Delegated Application Report



Target Date: 01/12/2020


Extended Target Date: 27/01/2021

Address: The Faculty, 23-27 London Road, Reading
Application No: 201221/FUL
Proposal: Change of use of The Faculty from 16 serviced apartments (Use Class C1) to 15 residential flats (Use Class C3)

Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site comprises a four-storey serviced apart-hotel fronting London Road.  The building comprises 16 units along with an entrance hall and laundry room.  Parking is located at the rear and accessed from East Street.  The building is located in the Market Place/London Street Conservation Area and the surrounding area is a mixture of residential, commercial and retail.
It has not been possible to visit the site due to the current pandemic however Google Maps and Google Streetview enabled Officers to view the building externally and although internal access has not been possible the information and plans submitted by the agent has allowed the application to be fully assessed. 

Proposal and Background:

The proposal is for the change of use of the 16 serviced apartments (C1 use) to 15 residential flats (C3 use).  Internally the only change required is the blocking up of the front door to unit 1, the removal of the kitchen from unit 1 and knocking through into unit 2 in order to combine them into a single unit.  Currently unit 1 only has a floor area of 22sqm and is therefore too small to be used as an individual flat.  

No external changes are proposed and car parking will remain as existing (however one space has now been lost to cycle parking – see Transport consultation below).
For background, the owner of the site signed an agreement with Celador who are a serviced apartment operator, this agreement runs until the end of 2030.  The agent stated in an email dated 1st December 2020 that “due to the unprecedented crash in demand, the Owner is willing to release Celador from the agreement subject to this planning application being approved.”  The agent has stated in paragraph 2.5 of the Planning, Design and Access Statement that the “application is seeking to revert back to the original use following recent decline in market for serviced accommodation”.  Paragraph 3.9 highlights a combination of factors that have contributed to the recent decline in demand for the Faculty’s serviced apartments which include the COVID-19 pandemic which has reduced travel and an influx of short term C1 accommodation and companies like Airbnb and Booking.com that advertise as providing short term accommodation despite only have a lawful C3 use which the agent states is to the detriment of lawful C1 properties. 

The agent also states that even before the COVID 19 pandemic the serviced apartment market in Reading was highly saturated.

Although Officers do acknowledge the issues raised by the applicant regarding C1 apartments, this is not considered to be a material planning consideration and the application has been assessed using relevant policies and guidance.  
Plans Submitted:

The agent submitted the following drawings and information, received on 1st September 2020: 
Drawing No: P/100 – Site Location Plan

Drawing No: P/0001 – Existing Ground Floor

Drawing No: P/0002 – Existing First Floor 
Drawing No: P/0003 – Existing Second Floor
Drawing No: P/0004 – Existing Third Floor 

Drawing No: P/0005 – Proposed Ground Floor

Drawing No: P/0006 – Proposed First Floor

Drawing No: P/0007 – Proposed Second Floor

Drawing No: P/0008 – Proposed Third Floor

Planning, Design & Access Statement 
The agent submitted the following information, received on 1st December 2020:
Highways Note – Site Layout And Parking

Relevant Planning History:

99/00866/FUL (Civica Ref: 991628) – Construction of 15 flats.  Permitted 06/04/2000.  
08/01143/FUL (Civica Ref: 080207) - Retrospective change of use from flats (C3) to 15 serviced apartments (Use class C1) comprising 12 x 1 bedroom units and 3 x 2/3 bedroom units with associated parking.  Withdrawn 03/12/2008.
09/01339/FUL (Civica Ref: 091394) - Retrospective change of use from flats (Use class C3) to 15 serviced apartments (Use class C1) comprising 12 x 1 bedroom units and 3 x 2/3 bedroom units with associated parking.  Permitted 09/10/2009.
170576/FUL - Internal alterations to including division of 3no. existing three

bedroom serviced apartments (Use Class C1) into 6no. one bedroom service apartments. Reconfiguration of ground floor to create a new reception area and laundry room plus an additional studio apartment and addition of a lift.  Permitted 29/08/2017.
171948/APPCON - Application for approval of details reserved by condition no.s 3 (materials), 5 (Noise) and 6 (Air Quality) of planning permission ref. 170576.  Discharged 06/04/2018.
180264/FUL - Reconfiguration of the ground floor reception area to create a new reception area and laundry room plus an additional studio C1 apartment. Replacement signage and boundary treatment to London Road.  Permitted 11/07/2018.
Consultation Responses:

