DELEGATED APPLICATION REPORT			                         Target Date: 06/04/21
Application No: 210124/FUL
Address: Unit 2, Cantay House, 29a Ardler Road
Proposal: Change of use to MOT testing station and vehicle repairs (Use Class Sui Generis)
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site comprises a unit within Cantay Business Park, off Ardler Road. The Business Park is accessed via Hardy Close, and comprises eight units in various light industrial and commercial uses. The units are arranged in a u-shaped configuration, with vehicle parking to the centre and edges. Unit 2 is located to the southern end of the site, with residential properties on Brackstone Close immediately to the rear. The principal elevation of the unit includes a roller shutter. The unit was vacant at the time of the submission, and as per the application documents was previously in use as a gym. The site is located within Flood Zone 3 and an area of identified contaminated land. Residential properties surround the site on all sides. 
Proposal
The proposal is for the change of use of the unit to a MOT testing station and place for vehicle repairs (Sui Generis). While the previous use of the unit was as a gym, no planning history exists for such a use. The existing lawful use of the unit is presumed as Class B2. No external alterations are proposed to facilitate the change of use. 
It is stated that all MOT tests would be pre-booked, with up to seven taking place each day. 
Plans Considered
The agent supplied the following, received on 26/01/21:
Site Location
Site Location
‘Buy a Plan’ drawing entitled ‘Unit 2, Cantay House, 29a, Ardler Road, Caversham Reading RG4 5AE’
Subsequently the agent supplied the following, received on 09/02/21:
Flood Risk Assessment by Groundsure, dated 03/02/21
Subsequently the agent supplied the following, received on 10/02/21:
Planning Statement
Planning Information
Subsequently the agent supplied the following, received on 26/03/21:
Proposed Parking Plan
Subsequently the agent supplied the following, received on 26/05/21:
Drawing No: P2108/PL01 Rev. P1 – Proposed Parking Plan
Noise Impact Assessment, ref: 6024CM, by Nova Acoustics
Flood Risk Assessment, ref: 6275, by Ambiental Environmental Assessment
Planning History
None.
Consultation Responses
Neighbouring owners and occupiers at 27 and 29 Ardler Road, 1 Hardy Close, 1, 2, 3, 5 and 7 Brackstone Close, and 43-61 (odds) St Johns Road were consulted by letter. A site notice was displayed. No letters of representation were received.
Reading Borough Transport Development Control
The site is located within an industrial business park consisting of 8 warehouse units.  The premises are currently vacant. The previous use was as a gymnasium (D2 use). 

This application is for the change of use of the unit to a MOT testing station and vehicle repairs. Only Class 4 MOT’s will undertaken, including small vans and motor caravans (up to
3,000kg).  MOT testing will be the predominant use of the site with repairs undertaken to rectify test failures. All operations will be carried out internally.

The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD.  This zone directly surrounds the Central Core Area and extends to walking distances of 2 kilometres from the centre of Reading. Typically this zone is well served by public transport, with buses continuing either into or out of the Central Core Area via this zone.

In accordance with the Council’s adopted Parking Standards and Design SPD, the development should be provided with 1 parking space per 2 FTE staff and 3 parking spaces per service bay.  

The applicant has confirmed all MOT’s will be pre-booked appointments with up to 7 tests being undertaken per day.  However, no clarification has been provided regarding the number of staff employed on-site. I am concerned that the two allocated parking bays will not meet the full parking requirement for this type of use. Given the nature of MOT test centres, customers are likely to drop off their vehicle and return at a later time, potentially to fit in with their working day.  Therefore, the provision of two parking spaces would not provide adequate parking provision for staff and customers.   

Policy TR5 states that development should provide car parking and cycle parking that is appropriate to the accessibility of locations within the Borough to sustainable transport facilities, particularly public transport.  It goes on to say that ensuring the appropriate level of car parking in new developments involves striking a careful balance to ensure that there is not a knock-on effect on the safety and function of the highway and public transport network through on-street parking. 


