
DELEGATED APPLICATION REPORT

SITE ADDRESS: 258 Shinfield Road
APPLICATION NUMBER: 201545/FUL
PROPOSAL: Insertion of ground and first floor windows to the northern, eastern and western elevation along with first floor tile hanging to the eastern elevation.
DETERMINATION DATE: EoT until 20 Jan 2021
Site Description and Surrounding Area
This application relates to 258 Shinfield Road. The building is located on the eastern side of Shinfied Road next to a local parade of shops. 
Proposal and background
The application seek permission for the insertion of ground and first floor windows to the norther, eastern and western elevation, along with first floor tile hanging to the front (eastern) elevation.
It should be noted that it is the applicant’s intention to convert the remainder of the building not already in residential use (excluding 258A Shinfield Road) into residential under the Prior Approval process of Part 3, Class O of the GDPO. 
A prior approval application for change of use and a separate planning application for external alterations were granted in Sept 2020. However, these decisions were challenged over their validity via a Judicial Review by the owner of 260 Shinfield Road. As a result, a further prior approval application (201552) was submitted and is recommended for approval the time of this application for the external alterations is being determined. 
This application for external alterations must be considered in isolation and importantly no only on the basis that the reasonably intended change of use to residential could go ahead, but also that any permitted change of use may not go ahead, and the building remains under office use (excluding 258A Shinfield Road).  
Relevant Planning History

	121785
	258 Shinfield Road Reading  RG2 8EY
	Demolition of existing building and erection of new building comprising 7 flats
	Prior Approval Notification - Approval.
	9-Jul 2015

	130224
	258 Shinfield Road Reading  RG2 8EY
	Demolition of existing building and erection of new building comprising six 2-bed flats (resubmission of 12/00855/FUL).  
	Refused
	August 2012.

	150756
	258 Shinfield Road Reading  RG2 8EY
	Change of use from B1a Office to C3 under PD
	Refused.  Dismissed at appeal.
	Dec 2013

	200996
	258 Shinfield Road Reading  RG2 8EY
	Change of use of rear ground floor office and first floor office from Class B1(a)(offices) to C3 (dwelling houses) to comprise 4 flats. Prior Notification under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015.  
	PERMITTED

(Subject to Judicial Review)
	18-Sep 2020

	200992
	258 Shinfield Road Reading  RG2 8EY
	Insertion of ground and first floor windows. First floor tile hanging to front elevation 
	PERMITTED (Subject to Judicial Review)
	18-Sep 2020

	201552
	258 Shinfield Road Reading  RG2 8EY
	Change of use of rear ground floor office and first floor from Class B1(a) (offices) to C3 (dwelling houses) to comprise 4 flats. Prior Notification under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015.
	Permitted 
	

	201512
	258A Shinfield Road Reading  RG2 8EY
	Subdivision of existing three bedroom ground floor dwelling into two dwellings (1 bedroom dwelling and a two bedroom dwelling)
	Pending decision
	


Consultation and Publicity
A site notice was displayed on site and the 21-day statutory consultation period was observed. The applicant provided photographs on 23/11/20 showing site notices in place at the site, detailing that they had been erected on 6/11/20. Site notices were erected by the applicant, rather than officers in this instance, owing to on-going Coronavirus restrictions.

One response received from the adjoining owner at 260 Shinfield Road.

“In principle we have no objections, but we do have reservations which we would like put on record and taken into consideration.

260 Shinfield Road is a Kitchen, bathroom and bedroom showroom. The side entrance is used for deliveries and collections, also is accessible by vans. Taking this into consideration most collections are between 7am and 10am, which would impact on occupants of the flats with windows opening on this side, especially as they are bedrooms.

We as a shop are open every day except Mondays, but business operates between 7am to 6pm every day in some sort of capacity. It would be unacceptable to place a restriction on the use of our premises, because of the noise after the development is inhabited.

These are points to be considered in relation to the impact that the development may have on the existing business and area. 

Boundary

Although this is not a planning consideration, the use of mechanical ventilation of kitchen, bathrooms, En-suits and combustion fumes are. We would request that provision is made for such expulsions to be at roof level and not through the existing boundary wall, where it will infringe on enjoyment of our property, be it a drive or simple parking facilities for or customers.”

Officer comments – This application only seeks consent for external alterations to the premises. No new windows are proposed to the southern elevation facing 260 Shinfield Road and the existing side access remains unaffected by the permitted change of use. Whether in continued office use or residential use, the changes to window on the western elevation and alterations first floor tile hanging to front (eastern) elevation are not considered to cause detriment to, prevent the use of, or prejudice adjoining land or landowner at 260 Shinfield Road. 
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'. However, the NPPF does not change the statutory status of the development plan as the starting point for decision making. In this case the development plan consists of the Reading Borough Local Plan 2019.

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:

National
National Planning Policy Framework 2019

National Planning Practice Guidance 2020
Reading Borough Local Plan 2019
CC7 (Design and the Public Realm)

CC8 (Safeguarding Amenity)
APPRAISAL
Character and appearance
The building is considered unremarkable in external appearance and is located in an area undefined by a strong visual character. The window alteration to the western (rear) elevation are not visible from the public realm. The new windows to the front (eastern) and side (northern) elevation do not result in any discernible difference in the appearance of the building. The first floor tile hanging to the front elevation is also considered an improvement in the external appearance of the building.  As such, the development is not considered harmful to the character or appearance of the site or its surroundings and does not have a detrimental impact on the original building. As such the proposal is considered to be in accordance with Policy CC7 (Design and the Public Realm) of the Reading Borough Local Plan (2019).
Amenity
The proposed changes to the front and rear elevations are not considered to result in the creation of any new windows that offer views not already attainable across land to the front and rear of the building. The new side window overlook a side access to the rear parking area and are opposite the flank wall of 256 Shinfield Road (The end terrace of the parade of shops). There is small side window in this elevation, unlikely to serving any habitable room given its position and size. The development is therefore not considered to cause harm on neighbouring occupiers and is considered to accord with Policy CC8 (Safeguarding amenity) of the Reading Borough Local Plan (2019).
Conclusion
Having regard to the material considerations and all matters raised, the Local Planning Authority recommends granting planning permission subject to conditions.

RECOMMENDATION
GRANT Full Planning Permission subject to conditions
TIME LIMIT
APPROVED PLANS
MATERIALS AS SPECIFIED

