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DECISION SHEET
Application No 22/35778/POTH

Delegated Committee
Decision Level v
Approve | Approve subject Refuse Split
to 106*
Recommendation v
Decision v
Refer to National
Planning Casework
Unit

Authorised Signatory: S. Wright

Date: 01.08.2023

*THIS APPLICATION IS SUBJECT TO A SECTION 106 AGREEMENT / DEED OF
VARIATION / UNILATERIAL UNDERTAKING - AND THE DECISION SHOULD
NOT BE ISSUED UNTIL THE ACTION LISTED BELOW HAS BEEN COMPLETED

Section 106

Date Legal Agreed

Date decision issued

Authorised Signature:

Committee Turnaround

Committee Date

Revised Decision

Reason

Authorised Signature:

Date:

P:\Dept\DEV\DEVCONT\Transformation\DECISIONSHEET




Caroline Holland

From: Sian Wright

Sent: 31 July 2023 17:20

To: planning SBC

Subject: FW: 22/35778/POTH - 29 Gaolgate Street

From: ABR Cherry Pickers <abrcherrypicker@gmail.com>

Sent: Monday, July 31, 2023 5:17 PM

To: Sian Wright <swright@staffordbc.gov.uk>

Cc: Joel Stern SAM Group <joel@samgroup.co.uk>; John Holmes <jholmes@staffordbc.gov.uk>
Subject: Re: 22/35778/POTH - 29 Gaolgate Street

CAUTION: This email originated from outside of the Council. DO NOT click links or open attachments unless you
recognise the sender and know the content is safe.

yes

On Mon, 31 Jul 2023 at 17:05, Sian Wright <swright@staffordbc.gov.uk> wrote:

Good afternoon,

22/35778/POTH

| have checked the Officer report and have noted that Environmental Health are requesting the following pre-
commencement condition:

Prior to commencement of the development a noise assessment shall be submitted to and approved in writing with
the Local Planning Authority. This shall include an assessment of noise impacts, and a description of any proposed
mitigation measures to be incorporated into the construction of the development. Thereafter, the approved details
shall be implemented in full prior to the development becoming occupied and shall be permanently maintained in
full accordance with the approved details.

Are you happy to agree to this condition. Please confirm via email.

Kind regards,

Sian Wright



@ Stafford

BOROUGH COUNGIL

Sian Wright | Development Lead
Stafford Borough Council | Civic Centre | Riverside | Stafford | ST16 3AQ
01785 619528 | swright@staffordbc.gov.uk | www.staffordbc.gov.uk

Information you supply to us via email will be dealt with in line with data protection legislation. We
will use your information to enable us to fulfil our duties in relation to your enquiry. To that end,
where the law allows, your information may be shared with relevant departments within the
council, and with other authorities and organisations where required. Stafford Borough Council is
the data controller for any personal information you provide. For more information on your data
protection rights relating to the service to which your email relates, please visit
www.staffordbc.gov.uk/PrivacyNotice

Submit it as bad/spam
Blocklist sender




This form should be saved to your device and then completed using the free Adobe Acrobat
Reader application or full version of Adobe Acrobat. Many internet browsers and other

f’ Planning Portal applications can display PDF files, but we cannot guarantee their compatibility in regard to

these forms. We specifically advise users of Apple devices not to use 'Preview' because of
known issues.

Application to determine if prior approval is required for a proposed:
Change of use from Commercial, Business and Service (Use Class E),
or betting office or pay day loan shop to

mixed use including up to two flats (Use Class C3)
Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended) - Schedule 2, Part 3, Class G

Privacy Notice
This form is provided by Planning Portal and based on the requirements provided by Government for the sole purpose of submitting
information to a Local Planning Authority in accordance with the legislation detailed on this form.

Please be aware that once you have downloaded this form, Planning Portal will have no access to the form or the data you enter into it.
Any subsequent use of this form is solely at your discretion, including the choice to complete and submit it to a Local Planning Authority in
agreement with the declaration section.

Upon receipt of this form and any supporting information, it is the responsibility of the Local Planning Authority to inform you of its
obligations in regards to the processing of your application. Please refer to its website for further information on any legal, regulatory and
commercial requirements relating to information security and data protection of the information you have provided.

