
OFFICER DELEGATED REPORT 

Ward:  Abbey
App No.: 201878
Address: 187-189 Cardiff Road, Reading, Berkshire, RG1 8HD
Proposal: Use of the site for hand car wash, storage (within shipping containers) and ancillary car sales 
Applicant: Adams Motors Reading Ltd
Deadline: 15/03/2021  Extended to 30 April 2021
	RECOMMENDATION: Grant with conditions



 Site Location and Description 
The application site is a secure, open storage yard enclosed with palisade metal fencing with an opening gate towards the middle at the front.  The site is on the southern side of Cardiff Road, approximately 140 metres from the junction with Cow Lane and close to the junction with Trafford Road.  The site is within the well-established Richfield Industrial Estate and is approximately 1km from the town centre and 1.4km from Reading railway station (and 900m from Reading West railway station).  The site sits between two industrial buildings. To the rear of the site is a railway yard which is set on higher ground. 

The site is within the Richfield Avenue Core Employment Area and also within the Air Quality Management Area. The Environment Agency Flood Map confirms that the site is within Flood Zone 2.
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Site Location Plan and site photo
Proposal 
The planning application seeks a change of use of the site to provide a sui generis mix of hard car wash, container storage and car sales. 

The proposed hard car wash will be under a canopy towards the site frontage. It is intended that the car wash will service 3 or 4 cars per hour at 15 to 20 minute intervals.  

Container storage will consist of 14 x 20ft (6.09m) 8ft (2.4m) shipping containers along the rear boundary of the site at double height. The majority will be used by the applicant for storage ancillary to the use of the site and other businesses (which operate off-site) (car parts /car tyres and tools etc).  There will not be any flammable products or liquids – this is also a condition of the lease.  It is proposed to lease out some of the containers not required by the applicant.  Another container will be used as a site office and this will be placed adjacent to the site entrance. 
Car sales will consist of pre-arranged appointments and vehicles will be advertised for sale online rather than within the site.

[image: image3.png]oFFice

g
®

187 /189

1/195
CARDIFF ROAD

IFF ROAD

PARKING.
SPacE





Submitted Plans and Documentation: 
Application Form and Certificate B; 

Covering Letter; 

CIL Form; 

Drawing MA133.01.01 

PLANNING HISTORY

None identified on system
CONSULTATIONS
Network rail: Any works on this land will need to be undertaken following engagement with Asset Protection to determine the interface with Network Rail assets, buried or otherwise and by entering into a Basis Asset Protection Agreement, if required, with a minimum of 3months notice before works start. Initially the outside party should contact assetprotectionwestern@networkrail.co.uk.

PLANT, SCAFFOLDING AND CRANES

Any scaffold which is to be constructed adjacent to the railway must be erected in such a manner that, at no time will any poles or cranes over-sail or fall onto the railway.  All plant and scaffolding must be positioned, that in the event of failure, it will not fall on to Network Rail land. 


DRAINAGE 

Soakaways / attenuation ponds / septic tanks etc, as a means of storm/surface water disposal must not be constructed near/within 5 metres of Network Rail’s boundary or at any point which could adversely affect the stability of Network Rail’s property/infrastructure. Storm/surface water must not be discharged onto Network Rail’s property or into Network Rail’s culverts or drains.  Network Rail’s drainage system(s) are not to be compromised by any work(s).   Suitable drainage or other works must be provided and maintained by the Developer to prevent surface water flows or run-off onto Network Rail’s property / infrastructure. Ground levels – if altered, to be such that water flows away from the railway. Drainage is not to show up on Buried service checks. 

FENCING

Network Rail’s existing fencing / wall must not be removed or damaged.

Transport
Car Wash:

The submitted planning statement states that vehicles utilising the car wash facility will be accommodated within a covered canopy area.  The submitted supporting letter states that 3 or 4 cars per hour at 15 to 20 minute intervals is envisaged.  The washing facility is located towards the front of the site adjacent to the boundary fence and access point, a maximum of 2 vehicles would be possible on site at the same time, TRICS data would  support this. 