Transport 

The site is located in Zone 2, but close to the borders of Zone 1, Primary Core Area, of the Revised Parking Standards and Design SPD.  This zone directly surrounds the Central Core Area and extends to walking distances of 2 kilometres from the centre of Reading. Typically this zone is well served by public transport, with buses continuing either into or out of the Central Core Area via this zone.

The application site relates to a four-storey serviced apartments that fronts London Road. The building currently comprises of self serviced 16 units.  This application seeks a change of use to provide 15 C3 residential flats comprising of:

· 5 x 2 Bed Flats

· 10 x 1 Bed Flats

The submitted planning statement states that the site currently provides 8 car parking spaces located to the rear of the site and accessed from East Street.  In accordance with the adopted Parking Standards and Design SPD, the development would be required to provide parking provision of 1no. space for each C3 unit, therefore equating to a total of 16 car parking spaces, in addition to this 1car parking space per 10 units is required for visitor parking, therefore the total parking requirement for the total site is 17.  The proposed provision does not comply with the Councils current Parking Standards; however, given the site’s close proximity to the town centre and the parking restrictions in place in the surrounding area, a lower provision can be accepted in this instance.  No plans have been submitted illustrating the parking layout and access, therefore revised plans are required. 

Cycle storage has not been illustrated on plans and should be provided in accordance with the Councils current parking standards which is 0.5 spaces for each unit.  These should be provided in Sheffield type stands and should be covered and secure.  Revised plans and details of type of storage will be required. 

Bin storage should not be located further than 15m from the access point of the site to avoid the stationing of service vehicles on the carriageway for excessive periods, and should comply with Manual for Streets and British Standard 5906: 2005 for Waste Management in Buildings to avoid the stationing of service vehicles on the carriageway.  Clarification and illustration on revised plans is required.  

Please ask the applicant to address the points above.

Updated Transport comments following the submission of a Highways Note – Site Layout & Parking, received by the Local Planning Authority on 1st December 2020

The submitted planning statement stated that the site currently provided 8 car parking spaces located to the rear of the site and accessed from East Street.  This provision clearly was below our standards, however I had agreed a lower provision could be accepted, they have now come back with a site plan illustrating 7 spaces.  Losing a space to provide cycle parking.

The following was noted:

Parking space forecourt depths are less than 6m.  6m need to be provided to allow vehicles to manoeuvre easily out of the parking spaces.

Cycle storage unit is not large enough.

The stands should be set back a minimum of 500mm from the wall as per the diagram below and you would need 1m between each bike. 

                              Typical Cycle Layout


Environmental Protection 
Noise impact on development

A noise assessment should be submitted in support of applications for new residential proposed in noisy areas.

The noise assessment will be assessed against the recommendations for internal noise levels within dwellings and external noise levels within gardens / balconies in accordance with BS 8233:2014 and WHO guidelines for Community Noise. The report should identify any mitigation measures that are necessary to ensure that the recommended standard is met. 

The noise assessment data should also include noise events (LAMax) and the design should aim to prevent noise levels from noise events exceeding 45dB within bedrooms at night, as this is linked with sleep disturbance.

Internal noise criteria (taken from BS8233:2014)

	Room
	Design criteria 
	Upper limit

	Bedrooms (23:00 to 07:00)
	<30dB LAeq,8hour
	

	Living rooms (07:00 – 23:00)
	<35dB LAeq,16hour
	

	Gardens & Balconies
	<50dB LAeq,T
	<55dB LAeq,T


As a noise assessment has not been submitted and the proposed development is by a busy road, I recommend a condition is attached to any consent requiring a noise assessment to be submitted prior to commencement of development and any approved mitigation measures implemented prior to occupation to show that recommended noise levels in the table above can be met.

The noise assessment will need to identify the external noise levels impacting on the proposed site. 

