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Site Description 

evel parking, accessed from St. 
 

 

later extensions reducing in scale.  There is a rear dormer to the roofscape of the largest 
portion of the building.  
 
Relevant Planning History 

 Rooms in roofspace  Approved 16/7/79  
  surgery  Approved 28/11/75 

 Change of use of dwelling and extension to arking 
 Approved 24/2/89  

 
Consultation Responses 
Transport and Natural Environment have provided comments as documented below.  
 
Relevant Policies 
National Planning Policy Guidance 
National Planning Policy Framework (NPPF)  
 
Reading Borough Local Development Framework Core Strategy Document (2008, altered 2015) 
Policy CS1 (Sustainable Construction and Design) 
Policy CS2 (Waste Minimisation) 
Policy CS3 (Social Inclusion and Diversity) 
Policy CS4 (Accessibility and the Intensity of Development) 
Policy CS7 (Design and the Public Realm) 
Policy CS9 (Infrastructure, Services, Resources and Amenities) 
Policy CS14 (Provision of Housing) 
Policy CS15 (Location, Accessibility, Density and Housing Mix) 
Policy CS24 (Car/Cycle Parking) 
Policy CS31: (Additional and Existing Community Facilities) 
Policy CS32: (Impacts on Community Facilities) 
Policy CS34 (Pollution and Water Resources) 
Policy CS36 (Biodiversity & Geology) 
Policy CS38 (Trees, Hedges and Woodlands)  
 
 
 



 

 
 
Reading Borough Local Development Framework: Sites and Detailed Policies Document (2012, 
altered 2015) 
Policy SD1 (Presumption in Favour of Sustainable Development) 
Policy DM1 (Adaption to Climate Change) 
Policy DM3 (Infrastructure) 
Policy DM4 (Safeguarding Amenity) 
Policy DM6 (Affordable Housing) 
Policy DM8 (Residential Conversion) 
Policy DM10 (Private and Communal Outdoor Space) 
Policy DM12 (Access, Traffic and Highway-‐Related Matters) 
Policy DM19 (Air Quality)  
 
Supplementary Planning Guidance/Documents 
Revised Parking Standards and Design (2011) 
Revised Sustainable Design and Construction (2011) 
Planning Obligations Under S106, April 2015 
Technical Housing Standards  Nationally Described Space Standard, DCLG (2015)  
Affordable Housing (2015) 
 
The specific relevant policies for conversion are Policy CS18 and DM8 and any details 
submitted should ensure that matters within these policies are addressed.  
 
Along with these adopted local planning polices any appraisal for a change of use to flats will 

SPD  
 
Assessment 
The main issues to be considered are: 
a) Principle 
b) Design, Layout, Scale & Mix 
c) Residential Amenity 
d) Ecology & Landscape 
e) Transport/ Parking 
f) Environmental Matters 
g) S106 & Community Infrastructure Levy 
h) Submitting a planning application  
 
a) Principle 
In Reading we are often told by residents objecting to new housing schemes that local 
medical services (doctors and dentists) are already over-‐subscribed. We are also told by 
medical service providers that there are not enough sites to meet the need.  Therefore, for 
the principle of residential use to be found acceptable you would need to satisfy the 
requirements of Policy CS31, i.e. that it has been clearly demonstrated that there is no 

 
 
It is understood that the surgery has now closed and that patients are using other facilities, 
but evidence would need to be provided that the loss of the surgery in this location would not 
have a detrimental effect on alternative sites, i.e. evidence that there is capacity elsewhere 
for the displaced catchment.   Subject to this being satisfactorily addressed, the use of the 
site for residential would be considered acceptable, subject to meeting other policy  



 

 
 
requirements, as it would provide additional housing in accordance with adopted Core 
Strategy Policy CS14.  
 
The principle of conversion is normally judged against whether the property for conversion is 
more than 120 sqm gross as built (Policy DM8).  Although the building as built might not meet 
this requirement, the overall building (as extended) has not been in residential use for many 
years and its existing size would be more than adequate to be converted to residential use.  
 
b) Design, Layout, Scale, Mix 
The proposal seeks a small increase in floor space through a first floor extension to the rear 
portion of the site and an enlargement of the garage building to create a studio apartment.  
It is considered that 4 no. units within the main body of the existing building form, with a 
small increase in floorspace through a first floor extension, would generally be acceptable.   
 
