
 

26 June 2024 

 
 

Title 

PLANNING AND LISTED BUILDING CONSENT APPLICATION 
UPDATE REPORT  
(TO BE READ IN CONJUNCTION WITH THE MAIN REPORT 
DATED 29TH MAY 2024) 

Ward Abbey  

Planning / Listed 
Building Application 
Reference: 

A) 230626/FUL 
B) 230627/LBC 

Site Address: 13-16 Market Place, Reading, RG1 2EG 

Proposed 
Development 

A) Change of use of upper floors of No’s 13-16 Market Place to 4 
residential units and erection of 2-storey extension creating access 
from No’s 11-12 Market Place. Demolition of existing rear additions 
and erection of a 4/5-storey building to create 11 residential units 
accessed from the rear, with Class E use at basement and ground 
floor and various associated works.  
B) Various internal and external works associated with the change of 
use of upper floors of No’s 13-16 Market Place to 4 residential units 
and erection of 2-storey extension creating access from No’s 11-12 
Market Place. Demolition of existing rear additions and erection of a 
4/5- storey building to create 11 residential units accessed from the 
rear, with Class E use at basement and ground floor. 

Applicant Eurospeak Academy Ltd 

Report author  Jonathan Markwell, Principal Planning Officer 

Deadline: 

A) Originally 28/09/2023, but extensions of time for the determination 
of the application have subsequently been agreed until 17/07/2024 
B) Originally 24/08/2023, but extensions of time for the determination 
of the application have subsequently been agreed until 14/07/2024 

Recommendations 

As in the main report, barring the additions verbally reported at the 
29th May committee (marked in bold below) and the revised deadline 
for completion of the legal agreement: 
 
A) Delegate to the Assistant Director for Planning, Transport and 
Public Protection Services (AD PTPPS) to (i) GRANT full planning 
permission subject to the satisfactory completion of a Section 106 
legal agreement and delegate to the AD PTPPS to make such 
minor changes to the conditions, Heads of Terms and details of 
the legal agreement as may be reasonably required to issue the 
permission, and subject to conditions or (ii) to REFUSE permission 
should the Section 106 legal agreement not be completed by the 
17th July 2024 (unless officers on behalf of the AD PTPPS agree to 
a later date for completion of the legal agreement). 
 



B) Grant listed building consent, subject to conditions and delegate 
to the AD PTPPS to make such minor changes to the 
conditions, as may be reasonably required to issue the consent 

S106 Terms As in the main report 

Conditions As in the main report 

Informatives As in the main report 
 

1. Executive summary 
1.1 This report provides an officer response to the various concerns raised when this 

application was reported to your previous meeting on 29th May, where it was decided to 
defer a decision to allow fuller consideration of the below matters. 

1.2 The officer recommendation remains to grant full planning permission, subject to 
conditions and the satisfactory completion of the s106 agreement. Listed building consent 
is recommended to be granted subject to conditions.  

2. Introduction 
2.1. This item was considered at the Planning Applications Committee meeting on 29th May 

2024. The decision was deferred by the committee to enable officers to clarify a number 
of questions raised by members. Accordingly, officers have provided responses below, 
where appropriate, to the matters raised.  

3. Officer responses to matters raised by members  
Reasons for Registered Providers (RPs) not taking up on/off-site affordable housing 
options 

3.1. Members firstly requested more information regarding the background as to why 
registered providers (RPs) were not interested in potentially bringing forward a small 
number of on-site affordable housing units, or off-site on the neighbouring site also owned 
by the applicant. 

3.2. Further to section 5.7 and paragraphs 7.7 – 7.11 of the main report, below is a summary 
of the RP’s email responses after being contacted by the applicant:  

  
Name of Registered Provider Reasons given for a lack of interest 
Home Group • Number of units involved is too 

small 
• Reading now outside their new 

focus areas 
Metropolitan Thames Valley (MTVH) • Number of units involved is too 

small 
Paragon Asra (PA Housing) • Number of units involved is too 

small 
• Location is not suitable 

  
 

3.3. Accordingly, it is clear that for these RPs the small number of units involved in this case 
(a policy compliant provision would amount to 4.5 units) preclude them from showing 
interest in this instance.  

3.4. In terms of RBC Housing’s position (in its role as an RP), the following has been 
confirmed:   

RBC Housing Service, in its role as social landlord, is open to purchasing S106 homes 
and reviews each opportunity on its merits. At this time purchases are limited to 



homes where the Council is able to buy the freehold rather than become leasehold to 
a third party.  
 

