Delegated Application Report



Target Date: 15/06/2020


Extended Target Date: 17/03/2021
Address: Land at Cow Lane, Reading
Application No: 200578/FUL

Proposal: Vehicle rental premises (sui generis) to include erection of modular building and rental vehicle wash bay, parking and associated works.

Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is a triangular plot currently vacant which lies to the north of Cow Lane between the two railway bridges.  The area is bounded on two sides by the railway line and to the front by Cow Lane.  Safestore Reading (self-storage warehouse) is located to the north of the site.  Previous occupiers included J Mould the building contractors and more recently Network Rail.  
It has not been possible to visit the site due to the current pandemic however photographs were submitted as part of the application and along with Google Maps and Google Streetview Officers were able to assess the application fully in context with its neighbouring properties. 

Proposal:

The proposal is for a vehicle rental premises (sui generis) (Enterprise Rent-A-Car UK Ltd) to include the erection of a modular building and rental vehicle wash bay, parking and associated works.  The modular building is located within the site and measures approximately 127sqm.  A wash bay for washing and light maintenance of the rental vehicles is proposed to the rear of the site.
The proposal includes approximately 50 parking bays for the storage of rental vehicles.  Some spaces are available for staff and visitor parking however the covering letter submitted with the application states Enterprise’s staff will not normally require parking as they regularly move rental vehicles around Enterprises local network of branches which means they arrive and leave in rental vehicles.  Enterprise do not allow customer parking on site as customers are either picked up and dropped off by other means.  

The existing access from Cow Lane will remain and a security fence and gate is proposed to secure the premises which replaces an existing fence of a similar height.

Lighting columns will be provided and will only operate during opening hours when it is dark.  The lighting will be controlled by timer and light sensors.

Opening hours will be 0700 to 1900 Monday to Friday, 0800 to 1700 on Saturday and 1000 to 1800 Sunday and Bank Holidays albeit this includes 1 hour either side of the branch being open to the public to allow for car preparation, administration and opening/closing the branch securely.

The proposal also includes two car parking spaces to the north of the site which will be used for Enterprise’s Car Club Scheme.  The Car Club provides members with 24/7 access and will utilise the shared access with Safestore.

Ten full time staff will be employed.
Plans Submitted:
The agent submitted the following plans and information, received on 20th April 2020: 

Covering letter 

Document 1 of 10 – Exterior / Overview 

Document 2 of 10 – Exterior / Approach Right

Document 3 of 10 – Exterior / Approach Left

Document 4 of 10 – Exterior / Entrance 

Document 5 of 10 – Exterior / Entrance Locked Gate

Document 6 of 10 – Exterior / Cabin Approach

Document 7 of 10 – Interior / Cabin Overview

Document 8 of 10 – Interior / Back Wall 

Document 9 of 10 – Exterior / Car Club Approach 

Document 10 of 10 – Exterior / Car Club

Site Location Plan

Site Layout Plan – Existing

Site Layout Plan – Proposed 


Drawing No: PPL007 – Washbay Canopy

Drawing No: PPL010 – Proposed Wash Bay Elevations 

Drawing No: 800341 Issue 6 – Car Wash Silt Trap customer Drawing

Drawing No: 22135 – Modular Office 

The agent submitted the following amended plans and information, received on 16th July 2020: 

Document 1 of 10 – Exterior / Overview 

Document 2 of 10 – Exterior / Approach Right

Document 3 of 10 – Exterior / Approach Left

Document 4 of 10 – Exterior / Entrance 

Document 5 of 10 – Exterior / Entrance Locked Gate

Document 6 of 10 – Exterior / Cabin Approach

Document 7 of 10 – Interior / Cabin Overview

Document 8 of 10 – Interior / Back Wall 

Document 9 of 10 – Exterior / Car Club Approach 

Document 10 of 10 – Exterior / Car Club

The agent submitted the following information, received on 22nd July 2020:
Air Quality Assessment by Air Quality Consultants, dated 22nd July 2020, Report No. J4234A/1/F1.

The agent submitted the following amended drawings, received on 29th January 2021:

Drawing No: PPL003 v5 – Site Layout Proposed

Drawing No: 05017-TR-006-P4 – 20m Car Transporter Swept Path Analysis Sheet 1 of 2

Drawing No: 05017-TR-007-P4 – 20m Car Transporter Swept Path Analysis Sheet 2 of 2

The agent submitted the following amended document, received on 5th March 2021:

Tree Planting Scheme by Focus Environmental Consultants, Date 5th March 2021, Contract Ref: 2070, Revision No. 03.

The agent submitted the following document, received on 25th February 2021:

Vehicle Transport Delivery Servicing Plan (February 2021)

Relevant Planning History:

89/00069/FUL (Civica Ref: 890854) – Change of use of vacant land/waste land to new builders yard for storage of materials and light plant.  Permitted 05/04/1989.
92/00824/HAZARD (Civica Ref: 920460) – The storage, sales and distribution of liquified petroleum gas in cylinders and bulk.  Application for Hazardous Substance Consent.  Permitted 17/02/1993.