However the proposed enlarged garage to create a studio over car port spaces and refuse, 
would be considered an over intensification of the site, bearing in mind the associated 
parking, refuse and cycle storage, as well as seeking to provide some amenity/ setting space.  
Four units would seem to be a reasonable number of units for this site.  
 
In this context you might want to consider the removal of the garage to enable the provision 
of 4 no. car parking spaces (2.5x4.8m) in that area, and relocating the refuse storage 
adjacent to the proposed entrance steps, ensuring sufficient turning area for vehicles. 
Bicycle storage could be retained in its current proposed location adjacent to the terrace 
area for Flat 1.  Please note that Transport has confirmed that the number of proposed cycle 
spaces exceeds requirements, so fewer could be provided to meet policy requirements.  
 
Notwithstanding the above suggestion the current proposed location for refuse/ recycling 
storage, to the rear of proposed parking spaces, would be inconveniently sited and difficult 
to access once cars were parked in those spaces.  
 
The first floor extension to create part of proposed flat 3, which brings the height up to 
match part of the existing is considered acceptable and serves to remove some of the 
fussiness of a number of different ridge heights.  However, the combination of the form of 

simpler, less dominant form, such as two smaller dormers, might improve the appearance.  
 
The design of the proposed entrance canopies and entrance doors to Flat 1 and Flats 3 & 4 
are considered to provide a sympathetic design, reflective of the style of the existing and 
retained entrance canopy.  
 
The rear first floor balcony (within the first floor extension  Flat 3) is considered to be 
satisfactory subject to being able to satisfactorily demonstrate no significant detriment to 
residential amenity resulting from overlooking.  Although an enlarged dormer, as proposed to 
Flat 4, would be acceptable in principle, an improved design with pitched roof should be 
considered as a means to enhance its appearance.  
 
Policy DM8 sets out that at least 25% of units should be family sized accommodation of 2 beds 
or more.  The current proposal would meet this requirement.  
 



 

 
 
c) Residential Amenity 
The Residential Conversions SPD sets out a number of checklist items which provide further 
detail related to adopted policies DM4, DM8, DM9 and DM10 of the Sites and Detailed Policies 
Document.  In summary the proposed internal floorspace proposed (shown on Drawing 
Pa.02.12) would meet the minimum standards as set out in Appendix 1 of the SPD.  However, 
reference should also be made to the national space standards.  
 
Amenity Space -‐ The proposed provision of private amenity space, on a constrained site is 
commended, and in accordance with Policy DM10 a balcony and terrace and are proposed for 
Flats 3 & 4 respectively. These are considered satisfactory, subject to being able to 
satisfactorily demonstrate that there would be no significant detriment to residential 
amenity resulting from overlooking.  For Flat 1 a terrace/ garden is proposed.  This would 
especially suit this larger unit (2 bedrooms), which would be capable of being a family unit.  
 
Sound Insulation  Each unit should be appropriately insulated to meet building regulation 
standards and to comply with policy requirements (DM4 & 8).  
 
Habitable rooms should have external windows.  
 
Layout/stacking of rooms  The SPD seeks to avoid layouts which locate living  rooms, 
bathrooms and kitchens, next to, above, or below, proposed or  neighbouring bedrooms.  
 
d) Ecology & Landscape 
There are no tree and landscape objections to this application. It is likely that any future 
planning consent if granted will require conditions of landscaping to ensure suitable provision 
of new planting (and replacement where it dies, becomes seriously diseased or fails to thrive) 
within the existing landscaped beds around the property.  
 
Proposals that involve the demolition of buildings or alterations to roofs or lofts will often 
need to be accompanied by a bat survey.  I will confirm with the Ecologist whether such 
would be required and forward this separately.  
 
e) Transport/ Parking  
The site is located in Zone 2, 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 development site is located on the corner of London Road (A4) which is a main transport 

parking, limited waiting bays and double yellow lines.  
 
