PRIOR APPROVAL REPORT				Target Date: 05/12/2016

Address: 930 Oxford Road, Tilehurst, Reading
Application No: 161917/UPA
Applicant: Mr Harish Raichura

Proposal

The proposed development comprises the change of use from storage (B8) to Residential (C3), converting the existing basement into a 1 bed dwelling. Prior Notification under Class P, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015.

Description of site

The application site relates only to the original basement of 930 Oxford Road that was granted planning permission in 2013 as a separate planning unit for B8 purposes.  Application 12/01702/FUL (Civica Ref: 121659) also included the removal of an existing timber shed and the construction of a single storey rear extension also for B8 purposes.  

The proposal for the current prior approval application included the single storey rear extension however this has been removed from the description of development as it did not meet the criteria under P.1 (a) which required the building to be used for storage purposes prior to 19th March 2014.  The submitted Planning Statement and Design and Access Statement stated that the extension had only recently been completed and the proposal therefore only relates to the change of use of the existing basement and the extension is to remain in B8 storage use.

The building itself is three storey but due to levels on the site it is two storey from the front and three storey at the rear.  Other basements within the row have been converted into residential units.   

Planning history

11/01357/CLE (Civica Ref: 110877) - Certificate of lawfulness for existing use of lower ground floor and timber building as B8 printers and stationers.  Refused 10/11/2011.

11/01402/FUL (Civica Ref: 111748) - Demolition of existing timber shed and replacement with new extended single storey building.  Withdrawn 31/08/2012.

12/00907/CLE (Civica Ref: 120730) - Certificate of Lawfulness for existing use of lower ground and existing timber building as B8 printers and stationers (Resubmission of 11/01357/CLE).  Withdrawn 31/08/2012.

12/01702/FUL (Civica Ref: 121659) - Change of use of basement to B8 storage and replace existing rear timber shed with new single storey rear extension.  Permitted 06/02/2013.

Consultation responses

Reading Borough Council Transport: No objection.

Highways Agency: N/A.

Environment Agency: N/A.  The site is not within a Flood Zone.  

Reading Borough Council Environmental Protection: No objection subject to a condition requiring a noise assessment to be submitted prior to development.

Public Consultations:
In relation to this 'prior approval' application, a site notice was erected on site by the case officer. The 21 day consultation date expired on the 10th November 2016.  No comments have been received.
 
Consideration of Prior Approval

P.1 Development is not permitted by Class P if (officer comments follow):

(a) The building was not used solely for a storage or distribution centre 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 change of use of the existing basement was granted planning permission in 2013 for B8 purposes and there is previous planning history to suggest the use of the basement was in B8 use although unlawfully.  It is therefore accepted that the use of the existing basement was in B8 use on 19th March 2014. 

(b) The building was not used solely for a storage or distribution centre use for a period of at least 4 years before the date development under Class P begins;
It was. 
   
(c) The use of the building falling within Class C3 (dwellinghouses) of that Schedule was begun after 15th April 2018;
An informative can be attached to advise of this requirement.

(d) The gross floor space of the existing building exceeds 500 square metres;
It does not.

(e) The site is occupied under an agricultural tenancy, unless the express consent of both the landlord and the tenant has been obtained;
It is not.

(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;
Not applicable.

(g) The building is within – (i) an area of outstanding natural beauty; (ii) an area specified by the Secretary of State for the purposes of section 41 (3) of the Wildlife and Countryside Act 1981 (a); (iii) the Broads; or (iv) a National Park; (v) a World Heritage Site;
It is not.

(h) The site is, or forms part of – (i) a site of special scientific interest; (ii) a safety hazard zone; (iii) a military explosives storage area;
[bookmark: _GoBack]It is not.

(i) The building is a listed building or is within the curtilage of a listed building; or
It is not.

(j) The site is, or contains, a scheduled monument.
It is not.

P.2 - Development is permitted by Class P 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 storage or distribution centre use on the date referred to in paragraph P.1 (b); 

The agent submitted a Planning Statement and Design and Access Statement, received on 10th October 2016:

	Analysis of Evidence

The submitted Planning Statement and Design and Access Statement and the planning permission granted in 2013 for the change of use of the basement for B8 purposes is sufficient to satisfy the LPA that the use was ongoing prior to 19th March 2014. 

