


DELEGATED APPLICATION REPORT 			           	       Target Date: 06/01/20			
Application No: 201604/RPA			
Address: 30 Church Street
Proposal: Change of use of first floor from Class A2 (financial/professional services) to Class C3 (dwellinghouses) to comprise of 1 x 1 bed flat, and various internal and external alterations including second floor rear extension. Prior Notification under Class M, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015 (as amended)
Case officer: Tom Hughes

Introduction
The site comprises a three storey building, located within Caversham District Centre. The building is not a Listed Building, nor is it located within a Conservation Area (the edge of St Peter’s Conservation Area is approximately 25m to the west of the site). The footprint of the building occupies the entirety of the site. The site is within Flood Zone 1, immediately adjacent to Flood Zone 2. The ground floor of the building is currently in use by Thames Hospice as a charity shop, and is unaffected by the proposals. Prior to 2018, the ground floor comprised a pharmacy and post office. An existing 2 bed flat occupies the second floor and part of the first floor of the building. The remainder of the first floor is currently vacant, though was previously in a Class A2 use. It is stated on the application form that the Class A2 use has been vacant for ‘a reasonable amount of time’.  

Proposal
The application seeks Prior Approval, under Class M, Part 3 of Schedule 2 to the Town and Country Planning (General Permitted Development) Order 2015 (as amended) for the change of use of the first floor of the building from Class A2 (financial/professional services) to Class C3 (dwellinghouses) to comprise 1x1 bedroom flat, with various internal and external alterations. The alterations comprise:
· A reconfiguration of the internal layout of the upper floors, with new stair access
· The existing flat would be contained to the second floor of the building, reduced to a 1 bed
· A full width second floor rear extension
· The removal of an existing emergency escape at the rear

Plans Submitted
The agent submitted the following, received on 12/11/20:
Design & Access Statement
Drawing No: 20108B-HNW-ZZ-ZZ-DR-A-1100 - Site Location
Drawing No: 20108B-HNW-ZZ-ZZ-DR-A-1101 Rev. P1 - Existing Site Plan
Drawing No: 20108B-HNW-ZZ-ZZ-DR-A-1200 Rev. P1 - Existing Floor and
Roof Plans
Drawing No: 20108B-HNW-ZZ-ZZ-DR-A-2200 Rev. P1 - Proposed Floor and
Roof Plans
Drawing No: 20108B-HNW-ZZ-ZZ-DR-A-1300 - Existing Elevations
Drawing No: 20108B-HNW-ZZ-ZZ-DR-A-1100 - Proposed Elevations
Environment Agency Flood Map

Planning History
910585/ADV – Internally illuminated box sign – Refused 27/12/91

Relevant Policies and Supplementary Planning Guidance
Legal context 
Class M allows for Development consisting of: 
Change of use of a building from— 

(a) (i) a use falling within Class A1 (shops) or Class A2 (financial and professional services) of the Schedule to the Use Classes Order; to a use within Class C3 (dwellinghouses), and 
(b) building operations reasonably necessary to convert the building referred to in paragraph (a) to a use falling within Class C3 (dwellinghouses) of the Schedule. 

Before development can be carried out under Class M, the developer must apply for a determination as to whether prior approval is required in respect of: 

(a) transport and highways impacts of the development, 
(b) contamination risks in relation to the building, 
(c) flooding risks in relation to the building, 
(d) whether it is undesirable for the building to change to a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order because of the impact of the change of use— 
(i) on adequate provision of services of the sort that may be provided by a building falling within Class A1 (shops) or, as the case may be, Class A2 (financial and professional services) of that Schedule, but only where there is a reasonable prospect of the building being used to provide such services, or 
(ii) where the building is located in a key shopping area, on the sustainability of that shopping area, and 
(e) the design or external appearance of the building, 

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

In assessing these issues, officers must have regard to the NPPF as if the application were a planning application, and also have regard to the Local Development Framework (the NPPF states that due weight should be given to the adopted policies of the Local Development Framework according to their degree of consistency with the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the weight that may be given). 

Reading Borough Local Plan (2019)
Policy CC7 – Design and the Public Realm
Policy EN16 – Pollution and Water Resources
Policy EN18 – Flooding and Drainage
Policy TR3 – Access, Traffic and Highway-Related Matters
Policy TR5 – Car and Cycle Parking and Electric Vehicle Charging
Policy RL1 – Network and Hierarchy of Centres
Policy RL3 – Vitality and Viability of Smaller Centres

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

Consultations 
A site notice was sent to the agent for display on 07/12/20. No representations were received. 

