeks a flexible change of use to from office (Class E) to a Learning and non-residential institution use (Class F1(A)), or any combination of both. As the site currently benefits from lawful Class E use, there is no requirement to consider the impacts of the current permitted use, or any other use within Class E. However, as the proposal seeks consent specifically for professional education and apprenticeship training, either in its entirely to partially, a change of Office to F1(A) needs to be considered against the requirements of the Local Plan 2019. 

Reading Bridge House is located within the boundary of Reading Central Area (Policy CR1-10), the Central and Office Core (Policy CR1), and is within an Air Quality Management Area (Policy EN15). The site is not located within a Core Employment Areas (Policy EM3) where the overall level of employment land should be maintained, and no other policy within the local plan prevent the loss of office accommodation in this location. Policy OU1 of the Local Plan supports proposals for new, extended or improved community facilities in principle subject to other requirements of the plan. 
Paragraph 92 of the NPPF requires LPAs to provide the social, recreational and cultural facilities and services the community needs. Specifically, decisions should ensure an integrated approach to considering the location of economic uses and community facilities. Paragraph 121 goes onto state that “LPAs 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”.
The existing 5th floor south suite is currently vacant and therefore is not currently contributing socially or economically to either the town centre or the wider borough. Whilst there no indication or evidence that the application site has or will remain vacant in the long term, widening the permitted use of the 5th Floor South Suite beyond its lawful Office use (Class E(g)(i)) to a Learning and non-residential institution use (F1(a)), would provide greater flexibility in allowing this site to be occupied and contribute economically and socially to the borough.
It is understood that the intended occupier (First Intuition Reading Ltd) employs approximately 30 staff and has plans to expand further. Whilst any planning permission cannot secure a specific occupant or guarantee the level of employment generation by a particular use, any professional education and apprenticeship training use within F1(A) or reversion to office use is likely to ensure that the site will continue to contribute positively to employment generation in the borough.
Should First Intuition Reading Ltd or any other provider occupy the site, this will also result in social benefits through expanded education and training provision in the town. The proposal would therefore help to maintain the vitality and vibrancy to the town centre and ensuring sufficient space is available for any education and training provider who wishes to expand. Subject to a condition restricting unfettered F1(a) use, the proposal can be supported in principle as it would meet the economic and social objectives of the Local plan and NPPF.
Character of the area
There would be no external alterations proposed. These would not be harmful to the building in question or affect the wider character of the area. 
Impact on neighbour amenity 
No external changes are proposed which would result in any determent to neighbouring land uses or users within the same building. Any professional education and apprenticeship training use is entirely consistent with the site’s permitted office use and those existing office uses within Reading Bridge House.
Transport matters
The site is in a central location and only a 5-minute walk from Reading Station and Bus interchange and within 10-minute walk of Central Reading. In NPPF terms it is considered very sustainable location.

The building benefits from a 143 car parking spaces. Given the sustainability of the site, location of public car parks in the vicinity and parking restrictions on the adjacent roads, it is considered that the proposed change of use to either or that stated, would not result in any Transport/Highway implications.  In view of this, there are no transport objections to this application.
Conclusion
Having regard to the material considerations and all matters raised, the Local Planning Authority recommends granting planning permission subject to conditions.

RECOMMENDATION
GRANT Full Planning Permission subject to conditions
TIME LIMIT
APPROVED PLANS
USE RESTRICTION 