Publication on Local Planning Authority websites

Information provided on this form and in supporting documents may be published on the authority's planning register and website.
Please ensure that the information you submit is accurate and correct and does not include personal or sensitive information.

If you require any further clarification, please contact the Local Planning Authority directly.

Find contact details for Local Planning Authorities: https://www.planningportal.co.uk/lpasearch

If printed, please complete using block capitals and black ink.

1. Applicant Name and Address 2. Agent Name and Address A
Title: First name: Title: Mr First name:|Joseph
Last name: |C/O UPP Architects & Town Planners Last name: |Stroud
(Coop?gﬁgl);; (Coopngzg?;; UPP Architects and Town Planners
Unit: Number: Suffix: Unit: Number: Suffix:
Egi!’ldei?g Atrium Eg:ﬁ:ng Atrium
Address 1: Address 1:
Address 2: |The Stables Market Address 2: |The Stable Market
Address 3: |Chalk Farm Road Address 3: |Chalk Farm Road
Town: Camden Town: Camden
County: County:
Country: Country:
Postcode: [NW1 8AH Postcode: [NW1 8AH
\. J
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(. . .
3. Site Address Details
Please provide the full postal address of the application site.

Unit: Number: 29 Suffix:

Building name:

Address 1: Gaolgate Street

Address 2:

Address 3: Stafford

Address 4:

Postcode: ST16 2NT

.

( T
4, Eligibility
Would the proposed change of use result in the building containing more than two flats?

[]Yes No

If you have answered Yes above, the proposal will exceed the limits set by legislation. In this circumstance, you should not continue with
this application and seek advice from the Local Planning Authority on the best course of action.

Would a part of the building continue to be:
- In a commercial/business/service use; and/or
- Used as a betting office and/or a pay day loan shop

Yes [ ] No

If you have answered No above, the proposal will exceed the limits set by legislation. In this circumstance, you should not continue with
this application and seek advice from the Local Planning Authority on the best course of action.

Would the proposed flat(s) only be situated on floor(s) above a floor where at least some of the other proposed mixed uses are to be
provided?

Yes [ ] No

If you have answered No above, the proposal will exceed the limits set by legislation. In this circumstance, you should not continue with
this application and seek advice from the Local Planning Authority on the best course of action.

If the building has a ground floor display window, would any of that ground floor be used as a flat?

[ ] Yes No / The building does not have a ground floor display window

If you have answered Yes above, the proposal will exceed the limits set by legislation. In this circumstance, you should not continue with
this application and seek advice from the Local Planning Authority on the best course of action.

Will all the proposed flats have gross internal floor areas of at least 37 square metres, and comply with the nationally described space
standard?

Yes [ ] No

If you have answered No above, the proposal will exceed the limits set by legislation. In this circumstance, you should not continue with
this application and seek advice from the Local Planning Authority on the best course of action.

Following the change of use, will each flat only be used as a dwelling:
- by a single person or by people living together as a family, or
- by not more than 6 residents living together as a single household (including a household where care is provided for residents)

Yes [ ] No

If you have answered No above, the proposal will exceed the limits set by legislation. In this circumstance, you should not continue with

this application and seek advice from the Local Planning Authority on the best course of action.
\.
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(5. Description of Proposed Works, Impacts and Risks

Please describe the proposed development including details of the flat(s) and other works proposed:

Change of use from retail to residential (class C3) of the upper floor currently in ancillary use to the ground floor retail unit.

What will be the net increase in dwellinghouses: 1

Note that this figure should be the number of dwellinghouses proposed by the development that is additional to the number of

dwellinghouses in the existing building.
\.
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(5. Description of Proposed Works, Impacts and Risks (continued)

Please provide details on the provision of adequate natural light in all habitable rooms of the flat(s):

Tee existing property has existing front windows which serve both habitable bedrooms sited towards the property's southern elevation.
The proposed kitchen, living and dining area will be dual aspect. All habitable rooms are served with a good level of natural light.