Noise mitigation is likely to focus on the weak point in the structure; glazing. Given that the acoustic integrity would be compromised should the windows be opened, ventilation details must also be provided, where mitigation relies on closed windows. Ventilation measures should be selected which do not allow unacceptable noise ingress and should provide sufficient ventilation to avoid the need to open windows in hot weather, however non-openable windows are not considered an acceptable solution due to the impact on living standards.

I recommend a condition with regards to noise assessment and mitigation.
Air Quality - Increased exposure

The proposed development is located within an air quality management area that we have identified with monitoring as being a pollution hot-spot (likely to breach the EU limit value for NO2) and introduces new exposure / receptors. An assessment and/or mitigation measures should be provided as part of the application.

Where the assessment shows that residents will be exposed to harmful levels of pollutants (in excess of national objective levels) the applicant will need to produce a mitigation plan. The mitigation plan must quantify the impact on emissions the proposed mitigation will have, in order to show that future occupants will be protected from the effects of poor air quality.

One method of protecting future occupants is by setting a development back from the source of pollution. Where the development involves converting an existing building and allowing a buffer zone is not an option it may be that other mitigation can be applied. In the first instance this would be to implement measures to reduce the level at the facade of the property by creating a barrier between the property and the carriageway, such as close boarded fencing or planting vegetation. 

If this is not possible then locating habitable rooms away from the source of pollution or the use of mechanical ventilation with the inlet on the clean side of the property may be acceptable. This list of potential measures is by no means an exhaustive list.

Mitigation against increased exposure:

· Mechanical ventilation – inlets from the ‘clean’ side of the development, long term maintenance needs to be addressed

· Buffer zones – consider increasing distance of the building façade from very busy roads

· Habitable rooms – consider placing stairwells, corridors and bathrooms on the façade fronting pollution source

· Mixed use – locate any sensitive uses on higher floors, allowing commercial use on lower elevations

· Balconies – consider avoiding use in areas of exceedance, especially on ground and first floor level

· Non-opening front windows – this should only be considered in certain circumstances, needs to be balanced against loss of freedom for future occupants

· Green Infrastructure – Installation of green walls, rooves, or planters.

Reading Borough Council’s Air Quality Policy EN15 requires that developments have regard to the need to improve air quality and reduce the effects of poor air quality through design, mitigation and where required planning obligations to be used to help improve local air quality. 

Until an assessment and / or mitigation plan has been submitted and approved by the Environmental Protection Team it is impossible to determine whether the proposed development is appropriate for the proposed location, therefore until the above has been received I would recommend refusal on air quality grounds or a condition with regards to air quality assessment and mitigation.

Bin storage – rats

There is a widespread problem in Reading with rats as the rats are being encouraged by poor waste storage which provides them with a food source.  Where developments involve shared bin storage areas e.g. flats and hotels  there is a greater risk of rats being able to access the waste due to holes being chewed in the base of the large wheelie bins or due to occupants or passers not putting waste inside bins, or bins being overfilled.  It is therefore important for the bin store to be vermin proof to prevent rats accessing the waste.  I recommend a condition with regards to details of bin stores.
Thames Water 

Waste Comments

There are public sewers crossing or close to your development. If you're planning significant work near our sewers, it's important that you minimize the risk of damage. We’ll need to check that your development doesn’t limit repair or maintenance activities, or inhibit the services we provide in any other way. The applicant is advised to read our guide working near or diverting our pipes. https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes.

We would expect the developer to demonstrate what measures will be undertaken to minimise groundwater discharges into the public sewer.  Groundwater discharges typically result from construction site dewatering, deep excavations, basement infiltration, borehole installation, testing and site remediation.  Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991. Should the Local Planning Authority be minded to approve the planning application, Thames Water would like the following informative attached to the planning permission: “A Groundwater Risk Management Permit from Thames Water will be required for discharging groundwater into a public sewer.  Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991.  We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Permit enquiries should be directed to Thames Water’s Risk Management Team by telephoning 020 3577 9483 or by emailing trade.effluent@thameswater.co.uk .  Application forms should be completed on line via www.thameswater.co.uk.  Please refer to the Wholsesale; Business customers; Groundwater discharges section.