The applicant needs to fully demonstrate how the site is going to operate in terms of queuing and access to the different uses proposed on the site and how they are going to interact and without conflict of movements i.e.  Clarify where vehicles are going to wait so that they are not obstructing access to the containers located at the back of the site. 

There are currently no parking standards for a car wash however looking at similar businesses 1 staff parking space per 2FTE employees would be feasible.  Confirmation of proposed staffing levels are required to ascertain the required number of parking spaces. This will also need to be illustrated on revised plans. 

Storage/Car  Sales

The application proposes to use the site for storage of materials relating to the applicants on site business, however the application also proposes to lease out some of the containers not required by the applicant.   One of the on-site containers will be used as a site office and this will be placed adjacent to the site entrance.  In accordance with the Councils current Parking Standards for B8 use, a maximum of 1 space per 200m2 would be required.  The submitted application form states that the total gross new internal floorspace proposed is 208m2, therefore the parking requirement for the proposed containers would be 1.00 space which has been illustrated on the submitted site plan and is therefore in accordance with the Councils current Standards.

The site will also be used for online vehicle sales, the application states that no vehicles will be displayed on site but short-term parking will be accommodated within the site. Clarification is required as to what the “Short Term Parking” to be used for.  As stated above the applicant needs to fully demonstrate how the site is going to operate with all three activities proposed on the site. 

The development proposes an entry and exit system utilising existing dropped kerb crossings, this will allow vehicles to enter and exit the site in forward gear.  Single yellow lines run along the frontage of the site restricting on street parking between am to 6.30pm Monday to Friday. There are no Transport objections with regards to the accesses. 

Cycle Parking Provision

I recommended that 1 Sheffield type stand is provided for the site.  This will need to be illustrated on revised plans.  

In principal there are no Transport objections to this application, but comments made above need to be addressed to be able to fully determine the application. 
Officer comment – the above request for information can be covered through pre-commencement condition requiring car park management plan, which can include cycle parking and has been agreed by agent.  

Environmental Protection Officer
Noise generating development

Applications which include noise generating plant when there are nearby noise sensitive receptors should be accompanied by an acoustic assessment carried out in accordance with BS4142:2014 methodology.   It is acknowledged that this site is unlikely to affect residential amenity, however due to the high noise levels produced by hand car washes, there remains the potential for the amenity of nearby commercial occupiers to be affected therefore I would recommend a condition requiring a noise assessment to be submitted so that either it can be demonstrated that the impact is acceptable, or suitable mitigation can be put in place to mitigate the impacts.  It may be necessary to restrict the hours of operation to daytime only, as if the car wash is operated at night the noise may carry far enough to impact residents.

Air Quality - Increased emissions

Reading has declared a significant area of the borough as an Air Quality Management Area (AQMA) for the exceedence of both the hourly and annual mean objectives for nitrogen dioxide. In addition to this recent epidemiologic studies have shown that there is no safe level for the exposure to particulate matter (PM2.5 and PM10).

The proposed development is likely to increase traffic to the area, however this is unlikely to be enough to recommend refusal on that basis, and there is likely to be limited mitigation other than that already proposed (prevention of vehicles idling on site).
I recommend a condition requiring a management plan to be put in place to prevent vehicle idling if this is deemed appropriate by the Planning officer.

Contaminated Land 
You are advised that the development lies on the site of an historic warehouse, which has the potential to have caused contaminated land.
A condition / informative are recommended to ensure that future occupants are not put at undue risk from contamination.

Drainage
The applicant will need to install proper drainage for the car wash to discharge the run off into the foul water system and it cannot be allowed to discharge into surface water.  They will need to contact Thames Water to get permission to feed into the foul system.  Could you pass this on to ensure they are aware of the requirements as many car washes seem not to be by an informative?

Public
The following were consulted:

Unit 13, Nimrod Industrial Est, Nimrod Way, Reading, Berkshire, RG2 0EB

195 Cardiff Road, Reading, Berkshire, RG1 8HS

128 Cardiff road, RG1 8JF

183 Cardiff Road, Reading

197 Cardiff Road, Reading, RG1 8HS

124 Cardiff Road, Reading, RG1 8NH

1 Objection received from neighbour concerned about pollution (spray) encroaching on their site and was passed on to the agent.

