
 

 

DELEGATED APPLICATION REPORT 
 
Ward: Caversham 
App Ref: 221681/FUL 
Address: 26 Prospect Street, Caversham, Reading, RG4 8JG 
Proposals: Conversion of first floor and second floor from offices to 1 x 2-bed dwelling (C3 Use 
Class) 
Case Officer: Mr Anthony Scholes 
Applicant: McClure Fisher Family Pension Scheme 
Date received: 10/11/2022 
Valid from: 14/12/2022 
Target Decision date: extension of time agreed on decision from 18/10/2023 
 

1. INTRODUCTION 
 
The proposal site consists of a two-storey terraced building on Prospect Street, Caversham. The 
proposal site is located within Caversham District Centre. The ground floor of the buildings along 
Prospect Street consist of centre uses at ground floor level, such as shops, restaurants and cafes. 
The ground floor to 26 Prospect Street consists of a dentist, with the first floor consisting of 
offices. 
 
26 Prospect Street is located within the Air Quality Management Area and within the Article 4 
that restricts the conversion of Class E units to residential under permitted development. 
 

2. PROPOSAL AND SUPPORTING INFORMATION 
 
The proposed development seeks the conversion of the first floor to 26 Prospect Street to 
residential, consisting of one two bedroom dwelling across the first and second floors. No 
external alterations are proposed. 
 
Plans considered: 
 

- Block and Location Plan – 3833/110 Rev A 
- Existing Ground Floor Plan – 3833/111 
- Existing First and Second Floor Plan – 3833/112 
- Proposed Ground Floor Plan – 3833/211 Rev A 
- Proposed First & Second Floor Plan – 3833/212 Rev B 

Received on 10/11/2022 
 

- Affordable Housing Statement 
- Planning Design & Access Statement 

Received on 14/12/2022 
 

- Block and Location Plan – 3833/110 Rev B 
- Proposed Ground Floor Plan – 3833/211 Rev B 
- Proposed First & Second Floor Plan – 3833/212 Rev C 
- Proposed Section A-A – 3833/213 
- Proposed Cycle Store – 3833/214 
- Block and Location Plan – 3833/215 

Received on 02/03/2023 
 

- Block and Location Plan – 3833/110 Rev C 
Received on 01/06/2023 
 

3. RELEVANT PLANNING HISTORY  
 
221517/CLP - Certificate of Lawfulness for Proposed conversion of 1st and 2nd floors from offices 
to flats – Application Withdrawn on 09/11/2022 



 

 

 
220529/CLP - Certificate of Lawfulness for proposed conversion from butchers shop into dentist 
practice. – Application Permitted on 10/06/2022 
 
980229/FUL - Single storey rear extension. – Application Permitted on 14/11/1998 
 
970624/FUL - Erection of single storey rear extension. – Application Permitted on 04/11/1997 
 
950779/FUL - Change of use from retail (A1) lock-up shop to reception and shop area ancillary to 
wholesale meat preparation business (Jennings of Caversham). – Application Permitted on 
04/04/1996 
 
940529/CLP - Use as reception and shop area for the discussion of requirements and retail sale 
of goods not specifically collected at time of sale. Certificate of Lawfulness for a proposed use. – 
Application Refused on 23/11/1994. Appeal Dismissed on 22/09/1995 
 
940544/FUL - Change of use from lock-up retail shop and wholesale meat preparation to Class A3 
food and drink. – Application Permitted on 28/07/1994 
 

4. CONSULTATIONS 
 

4.1 The following addresses were consulted by letter. 
 
Baron Cadogan Ph, 22-24 Prospect Street, Caversham, Reading, RG4 8JG – No response received. 
2 Chester Street, Caversham, Reading, RG4 8JH – No response received. 
28 Prospect Street, Caversham, Reading, RG4 8JG – No response received. 
26 Prospect Street, Caversham, Reading, RG4 8JG – No response received. 
28A Prospect Street, Caversham, Reading, RG4 8JG – No response received. 
 
