


DELEGATED APPLICATION REPORT
SITE ADDRESS: 		14A Lemart Close, Tilehurst, RG30 4UE
APPLICATION NUMBER: 	172194/VPA	
PROPOSAL: Change of use of 14a Lemart Close from Class B1(a) (offices) to C3 (dwelling houses) to comprise 2 x 1-bed flats. Prior Notification under Class PA, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) (England)(Amendment) Order 2016.


Introduction
The application site is a 2 storey building at the rear of 14 Norcot Road accessed via Lemart Close.  Lies to the rear of shops on Norcot Road and there are commercial units and public car park to the south. External works also required to allow access to the flats.  


Relevant Planning History
No planning records for this unit. 


Legal context
Class PA was introduced by the Town and Country Planning (General Permitted Development) (England)(Amendment) Order 2016.  Class PA allows development consisting of a change of use of a building and any land within its curtilage from a use falling within Class B1(c) (light industrial) of the Schedule to the Use Classes Order to a use falling within Class C3 (dwellinghouses) of that Schedule subject to prior approval.


Appraisal

Introduction
For a period up to 1st October 2020 government has stated that a change of use of a light industrial building and land within its curtilage, falling within the Class B1(c) to a residential use falling within the Class C3 dwellinghouses, which includes flats and houses, will be permitted development (i.e. the change of use will not require planning permission). 
The change is subject to a prior approval process whereby a developer shall apply to the local planning authority for a determination as to whether the prior approval of the local planning authority will be required as to:
(i) transport and highways impacts of the development;
(ii) contamination risks on the site; and
(iii) flooding risks on the site. 

(iv) where the authority considers the building to which the development relates is within an area that is important for providing industrial services or storage or distribution services or a mix of those services (which includes, where the development relates to part of a building, services provided from any other part of the building), whether the introduction of, or an increase in, a residential use of premises in the area would have an adverse impact on the sustainability of the provision of those services. 

The determination of this application is not subject to local development plan policies. 
Assessment
Development is not permitted by Class PA if—
(a) an application under paragraph PA.2(1) in respect of the development is received by the local planning authority on or before 30th September 2017; The application was received by LPA on 8 December 2017 – therefore complies
(b) the building was not used solely for a light industrial use on 19th March 2014 or, 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 applicant has provided evidence that the premises when last occupied was for light industrial use and that this use has remained unchanged for many years - well before March 2014 – therefore complies
(c) the prior approval date falls on or after 1st October 2020; With the submission date of 8/12/17 It is expected that the prior approval date will be prior to 1/10/2020 – therefore complies
(d) the gross floor space of the existing building exceeds 500 square metres; The gross floor space of the existing building is 105m2 – therefore complies
(e) the site is occupied under an agricultural tenancy, unless the express consent of both the landlord and the tenant has been obtained; There is currently no tenant and no previous tenants have occupied it under an agricultural tenancy – therefore complies
(f) less than 1 year before the date the development begins—
(i) an agricultural tenancy over the site has been terminated, and
(ii) the termination was for the purpose of carrying out development under this Class, unless both the landlord and the tenant have agreed in writing that the site is no longer required for agricultural purposes; No previous tenants have occupied it under an agricultural tenancy – therefore complies
(g) the site is, or forms part of—
(i) a site of special scientific interest; Site is not nor forms part of one – therefore complies
(ii) a safety hazard area; Site is not nor forms part of one – therefore complies
(iii) a military explosives storage area; Site is not nor forms part of one – therefore complies
(h) the building is a listed building or is within the curtilage of a listed building; or Site is not a listed building nor within one – therefore complies
(i) the site is, or contains, a scheduled monument. Site is not a scheduled monument nor contains one – therefore complies

It can be confirmed that the proposed change of use meets these criteria so prior approval can be agreed subject to the following:
(1) Development is permitted by Class PA subject to the condition that before beginning the development, the developer must—
(a) submit a statement, which must accompany the application referred to in paragraph (b), to the local planning authority setting out the evidence the developer relies upon to demonstrate that the building was used solely for a light industrial use on the date referred to in paragraph PA.1(b); 