Therefore, it is essential that any intensification of use of the site does not lead to congestion within site resulting in overspill onto the surrounding highway. Without sufficient justification for the parking provision proposed and clarification over how the spaces would operate, I am unable to support this application. 

Reading Borough Environmental Protection
Applications which include noise generating equipment when there are nearby noise sensitive receptors should be accompanied by an acoustic assessment. I would recommend that an acoustic assessment is carried out in advance of the permission being granted to ensure that the proposed use is appropriate for the location, or can be made so with the appropriate mitigation and/or conditions attached.

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.
Relevant Planning Policy and Guidance
The following local and national planning policy and guidance is relevant to this application:
National Planning Policy Framework
Reading Borough Local Plan (2019)
Policy CC1 – Presumption in Favour of Sustainable Development
Policy CC2 – Sustainable Design and Construction
Policy CC3 – Adaption to Climate Change
Policy CC5 – Waste Minimisation and Storage
Policy CC6 – Accessibility and the Intensity of Development
Policy CC7 – Design and the Public Realm
Policy CC8 – Safeguarding Amenity
Policy EN12 – Biodiversity and the Green Network
Policy EN16 – Pollution and Water Resources
Policy EN17 – Noise Generating Equipment
Policy EN18 – Flooding and Drainage
Policy EM1 – Provision of Employment
Policy EM4 – Maintaining a Variety of Premises
Policy TR3 – Access, Traffic and Highway-Related Matters
Policy TR5 – Car and Cycle Parking and Electric Vehicle Charging
Policy OU4 - Advertisements
Appraisal 
Principle of development
The application site is located within an established business park, comprising various commercial and light industrial uses. The proposed use is in keeping with the character of the business park, aiding vitality by bringing a vacant unit back into active use. Subject to other policy considerations outlined below, the principle of the change of use is acceptable. 
Impact on neighbouring amenity
The proposed use is noise generating, through machinery and equipment necessary to undertake MOT testing and vehicle repairs. Policy CC8 requires that development will not cause a detrimental impact on the living environment of existing residential properties. Residential properties on Brackstone Close are located less than 10m to the rear of the unit. Given the nature of the proposed use, and the proximity of residential properties, officers raised concerns with regard to the impact of the proposals on neighbouring amenity. 
A Noise Assessment was supplied by the agent on 26/05/21. With reference to BS:4142, the Assessment concludes that the proposed use would have a ‘low impact’ on nearby sensitive uses during operational hours. The Assessment recommends that to ensure no harm to nearby sensitive uses, the premises is only operation between 9am and 5.30pm, and that the roller shutter be closed when MOT testing and vehicle repairs are being undertaken. 
Officers are satisfied that the Noise Assessment has been carried out to an appropriate standard, and that its recommendations are reasonable and justified. The recommendations of the Noise Assessment are secured by conditions. On this basis, the proposals are in accordance with Policy CC8. 
Transport
In accordance with the Council’s Parking Standards, the proposed use is required to make provision for one parking space per two full time employees, and three spaces per service bay. The original submission made provision for two parking spaces, located immediately in front of the unit. Officers deemed this provision unsatisfactory, potentially leading to overspill parking on the surrounding road network. 
A revised parking plan was supplied by the agent on 26/05/21. The plan detailed the existing parking arrangements for the Business Park as a whole, with a number of spaces around the edges of the site. It was confirmed that agreement had been made with the landowner of the Business Park to provide seven parking spaces for the sole use of Unit 2. While this is not an ideal arrangement, officers are satisfied that the parking arrangements would be contained within the existing compound, and if used reasonably would not result in overspill parking. Subject to the spaces being made available to Unit 2 prior to the commencement of the use, secured by condition, the proposals are considered to be acceptable. 
Other matters
The site is located within Flood Zone 3. A Flood Risk Assessment has been supplied. Subject to the recommendations of the FRA being adhered to, the risk of flooding is low. 
[bookmark: _GoBack]Conclusion
The proposal has been assessed and found to be acceptable as it accords with the identified policy and guidance. 
RECOMMENDATION
GRANT
