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DELEGATED APPLICATION REPORT			          Target Date: 17/07/20
Application No: 200256/FUL
Address: ‘Infiniti Centre’, 25-27 Rose Kiln Lane
Proposal: Construction of decked car park at the rear of the showroom above the existing hard surfaced car park, external alterations to the main showroom building, and associated works.
Case Officer: James Overall
Site Description and Surrounding Area
The site in question is a commercial premises within the Rose Kiln Lane industrial area. The premises is currently occupied by an Infiniti car showroom. To the rear of the main building is an open parking area used for the storage and manoeuvring of vehicles associated with the current use. The rear parking area extends right up to a narrow tree bank, separating the site from the River Kennet and tow path to the east. 
Proposal
The proposed development is for the erection of a pre-fabricated single-storey car deck structure to the rear of the site to provide an additional 36 car parking spaces. In addition, minor alterations to the façade of the car show room are proposed as the current occupier ‘Infinity’ is vacating the premises. 

Amended plans were secured by the LPA in July 2020 relocating the proposed car deck approximately 8m from the existing eastern perimeter fence of the site. 

The plans considered are:
19040-HNW-ZZ-ZZ-DR-A-1000 Rev P1 – Site Location Plan – Received 18th Feb-20
19040-HNW-ZZ-ZZ-DR-A-2101 Rev P7 – Proposed Site Schematic (Viewing Vehicle Storage Deck) – Received 16th Jul-20
19040-HNW-ZZ-ZZ-DR-A-2300 Rev P4 – Proposed Car Deck Site Sections & Elevations – Received 14th Jul-20
19040-HNW-ZZ-ZZ-DR-A-2310 Rev P3 – Proposed Elevations – Received 18th Feb-20
19040-HNW-ZZ-ZZ-DR-A-2210 Rev P5 – Proposed Ground Floor Plan – Received 18th Feb-20
19040-HNW-ZZ-ZZ-DR-A-2211 Rev P3 – Proposed First Floor Plan – Received 18th Feb-20
19040-HNW-ZZ-ZZ-DR-A-2212 Rev P1 – Proposed Roof Plan – Received 18th Feb-20
19040-HNW-ZZ-ZZ-DR-A-2320 Rev P1 – Proposed Sections – Received 18th Feb-20

Internal Consultations
RBC Transport Development Control 
No objections subject to conditions.

RBC Ecology Consultant
No objection to amended plans, subject to conditions.

RBC Natural Environment Officers (Trees)
No objection to amended plans

External Consultees
Environment Agency
No objection to amended plans, subject to conditions

Relevant Planning History
060539 (06-115-OUT) - Outline application for 2 no. car dealerships including sales vehicle workshops, offices, storage and plant (Plots A and B) and B8 units with ancillary trade counters (Plot C). (Siting, means of access and land scaping to be considered for Plots A and C, and all matters to be considered for Plot B). APPROVED 29/6/2006

081096 (08-779-FUL) - Erection of a building for use as a car dealership (sui generis) with associated servicing, workshop, maintenance and preparation areas and valet bay together with parking and access works, boundary treatment, landscaping and associated works

080736 (08-780-FUL) - Erection of a warehouse building for self-storage use (Class B8) together with parking and access works, boundary treatment, landscaping and associated works

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
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.  The Development Plan for Reading relevant to the application site comprises the Reading Borough Local Plan (2019).

The ‘National Planning Policy framework’ (‘’NPPF’’) 2019 states clearly that its content is to be a material consideration in the determination of applications.  The ‘NPPF’ states that due weight should be given to the adopted policies of the Local Development Framework (LDF) (Reading Borough Local Plan (2019)) according to their degree of consistency with the ‘NPPF’ (the closer the policies in the plan to the policies in the ‘NPPF’, the greater the weight that may be given). 

Relevant Policies
The application has been assessed against the following policies:

National
National Planning Policy Framework 2019;
National Planning Policy Guidance 2014 onwards;

Reading Borough Council Local Plan 2019
CC1	Presumption in favour of sustainable development
CC3	Adaptation to climate change
CC5		Waste minimisation and storage
CC7		Design and the public realm
EM2	Location of employment development
EM4	Maintaining a variety of premises
TR1	Achieving the transport strategy
TR3		Access, traffic and highway-related matters 
EN11	Waterspaces
EN12	Biodiversity and the green network
EN14 	Trees, hedges and woodland
EN18	Flooding and drainage

Appraisal
The main issues are considered to be:
· Principle of development
· Transport matters
· Design considerations
· Flood risk
· Natural environment
· Other matters

Principle of development
The site is currently in use as a car show room and is located within a commercial and industrial area off the A33.  The proposal would not seek a change of use of the site, with the only addition to be vehicle storage space (by virtue of a deck above the existing parking area to the rear), appearing to allow 8 additional full time members of staff to be employed, and possible increased deliveries.  

This development would allow the existing business to expand, thereby supporting economic growth and productivity in accordance with Paragraph 80 of the NPPF. The principle of development is thereby accepted subject to the matters detailed below.

