


Delegated Application Report				Target Date: 06/01/2022	

Address: 12-18 Crown Street, Reading
Application No: 211742/FUL
Proposal: Change of use of cafe used by existing C1 serviced apartment residents to Class E(b) sale of food and drink for consumption on the premises (no cooking proposed) by members of the public
Case Officer: Claire Ringwood


Site Description and Surrounding Area: 
The application site was originally an office block but was granted planning permission for its current use as a part 4, part 5 storey building for 44 one and two bedroom serviced apartments.  The building has been extended upwards to create additional accommodation.  As part of the original permission for the serviced apartments a coffee lounge is at ground floor level.  

The site is located on Crown Street with residential properties to the north on St Giles Close (Nelson Mews) and to the south and west on Crown Street.  Student accommodation is attached in a separate building to the east.

The site borders the Market Place/London Street Conservation Area and the surrounding area is a mixture of residential, commercial and retail.  The site is also within an Air Quality Management Area. 

Proposal:
The application is for the change of use of the cafe on the ground floor which is currently used by the existing C1 serviced apartment residents to Class E(b) for the sale of food and drink for the consumption on the premises (no cooking proposed) to members of the public.  An advertisement application also relates to this change of use application.

Plans submitted:
The agent submitted the following plans and information, received on 25th October 2021: 

Drawing No: E100 – Location Plan 
Drawing No: E101 – Existing Floor Plan
Drawing No: E102 – Proposed Floor Plan
Drawing No: E103 – Existing Elevation 
Drawing No: E104 – Proposed Elevation 
Drawing No: E105 – Existing and Proposed Elevation 
Drawing No: E106 – Existing Floor Plan

The agent submitted the following amended plans and information, received on 11th November 2021:
Drawing No: E101 Rev A – Existing Floor Plan
Drawing No: E102 Rev A – Proposed Floor Plan 
Internal photographs 

Relevant Planning History:
04/00097/FUL (Civica Ref: 040727) – 3,4 and 5 storey building providing 11 no. residential units (comprising a mix of flats and townhouses and 2 no.1 bed, 6 no.2 bed and 3 no.3 bed) with associated parking, amenity space and retention of office parking for 9 vehicles.  Permitted 28/04/2004.

05/00776/FUL (Civica Ref: 051137) – Change of use from Offices (B1) to 34 serviced apartments as part of a n Apart-Hotel (Use class C1) comprising 22 x 1 bedroom units and 12 x 2 bedroom units with associated parking.  Permitted 24/10/2005.

05/00777/FUL (Civica Ref: 051138) - Change of use from Offices (B1) to 28 residential units comprising 19 x 1 bedroom flats, 4 x 2 bedroom flats, 5 x 3 bedroom flats, associated parking and landscaping.  Permitted 24/10/2005.

06/01116/FUL (Civica Ref: 060409) - Roof extension to provide an additional 10 serviced apartments.  Permitted 20/12/2006. 

201138/FUL - Change of use of building from 44 serviced apartments (Class C1) to 44 flats (C3) comprising of 4no studios, 27 x one bedroom and 13 x two bedroom units with associated parking.  Pending consideration.

211743/ADV – Projection sign.  Pending consideration.

Consultation Responses: 

Development Control Transport:
There are no transport objections to the application providing no takeaway services are provided (secure by condition).  

Environmental Protection & Nuisance: 
No objection.

Neighbour letters were sent to Nelson Mews 1-11 (all) St Giles Close and 20 Crown Street and a site notice displayed.  No comments were received.

Summary of discussions with applicant/agent:
The agent was advised in an email dated 22nd March 2022 that in principle there was no objection to the change of use however there were a number of concerns relating to the proposal which had not been addressed.  No response was received from the agent following the officer’s email and the decision was made by officers to refuse the application.

Equality Act 2010:
In determining this application, the Council is required to have regard to its obligations under the Equality Act 2010. However, there is no indication or evidence (including from consultation on the application) that the protected groups identified by the Act have or will have different needs, experiences, issues and priorities in relation to this particular planning application.  Therefore, in terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.
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) - among them the 'presumption in favour of sustainable development'.

The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework (July 2021)
Section 2 - Achieving sustainable development 
Section 4 - Decision-making 
Section 11 - Making effective use of land 

Reading Borough Local Plan (November 2019)
· CC1 (Presumption in Favour of Sustainable Development)
· CC7 (Design and the Public Realm)
· CC8 (Safeguarding Amenity) 
· EN15 (Air Quality)
· EN16 (Pollution and Water Resources)
· TR3 (Access, Traffic and Highway-Related Matters)
· CR1 (Definition of Central Reading)
· CR2 (Design in Central Reading)

Supplementary Planning Document
Revised Parking Standards and Design (Oct 2011)

APPRAISAL:

Main considerations:
The main issues to be considered are: 
a) Principle 
b) Impact on 12-18 Crown Street 
c) Parking and bin storage
d) Other Matters

a) Principle 

The existing use is as a coffee lounge for the residents of the serviced apartments and the change of use to a café for members of the public where no cooking is proposed is very similar and the principle of the change of use is therefore considered acceptable subject to meeting other relevant policy criteria and other material planning considerations.

