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DELEGATED APPLICATION REPORT

Ward: Abbey Ward

App Ref: PL/24/1496 Prior approval Part 3 Class MA: Commercial, business and service uses to
dwellinghouses

Address: 47 QUEEN'S WHARF, 47 QUEENS ROAD, READING, RG1 4QE

Proposal: Change of use from Class E (offices) to C3 (dwelling houses) to comprise 7 dwelling units.
Prior Natification under Class MA, Part 3 of Schedule 2 of the Town and Country Planning (General
Permitted Development) Order 2015.

Applicant: Mr S Saunders

Received date: 11/11/2024

Target Decision date: 31/01/2025

Case Officer: Anthony Scholes

1. SITE DESCRIPTION

The application site comprises a seven-storey building on Queens Road, Reading. Access to the site
is via Queens Road, with vehicular access to the southwest corner of the site. The surrounding area
consists of multi-storey buildings of a similar size and scale to that of the proposal site.

2. PROPOSAL AND SUPPORTING INFORMATION

Prior approval is sought for the proposed change of use from Commercial, Business and Service
(Use Class E) to Dwellinghouses (Use Class C3) for 7 residential units. Town and Country Planning
(General Permitted Development) (England) Order 2015 (as amended) - Schedule 2, Part 3, Class
MA.

The proposal seeks the creation of 7 flats (studio x1; 1-bed x3; 2-bed x3) to the ground floor of
Queens Wharf, 47 Queens Road.

Information Submitted

Drawing No. 0884-5000 Site Location Plan + Block Plan
Drawing No. 0884-5020 Ground Floor Plan

Drawing No. 0884-5021 Lower Ground Floor Plan
Drawing No. 0884-5040 Elevation 01

Drawing No. 0884-5041 Elevation 02
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Drawing No. 0884-5042 Elevation 03

Drawing N0.0884-5043 Elevation 04

Drawing No. 0884-5100 Proposed Block Plan
Drawing No. 0884-520 Proposed Ground Floor Plan
Drawing No. 0884-5201 Proposed Lower Ground Floor
Drawing No. 0884-5241 Elevation 01

Drawing No. 0884-5242 Elevation 02

Drawing No. 0884-5243 Elevation 03

Drawing No. 0884-5244 Elevation 04

Fire Statement, dated 8 November 2024

As received 11 November 2024

3. CONSULTATIONS

The following were consulted:
e Transport Development Control

No objection subject to an informative regarding parking permits and no automatic entitlement for
future residents.

e Environmental Protection Consultations
No objection based on limited scope of GPDO.
e Building Control Consultations

No objection.

e Health and Safety Executive (HSE)

An initial response from HSE was received on 8 January 2025 noting ‘further informaiton
required’. The applicant provided an email response to HSE detailing existing external wall
details, and those which are proposed. HSE's final response dated 21 January 2025 is content
with the information provided, and recommends a condition that works approved under approval
PL/23/1112 be completed prior to occupation.

4. LEGAL AND PLANNING POLICY CONTEXT

The application has been submitted to determine whether prior approval is required in accordance
with Schedule 2, Part 3, Class MA of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (as amended). Class MA involves development consisting of a
change of use of a building and any land within its curtilage from a use falling within Class E
(commercial, business and service) of Schedule 2 to the Use Classes Order to a use falling within
Class C3 (dwellinghouses) of Schedule 1 to that Order.

Before development can be carried out under Class MA, the developer must submit a Prior
Notification to determine if 'Prior Approval' of the Local Planning Authority is required in respect of the
following matters:

(a) transport impacts of the development, particularly to ensure safe site access;

(b) contamination risks in relation to the building;

(c) flooding risks in relation to the building;

(d) impacts of noise from commercial premises on the intended occupiers of the development;
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(e) where—
() the building is located in a conservation area, and
(ii) the development involves a change of use of the whole or part of the ground floor, the impact
of that change of use on the character or sustainability of the conservation area;
(f) the provision of adequate natural light in all habitable rooms of the dwellinghouses;
(9) the impact on intended occupiers of the development of the introduction of residential use in an
area the authority considers to be important for general or heavy industry, waste management,
storage and distribution, or a mix of such uses; and
(h) where the development involves the loss of services provided by—
(i) a registered nursery, or
(ii) a health centre maintained under section 2 or 3 of the National Health Service Act the impact
on the local provision of the type of services lost.
(i) where the development meets the fire risk condition, the fire safety impacts on the intended
occupants of the building.

Class MA requires development to be completed within a period of 3 years starting with the prior
approval date. Any building permitted to be used as a dwellinghouse by virtue of Class MA is to
remain in use as a dwellinghouse within the meaning of Class C3 of Schedule 1 to the Use Classes
Order and for no other purpose, except to the extent that the other purpose is ancillary to the use as
a dwellinghouse.