We at Unimet Enamellers have 2 major concerns with the proposed Car Wash on the site of 187-189 Cardiff Road, RG1 8HD. We are located in the building next door (183-185) and use a variety of paints and powders for the purposes of coating various high quality, high precision metal products. For the purposes of Health & Safety, we have extraction booths where the process of coating materials is carried out to take any paint and powder fumes away from the worker and from inside the premises. This ‘dirty air’ is then filtered within side of the extraction booths with the waste particles being collected and responsibly disposed of, whilst the filtered air is being released outside by way of stacks through the roof. To counteract this, we have other ducts that allow clean air to enter the factory. On much of the work we do the paint finish needs to be exemplary and any form of contamination from outside sources would lead to us to not be able to carry out our work sufficiently and to an acceptable level. We are concerned that the car wash may use special waxes or polishes on the cars which could have particles in, that our building would draw in from the outside which could affect the paint finish we are trying to achieve. There are certain materials such as silicone based products that we have to avoid using as this can have a detrimental effect on our painting process. If Adams Motors Ltd could guarantee that the products they use won’t possibly be harmful in any way in terms of conflicting with our work processes then we would not have a worry with regards to that aspect.

Our second concern is the traffic in the area. As you will be aware the road is full of automotive garages, meaning even at the best of times the road is heavily clogged with parked cars. More recently we have regularly had a problem with cars being left for hours or even days on our forecourt or blocking in our shutter entrance which we need daily access to. We regularly ask the local garages not to park cars on our forecourt but to no avail; they seem to be a law unto themselves. We feel the situation would be exacerbated if cars are being parked up waiting to use the car wash facilities or are visiting the proposed site for another purpose. If Reading Borough Council can provide a solution whereby ourselves and our customers are always able to have access to our forecourt, our shutter (to the Eastern side of our premises) and access to the side of our building (to the Western side of our premises, next to the proposed car wash) then again this would ease our concerns.

If the above two points are rectified and not have an impact on our business, then we will fully support the plans for the site, however as things stand, I am afraid we are currently unable to do that.

RELEVANT PLANNING POLICY AND GUIDANCE 
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) which states at Paragraph 11 “Plans and decisions should apply a presumption in favour of sustainable development”. 
The development plan for this Local Planning Authority is the Reading Borough Local Plan (November 2019).  The relevant policies are: 
· CC1: Presumption in favour of sustainable development 

· CC5: Waste Minimisation and Storage 

· CC7: Design and the public realm 

· CC8: Safeguarding amenity 

· EN12: Biodiversity and the green network 

· EN15: Air quality 

· EN18: Flooding and drainage 

· EM2: Location of new employment development 

· EM3: Loss of employment land 

· EM4: Maintaining a variety of premises 

· TR3: Access, traffic and highway-related matters 

· TR5: Car and cycle parking and electric vehicle charging 

Relevant Supplementary Planning Documents (SPD) are: 

The Revised Parking Standards and Design SPD (2011)
APPRAISAL 

The main planning issues in the determination of any future planning application are considered to be as follows: 

• Principle of development and land use; 

• Design and impact on the character of the area; 

• Impact on neighbouring amenity; 

• Highways, access and parking; 

• Flood risk and drainage; 

• Impact on biodiversity; 

• Waste and recycling; 

• Air Quality; and 

• S106 and CIL 

Principle

The site is located within the urban area and constitutes previously developed land and therefore the presumption in favour of sustainable development will apply in accordance with Local Plan Policy CC1 and the NPPF. 
Non-employment uses that would support the area’s economic function may be located in the Core Employment Areas where they do not result in a loss of employment land.  In this respect the site is within the Richfield Avenue Core Employment Area (EM2g). 
In addition, Policy EM4 confirms that proposals for redevelopment of older industrial units for more flexible employment premises will be acceptable. 
Furthermore, Policy EM3 confirms that within the Core Employment Areas, the overall level of employment land should be maintained. Proposals that would result in a loss of such land will not be permitted other than in the exceptional circumstances. 
Officers agree that the site is suitable for storage uses as proposed on the site.  The proposed use will not result in the loss of any employment land as the site will still be in a use which provides employment and being a sui generis use would not result in any permitted development rights which could provide non-industrial uses.
The proposed car wash and sales use will be compatible in the Core Employment Area and preferable to being in a more residential area and provide a use which will provide employment in an otherwise vacant site within an employment area.  There are other similar uses already existing along Cardiff Road including a car valeting unit, MOT and vehicle repair units and therefore the proposal will complement these existing uses. 
The proposed car sales will not be a retail use but will consist of only pre-arranged appointments from online car sales. In this respect, the principle of the proposed sui generis mix of uses in considered to be acceptable. 
Design and impact on the character of the area 