With regard to SURFACE WATER drainage, Thames Water would advise that if the developer follows the sequential approach to the disposal of surface water we would have no objection.  Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required.  Should you require further information please refer to our website. https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewater-services
Thames Water would advise that with regard to WASTE WATER NETWORK and SEWAGE TREATMENT WORKS infrastructure capacity, we would not have any objection to the above planning application, based on the information provided.

Thames Water recognises this catchment is subject to high infiltration flows during certain groundwater conditions. The scale of the proposed development doesn’t materially affect the sewer network and as such we have no objection. In the longer term Thames Water, along with other partners, are working on a strategy to reduce groundwater entering the sewer network.

Thames Water recognises this catchment is subject to high infiltration flows during certain groundwater conditions. The developer should liaise with the LLFA to agree an appropriate sustainable surface water strategy following the sequential approach before considering connection to the public sewer network. The scale of the proposed development doesn’t materially affect the sewer network and as such we have no objection. In the longer term Thames Water, along with other partners, are working on a strategy to reduce groundwater entering the sewer network.

Water Comments

If you are planning on using mains water for construction purposes, it’s important you let Thames Water know before you start using it, to avoid potential fines for improper usage. More information and how to apply can be found online at thameswater.co.uk/buildingwater.

On the basis of information provided, Thames Water would advise that with regard to water network and water treatment infrastructure capacity, we would not have any objection to the above planning application. Thames Water recommends the following informative be attached to this planning permission. Thames Water will aim to provide customers with a minimum pressure of 10m head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames Waters pipes. The developer should take account of this minimum pressure in the design of the proposed development.

Public Consultation:
Notification letters were sent to 21 London Road and 29 Bedivere Court (1-6) all London Road.  A site notice was displayed on 10th September 2020.  One letter of representation has been received from the company that manages the serviced apartments which provides background on the agreement between the freeholder and themselves and the position they find themselves in particularly during the pandemic period.
Summary of discussions with applicant/agent:
The agent was advised in an email dated 27th October 2020 that there were concerns with the scheme in regards to affordable housing, housing mix and the internal layout of some of the proposed flats.  These matters were discussed over the coming months but it has not been possible to overcome them and the agent wished to proceed with a refusal on the basis that they would appeal the Council’s decision.  The agent was duly asked to extend the expiry of the application in order for the decision to be issued however they would not agree to an extension of time.
Relevant Planning Policy and Guidance and Legal Context

The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework (February 2019)

Section 2 - Achieving sustainable development 

Section 4 - Decision-making 

Section 5 - Delivering a sufficient supply of homes 

Section 9 - Promoting sustainable transport 

Section 11 - Making effective use of land 

Reading Borough Local Plan (November 2019)

· CC1 (Presumption in Favour of Sustainable Development)

· CC2 (Sustainable Design and Construction)

· CC3 (Adaptation to Climate Change)

· CC5 (Waste Minimisation and Storage)

· CC6 (Accessibility and the Intensity of Development)

· CC7 (Design and the Public Realm)
· CC8 (Safeguarding Amenity) 

· CC9 (Securing Infrastructure) 

· EN1 (Protection and Enhancement of the Historic Environment)

· EN3 (Enhancement of Conservation Areas)

· EN15 (Air Quality)

· EN16 (Pollution and Water Resources)

· H1 (Provision of Housing)

· H2 (Density and Mix)

· H3 (Affordable Housing)

· H5 (Standards for New Housing)

· H10 (Private and Communal Outdoor Space)

· TR3 (Access, Traffic and Highway-Related Matters)

· TR5 (Car and Cycle Parking and Electric Vehicle Charging)

· CR1 (Definition of Central Reading)

· CR2 (Design in Central Reading)

· CR6 (Living in Central Reading)

Supplementary Planning Document

Affordable Housing (July 2013)

Revised Parking Standards and Design (Oct 2011)

Planning Obligations under S106 (April 2015)  
Sustainable Design and Construction (Dec 2019)

Market Place/London Street Conservation Area Appraisal 

The main issues to be considered:

i) The principle of development;

ii) Provision of Housing;

iii) Housing Density & Mix; 

iv) Impact on living environment for future residents and amenity of neighbouring properties;

v) Traffic generation and parking;

vi) Affordable Housing; and
vii) Other Matters
i) Principle of development  
The NPPF states (para. 10) that “at the heart of the Framework is a presumption in favour of sustainable development”. The overarching objectives are economic, social and environmental.  Paragraph 12 of the NPPF states “the presumption in favour of sustainable development does not change the statutory status of the development plan as the starting point for decision making.  Where a planning application conflicts with an up-to-date development plan permission should not usually be granted.”