If the Local Planning Authority determine that Prior Approval is required, Paragraph W of the Town
and Country Planning (General Permitted Development) (England) Order 2015 (as amended) states
that the Local Planning Authority should, when determining an application, have regard to the
National Planning Policy Framework (NPPF), 'so far as relevant to the subject matter of the prior
approval, as if the application were a planning application' (Paragraph W, para 10b).

5. PLANNING HISTORY

960388/FUL - Installation of new windows to mezzanine floor level to 3 elevations. — Application
Permitted on 04/10/1996

970829/FUL - Construction of new external fire escape stair following demolition of existing bridge
links to 47/57 Queens Road — Application Permitted on 02/03/1998

992239/FUL - REFURBISHMENT OF EXISTING OFFICE BUILDING WITH NEW ENTRANCE AND
RECEPTION AREA — Application Permitted on 09/07/1999

991765/FUL - Conversion/extension of existing commercial premises into 78 residential apartments
and conversion of part of ground floor of building into a health and fitness centre, supported by
secure parking for 63 parking spaces — Application Permitted on 13/12/2000

991203/ADV - Corporate sign on the front elevation, on brick parapet to car park, car park sign. —
Application Permitted on 09/01/2001

011374/FUL - Installation of standby generator and associated plant — Application Permitted on
10/07/2001

010602/FUL - Change of use (Health and Fitness to office accommodation) remaining residential
unchanged — Application Permitted on 29/07/2002
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010147/FUL - New windows to lower ground floor to Queens Road elevation, new external louvres to
replace existing, revisions to openings to elevations to service yard — Application Permitted on
16/01/2002

210776/CLP - Certificate of Lawfulness for proposed replacement of high level cladding, render and
replacement of wooden balconies (amended) — Permitted Development Confirmed on 25/08/2021

210777/CLP - Certificate of Lawfulness for proposed replacement of cladding and wooden balconies
— Application Withdrawn on 12/08/2021

211371/CLP - Certificate of Lawfulness for proposed removal/replacement of spandrel/window
panels (like for like) and removal/replacement of timber to balustrade screens — Permitted
Development Confirmed on 14/10/2021

221383/EPA - Application to determine if prior approval is required for a proposed Change of use
from Commercial, Business and Service (Use Class E) to Dwellinghouses (Use Class C3) for 7
residential units. Town and Country Planning (General Permitted Development) (England) Order
2015 (as amended) - Schedule 2, Part 3, Class MA — Refused 10/11/2022

221384/EPA - Application to determine if prior approval is required for a proposed Change of use
from Commercial, Business and Service (Use Class E) to Dwellinghouses (Use Class C3) for 9
residential units. Town and Country Planning (General Permitted Development) (England) Order
2015 (as amended) - Schedule 2, Part 3, Class MA — Refused 10/11/2022

231112/CLP - Replace existing insulated render building external facing material and replacement of
vertical metal cladding panels. Replacement of balcony decking and timber handrails.. Permitted
Development Confirmed 10/11/2023

231864/FUL - Conversion of existing ground floor office space into 8 no. dwellinghouses, installation
of one new window to the western elevation, alterations to windows to form doorways onto six hew
balconies. To be determined.

6. APPRAISAL

The proposal comprises the change of use of the front part of the ground floor of the building from Class
E(a) office floorspace to 7x Class C3 (dwellinghouse) units. The proposal is to be considered against the
criteria and conditions contained within Part 3, of Class MA.1. (1) (a)-(g), of the Town and Country
Planning (General Permitted Development) (England) Order 2015 (as amended).

In order to qualify for assessment under Class MA, all applications submitted under this class from 6th
April 2021 must comply with Department for Communities and Local Government’s Technical Housing
Standards — Nationally Described Space Standards, minimum space standards. As the application was
received after the 6th April 2021 there is a requirement to comply with these minimum space standards.
It can be confirmed that the proposed unit complies with these minimum space standards as illustrated in
the accompanying plan.

Criteria MA.1.—(1)
(b) Previous use qualification — “unless the use of the building fell within one or more of the classes

specified in sub-paragraph (2) for a continuous period of at least 2 years prior to the date of the
application for prior approval;”
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It can be confirmed that the building for which this application relate fell within one or more of the classes
specified in subparagraph (2) (b), being Class E use.

(d) Land designation criteria — “If land covered by, or within the curtilage of, the building —

(i) is or forms part of a site of special scientific interest;

(i) is or forms part of a listed building or land within its curtilage;

(iii) is or forms part of a scheduled monument or land within its curtilage;
(iv) is or forms part of a safety hazard area; or

(v) is or forms part of a military explosives storage area;”

The site does not form part of a site of special scientific interest, listed building nor land within its
curtilage, a Scheduled monument or land within its curtilage, safety hazard area, nor military explosive
storage area.

