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Title PLANNING APPLICATION REPORT
Ward Abbey
Planning Application PL/24/1501/EUL

Reference:

Site Address: 20-30 Greyfriars Road, RG1 1NS
Demolition of the existing building and the erection of a part-
Proposed 7, part-13 storey co-living building (Sui Generis) and

Development

associated communal amenity facilities, bins storage, cycle
parking and plant equipment.

Applicant

Elder Developments (Greyfriars) Ltd

Report author

Alison Amoah - Principal Planning Officer

Deadline:

Original deadline 10t February 2025, but an extension of time
has been agreed with the applicant until 12" June 2025

Recommendation

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 or (ii) to REFUSE permission
should the Section 106 legal agreement not be completed by
the 12t June 2025 (unless officers on behalf of the AD PTPPS
agree to a later date for completion of the legal agreement)
and subject to conditions.

S106 Terms

Affordable Housing

Contribution towards off-site affordable housing elsewhere in
the Borough £3.566 million to be paid in instalments as
follows:

25% of the contribution prior to 25% occupation (66 units),
50% of the contribution prior to 50% occupation (132 units),
25% of the contribution prior to 75% occupation (198 units),

All instalments to be indexed from the date of permission to
the instalment date.

Co-Living Units
Secured under a single management company solely for the

rental market. Council to be notified of details of company
within one month of practical completion




Operated under a single a management company, whilst
allowing for appropriate transfers, in perpetuity with continuity
of communal space, facility and service provision, in
perpetuity, regardless of changes in ownership or
management.

Provide tenancies for private renters for a minimum of three
months up to three years and structured and limited in-
tenancy rent increases agreed in advance.

Provide a high standard of professional on-site management
and control of the accommodation.

Provide a commitment to high-quality rental arrangements,
through meeting the Reading Voluntary Rent with Confidence
scheme (or any equivalent measures which supersede it).

Each co-living unit to be occupied by a single resident only.
Maximum of 266 co-living occupiers at any one time.

No co-living unit (or units) to be occupied as a self-contained
C3 dwelling and not to be run as a hotel or hostel.

To provide, maintain and retain all Communal Facilities (as
identified on the approved plans, to be annexed to the S106
legal agreement) in perpetuity. Rights of access to
Communal Facilities, including charges and terms of use, to
be the same for all residents regardless of size or unit
occupied/duration of stay and not subject to further charges.

All rents to be inclusive of service charges, utility bills and
Council Tax. Service charges to be set at such a level as to
cover the costs of services to which the charge relates and no
more.

Any qualifying criteria to include details of the management of
tenancies where an individual's status changes, e.g. in the
case of unemployment, pregnancy etc.

Submission and approval of a management plan prior to first
occupation and operated in accordance with the approved
plan. The management plan to include details on:

- The number of residents;

- Management and maintenance of internal and external
communal spaces and overall maintenance, including
detail regarding hours of operation and resourcing of
communal areas;




- Tenancy matters including lengths of tenancies;

- Marketing arrangements including the promotion of
inclusiveness of the development, with appropriate
awareness of the accessible room provision and other
features that cater to diversity of need rather than a
particular demographic.

- Arrangements for moving in and out;
- Details of prompt issue resolution system;
- Agreed cap on the number of students that may occupy

the co-living units and that students shall be enrolled in
an educational institution within the borough of Reading;

- Availability of co-living rooms must be advertised on a
recognised lettings listing or portal;

- Details of cycle hire scheme;

- Details of social value opportunities and engagement
with the local community;

- Operational services must be provided;
- Events management;

- Staffing arrangements and provision of the concierge
service,

- Cleaning and linen changing of both private and
communal areas;

- Delivery arrangements for both servicing of the
development as a whole and for individual residents;

- Storage of deliveries when resident is not immediately
available;

- Security arrangements/measures (cctv);
- Safety procedures, including fire safety; and
- Monitoring and review of the management plan.

Employment, Skills and Training

Secure a construction phase Employment Skills and Training
Plan or equivalent financial contribution of £24,182.50
towards local skills and labour training as calculated in
accordance with the Council's Employment, Skills and
Training SPD (2013). Contribution to be paid prior to
commencement of the development.

Health

Secure a financial contribution of £86,400 to support a
solution, identified by the Integrated Care Board (ICB) or any
subsequent body that may take over the ICB function for
Reading Borough, to provide extra primary clinical capacity
needed to mitigate the increased impact of the development
on primary care function in local GP practices in Abbey ward
and adjacent wards. To be paid prior to first occupation of the
development.




CCTV connectivity

No later than practical completion, to submit for approval a
scheme of two external CCTV cameras on the development
to cover the Greyfriars Road frontage which would:

e Accord with the reasonable requirements of the
Council and Thames Valley Police for such a system;

» Is compatible with the system used by Thames Valley
Police;

e Is linked to the CCTV system operating in Central
Reading;

e Provides for connection to and control by the Council’s
town centre CCTV system (also controllable by the
Council and Thames Valley Police);

e Secure access to the CCTV operation for the lifetime
of the development for the Council and Thames Valley
Police; and

e Address data sharing and data protection issues.

Open Space/ Leisure

Secure a financial contribution of £66,500 towards open
space/ leisure improvements within Thames Parks. To be
paid prior to first occupation of the development.

Public Realm (further detail to be included in an update
report)

Prior to commencement, to submit for approval a scheme for
street trees on Greyfriars Road/Garrard Street

Secure a financial contribution (to be agreed) for the ongoing
maintenance of the street trees as approved. To be paid prior
to first occupation of the development.

Transport
Applicant to enter into a Section 278 agreement to:

) facilitate the closure of the existing vehicular
dropped crossing on Garrard Street, resulting from
the removal of the existing vehicular access to the
basement car park, and reinstating and aligning the
footway on Garrard Street.

(i) Resurface Garrard Street and Greyfriars Road
footways;

(i) Provide two on-street Car Club Bays;

(iv)  Provide street trees along Greyfriars Road and
Garrard Street.




The developer to provide and fund the provision of 2 car club
bays, to include the procurement of a car club vehicle, for the
approved bays and locations for a duration of 5 years. To be
provided prior to first occupation of the development.

Contribution of £5,000 towards the Traffic Regulation Order to
facilitate the provision of on-street Car Club Bays. To be paid
prior to first occupation of the development.

General

Contribution of £10,000 towards s106 monitoring costs plus a
separate commitment to pay the Council's reasonable legal
costs in connection with the proposed S106 Agreement will
be payable whether or not the Agreement is completed.

All financial contributions Index-Linked from the date of
permission.

Conditions

To include:

1. Standard Time Limit 3 years.

2. Approved Plans.

3. Pre-commencement, excluding demolition,
submission and approval of external materials.
Security

4. Pre-commencement, excluding demolition,
submission and approval of a Security Strategy to
include access controls, internal cctv, minimum of 2
external cctv cameras, lighting and 24 hr concierge.
Fire

5. Pre-occupation implementation of fire strategy.
Sustainability

6. Pre-commencement, excluding demolition,
submission and approval of a Sustainable Drainage
Strategy.

7. Pre-occupation provision of Sustainable Drainage
Strategy.

8. Pre-commencement, excluding demolition,
submission and approval of an interim BREEAM
Certificate demonstrating a minimum BREEAM
Excellent

9. Pre-occupation submission and approval of a final
BREEAM Certificate demonstrating a minimum
BREEAM Excellent rating

Use

10. Pre-occupation submission and approval of an
Operational Management Plan

11.Pre-occupation provision of all communal areas
shown on approved plans for use by all tenants and
retention at all times thereatfter.




12. Compliance condition related to roof terrace hours.
Transport

13.Pre-commencement, excluding demolition,
submission and approval of cycle parking.

14.Pre-commencement, excluding demolition,
submission and approval of two car club parking bays
and implementation pre-occupation in accordance
with approved details.

15. Parking permits 1 (pre-occupation).

16. Parking permits 2.

17.Pre-occupation access closure and reinstatement.
Waste

18. Pre-occupation provision of refuse stores.

19. Pre-occupation submission and approval of refuse
collection, servicing and delivery details (Waste
Collection, Servicing and Delivery Management Plan).
Construction

20. Pre-commencement construction method statement
(including Transport and EP based requirements
noise, dust and pest control) to be submitted and
approved.

21.Compliance condition relating to hours of
demolition/construction works.

22.Compliance condition relating to no burning of
materials or green waste on site.

Environmental

23.Compliance condition in accordance with the
approved noise strategy.

24.Reporting of any unexpected contamination.

25. Pre-piling submission and approval of piling method
statement.

Trees/ Ecology

26. Pre-commencement, excluding demolition,
submission and approval of hard and soft landscaping
details to include a green wall within the courtyard.

27.Pre-commencement, excluding demolition,
submission and approval of a Landscaping
Management Plan.

28. Pre-commencement, excluding demolition,
submission and approval of biodiversity enhancement
scheme

29.Compliance no site clearance during the bird nesting
season.

30. Pre-occupation submission and approval of lighting
(including wildlife friendly).

Archaeology

31.Pre-commencement submission of a Written Scheme
of investigation (WSI), in order to mitigate the impact
of development on any remains, which may need to
be retained in situ.

Water




32.Pre-occupation submission and approval of water
network upgrades or development and infrastructure
phasing plan.
wind
33.Pre-commencement, excluding demolition,
submission and approval of wind mitigation
measures.
All pre-commencement conditions have been agreed with the
Applicant.

Informatives

To include:

Terms and conditions

Building Regulations approval required
Encroachment

Damage to the highway and works affecting the
highway

Pre-commencement conditions

S106

Complaints about construction
Community Infrastructure Levy

. Parking permits

10. Biodiversity Gain condition

11.Thames Water informative

12.Positive and Proactive

PwpdPE
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EXECUTIVE SUMMARY

The proposal is for the demolition of a vacant office block and its replacement with a part
seven, part thirteen storey purpose-built building comprising 266 ‘co-living’ units with
communal facilities.

It would result in a low level of ‘less than substantial harm’ to the setting of Greyfriars
Church and Quadrant walls and railings to the former No 64 (Greyfriars Vicarage) group
and in accordance with the NPPF this harm has been weighed against the public benefits
of the proposal. Other harmful impacts mainly arise from its location within an already
dense urban environment, which can largely be mitigated through conditions and S106
obligations.

The proposal would provide a beneficial complementary new use of living
accommodation within the town centre and would harmonise well with the surrounding
prevailing uses. It would provide a range of benefits including the design quality, effective
reuse of a vacant brownfield site, employment and skills development during the
construction and operational phases, enhancement of the sustainability, improved
biodiversity, include wheelchair accessible units and accessible communal spaces,
contribute towards affordable housing and deliver social value opportunities and
engagement.

These benefits are considered to outweigh the harms, and it is considered to accord with
the Development Plan and all material consideration and is, therefore, recommended for
approval subject to conditions, and completion of a Section 106 legal agreement.
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INTRODUCTION

The application site is on the eastern side of Greyfriars Road on the corner of Garrard
Street, in central Reading. It is currently occupied by a part six and part seven storey
office building dating from the 1980s. Its external finish is smooth tiled panels with
smoked glass windows. It comprises of approximately 3,000sgm of office space and
although it is currently mostly occupied, the applicant has advised that the leases are
coming to the end within the next 12 months.

The surrounding area comprises a mix of commercial and residential uses with a number
of existing and approved tall buildings in a mix of building styles and forms.

On the corner of Friar Street and Greyfriars Road is a seven-storey student
accommodation building’ known as Central Studios. To the west across Greyfriars Road
are 3/4 storey office buildings with 2/3 storey terraced residential properties beyond along
Vachel Road.

Immediately adjacent and to the east of the application site, is Phase 1 of Station Hill,
which is complete and occupied. This comprises a 14-storey building (including
basement) with 13 storeys (81.5A0D) adjacent to the application site. This comprises
599 Build to Rent residential units, 772 sgm (GEA) of flexible commercial and leisure and
drinking establishment and hot food (Ebb & Flow development) (marked as ‘approved’ on
the plan below. The red box roughly indicates the application site).

To the north (marked blue on the plan below) is a vacant site, which forms Phase 3 of
Station Hill and has outline consent for a residential-led mixed use scheme. It would be
a building with a minimum height of 67m AOD and maximum of 93m AOD. Phase 2
(pink) is complete.

The present office building has its main entrance on the corner of Garrard Street and
Greyfriars Road and the vehicle access is from an undercroft on Garrard Street. To the
south of the site on Greyfriars Road is the servicing and delivery entrance for the
Sainsbury’s supermarket which fronts Friar Street, with the remainder of the Sainsbury’s
building beyond.

It is a highly accessible location close to Reading station and there are a number of bus
stops close by, which serve the local area and beyond.
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The site is part of an allocated site (CR11b — ‘Greyfriars Road Corner’) within the Reading
Borough Local Plan (RBLP, 2019) under Policy CR11: Station/ River Opportunity Area,
which allocates the area for a range of mixed-use high-density redevelopment.

The allocation also includes the Sainsbury’s building to the south and the student
accommodation on the corner of Friar Street and Greyfriars Road.

The site also is within the following areas:

e Reading Central Area (covered by relevant Policies CR1-3, CR6)

e The Air Quality Management Area (Policy EN15)

e The Station Area Tall Buildings cluster (Policy CR10)

e The Office Core (Policy CR1)

e An Area of Archaeological Potential (Policy EN2).

e Within the Station Hill South Planning and Urban Design Brief (2007) area and the
Reading Station Area Framework (RSAF, 2010) area

e Within the Article 4 restriction which restricts the change of use from Class E to C3
(residential).

Greyfriars Church to the south-west, is a Grade | Listed Building, and other Grade Il Listed
Buildings including the walls and railings at Greyfriars Vicarage, the former Mitre Inn on
the corner of West Street and Friar Street (‘Thai Corner’) and 29-31 Caversham Road.

Prior to submission of the formal application there were a number of pre-application
submissions and discussions and one of these was reviewed by FRAME design review
panel (under ref: 240375). The full response from FRAME is included in Appendix 1
below. How the current proposal has responded to the pre-application discussions is set
out within the appraisal section below.

Site Location Plan Existing aerial view looking south
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Aerial view in context looking east (from submitted DAS)

PROPOSAL

The proposed scheme is summarised as follows:

Demolition of existing building and erection of a part seven, part thirteen storey
building providing 266 co-living units of varying sizes (ranging from 18-32sgm —
including 23 wheelchair accessible rooms).

