DELEGATED APPLICATION REPORT

SITE ADDRESS: 108 Southampton Street, Reading, RG1 2QX
APPLICATION NUMBER: 200274/RPA
PROPOSAL: Internal changes to allow for three residential flats C3

(dwellinghouses) as well as plans to retain existing
shop space Class A1. Prior Notification under Class M,
Part 3 of Schedule 2 of the Town and Country Planning
(General Permitted Development) Order 1995 (as
amended).

EXPIRY DATE: 11/05/2020

INTRODUCTION

The site is at the border between terrace houses (set back significantly from the
road) and commercial buildings (close to the road living a narrow footpath).

The application site is a recently closed pornography and sex-toy shop Adult
Entertainment shop (A1 Use) trading under ‘PRIVATESHOP’ located on Southampton
Street. The site is not listed, within a conservation area and does not benefit from
any trees with Tree Protection Orders. The site is adjacent to a Grade Il listed
building, 106 Southampton Street (List Entry Number: 1113586).

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 ground floor from Class A1 (Retail) to Class
C3 (dwellinghouse) to comprise a total of three one bed flats. The associated works
comprise:

¢ Internal alterations to allow for three residential flats as well as plans to
retain some existing shop space.

RELEVANT POLICIES AND SUPPLEMENTARY PLANNING GUIDANCE

Legal context

Class M allows for Development consisting of:

(a) a change of use of a building from—

(i) a use falling within Class A1 (shops), Class A2 (financial and professional

services) or Class A5 (hot food takeaways) of the Schedule to the Use

Classes Order,

(ii) a use as a betting office, pay day loan shop or launderette, or

(iii) a mixed use combining use as a dwellinghouse with—
(aa) a use as a betting office, pay day loan shop or launderette, or
(bb) a use falling within either Class A1 (shops) or Class A2
(financial and professional services) of that Schedule (whether that
use was granted permission under Class G of this Part or otherwise),
to a use falling within Class C3 (dwellinghouses) of that Schedule,
and or



(b) development referred to in paragraph (a) together with building operations
reasonably necessary to convert the building referred to in paragraph (a) to a use
falling within Class C3 (dwellinghouses) of that 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 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)

CC7  Design and the Public Realm

TR3  Traffic, Access and Highway Related Matters

RL2  Scale and Location of Retail, Leisure and Culture Development
RL1 Network and Hierarchy of Centres

RL3  Vitality and Viability of Smaller Centres

EN16 Pollution and Water Resources

EN18 Flooding and Drainage

PLANNING HISTORY
None relevant.
RESPONSE TO PUBLICITY (REPRESENTATIONS RECEIVED)

A site notice was displayed. No representations have been received.



CONSULTATION RESPONSES

Transport

In principal Transport do not have any objections to this application.

IF3 Highways

i) The attention of the applicant is drawn to Section 59 of the Highways Act 1980,
which enables the Highway Authority to recover expenses due to damage caused by
extraordinary traffic.

ii) Any works affecting the Highway shall be in accordance with Reading Borough’s
Council’s document “Guidance Notes for Activities on the Public Highway within the
Borough of Reading”. The applicant should note that compliance with this document
is mandatory and licences to work on the Highway will only be issued if the
requirements contained within it are met. A copy can be obtained from the Council’s
website.

113 Parking Permits

The occupiers of the residential unit(s) will not be automatically entitled to an on-
street car parking permit. Current and new occupiers should be informed of this and
be advised to find out more about parking permits on the Council’s website. There
is already a high level of on street car parking in the area and the site is located
close to local facilities, with frequent public transport services on nearby roads.

Environmental Health

The EP team have no objections to the proposed change of use having considered
the acoustic report. However, they did encourage the land lord to include a clause
in the tenancy agreement limiting the levels of noise and times of operation to limit
detrimental impact upon residential amenity.