Transport matters
In accordance with the Councils current parking SPD the proposed parking provision is deemed acceptable. It is noted that here is a slight over provision for staff parking as well as provision of 14 Cycle storage spaces located at the rear of the site which also includes existing cycle hoops as well as sheltered secure storage.  This is therefore deemed acceptable.

A total of 5 electric vehicle charging points have been provided in line with the Council’s Local Plan Policy H5.

Design Considerations
The proposal includes two main elements: the rear parking deck, and the changes to the front façade.

The rear decked parking area will be a pre-fabricated structure to be placed to the rear of the building on the existing hardstanding area used for parking and car storage. The structure will be located 8m from the existing rear boundary fence which borders a narrow tree bank and footpath along the River Kennet. There is a significant slope between the footpath and the application site (including vegetation). Due to the location of the site (within an industrial area), its lightweight appearance, and location to the rear of  the existing building, the car deck is not considered to have a detrimental impact on the character and appearance of the area.

The proposed façade treatments are minor in nature and remove ‘Infiniti’ branding curved feature. The proposal indicated positions of future advertising, these are considered indicative only and any future advertising will require separate advert consent. The remainder of the works to the front are commensurate in scale of the existing building and are characteristic of a commercial premise. As such, the design is considered acceptable. 

Flood risk
The proposal is categorised as a “minor development” by the National Planning Practice Guidance (in this case “alterations: development that does not increase the size of buildings e.g. alterations to external appearance”). The Guidance states that minor developments are unlikely to raise significant flood risk issues unless: 

· they would have an adverse effect on a watercourse, floodplain or its flood defences; 
· they would impede access to flood defence and management facilities, or; 
· where the cumulative impact of such developments would have a significant effect on local flood storage capacity or flood flows. 

The proposed development does not increase the floor area of the existing building, nor does the proposed development create any barriers to flood water flow, as such the proposed development is considered acceptable in this regard.

It should be noted that the Environment Agencies comments states:
“We note the changes made to the development proposal including moving the structure 8m back from the top of bank which is situated at the property line and the removal of the vehicle protection barrier & screen from the ground level depicted in ‘Proposed car deck site sections & elevations, Drw No.19040-HNW-ZZ-ZZ-DR-A-2300 Rev P4’. The open floodable structure will not increase flood risk elsewhere”.

Natural Environment
Ecology
From an ecology perspective, as long as there is no additional light spillage over the trees or watercourse, then no objections have been raised on ecology grounds. A condition is recommended to ensure that the new lighting scheme does not illuminate the watercourse or woodland and that no additional external lighting is installed thereafter. A condition was also recommended requiring a scheme to be agreed to protect and enhance an 8 metre wide buffer zone measured from the existing palisade fence and tree line to the new structure. It should however be noted, the space between the palisade fence and the proposed car deck is currently hardstanding used for the parking and storage of vehicles. No change of use of this land is proposed as part of the application and its use will remain as existing. Furthermore, any loss of vehicle parking within the 8m area separating the decked car park and the boundary fence would make the current proposal unviable, as any benefit in increased parking capacity of the deck would be reduced. Therefore, the LPA are supportive of those ecological enhancement included within the tree belt (bug hotel/bird boxes) but any additional landscaping/ecological enhancements to the existing car park are deemed unreasonable. A condition is however recommended to secure those ecological enhancements as contained within the Preliminary Ecological Assessment received on 9th June 2020.

The proposed development, by virtue of its setback from the adjacent vegetation and wildlife corridor, is no longer considered to have a negative impact on biodiversity and the green network in accordance with Policy EN12, and is considered acceptable in this regard.

Natural Environment (Trees)
The rooting areas of the adjacent trees will be adequately protected by the retained areas of hard standing which currently cover the site. The revisions secured moving the decked car park area away from the boundary by 8m provide adequate space for the future growth of the trees’ canopies. The foundation pads where required will have no impact on the trees’ rooting areas. In view of this, no objections are raised to the planning application.

As such, the development is considered acceptable in accordance with Policy EN14.

Contamination
Records on this site indicate it underwent remedial works prior to its current use as a car show room, therefore it is not expected that significant contamination would have occurred in the interim. In addition, the redevelopment is for very small amounts of intrusive works, with the parking deck siting on the existing hard surface with no need for piling. For these reasons the Council’s Environmental Health Team recommend no specific requirements. However, given the current use of the site, there is always the potential for fuel spillages to have occurred. As such a condition is recommended to ensure that if contamination not previously identified is found to be present then development will cease until a remediation strategy is submitted to and approved in writing by RBC.

Air quality
There will be a total of 118 car parking spaces throughout the whole site. This includes spaces for demonstrator vehicles, electric charging spaces, customer parking, workshop parking, stock parking and staff parking.
[bookmark: _GoBack]Environmental Health stated within their consultation comments that if a total of 100 car parking spaces or more were to result from the development then an air quality assessment should be submitted, which could be handled via condition. As such this condition has been attached.

Other matters
The applicant’s supporting CIL form has identified the proposal would not be CIL liable. This is confirmed by the LPA. 

Conclusion
Having regard to the material considerations and all matters raised, the Local Planning Authority considers that the balance of considerations therefore weigh in favour of granting consent subject to conditions. 

Recommendation
GRANT
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