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1 EXECUTIVE SUMMARY 
 

1.1 This Affordable Housing Statement (hereafter “AHS”) has been prepared on behalf of Elder 

Developments (Greyfriars) Ltd (the “Applicant”) in respect of the redevelopment of the site 20-

30 Greyfriars Road, Reading (the “Site”) for a Co-Living development, including affordable 

housing (“the Development”). The Site is located in administrative authority of Reading Borough 

Council (the “Council”). 

1.2 This AHS demonstrates that the affordable homes proposed as part of the Development accord 

with the Statutory Development Plan and other material planning considerations. 

1.3 The content of this AHS is summarised below: 

Table 1: Executive summary 

Affordable Housing Statement summary 

Site 

The Site comprises an office building located at 20-30 Greyfriars 
Road, Reading.  The Site is located within Reading town centre, 
approximately 310m west of Reading Train Station. The Site 
extends to 0.12 hectares and is within the Borough of Reading. 

Proposals 

“‘Demolition of the existing building and the erection of a part-7, 

part-13 storey building comprising 266 co-living units (Sui Generis) 

and associated communal amenity facilities, refuse storage, cycle 

parking and plant equipment.’” 

Headline policy 
requirements 

Policy H3 of the Local Plan (adopted November 2019) sets out the 
affordable housing requirement of 30% of dwellings on sites of 10 
dwellings or more. 
 
Draft Local Plan Policy H15 of the emerging local plan plan seeks 
an off-site financial contribution, however full weight cannot be 
attributed to the draft Local Plan as it is yet to be adopted. 
 

Types & quantum of 
housing 

 
The Development proposes comprise 266 co-living units, 80 of 
which are proposed to be provided as discounted co-living.  
 
This affordable housing provision equates to 30% of the total 
dwellings, in accordance with Policy H3. 
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Affordable tenure The affordable tenure proposed is discount co-living.  

Affordability 

Rents for the discounted co-living dwellings will be set at a 
weighted average rent of 78% of the Market Rent. This equates to 
a weekly cost of c. £183.50 per week (excluding bills), which 
remains below both the Local Housing Allowances rates used to set 
Affordable Private Rents for affordable housing provided as part 
of Build to Rent developments, and is more affordable than the 
traditional affordable products (Reading Affordable Rent, and 
Shared Ownership) when these are considered together.  
 
It is proposed to set rents between 65% and 80% of Market Rent, 
ensuring that a range of household incomes are able to access the 
discounted co-living dwellings. 

Nominations & 
eligibility 

The operator would be responsible for marketing, letting and 
managing all the units within the development.  
 
It is proposed however that the discounted co-living units would be 
subject to a priority hierarchy and qualifying criteria. First and 
foremost, this will prioritise NHS & social care workers, followed 
by public service workers, education and childcare workers, and 
then those that live and work in the Borough. 

Ownership 

As with BTR schemes and the way in which Affordable Private Rent 
is treated, the discounted co-living units would be owned and 
operated by the co-living owner/ operator. There is no sale of the 
discounted dwellings to a Registered Provider. 
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2 INTRODUCTION 
 

2.1 This AHS has been prepared by DS2 LLP on behalf of the Applicant in accordance with local, 

strategic, and national planning policy, in support of the planning application submitted in relation 

to the Development. 

2.2 This AHS provides evidence which demonstrates that the amount, type and mix of housing 

proposed as part of the planning application is appropriate for the site and proposals, and in 

accordance with the Local Plan and other material planning considerations. 

2.3 This AHS is structured as follows: 

• Overview of the site and the development proposals. 

• A summary of the relevant national, regional, and local planning policy considerations. 

• An assessment of the housing proposals against policy, guidance and other material 

considerations. 

• Summary of the conclusions. 

2.4 In preparing this AHS, the Applicant has had several pre-application meetings and discussions 

with Planning and Housing Officers at the Council, and Royal Berkshire NHS Foundation Trust. 

