Delegated Application Report



Target Date: 22/04/2020


Extended Target Date: 15/05/2020
Address: 16 Church Street, Caversham, Reading
Application No: 200181/FUL
Proposal: Erection of a portable modular building in the rear yard

Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site comprises a three storey semi-detached building currently occupied by the charity shop Age UK on the ground floor.  The building has decorative brickwork and detailing to the front elevation and is located within St Peters Conservation Area.  The building has an enclosed rear yard that is adjacent to an ESSO petrol station.  The surrounding area is a mixture of retail, commercial and residential.

It has not been possible to visit the site due to the current pandemic however Google Maps and Google Streetview enabled Officers to assess the application fully in context with its neighbouring properties. 

Proposal:

The proposal is for a single storey portable modular building in the rear yard measuring 7.3m in width, 3m in depth and 2.75m in height.  The proposed modular building will be installed on concrete pads and will allow for additional stock storage and sorting.
The materials will consist of timber frame with plastisol cladding in goosewing grey, UPVC windows and doors.
Plans Submitted:

The applicant submitted the following drawings, received on 26th February 2020: 
Drawing No: SOC/5218/01 – Proposed Elevations
Drawing No: SOC/5218/02 – Block & Site Plan
Drawing No: SOC/5218/03 – Proposed Floor Plan

The applicant submitted the following drawing and information, received on 23rd April 2020:

Drawing No: SOC/5218/04 – Proposed Side Elevation 
Flood Risk Assessment

Relevant Planning History:

151230/OPA – Change of use of 1st and 2nd floors from Class B1(a) (offices) to C3 (dwellinghouses) to comprise 3 X 1 bed flats. Prior Notification under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015.  Approved 04/09/2015.

141721/FUL – Change of use of the first and second floors from offices to 3 x 1 bed apartments.  Withdrawn 14/07/2015.
95/00635/ADV (Civica Ref: 950283) - A map of Caversham showing the shops etc with adverts around the outside. (Overall size 1450mm x 1105 mm).  Permitted 05/10/1995.

92/00509/FUL (Civica Ref: 920963) - Change of use of ground floor from Class II (1972 UCO) restricted to estate agency to any use within Class A2 (Financial and Professional Services).  Permitted 30/07/1992.

92/00602/ADV (Civica Ref: 920278) – Illuminated fascia and projecting sign.  Permitted 15/09/1992.

91/00826/CLP (Civica Ref: 910161) – Use as shop (Class A1).  Refused 24/10/1991.

88/00131/ADV (Civica Ref: 880198) – Projecting illuminated sign and fascia.  Permitted 19/12/1988.

88/01362/FUL (Civica Ref: 880071) – New shop front.  Permitted 21/12/1989. 

Consultation Responses:

· Transport raised no objection.
· CADRA (Caversham and District Residents Association) commented stating 16 Church Street is now within and marks the boundary of the St Peters Conservation Area. The former Priory Avenue Surgery and 14 and 16 Church Street are listed as a group of buildings with townscape merit within the recently adopted Conservation Area Appraisal (p22)  and this is something you will no doubt wish to take into account. Any proposal should not permanently impact the building adversely.  The beneficial work of Age UK is well recognised. If RBC are minded to approve the application, CADRA suggest that any permission should be temporary and limited in time.

1. Notification letters were sent to 14 and 18-20 Church Street and 4 and 6 Priory Avenue.  No comments have been received.
Summary of discussions with applicant/agent:
The agent was asked to provide a proposed elevation showing the modular in context with the building and the side boundary wall in order to assess the impact of the proposal on the St Peters Conservation Area.  Details were submitted on 23rd April 2020 along with a flood risk assessment.
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 and Legal Context

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

National Planning Policy Framework (2012)

Reading Borough Local Plan (Adopted November 2019)

· CC7 (Design and the Public Realm)
· CC8 (Safeguarding Amenity)

· EN3 (Enhancement of Conservation Areas)
· EN18 (Flooding and Drainage)
· TR3 (Access, Traffic and Highway-Related Matters)

Conservation Area Appraisal - St Peters Conservation Area (November 2018)
The main issues to be considered:

i) Design and impact on the character of the area and the effect upon the visual amenity of the St Peters Conservation Area;
ii) Impact on neighbouring properties;

iii) Traffic generation and parking;

iv) Flooding

v) CIL
i) Design and impact on the character of the area and the effect upon the visual amenity of the St Peters Conservation Area 

Policy CC7 (Design and the Public Realm) states all development must be of high design quality that maintains and enhances the character and appearance of the area of Reading.  Policy EN3 (Enhancement of Conservation Areas) states the special interest, character and architecture of Conservation Areas will be conserved and enhanced.

