
Delegated Report
Ward:  Abbey
App No.: 191555
Address: 6 Richfield Avenue, Reading, RG1 8EQ
Proposal: Application for change of use of depot (class B8) to assembly and leisure (Class D2) for a private members social club but without complying with condition 4 of the original planning permission 94/00006/FD.  
Applicant: Mr Bolter
Deadline: 16/01/2020
	RECOMMENDATION:

Application to Vary Permission Permitted

Conditions:

Conditions 1 – 3 as before but noted to show met. 

Amended condition 4

Notwithstanding the provisions of Schedule 2, Part 3 of the Town and Country Planning (General Permitted Development) (England) Order 2015 (or any order revoking or re-enacting that Order with or without modification), the premises shall be used for a sports and social club only and for no other purpose (including any other purpose in the same D2 Use Class of the Schedule to the Town & Country Planning (Use Classes) Order 1987 (as amended), or in any provision equivalent to that Class in any statutory instrument revoking or re-enacting that Order with or without modification.

REASON:  Another alternative use of the premises which may be permitted by virtue of the above Orders could be harmful to the core employment area in accordance with Policy EM3 & RL6. 

New condition 5

When the premises ceases to be used as a sports and social club the use hereby permitted shall cease (and all materials and equipment brought on to the premises in connection with the use shall be removed) and the use shall revert to B8 (storage and distribution) use.

REASON:  The unrestricted occupation of the premises on a permanent basis would be contrary to the proper planning of the area, however, the present, particular circumstances of the case are considered sufficient to justify planning permission in this case on a restricted basis. In accordance with Policy EM3.

New condition 6

The use hereby permitted shall retain all vehicle parking and cycle parking space(s) as shown on the plans hereby approved. The space(s) shall be kept available for parking at all times thereafter. 

REASON: To ensure that the development is provided with adequate parking facilities to meet the needs of future occupiers and reduce the likelihood of roadside parking which could be a danger to other road users in accordance with Policy TR3 and TR5 of the Reading Local Plan 2019.


1. INTRODUCTION

Planning application 94/0006/FD granted planning permission for the change of use of the 921 sq.m depot building (class B8) to assembly and leisure (Class D2) for a private members social club.  The applicant then was Reading Post Office and the premises was used as their staff club.  Below is an extract of the decision notice with condition 4 making the permission personal to Reading Post office. Notwithstanding the terms of condition 4 the Reading Post Office ceased using the premises some time ago but the use did not revert to a B8 use and no other planning permissions have been granted since then.
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1 The development to which this permission relates must be begun
not later than the expiration of five years beginning with the |
date on which the permission was grantad. Reason: to prevent an
accunulation of unimplemented planning permissions, and in
accordance with Section 91(1) of the Toun & Country Planning
Act 1990,

2 The development hereby approved shall be carried out and !
completed in all respects in-accordance with the-submitted plans
and details before the building(s) are occupied, except as may b
subsequently agreed in writing by the Local Planning Authority.
Reason: to ensure the completion of the developmen in accordancy
with the approved plans and details before occupation of the
building(s) takes place.

3 The ground floor of the premises, including any entrances,
tollets, internal/external circulation spaces and parking'spaces,
shall be so designed as to be fully accessible to and Zapable of
use by disabled persons, including those confined to wheelchairs,)
to the written satisfaction of the Head of Planning and
Environmental Health. Reason: to ensure satisfactory access in
accordance with the Council’s policies.

4 The use, hereby permitted, shall be carried on only by
Reading Post Office Sports and Social Club. The permission
shall not enure for the benefit of the land and the use,
nereby pernitted, shall be discontinued when Reading Post
oOffice Sports and Social Club ceases to occupy the premises.

Reason: as there are planning objections to the development,
but the circumstances of the applicant are an exceptional
justification





2. PROPOSAL 
By removing condition 4 the premises would benefit from an unrestricted D2 use as a private members social club.  The applicant is intending to use the premises for a social club with snooker being the main function.  
Submitted Plans and Documentation: 
Existing (B8) plans and proposed plans and elevations

Site plans 

Community Infrastructure levy (CIL):

In relation to the community infrastructure levy, the applicant has duly completed a CIL liability form with the submission confirming not liable in this case.
3. PLANNING HISTORY

See above
4. CONSULTATIONS
4.1 Public
 5 Trafford Road, Reading, RG1 8JP

6 Richfield Avenue, Reading, RG1 8EQ

8 Richfield Avenue, Reading, RG1 8EQ

3 Trafford Road, Reading, RG1 8JP

5B Trafford Road, Reading, Berkshire, RG1 8JP

4 Trafford Road, Reading, RG1 8JS

No comments have been received. 

