DELEGATED APPLICATION REPORT 


Target Date: 27/03/2018



Application No: 180038/RPA 






Address: 180 Wantage Road, Reading
Proposal: Notification for Prior Approval for a Proposed Change of Use of a Building from Class A1 (shops) to C3 (dwellinghouses) to comprise one dwelling. Prior Notification under Class M, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) (England) (Amendment) Order 2016.
Case officer: Claire Ringwood

INTRODUCTION

The application site consists of a shop with an ancillary flat on the ground, first and second floors and a detached garage at the rear of the site accessed from Lundy Lane.  The surrounding area is predominantly residential.

PROPOSAL

Change of use of the garage to the rear of the site from A1 (shops) to C3 (dwellinghouse) comprising of one dwelling. 

PLANS SUBMITTED

The agent submitted the following plans and information, received on 4th January 2018: 

Location Plan 

Block Plan

Statement 

PLANNING HISTORY

172280/CLP - Certificate of lawfulness for a proposed change of use from shop with

ancillary residential accommodation to a mixed use of shop and storage on the ground floor, one studio on the first floor and 1 x 1 bedroom flat on the first and second floor.  Permitted 09/02/2018.

89/00900/FUL (Civica Ref: 890441) - Two storey pitched roof rear extension, new shop front and new dormer roof in front elevation.  Permitted 06/09/1989.

RELEVANT POLICIES AND SUPPLEMENTARY PLANNING GUIDANCE

Legal context

Under Class M, Part 3, of Schedule 2 to the Town and Country Planning (General Permitted Development) (England) (Amendment) Order 2016 the following is allowed:

(a) a change of use of a building from  - 

(i) a use falling within Class A1 (shops) 

to a use falling within Class C3 (dwellinghouses) of the Schedule, and 

(b) building operations reasonably necessary to convert the building referred to in paragraph (a) to a use falling within Class C3 (dwellinghouses) of the Schedule.

Before development can be carried out under Class M(a) together with development under Class M(b), the developer must apply for a determination as to whether prior approval is required in respect of:

(a) transport and highways impacts of the development, 

(b) contamination risks in relation to the building, 

(c) flooding risks in relation to the building, 

(d) whether it is undesirable for the building to change to a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order because of the impact of the change of use -
(i) on adequate provision of services of the sort that may be provided by a building falling within Class A1 (shops) or, as the case may be, Class A2 (financial and professional services) of that Schedule, but only where there is a reasonable prospect of the building being used to provide such services, or

(ii) where the building is located in a key shopping area, on the sustainability of that shopping area, and

(e) the design or external appearance of the building.
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

CS7: Design and the Public Realm

CS25: Scale and Location of Retail, Leisure and Culture Development

CS26: Hierarchy of Centre’s

CS27: Maintaining the Retail Character of Centre’s

CS34: Pollution and Water Resources

CS35: Flooding

Sites and Detailed Policies Document – Adopted October 2012

DM12: Access, Traffic and Highway Related Matters

RESPONSE TO PUBLICITY (REPRESENTATIONS RECEIVED) 

In accordance with the relevant provision of the GPDO 2016 Order, the LPA displayed a site notice at the front and the rear of the site on 15th February 2018 providing a period of 21-days for representations to be made. The 21 day consultation period expired on 8th March 2018.  One letter of objection has been received with regards to:

1. Loss of parking for 180 Wantage Road.

2. Increase in parking pressures and safety in the locality.

3. Where will the shop store its goods.

CONSULTATION RESPONSES

Transport: objected to the proposal. 
Environmental Health: raised no objection.
Highways Agency: Not required to be consulted in this instance.

Environment Agency: Not required to be consulted in this instance.

