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DELEGATED APPLICATION REPORT
SITE ADDRESS: 85-87 Basingstoke Road, Reading
APPLICATION NUMBER: 182091/OPA
PROPOSAL: 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.

INTRODUCTION

 The application site comprises an office on the corner of Basingstoke Road and Winchester Road. The frontage of the property faces Basingstoke Road, but the area of hardstanding at the front is accessed via Winchester Road. There is a mix of land uses in the area; however the immediate neighbours are residential.


PROPOSAL
The application seeks the change of use of part of the ground floor, all of the first and second floor, 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.

No external works are proposed.



RELEVANT POLICIES AND SUPPLEMENTARY PLANNING GUIDANCE
Legal context
Class O allows development consisting of a change of use of a building and any land within its curtilage to Class C3 dwellinghouses (houses or flats) from a Class B1(a) office use. 

As set out in Para 0.2 of Class O (as amended), development is permitted subject to the condition that before beginning the development, the development shall apply to the local planning authority for a determination as to whether the prior approval of the local authority will be required as to:

a.	Transport and highways impacts of the development,
b.	Contamination risks on the site,
c.	Flooding risks on the site, and
d.	Impacts of noise from commercial premises on the intended occupiers of the development

In assessing these issues, officers must have regard to the NPPF as if the application were a planning application, and also have regard to the Local Development Framework (the NPPF states that due weight should be given to the adopted policies of the Local Development Framework according to their degree of consistency with the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the weight that may be given).

Reading Borough LDF Core Strategy - Adopted January 2008
CS34	Pollution and Water Resources
CS35    Flood Risk

Sites and Detailed Policies Document – Adopted October 2012
DM12	Access, Traffic and Highway Related Matters

PLANNING HISTORY
	Planning Reference
	Description
	Outcome

	

	900318
	Change of use and erection of replacement two and three storey rear extension comprising car parking, warehouse and ancillary offices for storage and distribution purposes (B8).
	Application Permitted on 4 Apr-92

	

	930573
	Extension to existing office and demolition of part of office area to
be rebuilt
	Application Permitted on 13 May-93

	

	101761
	White aluminium fascia sign
	Application Permitted on 2 Dec-10

	




RESPONSE TO PUBLICITY (REPRESENTATIONS RECEIVED) 
No letters of representation have been received.

CONSULTATION RESPONSES
Transport
“The site is located to the east side of Basingstoke Road (B3031), a main public transport corridor into Reading.  Vehicle access to the site is provided via Winchester Road via a gated access.  An area of hardstanding is located at the front of the site which provides parking for the site. Basingstoke Road and the surrounding road network all have parking restrictions preventing on-street parking.  Winchester Road consists of a mixture of double yellow lines and permit holder only parking bays. The pedestrian network surrounding the site has adequate footway and street lighting provision, with pedestrian crossings and appropriate tactile paving/dropped kerbs.

The proposed development consists of the change of use of the first floor of the building from Class B1a (offices) to C3 (dwelling houses) to comprise of 17 no. one bed flats.  It is indicated that the proposal will retain the existing car parking spaces at the rear of the site but this area could not accommodate 17 parking spaces (1 space per flat as per the Council’s standards). 

It is noted that the proposed parking provision is lower than the Council’s adopted Parking Standards SPD. However, it is considered that the reduction in the residential parking provision on site will not lead to on street parking considering the extensive parking controls in the area.  However, the future occupants of the units will not be entitled to apply for a resident parking permits (including visitor permits) which will be controlled via the informative placed on the permission if the application is approved. 

In the circumstances it is considered that the proposed change of use would not have a material impact on the character of the traffic in the vicinity of the site. Therefore, there is no Transport objections to prior approval being given for the proposed change of use subject to the informative stated below.

I13     Parking Permits
The occupiers of the residential unit(s) will not be automatically entitled to an on-street car parking permit. Current and new occupiers should be informed of this and be advised to find out more about parking permits on the Council’s website. There is already a high level of on street car parking in the area and the site is located close to local facilities, with frequent public transport services on nearby roads”.