A site notice was erected on 16/02/2022 for a period of 21 days, expiring on 06/01/2023. No 
responses were received to the public consultation. 
 

4.2 Internal consultees 
 
The following is a summary of response received from internal consultees. 
 
Reading Borough Council, Transport Development Control – Response received on 03/01/2023 

- The applicant should be made aware that future residents will not be entitled to resident 
or visitor parking permits, this will ensure that the development does not harm the 
existing amenities of the neighboring residential properties by adding to the already high 
level of on street car parking in the area.  This will be covered by the application of the 
appropriate Conditions and Informatives. 

- The location of the bin storage area and bike storage areas have been illustrated towards 
the rear of the site, this area is accessed via Chester Street Car Park. The Councils Waste 
and Recycling Team should be contacted to ensure the correct type and capacity of bins 
are provided.  Confirmation of where the refuse will be stored and collected for the 
commercial unit is also required as this should be separate from the residential unit. 

- Details of the type of cycle storage have not been provided.  Cycle storage should be 
provided in accordance with Councils current standards.  Further information required 
and illustration on plans. 

 
Reading Borough Council, Environmental Protection – Response received on 20/12/2022 

- Noise impact on development 
- Noise transmission between dwellings 
- Air Quality impact – increased exposure / new receptors 

 
5. 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. 
 

6. LEGAL AND PLANNING POLICY CONTEXT 
 
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 Policy 
National Planning Policy Framework  
National Planning Practice Guidance 
 
Reading Borough Local Plan (Adopted November 2019) 
CC1 Presumption in Favour of Sustainable Development 
CC2 Sustainable Design and Construction 
CC3 Adaption to Climate Change 
CC5 Waste Minimisation and Storage 
CC6 Accessibility and the Intensity of Development 
CC7 Design and the Public Realm 
CC8 Safeguarding Amenity 
H3 Affordable Housing 
H5 Standards for New Housing 
H10 Private and Communal Outdoor Space 
EN15 Air Quality 
TR1 Achieving the Transport Strategy 
TR3 Access, Traffic and Highway-Related Matters 
TR5 Car and Cycle Parking and Electric Vehicle Charging 
RL1 Network and Hierarchy of Centres 
RL3 Vitality and Viability of Smaller Centres 
 
SPG/SPD 
Affordable Housing SPD (March 2021) 
Revised Parking Standards and Design SPD (October 2011) 
Planning Obligations under Section 106 SPD (April 2015) 
Sustainable Design and Construction SPD (December 2019) 
 

7. APPRAISAL 
 

7.1 Land use principles 
The existing building at 26 Prospect Street consists of a centre use at ground floor level, with 
offices above. The existing building is not listed, nor is the proposal site within a Conservation 
Area. The centre use to the ground floor fronting Prospect Street is to be retained in accordance 
with Policies RL1 and RL3 of the Reading Borough Local Plan. As such, there is no in-principle 
objection to the proposed additional dwelling, subject to all other matters (as discussed below) 
being satisfactory. 
 
There is also no in principle objection to the conversion of the first and second floors of 26 
Prospect Street to a self-contained flat, provided the development complies with the policies set 
out within the Reading Borough Local Plan, which will be discussed further within this report. 
 

7.2 Design 



 

 

 
Policy CC7 of the Reading Borough Local Plan requires all development to be of high quality 
design and maintain and enhance the character and appearance of the surrounding area. In this 
specific case; this concerns the following components: 

- Layout 
- Landscape 
- Scale: heigh and massing; and 
- Architectural detail and materials 

 
No external alterations are proposed. In terms of appearance the development would preserve 
the character and appearance of the surrounding area. The development is therefore considered 
in accordance with Policy CC7 of the Reading Borough Local Plan. 
 

7.3 Standards for New Housing 
As this application seeks a replacement dwelling, policy H5 of the Reading Borough Local Plan is 
applicable. 
 