The applicant refers to the various paragraphs in the NPPF that encourage good design and creating better places in which to live and work.  These principles are also reflected in the provisions of Local Plan Policy CC7.  

The proposed development does not propose any permanent buildings, only shipping containers and a canopy for the car washing use. 
In this respect, the proposed design is functional and appropriate for an industrial area where a mix of development types and styles exist. The area contains other similar uses of containers as shown below at Richfield Avenue which also includes containers stacked as proposed in this application.  Given that the intention is not to provide permanent buildings on the site it would be reasonable to only grant permission on a temporary basis (5 years) to enable the situation to be reviewed in the future. 
Impact on neighbouring amenity 

Policy CC8 states that development should not cause a detrimental impact on the living environment of existing residential properties or unacceptable living conditions for new residential properties, in terms of: 

• Privacy and overlooking; 

• Access to sunlight and daylight; 

• Visual dominance and overbearing effects of a development; 

• Harm to outlook; 

• Noise and disturbance; 

• Artificial lighting; 

• Vibration; 

• Dust and fumes; 

• Smell; 

• Crime and safety; or 

• Wind, where the proposals involve new development of more than 8 storeys. 

However, the site is not within a residential area but within an area designated as an employment area / industrial location. In this respect, there will be no loss of amenity for any neighbouring residents. In addition, the nature of the use will not have any detrimental impacts on any adjoining commercial uses.  Nevertheless, this should be established through a noise assessment before any mechanical equipment is introduced on the site. 
Highways, access and parking 

Policy TR3 states that in determining proposals involving a new or altered access onto the transport network, improvement works to the transport network, the creation of new transport infrastructure or the generation of additional trips on the transport network, consideration will be given to the effect on safety, congestion and the environment. 
The proposed development proposes an entry and exit one-way system for vehicles using the existing drop kerb arrangements so vehicles will be able to enter and exit the site in forward gear and therefore there should be no impacts on highway safety. 
Policy TR5 of the Local Plan 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.  In respect of B8 uses (for storage), the parking standards require a maximum of 1 space per 200m2 meaning the parking requirement for the proposed containers would be less than 1.04 spaces. However, the majority of the containers will be used by the applicant and only a few will be let to members of the public. 
The proposed office area will be approximately 14m2 in size and therefore the maximum parking standard for this would be 0.14 spaces (based on standard of 1 space per 100m2).  The applicant claims that parking for the storage and office uses can be easily incorporated within the site and, in addition, some on-street parking is also available.  
There are no parking standards for a car wash. The applicant explains that vehicles for the car wash will be accommodated within the covered canopy area. It is intended that throughout the day vehicles will be washed approximately every 15-20 minutes so it is unlikely that there will be any more than 2 vehicles on site at any one time.  The applicant also would like to offer some vehicle sales. However, sales will be arranged online and therefore there will not be any display cars. Additional short-term parking can be accommodated within the site (adjacent to the eastern boundary). 
The applicant refers to the potential for on street parking but it is preferable that on site parking is available and therefore it is appropriate for a car park management plan, including cycle parking facilities, to be submitted for approval before works commence on site. 

With these controls in place the proposed use of the site is acceptable in transport policy terms.