Policy CC1 (Presumption in Favour of Sustainable Development) of the Reading Borough Local Plan states “applications for planning permission must be determined in accordance with the development plan unless material considerations indicate otherwise….Proposed development that conflicts with the development plan will be refused, unless material considerations indicate otherwise.”

The proposal is for the change of use of serviced apartments to 15 residential flats. There are no specific policies in the Reading Borough Local Plan which protect apart-hotel/serviced apartments and therefore there is no in-principle policy conflict with the loss of these units.  Provision of housing is welcomed, providing the development is suitable in terms of other material considerations discussed below.

ii) Provision of Housing 

Policy H1 (Provision of Housing) of the Reading Borough Local Plan states “Provision will be made for at least an additional 15,847 homes in Reading Borough for the period of 2103-2036.”  This is in line with the NPPF section 5 – Delivering a sufficient supply of homes.
The Planning, Design and Access Statement submitted by the agent refers to Policy H1 and Officer’s acknowledge that the provision of housing would contribute to meeting the need for additional housing within the Borough in accordance with Policy H1 which provides some benefit to the scheme.  However, the Council have evidence to indicate there is not an inadequate supply of housing within Reading Borough and the benefit of additional housing does not therefore outweigh other material considerations noted within the report below.  Similar benefits could be achieved through a more acceptable scheme that does not conflict with the Reading Borough Local Plan policies.
iii) Housing Density & Mix 

The application site is located in the town centre boundary and Policy CR6 (Living in Central Reading) of the Reading Borough Local Plan is applicable.  The proposed development is for 5 x 2 bedroom flats and 10 x 1 bedroom flats.  Policy CR6 states that “all proposals for residential development within the central area will be required to contribute towards a mix of different sized units within the development.  This will be measured by the number of bedrooms provided within individual units.  Ideally, a mixture of one, two and three bedroom units should be provided.  As a guide, in developments of 15 dwellings or more, a maximum of 40% should be 1 bed/studios, and a minimum of 5% of units should be at least 3 bed, unless it can be clearly demonstrated that this would render a development unviable.”  

 

The scheme proposes 10 x 1 bedroom flats which equates to 66.66% which significantly exceeds the maximum of 40% in policy CR6.  The mix is further reduced when the size of Flat 16 is taken into consideration (discussed further in section iv below).  Flat 16 is proposed as a two bedroom / 3 person flat and is located on the second floor of the building where head room is reduced.  The agent confirmed that with a reduced headroom the area of the second bedroom is  circa 4.6sqm.  The agent advised a single bed does easily fit into this room however Officers feel this is significantly below the Nationally-Described Space Standard of 7.5sqm and although a single bed may well fit into the room there is likely to be little room for anything else and as such Officers do not consider Flat 16 could be classified as a two bedroom flat.  This increases the proposed scheme to 11 x 1 bedroom flats which equates to 73.33%.  
The agent contends that although Policy CR6 expresses the requirement for a mix of different sized units, the percentages of units is provided as ‘a guide’.  Officers do appreciate this wording within the policy however, notwithstanding the fact that Flat 16 does not provide an adequate second bedroom in order to be classed as a two bedroom flat, paragraph 5.3.23 of Policy CR6 highlights that “the policy therefore ensures that the range of housing in the centre is not unnecessarily limited.  Whilst flats are likely to make up the vast majority of new housing development in the centre, developments should not be dominated by one-bedroom units, and a minimum of three or more bed-units will allow for a wider variety of people living in the centre.  The Berkshire Strategic Housing Market Assessment (2016) highlighted the need for a range of dwelling sizes.”