Reading Borough Council Transport Development Control
[bookmark: _GoBack]The site is located in Zone 2, Primary Core Area, of the Parking Standards and Design SPD. A frequent service of public transport is available to and from the town centre. There is no parking associated with the site, therefore this would be a car free development. Church Street and the surrounding road network all have parking restrictions preventing on-street parking. Any overflow in parking would not therefore affect the flow of traffic on the classified road network. However, future residents will not be eligible to apply for a Residents Parking Permit. In principle there are no objections to Prior Approval being given as the change of use would not have a material impact on the character of traffic in the vicinity of the site.  

Reading Borough Council Environmental Protection did not respond to their consultation. 

Appraisal 
Development is not permitted by Class M in the following instances:
 
(a) the building was not used for one of the uses referred to in Class M(a)— 
(i) on 20th March 2013, or 
(ii) in the case of a building which was in use before that date but was not in use on that date, when it was last in use; Officers are satisfied that the first floor of the building, subject of this application, was in Class A2 use on or before 20/03/13
(b) permission to use the building for a use falling within Class A1 (shops) or Class A2 (financial and professional services) of the Schedule to the Use Classes Order has been granted only by this Part; No
(c) the cumulative floor space of the existing building changing use under Class M exceeds 150 square metres; No
(d) the development (together with any previous development under Class M) would result in more than 150 square metres of floor space in the building having changed use under Class M; No, based on the plans submitted it is confirmed that the relevant floorspace is below 150sqm
(e) the development would result in the external dimensions of the building extending beyond the external dimensions of the existing building at any given point; Yes, the proposed second floor extension would project beyond the plane of the rearward roof slope 
(f) the development consists of demolition (other than partial demolition which is reasonably necessary to convert the building to a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order); No
(g) the building is— 
(i) on article 2(3) land; No
(ii) in a site of special scientific interest; No
(iii) in a safety hazard area; No
(iv) in a military explosives storage area; No
(v) a listed building; No
(vi) a scheduled monument; No

Conditions of Class M: 

(a) Transport and highways impacts of the development 

The proposal makes no provision for cycle storage or waste/recycling storage on site. The failure to promote sustainable modes of transport for future occupiers is  unacceptable and conflicts with the Parking Standards and Design SPD. 

It is accepted that on-site parking is not possible. Where the scheme to be approved, a condition would be applied restricting future occupiers from accessing on-street parking permits.

(b) Contamination risks in relation to the building

The site is not located within an area of potential contamination. There are no immediate contamination risks with regard to the proposal.

(c) Flooding risks in relation to the building, 

The site is located within Flood Zone 1. No significant flooding risks are anticipated on this basis.

(d) Whether it is undesirable for the building to change to a use falling within Class C3 of the Schedule to the Use Classes order because of the impact of the change of use- 
(i) on adequate provision of services of the sort that may be provided by a building falling within Class A1 (shops) or, as the case may be, Class A2 (financial and professional services) of that Schedule, but only where there is a reasonable prospect of the building being used to provide such services, or 
(ii) where the building is located in a key shopping area, on the sustainability of that shopping area 

The site is located within Caversham District Centre. It is accepted that the first floor of the building has been vacant for a period of time, though no specific timescales have been provided. It is also accepted that upper floors of buildings within District Centres may be suitable for residential uses. However, in order to determine whether the loss of a Class A2 use would cause harm to the vitality and sustainability of the District Centre, robust justification is required. The applicant has provided no marketing information, nor evidence regarding the letting of the space. Additionally, there has been no demonstration that the provision of services that may be provided by a Class A2 use can be reasonably accommodated elsewhere in the locality. Without this information, officers cannot be satisfied that the loss of the Class A2 use would not negatively impact the vitality and sustainability of the District Centre.

(e) the design or external appearance of the building 

In addition to the change of use of the first floor, significant works are also proposed to the existing residential accommodation. A large, full-width second floor rear extension is proposed. The extension would enable self-contained flats to be located at the first and second floors. Limited detail has been provided on the construction of the proposed extension, with no detail of external materials. From the elevational drawings supplied, the proposed extension would appear at odds with the existing building. The existing modest dormer would be replaced by a bulky extension of unrelenting width, not considered to be a subservient addition. The proposed extension would detract from the appearance of the building. 

The floor space proposed to be changing use would see little direct benefit from the second floor extension. Officers are of the opinion that the proposals have gone beyond the scope of the Prior Approval application, beyond that which could be considered to be reasonably necessary to convert this part of the building to residential use. 

Recommendation 
REFUSE Prior Approval


		