Please provide details of any arrangements required for the storage and management of domestic waste:

Waste storage provision is site towards the rear of the property in line with the existing arrangements associated with the commercial
unit. Waste associated with the residential unit be stored separately for ease of access by future occupants.

Page 4 of 6 Version PDF 2021 (RP)



(5. Description of Proposed Works, Impacts and Risks (continued)

Please provide details of any contamination risks and how these will be mitigated:

The existing property is a commercial retail unit in a High Street location, as such, it is not considered that there are any contamination
risks associated with the site.

Please provide details of any flooding risks and how these will be mitigated.

A flood risk assessment should accompany the application where the site:

-isin Flood Zones 2 or 3 (Check online: https://flood-map-for-planning.service.gov.uk/ ); or

- isin an area with critical drainage problems (Check with the Local Planning Authority, it will have been notified of such areas by the

Environment Agency).

The property is located in Flood Zone 1, as such, it is not considered to be at risk of flooding.

Please provide details of the impacts of noise from any commercial premises on the intended occupiers of the new dwellinghouses and

how these will be mitigated:

The application site forms part of a primary retail parade in which several properties feature
commercial provision on the ground floor and residential use on the upper storeys.

There are no Nightclub or similar provisions in close proximity to the site that will cause harmful impact to the acoustic privacy that
future residents will benefit from.

Page 5 of 6 Version PDF 2021 (RP)



(6. Checklist A

Please read the following checklist to make sure you provide all the required information in support of your proposal.

The information provided should include all the details necessary for the Local Planning Authority to determine if the proposal complies
with permitted development legislation, and if its prior approval will be required.

If sufficient information is not provided the Local Authority can either request it, or refuse the application.

All sections of this application completed in full, dated and A plan indicating the site and showing the proposed

signed. development.
The correct fee A site specific flood risk assessment ]
(ifrequired as per the flood risk details of question 5)

Floor plans indicating the total floor space in square metres of

each dwellinghouse, the dimensions and proposed use of each All plans should be drawn to an identified scale and show the

room, the position and dimensions of windows, doors and direction of North.
walls, and the elevations of the dwellinghouses Plans can be bought from the Planning Portal's accredited
supplier:
L https://www.planningportal.co.uk/buyaplanningmap )
(. . N\
7. Declaration

I/'we hereby apply for a determination as to whether prior approval will be required as described in this form and the accompanying plans/
drawings and additional information. I/we confirm that, to the best of my/our knowledge, any facts stated are true and accurate and any
opinions given are the genuine opinions of the person(s) giving them.

Signed - Applicant: Or signed - Agent: Date (DD/MM/YYYY):
(date cannot be
JS 18/03/2022 pre-application)
\_ J
s " " N /7 - p
8. Applicant Contact Details 9. Agent Contact Details
Telephone numbers Telephone numbers
Country code:  National number: Extension: || Country code: National number: Extension:
0208 202 996
Country code:  Mobile number (optional): Country code:  Mobile number (optional):
Country code:  Fax number (optional): Country code:  Fax number (optional):
Email address: Email address:
Joe@UPP-Planning.co.uk
\_ J \\ J
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~# Fire and Rescue Service
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ﬁﬁ Staffordshire

preventing « protecting ¢ responding

Please reply to:

Our Ref: NN

Your Ref: 22/35778/POTH
Date: 26 April 2022

TOWN AND COUNTRY PLANNING ACT 1990
FIRE AND RESCUE SERVICES ACT 2004
Edinburgh Woolen Mill 29 Gaolgate Street Stafford ST16 2NT

Planning Application Number 22/35778/POTH

Proposal Change of use from retail to residential (Class C3) of the upper floor currently
in ancillary use to the ground floor retail unit.

| refer to the planning application dated 14 April 2022 and the proposed development at
the above address.

VEHICLE ACCESS

Appropriate supplies of water for fire fighting and vehicle access should be provided at
the site, as indicated in Approved Document B Volume 1 requirement B5, section 13 and
section 14.

| would remind you that the roads and drives upon which appliances would have to
travel in order to proceed to within 45 metres of any point within the property, should
be capable of withstanding the weight of a Staffordshire firefighting appliance (G.V.W. of
17800 Kg).