4.2 Internal

No comments received
5. RELEVANT PLANNING POLICY AND GUIDANCE 
5.1 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) which states at Paragraph 11 “Plans and decisions should apply a presumption in favour of sustainable development”. 
5.2 For this Local Planning Authority the development plan is now in one document – the Reading Borough Local Plan (November 2019), which fully replaces the Core Strategy, the Sites and Detailed Policies Document and the Reading Central Area Action Plan.  The relevant policies are: 
CC8: 
Safeguarding Amenity

EM3: 
Loss of Employment Land

TR5: 
Car and Cycle Parking and Electric Vehicle Charging

RL6: 
Protection of Leisure Facilities and Public Houses

6. APPRAISAL 

The main matters to be considered are - 

· Principle of unrestricted D2 use
· Other Matters
· Equalities impact 

Principle of unrestricted D2 use

(i)
In accordance with Policy EM3 there is a general presumption against the loss of employment land within designated Core Employment Areas (CEA).  This is balanced by Policy RL6 which seeks to protect existing leisure uses.
The fact that this unit changed to D2 use in 1994 and has not been used for an employment use since and no interest has been shown in using it as such is a material consideration when considering the proposal, which would have the effect of allowing continued D2 use in a Core Employment Area. 

Officers consider that the continued use of the premises as a D2 use would comply with Policy RL6 but mindful of the location and Policy EM3 the proposal will be acceptable if a restriction of the D2 use and protection of the original employment use could be provided. 

Section 73 allows LPA.s to amend or add conditions as appropriate and in this case it would be appropriate to amend condition 4, rather than remove it, to say:

Notwithstanding the provisions of Schedule 2, Part 3 of the Town and Country Planning (General Permitted Development) (England) Order 2015 (or any order revoking or re-enacting that Order with or without modification), the premises shall be used for a sports and social club only and for no other purpose (including any other purpose in the same D2 Use Class of the Schedule to the Town & Country Planning (Use Classes) Order 1987 (as amended), or in any provision equivalent to that Class in any statutory instrument revoking or re-enacting that Order with or without modification.
REASON:  Another alternative use of the premises which may be permitted by virtue of the above Orders could be harmful to the core employment area in accordance with Policy EM3 & RL6. 

And by adding a new condition the employment use is safeguarded long term:

When the premises ceases to be used as a sports and social club the use hereby permitted shall cease (and all materials and equipment brought on to the premises in connection with the use shall be removed) and the use shall revert to B8 (storage and distribution) use.

REASON:  The unrestricted occupation of the premises on a permanent basis would be contrary to the proper planning of the area, however, the present, particular circumstances of the case are considered sufficient to justify planning permission in this case on a restricted basis. In accordance with Policy EM3.
The applicant has accepted this alternative approach.
Other Matters 
(ii) Transport 

This application has been reviewed by the Transport Department and has no objections subject to conditions and informatives regarding provision of car parking and cycle parking.  The proposal is therefore considered to comply with relevant policy TR5.  A suitable condition can be added. 
(iii) Impact on appearance and character of the area

There are no external alterations proposed to the building and therefore the proposal would not be detrimental to the appearance of the existing building and character of the area.  Getting the building back into use would be a benefit to the area. 
(v) Impact on neighbouring units

The unit is located within an industrial estate and the use of the unit as a sports and social club is unlikely to have any impact on the nearest residential units, which lie some distance away to the east and south.  The proposal is therefore in accordance with policy CC8. There have been no objections from occupiers of the adjacent industrial units.

Equalities impact 

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010.  There is no indication or evidence (including from consultation on the application) that the protected groups have or will have different needs, experiences, issues and priorities in relation to the 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.

7. CONCLUSION 

7.1
This proposal has been carefully considered in the context of the Reading Borough Local Plan 2019 and supplementary planning documents. The recommendation is shown above. 