2.5 The AHS should be considered alongside several other documents, including but not limited to the 

Planning Statement prepared by Savills, and the Design and Access Statement prepared by 

Darling Associates. 
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3 THE APPLICATION 
 

3.1 A detailed description of the Site and development proposals is contained within the Planning 

Statement and Design & Access Statement submitted with the planning application. A relevant 

summary is provided below.  

Site location 

3.2 The Site is located in Reading town centre, in an area which is predominantly mixed-use in 

character.  

3.3 Greyfriars road forms the western boundary of the Site. Adjoining the site to the north is Garrard 

Street. Immediately east is the Station Hill development and south is the Central Studios student 

accommodation. There is also a Sainsburys located to the east.   

3.4 Reading Station is located 310m  north east of the Site, providing access to Central London and 

the south west of England.  

3.5 The boundary of the Site is defined by the red line boundary identified on the Site Location Plan 

which accompanies this Application, an extract of which is provided below: 

 
Figure 3.1: Location plan (source: Darling Associates Achitects) 
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Site description 

3.6 The Site comprises an existing office building expanding to 32,286 sq ft. Net Internal Area 

(“NIA”), 56,176 sq ft Gross Internal Area (“GIA”). 

Proposed Development 

3.7 The proposal is for a co-living (Sui Generis use class) development. The description of development 

is as follows: 

‘Demolition of the existing building and the erection of a part-7, part-13 storey building 

comprising 266 co-living units (Sui Generis) and associated communal amenity facilities, refuse 

storage, cycle parking and plant equipment.’ 

3.8 The Development will extend to 104,119 sq ft GIA and will include 243 standard co-living rooms, 

23 accessible co-living rooms and 72 cycle spaces. It will be a car free development. 

3.9 The overall affordable housing provision proposed is made up of discounted co-living homes and 

equates to a 30% affordable offer.  

 

 

 

 

 

3.10 The proposed Co-living spaces will include high- quality communal shared amenity spaces, 

including external outdoor areas for residents. Additionally, private rooms will be located off 

these spaces, providing residents with a comfortable, personal living space to retreat into. The 

proposal includes a 24 hour community with on-site concierge, maintenance and security, helping 

residents feel comfortable and safe at all times.  

 

Table 2: Affordable housing offer summary 

 No. rooms % 

Market Co-Living (Building A) 186 70% 

Discounted Co-Living units 80 30% 

TOTAL 266  
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4 PLANNING POLICY CONTEXT 
 

4.1 The following section of this Affordable Housing Statement provides a summary review of the key 

national, regional, and local planning policy that guides the delivery of affordable housing. 

National policy 

National Planning Policy Framework (2023) (“NPPF”) 

4.2 The NPPF sets out the Government’s planning policies for England and how they should be applied. 

At the heart of the NPPF is a presumption in favour of sustainable development.  For decision 

making, this means approving development proposals that accord with an up-to-date 

development plan without delay; or where there are no relevant up to date development plan 

policies, granting permission unless any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits of development.  

4.3 Section 5 supports the Government’s aim of significantly boosting the supply of housing and, 

Section 63 places a strategic requirement on authorities to identify the type and tenure of housing 

needed for different groups in the community including affordable housing. 

4.4 Paragraph 64 states that where there is a need identified for affordable housing, the affordable 

housing should be provided on-site, except in justified circumstances. 

4.5 The definition of affordable housing included within the Glossary (Annex 2) of the NPPF states: 

“Housing for sale or rent, for those whose needs are not met by the market (including housing 

that provides a subsidised route to home ownership and/or is for essential local workers)” 

4.6 This includes social rent, affordable rent and intermediate tenure housing i.e. housing provided to 

eligible households whose needs are not otherwise met by the market.  

NPPF Consultation (2024) (“NPPF24”) 

4.7 The NPPF24 has re-introduced mandatory housing targets (amongst other changes), emphasising 

the importance of housing delivery to the new Labour administration and its manifesto target of 

delivering 1.5m homes within this parliament.  

