DELEGATED APPLICATION REPORT			                         Target Date: 26/08/19
Application No: 191014/FUL
Address: Fairfield Service Station, Basingstoke Road 
Proposal: Redevelopment of site including removal of sales building, forecourt and tanks, and provision of new sales building, forecourt, tanks, canopy, car parking and other associated works
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site is an existing petrol station containing a sales building, forecourt, underground tanks, a tank farm, customer parking and other facilities. Vegetation is located to the northern boundary. The site is located within an Air Quality Management Area and an identified Green Link, close to the M4/A33 junction. The surrounding area comprises a mix of commercial and residential uses. Immediately adjacent to the site is a van hire centre, whose access and egress is via the petrol station. 
Proposal
The proposals include the entire redevelopment of the petrol station. A new sales building and forecourt would be located in broadly the same position as the existing. The sales building would be single storey, with a floor area of 125sqm. The frontage would be predominantly glazed, and would include an ATM. The forecourt would contain eight refuelling positions, with two further pump islands for HGV’s and two electric charging bays. A dedicated passing lane for vehicles accessing the adjoining land would also be provided, along with new underground storage tanks. Fourteen customer parking spaces would be provided across the site, including one disabled access space. 
Plans Considered
The agent supplied the following, received 26/06/19:
Design and Access Statement
Drawing No: 10019023 PLNG-06 – Site Location
Drawing No: 10019023 PLNG-07 – Block Plan
Drawing No: 10019023 PLNG-01 – Existing Site Plan
Drawing No: 10019023 PLNG-03 – Proposed Site Plan
Drawing No: 10019023 PLNG-02 – Existing Elevations
Drawing No: 10019023 PLNG-04 – Proposed Elevations
Drawing No: 10019023 PLNG-05 – Proposed Elevations (sales building)
Phase 1 Environmental Site Assessment by AECOM, dated 19/07/16 
Relevant Planning History
970303/FUL – Enclosure of car wash and provision of jet wash – Permitted 04/08/97
990178/FUL – Installation of liquid petroleum gas tank in compound – Permitted 24/10/00
010510/FUL – Installation of palisade protective fencing – Permitted 30/07/01
120554/FUL – Single storey side extension (retrospective) – Permitted 28/12/12
Consultation Responses
Neighbouring owners and occupiers at 11-15, 40-43 and 47 Heroes Walk were consulted by letter. A site notice was displayed. No letters of representation were received.
Environmental Protection
The applicant has submitted a Phase 1 contaminated land assessment which concludes that there are some potential risks of contamination. Replacing the tanks with new is a positive step and there are therefore no objections to the development going ahead. However, if contamination is encountered it should be remediated to ensure that neighbouring land is not placed at risk and the development site is suitable for the proposed use. A condition is therefore recommended which requires the Council to be informed of any contamination encountered, and of the remediation proposed, and for remediation to be completed. 
Fires during construction and demolition can impact on air quality and cause harm to residential amenity. Burning of waste on site could be considered to be harmful to the aims of environmental sustainability. Conditions regarding the control of noise and dust, burning of waste and hours of work are therefore recommended. 
Ecology
The site is located in an urban environment, with very limited bat foraging habitat nearby. The structures to be demolished do not appear to have any features suitable for use by roosting bats. The habitat to be affected by the works is of low ecological value, comprising predominantly hardstanding. A small amount of improved grassland which would be lost would be re-provided elsewhere in the development. It is therefore considered unlikely that the proposals will affect bats or other protected species, and there are therefore no objections to the application on ecology grounds.
Transport Development Control
The existing entry point from Basingstoke Road (B3031) is to be retained, as is the access to exit the site. 14 car parking spaces are to be provided, including a disabled parking bay. Standard parking bays should be a minimum of 2.4m x 4.8m and it is recommended that parking for disabled people should not be more than 50m from the entrance to the building. Disabled car parking spaces should be 2.4m x 4.8m plus 1.2m clearance, or a footway to the side and rear of the space. This is in accordance with ‘The Building Regulations 2000: Approved Document M – Access to and Use of Buildings’ (2006). In addition, two electric car charging bays are also being provided. Dimensions of the parking spaces illustrated in submitted plans are in accordance with the Council’s current parking standards and are therefore deemed acceptable. There are therefore no objections to the application on transport grounds, subject to conditions.