APPRAISAL

Development is not permitted by Class M in the following instances (officer comments follow in bold and italics):

(a) the building was not used for one of the uses referred to in Class M(a) -
(i) on 20th March 2013, or

(ii) in the case of a building which was in use before that date but was not in use on that date, when it was last in use;

The building is a garage at the rear of the site.  The submitted statement describes the garage as incidental storage associated with the A1 (shop) although the shop is now closed.  The use of the garage as incidental to the A1 shop use is accepted.  However at the time of the planning officer’s site visit on the 7th February 2018 the garage was empty and in a poor state of repair.

(b) permission to use the building for a use falling within Class A1 (shops) or Class A2 (financial and professional services) of the Schedule to the Use Classes Order has been granted only by this Part;

NO.

(c) the cumulative floor space of the existing building changing use under Class M exceeds 150 square metres;

NO. 

(d) the development (together with any previous development under Class M) would result in more than 150 square metres of floor space in the building having changed use under Class M;

NO. 

(e) the development would result in the external dimensions of the building extending beyond the external dimensions of the existing building at any given point;

No details have been provided and it is not possible to determine this. 

(f) the development consists of demolition (other than partial demolition which is reasonably necessary to convert the building to a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order); or

The existing garage is sat on a concrete base and constructed of concrete panels with a corrugated roof and a garage door.  There is a door and window facing into the rear garden (both currently missing) with a window to either side.  The agent was asked to provide elevational details of the proposed residential accommodation along with details of the proposed construction but refused stating sufficient information had been submitted to determine the application.    Due to the existing construction of the garage and the materials in which it is constructed it is not possible to determine whether the development would consist of demolition that is “reasonably necessary” to convert the building.  It is difficult to see how any of the existing building other than possibly the base could be retained to allow for suitable residential accommodation.

(g) the building is—

(i) on article 2(3) land; NO.
(ii) in a site of special scientific interest; NO.
(iii) in a safety hazard area; NO.

(iv) in a military explosives storage area; NO.
(v) a listed building; NO; or

(vi) a scheduled monument; NO.
There are conditions to Class M:

(a) Transport and highways impacts of the development,
The detached garage appears to be of standard garage construction (with a garage door) capable of accommodating at least one vehicle.  The change of use of the garage will result in a loss of parking for the shop/ancillary accommodation. Given that the proposal will result in a loss of off street parking, a full application should be submitted to assess the transport and highways impacts of the development.  Transport object to the granting of the retail prior approval. 

(b) Contamination risks in relation to the building,

The site is not located within an area of potential contamination.

(c) Flooding risks in relation to the building,
The site is not in an area at high or medium risk of flooding. 

(d) Whether it is undesirable for the building to change to a use falling within Class C3 of the Schedule to the Use Classes order because of the impact of the change of use-

(i) on adequate provision of services of the sort that may be provided by a building falling within Class A1 (shops) or, as the case may be, Class A2 (financial and professional services) of that Schedule, but only where there is a reasonable prospect of the building being used to provide such services, or

(ii) where the building is  located in a key shopping area, on the sustainability of that shopping area

The site is not within a designated key shopping area and the loss of the garage is not considered to affect the provision of services as the shop (although currently closed) will remain.   

(e) the design or external appearance of the building

The submitted statement states only the principle of development is sought by this application and no external alterations are sought at this time.  However, the garage is of a garage construction as mentioned previously and substantial alterations will be required to enable the building to be used as a residential dwelling.  Due to the level of alterations that are likely to be required and the lack of information submitted it is not possible to determine whether the design and external appearance of the building will be acceptable.  
RECCOMMENDATION

REFUSE Prior Approval

The applicant has failed to demonstrate that the building subject to this Prior Approval application would only require partial demolition which is reasonably necessary to convert the building.  The proposal therefore does not meet criteria M.1 (e) and (f) and condition M.2 (e) of Class M,  Part 3, of Schedule 2 to the Town and Country Planning (General Permitted Development) (England) (Amendment) Order 2016 and Prior Approval is refused. 

Proposed Informatives:

Consideration was given to the following information received by the Local Planning Authority on received on 4th January 2018: 

Location Plan 

Block Plan

Statement 