Policy CC3 (Adaptation to Climate Change) requires that development proposal incorporate 
sustainable design practices to take account of climate change. Policy H5 (Standards for New 
Housing) requires that all new housing is be built to the higher level of water efficiency 
standards under Building Regulations and achieves at a minimum a 19% improvement in the 
dwelling emission rates above the Building Regulations standards and details of this in the form 
of design and construction stage SAP reviews can be secured by way of conditions. 
 
The dwelling also far exceeds the minimum gross internal floor areas and storage requirements 
as set out in policy H5 of the Reading Borough Local Plan. The gross internal floor space of the 
proposed dwelling is 83.45m2, which is above the minimum space requirement of 79m2 for a two 
bed, four-person, two storey dwelling. Therefore, the proposed development is considered in 
accordance with policy H5 of the Reading Borough Local Plan. 
 

7.4 Safeguarding Amenity 
This proposal has also been assessed against Reading Borough Local Plan policy CC8: 
Safeguarding Amenity, which states that proposals are acceptable where they will not cause a 
detrimental impact on the living environment of existing residential properties with regard to: 

• Privacy and overlooking 

• Access to sunlight and daylight 

• Visual dominance and overbearing effects of a development 

• Harm to outlook 
 
The proposed dwelling is located within a district centre along a busy highway that links the 
centre of Reading to the north of Reading. Residential units above commercial units along a 
district centre are considered typical, with the development proposed under this application 
considered unlikely to harm the living conditions of neighbouring residents or harm the day to 
day running of local businesses. The living conditions of future occupants of the proposed flat 
will be safeguarded from noise and disturbance from the commercial units through sound 
proofing, the details of which are to be secured via condition. 
 
Overall, the proposed dwelling is not considered to harm the living conditions to neighbouring 
properties or the surrounding area. Therefore, the proposed development is considered in 
accordance with policies CC7 and CC8 of the Reading Borough Local Plan. It is considered 
necessary however to condition the approval of this application to ensure that details of noise 
mitigation from the commercial use to the ground floor of 26 Prospect Street is provided. This is 
to preserve the living conditions of future occupants to the proposed dwelling at 26 Prospect 
Street. 
 

7.5 Private and Communal Outdoor Space 
This proposal has also been assessed against Reading Borough Local Plan policy H10: Private and 
Communal Outdoor Space, which states that: 



 

 

• Usable outdoor space for houses should be no less than the gross floor area of the 
dwelling. To which it relates. 

 
It is acknowledged that the development would not provide a private outdoor amenity space to 
the proposed flat. Nevertheless, the proposal site is located within 200m of Westfield Park to 
the east of the proposal site. The development has also secured suitable provision for bike 
storage and bin storage. The location of the proposed flat also benefits from being close to local 
amenities and conveniences. Therefore, on balance, the lack of private amenity space to the 
proposed flat is not considered harmful enough to warrant a recommendation of refusal for this 
application on this basis. 
 

7.6 Transport 
The proposed development is considered to satisfy the on-site parking requirements as outlined 
within the Revised Parking Standards and Design SPD (2011). Whilst no vehicle parking spaces are 
provided for the development, there is no change from the existing arrangement. The location 
of the proposed dwelling also benefits from strong sustainable transport links to buses and cycle 
routes. The proposed non-provision of vehicle parking is therefore considered acceptable. 
 
Conditions have been recommended to ensure that the proposed bin and cycle storage is carried 
out in accordance with the approved details. This is to ensure that an appropriate level of cycle 
parking is secured within this development in accordance with CC8 and TR3 of the Reading 
Borough Local Plan.  
 

7.7 Affordable Housing 
In accordance with Policy H3 of the Reading Borough Local Plan; “Residential development will 
make appropriate contribution towards affordable housing to meet the needs of Reading: 

• (…) 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 applicant has agreed to enter into a legal agreement to secure a financial contribution if 
planning were to be granted. 
 