3.5. This is why, within the context of the 15 residential unit proposals at the application site 
and the 17 existing residential units at the neighbouring site being owned by the applicant 
and theoretically be available as leasehold, the Council is not pursuing purchasing a small 
number of these units.  

3.6. In addition, the applicant’s agent has reflected on the discussions at committee on 29th 
May and provided the following commentary in response: 

“The viability on this specific site would not allow us to increase the number of 
affordable homes to the point where the main developing RPs in the area are 
willing to take on stock.    

Whilst the applicant does own separate assets, those assets also have their own 
financial constraints that create limitations for on-site affordable housing, or for 
increased affordable housing (which have already been agreed with the Council). 

Registered Providers across the sector are at present very limited in acquiring 
new homes, focussing their resources on meeting building safety and energy 
efficiency requirements. 

We will be interested to hear if the Council has been able to identify an RP that is 
able to proceed on a smaller number of homes, albeit that the viability for the site 
does not allow an increased affordable housing offer”. 

3.7. Based on the above, it is clear that the applicant’s standpoint is that the viability position 
prevents the provision of on-site or off-site affordable housing in this instance, which 
Policy H3 (Affordable Housing) accounts for. This is considered to have been suitably 
evidenced, following an independent review on behalf of officers.  Hence, in accordance 
with policy, a partial payment-in-lieu commuted sum has been negotiated, with this 
supplemented by a late-stage viability review to ascertain a possible Deferred Affordable 
Housing Contribution Mechanism calculation.   

Additional clarity regarding the provision/collection of refuse – in particular, regarding the 
effectively management of collection arrangements 

3.8. Further to paragraphs 5.8.1 and 7.26 of the main report, it is clarified that the amount of 
refuse storage shown on the proposed plan is sufficient for the proposed development. 
Hence, a compliance condition will secure this in practice. The exact wording of this 
condition is proposed to be: 

29. Prior to the first occupation of any residential unit in the development hereby 
approved, the refuse and recycling storage facilities shall be implemented fully in 
accordance with those details shown on approved plan 21/16/71G - Ground and 
Basement Floor Plans, as received 09/05/2024 and thereafter be 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 Policies CC5 and CC7 
of the Reading Borough Local Plan 2019. 

3.9. In terms of the collection arrangements, a waste management plan is proposed to be 
secured too, with the full wording of the condition being: 

30. Prior to the first occupation of the relevant part of the development hereby 
approved, details of how refuse and recycling collections for a) the residential 
units; b) any commercial unit, will be managed from the site (including vehicles, 
servicing and deliveries), shall be submitted to and approved in writing by the 
Local Planning Authority. Thereafter refuse collection, servicing and deliveries will 
be carried out fully in accordance with the approved details.  



Reason: In the interests of general amenity, to ensure convenience of 
arrangements for refuse and recycling storage and collection and to ensure that 
no obstruction is caused on the adjoining highway, in the interest of highway 
safety and in accordance with Policies CC7, TR3 and CR6 of the Reading Local 
Plan 2019. 

3.10. These conditions are recommended as being suitable and, moreover, it is not considered 
necessary or reasonable in this instance for details to be submitted / approved at 
application stage, especially in terms of the commercial collections, as that strategy will 
be likely to be dependent upon the exact requirements of the future operator. 
Notwithstanding this, the applicant’s agent, mindful of the discussion at the 29th May 
committee meeting, has confirmed the following: 

“We had a meeting with… waste services last year where the refuse arrangement 
was agreed to be the same as 12a Market Place.  The management company 
would present the bins at the drop off location first thing on the morning of the 
collection, and they would be collected and returned to the bin store following the 
refuse collection”. 

3.11. The correspondence with Waste Services referenced from last year is clarified to be dated 
from 20th November 2023, with Waste Services confirming the following statement by the 
applicant’s agent at that time to be correct: 

“To confirm it was agreed that the residential refuse bins will be brought out to the 
area adjacent to the barrier on collection day and will be taken back into the refuse 
store once the bins have been emptied by the management team. This is the 
same situation as 12a Market Place and will allow for easier access for collection, 
and reducing the need of the refuse vehicle to enter the service yard”. 

 
3.12. It is considered that this information indicates a suitable in-principle strategy in these 

regards, with the precise and fuller details being formally secured via condition.  

3.13. In addition, it is also noted that, as an update to paragraph 4.9 of the main report, the 
separate application at the neighbouring 11-12 Market Place for altered cycle and waste 
storage areas was granted on 20th May 2024. Conditions 4 and 5 of that permission 
effectively correspond with those referenced above, to ensure a joined-up approach is 
being followed in these respects in the wider area.  

Additional clarity regarding the management of the proposed green roofs. 