The proposal is to install a modular building in the rear yard of 16 Church Street.  The agent has advised the modular will be delivered to the site fully assembled and be installed onto a prepared base of concrete pads with gravel oversite.  It measures 7.3m in width, 3m in depth and 2.75m in height.  
The modular will be constructed of plastisol sheeting with PVC rolled onto it which the agent advises makes it extremely durable, the colour does not fade or scratch and has a 30+ year life expectancy.  The modular building proposed will have a smooth finish in goosewing grey.

The application site is adjacent to an ESSO petrol station and there is a brick boundary wall between the two sites.  The proposed modular building would be 0.9m higher than the lowest section of this boundary wall.  The modular will therefore be visible from the petrol station forecourt but less so from Church Street.  It is acknowledged that 16 Church Street has an attractive frontage and is listed as a group of buildings with townscape merit within the recently adopted Conservation Area Appraisal however the modular will not be visible from the front and there is little architectural merit to the side and rear of the building.  It is also considered that the view from Church Street is already compromised due to various extensions and outbuildings in and surrounding the application site and the associated signage and street clutter.
Officers discussed the possibility of a permanent extension to the building however Age UK only lease the ground floor of the building and when the cost of an extension and the revised rents that would need to be achieved were considered an extension was not viable for the charity.  The modular is needed for extra stock storage and sorting space due to the high levels of donated stock that is received at this site.  The agent advised that Age UK have negotiated a licence for the modular building with the landlord and as part of the licence the modular building would be removed should Age UK vacate the premises in the future. 

Although the proposed modular building may not specifically enhance the character and appearance of the area or the Conservation Area, this has been balanced against a number of factors.  These include the benefits of the charity shop to the local community, the specific context of the site, which has been compromised by extensions, outbuildings, signage and street clutter, and the modest scale of the proposal.  It is therefore, not considered that the proposal would have a significant detrimental effect on the Conservation Area and as such is acceptable in this instance.

ii) Impact on neighbouring properties

Policy CC8 (Safeguarding Amenity) of the Reading Borough Local Plan states that development will not cause a significant detrimental impact on the living environment of existing residential properties in terms of privacy and overlooking, access to daylight and sunlight, visual dominance and overbearing effects of a development, harm to outlook, noise and disturbance.

The adjoining property at 14 Church Street has a large single storey rear extension and the proposed modular would be located along the side elevation of this extension.  The neighbouring property to the rear also has a single storey rear extension and the proposed modular would be to the side of this.  There are no windows to either side elevation of the neighbouring extensions.  As such the modular building would not have a detrimental impact upon surrounding residential properties in terms of its physical presence and is acceptable in terms of the amenity of surrounding neighbouring properties in accordance with Policy CC7 (Design and the Public Realm) and CC8 (Safeguarding Amenity) of the Reading Borough Local Plan (2019).
iii) Traffic generation and parking 

The proposed modular will be transported to the site already constructed and will be lifted into the rear yard from the ESSO petrol station forecourt.  Transport raised no objection to the proposal as it will not affect the highway.  
iv) Flooding

The application site falls within Flood Zone 2 and the proposed modular building falls within the Environment Agency’s less vulnerable use classification.  As such the advice is that for minor extensions the floor level should be either no lower than the existing floor levels or 300mm above the estimated flood level.  The agent has confirmed that the site is level and the proposed modular building will be no lower than the floor level of the main building.  The proposal is therefore acceptable in terms of flooding.   
v) Community Infrastructure Levy
The proposal does not attract a CIL charge.

Conclusion

The proposed modular building has been assessed and found to be acceptable as it complies with the identified policies and guidelines.

Conclusion

GRANT 
Subject to the following conditions:

1. Time Limit

2. Approved plans 
3. Materials – as proposed 
Informatives relating to:

1. Positive and proactive

2. Terms and conditions