(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) The impacts of air quality on the intended occupiers of the development.
The application site is located in an Air Quality Management Area and there are potential sources of poor air quality with the Oxford Road and Railway line. An Air Quality Assessment is required which can be secured by condition.

(ii) Transport and highways impacts of the development.
The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD and the required parking standard for the proposal is 1 space per 1-2 bedroom flat.

In accordance with the adopted Parking Standards and Design SPD, the proposal would generate the requirement for 1 parking space. Whilst the development does not provide this level of parking, Oxford Road and the surrounding road network all have extensive parking restrictions preventing on-street parking, therefore, any overflow in parking would not affect the flow of traffic on the classified road network.  

There are no grounds under Class P, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015, for a Transport objection.

(iii) Contamination risks in relation to the building
Environmental Protection did not raise any comments on contamination.

(iv) Flooding risks in relation to the building
The site is not within a Flood Zone.

(v) Noise impacts of the development
Environmental Protection advised that the proposed development is situated in an area likely to be affected by noise from commercial premises close by and a noise assessment should be submitted in support of applications for new residential proposed in noisy areas.

The noise assessment will be assessed against the recommendations for internal noise levels within dwellings and external noise levels within gardens / balconies in accordance with BS 8233:2014 and WHO guidelines for Community Noise. The report should identify any mitigation measures that are necessary to ensure that the recommended standard is met. 

Where appropriate, the noise assessment data should also include noise events (LAMax) and the design should aim to prevent noise levels from noise events exceeding 45dB within bedrooms at night. Noise levels above 45dB are linked with sleep disturbance.

Environmental Health are happy to deal with this matter through a condition which will require a noise assessment to be submitted prior to commencement of development and any approved mitigation measures implemented prior to occupation to show that recommended noise levels in the table above can be met.

(vi) Where the authority considers the building to which the development relates is located in an area that is important for providing storage or distribution services or industrial services or a mix of those services, 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 basement of 930 Oxford Road is located in a predominantly residential area and it is not considered that the loss of B8 use would adversely impact on the sustainability of the provision of those services in this area. 

Recommendation:  GRANT Prior Approval

Proposed conditions:

1. The development shall be carried out in accordance with the following details received by the Local Planning Authority on 23rd November 2016:
Drawing No: OXR:503 Rev A – Proposed Floor Plans

2. Noise Assessment 
No development shall take place until a detailed scheme, informed by an assessment of the current noise environment, for protecting the dwellings from the external noise environment of the area has been submitted to and approved, in writing, by the Local Planning Authority.  The scheme itself shall be designed, specified and constructed so that the sound insulation performance of the structure and the layout of the dwellings are such that the indoor ambient noise levels do not exceed the values detailed in Table 4 of BS 8233:2014. Thereafter, the development shall not be carried out other than in accordance with the approved scheme which shall be completed before any part of the accommodation hereby approved is occupied, unless the Local Planning Authority otherwise agrees in writing.
Reason: In the interests of the amenities of nearby residents and in accordance with CS34 (Pollution and Water Resources) of the Core Strategy and DM4 (Safeguarding Amenity) of the Sites and Detailed Policies Document.

3. The dwelling hereby approved shall not be occupied until details of a ventilation system that draws fresh air solely from the rear façade of the building, to serve all rooms, has been submitted to, and approved in writing by, the local planning authority. The dwelling shall not be occupied until the ventilation system has been installed as approved and in its entirety. The ventilation system shall be retained, as approved, at all times thereafter. 
Reason: To reduce the effects of poor air quality on the dwelling and to ensure an adequate standard of accommodation for future occupiers in accordance with Policy CS34 of the Reading Borough LDF Core Strategy 2008 (altered 2015) and Policy DM19 of the Sites and Detailed Policies Document 2012 (altered 2015).

Proposed Informatives:

1. Construction and demolition
2. Building Control
3. Single storey rear extension to remain in B8 use


