DELEGATED APPLICATION REPORT			                         Target Date: 20/09/19
Application No: 191127/FUL
Address: 23 Prospect Street
Proposal: Change of use of ground, 1st and 2nd floors from retail and office to an accountants office (Class A2) at ground floor and a psychologists consultancy (Class D1) at 1st and 2nd floors
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site is a three storey terraced building, with basement, located within Caversham District Centre on an identified Key Frontage. The ground and first floors of the building were vacant at the time of the application, having previously been in use as a retail shop. At the time of the application an architect’s office occupied the second floor of the building, with the basement used for storage. The surrounding area comprises a mix of centre uses at ground floors, with some residential accommodation to upper floors. 
Proposal
The proposal is for the change of use of the building from pre-existing retail and office uses to an accountant’s office (Class A2) at the ground floor and a psychologist’s consultancy (Class D1) at the first and second floors. The proposed uses are classified as per the Land Use Gazetteer 3rd ed. listings. No material changes to the building are proposed to facilitate the change of use. 
Plans Considered
The agent supplied the following, received 10/07/19:
Planning Statement
Site Location
Block Plan
Subsequently the agent supplied the following, received 15/07/19:
Basement and Ground Floor Plans
First and Second Floor Plans
Relevant Planning History
890968/FUL – Change of use of ground, 1st and 2nd floors to A2 office – Permitted 16/03/89
980265/FUL – Change of use from offices to a centre for complementary medicine – Permitted 02/04/98 
Consultation Responses
Neighbouring owners and occupiers at 21, 25, 27, 36 and 38 Prospect Street and 2 North Street were consulted by letter. A site notice was displayed. No letters of representation were received.
Transport Development Control
The application site lies in the centre of Caversham and is in a highly sustainable location in terms of proximity to local services, transport links and easy access to the wider community. Prospect Street and the surrounding road network all have parking restrictions preventing on-street parking. Chester Street public car park is also within walking distance of the site. 
The site fronts on to Prospect Street which has many commercial, retail and food outlets. The planning statement indicates that Leathes Psychology Limited is a firm of Consulting Psychologists and intends to be the primary occupier of the application site (first and second floors). A firm of accountants (JT Accountancy Ltd.) will occupy the ground floor, with a ‘Financial and Professional Services’ A2 frontage. The applicants company is an existing firm of consulting psychologists practising from accommodation at 1 Prospect Street, approximately 45m south-west of the application site at the junction of Prospect Street and North Street. The proposed change of use allows them to expand into larger premises. 
There is no parking provision at either the applicants existing location or at the application site. It is stated that employees, contractors and clients arrive by foot, bus or park in local car parks.
Considering the sustainability of the site, the proposed change of use is unlikely to have a significant impact on the trips and parking demand generated by the premises. On-street parking in the vicinity of the site is either restricted or regulated and therefore any increase in parking demand would not be accommodated on street. In view of this, there are no transport objections to the proposed change of use. 
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 Development Framework Core Strategy (2008)
Policy CS7 – Design and the Public Realm Policy CS24 – Car/Cycle Parking
Policy CS26 – Network and Hierarchy of Centres
Policy CS27 – Maintaining the Retail Character of Centres
Sites and Detailed Policies Document (2012)
Policy DM4 – Safeguarding Amenity
Policy DM12 – Access, Traffic and Highway-Related Matters
Policy DM13 – Vitality and Viability of Smaller Centres
Policy SA15 – District and Local Centres
Appraisal
Principle of development
23 Prospect Street falls within Caversham District Centre, an identified Key Frontage. Policy DM13 of the Sites and Detailed Policies Document states that within District Centres, development will be permitted provided that:
· There would be no more than three consecutive units which are not in A1 retail use; and
· The proportion of the total length of the Key Frontage within the centre that is in A1 retail use would exceed 50%
An assessment of the District Centre Key Frontage has been undertaken. The adjacent units at 17 and 25 Prospect Street are in A1 use. The first part of the policy is therefore satisfied. As a result of the proposed change of use, 62% of the total Key Frontage would be retained in A1 use. The second part of the policy is therefore satisfied. 
Policy CS26 of the Core Strategy requires the vitality and viability of centres to be maintained and enhanced. The proposal would introduce an A2 use to the District Centre at the ground floor, with a D1 use to the upper floors. Policy DM13 identifies both these uses as a ‘centre use’. Widening the range of uses with a Key Frontage is in accordance with Policy CS26. Accordingly the principle of the development is acceptable.
Design and impact on the character of the site and surrounding area
Policy CS7 requires all development to maintain and enhance the area of Reading in which it is located. The proposed change of use would require no material physical alterations to the fabric of the building. An active frontage would be maintained at the ground floor. The proposal is therefore not considered to significantly detract from the character of the site and surrounding area, and is in accordance with Policy CS7.
Impact on neighbouring amenities
[bookmark: _GoBack]The proposed use of the building would not significantly differ from the pre-existing use in terms of the impact on neighbouring amenities. It is not considered that any significant noise or disturbance would be caused, with hours of operation to be secured by condition. The proposal is therefore in accordance with Policy DM4.  
Conclusion
The proposal has been assessed and found to be acceptable as it accords with the identified policy and guidance. 
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