(e) Landscape designation criteria — “if the building is within—

() an area of outstanding natural beauty;

(i) an area specified by the Secretary of State for the purposes of section 41(3) of the Wildlife and
Countryside Act 198155;

(i) the Broads;

(iv) a National Park; or

(v) a World Heritage Site;”

The building is not within any such area.

(f) Agricultural tenancy criteria — “If the site is occupied under an agricultural tenancy, unless the express
consent of both the landlord and the tenant has been obtained;”

It can be confirmed the site is not occupied under an agricultural tenancy.

(g) Previous use criteria - “before 1 August 2022, if—

(i) the proposed development is of a description falling within Class O of this Part as that Class had
effect immediately before 1st August 2021; and

(ii) the development would not have been permitted under Class O immediately before 1st August 2021
by virtue of the operation of a direction under article 4(1) of this Order which has not since been
cancelled in accordance with the provisions of Schedule 3.

It can be confirmed that the site has not been subject to development of a description falling within a
Class of this part immediately before 1st August 2021, nor would such development be prevented under
Class O immediately before 1st August 2021 by virtue of the operation of a direction under article 4(1) of
this Order which has not since been cancelled in accordance with the provisions of Schedule 3.
Conditions

MA.2.—(1) Development under Class MA is permitted subject to the following conditions.

(2) Before beginning development under Class MA, the developer must apply to the local planning
authority for a determination as to whether the prior approval of the authority will be required as to—

(a) Transport impacts of the development, particularly to ensure safe site access
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The Council’s Transport Team raise no objection to prior approval being given as the change of use is
not considered to have a material increase or a material change in the character of traffic in the vicinity of
the site (as required by paragraph W(5)(a) given the scale of the development, the location and
extensive parking restrictions in the area.

(b) Contamination risks in relation to the building

No groundworks are required as part of the change of use. As such the proposal is considered to be
acceptable in terms of contamination risks to the building.

(c) Flooding risks in relation to the building

The site is not located within Flood Zones 2 or 3 and as such the proposals are acceptable in flood risk
terms.

(d) Impacts of noise from commercial premises on the intended occupiers of the development

There are no concerns with regards to the impact of noise from commercial premises on the intended
occupiers of the development.

(e) where— (i) the building is located in a conservation area, and (ii) the development involves a change
of use of the whole or part of the ground floor, the impact of that change of use on the character or
sustainability of the conservation area;

Not applicable as the proposal site is not within a Conservation Area.

(f) the provision of adequate natural light in all habitable rooms of the dwellinghouses

It is considered to be adequate levels of natural light to the proposed dwelling using the existing
openings.

(g) the impact on intended occupiers of the development of the introduction of residential use in an area
the authority considers to be important for general or heavy industry, waste management, storage and
distribution, or a mix of such uses

The site is not within a designated core employment area or located in an area the authority considers to
be important for general or heavy industry, waste management, storage and distribution, or a mix of such
uses.

(h) where the development involves the loss of services provided by— (i) a registered nursery, or (i) a
health centre maintained under section 2 or 3 of the National Health Service Act 2006, the impact on the
local provision of the type of services lost.

The development does not result in the loss of services provided by a registered nursery, or health
centre maintained under the relevant sections.

(i) where the development meets the fire risk condition, the fire safety impacts on the intended occupants
of the building.

The development meets the fire risk condition and is required to demonstrate compliance.

HSE provided a response stating:
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“If the LPA is minded to grant planning permission for this development, HSE strongly recommends that
a condition is applied stating that, that the proposed dwellings cannot until the external wall system has
been remediated to meet the required fire safety standard of class A2-s1, dO or better. The reason for
this condition is in the interests of fire safety, to protect the health, safety and wellbeing of existing and
proposed occupiers of the building.”

As such, the occupiers of the building would not be subject to fire safety risks, and the following
legislative approvals required, along with the condition attached would ensure this.

7. CONCLUSION

The development subject of this prior naotification is considered to meet the relevant criteria of Class MA
of the GPDO. In considering the relevant conditions pursuant to the Prior Approval of this application, the
proposal will not give rise to any transport impacts, contamination risks, flooding risk, nor would it
experience adverse noise impacts from adjacent business premises. It is considered that adequate
natural light would be provided in the habitable room. The development will not introduce a residential
use in an area the authority considers to be important for general or heavy industry, waste management,
storage and distribution, and does not result in the loss of a designated service.

The proposed development has demonstrated that the external walls will meet the required fire safety
standard approved through a previous prior approval application (PL/23/1112) the external wall must be
upgraded prior to occupation. Accordingly, it is considered that prior approval of the Local Authority is
required and given in accordance with the requirements of Class MA of the Town and Country Planning
(General Permitted Development) (England) Order 2015 (as amended).

8. RECOMMENDATION

Approve.



