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1.0 INTRODUCTION

1.1 This statement has been submitted in support of an application for determination as to
whether or not prior approval is required for the following development and, if so,
whether that approval should be granted:

“Change of use of part ground floor entire first and second floors from B1(a) offices to
C3 residential use” at 85-87 Basingstoke Road, Reading RG2 OHA.

1.2 With reference to the Town & Country Planning (General Permitted Development)
(Amendment) (England) Order 2015, we note that such changes of use are permitted
development by virtue of Class O.

1.3 The Town and Country Planning (General Permitted Development) (England)
(Amendment) Order 2015 Class O, change of use relates to development consisting of a
change of use of a building and any land within its curtilage from a use falling within
Class B1(a) (offices) of the Schedule to the Use Classes Order, to a use falling within
Class C3 (dwellinghouses) of that Schedule.

1.1 The proposed development is considered to constitute permitted development
by virtue of the provisions of Schedule 2, Part 3, Class O of the Town and
Country Planning (General Permitted Development) Order 2015 as amended by
the Town and Country Planning (General Permitted Development) (Amendment)
(England) Order 2015.

1.2 The application is submitted in accordance with Paragraph W of the Order which sets
out the procedures for applications for prior approval under Part 3. This requires a
developer to make an application to the LPA for determination as to whether the prior
approval of the authority will be required.

2.0 SITE DESCRIPTION

2.1 The application site is situated at the western side of Basingstoke Road and corner of
Winchester Road. It is also on junction to Elgar Road. The site is located on mixed use
class offices, light Industry and residential etc.

2.2 The site is on sustainable location where Bus and train services easily approachable. Bas
stop is 240 ft walking distance. Buses connect Reading Station in approx 15 Mins. Bus
services run along Northumberland Avenue which is within easy walking distance:-
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2.3 The site area is 592 Sq.M approx 19m wide and 31 m deep.

2.4 The existing property is three-storey building about 326 M2 GF & FF and 299m2 SF floor
area. All floor area in use as B1(a) office purposes.

2.5 Existing building brickface to ground and first floor and roof tiles finished to mansard
roof second floor. The property has windows available on front, rear and side elevation.

2.6 Entrance of the building is from Winchester Road. Front court provides parking for 7-8
cars.
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3.0 PROPOSAL

3.1 It is proposed to change the use of part ground floor, entire first and second floor of the
building, which was previously used for B1(a) office purposes, to residential use (which
would comprise up to 23 dwellings).

Refer VOA Business Rates and Council’s earlier planning application also refers to Office
use.

3.2 No external alterations to the site or building are proposed in connection with this
change of use.

33 Access to the site and building would remain as at present.

3.4 The proposal minor altered than granted on 23 January 2019 Prior Approval under
application No 182091 for ‘Change of use of part ground, first and second floors from
Class B1(a) (offices) to C3 (dwelling houses) to comprise of 17 flats. Prior Notification

under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General
Permitted Development) Order 2015.’
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4.0 KEY CONSIDERATIONS

Transport and highways impact

4.1 With regard to the impact of the proposals on transport and highways, it is noted that
the proposed residential use will be less intensive in nature than the current office use.
Therefore the overall impact will be reduced.

4.2 The application site is in on sustainable location, Basingstoke Road and Northumberland
Avenue are a route for number of buses as mentioned above and nearest station is less
than 15 mins. distance.

4.3 Onsite parking is available on front of the site.

4.4 Given the above, the creation of up to 23 small scale (studio) units is unlikely to have
any adverse impact on transport and highways.

Contamination risks

4.5 The site has been occupied by an office building for years, and given that the proposed
change of use will not involve any external works at the site, there will be no material
change in circumstances from that which currently exists.

4.6 Furthermore, there are no known potential sources of contamination within the area
surrounding the site which could have a detrimental impact on future residents.
Therefore no significant risk of contamination is anticipated in connection with this
proposal.

Flooding risks

4.7 The site is located within very low risks of flood zone 1 according to Environment
Agency’s online record. Therefore no significant risk by proposal.
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5.0 CONCLUSION

5.1 The change of use of Part Ground Floor, entire first and second floors of 85-87
Basingstoke Road B1(a) office space to residential use is classified as permitted
development by virtue of the Town & Country Planning (General Permitted
Development) (Amendment)(England) Order 2015.