Although it is stated in the Planning, Design and Access Statement that the mix is similar to how the building was originally approved (11 x 1 bed, 1 x 2 bed and 3 x 3 bed) there are no three bedroom units proposed.  Officers accept that it would be unrealistic to achieve a maximum of 40% one bedroom units and three bedroom units have not been requested by the Council however, officer’s consider there is scope within the scheme to achieve a better mix of one and two bedroom units.  

The agent submitted, and makes reference to, an appeal (ref: APP/E0345/W/17/3188270 – planning application ref: 170251) where housing mix was considered on a similar site in Reading.  The Inspector allowed this appeal in 2018 which was for the change of use of the fourth and fifth floors of an apart-hotel to 10 residential apartments.  The submitted Planning, Design and Access Statement refers to this appeal in paragraph 3.17 and makes reference to a now superseded  Policy RC9 having similar wording to the now adopted Reading Borough Local Plan Policy H2.  The Inspector stated that “the wording of Policy RC9 of the APP sets out an aspiration for three-bedroom units to be provided, rather than a specific policy requirement.”  
The agents refer to this appeal as a precedent example and considers the proposal is acceptable and accords with Policy H2.  As mentioned above, officers are not requesting that three bedroom units are provided but were trying to achieve a better mix of 1 and 2 bedroom units in order for the scheme to be more policy compliant.  It should be noted that Policy H2 states in paragraph 4.4.11 that “within the centre of Reading, the considerations will be somewhat different, and Policy CR6 in the Central Reading Section set out specific requirements.”  
The main policy consideration is therefore Policy CR6 the criteria of which is clearly set out above.  The Policy provides a specific guide for schemes 15 units and over like the application proposal and therefore, Officers do not consider the referenced appeal directly comparable to the application scheme.  Each application should be considered on its own merit and fFor the reasons given above the proposal is considered to be dominated by one bedroom units and thereby fails to contribute towards a mix of different sized units within the central area of Reading which is contrary to Policies CR6 and H2 of the Reading Borough Local Plan (2019). 

iv) Impact on living environment for future residents and amenity of neighbouring properties

Policy CC8 (Safeguarding Amenity) of the Reading Borough Local Plan states that:

Development will not cause a significant detrimental impact on the living environment of existing residential properties or unacceptable living conditions for new residential properties, in terms of:

· Privacy and overlooking;

· Access to daylight and sunlight;

· Visual dominance and overbearing effects of a development;

· Harm to outlook;

· Noise and disturbance;

· Artificial lighting;

· Vibration;

· Dust and fumes;

· Smell;

· Crime and safety; and 

· Wind where the proposals involve new development of more than 8 storeys.

There is likely to be some noise and disturbance from the internal works proposed however this would be short term whilst the development was being undertaken, there are no external changes proposed and a residential use is not dis-similar to the use as apart-hotels.  As such the proposal is not considered harmful to the living environment of neighbouring properties.

Policy H10 (Private and Communal Outdoor Space) of the Reading Borough Local Plan requires flats to be provided with outdoor space such as communal outdoor space, balconies and/or roof gardens.  Paragraph 4.4.83 of this policy however states that “flats in central Reading will not require the same amount of outdoor space as houses in other parts of Reading, and the sites are usually constrained in any case.”  The proposed scheme does not introduce any communal outdoor space however there is none existing and due to its central location it is not considered that the provision of outdoor space is necessary in this instance.  There are a number of local parks and Forbury Gardens which are easily accessible.
Although Policy H5 (Standards for New Housing) is not applicable for new dwellings in the town centre, developments in the town centre would still be expected to achieve the nationally-described space standards (NDSS) (or at least close to these).  No floor areas were initially provided and there were concerns with the bedroom sizes of Flats 13, 15 and 16 on the third floor.