3.14. Further to paragraphs 5.3.1, 5.4.2 and 7.37 of the main report, it is advised that the 
management details associated with the proposed green roof is recommended to be 
secured as part of the landscaping condition. The exact wording of this condition is 
proposed to be: 

Prior to the first occupation of any residential unit hereby approved, a scheme of 
hard and soft landscaping shall be submitted to and approved in writing by the 
Local Planning Authority. This scheme shall specify means of treatment for hard 
surfaced areas, details of the planted screen and areas of green roof, means of 
enclosure including mammal gaps where appropriate, specify species, planting 
sizes, spacing and numbers of trees/shrubs to be planted, and must include a 
maintenance programme detailing all operations to be carried out in order to allow 
successful establishment of planting.  

Hard surfaced areas shall be carried out in accordance with the approved details 
prior to the first occupation of any residential units and be retained as approved 
at all times thereafter. Planting shall be carried out in accordance with the 
approved details in the first planting and seeding seasons following the first 
occupation of the building or in accordance with a timetable agreed in writing with 
the Local Planning Authority. Any trees, plants or areas of green roof which, within 
a period of 5 years from the date of planting, die, are removed or become seriously 



damaged or diseased shall be replaced in the next planting season with others of 
similar size and species, to be agreed in writing by the Local Planning Authority.  

Reason: In the interest of ensuring that the landscaping of the development 
enhances the visual local environment and in accordance with Policies CC7 and 
CR2 of the Reading Borough Local Plan 2019. 

3.15. This condition will suitably secure the details associated with the green roof. It is not 
considered that there are any particularly unusual component parts of the proposals 
which would necessitate such details being required to be secured and approved prior to 
a decision of this application, subject to the recommended condition. Notwithstanding 
this, the applicant, mindful of the discussion at the 29th May committee meeting, has made 
the following comments: 

“The green roof system has not been finalised, it is likely due to the fire regulations 
will be an extensive roof with a deeper substrate and with a watering system.  The 
planted layer will be either a seeded native wildflower mix or a sedum roof.  I have 
attached the product data for both for information”. 

3.16. Specification details for the two possible options for the green roof are included below at 
Appendix 1. Precise details regarding the maintenance and management of the green 
roofs are not specified here, with this instead secured via the condition whereby a 
selected system will have been presented for assessment. It is considered that this 
information indicates a suitable in-principle strategy in these regards, with the precise 
details being secured via condition.  

Question as to whether Reading DRP comments could be incorporated within an altered 
condition 

3.17. Clarity was sought regarding the comments at the final bullet point of paragraph 5.6.1 of 
the main report, and whether the detailed design improvements could be incorporated 
within a modified condition to assist the design quality of the scheme. It is clarified that 
these comments were at pre-application stage (see Figure 7) and were incorporated 
within the proposals at application stage, as seen elsewhere in the main report. 
Accordingly, there is considered to be no need for the condition to be modified.  

Interaction between a s106 obligation and how this may contradict the proposed housing 
mix  

3.18. Clarity was sought in relation to the interaction between the s106 obligation referenced at 
paragraph 7.10 of the main report (affordable housing applying on a cumulative basis in 
case of future further applications at the site) and how this may contradict the intention of 
the proposed housing mix (paragraph 7.13 and condition 9). This was particularly queried 
in terms of the potential for the welcome 3-bed unit being lost through a future s73 
application.  

3.19. It is clarified that both component parts are entirely separate and do not contradict one 
another, with each acting as a safeguard and means of actively managing the 
development. More specifically, the s106 obligation protects the Council should the 
affordable housing policy be sought to be circumnavigated in due course (as paragraph 
7.10 of the main report explains). The mix control condition will ensure that the proposed 
development provides an appropriate range of housing opportunities / dwelling types to 
meeting requirements for different groups, in accordance with Policy H2 of the Reading 
Borough Local Plan 2019. There is limited scope for the 3-bed unit to be removed from 
the scheme through a section 73 (variation of condition) application, as this would be 
likely to change the operative part of the permission. More specifically, the number of 
residential units would be likely to change in the description of development, thereby 
precluding this being possible through a section 73 application (as clarified by paragraph 
013 of planning practice guidance on Flexible Options for Planning Permission). Instead, 
a full application would be likely to be required.  

4. Conclusion, including the overall planning balance 



4.1. This remains unchanged from section 9 of the main agenda report. It is considered that 
the above satisfactorily responds to all matters raised by members.   

 

Appendix 1: Specification details associated with two possible green roof options (as provided 
by the applicant subsequent to the committee meeting on 29th May 2024.  

 



 



 



 
 

 

Appendix 2: Main report dated 29th May 2024 

 