EQE " Staffordshire

<29 Fire and Rescue Service
preventing * protecting * responding

www.staffordshirefire.gov.uk
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5‘ ( Staffordshire

”‘%,m# Fire and Rescue Service

‘u}r preventing ¢ protecting * responding

N7

AUTOMATIC WATER SUPPRESSION SYSTEMS (SPRINKLERS)

| wish to draw to your attention Staffordshire Fire and Rescue Service’s stance regarding
sprinklers.

DOMESTIC SPRINKLERS

In the interest of preventing deaths and injuries from fires within domestic dwellings
Staffordshire Fire and Rescue Service strongly recommend the provision of a sprinkler
system to a relevant standard.

Early consultation with the Fire Service when designing buildings which incorporate
sprinklers may have a significant impact on reducing fire deaths and injuries in domestic

premises and financial implications for all stakeholders.

Further information can be found at www.bafsa.org.uk - the website of the British

Automatic Fire Sprinklers Association Ltd.

If you require any further advice or assistance regarding the above please do not
hesitate to contact me.

Yours sincerely,

Fire Safety Officer


http://www.bafsa.org.uk/

STAFFORD BOROUGH COUNCIL

MEMORANDUM
From: Suzanne Wild MyRef:
301278
To: Planning Services Your Ref
F.A.O: Contact:

APPLICATION NUMBER - 22/35778/POTH

Consultation: Regulatory Services

Regulatory Services Group

The following general conditions are recommended in order to safeguard any nearby
residential occupiers from undue disturbance during development:

1. GENERAL CONDITIONS

All site works and construction shall be restricted to the following days and times:
Monday to Friday: 08:00 — 18:00

Saturday: 08:00 — 14:00

Works shall not be undertaken on a Sunday or a public holiday.

Deliveries to the site shall only take place between the hours of

Monday to Friday: 08:00 — 18:00

Saturday: 08:00 — 14:00

No deliveries shall be made on a Sunday or a public holiday.

2. NOISE ASSESSMENT: The proposed residential development is located close to a number of
noise sources (retail premises below, Bus station, Bars, A34), which have the potential to
cause noise disturbance to residence at the proposed development.

Prior to the commencement of the development a noise assessment is therefore required
to be submitted and approved, which includes an assessment of noise impacts, and
description of any proposed mitigation measures to be incorporated into the construction of
the development, shall be submitted to the Local Planning Authority for prior approval.
Thereafter, the approved details shall be implemented in full prior to the development
becoming occupied and shall be permanently maintained in full accordance with the
approved details.

3. WASTE STORAGE
Ensure that there are sufficient refuse and recycling bin storage facilities and that these are
easily accessible by the Collection Services.

4. LIGHTING
Lighting to external areas should be of a design and positioned not to cause a light nuisance to
any neighbouring properties. Glare from any lighting must be kept to a minimum.
If floodlighting is to be used, a full report is to be submitted to this Service for review prior to
planning approval.
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PLANNING STATEMENT

Prior Approval for the Change of Use of the 1% Floor
from Commercial (Use Class E) to Residential (Use
Class C3)

29 Gaolgate Street, Stafford ST16 2NT
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Introduction

UPP Architects and Town Planners have been instructed by the applicant to prepare and submit
a request to the Local Authority for Prior Approval at the site known as 29 Gaolgate Street,
Stafford ST16 2NT. This planning statement should be read in conjunction with the associated

architectural plans (existing and proposed).

This application seeks Prior Approval under Schedule 2, Part 3, Class G of the General
Permitted Development Order (GPDO) to convert the existing 1%t floor commercial space (Use
Class E) to form one self-contained residential unit. The proposed development will involve minor

works to the internal layout of the associated premises.

This document provides details of the proposed scheme and will demonstrate that the proposal

complies with the relevant ‘Schedule 2, Part 3, Class G’ GPDO legislation.

The Site and Surroundings

The application site is located on the eastern side of Gaolgate Street in the Town Centre part of
Stafford. The site sits mid-terrace and forms part of a wider parade generally providing

commercial, business, or service premises at ground floor level.