The agent provided the following approximate floor areas for the proposed flats which have been copied as submitted:

1) 73 sq. m (2b) (exceeds standard for a 2b4p unit) 

2) 42 sq. m (1b) (exceeds standard for a 1b1p unit)

3) 66 sq. m (2b) (exceeds standard for a 2b3p unit)

(No unit 4)

5) 52 sq. m (1b) (exceeds standard for a 1b2p unit)

6) 49 sq. m (1b) (exceeds standard for a 1b1p unit)

7) 42 sq. m (1b) (exceeds standard for a 1b1p unit)

8) 66 sq. m (2b) (exceeds standard for a 2b3p unit)

9) 52 sq. m (1b) (exceeds standard for a 1b2p unit)

10) 49 sq. m (1b) (exceeds standard for 1b1p unit) 

11) 42 sq. m (1b) (exceeds standard for 1b1p unit)

12) 66 sq. m (2b) (exceeds standard for 2b3p unit)

13) 38 sq. m (1b) (exceeds standard for 1b1p unit for a shower)

14) 41 sq. m (1b) (exceeds standard for 1b1p unit)

15) 36 sq. m (1b) (1 sq. m short of compliance with standard for a 1b1p unit)

16) 56 sq. m (2b) (5 sq. m short of compliance with standard for a 2b3p unit)

These measurements do not include the reduced headroom for the flats within the third floor roof space and the agent provided the following information:
Flat 13 is circa 34.5sqm (bedroom circa 7.1sqm) 

Flat 15 is circa 34sqm and the bedroom circa 8.06sqm 

Flat 16 area 53.78sqm and the single bedroom is circa 4.6sqm (although the agent states a single bed does easily fit into this room)

The submitted floor plans do not allow for an accurate measurement of the usable floor area to be taken of the bedrooms to these particular flats on the third floor.  There is a dotted line shown on the plans which Officers assumed indicated where the headroom reduced below 1.5m in height.  From the measurements provided by the agent however this may not be the case.  Although the agent has shown the floor areas to the bedroom of Flats 13 and 15 as being 7.1sqm and 8.06sqm respectively which is in line with the NDSS and Policy H5, on plan, they still seem very small and the overall floor area of both are below the NDSS which requires a minimum of 37sqm for a 1 bedroom / 1 person unit.    
The second bedroom of Flat 16 is 4.6sqm which is significantly below the recommended measurement of 7.5sqm floor area and the NDSS requires a minimum of 61sqm for a 2 bedroom / 3 person unit.  The measurements provided by the agent suggest this flat is below the required minimum measuring 53.78sqm.

Officer’s appreciate this application is for the conversion of the building only and Policy H5 and the NDSS is not applicable for new dwellings in the centre of Reading however the space standards have been introduced to ensure sufficient levels of internal space is provided which is essential to the quality of life of residents (paragraph 4.4.41 of Policy H5).  Policy CC8 also requires that development does not provide unacceptable living conditions for new residential properties.  Officers are satisfied that the remaining flats provide a satisfactory level of accommodation however it is considered that by reason of their internal layout and overall space within flats 13, 15 and 16 fail to provide an appropriate level of amenity for future residents. The resultant shortfalls in standard of accommodation, and failure to meet the Council’s standards would be contrary to Policy H5, and CC8 of the Reading Borough Local Plan (2019). 

v) Traffic generation and parking 

The site would be required to provide a total of 16 car parking spaces in addition to 1 car parking space for visitor parking.  The proposed provision does not comply with the Council’s current parking standards however 8 parking spaces were existing and the Council’s Transport Officer did accept that a lower provision could be accepted in this instance.  The agent provided a car and cycle parking layout during the course of the application which reduced the parking to 7 spaces as one space was lost to cycle parking.  This has reduced the level of parking even further and there were concerns with the parking space forecourt depths being less than 6m.  6m needs to be provided to allow vehicles to manoeuvre easily out of the parking spaces; the cycle storage unit was not large enough and the stands should be set back a minimum of 500mm from the wall.
The agent suggested these matters could be addressed but no further details were provided.  As such the proposed parking layout fails to demonstrate that it complies with the Local Planning Authority’s standards in respect of car parking provision, parking space forecourt depths and cycle storage size. This would adversely affect road safety and the flow of traffic and would fail to provide adequate facilities for sustainable transport modes in conflict with Policy TR3 and TR5 of the Reading Borough Local Plan (2019).

vi) Affordable Housing 

Policy H3 (Affordable Housing) states that residential development will make an appropriate contribution towards affordable housing to meet the needs of Reading:
· On sites of 10 or more dwellings, 30% of the total dwellings will be in the form of affordable housing.

