DELEGATED APPLICATION REPORT 				Target Date: 19/04/2021

Application No: 210293/FUL 
Address: Green Park Village, Longwater Avenue, Reading
Proposal: Conversion of two duplex apartments into four apartments
Case officer: Claire Ringwood


SITE DESCCRIPTION, SURROUNDING AREA AND BACKGROUND:
The application site relates to Phase 6A which is part of the overall Green Park Village Development, a 25ha mixed use development on former gravel pits.  Phase 6A was granted planning permission on 21st December 2018 (application ref: 171019/FUL) for the construction of 339 residential apartments, retail units, gym, car parking and associated landscaping.  Phase 6A is bordered to the west by the railway line, and to the south is the location of the approved railway station and transport interchange (141944).  The area is within Flood Risk Area 2.  

[bookmark: _Hlk44597283]It has not been possible to visit the site due to the current pandemic however due to the nature of the application Officers were able to fully assess the application without visiting the site. 

PROPOSAL:
The proposal is for the conversion of 2 x 3 bedroom duplex apartments into four apartments at Blocks D and F (also referenced as Blocks 7 and 6 respectively) of Phase 6A of Green Park Village.  There will be minor amendments to the elevations which relate to windows.  The architectural form of the building remains unchanged and there are no changes to the approved materials.  

As a result of the use of mezzanine/gallery space within the duplex apartments there is an increase in the Gross Internal Area of residential floorspace which represents a total increase of 85.2sqm (from 228sqm total existing floorspace for the duplex apartments to 313.2sqm total proposed floorspace for the proposed apartments).

Two additional car parking spaces are to be provided within the existing allocated parking areas (parking space numbers 69 and 84).

[bookmark: _GoBack]There are no amendments to the hard and soft landscaping details already approved and the refuse provision for the site as already approved is considered appropriate to accommodate two additional apartments.  

PLANS CONSIDERED:
The agent submitted the following plans and information, received on 22nd February 2021:

Drawing No: G259-BAL-SW-XX-DR-A-10-0112 – Location Plan 

Existing Plans
Drawing No: A-P6-05-002 Rev P8 – GA Elevations - Block D
Drawing No: A-P6-05-003 Rev P8 – GA Elevations - Block F
Drawing No: A-P6-03-002 Rev P6 – GA Layout - Block D
Drawing No: A-P6-03-003 Rev P6 - GA Layout - Block F

Proposed Plans 
Drawing No: G259-BAL-06-XX-DR-A-11-0100 Rev G – GA Elevations – Block 6 North East
Drawing No: G259-BAL-07-XX-DR-A-11-0100 Rev E – GA Elevations – Block 7 North and South  
Drawing No: G259-BAL-07-XX-DR-A-11-0101 Rev F – GA Elevations – Block 7 East 
Drawing No: G259-BAL-06-XX-DR-A-11-0102 Rev F – GA Elevations – Block 6 North West and South East  
Drawing No: G259-BAL-06-XX-DR-A-11-0103 Rev G – GA Elevations – Block 6 South West 
Drawing No: G259-BAL-07-XX-DR-A-11-0103 Rev F – GA Elevations – Block 7 West 
Drawing No: G259-BAL-XX-00-DR-A-10-0062 Rev C – GA Plans – Site Ground Floor Parking Allocation 
Drawing No: G259-BAL-07-06-DR-A-10-0100 Rev E – GA Plans – Block 7 Sixth Floor 
Drawing No: G259-BAL-07-07-DR-A-10-0100 Rev E – GA Plans – Block 7 Seventh Floor 
Drawing No. G259-BAL-06-08-DR-A-10-0100 Rev E – GA Plans – Block 6 Eighth Floor 
Drawing No: G259-BAL-06-09-DR-A-10-0100 Rev E – GA Plans – Block 6 Ninth Floor 
Drawing No: G259-GTA-SW-00-DR-C-96-1060 Rev C10 - Site Drainage Sheet 1 of 2
Drawing No: G259-GTA-SW-00-DR-C-96-1061 Rev C17 - Site Drainage Sheet 2 of 2

Accommodation Schedule – NDSS Comparison 

RELEVANT PLANNING HISTORY:
171019/FUL - A planning application for residential led mixed-use development comprising the construction of 339 residential apartments (Class C3), 556 sqm (GIA) local retail units (Use Classes A1, A2, A3, A4, A5), residents’ gym and associated car parking, pedestrian and cycle routes, services and infrastructure, landscaping and other associated works (Phase 6A) (amended).  Permitted 21/12/2018.

CONSULTATION RESPONSES: As Phase 6A is under construction there are no occupied residential properties close by and therefore no neighbour consultations were carried out.
          
Transport 
Permission was approved by Reading Borough Council (RBC) on 21st December 2018 for the construction of Phase 6A of the Green Park Village development (Ref: 171019) for the construction of 339 residential apartments. This application would create two additional two-bedroom apartments in total (one additional apartment in each Block) increasing the number of units to 341.  