The subject site, known as no. 29 Gaolgate Street, exists as a 2-storey property with a flat roof.
The fagade of the ground floor of the property is characterised by full width display windows. The
ground floor fagade is wood with fine detailing on the concrete columns sited on the flanks of the
facade. At the first-floor level, the facade is characterised by a more modern ceramic tile finish

windows at first floor level are sited in a metal casement.

The subject site consists of one ground floor retail unit (Class E) situated on the ground floor,
which features a large display window. There is additional, but vacant, commercial (Class E) floor
space on the first floor which has historically been used as ancillary space in support of the

ground floor use.

A Atrium, Chalk farm Road, Camden, NW1 8AH @ info@upp-planning.co.uk
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Figure 1. The Application Site

2.4 The surrounding area comprises a mix of residential, retail, commercial and leisure uses. Much

like the application site, the wider parade and Gaolgate Street is predominately typified by ground

floor commercial space and a mix of ancillary or separate commercial space and/or residential

accommodation.

2.5 The site subject site has the following planning related designations:

The site is located in Stafford Borough Council

The site is located within the Stafford (Town Centre) Conservation Area.

The site is not a listed building nor is the site located in an Area of Outstanding Natural
Beauty (AONB) or located on Green Belt Land.

The site is located within Environmental Agency Flood Zone 1 which means it at low risk
of fluvial or surface water flooding.

There are no trees located on the site and therefore no Tree Protection Orders (TPQO’s) in
place.

The site is located within a town centre and primary shopping area

A Atrium, Chalk farm Road, Camden, NW1 8AH @ info@upp-planning.co.uk
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Relevant Planning History
Application Site History
95/32149/FUL | Shopfront | 29 Gaolgate Street Stafford | Approved | 18/05/1995

98/36880/FUL | New Timber Shopfront And Internal Fit Out Of Existing Unit | 29 Gaolgate Street
Stafford | Approved | 09/10/1998

The Proposal

This application seeks Prior Approval to convert the existing commercial (Class E) floorspace on
the first floor of the property to provide one self-contained residential unit. The unit will
accommodate a 2b/3p residential dwelling measuring 68.36sq.m. The flat is provided with a large
dual aspect kitchen, living and dining area alongside a spacious shared bathroom and ensuite for
the double bedroom. The bedrooms are in excess of the minimum space standards and provide
a good level of accommodation with the double bedroom measuring 11.62sq.m and the single

bedroom measuring 9.42sq.m.

Relevant Planning Policy

Schedule 2, Part 3, Class G (retail or betting office or pay day loan shop to mixed use) of the

Town and Country Planning (General Permitted Development) Order 2015 allows for —
Development Consisting of a Change of Use of a Building:

(a) from a use within Class E (commercial, business and service) of Schedule 2 to the Use
Classes Order, to a mixed use for any purpose within that Class and as up to 2 flats;

(b) from a use within article 3(6)(n) (betting office) or 3(6)(o) (pay day loan shop) of the Use
Classes Order, to a mixed use for any purpose within Class E (commercial, business and
service) of Schedule 2 to that Order and as up to 2 flats;

(c) from a use falling within article 3(6)(n) (betting office) or 3(6)(o) (pay day loan shop) of the
Use Classes Order to a mixed use falling within article 3(6)(n) (betting office) or 3(6)(o)
(pay day loan shop) of the Use Classes Order and as up to 2 flats.

Development permitted by Class G is subject to the following conditions —

(a) some or all of the parts of the building used for a use within, as the case may be, article
3(6)(n) (betting office) or 3(6)(0) (pay day loan shop) of, or Class E of Schedule 2 to, the

A Atrium, Chalk farm Road, Camden, NW1 8AH @ info@upp-planning.co.uk
W www.upp-planning.co.uk P 02082029996
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Use Classes Order is situated on a floor below the lowest part of the building used as a
flat;
(b) where the development consists of a change of use of any building with a display window
at ground floor level, the ground floor must not be used in whole or in part as a flat;
(c) a flat must not be used otherwise than as a dwelling (whether or not as a sole or main
residence)—
(i) by a single person or by people living together as a family, or
(i) by not more than 6 residents living together as a single household (including a
household where care is provided for residents)
(d) before beginning development, 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
(i) contamination risks in relation to the building;
(i) flooding risks in relation to the building;
(iii) impacts of noise from commercial premises on the intended occupiers of the
development;
(iv) the provision of adequate natural light in all habitable rooms of the dwelling houses;

(v) arrangements required for the storage and management of domestic waste.