The policy continues that for sites of 10 or more dwellings, provision should be made on site in the first instance with a financial contribution being negotiated to make up the full requirement as appropriate.

In all cases where proposals fall short of the policy target as a result of viability considerations, an open-book approach will be taken and the onus will be on the developer/landowner to clearly demonstrate the circumstances justifying a lower affordable housing contribution.

Policy H3 also states that priority needs are currently for housing with two or more bedrooms that can house families and the following types of residential development will be exempt from the requirement to provide affordable housing:

· Replacement of a single dwelling with another single dwelling; and 

· Conversion of a dwelling to self-contained flats where there is no new floorspace.

Paragraph 5.3.27 of Policy CR6 (Living in Central Reading) states that “Reading has seen a marked increase in proposals for serviced apartments, particularly in the centre.  These uses fall halfway between hotels and housing, providing basic facilities for self-sufficient living but also the amenities of a hotel……However, these uses should not be seen as a way of introducing flats by the back door and therefore avoiding the need to contribute towards the provision of affordable housing”.

Paragraph 4.29 of the Planning, Design & Access Statement submitted by the agent states the proposal would provide the same number of units  as originally approved under planning permission 99/00866/FUL.  Paragraph 4.31 states that “given there is no net increase in residential dwellings since the building was originally used as C3, it is not considered appropriate for the Council to seek affordable housing contributions from this proposal.  Furthermore, the apartments will be let on Assured Shorthold Tenancies (AST’s) as the Applicant has no current intention to sell the apartments.”
There is nothing in Policy H3 that exempts the change of use of C1 serviced apart-hotels to C3 residential from contributing towards affordable housing and the proposal would be required to make an appropriate contribution towards affordable housing unless it can be demonstrated that this would make the scheme unviable.  

The agent was initially advised in an email dated 27th October 2020 that there was no exemption from the requirement to provide affordable housing and they were advised to provide a viability assessment to justify a less than policy compliant contribution that would be reviewed by the Council’s Valuer.

In response to the officer’s email the agent provided the following information in an email dated 1st December 2020:

The applicant currently receives £[redacted for confidentiality reasons]K per month from Celador (plus Celador are responsible for the additional costs relating to upkeep and maintenance) 

 

If the apartments were to be fully let under ASTs, it is anticipated the owner would receive, £[redacted for confidentiality reasons]K per month and would be responsible for additional upkeep costs they don’t currently pay for (based on the letter from Vanderpump – attached). Such rental figures can easily be verified by the Council using Rightmove. Our Client sees no need to pay for external consultants to consider this information which is quite basic. There is no financial uplift over the existing use value. 

The applicant is required to demonstrate that the scheme is not viable and to do this they need to provide the appropriate information which can then be assessed by the Council’s Valuer.  The information provided by the agent is limited in detail and does not allow the Council to fully assess whether the proposal is viable or otherwise.  The agent was unwilling to provide any additional information in regard to this matter and as such the proposal fails to demonstrate whether the proposal is policy compliant, or not, in regards to providing a contribution towards affordable housing in accordance with policies H3 and CR6 of the Reading Borough Local Plan.  

vii) Other Matters 

Sustainability 

Policy CC2 (Sustainable Design and Construction) requires all major non-residential developments or conversions to residential are required to meet the most up-to-date BREEAM ‘Excellent’ standards.  Had the application been acceptable in all other regards this would have been secured by condition. 

Community Infrastructure Levy
The proposed development would be CIL liable.
SUDs

With no external alterations, there is no change in surface water run-off and no issues to attend to or other mitigation required.

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.

Conclusion

The proposal has been assessed and found to be unacceptable as it does not comply with the identified policies and guidelines.

REFUSE 
1. Affordable Housing 
2. Housing Mix 
3. Internal Layout
4. Failure to demonstrate adequate parking layout
Informatives relating to:

1. Refused Plans 
2. Positive and Proactive 