Planning Practice Guidance (“PPG”) 

4.8 The PPG is guidance to the NPPF policies. There is no specific co-living guidance, however, does 

include relevant guidance on Build to Rent developments, with which co-living shares many physical 

and financial similarities.  

Local policy 

Reading Borough Local Plan (Adopted November 2019)  

4.9 The Local Plan sets out the Council’s policy for affordable housing. Policy H3 outlines that on sites 

of 10 or more dwellings 30% of the total dwellings should be provided as affordable housing. 

Provision should be made on site in the first instance. In all cases where proposals fall short of the 

policy target as a result of viability considerations, an open book approach will be taken where 

the onus will be on the developer/landowner to clearly demonstrate the circumstances justifying 

a lower affordable housing contribution.  
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4.10 The current Local Plan does not have a specific affordable policy for co-living development.  

Reading Council Affordable Housing SPD (March 2021) 

4.11 The Council’s current Affordable Housing SPD includes co-living as ‘other forms of accommodation’ 

and notes that such forms of accommodation “in most cases” an off-site contribution is considered 

more appropriate than on-site provision. The SPD proposes an off-site contribution methodology 

based on a percentage of the developments Gross Development Value.  

4.12 The SPD is guidance rather than adopted policy, however, is a material consideration. 

Reading Borough Local Plan (Partial Update, pre-submission November 2024) 

4.13 The draft Local Plan includes Policy H15 on co-living which outlines that large-scale shared 

accommodation is not considered to be suitable as affordable housing. This is because this form 

of accommodation with high reliance on communal accommodation and often more temporary in 

nature is not suitable for most households in need of stable, long-term affordable accommodation, 

and should be a lifestyle that is chosen rather than enforced by circumstances.  

4.14 An off site financial contribution is required, unless a development can accommodate on-site self-

contained affordable dwellings that operate independently. The appropriate level of affordable 

housing is at an equivalent level to Policy H3, and the level should be calculated by assuming that 

one dwelling equates to four units of accommodation.  

4.15 Financial contributions are calculated in line with the approach set out in the SPD.  
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5 APPROACH TO AFFORDABLE HOUSING 
 

Assessment against planning policy 

5.1 This section of the AHS considers the proposed approach to affordable housing and assesses 

whether the Development is in accordance with the relevant planning policies. 

On-site or financial contribution 

5.2 In line with the NPPF, the adopted Local Plan seeks affordable housing to be provided on on-site, 

There is no specific policy for co-living developments, however the Council’s SPD requires an off-

site contribution. Whilst the SPD is a material consideration, in the absence of an adopted policy, 

greater weight has been given to the wider objectives of the NPPF for on-site affordable housing 

which meet the definition of affordable housing in Annex 2.  

5.3 Furthermore, since the adoption of the SPD the co-living market has continued to evolve and 

mature, and there are now a range of practical examples across the country where on-site 

discounted co-living is being promoted and successfully integrated into developments. Several 

examples are included below: 

Scheme Planning ref DMR Comments 

The Mall, Ealing 210038FUL 35% on-site 
discounted co-
living  

Rents at London Living Rent levels 
Operational and occupied 
 

Folk Earlsfield, 
Wandsworth 

2019/1083 35% on-site 
discounted co-
living 

70-90% of market rent 
Includes 5 homes offered to Children’s 
Services clients. 
Operational and occupied 

Guildford Plaza, 
Guildford 

21/P/01811 40% on-site 
discounted co-
living 

Under construction  
DMR units aimed at key workers who 
do not qualify for social housing 
 

Folk, Woking PLAN/2023/0645 10% on-site 
discounted co-
living 

Consented 
80% of market rent 
 

Olympian, Bristol 23/02827/F 20% on-site 
discounted co-
living 

Consented 
80% of market rent, linked to LHA 
rates 
 

 

5.4 As such, when balanced alongside the quantum being proposed, affordability and nominations 

(set out in more detailed within this section of the Statement), it is considered that the provision on 

on-site discounted co-living dwellings meets the requirements of the development plan. 