APPRAISAL

Development is not permitted by new Class M in the following instances (officer
comments follow in bold & italics):

(a) The building was not used for one of the uses referred to in Class M(a)-

(i).  On 20" March 2013, or
There is record of the building being used as as A1 premises for
‘PRIVATESHOP’ in 2008 under planning permission reference 080081
or 08-01060-ADV. Google Maps images after the 20" of March 2013
confirm this remained in place for the relevant period.

(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;

(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;

No.

(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); or
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; or; No.

vi) a scheduled monument; No

o~ — — — —

There are conditions to Class M:

(a) Transport and highways impacts of the development,

As per the Transport observations above, no significantly adverse

implications are envisaged, subject to informatives relating to parking

permits and works to the highway

(b) Contamination risks in relation to the building,

None.

(c) Flooding risks in relation to the building,

None, flood zone 1.

(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), Class A2 (financial and professional
services) or Class A5 (hot food takeaways) of that Schedule or, as the case
may be, a building used as a launderette, but only where there is a

reasonable prospect of the building being used to provide such services, or

(i1) where the building is located in a key shopping area, on the
sustainability of that shopping area



The site retains a small shopfront; albeit on a smaller scale.
(e) the design or external appearance of the building
There are no proposed external changes.

The described works are considered compliant with the Class M, however, an
informative reminding the applicant the need to use materials which match those
already existing is considered prudent.

Recommendation: GRANT Prior Approval
Conditions

1. The development shall be carried out in accordance with the details
provided on the following submitted plans:

Drawing no: 605-02-00 Site Location Plan As Existing
Drawing no: 605-03-00 Proposed Floor Plans
Drawing no: 605-03-01 Block Plan As Proposed
Drawing no: 605-02-01 Block Plan As Existing

As received 3™ April 2020

unless otherwise agreed in writing by the Local Planning Authority.

2. In order to comply with the provisions of paragraph M2.(3) (a) of Class M of
Part 3 of Schedule 2 of the Town and County Planning (General Permitted
Development) Order 2015 (as amended) development under Class M(a) and
M(b) must be completed within a period of three years starting from the
prior approval date.

Informatives

1. The buildings to which this prior approval relates are to be used as a
dwellinghouses within the meaning of Class C3 of the Schedule to the
Use Classes Order and for no other purpose, except to the extent that
the other purpose is ancillary to the primary use as such a
dwellinghouse.

2. Complaints are commonly received about noise and dust caused by
construction and demolition works, particularly working outside
reasonable hours and smoke from bonfires associated with the burning
of waste on site. The developer is reminded that construction and
demolition associated with the approved development will be subject
to environmental health law.

3. It is likely that the works set out in this application will also require
approval from the Council’s Building Control office to ensure
compliance with any relevant building regulations. It is therefore
assumed that concerns about fire safety, means of escape, ventilation
and sound insulation will be reviewed and addressed by Building Control
if works proceed. Please contact Building Control on 0118 937 2449 for
advice.



4. The occupiers of the residential unit(s) will not be automatically
entitled to an on-street car parking permit. Current and new occupiers
should be informed of this and be advised to find out more about
parking permits on the Council’s website. There is already a high level
of on street car parking in the area and the site is located close to local
facilities, with frequent public transport services on nearby roads.

5. i) The attention of the applicant is drawn to Section 59 of the Highways
Act 1980, which enables the Highway Authority to recover expenses due
to damage caused by extraordinary traffic.
ii) Any works affecting the Highway shall be in accordance with Reading
Borough’s Council’s document “Guidance Notes for Activities on the Public
Highway within the Borough of Reading”. The applicant should note that
compliance with this document is mandatory and licences to work on the
Highway will only be issued if the requirements contained within it are met.
A copy can be obtained from the Council’s website.

6. Noisy construction, demolition and associated activities should be restricted
to between the hours of 08:00hrs to 18:00hrs Mondays to Fridays, and
09:00hrs to 13:00hrs on Saturdays, with no noisy works taking place at any
time on Sundays and Bank or Statutory Holidays.

There should be no burning of waste on the site.
7. The Local Planning Authority has worked positively and proactively with

the applicant to allow permission to be granted within the prescribed
target timescale for the decision to be issued.



