DELEGATED APPLICATION REPORT			                         Target Date: 09/04/21
Application No: 210181/FUL
Address: Double-Barrelled Brewery, Unit 20, Stadium Way
Proposal: Various internal and external alterations including refurbishment of taproom bar area and installation of entrance doors to southward elevation
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site comprises an industrial unit, in use as Double-Barrelled Brewery with an ancillary taproom, in an established industrial estate. The unit is accessed via a roller shutter and two single doors to the western front elevation, leading directly onto a yard/parking area. A tarmac path runs alongside the unit, before a grass verge which separates the industrial estate from Portman Road. The site is within Flood Zone 2 and a Core Employment Area. 
Under 201220/CLP, a Lawful Development Certificate was granted for the taproom to be open to members of the public up to 26 hours per week. The Certificate confirms that the taproom function would remain ancillary to the principal brewery use on this basis. 
Proposal
The proposal is for various internal and external alterations including the refurbishment of the taproom bar area and the installation of entrance doors to the southward side elevation. The proposals include the installation of booth seating and an accessible toilet, and the provision of bicycle stands. 
Plans Considered
The agent supplied the following, received 04/02/21:
Site Location and Block Plan
Existing Ground Floor Plan Rev. A
Existing Side Elevation Rev. B
Proposed Ground Floor Plan Rev. E
Proposed Elevations A & B (internal) Rev. A
Proposed Elevation C (internal) Rev. A
Proposed Side Elevation and Signage Section Rev. B
Subsequently the agent supplied the following, received 12/02/21:
Flood Risk Assessment
Flood Map
Relevant Planning History
960466/FUL – Change of use from Class B1(c) to Class B2 – Permitted 03/07/96
180201/PRE – Use as brewery with ancillary onsite drinking area – Observations sent 08/03/18
181703/CLP – Taproom ancillary to primary use as a brewery (Class B2) – Permitted 24/10/18
201220/CLP – Extension of opening hours – Permitted 23/04/21 
210182/ADV - Display of non-illuminated fascia sign to southward elevation – to be determined
Consultation Responses
Neighbouring owners and occupiers at Unit’s 17, 19 and 23, Stadium Way were consulted by letter. A site notices was displayed. No letters of representation were received.
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 EN18 – Flooding and Drainage
Policy EM1 – Provision of Employment
Policy EM3 – Loss of Employment Land
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
[bookmark: _GoBack]The proposals are for general refurbishment and improvement of the existing taproom, ancillary to the principal use of the unit as a brewery. Under 181703/CLP, a Lawful Development Certificate for a proposed use was granted for the use of part of the unit as a taproom, ancillary to the principal use as a brewery. The Certificate was issued on the basis that the amount of floor space attributed to the taproom use did not exceed 14% of the total floor space. While the proposals make improvements to the taproom, there is no increase in the amount of floor space attributed to it. Accordingly, there would be no material change in the use of the unit. A condition is recommended restricting any change of use resulting from this permission and a condition controlling hours of use is also recommended. These conditions are justified on the basis that the works constitute and ‘improvement’ to the building and could facilitate a change in the nature of the use which requires additional controls. A creeping change over time that diluted the primary industrial use would be undesirable and contrary to Policy EM3.
The proposals are deemed to be acceptable, with the provision of a disabled access toilet and cycle stands welcomed. No harm would be caused to the appearance of the unit or the character of the area, and there would be no material change in the impact of the taproom on neighbouring amenities. Flood risk associated with the proposals would be low.   
Conclusion
The proposal has been assessed and found to be acceptable as it accords with the identified policy and guidance. 
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