A statutory declaration and a letter containing a statement has been provided stating;
The premises lie at the south-eastern end of Lemart Close in Tilehurst, it is situated at the rear of a mixed use commercial and residential unit. There is no off-street parking.  The applicants wish to change the use of 14A Lemart Close, Tilehurst from B1 (c) light industrial to a Dwelling house (Class C3) to comprise 2 no 1 bed flats. We believe that the building was in Class B1 (c) on 29th May 2013 when it was in the ownership of “A & M Engineering” who operated a light engineering workshop on the site. We have submitted as part of the application a copy of a signed “Statutory Declaration” from the previous owners of the property (“A & M Engineering”) dated 7/9/2015 that confirmed that they had been using the property as a commercial engineering workshop of the previous 24 years.

(b) apply to the local planning authority for a determination as to whether the prior
approval of the authority will be required as to—
(i) transport and highways impacts of the development, there have been no objections raised – see below for more detail.
(ii) contamination risks in relation to the building, there have been no objections raised but conditions suggested – see below.
(iii) flooding risks in relation to the building, there have been no objections raised.
(iv) where the authority considers the building to which the development relates is
within an area that is important for providing industrial services or storage or distribution services or a mix of those services (which includes, where the development relates to part of a building, services provided from any other part of the building), whether the introduction of, or an increase in, a residential use of premises in the area would have an adverse impact on the sustainability of the provision of those services, and the provisions of paragraph W (prior approval) of this Part apply in relation to that application.  The property does not lie in an area that is important for providing industrial services or storage or distribution services or a mix of those services as defined in the local plan.

(2) Development under Class PA is permitted subject to the condition that it must be
completed within a period of 3 years starting with the prior approval date. (an informative can be attached to advise of this requirement)

Response to publicity (representations received) 
In relation to this 'prior approval' application, a site notice was erected on site by the case officer. No comments received.

Transport
The site is located within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards and Design SPD.  Typically these areas are within 400m of a Reading Buses high frequency ‘Premier Route’, which provides high quality bus routes to and from Reading town centre and other local centre facilities.

In accordance with the adopted Parking Standards and Design SPD, the development would be required to provide parking provision of 1.5 parking spaces for each proposed flat, therefore equating to a total provision of 3.  The development site is situated at the eastern end of Lemart Close at the rear of a mixed use commercial and residential unit.  Information submitted with the application states that there is no off street parking associated with this development.

Parking restrictions are in place outside the proposed development in the form of double yellow lines, thereby controlling the amount of on street parking.  There is also a public car park on Lemart Close where the general public are permitted to park free of charge between 3pm - 10am.

Although the proposal does not provide parking in line with the Council’s adopted standards, there are no grounds under Section N paragraph 3 of the GDPO amendment 2014 for a Transport objection. 



Contamination
The site is not located within an area of potential contamination. Environmental Protection officers were consulted given the previous use and uses of the adjacent sites as commercial uses and public car park there is potential for the site to be contaminated. The response was that with the conversion there is unlikely to be any ground or enabling works whereby contamination risks, if any, may reach end users.  The site is not identified as ‘potentially contaminative’ on the council records.  

However, given the previous use of the site it is recommended that our standard “Reporting of Unexpected Contamination’ condition is used in case anything arises during development. In addition a Site Characterisation condition and remediation condition are recommended.   The planning officer considers that our standard informative to make the developer aware of potential contamination should be sufficient. 

Noise Impact from Commercial Premises
There are no concerns with regard to impact on the proposal in respect of noise from commercial premises.

Flooding
The site is not located within a flood zone.


Recommendation:
It can be confirmed that the proposed change of use meets all of the relevant criteria and conditions so prior approval for the proposed change of use can be agreed. 
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