In accordance with the adopted Parking Standards and Design SPD, the development would be 
required to provide parking provision of 1 off road parking space for each proposed flat.  This 
therefore equates to a total of 5 parking spaces. Plans submitted indicate that 4 car parking 
spaces are to be provided which falls short of the Councils standard.  However given the sites 
good transport links and close proximity to the town centre and station, I can confirm that 
the provision of 4 off road car parking spaces would be acceptable in this instance.  Generally 
parking bays are recommended to be designed at 5m long at 2.5m wide and have sufficient  



 

 
 
space to manoeuvre unhindered in and out of the bays.  It should be noted that the proposed 
development will generate fewer trips to and from the site than the existing Dr.s Surgery.  
 
The existing surgery 
Road.  Plans indicate that this would be retained to gain access to the parking, refuse and 
cycle storage area.  
 
The development site is located in an area designated as Residents Parking Permit Area; Zone 
14R.  Shared parking bays are located on one side of the road whereby permit holders can 
park in the bays at any time and non-‐permit holders can park for up to a maximum of 2 
hours. At all other times the bays are for permit holders on

development site.  The applicant should be advised that the parking conditions and 
informative would be applied to prevent any future occupants of the development from 
obtaining residents and visitor parking permit for the surrounding residential streets where 
parking is under considerable pressure. This will ensure that the development does not harm 
the existing amenities of the neighbouring residential properties by adding to the already 
high level of on street car parking in the area. 
  
In accordance with the adopted Parking SPD, the residential element of the development is 
required to provide a minimum of 0.5 cycle parking spaces for each 1-‐ 2 bedroom C3 
dwelling.  Plans submitted indicate provision for 6 Cycles in two areas adjacent to the 
proposed parking bays.  Access to the bike storage area should not be hindered and sufficient 
space should be allowed in and out of the area. Proposed provision exceeds the Councils 
current requirement and is therefore deemed acceptable. Should a full application be 
submitted details of the type of storage will be required.  
 
Bin storage is illustrated on the plans.  Bin storage 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 for excessive periods.  The Waste Management Team 
should be contacted to ensure the correct capacity of bin for the size of the development is 
provided.  
 

Construction Method statement (CMS).  
 
In principle Transport do not have any objections to this proposal.  
 
Transport also identified that as far as they were aware there used to be parking bays on St. 

reverted to a shared user bay, in line with the existing adjacent bays.  The cost of the re 
assignment of the bay and signage, including changes to the Traffic Regulation Order would 
need to be met by the applicant. The applicant would be required through a S106 legal 
agreement to contribute a maximum of £5,000 towards changes to the Traffic Regulation 
Order and the physical works on the Highway.  
 
f) Environmental Matters 
Noise: Environmental Protection and Nuisance standing advice recommends that a noise 
assessment should be submitted in support of applications for new residential proposed in 
noisy areas, and that the assessment would be assessed against the recommendations for 



 

 
 
internal noise levels within in accordance with BS 8233:2014 and WHO guidelines for 
Community Noise. This site is in a noisy area.  
 
Air Quality:  The site is located within an air quality management area, identified with 
monitoring, as being a pollution hot-‐spot (likely to breach the EU limit value for NO2) and the 
proposed scheme would introduce new exposure / receptors to the site.  The advice 
identities that an assessment and/or mitigation measures should be provided as part of the 
application, and that the applicant demonstrates sufficient mitigation measures are 
implemented to protect the residents from the effects of poor air quality (DM19).  
 
g)  S106 & Community Infrastructure Levy (CIL) 
 
Affordable Housing 
The council has an adopted Policy DM6: Affordable Housing of the Sites and Detailed Policies 
Document sets out that, on development site of less than 15 dwellings, the Council will seek 
a 20% affordable housing provision on sites of 5-‐10 dwellings, ideally on site or by way of an 
off-‐site financial contribution. Any affordable housing contribution required would be sought 
by way of a section 106 legal agreement payable prior to first occupation of the development 
permitted. 
 