90/00828/FUL (Civica Ref: 900191) – Continued use of part of the land as a compound for the open storage of demolition materials with distribution, associated vehicular access and the retention of a temporary office building.  Permitted 18/10/1993.
97/00918/FUL (Civica Ref: 970184) – Construction of self-storage facility – 1&2 storey blocks of storage units, office, access roads and associated security fencing and landscaping.  Permitted 05/06/1998.
99/00452/FUL (Civica Ref: 991942) – Construction of self-storage facility, 1&2 storey blocks of storage units and access roads, reception office, security fencing, access improvements and landscaping.  Permitted 21/07/1999.
00/00079/ADV (Civica Ref: 991234) – Provision of self illuminated panels.  Permitted 16/06/2000.
200579/ADV - Internally illuminated pylon style 'T' sign, 4 internally illuminated banded fascia signs, one large non-illuminated stall sign and one

externally illuminated band sign.  Pending consideration.

Consultation Responses:

Neighbour notification letters were sent to Key House and Jarvis Fastline Ltd Cow Lane, 1 Loverock Road and 138 Sailsbury Road and no comments have been received.  A site notice was displayed on 29th April 2020.
Development Control – Transport advised that in principle there was no objection to the proposal however details of how vehicle carriers will access and service the site is required which should include tracking diagrams.
Ecology - The application site comprises a disused car park formed of hardstanding surrounded by a bank of scrubby vegetation containing a pond and adjoining the railway embankment. 

The surrounding habitat could be used by reptiles, amphibians, nesting birds, and foraging and commuting bats. However, the new building is proposed to be located in the centre of the car park which is formed of hardstanding which is of low ecological value and unlikely to be used by protected or priority species. As the building is modular, presumably it will not require foundations dug or extensive construction works, so wildlife is unlikely to be harmed during construction. 

Any proposed new lighting strategy could affect foraging and commuting bats and other wildlife in the surrounding habitat, and a condition should be set to ensure that this is not the case.
Environmental Health initially advised a noise assessment was required however following discussions with officers this requirement was removed as it was felt that the proposal was a sufficient distance from neighbouring residential properties.  Environmental Health did however require an Air Quality Assessment to be submitted which can be dealt with via condition and an informative relating to contaminated land on low risk sites.  
Natural Environment Trees – advised the site is within an area of the Borough identified as an Air Quality Management Area where the preservation and enhancement of tree cover is of greater importance. Furthermore, this area of the Borough is also identified as having a canopy cover of 10% or less. Cow Lane is also designated a ‘Treed corridor’ within the Borough’s adopted Tree Strategy. The Borough Council seeks to increase tree planting in the Borough, particularly in areas with less than 10% tree cover and along our designated ‘Treed Corridors’.

Policy EN14 of the adopted Local Plan requires that individual trees, groups of trees, hedges and woodlands will be protected from damage or removal where they are of importance, and Reading’s vegetation cover will be extended.

With that in mind, although there are no significant trees on site and no proposed increase in hard standing, with the new permanent structures on site then additional tree planting along the front of the site and along the bottom of the embankment would be necessary in accordance with Council policies. 

There is a Klargester Silt Trap under the carwash ‘connecting to foul’. It is not clear whether this constitutes a water recycling system or whether it simply connects to the foul water sewerage. We may want to ensure this business uses a water recycling system in order to reduce water consumption and improve the sustainability of the site.

Summary of discussions with applicant/agent:

There have been detailed discussions over a number of months with the agent and the Council’s Transport and Natural Environment Tree officers to overcome the concerns raised above.  This has now been concluded to the satisfaction of all involved and the application recommended for approval.  The location of the modular building and the wash bay have been amended to allow adequate turning within the site for the transporters and the parking bays have been moved to accommodate the requirements for this.
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 and Legal Context:
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'. 

The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework
Reading Borough Local Plan (November 2019):

CC1: Presumption in Favour of Sustainable Development 

CC2: Sustainable Design and Construction
CC3: Adaptation to Climate Change 

CC6: Accessibility and the Intensity of Development

CC7: Design and the Public Realm

CC8: Safeguarding Amenity 

EN12: Biodiversity and the Green Network

EN14: Trees, Hedges and Woodland

EN15: Air Quality 

EN16: Pollution and Water Resources 

EN17: Noise Generating Equipment

EN18: Flooding and Drainage

TR3: Access, Traffic and Highway-Related Matters
Supplementary Planning Document - Sustainable Design and Construction (December 2019)

Reading Borough Council’s Tree Strategy for Reading (June 2010) 

APPRAISAL 
The main issues are considered to be: 

(i) Principle of development
(ii) Design and impact on the character of the area

(iii) 
Impact on neighbouring properties

(v) 
Parking
(vi) 
Flooding 
(vii) Community Infrastructure Levy
(i)  