Natural Environment
Whilst the principal of the redevelopment is acceptable, it does not appear that the applicant has fully considered trees. The site is in a 10% or less canopy cover area (as defined by the Tree Strategy). On a main route in/out of town, it is therefore a priority route for tree planting, particularly on the Basingstoke Road frontage. Whilst the lack of tree removal is positive, the aim is to increase tree numbers. 
It is appreciated that given the proposed use, the opportunities for tree planting in the ground are limited. However, the applicant should explore those that may exist, e.g on the grass area in the south-west corner fronting Basingstoke Road, and explore options for providing landscaping on the frontage, e.g in planters, to soften the site. Given the Council’s recent Climate Change Emergency declaration, all opportunities for planting should be considered and full justification given for the lack of planting for us to consider whether the proposals are acceptable. 
In addition, protection of retained trees and potential works within Root Protection Areas needs to be considered. In this respect, a brief Tree Protection Plan and Arboricultural Method Statement will be required.   	 
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 Development Framework Core Strategy (2008)
Policy CS1 – Sustainable Construction and Design
Policy CS5 – Inclusive Access
Policy CS7 – Design and the Public Realm
Policy CS24 – Car/Cycle Parking
Policy CS34 – Pollution and Water Resources
Policy CS36 – Biodiversity and Geology
Policy CS38 – Trees, Hedges and Woodlands
Sites and Detailed Policies Document (2012)
Policy SD1 – Presumption in Favour of Sustainable Development
Policy DM4 – Safeguarding Amenity
Policy DM12 – Access, Traffic and Highway-Related Matters
Policy DM17 – Green Network
Policy DM18 – Tree Planting
Policy DM19 – Air Quality
Appraisal
Principle of development
The proposal enables an existing petrol station to be upgraded, suitable for modern use and in accordance with current environmental standards. Subject to other policy considerations addressed below, the principal of the development is acceptable. 
Design and impact on the character of the surrounding area
Policy CS7 of the Core Strategy requires that all development be of a high design quality that maintains and enhances the character and appearance of the area of Reading in which it is located. The proposal includes the removal of all existing structures on site, and the replacement of the same with a modern appearance. The materials proposed are suitable given the nature of the development, and the site is considered capable of accommodating the larger sales building. Considering the commercial nature of the surrounding area, the proposals would not detract from the character of the surrounding area and is therefore in accordance with Policy CS7 of the Core Strategy.
Impact on neighbours
The petrol station is located within an established commercial area and replaces an existing use on a like-for-like basis. The proposal is not considered to be significantly more  harmful to neighbouring occupiers is terms of noise and disturbance than the existing operation. The proposal is therefore in accordance with Policy DM4 of the Sites and Detailed Policies Document. 
Transport
As per the consultation response from Transport Development Control, the proposal is unlikely to have any impact on the local highway network. Indeed, the manoeuvrability of vehicles around the petrol station will be improved as a result of the proposals, including the provision of a dedicated access lane to the adjoining land use. The proposed parking provision is considered acceptable, and is to be secured by condition. The proposal is therefore in accordance with Policy DM12 of the Sites and Detailed Policies Document.   
Environmental Protection
Given the nature of the land use, it is expected that the site contains contaminated land. This is confirmed by the Phase 1 assessment supplied with the application. Policy CS34 states that development will only be permitted on land affected by contamination where it can be satisfactorily demonstrated that the contamination can be remediated successfully. Conditions are therefore applied accordingly, in the instance that contamination is discovered during the course of the works. 
Natural Environment
[bookmark: _GoBack]The site is located within an identified Green Link. While no trees would be removed to facilitate the proposals, it is considered prudent to improve the on-site landscaping offer as a result of the proposals. Discussions with the applicant during the course of the application have confirmed that landscaping can be accommodated to the site frontage, which is considered acceptable. Subject to conditions, the proposals are in accordance with Policies CS38, DM17 and DM18.
Conclusion
The proposal has been assessed and found to be acceptable as it accords with the identified policy and guidance. 
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