b) Impact on 12-18 Crown Street 
 
Planning permission 05/00776/FUL (Civica Ref: 051137) as noted above included the provision of a coffee lounge on the ground floor for the residents of the serviced apartments.  The current planning application (201138/FUL) for the change of use of the serviced apartments to 44 flats does not include this ground floor area.  Officers however, during the assessment of the application, raised a number of concerns with the agent enquiring how the proposed café would operate separately from the rest of the building if members of the public (instead of existing residents only) were able to access the building.  The agent’s response has not satisfied Officers that full consideration, or consultation with the owner(s) of the remainder of the building, have been appropriately addressed or undertaken to ensure that both uses can operate independently, safely and securely.

The main concern relates to how the building would be secured to ensure that members of the public using the café could not gain access to the rest of the building.  As the coffee lounge is for existing residents of the serviced apartments then the current uses are mutually inclusive.

However, the proposal for a café open to members of the public would require changes to the building to ensure that the proposed café is not accessible to residents of the building when it is closed and that the serviced apartments/potential flats are not accessible by members of the public when the café is open.

The agent advised in an email dated 11th November 2021 that ‘the secondary door [inside the building and providing access to the serviced apartments] will be secured and will have an electric lock on it that can only be accessed by guests that have the rights’ but this does not explain how the café will be secured when it is closed.

Officers also enquired that if the current application for the change of use to 44 flats were approved how the café use and the residential use would be separated and what noise mitigation measures were proposed.  The agent advised that ‘if the plan gets approved for residential use, the residential entrance will be set exclusively from the rear of the building.  Café entrance will be at the front.  As the opening times are limited and no heavy machinery we believe noise will be limited.  The ceilings already sound insulation and plasterboard.’

The plans submitted for 201138/FUL do not show access to the proposed flats from the rear only and Officers do not consider it acceptable that the main front entrance be closed to the serviced apartments or potential flats.  To ensure that both uses had a front access there would need to be a secure lobby dividing the uses internally.  It is also not clear what the ground floor area behind the café would be used for or is currently used, and who has access to this.  Further clarification was requested from the agent by officers in an email dated 22nd March 2022, but no further correspondence was received.  

Had the application been acceptable, conditions would have been imposed to restrict the opening hours to 9am to 6pm Monday to Friday (as stated on the application form); no takeaway services allowed; removal of permitted development rights within Class E and other changes allowed under permitted development to ensure that there was no requirement for mechanical ventilation and/or extraction.

Taking the above into consideration and the lack of response to officer enquiries the applicant has failed to demonstrate that the use of the ground floor as a café for members of the public could operate independently, safely and securely from the rest of the building which is contrary to Policies CC7 and CC8 of the Reading Borough Local Plan which require developments to ‘create safe and accessible environments where crime and disorder or fear of crime does not undermine quality of life or community cohesion’ and the proposal poses more questions than it answers.
	
c) Parking and bin storage 

The site is located adjacent to the Tesco Express shop, close to the corner of the A327 London Street / A4 London Road / A4 Crown Street Junction. The restrictions within the vicinity of this site do not allow for any car parking given the high vehicle flows through the junction, with loading and unloading only permitted in the adjacent lay-by.  The agent has advised that large deliveries will take place from the front with parking at the loading bay outside Tesco Express and smaller deliveries will be taken from the back ‘where we have 8 parking spaces and a separate entrance’. 

There are currently 8 parking spaces for the serviced apartments and there is a planning application currently pending consideration to change the use of the 44 serviced apartments to 44 flats.  The agent has not demonstrated how the existing parking spaces are allocated and how, if application 201138/FUL were approved, this would affect deliveries to the site or how deliveries from the rear of the site would be brought to the café.  Application 201138/FUL includes the 8 parking spaces for the residents of the proposed flats.  

The applicant has confirmed that the change of use would enable the sale of food and drink for consumption on the premises.  Had the application been acceptable in all other regards a condition would have been imposed to restrict any takeaway services being undertaken from the site to ensure that no obstruction would be caused on the adjoining highway or loading bay, in the interest of highway safety in accordance with Policy TR1 and TR3 of the Reading Local Plan 2019.

[bookmark: _GoBack]The agent has advised that there is currently a private bin collection with Berkshire Clearance for the building which they would continue to use however it has not been demonstrated how the existing bins are accessed and how this would operate separately from the serviced apartment use, or if the building were granted planning permission for the use as residential flats.  Amended plans and clarification was requested but no further information was received from the agent.  

d) Other matters

Sustainability 
As the proposal is to change the use from a coffee lounge for existing residents to a café for members of the public it is not considered that the proposal would trigger the requirement for BREEAM in this instance.

CIL
The proposal would be CIL liable.

CONCLUSION
The proposal has been assessed and found to be unacceptable as it does not comply with the identified policy and guidelines and does not adequately address the concerns raised by officers.

Reasons for refusal:

1. Failure to demonstrate 

INFORMATIVES

1. Refused Plans 
2. Positive and proactive 
  