Communal co-working space, café, laundry and games room, gym facilities, fithess
studio, lounge, postroom and library at ground floor level and communal internal
amenity space comprising shared kitchen, private event room, media room at twelfth
floor (823sgm equalling 3.09sgm per resident).

External amenity space at ground, seventh and twelfth floors (423sgm equalling
1.59sgm per resident).

Secure cycle storage facilities for 72 cycle spaces and provision for on-site hire of 22
folding bikes.

Landscaping to ground floor and at levels seven and twelve and public realm works
along Greyfriars Road and Garrard Street.

The building is proposed in a contemporary style to feature grey brick finish and inset
rectangular windows in deep reveals and a darker, two-storey frame towards ground
level. There is a lower mass element of the building towards the south (i.e. nearest Friar
Street).

These proposals have been submitted following a series of pre-application discussions
and meetings with your officers.

Consultation was undertaken by the applicant, prior to the formal application submission,
and this is documented in their submitted ‘Statement of Community Involvement’.

During the course of the application discussions were ongoing between the Planning
Officer, and the applicant/agent, and this resulted in a number of amendments and
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submission of further information as set out in the consultation and appraisal sections
below.

This is a full planning application which is being reported to the Planning Applications
Committee for determination as the application is in the Major category. A briefing note
for members to conduct their own site visit to the site was supplied on 10 March 2025.

Submitted Plans and Documentation: Given the complex and detailed nature of this full
planning application and the specific information in relation to the type of use and layout
proposed, the application submission is supported by a wide range of documents, and
these are listed at Appendix 1.

Community Infrastructure Levy: In relation to the Community Infrastructure Levy, and
based on the developer’s figures supplied in the completed CIL liability form, the existing
in use building has a floorspace of 5219sgm (to be demolished) and the proposed
floorspace 9,673sgm. The building was occupied until 315t January 2025 and assuming
that the proposal would qualify for an ‘in-use’ offset (i.e. 6 months occupation within the
last 3 years (prior to a permission being issued)) the CIL liability would be an estimate of
£819,356 (rounded), based on the 2025 CIL rate for residential of £183.96 per sqm.

PLANNING HISTORY

The relevant planning history is as follows:
Application Site

170229/FUL - Change of use from Class Bl(a) (offices) to C3 (dwelling houses) to
comprise of 43 apartments comprising 23 one bed flats, 19 two bed flats and a single
three bed flat. Notification under Class O, Part 3 of Schedule 2 of the Town and Country
Planning (General Permitted Development) Order 2015 - Approved: 05/04/2017 (lapsed)

200211/FUL - Change of use from Class Bl(a)(offices) to C3 (dwelling houses) to
comprise 43 flats. Prior Notification under Class O, Part 3 of Schedule 2 of the Town and
Country Planning (Permitted Development) Order 2015 - Approved 10/06/2020 (lapsed)

230861/PREAPP - Demolition of existing building and redevelopment to create a
mixed use 15 storey building comprising 114 residential units and commercial floorspace
at ground floor — Observations sent 1/9/2023

240375/PREAPP - Demolition of the existing building and erection of a new-build scheme
at part 6- and part 12-storeys consisting of 253 Co-living units (Sui Generis) with
associated internal and external amenities and a self-contained commercial unit fronting
Greyfriars Road (Class E) — Observations sent 14/8/2024 [this scheme was subject to an
independent design review by Frame Projects].

52-55 Friar Street and 12 Greyfriars Road (Sainsbury’s)

162210/FUL - Demolition of existing building and structures (Class Al) and erection of 3
new buildings ranging between 6 - 12 (and basement) storeys in height to provide 135
(1xstudio, 54x1, 73x2 & 7x3-bed) residential units (Class C3), a flexible Class A1-A5 use
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at ground floor level fronting onto Friar St, a flexible Class Al-5, B1(a) or D2 (gym only)
use at ground floor level fronting onto Greyfriars Rd, with associated access, parking,
servicing, landscaping and engineering works (amended description) - Approved
20/03/2018 (lapsed).

Station Hill

This comprises three phases of development.

Plot F and North sites

192032/HYB - Hybrid application comprising (i) application for Full Planning Permission
for Phase 2 (Plot G and public realm) including demolition of existing structures, erection
of an eighteen storey building containing office use (Class B1) and flexible retail, non-
residential institution and assembly and leisure uses (Class Al, A2, A3, A4, A5, D1 and
D2). Provision of podium deck, vehicular access and parking. New public open space
and landscaping. Bridge link over Garrard St and (ii) Application for Outline Planning
Permission for Phase 3 (all Matters reserved) for four building plots (A, B, C and D).
Demolition of existing buildings and structures. Mixed-use redevelopment comprising
residential dwellings (Class C3), hotel (Class C1), residential institutions (Class C2),
office use (Class B1). Flexible Retail, financial and professional services, restaurants and
cafes, drinking establishments, hot food takeaways, non-residential institutions and
assembly and leisure (Class Al, A2, A3, A4, A5, D1 and D2). Provision of podium deck
and basement storey running beneath Phase 2 and 3. Formation of pedestrian and
vehicular access. Means of access and circulation and car parking within the site.
Provision of new public open space and landscaping. Granted following completion of
s106 legal agreement 22/07/2021.

201536/VAR - Outline application (pursuant to Section 73 of the Town & Country
Planning Act 1990) for mixed use redevelopment of the site through the demolition and
alteration of existing buildings and erection of new buildings & structures to provide
Offices (Use Class E (g)(i) and (g) (ii)), a range of town centre uses including retail and
related uses (Use Class E (a),(b) and (c); Drinking establishments (sui generis) and Hot
food takeaways (sui generis)), leisure and community (Use Class E (d), (e), and (f); Class
F.1; Class F.2; and Theatres; Cinemas; Concert Halls; Bingo Halls; Dance Halls (sui
generis)), and residential units (Use Class C3), associated infrastructure, public realm
works and ancillary development (all matters reserved) as permitted by planning
permission 190441 granted on 6 December 2019 (as amended). Granted following
completion of s106 legal agreement 22/07/2021.

201533/REM - Application for the approval of reserved matters (access, scale,
appearance, layout and landscaping) and submission of details (Conditions 12, 13, 15,
16, 17,18, 19, 20, 21, 22, and 52) for Plot F within the development site known as Station
Hill, submitted pursuant to the Outline Planning Application ref. 201536/VAR. The
proposals comprise the construction of a ground plus 12 storey building comprising 184
Build to Rent residential units, 762 sqgm (GEA) of flexible retail, leisure and business
floorspace (Use Class E, Sui Generis, F.1 and F.2), cycle storage, car parking, servicing,
plant areas, landscaping, new public realm and other associated works. Granted following
completion of s106 legal agreement 23/07/2021.

Station Hill Plot E
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201532/VAR - Outline application under s.73 of the Town & Country Planning Act 1990
with all matters reserved for mixed use redevelopment of Plot E of the Station Hill site
and neighbouring Telecom House site (48 to 51 Friar Street & 4 to 20 Garrard Street) to
comprise the demolition of existing buildings and erection of new buildings/ structures to
provide residential units (Use Class C3), a range of town centre uses, including retail and
related uses (Use Class E (a),(b) and (c); Drinking establishments (sui generis) and Hot
food takeaways (sui generis)), and leisure uses (Use Class E (d), (e), and (f); Class F.1;
Class F.2; and Theatres; Cinemas; Concert Halls; Bingo Halls; Dance Halls (sui generis)),
associated infrastructure, public realm works and ancillary development as permitted by
planning permission 190442 granted on 6 December 2019 (as amended). Granted
following completion of s106 legal agreement 22/07/2021.

201537/REM - Application for the approval of reserved matters (access, scale,
appearance, layout and landscaping) and submission of details (Conditions 12, 13, 15,
16, 17, 18, 30, 34 and 62(i)) for Plot E within development site known as Station Hill,
submitted pursuant to the Outline Planning Application ref. 201532/VAR. The proposals
comprise the construction of a 12 storey building, plus basement storey, comprising 415
Build to Rent residential units, 722 sgm (GEA) of flexible commercial and leisure (Use
Class E (a),(b) (c),(d),(e), (), (9)(i), and (g)(ii), Use Class F.1 and Use Class F.2); the
following sui generis uses: Drinking establishments; Hot food takeaways; Theatres;
Cinemas; Bingo Halls and Dance Halls; cycle storage, car parking, servicing, plant areas,
landscaping, new public realm and other associated works. Granted following completion
of s106 legal agreement 23/07/2021.

CONSULTATIONS

Active Transport - Active Travel England has determined that standing advice should be
issued and would encourage the local planning authority to consider this as part of its
assessment of the application. Our standing advice can be found
here: https://www.gov.uk/government/publications/active-travel-england-sustainable-
development-advice-notes

RBC Housing - Supports the provision of the use but advises that this will have an impact
on the local housing market which needs to be mitigated.

RBC Access Officer — the Access Officer has provided detailed commentary on how the
building and the co-living units should be carefully designed in relation to accommodating
those with mobility or other impairments.

Berkshire Archaeology — The applicant’'s desk-based assessment is accepted and
suggests that there is a low potential for archaeology, as although the site is within the
area of the Medieval street that is now Friar Street, archaeology may have been damaged
by more modern development. A condition is recommended for the submission of a
Written Scheme of investigation (WSI), in order to mitigate the impact of development on
any remains, which may need to be retained in situ.

RBC Building Control — no comments received.

RBC Conservation Officer - The proposed development would have indirect and
negligible impacts on the historic terraced streets. However, the proposal would cause
‘less than substantial harm at a low level’ to the setting of Greyfriars Church (Grade 1)
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and Quadrant walls and railings to the former No 64 (Greyfriars Vicarage) group. The
negative impact due to the additional massing would be reduced by the proposal's high-
guality architectural design. However, to minimise the impact of the scale, height, and
massing, further inclusion of green elements and changes to the massing are suggested.

RBC Cultural Services — no comments received.

Ecology Adviser - The applicant’s ecology report has been undertaken to the appropriate

standard and concludes that the site is currently of very limited ecological value, and it is
considered unlikely that the proposals will adversely affect protected species.
Nonetheless, the buildings and vegetation may be used by nesting and roosting birds. As
such, a condition is recommended to ensure that the site is not cleared during the bird
nesting season and that a pre commencement check is undertaken to ensure pigeons
have not started nesting in the building.

In terms of BNG, it seems very likely that the development will lead to a net gain.
Consequently, if planning permission is granted, it will be contingent on meeting the pre-
commencement general Biodiversity Net Gain condition. This condition requires the
submission and approval of a Biodiversity Gain Plan, demonstrating how a 10% increase
in biodiversity value will be achieved for the development.

The ecology report recommends the inclusion of bird and bat boxes within the
development. This can either be subject to condition or details provided ahead of the
application’s determination.

There should also be a condition in relation to wildlife-friendly lighting.

RBC Environmental Protection —

e Satisfied with contaminated land assessment, no mitigation or further assessment
required but recommend a condition regarding unforeseen contamination.

e Satisfied with air quality assessment, nothing further required

e Recommend bin storage condition in relation to vermin controls

e Recommend CMS noise and dust and pest control condition

* Noise assessment — very high level of noise from Sainsbury’s service yard predicted.
EP need clarification on the proposed mitigation as the target NR values for internal
noise levels are appropriate, however, the proposed windows etc. don't seem to
demonstrate compliance with these targets. Also, there is a heavy reliance on MVHR
therefore we need further reassurance that the amount of cooling is enough to not
need windows open in any conditions even hot summer days at the rear of the site
due to the impact of Sainsburys noise. Is there anything that can be done to reduce
the noise from Sainsburys e.g. an acoustic barrier

Planning Officer note: Further comments were received from the agent to confirm that
that any overheating risk and level of cooling has been carefully considered in the
submitted ‘Energy and Overheating Assessment’, which concludes that there would be
no issues with overheating and no need for additional cooling. Co-living units (southern
end of the building) closest to the Sainsbury’s service yard, are from 2" floor upwards.
A response was also provided by their noise consultant Sol Acoustics:

“The Acoustic Assessment evaluates the noise impact from the neighbouring Sainsbury's
service yard and outlines an enhanced internal noise level criterion for residential spaces
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to minimise health risks and disturbances. The glazing options presented in the report
serve as examples of suitable solutions to meet the enhanced criteria in terms of Rw +
Ctr. Please note that our noise intrusion assessments and glazing specifications are
based on octave band frequency ranges from 63Hz to 8kHz and thus the example glazing
provided is calculated to achieve the outlined Noise Rating criteria... A barrier could be
considered, but due to the height of the development and close proximity to the
Sainsburys, we believe a barrier to mitigate the noise would not be suitable/ practical
without impacting other elements such as daylight sunlight and outlook etc.”

The Environmental Protection Officer (EPO) subsequently confirmed that the applicant’s
response was satisfactory, but that the flats nearest Sainsbury’s would be impacted by
noise and although the proposed specification for windows and ventilation would mitigate
that to a degree, it would not entirely, and ideally flats, located at that worst affected
facade, would be avoided. This would need to be addressed as part of the planning
balance. A condition was recommended to ensure the implementation of the noise
assessment specifications.

RBC Private Sector Housing — Assuming the room sizes are correct, fire safety and the
construction are carried out in accordance with current Building Regulations.

There are no objections or comments to be made regarding the Housing Act concerning
the above proposed development

RBC Leisure — on the basis that the development will increase the use of leisure
infrastructure there is a request for a financial contribution towards recreational facilities
in the Borough as a result of the additional pressure on these facilities by the residents.

RBC Planning Natural Environment (Tree Officer) — The site sits within Abbey ward,
which is the lowest canopy cover ward in the borough at only 5.5% - one aim of the
adopted Tree Strategy to bring each ward up to 12% by 2030. It is also within the AQMA,
where tree retention and planting is a higher priority to mitigate air pollution. As such,
proposals should aim to include the maximum ‘greening’ possible (soft landscaping),
within the confines of such a town centre site.

