DELEGATED APPLICATION REPORT

APPLICATION NUMBER: 160090/OPA

ADDRESS: 34-36 Crown Street

THE PROPOSAL

Change of use of building from Class B1 (a) (offices) to Class C3 (dwelling houses) to comprise of 14 studio dwellings. Prior Notification under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015.

SITE DESCRIPTION AND SURROUNDING AREA

The site is a two storey end of terrace office building on the northern side of Crown Street.  The surrounding area comprises a mixture of residential and commercial uses.

RELEVANT SITE HISTORY

· 150457/OPA.  Change of use of existing building from Class B1(a) (offices) to C3 (dwellinghouses) to comprise 3 x 1-bed flats and 1 x 2-bed flat. Prior Notification  under Class J, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995 (as amended).  Approved.

RESPONSE TO CONSULTATIONS

The application was assessed at an Applications Steering Group meeting. It was agreed at this meeting that the application should be permitted.

The Transport Strategy Section have no objection to the application subject to the addition of an informative relating to a prohibition on parking permits.

The Environmental Protection Team have raised a concern about the level of light in the proposed basement flat, and recommend the carrying out of a light assessment.  They acknowledge that, under the Prior Approval regime, the Local Planning Authority has no powers over this aspect of the development.  The applicant’s agent has confirmed that a light survey will be carried out before work commences on the conversion.

RESPONSE TO PUBLICITY

No representations were received.

POLICIES

Legal and Planning Policy Context

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'.

The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework 
Part 6 – Delivering a wide choice of high quality homes

Reading Borough Local Development Framework Core Strategy (2008)
CS24 (Car/Cycle Parking)

Sites and Detailed Policies Document (2012)
SD1 (Presumption in Favour of Sustainable Development)
DM12 (Access, Traffic and Highway Related Matters)

APPRAISAL

The conversion of offices (B1(a)) to residential (C3) comprises permitted development  under The Town and Country Planning (General Permitted Development) Order 2015 – Class O. This is subject to a number of conditions and restrictions.  With regards to this particular application, providing the building is bought into use as a residential building by 30 May 2019, these conditions/restrictions will be met.  The proposed development will therefore be permitted development under Class O.

However, under the relevant provisions of Class O the developer must apply for a determination as to whether prior approval is required in respect of: 

i. Transport and highways impacts of the development, 
ii. Contamination risks on the site, and 
iii. Flooding risks on the site.

i. Transport and highways impacts of the development

The Transport Strategy Section state that it is indicated that the proposal will retain the existing car parking spaces within the rear car park consisting of 6 parking spaces. In accordance with the Councils Parking Standards and Design SPD the proposal would require a provision of 1 space per unit.

In the circumstances there are no grounds under Section N paragraph 3 of the GDPO amendment 2014, for a Transport objection. 

However, it is considered appropriate to add an informative advising that the future occupants of the residential units would not be entitled to an on-street car parking permit to ensure that the development does not result in an increase in on street parking within the vicinity of the site.

ii. Contamination risks on the site

The Council’s Environmental Protection Department state there are no concerns regarding contaminated land at this site.  This aspect of the prior approval application is satisfactory.

iii. Flooding risks on the site.

The site is not located within Flood Zone 2 or Flood Zone 3.  It is also not in an area within Flood Zone 1 which has critical drainage problems and which has been notified to the local planning authority by the Environment Agency for the purpose of paragraph (ze)(ii) in the Table in Schedule 5 to the 2010 Order.

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.

RECOMMENDATION

Grant prior approval.

Case Officer: Ben Pratley

Informatives:

1. The proposed change of use from offices to residential is permitted development under The Town and Country Planning (General Permitted Development) Order 2015, Part 3, Class O.  The Local Planning Authority are satisfied that the transport and highway impacts of the development are acceptable, and there is no record of contamination on site.  The site is not located within Flood Zone 2 or Flood Zone 3 and is not in an area within Flood Zone 1 which has critical drainage problems and which has been notified to the local planning authority by the Environment Agency for the purpose of paragraph (ze)(ii) in the Table in Schedule 5 to the 2010 Order. 

2. The assessment of this application is based on the following plans received on 18 January 2015 ref: 500-32-02. 

3. The residential use subject to this application must be begun by 30 May 2019. 

4. The development shall be carried out only in accordance with the approved plans and information. 

5. 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. 

6. The occupiers of the residential units will not be entitled to an on-street car parking permit in the interests of the proper management of parking, and to ensure that the development does not harm the existing amenities of the occupiers of neighbouring residential properties by adding to the already high level of on street car parking in the area in accordance with Core Strategy Policy CS24 and Sites and Detailed Polices document Policy DM12. The site is located close to local facilities, with frequent public transport services on nearby roads. It is requested that the Council be notified of postal addresses of the residential units before occupation and that the occupiers/transferees to be informed of the prohibition on entitlement to a car parking permit.

7. [bookmark: _GoBack]The applicant is advised to commission a light assessment for the basement to calculate the predicted access to daylight before commencing building works.  At a minimum, the assessment should demonstrate that natural light levels will meet the minimum Average Daylight Factors for kitchens, bedrooms and lounges as set out in BRE Guide 209.



