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1.0 Introduction

1.1

1.2

1.3

1.4

1.5

1.6

This Statement accompanies a Prior Notification submission for
change of use of 92/92B Audley Street from Commercial, Business and
Service (Class E) to create 10 self-contained flats (use class C3 -

Residential).

The application property, through the determination of application
PL/24/1564, confirmed that it was within a Class E use had had been
and was continuously in Class E for 10 years and that this included up

to the present day.

The building itself is split over two floors and has a number of large
expansive windows, with the scheme not requiring any external
alterations to provide new windows or make it appropriate for
residential use, other than internal alterations which is allowed under
Class MA works.

The building is located within a mixed use built-up area, however,

the majority of the properties on the road are in residential use.

There is no onsite parking for the property, although to the front of
it there is provision for servicing, and there is space for cycle and bin

storage within the building.

The building is not listed and not located in a Conservation Area.
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2.0 Planning Analysis

Class MA - commercial, business and service uses to dwellinghouses
Permitted development

MA. 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.

Development not permitted
MA.1.—(1) Development is not permitted by Class MA—

(a)unless the building has been vacant for a continuous period of at least 3 months
immediately prior to the date of the application for prior approval;
Following the most recent updates to the legislation on 5" March 2024, this

point is no longer applicable and has been removed from the legislation.

(b)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;

This has been met.
(c)if the cumulative floor space of the existing building changing use under Class
MA exceeds 1,500 square metres;

Following the most recent updates to the legislation on 5th March 2024, this
point is no longer applicable and has been removed from the legislation.
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(d)if land covered by, or within the curtilage of, the building—
(i)is or forms part of a site of special scientific interest;

(i1)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;

(e)if the building is within—

(i)an area of outstanding natural beauty;

(if)an area specified by the Secretary of State for the purposes of section 41(3)
of the Wildlife and Countryside Act 1981(1);

(ifi)the Broads;

(iv)a National Park; or

(v)a World Heritage Site;

(f)if the site is occupied under an agricultural tenancy, unless the express consent
of both the landlord and the tenant has been obtained; or

(g)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.

The land covered by, or within the curtilage of, the building does not fall
within or form part of any of the aforementioned points.

(2) The classes mentioned in sub-paragraph (1)(b) are the following classes of the
Use Classes Order—

(a)the following classes of the Schedule as it had effect before 1st September
2020—

(i)Class A1 (shops);

(if)Class A2 (financial and professional services);

(iii)Class A3 (food and drink);

(iv)Class B1 (business);

(v)Class D1(a) (non-residential institutions - medical or health services);

(vi)Class D1(b) (non-residential institutions - créche, day nursery or day centre);
(vii)Class D2(e) (assembly and leisure - indoor and outdoor sports), other than use
as an indoor swimming pool or skating rink;

(b)on or after 1st September 2020, Class E (commercial, business and service) of
Schedule 2.

The use of the property falls within this list as confirmed through application
PL/24/1564.
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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;

The proposed conversion would not have any impact on transport and there
would be no impacts on site access.

The application unit does not benefit from onsite parking, and none is
proposed with the application.

The property is currently in Class E use where it has daily use due to being
used by commercial businesses. The servicing of the commercial businesses is
carried out through road side deliveries.

The proposed residential use, being car free means that there will be less
vehicular movements associated with site. Deliveries to the site would be
undertaken in the same way that the existing Class E use of the site have been
making use of or that of any other Class E uses would incorporate into their
business.

Therefore, the servicing of the building would be no different to the existing
use and as a result would have no severe impacts on the highways network.

It should also be noted that Audley Street is a one way road, and therefore
the servicing of the site would not impact the flow of two way traffic, as this
is not possible. Furthermore, the road has, in places, parking bays marked out
on both sides of the road, with vehicles driving down the centre of the road,
so there would be no blocking of the highway from delivery vehicles etc, as
these would be able to pull in up against the kerb.

Furthermore, the site will benefit from appropriate cycle storage provision
within an enclosed space accessed from the front of the site for the future
occupiers of the building. The cycle storage area will be secure due to the
continued use of the existing roller shutter door providing a secure and safe
frontage.

The bins are located within the same area as the cycle storage, and bins can
be wheeled out on refuse collection day.
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Finally, through the assessment of application PL/25/1376 the Council
confirmed the following within the officers report:

The site does not benefit from onsite parking, and none is proposed. The
application site is situated within walking distance of Oxford Road’s shops
and amenities in addition to a frequent bus service to and from Reading
Town Centre. The Council’s Transport Officer has confirmed the proposal
would not have a material impact on the character of traffic in the vicinity.
Unauthorised parking could be managed via existing restrictions in place.
Should the application be approved, future occupants would not
automatically be issued with resident or visitor parking permits to ensure
that the development would not harm the existing amenities of the
neighbouring residential properties by adding to the already high level of on
street car parking in the area. Given the extensive parking restrictions and
the highly sustainable location with regards to access to the town centre and
public transport links, a lower (i.e. nil) provision is considered acceptable in
this instance.