Overall, although the proposal is generally acceptable, it is considered that the proposal
is rather disappointing and has come up short in providing the level of ‘city greening’ that
was expected in the preapplication proposals. Three specific elements that warrant
further exploration prior to a decision are considered to be 1 a green/brown or blue-green
roof, 2) the SuDs strategy and 3) whether further greening at street level could be
incorporated.

The Landscape Design Strategy indicates several planters at the entrance (north-east
corner) and a one Small-leaved Lime tree (more fastigiate cultivar of) on the Greyfriars
Road frontage. The tree proposed is acceptable and consistent with the species at
Greyfriars  Nursery (on  corner of Greyfriars Rd &  Friar  St).
The proposed trees in the courtyard are acceptable as is the proposed planting palette
appears acceptable.

Green walls in the courtyard are going to be best as they will be looked after and not/less
prone to vandalism.
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Management & maintenance will need to be expanded upon in a Landscape
Management Plan including being clear on how all the planting is irrigated.

The Flood Risk Assessment and Drainage Strategy Report includes a ‘Below Ground
Drainage General Layout’ plan which shows an underground attenuation tank under the
courtyard; with permeable paving being the other element of the SuDs strategy.

If you intend to approve the proposals without any further revisions, conditions for the
submission and approval of hard and soft landscaping details and landscape
management plan will be required.

Planning Officer Note: Further discussion of the points from the Tree Officer is provided
in the Appraisal below. In summary the agent’s response is as follows:

Emerging Policy EN19 - Urban Greening has yet to be through examination and has very
limited weight. However, proposals maximise urban greening, evident through the BNG
score and soft landscaping on both terraces and courtyard areas (including approx. 18
new trees).

The location of the cycle store, fire escape and substation mean that green walls are
not feasible.

It is considered that the single tree and planters strike the right balance in delivering
greening at street level whilst maximising active frontages along Greyfriars Road and
Garrard Street.

The SUDS strategy has been revised to introduce raingardens and bio-diverse retentive
planters to promote rain re-use before discharging into the attenuation tank.

RBC SUDS Manager (Local Lead Flood Authority — LLFA) - The proposed sustainable
drainage system includes the provision of an attenuation tank at the rear of the site which
is fed by a pipe network and an area of permeable paving with a flow control that limits
the discharge from the site at 2l/s, which would be a betterment on the existing discharge
and so the principle is deemed acceptable.

However, the drainage strategy has no connection into the green landscape on the site
at the ground floor or terrace levels and no green roof has been proposed which would
conflict with Local Plan Policy EN18, the applicant must therefore provide evidence that
this cannot be provided or amend the drainage scheme so that it connects with the
landscaping around the site.

The proposal also includes the provision of a private drainage connection on the Public
Highway and as such this should be relocated so that it is situation within the application
site.

Although the above must be addressed it is acceptable for this to be dealt with by way of
conditions (sustainable drainage to be approved and implemented in accordance with
approved scheme)

Planning Officer note: The agent responded to confirm that the manhole position will be
reviewed following completion of the substructure. They advised that the SuDs scheme
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will now include raingardens and bio-diverse retentive planters ahead of reaching the
attenuation tank to further promote sustainable drainage and rainwater re-use.

The drainage strategy does not incorporate blue roofs, as this is not required to achieve
a compliant drainage strategy for the scheme and presents challenges to the
construction and delivery of the scheme.

RBC Transport Strategy— The site is in a very accessible central location. A car-free,
high-density residential type development is proposed, which is considered to be
appropriate on the basis that it is accepted that the proposed development will produce
less vehicular trips on the transport network than the present office building. Parking
permits for residents would not be appropriate and conditions and informative are
recommended.

The site is served via an existing vehicle access from Garrard Street to basement level
car parking area. As no parking is to be provided this access will not be required and
therefore the kerb will need to be reinstated and aligned with the footway. Given that there
are plans to re pave the footway on Garrard Street and Greyfriars Rd a S278 agreement
will be required to facilitate those works.

| note that some of the doors illustrated on submitted plans open outwards, under section
153 of the Highways Act access doors should not open outwards. Revised plans are
required.

The cycle store is located at first floor level at the southern end of the building, which can
be accessed internally as well as directly from Greyfriars Road. There are no cycle
parking standards for Co-living accommodation, however the Council’s current Parking
standards for C3 residential units states each 1- and 2-bedroom dwelling would require
0.5 storage spaces (this includes HMOs). The proposal is to provide 72 cycles storage
spaces at a ratio of 0.27 spaces per room. This is below the standards required for 1 and
2 bedroom units. The applicant has submitted information based on their own sites,
however, an independent evidenced based survey to support a lower provision will be
required to confirm the proposed provision is appropriate. Given that cycle parking is
contained within the building and there are no external areas for additional cycle parking,
this must be addressed and confirmed at the application stage.

Plans also illustrate cycle stands provided for visitors on the footway on Garrard Street,
any visitor parking associated with the development will need to be provided on site.
Revised plans are required illustrating an alternative location within the curtilage of the
site and not on the public highway.

Bin storage should not be located further than 10m from where the vehicle can wait to
undertake collection. This is to avoid the stationing of service vehicles on the carriageway
for excessive periods. Schedule 1, Part H of the Building Regulations 2000 defines
locations for the storage and collection of waste. Key points in the approved document to
part H include: Residents should not be required to carry waste more than 30m (excluding
any vertical distance) to the storage point. Refuse store is to be proposed at ground floor
level with collection from Greyfriars Road. As the applicant is aware the Station Hill
Development is providing a cycle lane along Greyfriars Rd, and, therefore, any additional
vehicles parking within the cycle lane to facilitate deliveries to the development could
result in conflict between vehicles and cyclists, therefore, it should be relocated to Garrard
Street which is reflective of the existing arrangements. A dropped kerb could be provided
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in this area to facilitate the movement of bins. It is also recommended that the Council’s
waste and recycling team should be consulted.

A CMS will be required for this development and licences obtained from the Highways
Team to undertake all works on the Public Highway.

Planning Officer Note: After further liaison the Transport officer confirmed that there
would either need to be survey data with photos to demonstrate that a lower cycle
provision would be acceptable, taken at a time when the vast majority of cycles would be
located in the stores, or provide 72 cycle spaces plus 22 folding bikes for hire within the
building equating to 0.36 spaces per unit, a compromise between halls of residence and
1 bed flat standards.

In terms of the servicing arrangement for refuse bins and obstruction of the cycle route
the Transport officer confirmed that “Given the constraints and the design elements of
the remainder of the building, in principle it is accepted that the bins can be serviced from
Greyfriars to speed up the collection process” and this would be subject to the increase
in bin storage as agreed with the Waste Team.

The applicant amended the scheme to provide 22 foldable bicycles in hire lockers located
in the management office, resulting in an overall cycle provision of 94 spaces. The details
are recommended to be secured via condition.

The details of bicycle hire are recommended as part of the Operational Management
Plan.

The short-stay stands have been relocated to within the red-line and adjacent to the
building entrance, confirmed as acceptable by the Transport officer.

RBC Valuations — have been closely involved with officers in the assessment of this
application, from the perspective of the value of the development and relevant
considerations for affordable housing contributions.

RBC Waste Operations — A development containing 266 residential units on the
standards household waste collection service (general waste collection which alternates
with a fortnightly recycling collection, and food waste is collected weekly) would need to
have space for:

- 34 x 1100L bins for general waste

- 58 x 1100L bins for recycling

- 22 x 240L bins for food waste

The proposal is for 10 larger bins and 6 smaller bins. Itis highly likely that for this number
of residential units they would need a bigger bin store or to engage a paid for trade waste
contractor to increase the frequency of bin collections from fortnightly to twice weekly.
This would need to be detailed in a formal refuse strategy document agreed on by the
Council.

Clarification is sought on where it is proposed the refuse vehicle will stop to empty these
bins. There is a maximum bin pulling distance of 10m for operatives to pull 1100L bins,
and this is measured from the rear of the collection vehicle to the end of the furthest away
bin. Site managers/maintenance teams would need to be on site at the time of collection
to pull the bins out of the bin store so they are within the 10m distance, and then return



5.17

5.18

the bins afterwards. The Council’'s waste collections start at 6am Mon-Fri, and so site
managers/maintenance would need to be available from this time onwards to ensure the
bins can be presented/rotated.

Planning Officer Note: Following further information from the applicant the Waste team
confirmed that based on them working on provisions for 103 flats on a weekly collection
for both general waste and recycling + weekly food waste — that the following would be
required:

- 7 x1100L bins for general waste

- 11 x 1100L bins for recycling

- 8 x240L bins for food waste

The applicant further revised the scheme to provide a total of 20 by 1,100Itr bins and 10
by 240ltr bins for food waste.

The applicant confirmed that the location of the proposed refuse store had been carefully
considered taking into account a number of design and operational matters. Although
the refuse collection process would involve the temporary obstruction of the proposed
cycle lane, it would only be once a week and most likely similar to other existing and
proposed locations in Reading. They also highlighted that Greyfriars Road is a long
straight road giving cyclists the ability to see and respond to any temporary obstruction.

The Waste Team confirmed that subject to a condition requiring the submission and
approval of waste management plan that the proposed scheme would be acceptable.
Such a scheme would need to detail the method of bins being pulled to a designated
collection point by their staff and returned after collection. This would be with the likely
need for staff to be on-site at the time of collection to present and rotate bins as leaving
bins unattended on the public highway for long periods is not advised.

REDA — No overall concern with the loss of office accommodation. Residential type uses
are considered beneficial to the vitality of the town centre. This particular proposal will
assist in the provision of accommodation for such key workers and aid recruitment and
retention of key staff and maintain a high level of public service to residents and
businesses. Sector which would benefit include hospital staff, University and Reading
College, schools, ‘blue light’ services, the Council, town centre retail and hospitality
businesses and junior posts in office businesses.

A construction stage employment and skills plan should be secured in any permission.

Thames Valley Police — Designing out Crime Officer (DOCO) —

The DOCO raised a number of concerns regarding the following detailed elements: The
number of entrances and door controls; Compartmentation — residents should only have
access to the parts of the building they need to; Merged Cores are present, which allows
circular movement within the development (entering one stair core to leave by another);
Laminated glazing should be used; Access control measures should follow guidance set
out in Secured by Design Homes Guide 2024; CCTV and lighting - details of the proposed
specification and location of CCTV should be provided and should be considered with
lighting to ensure they are compatible.

Planning Officer Note: The applicant responded with a note responding to each matter
raised and stated: “Following receipt of the DOCO comments on 12th December, a
meeting took place via Teams on the 3rd January 2005 attended by both the DOCO
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Officer and Architects to discuss the comments and agree on any design amendment that
could be incorporated.” The DOCO confirmed that the note reflected the conversation,
and recommended that planning conditions be included to secure specification and
location of CCTV, details of access control measures and laminated glazing and matters
as set out in the submitted Note. The submission and approval of a security strategy is
a recommended condition.

NHS Buckinghamshire, Oxfordshire & West Berkshire Integrated Care Board (ICB) -
Integrated Care Board is a statutory NHS organisation, which was established on 1 July
2022 by The Integrated Care Boards (Establishment) Order 2022 and has the delegated
function of commissioning of primary care services including GPs.

The ICB has no dedicated funding for any primary care estates development in their
annual budgets. Reading Borough Council (the Council) has implemented Community
Infrastructure Levy (CIL) charging. To date no CIL contribution has been used towards
health facilities. The ICB is currently working with the Council to discuss the potential of
the use of CIL contributions towards health facilities.

Any financial contribution to be secured in this planning application will go towards capital
costs of primary healthcare provision resulting from an increase in population and
additional demand on healthcare facilitates.

Proposed development

This full planning application is seeking to deliver 266 co-living units to the application
site. Given that the proposal is intended to be single occupancy rooms, the proposed
development will generate 266 new patients to the area.

Local GP Capacity

The application is within Reading Holybrook Primary Care Network (PCN), where the
closest local GP practice is Reading Walk-in Health Centre, which is within Broad Street
Mall. This currently has a total number of registered patients of 14,080, with a gross
internal area (GIA) of 709.58 square metres.

For a GP practice which has a patient list size over 12,000, a minimum of 1,000 square
metres of GIA is required. A capacity assessment for Reading Walk-in Health Centre
shows that it is over-capacity. Therefore, there is a need to have additional clinical
capacity to accommodate the new population generated from the proposed development.

An initial financial contribution of £224,640 towards primary care was sought and an
objection raised in the absence of an appropriate healthcare mitigation.

Planning Officer Note: Further detail was provided by the applicant in terms of a
relevant basis of contribution calculation and the ICB agreed that a financial contribution
of £86,400 to provide extra primary clinical capacity would be acceptable. This isincluded
as a recommended S106 obligation.

Reading Conservation Area Advisory Committee (CAAC) — no comments received.

CCTV Officer — no comments received (although examination of the Council’s cctv control
room confirms that there is no camera coverage on Greyfriars Road).
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Historic England — No comments supplied and advise that the LPA be guided by their
own specialist conservation and archaeological advisers.

Reading Civic Society — no comments received.

Royal Berkshire Fire and Rescue - The plans and proposals have been examined due to
the height of the proposed building.

The documents for the proposed building appear to satisfy the provisions required within
the Building Regulations for fire safety.

We await submission of a full building consultation in due course.

Southern Gas Networks — no comments received.

SSE — no comments received.

Thames Water — Waste Comments - Thames Water recognises this catchment is subject
to high infiltration flows during certain groundwater conditions. The scale of the proposed
development doesn’t materially affect the sewer network and as such we have no
objection, however care needs to be taken when designing new networks to ensure they
don’t surcharge and cause flooding. In the longer-term Thames Water, along with other
partners, are working on a strategy to reduce groundwater entering the sewer networks.

The developer should liaise with the LLFA to agree an appropriate sustainable surface
water strategy following the sequential approach before considering connection to the
public sewer network.

As the proposed development is located within 15 metres of a strategic sewer Thames
Water requests a condition requiring the submission and approval of a piling method
statement.

With regard to surface water and foul water network infrastructure there is no objection.

Water Comments
There are water mains close to the development and advice is provided.

The existing water network infrastructure is unable to accommodate the needs of this
development proposal and as such Thames Water request a condition to ensure that that
the network can accommodate the development. This is included in the recommendation
above

Planning Officer Note: Conditions are recommended requiring the submission and
approval of a piling method statement and with regard to water network upgrades. An
informative regarding advice on working near Thames Water mains is included.