5.2 The proposed change of use in this sustainably located building will create up to 23
small residential units, making use of the suitable space available.

5.3 We intend to improve the site by providing a positive contribution to Basingstoke Road
where good public transport accessibility.

5.4  The proposal will enhance positive contribution to the building, street scene and local
area.

5.5  The assessment set out above indicates that the proposed change of use is entirely
acceptable with regards to transport and highways impact, contamination risks and
flood risk and consequently we request that the change of use is allowed to proceed
without delay as permitted development by virtue of Class J of the T&CP (GPDO).
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Appendix A: Site Photos

i
y.

Front elevation of the property
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Front car parking

Front elevation
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Appendix B: Environment Agency Flood Map (Extract from Environment Agency)

Environment
W Agency

Flood map for planning

Your reference Location (easting/mornhing) Created
85-87 BASINGS 471880171636 26 Nov 2018 2:42

Your selected location is in flood zone 1, an area with a low
probability of flooding.

This means:

+ you don't need to do a flood risk assessment if your development is smaller than 1
hectare and not affected by other sources of flooding

« you may need to do a flood risk assessment if your development is larger than 1

hectare or affected by other sources of flooding or in an area with critical drainage
problems

Notes

The flood map for planning shows river and sea fiooding data only. It doesn’t include other sources
of flooding. It is for use in development planning and flood risk assessments.

This information relates to the selected location anid is not specific to any property within it. The
map is updated regularly and is comract at the time of printing.

The Cpen Government Licence sets out the terms and conditions for using government data.
hitps/fwww.nationalarchives.gov.uk/doc/open-govemment-licencefversion/3/
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Appendix C: Business Rate Valuation (Extract from VOA — GOV.UK)

{ Back to athervaluations

Other valuation

85 -87, Basingstoke Road, Reading, RG2 OHA

Description Offices and premises Valuation scheme reference 1285357
Local authority Reading Special category code 203G
Local authority reference 1001525085004 Effective date 1 Aprl 2000
Base rate E135 par mfunit Appeals o
Transiticnal Relief Mo &

certificate issu=d

The rateable value is rounded down to

£66,500

This is ot the amount you will pay. The rateable value is used to caloulate your rates bl

The 2010 rating list is now closed and appeals can only be made in limited circumstances.
An sppeal can be made:

+ no later than 30 September 2017 when citing 2 decision of a Valuation Tribunal, or higher court

or
+ withim & months of 2 Valuation Office Agency (VIOA) 'notice of alteration'

Propose changes to this valuation

Parts of the property
Floor Description Area m3unit Price per mafunit Value
Ercund Inberral Sforage 182 ETE.28 EI3.ET9
First Ofice 2323 E108.34 £25.307
Ground Ofice 637 E108.34 £B03%
Ercund Kibchen 5 E10E.94 EXTZ
Secaond Ofice 1E0.7 E103.94 £10,855
Sacond Kibchen =] E10E.94 EGEd
B87.2 £66,738

Plant and machinery
Description Value
Plant and machinery ED
34




o Eaci to otiver valuations

(Hher valuation

85-87, Basingstoke Road, Reading, RG2 OHA

Dascription Offices and premises Walsatlon schame rafarence ZE5231
Local authartty Seasing Spaecil category coda b
Local authorttyrafarenss 1001555025004 Effactive date TApnL 2077
Bassrata E£200 per m=iunit

Transitional Rallaf Mo 8

cartificats seued

The reteshle walue is rounded down to

£101,000

Thiz is not the amount you will pey. The rebeables value i esed o csloulete your rates bl

This is the summarny valustion
If yau're the owner or oocupier, you can register or sign in and claim this property to:

= wiew the detmiled valustion
= confirm your property details or tell us that something is incorrect (chack)
= tell us that you dismgree with the valustion (chell=nge)

Register

Alresdy ragistered? Signiin

Parts of the property

Flaar Dascription Area mAfunit Prica parm/uni
Ground Imternal Storsse ) ETE.O2
First Ofice 231E £185.75
3round Dffice =0 E185.75
Bround Kitchin 25 E185.75
Second Dffice 1807 E185.75
Second Kitchen B E185.75

8672

Plant and machinery

Dascription

Pantand machinery

Car parks

Spasus Al

Walus

EILNE

£383.504

£474

£25.5351

ES3E

EMN,E2EB

Walua

£

Walus