Quantum of Affordable Housing 

5.5 It is proposed to provide 30% of the co-living units as discounted units. This is aligned with Local 

Plan Policy H3. 

5.6 The total scheme comprises 266 co-living dwellings. In accordance with the local policy, 30% 

affordable housing equates to 80 discounted co-living dwellings. 
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Affordable housing tenure 

5.7 Discounted co-living units do not lend themselves to traditional definitions of ‘affordable rent’ and 

‘intermediate’, however this is no different to Build to Rent (“BTR”) developments where discounted 

BTR units are considered an acceptable form of affordable housing, subject to rent levels.  

Affordability 

5.8 There is no specific council policy for discounted co-living, therefore DS2 have drawn from both 

national and local guidance in relation to both BTR and traditional residential development when 

exploring what is a suitable rent level. 

Planning Practice Guidance – Build to Rent 

5.9 Paragraph 002 of the national PPG guidance states: 

“National affordable housing policy also requires a minimum rent discount of 20% for 
affordable private rent homes relative to local market rents. The discount should be calculated 
when a discounted home is rented out, or when the tenancy is renewed. The rent on the 
discounted homes should increase on the same basis as rent increases for longer-term (market) 
tenancies within the development.” 

Affordable Housing SPD 

5.10 The Council’s affordable housing SPD provides relevant guidance in 2 respects:  

1) For BTR developments affordable housing can be provided as Affordable Private 

Rent, with rent set at Local Housing Allowance (“LHA”) levels. 

 

2) For traditional residential development, 62% of affordable housing is to be provided 

as ‘Reading Affordable Rent’ and 38% as affordable home ownership (e.g. Shared 

ownership).  

 
5.11 LHA rates are set by the Valuation Office on behalf of the Department of Work & Pensions. The 

set the maximum of amount of housing benefit that households in private accommodation can 

receive. 

5.12 Reading Affordable Rent is defined as rental levels capped at 70% of market rent. To assist with 

the implementation of this requirement, the Council produce an annual statement specifying what 

70% of market rents equates to. The published statement was last updated in February 2023. 

Rental analysis 

5.13 For ease of comparison, we have set out the rental products described above 

Product Rent per week 

Proposed co-living market rent £325.00 

80% of market rent £260.00 

LHA (1 bed) £195.62 

Reading Affordable Rent (1 bed) £153.46 

 

5.14 Whilst the above suggests that at a discounted 80% of market rent would be above the levels 

required through either the council’s BTR or residential policies, there are two further aspects which 

must be considered. Firstly, that co-living rents are inclusive of all utility bills and Council tax, which 
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must be deducted to allow for a like for like comparison. A deduction of council tax and boils is 

provided below, however we haven’t deducted service charge as this is accounted for within LHA 

rates. 

Estimated occupier bills Per month Per week 

Gym £30 £7 

Internet £30 £6 

TV Licence £14 £3 

Utilities £115 £23 

Council tax (assumes single person discount) £115 £22 

TOTAL £304 £70 

 

5.15 If we subsequently deduct the cost of bills, council tax and other costs which are included in the 

co-living rent, we arrive at the following, amended table. 

Product Rent per week 

80% of market rent (after bills) £190.00 

LHA (1 bed) £195.62 

Reading Affordable Rent (1 bed) £153.46 

 

5.16 Secondly, we must also take into account that under a traditional residential scheme, 38% of any 

affordable housing can be affordable home ownership such as Shared Ownership. Shared 

Ownership can be made affordable to households up to £80,000 pa outside of London. Assuming 

a range of incomes below the upper cap were to be targeted, say between £50,000 and 

£80,000 (average of £65,000 pa) then this would equate to a total amount which could be spent 

on ‘housing costs’ of £22,750 pa, based on the assumption that housing cost including bills are not 

more than 35% of gross income.  

