DELEGATED APPLICATION REPORT			                         Target Date: 10/12/19
Application No: 191534/FUL
Address: 11-13 St Peters Road
Proposal: Part change of use of shop (Class A1) to food preparation place (Class B1(c)), with single storey rear extension and installation of flue
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site is located at the junction of St Peters Road and Brighton Road, off Wokingham Road. To the St Peters Road frontage, the site comprises a three storey building. A cake shop occupies the ground floor, with residential accommodation to the upper floors. The building benefits from front and rear dormer windows, a two storey rear gable and a single storey extension. Beyond this is located an enclosed yard with a mono-pitch roof. The yard is presently in use as a storage area for the cake shop. A roller shutter door provides vehicular access to Brighton Road. Beyond the yard is located a part one, part two storey building, in residential use. The immediate surrounding area is predominantly residential. The application site is approximately 50m beyond the extent of the Wokingham Road Major Local Centre.  
Proposal
The proposal is for the part change of use of the ground floor from a shop (Class A1) to a food preparation place (Class B1(c)). The change of use would be facilitated by the erection of a single storey rear extension within the existing covered yard, and the installation of a flue to the rear elevation. The proposed use would prepare food for outside events such as weddings.
Plans Considered
The agent supplied the following, received 26/09/19:
Planning Statement
Drawing No: StP11-13:002 – Site Location
Drawing No: StP11-13:001 – Proposed Site Plan
Drawing No: StP11-13:003 – Existing and Proposed Ground Floor Plans
Drawing No: StP11-13:004 – Existing Elevations
Drawing No: StP11-13:005 – Proposed Elevations
Proposed Ground Floor Plan and Elevations
Environmental Noise and BS4142 Assessment, ref: 4499_ENA_1 by Paragon Acoustic Consultants Ltd
Dust Filter Details
Extract Fan Performance Chart
Extract Fan Technical Details
Extract Fan Dimensions
Silencer Details
Subsequently the agent supplied the following, received 15/10/19:
Drawing No: StP11-13:002 Rev. A – Site Location 
Relevant Planning History
990571/OUT – Demolition of existing mixed use retail/residential building and construction of 8x two bed flats – Refused 26/10/00
101234/CLE – Use as a separate residential dwelling (2a Brighton Road) – Permitted 19/11/10
Enforcement expediency ref: 452671 – Unauthorised fruit and veg stall
121205/FUL – Fruit and veg stall to front of shop (retrospective) – Permitted 12/06/12
Enforcement expediency ref: 454135 – Unauthorised change of use to car tyre business Officer note: the property was in use as convenience store to the St Peters Road frontage, with a second business operating to the rear (in the location of the current enclosed yard) for vehicle servicing and repair. As a result of the enforcement investigation, the unauthorised use ceased and reverted to storage ancillary to the authorised convenience store
Consultation Responses
Neighbouring owners and occupiers at 9 and 15 St Peters Road and 2, 3, 5, 7, 9, 11 and 13 Brighton Road were consulted by letter. A site notice was displayed. No letters of representation were received.
Transport Development Control
Raised no objection to the proposals. 
Environmental Protection
The noise assessment submitted shows that the recommended standard for internal noise can be met, if the recommendations for attenuation and mitigation identified by assessment report (Paragon Acoustics 05/09/19 ref 4499_	ENA_1) are incorporated into the design. 
The application refers to plant operating being 10am to 10pm and this should be restricted by condition as the noise assessment has been carried out on the basis of these hours and not for later operation. 
We commonly receive complaints about noise and dust caused by construction and demolition works, particularly working outside reasonable hours and about smoke from bonfires associated with the burning of waste on site of minor developments. Informatives are recommended accordingly. 
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
The following local and national planning policy and guidance is relevant to this application:
National Planning Policy Framework
Reading Borough Local Plan (2019)
Policy CC1 – Presumption in Favour of Sustainable Development
Policy CC2 – Sustainable Design and Construction
Policy CC3 – Adaption to Climate Change
Policy CC5 – Waste Minimisation and Storage
Policy CC6 – Accessibility and the Intensity of Development
Policy CC7 – Design and the Public Realm
Policy CC8 – Safeguarding Amenity
Policy EN12 – Biodiversity and the Green Network
Policy EN16 – Pollution and Water Resources
Policy EN17 – Noise Generating Equipment
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 OU4 – Advertisements
Policy OU5 – Shop Fronts and Cash Machines
Appraisal
The proposal seeks to partly change the use of the existing ground floor shop (Class A1) to a food preparation place for events taking place off-site (Class B1(c)). The area proposed to change use is located to the rear of the shop, within the existing external covered yard. A single storey rear extension, approximately 3m in depth and 6.5m in width, would be erected, containing a commercial kitchen. Due to the covered yard, the extension would not be visible. Projecting from the extension would be an external flue, located at the end of the two storey rear gable. The flue would be approximately 300mm in diameter, with a high velocity discharge cone at the top. 
The site has a long-established commercial use at the ground floor. As above, various unauthorised uses have taken place to the rear of the site, often noisy and disruptive. The proposed use, though falling within a light industrial use classification, would be much closer to the commercial use in terms of the services provided. The proposed extension would be contained entirely within the covered yard, not visible from public areas. The installation of the flue would alter the appearance of the building, but it is not considered to significantly detract from the character of the area. The flue would have a slender appearance, and though tall would not have a particularly unsightly appearance. The proposal is therefore in accordance with Policy CC7. 
[bookmark: _GoBack]The proposal would introduce a commercial kitchen, which would generate noise and odours potentially harmful to neighbouring residential amenities. The Noise Assessment supplied with the application demonstrates that with the recommended attenuation and mitigation, the proposed flue would not be significantly harmful to the local noise environment. The recommendations of the Noise Assessment would be secured by condition. The control of odours generated by the proposed use has not been satisfactorily demonstrated. A condition will be applied to secure details of an odour management plan, prior to the commencement of the use. A further condition is included to limit hours of operation, to protect neighbouring residential amenities. Subject to conditions, the proposal is therefore in accordance with Policy CC8. 
Conclusion
The proposal has been assessed and found to be acceptable as it accords with the identified policy and guidance. 
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