Should you not wish to / be able to make a contribution towards affordable housing, a 
viability assessment would be required to justify this, which would be subject to review by 

ere would be a separate 
fee  currently for schemes of 1-‐4 this fee is £1,000 and for 5-‐9 dwellings the fee is £2,000). 
Please see the validation requirements for more details about the type and nature of 
information required at application stage regarding affordable housing / viability  all such 
information would be required in advance of the validation of any application at the site. 

 
It is relevant for you to know that following a relevant High Court judgment on affordable 
housing on small sites issued in 11th May 2016 Reading Borough Council considered its options 
for implementing its affordable housing policy in the light of this decision. At its meeting of 
the Strategic Environment Planning and Transport Committee on 13th July 2016, the Council  
agreed the following as the basis for determining planning applications where Policy DM6 of 
the SDPD is relevant:  

 
 proposals that 

solely involve the conversion of an existing property, where the conversion involves the 
provision of 10 or less dwelling units (i.e. not HMOs), or the replacement of dwellings by 

 
 

This scheme involves the conversion of an existing property to 3 no. 2-‐bed apartments, 1 no. 
1-‐bed apartment and 1 no. studio apartment. However, it also involves new development for 
the rear first floor flat and the new studio apartment.  This means that the proposal would  
need to accord with the requirements of Policy DM6 and make appropriate financial 
affordable housing contribution based on these two units.   
 
CIL 
The development would involve the change of use of an  and an 
extension to C3 dwellings.  The scheme would be CIL liable, although a large portion of the 
floorspace could be exempt assuming it has been in lawful use, for 6 months within the last 3  



 

 
 

need to accompany any full application.  Please see the following link:  
https://ecab.planningportal.co.uk/uploads/1app/forms/cil_questions.pdf  
 

 
http://www.reading.gov.uk/media/2791/Community-‐InfrastructureLevy-‐Advice-‐to-‐
Applicants/pdf/CIL_Advice_to_Applicants.pdf  
 
h) Submitting a Planning Application 

http://www.reading.gov.uk/media/2660/Validation-‐Checklist-‐Updated-‐Dec-‐
2016/pdf/Validation_Checklist_Final_Dec_16.pdf  
 
Conclusion 
To conclude, the principle of residential would be acceptable subject to being able to meet 
the requirements of Policy CS31, reducing the number of units to 4 no and considering some 
adjustments to the layout and design and meeting the affordable housing policy, if 
applicable.  
 
This advice is given on a without-‐prejudice basis and in good faith and will not over-‐ride the 
formal consideration of a planning application by the Council.  If you wish to discuss the 
contents of this letter, please contact me on the number given above.  
 
The fee paid includes for one meeting, which would be to discuss this response and not 
further options, which would need to be the subject of further pre-‐application enquiries.  
 
Yours sincerely 
 

 
 
pp.Mrs Alison Amoah 
Principal Planning Officer 
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The Local Authority Building Control may decide to issue a notice within six weeks on receipt of the notification to specify
conditions that need to be met which may include precautions to protect adjoining properties and the public.

Demolition work must also comply with the Construction (Design and Management) Regulations 2015 and a health and safety
plan produced by the principal contractor

Building Regulations relating to site preparation and resistance to contaminants and moisture will need to be met once the
preparation work starts on the site.

Please contact local authority Building Control for further advice.

Air Quality

We discussed air quality and the standing advice we have from Environmental Protection is that developments
need to have regard to the need to improve air quality and reduce the effects of poor air quality through design
and mitigation to help to improve local air quality.  Their advice is that mitigation is required for developments
which introduce sensitive receptors (which includes residential) and the following are some egs: 

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

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

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

Regards,

 

Alison

 

Alison Amoah

Principal Planner

Planning, Development and Regulatory Services/ Environment and Neighbourhood Services

 

Reading Borough Council

Civic Centre

Bridge Street

Reading RG1 2LU

 

0118 937 2286 (72286)

 

From the 1st April 2017 we will be charging for copies of decision notices, site history searches and s106
enquires

 

This Council implemented its Community Infrastructure Levy (CIL) on 1st April 2015.  Planning  applications
may be liable to pay the levy.  For more information please visit our website at http://beta.reading.gov.uk/
readingldf

 

Website | Facebook | Twitter | YouTube
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