Flood risk and drainage 

Local Plan Policy EN18 states that development will be directed to areas at lowest risk of flooding in the first instance, following the Sequential and Exceptions Test set out in the NPPF, and taking into account the effects of climate change. It will consider flooding from all sources, including fluvial, surface water, groundwater and sewer flooding. Where development in areas at risk of flooding is necessary, it will not reduce the capacity of the flood plain to store floodwater, impede the flow of floodwater or in any way increase the risks to life and property arising from flooding. Wherever possible, development should be designed to reduce flood risk, both on- and off-site. 
Paragraph 155 of the NPPF confirms that inappropriate development in areas at risk of flooding should be avoided by directing development away from areas at highest risk (whether existing or future). Where development is necessary in such areas, the development should be made safe for its lifetime without increasing flood risk elsewhere. 
The site is within Flood Zone 2. In this respect, buildings used for offices and for storage and distribution are classified as ‘less vulnerable’. 

In this respect, Environment Agency Standing Advice confirms that developments should follow the advice for: 

• surface water management 

• access and evacuation 

• floor levels 

These are discussed below: 

Surface Water Management 

The proposed development will consist of limited building works with only shipping containers which will not be permanent and only placed upon the existing porous surface (gravel) which will not be changed. 

The proposed containers can be raised up off the ground, if necessary, and therefore will not result in any change to the surface water runoff within the site. 
Access and evacuation 

The site will largely be open and therefore the majority of the users of the site will not be within any buildings.  The site is within walking distance of higher ground which is not within the flood zone and this is shown below. Given the use of the site it is clear that the occupiers of the site would have enough time to leave in the event of any flood warnings. 
Escape route 1 (red) is 200 metres (2 minute walk) and escape route 2 (orange) is 400 metres (4 minute walk).
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Floor levels 

The Standing Advice confirms that ground floor levels should be a minimum of whichever is higher of: 

• 300 millimetres (mm) above the general ground level of the site 

• 600mm above the estimated river or sea flood level 

In this respect, the proposed shipping containers can be raised up above the flood levels if necessary. This can be secured by condition. However, there are no habitable rooms, and the buildings (containers) are not permanent. Therefore, it is considered that only the office is likely to require an additional raised floor level. 

In this respect, given the proposed uses of the site, the limited size of buildings and the existing porous ground treatment, the proposed development is considered to be acceptable in flood risk terms. 

Impact on biodiversity 

Policy EN12 states that on all sites, development should not result in a net loss of biodiversity and geodiversity, and should provide a net gain for biodiversity wherever possible. 
Although adjacent to the railway embankment which provides biodiversity benefits the proposed development only proposes storage containers along the rear boundary which will be placed on the existing level, empty site. In this respect, the proposed development will not result in any harm to existing biodiversity on neighbouring sites.  However, external lighting may cause some disturbance and a condition requiring any details to be approved before occupation is recommended. 
Waste and Recycling 

Policy CC5 states that development should demonstrate measures to minimise the generation of waste in the construction, use and life of buildings and promote more sustainable approaches to waste management, including the reuse and recycling of construction waste and the promotion of layouts and designs that provide adequate, well-designed space to facilitate waste storage, reuse, recycling and composting. The proposed use is not likely to generate large amounts of waste and will be capable of internal storage of waste and recycling until collection. An appropriate condition is recommended to ensure that this can be managed on the site and not cause a problem for neighbours.  
Air Quality 

Local Plan Policy EN15 states that development should have regard to the need to improve air quality and reduce the effects of poor air quality.  The proposed development is located within an Air Quality Management Area.  However, although proposing a hard car wash which will increase vehicular movements within the site this increase will be minor and cars within the site will not have engines running. 
In this respect, any mitigation measures, if required, can be controlled by condition. 
S106 and CIL 

In accordance with the Community Infrastructure Levy (CIL) Regulations no s106 contributions have been identified. The application type is also nil rated for CIL. 

Equalities Impact

When determining an application for planning permission the Council is required to have regard to its obligations under the Equality Act 2010.  There is no indication or evidence (including from consultation on the application) that the protected groups as identified by the Act have or will have different needs, experiences, issues and priorities in relation to this 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 proposed development.

CONCLUSION 
This proposal has been carefully considered in the context of the Reading Borough Local Plan 2019 and supplementary planning documents. The recommendation is shown above. 
Case Officer: Julie Williams