5.17 Housing costs of £22,750 equates to £437.50 per week. If we therefore assume that 62% of 

affordable housing as part of residential development has to be at Reading Affordable Rent 

(£153.46 per week) and 38% is at the equivalent of £437.50 per week, we get a blended figure 

of £261 per week. 

Product Rent per week 

80% of market rent (after bills) £190.00 

LHA (1 bed) £195.62 

Reading Affordable Rent (1 bed) & Shared Ownership £261.40 

 

5.18 The table shows that a rent of 80% of the co-living rent is in broadly in line with LHA rates and 

marginally below the blended rent from traditional residential development once the equivalent 

cost of Shared Ownership affordability is factored in. 

Range of incomes 

5.19 As noted, one of the objectives of the Applicant is to propose a range of incomes ensuring that a 

range of households can afford to live at the Development. Considering the analysis set out in this 

note, the following rents are proposed, and the household incomes that can afford these (based 

on housing costs being 35% of gross income: 
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% of market rent Discounted rent 
Per week 

Minus bills 
Per week 

Gross income 

65% £211.25 £141.25  £       31,426  

75% £243.75 £173.75  £       36,214  

80% £260.00 £190.00  £       38,629  

 

5.20 Based on the total 266 units proposed, the following weighting is proposed across the different 

rental tiers, ensuring that the discounted units are affordable to the range if incomes set out above. 

% of 
market rent 

Weighting Units  

65% 6% 5 

75% 21% 17 

80% 73% 58 

BLENDED 78% 80 

 

5.21 Based on a weighted average rent of 78% this equates to a weekly cost of c. £183.50 per week 

(excluding council tax and bills), which remains below both the LHA rate and the blended rent for 

traditional affordable products. It is proposed that the relevant % of market rent is fixed within 

the S106 and used as the basis for future rent setting, ensuring that the units are always available 

at a significant discount to market rents. 

Delivery and Eligibility  

5.22 As with BTR schemes and the way in which Affordable Private Rent is treated, the discounted co-

living units would be owned and operated by the co-living owner/ operator. There would be no 

third-party sale to a Registered Provider. The operator would be responsible for marketing, 

letting and managing all the units within the development. 

5.23 It is proposed however that the discounted co-living units would be subject to a priority hierarchy 

and qualifying criteria; 

1) Households who are classed as an essential worker. This includes the following: 
 
a. NHS and social care workers 
b. Public services workers (prison, police & security staff, fire service) 
c. Education & childcare workers (teachers, social workers, special education 

services, university staff) 
 

2) Households who live in the borough 
3) Households who work in the borough 

5.24 The Applicant is also considering a more explicit priority and nominations mechanism with a 

specific local, public institution such as the Royal Berkshire NHS Foundation Trust. On-going 

discussions with the Trust have highlighted their strong interest in the Development and providing 

their staff with accommodation which enables them to remain in the borough.  
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6 SUMMARY 
 

6.1 In addressing the policy requirements of both the Local Plan and National policies, the proposed 

Development will see the delivery of 80 affordable homes. These will be provided in the form of 

discounted co-living dwellings. 

6.2 The proposal meets the headline policy requirement for 30% of dwellings provided as affordable 

housing. Policy compliance is further established through the provision of a discounted rent that is 

broadly in line with LHA rates and below the blended rent from traditional residential 

development, and a lettings and nominations process that prioritises local NHS and social care 

workers. 

6.3 The proposed 80 affordable dwellings is therefore considered to reflect a policy compliant offer, 

and is thus made on the basis that there is no late stage viability review mechanism. 

6.4 DS2 would be happy to discuss any of the points contained within this AHS. 

 

 
Prepared by: 

 

 
Jack Savin-Taylor MRICS 
Partner 
 

Date:  07/11/2024 
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