Site notices were displayed on 22" November 2025. Two letters of support were
received from Berkshire Healthcare NHS Foundation Trust and Royal Berkshire Hospital
specifically with regard to the offer of on-site discount market rent (DMR) for key workers
and how the lack of housing affects staff retention and that mitigating the high cost of
living with housing and appropriate living spaces for staff is a shared strategic priority.
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In addition to the above consultation, officers sought independent advice from consultants
with respect to technical matters as follows:

e Daylight and sunlight to the co-living units and impact of the massing of the
development on surrounding amenity in terms of overshadowing has been
undertaken on behalf of the LPA by Hawkins Environmental, who conclude that the
application scheme is generally satisfactory in these aspects.

e Energy and sustainability of the scheme has been assessed by Blewburton Ltd. on
behalf of the LPA and their advice is that the Council’s policies and SPD are complied
with.

e Wind and microclimate has been assessed on behalf of the LPA by ArcAero who
conclude that the street-level wind environment would be suitable and the elevated
external amenity communal areas would be suitable for their intended purpose for
the majority of the time they would be needed.

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) which states at Paragraph 11 “Plans and decisions
should apply a presumption in favour of sustainable development”.

Section 16(2) and 66(1) of the Planning (Listed Buildings and Conservation Areas) Act
1990 requires the local planning authority to have special regard to the desirability of
preserving a listed building or its setting or any features of special interest which it
possesses.

For this Local Planning Authority the development plan is the Reading Borough Local
Plan (November 2019). The relevant national / local policies / guidance are:

National Planning Policy Framework (December 2024).
The following chapters are the most relevant (others apply to a lesser extent):

2. Achieving Sustainable Development

4. Decision-making

5. Delivering a Sufficient Supply of Homes

8. Promoting Healthy and Safe Communities

9. Promoting Sustainable Transport

11. Making Effective Use of Land

12. Achieving Well-Designed Places

14. Meeting the Challenge of Climate Change, Flooding and Coastal Change
15. Conserving and enhancing the natural environment

16. Conserving and enhancing the historic environment

National Planning Policy Guidance (2014 onwards)

Reading Borough Local Plan (November 2019)

The relevant policies are:



CC1:
CccCz2:
CCas:
CC4:
CC5:
CCeé:
CC7:
CCs8:
CCo:
EN1:
EN2:
ENG:
ENO:
EN12:
EN14:
EN15:
EN16:
EN17:
EN18:
EMS3:
H1:
H3:
H10:
TR1:
TR3:
TR4:
TR5:
CR1:
CR2:
CRa3:
CReé:
CRO:

CR10:
CR11:

Presumption in Favour of Sustainable Development
Sustainable Design and Construction
Adaptation to Climate Change

Decentralised Energy

Waste Minimisation and Storage

Accessibility and the Intensity of Development
Design and the Public Realm

Safeguarding Amenity

Securing Infrastructure

Protection and Enhancement of the Historic Environment
Areas of Archaeological Significance

New Development in a Historic Context
Provision of Open Space

Biodiversity and the Green Network

Trees, Hedges and Woodland

Air Quality

Pollution and Water Resources

Noise Generating Equipment

Flooding and Drainage

Loss of Employment Land

Provision of Housing

Affordable Housing

Private and Communal Outdoor Space*
Achieving the Transport Strategy

Access, Traffic and Highway-Related Matters
Cycle Routes and Facilities

Car and Cycle Parking and Electric Vehicle Charging
Definition of Central Reading

Design in Central Reading

Public Realm in Central Reading

Living in Central Reading

Terraced Housing in Central reading

Tall Buildings

Station/River Major Opportunity Area

Relevant Supplementary Planning Documents (SPD) are:

e Employment Skills and Training SPD (2013)

e Revised Parking Standards and Design SPD (2011)

e Sustainable Design and Construction SPD (2019)

e Affordable Housing SPD (2021)

e Planning Obligations Under S106 SPD (2015)

e Reading Station Area Framework (2010)

e Station Hill South Planning and Urban Design Brief (2007)

e Town Centre Public Realm Strategy (2024) (Consultation draft)

Other relevant documents:

e Reading Borough Council Tree Strategy (March 2021)
e Reading Biodiversity Action Plan (March 2021)
e Reading Tall Building Strategy (2008)
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e BRE Site Layout Planning for Daylight and Sunlight — A guide to good practice, (BR
209 2011 edition)

e The National Design Guide (2019)

e The National Model Design Code (July 2021)

e London Plan Guidance ‘Large-Scale Purpose-Built Shared Living’ (GLA, Feb 2024)

Local Plan Update

The current version of the Local Plan (adopted in November 2019) turned five years old
on Tuesday 5th November 2024. The Local Plan was reviewed in March 2023 and around
half of the policies in the plan are considered still up to date. However, the rest need to
be considered for updating to reflect changing circumstances and national policy. A
consultation version of the draft updated version of the Local Plan was published on 6t
November 2024.

Although there is a five-year period for carrying out a review of a plan after it is adopted,
nothing in the NPPF or elsewhere says that policies automatically become “out of date”
when they are five years old. It is a matter of planning judgement rather than legal fact
whether a plan or policies within it are out-of-date. This will depend on whether they have
been overtaken by things that have happened since the plan was adopted, either on the
ground or through changes in national policy, for example.

Officer advice in respect of the Local Plan policies pertinent to this application listed above
is that they remain in accordance with national policy. Of those listed above Policies CC2,
CC3, CC4,CC7,CC9, EN12, EN14, EN18, H1, H3, H5, TR1, TR5, CR2, CR10 and CR11
are proposed for amendment, but the objectives of those policies remain very similar in
the draft updated Local Plan, and at present, due to the status of the emerging Local Plan
have limited weight in decision making. The current policies can continue to be afforded
weight in the appraisal below and are not considered to be ‘out of date’.

It should be noted that there is an emerging policy H15: ‘Purpose- Built Shared Living
Accommodation’ (co-living) (within Appendix 3 below). This provides criteria that co-living
schemes need to meet. However, although it has informed the assessment of the
proposed scheme, it has limited weight at present. The applicant submitted
representations to the Local Plan seeking amendments to the policy wording.

APPRAISAL
The main matters to be considered are:

i) Land use considerations
- Local Plan
- Loss of office use
- The proposed use

i) The merits and impacts of this proposal for ‘co-living’
a) Impact on the housing market
b) Additional impacts on medical facilities
¢) Additional impacts on public realm and parks/leisure facilities

iii) Amenity considerations
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- Residents’ amenity

- Residents’ security

- Noise environment

- Sunlight and daylight

- Privacy and overlooking

- Accessibility considerations for mobility impaired people

iv) Design considerations
- Design requirements
- Streetscene character of Greyfriars Road
- Streetscene character of Garrard Street
- Height, massing and design
- Impact on heritage and views
- Active frontages
- Wind and microclimate

v) Environment, energy and sustainability
- Landscaping and urban greening
- Ecology
- Energy and sustainability
- SuDs
- Air quality and contamination

vi) Transport, waste and servicing
vii) Other

Land use considerations

Local plan
As described above the application site sits within an allocated site within the current local

plan:

Policy CR11b states:

“There will be active retail and leisure uses on the ground floor along Friar Street, with a
mix of uses on higher floors and in the rest of the area. The edge of the site

nearest to the areas of traditional terracing west of Greyfriars Road will require

careful design treatment.

Indicative potential: 90-140 dwellings, offices, retail and leisure (no significant net
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gain assumed)”
The overarching Policy CR11 states that:

Development in the Station/River Major Opportunity Area will:

i) Contribute towards providing a high-density mix of uses to create a destination in
itself and capitalise on its role as one of the most accessible locations in the south
east. Development for education will be an acceptable part of the mix;

i) Help facilitate greater pedestrian and cycle permeability, particularly on the key
movement corridors. North-south links through the area centred on the new
station, including across the IDR, are of particular importance,;

iii) Provide developments that front onto and provide visual interest to existing and
future pedestrian routes and open spaces;

iv) Safeguard land which is needed for mass rapid transit routes and stops;

V) Provide additional areas of open space where possible, with green infrastructure,
including a direct landscaped link between the station and the River Thames;

Vi) Give careful consideration to the areas of transition to low and medium density
residential and conserve and, where possible, enhance listed buildings,
conservation areas and historic gardens and their settings;

vi)  Give careful consideration to the archaeological potential of the area and be
supported by appropriate archaeological assessment which should inform the
development;

vii)  Demonstrate that it is part of a comprehensive approach to its sub-area, which
does not prevent neighbouring sites from fulfilling the aspirations of this policy, and
which contributes towards the provision of policy requirements that benefit the
whole area, such as open space; and

iX) Give early consideration to the potential impact on water and wastewater
infrastructure in conjunction with Thames Water, and make provision for upgrades
where required.

Loss of office use

There have been various proposals to attempt to re-use the current building and prior
approvals to residential which have not been realised. Furthermore, most office
accommodation has been contracting in the town centre the trend has been towards more
high-quality officers which largely reflects the overall desire for most occupants 2 have a
significant element of homeworking. Therefore, it is considered that the loss of office use
is acceptable in terms of Policy EM1.

The proposed use

‘Co-living’ is a broad term for a type of accommodation where people share some of the
facilities within the building, for instance an HMO or a house containing bed-sits would be
a type of co-living. However, a more institutional form of built-and-managed large blocks
for co-living have existed for approximately 10 to 15 years, mostly in London and larger
cities. Although there are variations in this form of accommodation, they are usuallyeither
purpose-built developments or conversions from office uses. The offer is to provide an
accommodation option for generally younger, newly qualified professional people, to be
able to live and work in expensive locations, with a typical length of tenancy being three
months to twelve months, but can be longer. In this case, the proposal is for a purpose-
built block containing 266 co-living units and these units are supported by various
communal uses, as set out above, to be shared by the residents.
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This is the first proposal for co-living in Reading which has progressed as far as a planning
application. The discussion which follows below is therefore in relation to the form of ‘co-
living’ as proposed in this particular proposal, as others may well be different in nature.

Prior to submission of this planning application there were a number of pre-application
submissions and discussions for the site. Co-living is a housing product, part of the
Private Rented Sector (or PRS), which provides large-scale purpose-built shared living,
generally made up of at least 50 private rooms and communal spaces. The large-scale
shared dining, recreation and workspaces are to offset the fact that the individual units
are smaller than the minimum national internal space standards for flats.

The current Local Plan does not have a specific policy relating to co-living, because it
was not a use that was envisaged at that time, neither does it feature specifically in the
current NPPF. However, it has been gaining popularity. It is covered in the emerging
local plan with a specific policy (new Policy H15) and this identifies that sites within the
Central Area, or on the edge of centre, could be appropriate locations for co-living
schemes, providing they are well-connected and do not provide co-living on allocated
sites instead of residential accommodation. At present, however, this policy wording
carries limited weight.

In the absence of adopted policy relating specifically to co-living, officers are guided by
the NPPF and the policies within the existing Local Plan. Inclusion of co-living within
central Reading would support many of the themes of the NPPF including providing
residential accommodation (although no homes), helping to support a strong, competitive
economy and ensuring the vitality of town centres.

Co-living is a sui generis (i.e. unique) land use, and when proposed on sites allocated for
residential, has the potential to adversely affect the planned delivery of allocations. The
site forms part of a wider site allocation (CR11b), which identifies it for a mix of residential
(90-140 units), office, retail and leisure and is covered by the central area policies, which
seek to maintain residential densities and amenities. The proposal would not contribute
to the uses envisaged within the allocation, because it would not provide C3 dwellings;
however, it is considered that the applicant has provided sufficient justification as to why
the proposed use would be acceptable in principle.

Policy CR2 of the Local Plan seeks to ensure that development in Central Reading
ensures appropriate relationships between buildings and spaces and that development
should be designed with consideration of adjacent development sites, and should not
prevent or cause unreasonable burdens on the future development of those sites and in
this case, we need to consider the Sainsbury’s portion of the allocation site, which was
granted approval for redevelopment for a residential-led mixed use proposal in 2018 (ref.
162210). Although this planning permission has since lapsed, it nonetheless
demonstrated a development quantum and the proposal should ensure that it would not
have an adverse impact on future development in this location, as it is possible that a
new proposal could be provided at a similar design and density (subject to any changes
to the quantum of residential in Policy CR11b if approved).

Officers consider that the development of this site would not have an overall detrimental
effect on any future scheme which may come forward on the remainder of the allocation
site, where dense mixed uses within the town centre is supported by policy. The previous
lapsed scheme, as set out above, provides a reasonable indication that the remainder of
the site could deliver the indicative capacity residential identified in the allocation, and it
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should be noted that the emerging site allocation CR11b has a lower indicative quantum
of development requirement.

The question that needs to be answered is what is the need for this type of
accommodation in Reading? The proposals would not provide standard residential units
and would need to demonstrate that there is a demand for this type of accommodation in
Reading, especially as it is coming forward on part of a site allocated for dwellings
(notwithstanding the above comments that the remainder of the site would be likely to
deliver the required indicative residential quantum). Officers’ advice in summary is that a
case can be made for the inclusion of this new use, but that it is not without its own
adverse impacts, and these need to be carefully considered before concluding that the
proposed use is positive.

Accordingly, the following section will discuss the various socio-economic impacts of co-
living which need to be addressed.

The merits and impacts of this proposal for ‘co-living’

The applicant’s submitted ‘Co-Living Needs Assessment’ document suggests rents in
central Reading have increased steeply since the pandemic and the comparative
availability of studio units means that these are expensive, especially when compared to
the other benefits of co-living.

The report states that as of September 2024, there are five operational Build to Rent
(BTR) sites in Reading, totalling 1,440 homes in the Local Area and a further 1,859 homes
are coming forward in the planning pipeline. In terms of housing delivery, the annual
target proposed in the Local Plan review is 877 per annum, which is an increase on
historic delivery levels and the existing local plan target of 689 homes per year (2013-26).
Reading needs to increase its housing delivery, and delivery of new homes. The proposal
will partially assist in achieving this, which although not delivering C3 dwellings, would
assist the housing market through expanding choice, through the provision of a type of
cheaper accommodation option open to all adults (18+).