6. Policy Assessment
mpliance with CI ragraphs A.B f Sch le2. P 1
6.1 The proposed development involves the conversion of the existing first floor commercial space

(Class E) to provide one self-contained residential unit. In compliance with provision G.1,
paragraph (a), the ground floor of the premises will remain in use as a Class E space and will, as
a result of the development, be situated on the floor below the lowest part of the building used as

a flat.

6.2 Furthermore, in compliance with paragraph (B), as the existing ground floor premises feature a

display window, no part of the ground floor will be used in part or in whole as a residential flat.

6.3 The proposed residential accommodation will be used either by a single occupant or people living

together as a family.

A Atrium, Chalk farm Road, Camden, NW1 8AH @ info@upp-planning.co.uk
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Relevan nsideration ragraph D of Sch le2. P |

ntamination Risks in Relation to the Buildin

The existing building is currently in commercial use and is not associated with any contamination
risk. The surrounding area, which is situated within a Town Centre and Primary Retail Parade,

also does not have any uses that pose a cause for concern in relation to contamination.

The proposed development will involve minor internal alteration to the first floor of the existing

building. The proposed development will not involve the breaking of any hardstanding.

Therefore, it is considered that there is no concern in relation to contamination risk.

Flooding Risks in Relation to the Buildin

The application site is located within an Environmental Agency Flood Zone 1 area. Subsequently,

the site is at a very low risk of fluvial and surface water flooding.

The proposed residential accommodation is located on the first floor of the property. Therefore, it

is considered that there should be no concern in relation to flooding risk.

Im ts on Noise from Commercial Premi n the Inten iers of the Development

The application site forms part of a primary retail parade in which several properties feature

commercial provision on the ground floor and residential use on the upper storeys.

There are no Nightclub or similar provisions in close proximity to the site that will cause harmful

impact to the acoustic privacy that future residents will benefit from.

The Provision of A te Natural Light in All Habitable Rooms of the Dwellingh

In compliance with the Class G legislation, the proposed development has used the windows that
the existing property benefits from to ensure that all habitable rooms receive adequate natural
light.

Each habitable space (including bedrooms and kitchen/living/dining areas) benefits from a
minimum of at least one window opening. The proposed floor plans are provided with window
height and width dimensions in order to demonstrate that openings are adequate to provide the

required level of natural daylight.

A Atrium, Chalk farm Road, Camden, NW1 8AH @ info@upp-planning.co.uk
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6.13 Therefore, it is considered that there should be no concern in relation to adequate natural light.
Arrangements Required for the Stor nd Management of Domestic Wast

6.14 The unit will have designated refuse storage facilities sited towards the rear of the property in
keeping with the existing collection arrangements associated with the commercial unit at ground
floor level. This will be stored in a designated area for the residential unit.

6.15 Access to the rear recycling and refuse storage is achieved through the right of way towards the
side of the property as outlined in the accompanying architectural plans and elevations.

6.16 As only 1 unit is proposed, there will be minimal impact on the surrounding area.

6.17 It is considered that there should be no concern in relation to the storage and management of
domestic waste.

7. Conclusion

71 It has been demonstrated that the proposal meets the eligibility requirements of Schedule 2, Part
3, Class G of the GPDO (paragraphs A, B & C). Furthermore, this statement and the associated
architectural plans demonstrate that the proposal meets the requirements of this legislation in
terms of contamination risks, flooding risks, noise from commercial users, the provision of
adequate natural light for the proposed dwellings, and domestic waste arrangements.

7.2 Subsequently, it is respectfully requested that the Local Authority certify that their Prior Approval
is not required.

A Atrium, Chalk farm Road, Camden, NW1 8AH @ info@upp-planning.co.uk
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