A Section 106 Legal Agreement has been drawn up, which secures a financial contribution of 
£12,500 for the purposes of providing affordable housing elsewhere within the Borough. The 
figure has been calculated based on the valuations of the existing dwelling and the proposed 
additional dwelling from two Estate Agents. As per Policy H3 of the Reading Borough Local Plan 
and the Affordable Housing SPD (2021); for sites of 1-4 dwellings, where the contribution 
required by policy H3 is 10%, this will equate to 5% of GDV of the development. 
 
This is considered acceptable and complies with Policy H3 of the Reading Borough Local Plan and 
the Affordable Housing SPD (2021). 

 
7.8 CIL 

The proposal includes the addition of more than 100sqm of new floor space and so would be CIL 
liable. 
 

 Existing 
Residential (m2) 

Proposed 
Residential (m2) 

Difference (m2) 

Conversion from Office to Residential 

First Floor 0 50.70 +50.70 

Second Floor 0 37.00 +37.00 

Total 0 87.70 +87.70 

 
The submitted CIL form states that the existing building was still in use as an office at the time 
of this application. Accordingly, on the basis of the 87.7sqm proposed floorspace the liability 
(based on a 2022 CIL rate of £156.24 per sqm) would total £13,702.25.  



 

 

 
The standard informative is recommended to be included on the decision notice to advise the 
applicant of this separate process and requirement.  
 

8. CONCLUSION   
 

The proposed development has been assessed and the proposed works are considered to be in 
accordance with the above relevant policies and planning permission can be granted.  
 

9. RECOMMENDATION 

GRANT 

10. CONDITIONS 

 
TL1: Time Limit (Standard)  
The development hereby permitted shall begin no later than three years from the date of this 
planning permission. 
  
REASON: In pursuance of Section 91 of the Town and Country Planning Act 1990 (as amended by 
Section 51 of the Planning and Compulsory Purchase Act 2004) in order to prevent an 
accumulation of unimplemented planning permissions. 
 
AP1: Approved Plans  
 
The development hereby permitted shall ONLY be carried out in accordance with the following 
approved plans: 
 
Plans considered: 
 

- Proposed Ground Floor Plan – 3833/211 Rev B 
- Proposed First & Second Floor Plan – 3833/212 Rev C 
- Proposed Section A-A – 3833/213 
- Proposed Cycle Store – 3833/214 

Received on 02/03/2023 
 

- Block and Location Plan – 3833/110 Rev C 
Received on 01/06/2023 
 
REASON:  For the avoidance of doubt and to ensure that the development is carried out and 
adhered to in accordance with the application form and associated details hereby approved. 
 
DC5: Cycle Parking (As Specified)  
The dwelling hereby permitted shall not be occupied until the bicycle parking facility for that 
dwelling/building has been provided in accordance with the plans hereby approved. The facility 
shall be kept available for bicycle parking at all times thereafter.  
 
REASON: To encourage travel by sustainable alternatives to driving a motorcar in accordance 
with Policy TR1 and TR5 of the Reading Local Plan 2019. 
 
DC8: Refuse and Recycling (As Specified) 
Prior to first occupation of the development hereby approved, the refuse and recycling storage 
facility shall be implemented fully in accordance with those details shown on the approved plans 
and thereafter retained for use by occupiers of the dwelling/building at all times. 
 
REASON: In the interests of the visual amenity of the area and to ensure that bins can be easily 
accessed when required in accordance with Policy CC7 of the Reading Local Plan 2019. 
 