The applicant seeks to advance that there is a wide demand for this type of
accommodation and that tenure of accommodation lies somewhere between serviced
apartments and a Build To Rent (BTR) scheme and in terms of length of tenure and the
range of support functions this may be true.

Co-living is undoubtedly partly marketed at those who currently have restricted choice in
the housing market, having incomes too great for social housing and too small to enable
them to get a mortgage. It would provide ‘another option’ to rent as opposed to the more
traditional HMO house-share options or private rental, or the more modern BTR option
(which is more likely to be most costly, unless specifically part of a controlled affordable
product, but to access that, renters would need to be eligible).

In summary, this new tenure is available to a wide range of people. Some of these people
may be key workers, who consistently struggle to find ‘affordable’ accommodation. It will
provide a further accommodation option in an accessible location, however, it may not
necessarily prove an attractive option to the full range of people discussed above, as
perceived living densities — in this case at least — are very high (266 occupiers on 0.12ha
site).



7.20

7.21

71.22

7.23

7.24

7.25

This tenure is not consistent with either the RBC definition of ‘affordable housing’ (meeting
the needs of people on the Council’'s Housing Waiting List) nor is it specifically providing
key worker accommodation. Therefore, there remains an impact on the housing market
because, although this is providing residential accommodation, it is not helping to provide
dwellinghouses, this is not a place for permanent living or bringing up children.

It is important to accurately quantify the level(s) of impact of this particular type of co-
living development in socio-economic terms. In summary, those impacts to mitigate are
advised to be as follows:

a) Impact on the housing market
b) Additional impacts on medical facilities
c) Additional impacts on public realm and parks/leisure facilities

a) Impact on the housing market

The Council’s Planning Policy Manager advises that this co-living proposal would go
some way to meeting general housing needs, and it is recognised (London Guidance)
that co-living units would equate to C3 dwellings at a ratio of 1.8:1, and, therefore, would
to a certain extent, produce a discounted impact on the annual dwelling requirement and
also to a certain extent, have an impact on the delivery of dwellings within the allocation.
However, it remains of concern in providing a ‘product’ that does not directly assist those
on the Council’'s Waiting List. If proposed without any mitigation, the proposal would
simply be providing a cheap form of accommodation, which is small and unsuitable.

In terms of an option to address this issue the applicant proposed an on-site affordable
housing offer in the form of offering a proportion of the overall stock of co-living units
provided at a discounted market rent, which would require very detailed controls to be in
place through S106 obligations. Another option available is to not have any such controls,
and the applicant simply pays a commuted sum towards affordable housing. Both options
were reviewed, and the outcome of the reviews is as follows.

Local Plan Policy H3 requires all new residential development to make an appropriate
contribution towards meeting the affordable housing needs of Reading. The Affordable
Housing SPD requires other forms of residential development, which do not take the form
of dwellinghouses, to contribute towards affordable housing, and identifies co-living as a
use which does not lend itself to on-site provision, and therefore in most cases an off-site
financial contribution is more appropriate. This position is carried forward into the
emerging Policy H15.

As stated in the supporting text of the emerging Policy H15 (para 4.4.16) (referring to Co-
living) “In Reading, this form of accommodation is seen as diversifying the
accommodation offer, rather than replacing the many traditional dwellings that are
required. To that end, as for student accommodation, the policy prioritises housing [i.e.
c3 dwellings] to meet general needs (including affordable housing)...”. Further the
emerging policy supporting text states (Para 4.4.120), that “.4.120 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.”
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As on-site provision is not considered appropriate, for the reasons set out above, then
the Affordable Housing SPD explains that a financial contribution should be calculated by
converting the bedspaces to dwelling equivalents (four bedspaces = one dwelling unit
unless there is an alternative methodology which is more appropriate) and applying the
relevant percentage contribution as set out in Policy H3 on the basis of Gross
Development Value.

The Council’s valuers have worked with the applicant’s representative to confirm an
acceptable payment in lieu of £3.566 million as a commuted sum for provision of
affordable housing by the Council elsewhere in the Borough, to be paid in instalments,
which is considered policy compliant and would meet identified housing need, to be
secured via a S106 obligation.

b) Additional impacts on medical facilities

The addition of 266 new residents will have an impact on medical facilities in the town
centre area. The NHS Integrated Care Board sought a financial contribution to the
provision of extra primary clinical capacity to mitigate the increased impact of the
development on primary care function in local GP practices in Abbey ward and adjacent
wards. The NHS ICB in consultation with your officers and the applicant has agreed a
relevant contribution of £86,400, which would be secured through a S106 obligation.

This is considered to comply with Policy CC9 and the S106 SPD and emerging Policy
H11 (Health Impact Assessments) to support the provision of health infrastructure.

c) Additional impacts on public realm and parks and leisure facilities

Policy EN9 requires all development to make provision for appropriate open space based
on the needs of the development to be achieved through contributions towards
improvement of existing leisure or recreational facilities.

Although there is amenity space on the site, it is clear that this would be insufficient to
meet the needs of occupiers in terms of open space and sports provision. Impacts on
such facilities would need to be mitigated.

It is considered that this development is likely to result in residents who may have an
over-reliance on parks and leisure facilities in the borough. This is because the type of
accommodation has no private community space or private balconies but does provide
some limited external communal amenity space, but this could be very heavily used
particularly during the summer. The gym and fitness studio could also be very busy at
peak times.

The parks and leisure service have requested a contribution, which officers consider is
justified and necessary to mitigate the impacts on open space and leisure facilities and
would accord with Policy CC9 and the S106 SPD.

As described in the design section below, there is a shortfall of greening in the Greyfriars
Road area and moreover the development will result in the loss of street greening through
the removal of the planters. There is concern, therefore, for the overall setting of the
development and its ‘liveability’. Therefore, it is recommended that further mitigation is
required to address the issue of street trees and greening the urban environment of
Greyfriars Road.
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Street trees will assist in greening the Greyfriars Road environs, provide increased
amenity for the residents of the development and contribute to improving urban air quality
and climate controls, as well as meeting various Local Plan policy aims in accordance
with Policies, CC3, EN14, EN18, CR2, CR3 and the Council’'s adopted Tree Strategy. A
S106 obligation is recommended to secure such.

Amenity considerations

Residents’ amenity

The ground floor of the development would be given over to communal uses. The
chamfered entrance underneath the colonnaded porch entrance leads to a lobby with a
café, post room, a large Co working space, residents’ lounge, laundry, games room, gym
with fitness studio, and an external courtyard.

The vast majority of the co-living units would be single-aspect and served by a single
window with rooms ranging from 18sgm up to 32sgm, but with the majority in the 18-
21sgm range.

There is shared external amenity space at Level 7 on top of the lower element of the
building and at Level 12, which would also include a large residents’ kitchen/dining room,
an amenity space/sitting room, a bookable private event room and a media room.

Policy H10, which relates to functional private or communal open space is not directly
relevant because the proposal is not providing dwellings, however, as the proposed co-
living units will provide residential accommodation it is important that there is sufficient
communal space both internally and externally to provide a comfortable living
environment.

The emerging RBC LP Policy H15m which in turn is based on based on the London Plan
Guidance (referenced above), seeks a minimum of 3 sq m of internal amenity space per
resident where there would be more than 100 residents and that units should be a
minimum of 18sgm. The London Guidance advises that there should be 1sgm of external
amenity space per resident. The level of communal amenity spaces proposed would
meet these guideline requirements including the types of spaces and provision available.

The justification for providing smaller unit sizes in co-living is that such schemes offer
good range and scale of high-quality amenity spaces. The communal accommodation is
the only reason why these smaller spaces would be acceptable and such space is,
therefore, critical to the appropriateness of a co-living proposal. The provision and
retention of communal spaces as well as the overall management of the site, including
the requirement for single occupancy, will be addressed through recommended
conditions and obligations.

It should be noted that at pre-application stage issues were raised with the previous
eleventh floor outdoor terrace and the bedrooms overlooking it. It was recommended that
the terrace be moved to the top floor and this amendment is included within the proposed
scheme with a terrace now at the twelfth floor.

With regard to internal amenity there was concern at pre-application stage that the privacy
of the first-floor rooms would be heavily compromised by their proximity to street level.
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The floor heights were adjusted so that the lowest point would be 2.58 above street level
to avoid any overlooking.

Adjustments were also made to floor-to-floor heights at ground and top level to enable
improved internal amenity spaces.

Residents’ security

The future residents, are likely to include those who work shift patterns, such as key
workers, and with possible short tenancies from 3 months duration upwards, there will be
lots of comings and goings within the development, which although positive from an
activity perspective would also pose security issues. This means it is, therefore, very
important in the detailed design of the scheme, that personal security is taken very
seriously from the outset and designed into the scheme. This will also apply to the overall
management arrangements and the presence of a 24hr concierge/ security.

At present, there is no public CCTV camera coverage on Greyfriars Road, and this is a
concern when the proposal is likely to generate pedestrians at all hours. Officers,
therefore, advise that the security condition needs to include a minimum of two external
cameras on the building, one on the entrance corner (with the ability to see down to Tudor
Road, along Garrard Street and north along Greyfriars Road) and another on the
southwest corner to cover all the way to Friar Street. S106 obligations are recommended
to secure a CCTV system, which links to RBC/ TVP systems.

A detailed operational management plan is also required, and this is recommended as
part of the conditions and obligations.

Noise environment

In the central Reading area, there are likely to be street disturbance noise issues,
particularly at night, which is to be expected. However, in this instance, the proposal
would be sited adjacent to the Sainsbury’s supermarket service yard, where noise from
lorry deliveries and plant will have the potential to be a disturbance to residents and again,
the issue may be at night-time.

Although Policy CR6 is not strictly applicable, as it relates to proposals for residential
development within the central area, its concern for the compatibility of neighbouring land
uses as follows is notable, and this is also raised by Policies EN16 and CC8:

Proposals for new residential development within the central area will be required to
demonstrate how the issue of potential noise disturbance from neighbouring land uses
and other sources, and air quality implications of residential development, have been
considered and if necessary, mitigated. New residential development should not be
located next to existing town centre uses where those uses would give rise to
unacceptable levels of noise and disturbance to the occupiers of the new scheme, unless
this can be mitigated.

This is to a certain extent an ‘agent of change’ type issue. The supermarket has been on
Friar Street since the 1960s and provides a valuable public service, being the biggest
retail unit on this part of Friar Street. In summary, whilst a suitable amenity of residents
can be adequately maintained through closed windows and the MVHR system, it is not
going to be particularly pleasant, especially in a small unit. The nature of the proposed
use is that tenancies would typically be short from 3 months upwards, and the units most
affected, would likely dictate the attractiveness or length of stay. However, there is a
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considered to be a reasonable level of overall compliance of this central urban scheme
in terms of noise, and the implementation of the proposed mitigation measures, within
the noise assessment, are recommended to be secured by condition.

Sunlight and Daylight

The submitted Daylight Sunlight & Overshadowing Report models the effect of the
proposal on the windows of neighbouring buildings and includes a review of the daylight
to the proposed co-living units. This assessment is based on the guidance within the
BRE ‘Site Layout Planning for Daylight and Sunlight: A guide to good practice’ (third
edition, 2022), NPPF, and Climate Based Daylight Modelling (CBDM) methods in
accordance with BS EN17037.

An independent review of the Report was undertaken on behalf of the Council, and this
concluded that the methodologies chosen were appropriate and in line with the latest
guidance and standards.

The review identified that the level of daylight serving proposed co-living rooms would be
lower than expected, although many would have access to reasonable levels of daylight.
For sunlight to the new co-living units, the analysis shows that there are some units on
the north elevation, facing towards Garrard Street that will receive comparatively low
levels of natural light and little sunlight penetration during the day. All residents would
have access to good levels of daylight within amenity spaces. One way to address the
lower level of daylight than ideal would be the use of larger windows, but the applicant
has identified that although the windows facing courtyard were made larger, because of
the issues established during design development, there is limited scope for any further
enlargement. This is because of other amenity considerations of overlooking and
structural integrity.

This is an area where the proposal does not wholly meet an acceptable standard, and
whilst this lower level of amenity is not ideal it is considered that overall, the resulting
scheme would provide acceptable living standards. The levels are similar to other
approved central schemes and the living areas of the units would be next to the windows
to ensure these spaces would achieve the benefit of maximum daylight into the rooms.
The lower level of amenity has been balanced with the efficient redevelopment of the site,
achieving a well- balanced design, which also considers matters of overheating and
overlooking and the nature of the proposal being one predicated on a large proportion of
the time being spent within communal spaces and the accommodation being shorter term
in nature that a standard C3 residential unit.

The proposed development will not cause undue harm on the daylight and sunlight to the
neighbouring residential dwellings and in the context of an urban setting, can be
considered acceptable in planning terms.

In summary, officers advise that given the relatively short occupation period and the fact
that the co-living units are not permanent accommodation (C3 dwellings), the internal light
levels are considered to be appropriate.

Privacy and overlooking

The eastern elevation would be set ca 30m from the west facing elevation of Station Hill
and 18m to the properties on the opposite side of Greyfriars Road. East facing windows
are proposed and would be angled slightly to avoid direct overlooking. The separation
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distances are considered to be sufficient to avoid unacceptable loss of outlook or privacy.
It, is therefore, considered to comply with the relevant part of Policy CC8.

Accessibility considerations for mobility-impaired people

The proposal includes 23 larger units which would be wheelchair accessible rooms. The
Access officer raised a number of detailed comments, but raised no overall objection to
the proposal. The applicant has confirmed that the scheme would be designed to ensure
safe access for all. All thresholds would be level, including terraces, and kitchen,
bathroom and furniture specification would be developed particularly in terms of the height
of surface. As a staffed building 24/7 there would assistance available to any users.

Design considerations

Design requirements
This part of the town centre is covered by a number of different designations and policy
aims as follows.

The Station Hill South Planning and Urban Design Brief identifies the site as a vehicular
street edge, a gateway building, strong entrance point, 8 floor shoulder height and area
for improved streetscape.

The Reading Station Area Framework (RSAF) identifies the site as part of the RC1b sub-
area, which indicates that development should be of a mixed use with a focus on leisure,
active frontage at ground floor and a mix of uses at upper floors. It identifies that the
edge of the site, nearest the areas of traditional terracing west of Greyfriars Road, will
require careful design treatment. The document also goes on to identify key views in and
around the Station Area, which need to be taken into account in considering development
proposals. For this site, the key local views are numbers 31, 32 and 33 (pg42) which are:
Junction of Greyfriars Road and Friar Street; Junction of Vachel Road and Greyfriars
Road and Vachel Road.