Two additional car parking spaces are to be provided to serve the additional apartments within the existing allocated parking areas (parking space numbers 69 and 84). An updated parking strategy has been submitted in support of this application.  

In view of the above, there are no transport objections to this application subject to a condition (vehicle parking as specified).


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'.

The following local and national planning policy and guidance is relevant to this application:
National Planning Policy Guidance 
NPPF 
NPPG 

Reading Borough Local Plan (2019): 
CC7: Design and the Public Realm
CC8: Safeguarding Amenity
EN18: Flooding and Drainage 
H1: Provision of Housing
H2: Density and Mix 
H3: Affordable Housing 
H5: Standards for New Housing 
TR3: Access, Traffic and Highway-Related Matters 
TR5: Car and Cycle Parking and Electric Vehicle Charging 

Supplementary Planning Guidance/Documents: 
Revised Parking Standards and Design (2011) 
Affordable Housing (2013) 
Sustainable Design and Construction SPD (2019) 

APPRAISAL:

Main considerations:
a) Principle of development
b) Design and appearance 
c) Residential amenity
d) Transport implications
e) Affordable Housing 
f) Community Infrastructure Levy
g) Flooding 

a) Principle of development
The principle of residential development has already been established through the previous planning approvals on the Green Park site, particularly Phase 6A (171019/FUL).  Additional housing will also contribute to the provision of housing in accordance with Policy H1.  

The agent has stated that the proposal to convert the 2 x 3 bedroom duplexes is in response to local market demand evident from the development at Green park Village to date.  The previous planning application proposed 3 x 3 bedroom duplexes and the current proposal will replace 2 of these with 4 x 2 bedroom units.  

Although the proposal will see the loss of 2 x 3 bedroom units, in the context of 339 dwellings for Phase 6A and the Green Park Village scheme as a whole this loss is considered acceptable.

The proposal is for 4 x 2 bedroom units which would still be capable of accommodating a family and this accords with Policy H2.

b) Design and appearance
The proposed amendments are minor changes to the building that has already been granted planning permission and the changes relate to windows only.  The proposal is therefore considered to accord with policy CC7.

c) Residential amenity
Policy CC8 requires new developments to be assessed with regard to their impact on existing and future residential occupiers with respect to matters including: privacy and overlooking; access to sunlight and daylight; visual dominance and overbearing effects of a development; and harm to outlook.  

The proposed units are within a larger scheme as mentioned above which is currently under construction.  The proposal is therefore not considered to be harmful to the living environment of the already approved units.

The proposed units meet the minimum gross internal floorspace and built-in-storage areas standards overall.  2 bedroom / 4 person units are required to be 70sqm and the flats range from 70.4sqm to 86.2sqm.  Two of the four apartments do not meet all the criteria with the master bedrooms not meeting the minimum size of 11.5sqm however they do measure 11.1sqm which is only marginally below that required.  All rooms other than the bathrooms have windows with kitchen/living/dining space.  In this regard the proposal accords with Policy H5.

As the Phase 6A site is currently under construction it is not considered necessary as part of this application to cover noise from construction and demolition as this has already been conditioned as part of the larger scheme.

d) Transport implications
Two additional car parking spaces are to be provided within the existing car parking facilities which has already been granted planning permission.  The Council’s Transport section raised no objection subject to a condition and the car park provision is considered acceptable.

e) Affordable Housing 
The Council’s adopted Policy H3: Affordable Housing states “on sites of 1 – 4 dwellings, a financial contribution will be made that will enable the equivalent of 10% of the housing to be provided as affordable housing elsewhere in the Borough.” The agent has provided information to show that overall the affordable housing contributions are accounted for within the whole Phase 6A and in addition, the applicant is also delivering an additional 90 affordable dwellings as part of the sites’ sale; increasing the overall provision to 188 affordable dwellings within this Phase.  In this regard the overall scheme is policy compliant and therefore it is not considered that an additional affordable housing contribution is required.

f) Community Infrastructure Levy
The proposal will be subject to Community Infrastructure Levy (CIL).  The relevant form has been submitted and a liability notice will be sent following the issuing of a decision.  CIL does not form part of the determination of the application.   

g) Flooding
Policy CS35 states that planning permission will not be permitted for development in an area identified as being at high risk of flooding.  The site is located within an area identified at risk from flooding however the Green Park Village development was supported by a Drainage Strategy which ensured properties and buildings would not be at risk from flooding and details have been submitted to demonstrate how the scheme will accord with the approved Drainage Strategy.  The proposal is therefore considered to comply with Policy CS35.

RECOMMENDATION:

GRANT

Conditions
1) Time Limit – 3 years 
2) AP1 – Plans
3) Vehicle Parking (as specified) 

Informatives
IF5 Terms and Conditions
I11 - CIL 
IF1 – Positive and Proactive