Environmental Protection
“Noise impact on development
I am not concerned about commercial noise in this location because I would expect traffic noise to on Basingstoke Road to dominate. Traffic noise assessment and provision of protection cannot be subject to condition in the case of prior approval applications. I would suggest that the applicant is advised informally that adequate noise protection from road traffic noise is recommended to ensure adequate living conditions for future occupants. The recommended internal noise levels are stated in the table below:
Internal noise criteria (taken from BS8233:2014)
	Room
	Design criteria 
	Upper limit

	Bedrooms (23:00 to 07:00)
	<30dB LAeq,8hour
	

	Living rooms (07:00 – 23:00)
	<35dB LAeq,16hour
	

	Gardens & Balconies
	<50dB LAeq,T
	<55dB LAeq,T




Contaminated Land – high risk sites
Where development is proposed, the developer is responsible for ensuring that development is safe and suitable for use for the purpose for which it is intended. The developer is thus responsible for determining whether land is suitable for a particular development or can be made so by remedial action.
Contamination is not restricted to previously developed industrial land but it can occur also on greenfield sites including land used for residential gardens. Contamination can create risks to human health, property and the wider environment, including long-term limitations on the use of soils.

You are advised that the development lies on the site of an historic garage, which has the potential to have caused contaminated land.

The application is just for change of use rather than new build on the site. I therefore recommend an informative.

Informative – contaminated land
You are advised that the development lies on a potentially contaminated site. Due to the nature of the historic land use there is the potential of contaminated land being present. It is the responsibility of the developer to ensure that occupants of the site as proposed are not put at risk from contamination”.

Thames Water
Waste Comments
With regard to surface water drainage, Thames Water would advise that if the developer follows the sequential approach to the disposal of surface water we would have no objection. Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required. Should you require further information please refer to our website.  https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewater-services 

Retrospective application added by Thames Water for growth information 

'We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Groundwater discharges typically result from construction site dewatering, deep excavations, basement infiltration, borehole installation, testing and site remediation. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991.  Should the Local Planning Authority be minded to approve the planning application, Thames Water would like the following informative attached to the planning permission: "A Groundwater Risk Management Permit from Thames Water will be required for discharging groundwater into a public sewer. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991. We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Permit enquiries should be directed to Thames Water's Risk Management Team by telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms should be completed on line via www.thameswater.co.uk/wastewaterquality".

There are public sewers crossing or close to your development. If you're planning significant work near our sewers, it's important that you minimize the risk of damage. We'll need to check that your development doesn't reduce capacity, limit repair or maintenance activities, or inhibit the services we provide in any other way. The applicant is advised to read our guide working near or diverting our pipes. https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes.

Water Comments
There are water mains crossing or close to your development. Thames Water do NOT permit the building over or construction within 3m of water mains. If you're planning significant works near our mains (within 3m) we'll need to check that your development doesn't reduce capacity, limit repair or maintenance activities during and after construction, or inhibit the services we provide in any other way. The applicant is advised to read our guide working near or diverting our pipes. https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes

On the basis of information provided, Thames Water would advise that with regard to water network and water treatment infrastructure capacity, we would not have any objection to the above planning application. Thames Water recommends the following informative be attached to this planning permission. Thames Water will aim to provide customers with a minimum pressure of 10m head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames Waters pipes. The developer should take account of this minimum pressure in the design of the proposed development”.
 



APPRAISAL
Development is not permitted by new Class O in the following instances (officer comments follow in bold italics):

(a) The building is on article 1(6A) land 
(None in Reading Borough)

(b) The building was not used for a use falling within Class B1 (a) (offices) of the Schedule to the Use Classes Order immediately before 30th May 2013 or, if the building was not in use immediately before that date, when it was last in use
(The building was in use as offices 4th April 1992 and is currently in use offices)

(c) The site is or forms part of a safety hazard area 
(It does not)

(d) The site is or forms part of a military explosives storage area
(It does not)

(e) The building is a listed building or a scheduled monument
(The building is not a listed building or a scheduled monument)

Development under Class O is permitted subject to the condition that it must be completed within a period of 3 years starting with the prior approval date.

This assessment can only consider the transport, flood risk, contamination risk of the development and noise from commercial premises:

Transport: 
The proposed parking provision is lower than the Council’s adopted Parking Standards SPD. However, it is considered that the reduction in the residential parking provision on site will not lead to on street parking considering the extensive parking controls in the area.  However, the future occupants of the units will not be entitled to apply for a resident parking permits (including visitor permits).