Policy CR2 requires development in the Central Area to demonstrate the following
attributes:

a. Development will build on and respect the existing grid layout structure of the central
area, providing continuity and enclosure through appropriate relationships between
buildings and spaces, and frontages that engage with the street at lower levels, and
contributing towards enhanced ease of movement through and around the central
area,;

b. Development will provide appropriate, well designed public spaces and other public
realm, including squares, open spaces, streetscape, utilising high quality and well
maintained hard and soft landscaped areas, and public art, that provide suitable
functions and interest, sense of place and safe and convenient linkages to adjoining
areas;

c. Development should consider and, where possible, include ways of providing green
infrastructure designed into the development, for instance through roof gardens,
green walls and green roofs, to enhance the otherwise very urban environment;

d. The architectural details and materials used in the central area should be high quality
and respect the form and quality of the detailing and materials in areas local to the
development site;
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e. Development and any associated public realm should contribute to the diversity of
the central area, be capable of easy adaptation over time to meet changing
circumstances, and be designed to enhance community safety; and

f. Development should be designed with consideration of adjacent development sites,
and should not prevent or cause unreasonable burdens on the future development of
those sites.

Policy CR10 of the Local Plan relates to tall buildings. The site is within the CR10a
Station Area Cluster of tall buildings. In this area, tall buildings should follow a pattern of
tallest buildings at the centre of the cluster, near to the station, and step down in height
towards the lower buildings at the fringes, contribute to a coherent, attractive and
sustainable cluster of buildings, ensure adequate spacing between buildings to avoid an
overly dense townscape, and be designed to allow for separate parcels of land to come
forward at different times.

Policy CC7 of the Local Plan seeks to ensure that all development is of a high design
guality that maintains and enhances the character and appearance of the area of
Reading in which it is located.

Policy CR3 requires new development to make a positive contribution towards the quality
of the public realm of the central area. Policy CR6 requires the scale and density of
development to be related to its level of accessibility by walking, cycling and public
transport to a range of services and facilities.

Streetscene Character of Greyfriars Road

This is a corner site which gently slopes on Greyfriars Road down from Friar Street where
it meets Garrard Street, which despite its major reconfiguration as part of the Station Hill
development, maintains its overall function as a mews/service street. This part of the
town centre has a slightly quieter feel to it, although it is still very central and overall has
a mix of commercial and residential uses, with the overall emphasis on the commercial,
such as the ‘Spaces’ building opposite, which features office suite workspaces and co-
working areas.

Greyfriars Road is a town centre urban street with a mix of building styles and buildings
of predominantly commercial appearance (although they accommodate a range of uses,
including residential). The buildings range from three storey Victorian style buildings at
the southern end to the application site and the four storey brick and glazed contemporary
building of ‘Spaces’ opposite.

The building on the corner of Garrard Street and Greyfriars Road, due to be demolished
as part of the Station Hill redevelopment, is a 1960s brick and concrete building. The
development parameters for this phase of Station Hill would allow for a group of tall
buildings increasing in height towards the station.

On the corners of Stanshaw Road are a two storey pub The Gateway, and on the opposite
corner the Brick Works, a remodelled 1980s office building which was redeveloped to 4.5
storeys in a London industrial warehouse style with characteristic Crittal-style windows
and a sweeping curved corner.

To the north of that is Summit House, a brick-built, 3.5 storey 1980s/1990s office building
with arched windows, which is now in residential use. At the end of the street, at its
junction with Tudor Road is The Greyfriar pub, a Georgian-style public house which has
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been sympathetically extended to four storeys. The end vista of Greyfriars Road is
marked by the Phoenix/Pinnacle office complex, a modern, seven storey brick and stone-
faced building in a mixed contemporary/civic style.

Greyfriars Road has experienced and will continue to experience a densification and
redevelopment, which is considered to have resulted in better quality buildings and an
increase in heights towards Station Hill.

Streetscene character of Garrard Street

The character of this street is going through significant change as the phases of
Station Hill are built out. This will create a different urban environment context for
the application site with large mass, tall buildings of a mix of uses. The following
images show the emerging context.

Looking east along Garrard Street

— Station Hill Phase 1 to the right Phase 2

Height, massing and design

The building's design massing and external appearance has benefited from a design
review at pre application stage which was carried out by Frame Projects (see full
comments at Appendix 2). The overall mass was simplified, whilst maintaining the
stepping down of the building to the south. Frame sought further consideration to clearly
defining the base, middle and top of the building. The design was amended to move the
amenity space to the top floor (level 12), introduce a chamfered edge to the north-west
corner, to create a more defined entrance, with a clear material change between the
base and other levels of the building. There has also been a full review of the colour
palette and brickwork detailing to change the brick colour from red to grey and black,
with a range of shades of grey brick cladding finish next to textured brick cladding
elements and bronze panels at ground floor. Further depth and articulation to the
fenestration was introduced and materiality to more clearly define the base, middle and
top of the building.

The proposed height of the building would be a maximum of 83.25m AOD (top of plant)
and down to 62.475m with part 12 storeys and part 7 storeys. It would accord with the
relevant policy requirements of CR10 with a staggered scale reducing to the south.
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The overall impression would be of a building which would complement the Station Hill
development whilst seeking to mesh in with the streetscape of Greyfriars Road. The
design is considered to be contemporary, but classical, and simple in its execution. This
would be evidenced by the main part of the building having traditional portrait style
windows within a light colour brick render and then a slightly darker brick framing system
to break out the mass of the building. At the base two levels there will be a framing
appearance give the appearance of a colonnade, although the actual undercroft area will
be limited to the entrance of the building under a triangular overhang and then chamfered
entrance. The building would have a muted top but the stepped back terraces would
provide a soft finish to the roof form. It is considered that the depth, texture and detailing
of the brickwork would create an appropriate high quality design appearance.

Corner of Greyfriars Road Greyfriars Road looking north
and Garrard Street

Impact on Heritage and Views

Greyfriars Church to the south-west, is a Grade | Listed Building, and other Grade Il Listed
Buildings including the walls and railings at Greyfriars Vicarage, the former Mitre Inn on
the corner of West Street and Friar Street (‘Thai Corner’) and 29-31 Caversham Road.

Despite its size and height, the positioning of the application site means that the proposal
is considered to have a relatively minor impact on heritage assets at as confirmed by the
Conservation Officer.

The textured nature of the proposed brick panelling system and the grey tones will
complement the buildings in the Greyfriars Road area including Greyfriars church, but not
compete with it.

Although significantly taller than the adjacent terraced streets of Sackville Street, Vachel
Road and Stanshawe Road there would be no harmful impact on the character of the
streets, which are already within a context of taller buildings, in accord with Policy CR9.

The location of the site in relation to conservation areas means that there would be no
discernible conservation area impact.

With respect to views the submission includes a Built Heritage, Townscape & Visual
Impact Assessment (BHTVIA) reviewing 12 verified views. The Conservation Officer
provided some detailed comments with respect to the impact of the building on the views
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as assessed and overall considered that the proposal scheme would have an improved
appearance compared to the existing building.

The most significant impact would be with regard to the view 10 (image below). The
Conservation Officer identified that the proposal would cause less than substantial harm
at a low level to the setting of Greyfriars Church and Quadrant walls and railings to the
former No 64 (Greyfriars Vicarage) group. Although the Officer identified some
suggested changes including some partial reduction in height, enlargement of green
terraces and green elements of the site, they confirmed that the impact of the additional
massing would be reduced by the high-quality architectural design. They advised that
such heritage impacts, whilst at the lowest end, were still important and would need to be
considered within the planning balance.

Material to the consideration is that the proposed site is within the Central Area, within a
Major Opportunity Area and within the Station Area tall Buildings cluster, which
designates the site as within an area for tall buildings. The proposal also needs to be
considered in the emerging context and scale of development of Station Hill, which will
be of greater scale.

View 10 — image from BHTVIA
Active frontages

The existing building does not relate well to the street-level environment. A lot of the
grounding and ‘solidity’ of this office building is provided at street level, but it is inactive,
featuring grey porcelain blocks, grilles allowing glimpses to the underground car park and
some narrow planting beds. Where there are window openings, these are smoked glass
and do not offer interaction with the street.

The application scheme proposes to significantly improve the interaction with the street
by provided a ground floor space which will fully activate the frontages and internal
spaces.

No commercial use is proposed at the ground floor, nonetheless there is an active
frontage proposed, resulting from a redesign following pre-application advice, to ensure
the ground floor internal spaces increase the active frontage and improve the access to
the building along Greyfriars Road and Garrard Street. This space incorporates gym,
fitness studio, co-working space and lounge for residents’ use, as well as a main
entrance lounge which includes a cafe and managed reception. The chamfered edge at
the north-western corner of the building, which now includes the main entrance, creates
a more welcoming and generous arrival space. This would accord with the principles of
Policy CR2 and the RSAF.
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It is considered that the proposals would be acceptable in their scale, mass, appearance
and overall design and would be in accordance with Policy CC7, CR2, CR10, RSAF and
the principles of high-quality design set out in the NPPF.

Wind and microclimate

The introduction of a building of this height within the urban environment will have an
impact on the local microclimate. The submitted Wind Microclimate Assessment has
been independently reviewed on behalf of the Council.

The independent consultant confirmed that the conclusions of the report are

robust. Wind mitigation measures proposed for the Level 7 and Level 12 terraces include:

* Proposed landscaping scheme

e Solid 1.5m and 1.8m balustrading to the perimeter of the terraces.

« >1.5m tall planters/shrubs and rearrangement of the seating to areas likely to benefit
from calmer wind conditions.

However, although such measures would improve wind conditions, windier than desired
conditions on the Level 7 and 12 rooftop terraces would still exist, necessitating the need
for further mitigation measures. The submitted Assessment includes the suggestion of
the implementation of further wind mitigation measures, due to the remaining
exceedances present on the rooftop terraces. Any such measures would need to be
reviewed by an experienced wind engineer to determine if suitable wind conditions could
be achieved. The independent consultant, appointed by the Council, recommends that a
condition be included requiring the final mitigated scheme to be assessed, using a
methodology consistent with the rest of the study.

With the necessary condition in terms of providing safety and suitability to these areas,
the proposal is considered to be suitable in terms of policy CC8.

v) Environment, energy and sustainability

Landscaping and urban greening

Policy EN14 states that Reading’s vegetation cover will be extended. Policies CC7, and
CR2 require the inclusion of appropriate landscaping and greening. Emerging Policy
EN19: Urban Greening Factor requires proposals to demonstrate

how an appropriate proportion of green cover will be delivered on site

The site is within Abbey ward, which has the lowest tree canopy cover in the Borough
and within the AQMA, where tree retention and planting is a higher priority to mitigate air
pollution. As such, proposals should aim to include the maximum greening (soft
landscaping), within the confines of a town centre site.

Greyfriars Road is predominantly a hard surface, built environment. There are no street
trees and the trees that do exist are in the narrow landscape beds attached to the current
building and further north the trees in front of Xaffinity house (which is proposed to be
demolished as part of the phase three Station Hill proposals) and some new trees which
have been provided along the re-built Garrard Street.

The draft Town Centre Public Realm Strategy describes Greyfriars Rd as a primary
Street. The proposed introduction of the cycle route on Greyfriars Road will support its
function mainly as a route rather than as a dwell space. Notwithstanding this, it is a street
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which is in need of softening and greening, particularly when introducing more residents,
but also to improve the general streetscape for pedestrians.

The proposal includes paving material changes to indicate the main entrance, some small
trees within moveable planters at the main entrance under the canopy entrance overhang,
and one additional tree in front of the stepped back portion of the building on Greyfriars
Road.

The proposed courtyard to the south of the building, accessed from the proposed café at
ground floor, comprises moveable planters and furniture, trees and climbers to the site
boundary, paving and integrated lighting. There is external roof top amenity space
proposed at level 7 and level 12 with a landscaping scheme proposed for each. At Level
7 this would comprise moveable furniture, sensory planting with small trees and raised
beds for community growing. At level 12 this would be accessed from the resident’s
lounge and communal kitchen and would include a terrace with a variety of seating and
dining areas, perimeter planting and planters within seating areas.

The Natural Environment (Tree) Officer suggested that the roof terraces would need to
be carefully handled in order to soften the building’s appearance and provide some
mitigation of the building’s bulk and massing, but in reality, landscaping and small trees
in planters at elevated heights would do little to offset the building mass. The other
concern, as raised by Frame, is that the intensity of use and the amenity space as
provided appears low. They are going to need to work very hard to provide a softened
and attractive amenity space for the occupants. These external spaces are also likely to
be the focus of ecological enhancements.

The proposals include limited measures to soften the building’s appearance within the
streetscene and it is notable that the present building does this to limited extent with the
planting beds on Greyfriars Road. The location of the proposed street greening would
provide little animation of the street and would not mitigate the bulk of the building in the
streetscene. The Natural Environment (Tree) Officer also identified that opportunities
should be explored for further greening at street level. As a result, it has been agreed
with the applicant that there should be additional street trees to soften and green the
appearance and these will be secured via S106 obligation (refer to paras. 7.39-7.40
above).

In addition it is recommended that any landscaping scheme, secured by condition,
includes a green wall within the ground floor courtyard.

Subject to recommended conditions for the submission and approval of a landscaping
scheme and a landscape management plan and S106 street tree obligations it is
considered that the scheme would be acceptable and would accord with Policies EN14,
CC7 and CR2.

Ecology
There is a statutory requirement for the scheme to provide a 10% biodiversity net gain.

Local Policy EN12 also seeks that development should not result in a net loss of
biodiversity and should provide for a net gain of biodiversity wherever possible.

The Ecologist advised that the current site has no ecological benefits and, therefore, the
proposed scheme, which includes landscaping measures at the terraces and courtyard
would enhance the biodiversity value of the site and achieve a Biodiversity Net Gain. Any
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grant of permission is contingent on meeting the pre-commencement general Biodiversity
Net Gain condition, which requires the submission and approval of a Biodiversity Gain
Plan, demonstrating how a 10% increase in biodiversity value will be achieved for the
development. This isincluded as an informative. Subject to this and conditions in relation
no clearance during bird-nesting season, submission and approval of biodiversity
enhancements and wildlife friendly lighting the scheme would accord with Policy EN14.