Principle of development
The application site is located on Cow Lane which is a busy classified road linking North Reading and West Reading.  The Portman Road Core Employment Area is located to the south west of the site and the Richfield Avenue Core Employment Area to the north east.  The closest residential properties are to the south of the site on Salisbury Road.  The site itself is fairly constrained due to the embankment surrounding it.  There are no relevant policies that specifically restrict the use of the site and it has previously been in commercial nature use, as such the principle of development is acceptable in this instance, subject to addressing relevant policies.
(ii)  
 Design and impact on the character of the area
The proposal involves a modular building located within the site and a covered wash bay located to the rear of the site.  Parking spaces will be located around the site with a new security gate and fence to replace the existing.  The proposal includes a Car Club Scheme which will be accessed from the north of the site which will not be visible from Cow Lane.  A lighting scheme is proposed however no details have been submitted (secure by condition).  

The surrounding area is predominantly commercial/industrial in nature with the railway line running close by however Cow Lane is a designated ‘Treed corridor’ within the Borough’s adopted Tree Strategy and the Council seeks to increase tree planting in the Borough.  Discussions have been undertaken with the Council’s Tree officer and a Tree Planting Scheme has been submitted.  This scheme provides 4 new trees to be planted along the embankment along Cow Lane which is considered acceptable. 

The application site is also in an Air Quality Management Area and an Air Quality Assessment was submitted on 22nd July 2020 which concluded the proposed development would not have a significant impact on air quality.  This report was reviewed by the Council’s Environmental Health officer and found acceptable which removed the need for the suggested condition for an air quality assessment.  The proposal is therefore in accordance with policies CC7, EN14 and EN15 of the Reading Borough Local Plan. 
(iii) Impact on neighbouring properties

The site is located close to Portman Road and Richfield Avenue both of which are commercial/industrial areas although there is residential close by on Salisbury Road.  Environmental Health requested a noise assessment to be submitted however following discussions with officers this requirement was removed as the proposal was considered a sufficient distance from these residential properties.  Cow Lane is a busy road and the proposal is not considered to have any impact on neighbouring properties/units when considering the existing use of the surrounding area.  The proposal is therefore in accordance with policy CC8: Safeguarding Amenity of the Reading Borough Local Plan.

(v) Parking 

The site is serviced via an access point from Cow Lane, however the access point illustrated is not an official access as its purpose was for access relating to works on Cow Lane and the construction of the bridges.  However, Transport accepted this access as it is existing, but details of how vehicle carriers will access and service the site were required.  The agent wished to address this matter prior to a decision being made on the application and it has taken a number of months for the details of this matter to be agreed.  Revised tracking diagrams were provided on the 29th January 2021 to the satisfaction of Transport officers and this involved alterations to the layout of the site to ensure that service vehicles can enter and exit the site without resulting in conflict. 
The 2 car parking spaces for the car club are positioned away from the main site entrance, accessed from the crossing serving the adjacent storage business.  This will enable access to the Car Club vehicles when the site itself is closed to the public.  There is no footpath leading to the Car Club vehicles however this is accessed along a side road from Cow Lane and should be relatively quiet and it would be expected that people collecting or dropping off a vehicle would take caution.
Transport have no objection with the number of vehicle spaces.

(vi) Flooding
The application site falls within Flood Zone 2 and the proposed modular building falls within the Environment Agency’s less vulnerable use classification.  As such the advice for less vulnerable developments (including change of use) relates to surface water development, access and evacuation and floor levels.  The agent has confirmed that the existing hard standing will remain (albeit repaired where necessary) and the proposed modular building will be 300mm above ground level.  The proposal is therefore acceptable in terms of flooding.   
(vii) Community Infrastructure Levy
The Council implemented its Community Infrastructure Levy (CIL) on 1st April 2015 and planning applications decided after the 1st of April 2015 may be liable to pay the levy. This proposal would be liable to pay the levy. An appropriate informative would be added. 

(viii) Other matters 

The wash bay includes a Klargester Silt Trap under the car wash connecting to the foul sewer system.  The agent was asked if a water recycling system could be installed to reduce water consumption and improve the sustainability of the site.  The agent advised this is something the applicant has looked in to for other sites but have not implemented due to financial and operational concerns.  A water recycling system tends to require large storage units that impact the ability to accommodate the number of vehicles on site and also impacts the required site circulation.  Although installing a water recycling system would have been a positive contribution to the proposal the agent has provided justification as to why this is not possible and it is not considered a reason to refuse the application.
RECOMMENDATION 
GRANT

Conditions to include: 

1. Time limit – 3 years

2. Approved Plans 
3. Materials (as submitted) 
4. Hours of opening (to the public)
5. Vehicle Parking (as specified)
6. Vehicular Access (as specified)
7. Delivery Servicing Plan (as submitted)
8. EV charging points
9. Lighting Scheme (to be submitted)
10. Landscaping Implementation (as submitted)
Informatives to include:

1. Positive and proactive 
2. Terms and conditions 

3. Building Regulations 

4. Complaints about construction
5. Contaminated land

6. CIL