In the circumstances it is considered that the proposed change of use would not have a material impact on the character of the traffic in the vicinity of the site. Therefore, there is no Transport objections to prior approval being given for the proposed change of use subject to an informative to do with parking permits.

Noise Impact from Commercial Premises
There are no concerns regarding commercial noise in this location because it is expected that traffic noise on Basingstoke Road would dominate. Traffic noise assessment and provision of protection cannot be subject to condition in the case of prior approval applications. As such it is suggest that an informative is attached to mention that adequate noise protection from road traffic noise is recommended to ensure adequate living conditions for future occupants. Recommended internal noise levels can be found within BS8233:2014.

Flooding
The site is not located within Flood Zones 2 or 3, although does lie within flood zone 1, as designated by the Environment Agency. There would be no increase in the footprint of the building. It is therefore considered that there will be no detrimental impact in regards to flooding.

Contamination risks
The property is located within an area at risk of contamination, however, the Environmental Protection team stated:
“The developer is responsible for ensuring that development is safe and suitable for use for the purpose for which it is intended. The developer is thus responsible for determining whether land is suitable for a particular development or can be made so by remedial action.

Contamination is not restricted to previously developed industrial land but it can occur also on greenfield sites including land used for residential gardens. Contamination can create risks to human health, property and the wider environment, including long-term limitations on the use of soils”.

As the application is for change of use, rather than new build on the site, an informative was recommended.

Recommendation: GRANT Prior Approval
[bookmark: _GoBack]Conditions

1. The development permitted must be completed before the expiration of three years from the date of this prior approval.

Reason: To comply with the provisions of paragraph O.2 of the Town and Country Planning (General Permitted Development) (England) (Amendment) Order 2016

1. The development shall be carried out only in accordance with the submitted information and details:

Plans and Elevations drawing no’s
· 101 P1 (Location Plan)
· 120 P1 (Block Plan)
· 121 P1 (Ground and first floor plan)
· 122 P1 (Second floor plan)
All received 28th November 2018

Reason: In order to comply with the provisions of Part 3 Paragraph W of the Town and Country Planning (General Permitted Development) (England) Order 2016.

Informatives

1. The applicant is advised that as an application for prior approval under Class O, Part 3 of Schedule 2 to the Town and Country Planning (General Permitted Development) Order 1995, as amended by The Town and Country Planning (General Permitted Development) (Amendment) (England) Order 2016, this prior approval notice relates to the change of use of the building from Class B1(a) and B8 to C3 (dwellinghouses) only and no other use.

2. This prior approval relates only to the change of use of existing floor space and land. If there are any external alterations or extensions to the building, planning permission is required for these. The grant of prior approval does not make the development lawful. 

3. The occupiers of the residential unit(s) will not be automatically entitled to an on-street car parking permit. Current and new occupiers should be informed of this and be advised to find out more about parking permits on the Council’s website. There is already a high level of on street car parking in the area and the site is located close to local facilities, with frequent public transport services on nearby roads.

4. You are advised that the development lies on a potentially contaminated site. Due to the nature of the historic land use there is the potential of contaminated land being present. It is the responsibility of the developer to ensure that occupants of the site as proposed are not put at risk from contamination.

5. A Groundwater Risk Management Permit from Thames Water will be required for discharging groundwater into a public sewer. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991. We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Permit enquiries should be directed to Thames Water's Risk Management Team by telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms should be completed on line via www.thameswater.co.uk/wastewaterquality

6. There are public sewers crossing or close to your development. If you're planning significant work near our sewers, it's important that you minimize the risk of damage. We'll need to check that your development doesn't reduce capacity, limit repair or maintenance activities, or inhibit the services we provide in any other way. The applicant is advised to read our guide working near or diverting our pipes. https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes.

7. There are water mains crossing or close to your development. Thames Water do NOT permit the building over or construction within 3m of water mains. If you're planning significant works near our mains (within 3m) we'll need to check that your development doesn't reduce capacity, limit repair or maintenance activities during and after construction, or inhibit the services we provide in any other way. The applicant is advised to read our guide working near or diverting our pipes. https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes

8. Adequate noise protection from road traffic noise is recommended to ensure adequate living conditions for future occupants. These should comply with the recommended internal noise levels which can be found within BS8233:2014.





Classification: OFFICIAL

Classification: OFFICIAL

Classification: OFFICIAL