Energy and Sustainability

There are a number of relevant policies: Policy CC2, which requires new development to
reduce the consumption of resources and materials, and that proposals for new non-
residential development (which includes non-C3 use class residential schemes) should
meet BREEAM Excellent standards. Policy CC3 requires developments to incorporate
measures to adapt to climate change. Policy CC4 requires demonstration of how
consideration has been given to securing energy for the development from decentralised
sources. Policy CC5 requires minimisation of waste during construction and the life of
the development.

Policy CC2 is proposed for amendment under the Local Plan Review, and this requires
demolition of buildings to be justified and demonstrate how 95% of all construction waste
would be diverted away from landfill. Demolition would only be acceptable where a
building was in such a poor state that it would not be practical or viable to refurbish or re-
use and would result in a similar amount or a greater amount of embodied carbon
generation, or would result in a building with poor thermal efficiency resulting in a greater
lifetime carbon emissions than would arise from a re-build.

As part of a pre-application in early 2024, for a proposal to convert the building to a mixed
use, written officer advice set out that the design approach was not acceptable and “that
simply re-cladding an unattractive building would not be sufficient to provide the high-
quality design outcome for the local area.” The Planning Statement identifies that further
analysis of the structure was undertaken. “However, in order to accord with building and
fire regulations.... it was identified that significant interventions would have to be
undertaken which presented challenges in achieving a successful design outcome which
responded to the first pre-application written advice. Therefore, subsequent pre-
applications focused on proposals for the Site comprising the demolition of the existing
building and erection of a new-build scheme with Officers setting out that the proposals
were a marked improvement to the first proposals presented to the Council and that the
principle of demolishing the building was accepted on the grounds of challenges with
meeting building and fire regulations alongside delivering a higher-quality design solution
for this site.”

The proposed scheme was assessed under BREEAM multi-use residential category,
which applies to co-living schemes. The submitted Energy and Overheating Assessment
identifies that the proposal would achieve a 40.6% reduction over baseline carbon
emissions and would include air source heat pumps, with the overall scheme targeted to
achieve a BREEAM rating of excellent.

There is currently no heat network available which could be connected into for this
development and, therefore, the proposal includes connection points ready for any future
district heating system. It is proposed to serve the site’s heat network from an on-site
storage tank which uses heat pumps as the primary energy source.
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The submitted documents were reviewed by an independent consultant on behalf of the
Council, who concluded that the overall scheme accords with relevant policy subject to
appropriate BREEAM conditions.

It should be noted that the applicant offered a carbon offset payment, however as this
specifically relates to standard C3 dwellings (as referenced under Policy H5: Standards
for new housing) rather than a sui generis building comprising co-living units with
communal amenity space it was considered that achieving zero carbon homes would not
be applicable in this instance.

SuDS
Policy EN18 requires major development to incorporate SuDS. Policies CC2 and CC3
refer to water conservation and minimising run-off.

The redevelopment off sites in the town centre allows for improvements in sustainable
drainage systems to minimise runoff to surface water systems. Thames Water also
advises that there is a particular issue in this area as well.

The SuDS Officer confirmed that the principle of the proposed system, which would
include an attenuation tank fed by a pipe network and an area of permeable paving with
a flow control that limits the discharge from the site at 2l/s, would be acceptable.
However, both the SuDs and Natural Environment (Tree) Officers raised issues that the
proposed approach did not allow for routing of rainwater through planting before
discharge into the proposed attenuation tank.

The applicant further confirmed that the SuDs scheme would be amended to include
raingardens and bio-diverse retentive planters ahead of reaching the attenuation.

Subject to conditions for the pre-commencement submission of approval of a
Sustainable Drainage Strategy and the pre-occupation implementation of the approved
strategy the scheme is considered to accord with Policy EN18.

Air Quality and Land Contamination
Policy EN15 states that “Development should have regard to the need to improve air
guality and reduce the effects of poor air quality.”

An Air Quality Assessment has been submitted, which concludes that the air quality is
within the applicable air quality objectives and within the last three years there has been
no trend of worsening air quality. The EPO raised no air quality objections.

Policy EN16 deals with contamination matters and the EPO confirmed that the submitted
contaminated land assessment requires no further mitigation or assessment. Subject to
a condition regarding unforeseen contamination the scheme accords with policy.

vi) Transport, Waste and Servicing

Policy TR1 requires new development to implement measures to promote and

improve sustainable transport facilities, to encourage walking, cycling and the use of
public transport. All development should ensure adequate levels of accessibility and
safety. Policy TR3 requires development to not be detrimental to the safety of users of
the transport network. Policy TR5 requires developments to provide adequate car and
cycle parking.
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The proposal will maximise the opportunities for the choice of means to travel, being
situated in a highly accessible location, as supported by Policy CC6. In this central
location, a car-free development is supported by the Highway Authority. However, given
the nature of the use, provision of a car club should be considered as an important part
of a co-living scheme in a central location such as this, providing future occupiers with
the opportunity to use a vehicle as part of their tenancy. The opportunity for a car club is
being secured through recommended S106 obligations.

The site is within an area where the Council's Residents Parking Permit Scheme
operates. Future occupants of the proposed co-living units would not be issued with
resident or visitor parking permits and conditions are included.

As well as providing accessible cycle storage from the southern end of the building, the
applicant is also proposing the ability of residents to hire 22 folding bikes. Details are
recommended to be secured via condition and as part of a management plan to be
secured via S106 obligation.

It should be noted that additional cycle access has been secured as part of the Station
Hill development, which would remove the parking on Greyfriars Road and introduce a
two-way (n &s) cycle lane.

A S278 agreement would be secured via a S106 obligation to address the need to
reinstate and realign the footway, resulting from the removal of the existing car park
access on Garrard Street, and

The Transport Officer has confirmed that subject to conditions relating to cycle parking,
car club bays, parking permits and accesses closure and reinstatement and a
Construction method statement that the scheme would be acceptable and would accord
with Policies TR1, TR3 and TR5.

A communal waste store is proposed at the southern end of the building and further to
comments from the Waste Team an increase in bin storage was secured. In terms of
waste collection arrangements, the development would not have space for on-site
servicing and, therefore, waste collection would be from the kerbside on Greyfriars Road.
The Waste Team has confirmed that the scheme would be acceptable subject to the
requirement for a Waste Management Plan condition to ensure that details are secured,
including that bins would need to be presented to the roadside and be rotated within the
bin store by a management company. A condition is recommended which requires the
submission an approval of such along with other servicing and delivery management
details.

Other

In addition to the mitigation measures identified above (paras. 7.22 — 7.40), in accordance
with Policy CC9 obligations for an Employment Skills and Training Plan — construction,
and monitoring and legal costs are recommended.

Policy CC9 includes a high priority for obligations which meet economic development
services and infrastructure, including employment, skills and training development
initiatives. As a major category development, and in line with the adopted Employment
Skills and Training SPD (2013), the development is expected to provide a construction
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phase employment and skills plan, working in conjunction with REDA, to demonstrate
how it would benefit the local employment market, or an equivalent financial contribution
towards local skills and training, which would equate to a total of £24,182.50 calculated
as £2500 x GIA sgm (9,673Sq m in this case) /1000 (3% would be used to support the
role of the Skills for Business Coordinator).

Equalities Impact

When determining an application for planning permission the Council is required to have
regard to its obligations under the Equality Act 2010. There is no indication or evidence
(including from consultation on the application) that the protected groups as identified by
the Act have or will have different needs, experiences, issues and priorities in relation to
this 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 proposed development. Further, the proposals have been examined by the
Council's Access Officer and her advice in relation to accessible units and facilities have
been incorporated.

CONCLUSION

Co-living is a new concept of accommodation, which would fulfil a further niche need in
the Borough. There are currently no such schemes in Reading, although there are
examples within London and other parts of the UK. It would provide a beneficial
complementary new use of living accommodation within the town centre and would
harmonise well with the prevailing uses surrounding it.

National Policy has a presumption in favour of sustainable development defined under
the three dimensions of economic, social and environmental.

As set out within paragraph 7.87 above the proposals would result in a low level of ‘less
than substantial harm’ to the setting of Greyfriars Church and Quadrant walls and railings
to the former No 64 (Greyfriars Vicarage) group. Albeit material to the consideration is
that the site is located within the Reading Central Area, the Station/River Major
Opportunity Area and within the Station Area Tall Buildings cluster, which is designated
to have “some townscape capacity for tall buildings”. The proposed site would also be in
the context of buildings of a much greater scale.

In accordance with paragraph 215 of the NPPF (December 2024), where a development
proposal will lead to less than substantial harm to the significance of a designated
heritage asset, this harm should be weighed against the public benefits of the proposal.
If the public benefits outweigh such harm, then the scheme is acceptable.

Officers have also identified that the proposals are also likely to result in some harm to
the residential amenity of some of the proposed occupiers from less-than-ideal daylight
and sunlight provision. This has been balanced against the relatively short- term
occupation nature of the units, the level of daylight and sunlight provision to the communal
spaces internally and externally and the need to make effective use of this previously
developed site.

Other harms identified are that some of the units, particularly those facing the existing
Sainsbury’s service yard, would need to keep their windows closed to produce a suitable
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internal noise level. Subject to recommended conditions it is considered that such
impacts could be managed to a low level.

There are considered to be a range of benefits as follows. With regard to economic
benefits, it would contribute to enhancing local skills though the construction phase and
provide construction jobs, and there would be operational on-site job creation. It would
also support the local economy through the additional spend from occupiers. There would
be the provision of additional home working space.

In terms of social benefits the proposal has a high-quality design, which would enhance
the appearance of the site, and it would integrate well with the adjacent schemes. It would
accord with relevant tall building policy and would pose no technical light and wind issues.

It would be positive in terms of contributing to the vitality and viability of the town
centre.

It would be a high density, sustainable new build urban development, which would be
good in terms of accessibility to high levels of public transport provision. It would be car
free and would offer car club spaces within the vicinity of the site and it would provide on-
site cycle storage and cycle hire opportunities.

Although it would not contribute to meeting the Local Plan aims of housing delivery (in
terms of numbers of dwellings), it would widen accommodation choice through the
provision of a high quality all-inclusive rental product with high quality communal internal
and external amenity space, which would contribute to a degree to overall housing need
and would provide the needs of disabled people through the inclusion of wheelchair
accessible units and accessible communal spaces. It would contribute to affordable
housing provision.

It is proposed to increase the engagement with the local community and improve social
value and this will secured through S106 obligation.

With regard to environmental benefits the proposal would be an effective use of a vacant
brownfield land, and paragraph 124 of the NPPF states that planning decisions should
give substantial weight to proposal for homes and other identified needs unless
substantial harm would be caused.

It would enhance the sustainability of the site through being targeted to achieve BREEAM
excellent. The introduction of soft landscaping within the courtyard and terraces and the
on-street streets proposed and to be secured through S106 obligations, along with
conditions for habitat enhancement, would result in biodiversity net gain.

The proposal would include greening of the site including some at street level and further
street greening would be secured via S106 obligation.

The proposal would provide benefits contributing towards achieving the three dimensions
of sustainable development. It is concluded that such benefits would outweigh the
identified low level of ‘less than substantial’ to heritage assets and the other impacts
identified.

Therefore, when applying a planning balance of all material considerations, it is
considered that the proposed scheme complies with relevant policies of the Development



Plan and is recommended for approval, subject to the recommended conditions and the
satisfactory completion of S106 legal agreement.
Case Officer: Alison Amoah
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GFR-DAA-XX-XX-DR-A-01000-P1 - Site Location Plan
GFR-DAA-XX-XX-DR-A-01001-P1 - Existing Site Plan
GFR-DAA-ZA-XX-DR-A-01002-P1 - Existing Topographical Survey
GFR-DAA-ZA-B1-DR-A-01100B1-P1 - Existing Basement Plan
GFR-DAA-ZA-00-DR-A-01100-P1 - Existing Ground Floor
GFR-DAA-ZA-01-DR-A-01101-P1 - Existing First Floor
GFR-DAA-ZA-02-DR-A-01102-P1 - Existing Second Floor
GFR-DAA-ZA-03-DR-A-01103-P1 - Existing Third Floor
GFR-DAA-ZA-04-DR-A-01104-P1 - Existing Fourth Floor
GFR-DAA-ZA-05-DR-A-01105-P1 - Existing Fifth Floor
GFR-DAA-ZA-06-DR-A-01106-P1 - Existing Sixth Floor
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GFR-DAA-ZA-ZZ-DR-A-01301-P1 - Existing Cross Section
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GFR-DAA-ZA-ZZ-DR-A-01202-P1 - Existing South Elevation 2
GFR-DAA-ZA-ZZ-DR-A-01203-P1 - Existing East Elevation
GFR-DAA-ZA-ZZ-DR-A-01204-P1 - Existing North Elevation
GFR-DAA-ZA-ZZ-DR-A-01205-P1 - Existing West Elevation
GFR-DAA-ZA-00-DR-A- 03000-P1 - Proposed Site Plan
GFR-DAA-ZA-ZZ-DR-A- 03201-P1 - Proposed South Elevation
GFR-DAA-ZA-ZZ-DR-A- 03202-P1 - Proposed East Elevation
GFR-DAA-ZA-ZZ-DR-A- 03203-P1 - Proposed North Elevation
GFR-DAA-ZA-ZZ-DR-A- 03204-P1 - Proposed West Elevation
GFR-DAA-ZA-ZZ-DR-A- 03301-P1 - Proposed Section A-A
GFR-DAA-ZA-ZZ-DR-A- 03302-P1 - Proposed Section B-B
GFR-DAA-ZA-ZZ-DR-A- 03303-P1 - Proposed Section C-C
GFR-DAA-XX-XX-DR-A- 21500-P1 - Facade Detail — Brick
GFR-DAA-XX-XX-DR-A- 21502-P1 - GA Detail Elevations
GFR-DAA-XX-XX-DR-A- 21503-P1 - Render Facade
GFR-DAA-XX-XX-DR-A- 21504-P1 - Render Facade
GFR-DAA-XX-XX-DR-A- 21505-P1 - Facade Axonometric
126-HGL-XX-00-DR-L-0001-PO01 - lllustrative Landscaping Masterplan