 

 

N9: NOISE ASSESSMENT & MITIGATION RESIDENTIAL (TO BE SUBMITTED) 
No development shall commence on site until a detailed scheme, informed by an assessment of 
the current noise environment, for protecting the dwellings from the external noise environment 
of the area has been submitted to and approved, in writing, by the Local Planning Authority.  
The scheme itself shall be designed, specified and constructed so that the sound insulation 
performance of the structure and the layout of the dwellings are such that the indoor ambient 
noise levels do not exceed the values detailed in Table 4 of BS 8233:2014 and the and that the 
individual noise events do not exceed 45 dB LA,max,F more than 10 times a night.  Where 
opening windows will lead to an internal noise level increase of 5 dBA or greater above BS 
8233:2014 recommended internal levels, the scheme shall include provision of alternative 
mechanical ventilation with minimum performance equivalent to a mechanical heat recovery 
(MVHR) system with cool air bypass as an alternative means of cooling and ventilation.  Noise 
from the system should not result in BS8233 internal levels being exceeded. 
Thereafter, the development shall not be carried out other than in accordance with the 
approved scheme which shall be completed before any part of the accommodation hereby 
approved is occupied, unless the Local Planning Authority otherwise agrees in writing. 
 
REASON: These details are required due to insufficient information being contained within this 
submission and in order to safeguard the amenity of occupants in accordance with Policy CC8 of 
the Reading Borough Local Plan 2019. 
 
N24: NOISE MITIGATION SCHEME (INTERNAL) - MIXED USE (TO BE SUBMITTED) 
No development shall commence on site until a detailed scheme for protecting the dwellings 
from noise emissions from the commercial use hereby approved and informed by an assessment 
of the likely noise emissions from the approved commercial use, has been submitted to and 
approved in writing by the Local Planning Authority.  The scheme itself shall be designed, 
specified and constructed so that the sound insulation performance of the separating 
floor/ceiling between the uses achieves a minimum airborne sound insulation performance of 
greater than or equal to 55 dB (Dntw +Ctr) and ensures that the noise levels within the property 
do not exceed the values specified in BS8233:2014 with appropriate penalties and adjustments 
for the character of the noise. The scheme shall make suitable provision for insulation from 
structure borne noise. 
 
Thereafter, the development shall not be carried out other than fully in accordance with the 
approved scheme which shall be completed before any part of the accommodation hereby 
approved is first occupied and shall be retained and maintained as such at all times thereafter. 
 
REASON: In order to safeguard the amenity of occupiers of the residential accommodation in 
accordance with Policies CC8 and EN16 of the Reading Borough Local Plan 2019. 
 

11. INFORMATIVES 

 
Standard Informatives 
 
IF3: Highways 
i) The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which enables 
the Highway Authority to recover expenses due to damage caused by extraordinary traffic.  
ii) Any works affecting the Highway shall be in accordance with Reading Borough’s Council’s 
document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. 
The applicant should note that compliance with this document is mandatory and licences to 
work on the Highway will only be issued if the requirements contained within it are met. A copy 
can be obtained from the Council’s website. 
 
IF4: S106 
A section 106 Agreement has been completed for this development. A copy of the S106 Legal 
Agreement is available on the Council’s Public Register of Planning 
 
I11: Community Infrastructure Levy (CIL)  



 

 

The Council introduced the Community Infrastructure Levy (CIL) on 1st April 2015.  CIL is a way 
of securing financial contributions towards infrastructure from new development, and partially 
replaces the Section 106 planning obligation regime. It is a set charge per sq m of floorspace for 
different uses, and, unlike Section 106, it is non-negotiable.  It applies to developments which 
result in at least one dwelling; where the space has not been in lawful use for 6 months within 
the last 3 years or 100 sq m of new floorspace. For this approved development the CIL status is 
chargeable. If chargeable you will be sent a CIL Liability Notice with the calculated amount 
soon. CIL becomes payable on commencement of the development or by instalments.  
 
For more information go to:  
http://www.reading.gov.uk/media/2791/Community-Infrastructure-Levy-Advice-to-
Applicants/pdf/CIL_Advice_to_Applicants.pdf 

http://www.reading.gov.uk/media/2791/Community-Infrastructure-Levy-Advice-to-Applicants/pdf/CIL_Advice_to_Applicants.pdf
http://www.reading.gov.uk/media/2791/Community-Infrastructure-Levy-Advice-to-Applicants/pdf/CIL_Advice_to_Applicants.pdf

