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ENCLOSURES 

APX01 Asbestos Survey (23/09/2004) 

APX02 Phase 1 Environmental Report (March 2007) 

1.0 Executive Summary 

1.1 This Ground Conditions Statement has been prepared by Aylward Town Planning Ltd (ATP) 

to accompany an application to seek prior approval for the change of use of an existing 

office building to 34 apartments under Schedule 2, Part 3, Class O of the Town and Country 

Planning (General Permitted Development) Order 2015 as amended. 

1.2 The scheme will result in the creation of 34 apartments (a mix of 1 bedroomed and 2 

bedroomed units). The resultant dwellings will have off-road parking and straightforward 

access to the highway network.  

1.3 Class O of the above Order grants permitted development rights for the change of use of 

office buildings and any land within their curtilage to dwelling houses falling within Class C3 

of the Use Classes Order.   

1.4 Class O requires that for proposals relating to the change of use of an office building and its 

curtilage to a dwellinghouse (or dwellinghouses), a determination should be made as to 

whether the prior approval of the local planning authority will be required regarding:  

• transport and highway impacts of the development;  

• risk of contamination;  

• flooding risks on the site;  

• noise impacts of the development;  

• whether the location or siting of the building makes it otherwise impractical or 

undesirable for the building to change from agricultural use to a dwellinghouse; or  

• the design or external appearance of the building.  

1.5 The proposed building meets the criteria of parts (a) to (g) of Class O1 and the change of use 

to a dwelling, falls to be determined under the six conditions of Class 02 (a)-(f) as to whether 

prior approval is required. 

1.6 This document refers to evidence which is concerned with O2 part (b) re contamination and 

demonstrates that there is no conflict with the relevant requirements of Class O and as such 

prior approval should be granted. 
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2.0 Context 

Site Location and Description 

2.1 The application site comprises an office building (Rose Kiln Court) and its immediate 

curtilage area, as well as a means of access to the highway network. There is an existing 

access to Rose Kiln Lane which will be utilised and does not require associated works. 

2.2 The site is bounded by the A33 to the east and a watercourse (Holy Brook) to the west. 

Immediately beyond the watercourse is Rose Kiln Lane. The site is in long-established 

employment use south of Reading town centre but within the urban area. 

2.3 The subject building is a brick-built office development over 2 floors with a pitched roof 

which has its western elevation facing Rose Kiln Lane. The car parking area lies to the east of 

the building, beyond which is the A33. 

2.4 We understand from archive information that the site was developed during the 1950s for 

employment use which was cleared during the 1970s. The subject office building (Rose Kiln 

Court) was built out in the 1990s pursuant to an original consent during the period that the 

A33 was constructed. The building has provided 3420m2 of accommodation for Thames 

Water for an extended period.  

2.5 The photos below show an aerial view of the site (courtesy of Google mapping) and then 

overleaf a photo of the building taken within the car park. 
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5.0 The Proposed Development 

5.1 The existing building is a two-storey office which will be converted into 34 dwelling units 

using the existing form and structure of the building, to provide contemporary dwellings 

(mix of 1 bedroomed and 2 bed units) with associated areas for parking. Areas for bin and 

cycle storage are also provided for the occupiers, with vehicular access to Rose Kiln Lane. 

5.2 The building’s floorspace has been measured at 3420m2 (over 2 floors) and will be 

unchanged. The development will result in 34 units all of which will meet Nationally 

Described Space Standards. 

5.3 The accompanying material refers to opportunities to secure betterment both in terms of 

ecology mitigation and arboricultural management. It also recommends mitigation 

measures in the prism of acoustic attenuation and emergency egress. Should the Council 

deem it necessary and appropriate to secure these by way of planning control, the applicant 

is willing to accept planning conditions accordingly. 

5.4 The proposed floorplans highlight that facilities are provided for refuse storage and secured 

cycle parking within the building to meet appropriate standards. The site layout plan shows 

that adequate car parking is provided within the curtilage and will be available to future 

residential occupiers. 
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6.0 Class O(2) Criterion B 

6.1 Class O (2) of the GPDO requires the LPA to assess the proposal solely on the basis of its 

impact against a specific framework. It effectively provides for a prior approval mechanism 

(as necessary) for development which would be permissible under Class O. It states:  

(1) Development under Class O is permitted subject to the condition that before beginning the 

development, the developer must apply to the local planning authority for a determination as to whether 

the prior approval of the authority will be required as to—  

a) transport and highways impacts of the development,  

b) contamination risks on the site,  

c) flooding risks on the site,  

d) impacts of noise from commercial premises on the intended occupiers of the development,  

e) the provision of adequate natural light in all habitable rooms of the dwellinghouse. 

and the provisions of paragraph W (prior approval) of this Part apply in relation to that application.  

(2)  Development under Class O is permitted subject to the condition that it must be completed within a 

period of 3 years starting with the prior approval date.  

Contamination risks on the site 

6.2 The office use of the buildings and associated land are not considered to be contamination 

generating uses and there are no credible risks in respect of its conversion to residential use.  

6.3 The conversion does not require the completion of either intrusive investigations or intrusive 

works and therefore any risk of contamination arising is likely to be low in any event. This 

conclusion is assisted by reference to two reports which have been provided to the 

landowner in connection with their prior acquisition of the site. 

6.4 The first report is a detailed assessment from 2004 that clarifies the absence of asbestos 

within the building, so therefore any associated internal works with the proposed conversion 

to residential use creates no credible prospect of any latent risk in connection with asbestos. 

6.5 The secondary evidence is provided by a Phase 1 report from March 2007 that confirms that: 

• There are no records of any landfill activity or radioactive consents within the relevant 

500m radius of the site boundary; 

• The site is at low risk of radon pollution. 

6.6 In the context of the Prior Approval submission pertaining to Cadogan House, we are aware 

that the EHO recommended that an informative would be an adequate control mechanism 

and the applicant is agreeable to accept a similar control.  
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7.0 Summary and Conclusions 

7.1 The proposed change of use to dwellings would not require any intrusive works. We have 

referred to archive evidence that confirms that the subject site is not at risk of 

contamination that would impede the simple change of use of an existing building under the 

Prior Approval regime. 

7.2 The proposal satisfies the relevant contamination criterion set out in Paragraph O.2 of the 

Town and Country Planning (General Permitted Development) (England) Order. The 

conversion to residential use is not therefore impeded. 
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