In light of the above it is considered that the same assessment would be
applied to the resubmission and therefore clarify that there are no transport
or highways concerns with the application.

(b)contamination risks in relation to the building;

The site is not at risk from contamination and the works are only proposed
conversion works. There are no ground works proposed and therefore the
conversion would be suitable for residential purposes.

Through the assessment of application PL/25/1376 the Council confirmed:

The application site is not situated on land known to be at risk of
contamination and the proposal is for a change of use only, with no physical
alterations to the external elevations of the building or groundwork sought.
The Council’s Environmental Protection Officer has raised no concern in this
respect.

Therefore, again the assessment of this application should not provide any
concerns on this matter.
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(c)flooding risks in relation to the building;

The site is not located in an area at risk from flooding and would still be
suitable for residential purposes. And the Council stated in the previous
application that the site is wholly located within Flood Zone 1. A Flood Risk
Assessment has not been submitted with it, but agreed in this instance that
no FRA is required owing to the low flood risk status of the site.

No FRA is being submitted again as a result of the Councils comments in the
last application, but there is also no concern in respect to flooding either.

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

The application site is located in area which is a mix of residential and
commercial uses.

The application building adjoins to a commercial use and as such a noise
assessment has been undertaken and is submitted with the application
confirming no harm from noise for future users of the proposed flats.

The detailed report submitted with the application addresses the points raised
in the previous application. The survey was carried out in accordance with
the requests made by officers in their assessment of the last application.

Consequently, it is considered that there are no noise implications from the
proposed conversion on existing uses within the immediate area or proposed
uses, those being the new dwellings, as demonstrated within the new noise
assessment submitted with the application and confirming that the scheme
meets the required British Standards.

(e)where—

(i)the building is located in a conservation area, and

(il)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;

The application property is not located in a Conservation Area.
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(f)the provision of adequate natural light in all habitable rooms of the
dwellinghouses;

The proposed residential units, and in particular the habitable rooms of the
residential units, will have access to adequate natural light due to the
arrangement of the existing fenestration that benefits the building.

A sunlight/daylight assessment has been undertaken as part of this
resubmission and a report is submitted with the application that clearly
demonstrates that all habitable rooms would benefit from adequate levels of
natural light.

Specifically, the accompanying Daylight and Sunlight Assessment prepared by
EPS confirms that all habitable rooms within the proposed dwellings will either
meet or exceed, the minimum threshold set out in the BRE recommended
guidelines.

Consequently, the report addresses the points raised in the assessment of the
previous application, and confirms that all habitable spaces will be well lit and
will have a reduced reliance on supplementary electric lighting.

(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;

This is not applicable to this site.

(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(2),the impact on the local provision of the type of services lost; and
This is not applicable to this site.

(i)where the development meets the fire risk condition, the fire safety impacts

on the intended occupants of the building;

This is observed.



Planning Statement

W@ Planning Geek

(3) An application for prior approval for development under Class MA may not be
made before 1 August 2021.

This is not applicable.

(4) The provisions of paragraph W (prior approval) of this Part apply in relation
to an application under this paragraph as if—

(a)for paragraph (e) of sub-paragraph (2) there were substituted—

“(e)where—

(i)sub-paragraph (6) requires the Environment Agency to be consulted, a site-
specific flood risk assessment;

(if)sub-paragraph (6A) requires the Health and Safety Executive to be consulted,
a statement about the fire safety design principles, concepts and standards that
have been applied to the development,”;

(b)in the introductory words in sub-paragraph (5), for “and highways impacts of
the development” there were substituted “impacts of the development,
particularly to ensure safe site access”;

(c)after sub-paragraph (6) there were inserted—

“(6A) Where the application relates to prior approval as to fire safety impacts,
on receipt of the application, the local planning authority must consult the Health
and Safety Executive.”;

(d)in sub-paragraph (7) for “(5) and (6)” there were substituted “(5), (6) and
(6A)”;

This is acknowledged and no fire safety statement is required.

(5) Development must be completed within a period of 3 years starting with the
prior approval date.

This is acknowledged.

(6) 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.”

This is acknowledged.

10



Planning Statement

W@ Planning Geek

MA.3. Development meets the fire risk condition referred to in paragraph
MA.2(2)(i) if the development relates to a building which will—

(a)contain two or more dwellinghouses; and

(b)satisfy the height condition in paragraph (3), read with paragraph (7), of
article 9A (fire statements) of the Town and Country Planning (Development
Management Procedure) (England) Order 2015.

This is acknowledged.

Summary

The application, through this supporting statement and accompanying noise
assessment and sunlight/daylight report, has demonstrated a compliance with
the criteria set out within Class MA for the conversion of the building to
residential use.

The application has been prepared and supported by documents that clearly
address the points raised by officers in the previous application, PL/25/1376,
and therefore the scheme, submitted under this application, should be
granted prior approval consent.
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