Drawing no: 126-HGL-XX-00-DR-L-0002-P02 - Ground Floor and First Floor
Landscape General Arrangement

Drawing no: 126-HGL-XX-00-DR-L-0003-P02 - Level 7 Landscape General
Arrangement
Drawing no: 126-HGL-XX-00-DR-L-0004-P02 - Level 12 Landscape General
Arrangement
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e Drawing no: GFR-DAA-ZA-00-DR-A- 03100-P3 - Proposed Ground Floor Plan
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e Drawing no: GFR-DAA-ZA-01-DR-A- 03101-P2 - Proposed First Floor Plan
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GFR-DAA-ZA-02-DR-A- 03102-P2 - Proposed Second Floor Plan
GFR-DAA-ZA-03-DR-A- 03103-P2 - Proposed Third Floor Plan
GFR-DAA-ZA-04-DR-A- 03104-P2 - Proposed Fourth Floor Plan
GFR-DAA-ZA-05-DR-A- 03105-P2 - Proposed Fifth Floor Plan
GFR-DAA-ZA-06-DR-A- 03106-P2 - Proposed Sixth Floor Plan
GFR-DAA-ZA-07-DR-A- 03107-P2 - Proposed Seventh Floor Plan
GFR-DAA-ZA-08-DR-A- 03108-P2 - Proposed Eighth Floor Plan
GFR-DAA-ZA-09-DR-A- 03109-P2 - Proposed Ninth Floor Plan
GFR-DAA-ZA-10-DR-A- 03110-P2 - Proposed Tenth Floor Plan
GFR-DAA-ZA-11-DR-A- 03111-P2 - Proposed Eleventh Floor Plan
GFR-DAA-ZA-12-DR-A- 03112-P2 - Proposed Twelfth Floor Plan

Drawing no: GFR-DAA-ZA-13-DR-A- 03113-P1 - Proposed Thirteenth Floor Plan
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Other Documents received 11" November 2024 (unless otherwise stated):

Affordable Housing Statement including Viability Appraisal, prepared by DS2

Air Quality Statement, prepared by Savills

Archaeological Assessment, prepared by RPS

Biodiversity Net Gain Assessment, prepared by Greengage

BREEAM Pre-Assessment Report, dated October 2024, prepared by Greengage,
received 28" January 2025

Co-living Need Assessment, prepared by Savills

Community Infrastructure Levy Form, prepared by Savills

Daylight & Sunlight Assessment, prepared by Point 2

Design and Access Statement, prepared by Darling Associates

Desktop Contaminated Land Assessment, prepared by Lustre

Drainage Statement, prepared by Form Structures

Ecological Survey and Appraisal, prepared by Greengage

Energy and Overheating Assessment Report, dated 7" November 2024, prepared by

Meinhardt

Fire Safety Statement, prepared by Orion Fire

Gateway One Fire Statement, ref: CF-0-1887-FSS-01 C, prepared by Orion Fire,
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Grid Feasibility Assessment, dated 1/4/24, prepared by Blake and Clough Consulting,
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Healthcare S106 Analysis, prepared by Savills [in response to NHS ICB comments],
received 315t January 2025

Heritage & Townscape Visual Impact Assessment, prepared by Montagu Evans
Landscape Strategy, prepared by Henshall Green

Noise Impact Assessment, prepared by Sol Acoustics

Operational Site Management Plan, dated October 2024, prepared by VervLife
Response to Design Out Crime Officer's Comments, prepared by Darling Architects,
received 315t January 2025

Social Value Statement, prepared by Savills Earth

Social Value and Economic Benefits Summary Report, prepared by Savills

Economics

Statement of Community Involvement, prepared by Opus Works
Sustainable Design Checklist, received 17" January 2025
Transport Assessment, prepared by TTP



e Wind & Microclimate Assessment Rev C, prepared by RWDI, received 12t December
2024



APPENDIX 2: Frame comments — 14/8/24 (240375/PREAPP)

Officers have engaged in two pre-application meetings to date. While officers are broadly
comfortable with the proposed use, the council would expect a financial contribution towards
affordable housing as co-living would not meet the needs identified in the borough. The council
is keen to ensure the proposals respond to the emerging context of the Station Hill development,
and the smaller scale context to the west. The ground floor layout and the relationship with the
street is very important, as is the quality of the internal spaces.

Officers would welcome the panel’s views on design, scale, and massing, as well as layouts and
the quality of the accommodation. In addition, comments are sought on landscaping, trees and
ecology.

SUMMARY - The panel welcomes the opportunity to comment on the proposals for Greyfriars
Road at an early stage. It broadly supports the overall approach, including the proposed co-
living use and the scale of the building, but further work is needed to develop a more distinct
and rigorous approach. The panel encourages the team to simplify the massing, and to identify
opportunities to better respond to Greyfriars Road, the level change, and the emerging context.
A thorough assessment of the needs and demands of internal spaces, including fire safety and
servicing, will be essential to developing a more compelling and robust layout, and informing the
architecture. Firmer commitments on sustainability are also important. The panel encourages
the team to consider how the floor-to-floor levels could be adjusted to create better quality
internal spaces and improve their relationship with the street. Further consideration should be
given to developing a more distinct architectural approach, including a clearly defined base,
middle and top, as well as the materiality, articulation and depth of elevations.

The quality of the external amenity spaces will be hugely important to the success of the scheme.
Further assessment of their use is needed, to ensure they will work as intended. The eleventh-
floor amenity space should be moved to the top floor, to remove the conflict with bedrooms and
to help create more generous and useable space. Further thought is needed to ensure that the
courtyard space contributes positively to the overall scheme, including the potential for a
connection to the street.

The applicant should identify opportunities to improve the street environment through lighting,
surface treatment and planting.

Scale and massing

The panel considers the co-living use to be appropriate and, given the scale of the Station Hill
development, it also supports the overall scale of the scheme.

However, the massing appears quite awkward in the view from Friar Street to the south. The
panel suggests altering the orientation of the lower building to respond to the inflection in
Greyfriars Road. This would help improve the massing in views from the south, without
compromising the quantum of accommodation possible.

Opportunities to simplify some of the massing should be explored. For example, the tenth
floor includes a small step in the plan which adds limited value, either internally or in townscape
terms, and this could be removed.

Internal layout

The panel appreciates that the applicant is at an early stage in developing and testing the
internal layout. However, many of the outstanding assessments, including for fire safety, will
have significant implications and urgently need to be understood to develop a more compelling
and credible approach.




Careful consideration is needed of how each space will operate, including any requirements
for servicing. For example, the co-working space, which will be publicly accessible, should have
its own dedicated toilet facilities.

Further thought should be given to the location and layout of the ground floor entrances. The
panel welcomes the intention to create a more generous pavement area outside the entrance,
but alternative approaches to achieving this should be considered, including the option to
chamfer the corner of the building to help make the entrance more prominent.

The panel encourages the team to provide windows at the end of corridors to provide natural
light and views out.

Further consideration of the floor-to-floor heights is needed to ensure spaces feel generous,
particularly in the amenity areas, and can accommodate any necessary servicing.

The panel is concerned by the liveability of the first-floor bedrooms. Their privacy is heavily
compromised by their proximity to street level, particularly as you move up the hill towards Friar
Street and in the colonnaded space along Garrard Street.

If a more generous floor to floor height is accommodated on the ground floor and plant can
be moved to the basement, it would allow the ground floor to have a clearer relationship with the
street, create additional useable internal space, and allow the first-floor rooms to have a better
relationship with the street. The panel encourages the team to explore this further.

There is a conflict between the eleventh-floor outdoor terrace and the bedrooms which
overlook it. The panel suggests re-organising the building to move the terrace and associated
internal shared spaces to the top of the building to help avoid these conflicts and create a more
generous terrace.

Further consideration should be given to ensuring the proposals are inclusive and accessible.
While the proposed wheelchair accessible rooms appear more generous than the other rooms,
testing the useability of these rooms is important. In addition, there appears to be a split level on
the ground floor, which should either be designed out or a lift accommodated to allow residents
to move between levels.

User experience

Further consideration should be given to the experience of using and moving through internal
spaces. The panel highlights the importance providing a welcoming and generous sense of
arrival.

While the panel welcomes the idea of the co-working space being available to the public, the
priority should be to ensure that this does not compromise the experience of residents.

Further thought should also be given to how this can positively front onto Garrard Street,
including the potential for its own entrance. The panel suggests exploring the opportunity to
create a better relationship between the co-working space, the café and the bike storage. This
would help improve the viability and experience of these spaces and better contribute to the
street.

Further thought should be given to the useability and viability of the café space. Its size seems
very small and there are issues with how it relates to the street level which need to be considered
further.

Public realm and landscape

The site is in area with poor access to parks and open spaces. Therefore, the provision of
external amenity space as part of the scheme will be key to the quality of life of residents. Robust
evidence for the amount of amenity space proposed is important.

Sections through the street, including the buildings both sides, are needed to help better
understand the pedestrian experience.




Greyfriars Road is currently quite a hard environment, and further consideration is needed of
lighting, surface materials and planting to improve the quality of the street. Careful thought
should be given to the space required for the proposed cycle route and any street tree planting.

Arboriculture expertise is needed to test and inform the proposals, including the space
required for trees, the types of species which will thrive, and any maintenance requirements.

The amount of space available for planting is limited. The panel suggests exploring whether
there is potential to introduce vertical greening, including within the courtyard, to help soften this
environment.

It is important that a robust management and maintenance strategy is developed to inform
the design development. Careful thought should be given to how planting on the edge of the
roof spaces is maintained, including how they are accessed and any requirements for
balustrading or safety rails.

The panel encourages the applicant to ensure there is sufficient build up in the floor levels to
accommodate good quality and meaningful planting. It will be important to avoid compromising
level access into these spaces, including at thresholds, and the floor-to-floor levels in the spaces
below.

The panel is concerned that there is insufficient amenity space for the level of use it will need
to accommodate. Further testing is needed of movement flows, the volume of users at different
times of day, and how it will be used. As noted earlier, the panel suggests that additional space
would be better located at the top of the building.

Consideration should be given to the potential to integrate a sustainable drainage system,
including rainwater capture, to manage water before it connects into the wider network.

The panel is concerned about the quality of the proposed courtyard space on the ground floor
level. This space is unlikely to get much good quality daylight, particularly when the adjacent
Sainsbury’s site is developed, and further consideration should be given to developing a more
robust and compelling approach to achieve a green oasis.

The panel suggests exploring the potential to create a link between the street and the rear
courtyard. This would help to activate the courtyard, allowing it to better connect to both the
street and the building. It could also serve as an access point for maintenance, provide another
means of escape, and allow for a relationship between the courtyard and the proposed coffee
shop.

Elevations and appearance

The panel supports the intention to develop a distinct and contextually driven building. While
it understands that the proposals are at a diagrammatic stage, the emerging approach appears
quite generic. It is important that careful thought is given to developing a more crafted and
responsive approach.

There is a tremendous amount of architectural variety in Reading, and the panel encourages
the team consider whether an element of this could help to influence a more distinctive approach.

Further consideration should be given to more clearly defining the base, middle and top of the
building. Moving the main amenity space to the top of the building could help in this, and a
consistent ground floor treatment would also improve its legibility and the relationship with the
street.

Careful thought should be given to the relief and articulation of the elevations. This should
include consideration of the facade depth, including full brick setbacks. How the elevations
appear in oblique views, including from Friar Street, should also be tested.

The panel highlights the need for a stronger rationale for the proposed materiality. It cautions
against incorporating the materiality of Greyfriars Church, which should read separately,
favouring instead a well-crafted and complimentary material palette.

Sustainability



The panel welcomes the initial approach to sustainability, including the intention to deliver a
BREAAM Excellent building. However, further detail should be provided on the proposed
sustainability targets, including clear commitments for construction and operation.

It is important that BREEAM, Parts L and O of the building regulations, and LETI guidance is
considered early so that they can inform the approach. For example, the elevational treatment
of the northern and western fagades is likely to change in response to solar gain and overheating
considerations.

Careful thought should be given to how the proposed air-source heats pumps, photovoltaics
and other roof top servicing and plant is incorporated. This is important from a sustainability
perspective but also because they will be visible in longer views and will affect the quality of the
amenity space to be provided.



APPENDIX 3: Emerging Local Plan Policy H15 (from Pre-Submission Draft, November
2024)

H15: PURPOSE-BUILT SHARED LIVING ACCOMMODATION
Development for purpose-built shared living accommodation will meet all of the following criteria:

1. It is located on a site that has not been identified for general residential (as plan allocations
or extant permissions), unless the purpose-built shared living accommodation element would be
in addition to the planned residential;

2. It is located within the town centre or a 15-minute walk of the town centre, unless a clear
justification for an alternative location is provided,;

3. It provides units for rent with minimum tenancy lengths of no less than three months;

4. High quality, and well-placed on-site communal facilities and services are provided that are
sufficient to meet the requirements of, and available to and easily accessible by, all residents of
the proposal. At least 4 sq m of internal communal space will be provided per resident,
decreasing to 3 sq m per resident where there would be more than 100 residents, which includes
common work areas but excludes circulation space such as corridors and stairways. On-site
communal facilities will offer at least:

» Communal kitchen and dining facilities

» Laundry and drying facilities

* A concierge

* Cleaning, maintenance and security services

5. The private units have an internal size of at least 18sgm, include a bathroom with shower,
and are not capable of being used as selfcontained dwellings;

6. It is under a single management regime;

7. The proposal is accompanied by a management plan, secured by Section 106 agreement,
which demonstrates how the development, including the communal facilities, will be managed
and maintained over its lifetime;

8. The proposal is accompanied by a security strategy, provided at planning application stage
and secured by condition or Section 106 agreement, setting out how crime and anti-social
behaviour will be mitigated through design and management measures; and

9. A contribution is made to provision of affordable housing at an equivalent level to policy H3.
This will form an off-site financial contribution, unless on-site self-contained affordable dwellings
can be provided that do not rely on, and operate independently from, the internal communal
facilities.



APPENDIX 4: Proposed Plans

Proposed Site Plan

Proposed Floor Plans
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Proposed Thirteenth Floor Plan (roof)
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Illustrative Landscape Masterplan
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