DELEGATED APPLICATION REPORT			          Target Date: 12/02/18
Application No: 172234/FUL
Address: Morrisons, Basingstoke Road
Proposal: Various alterations to kiosk including extension and installation of ATM, alterations to landscaping and vehicle access
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site is Morrisons Petrol Filling Station, affiliated to Morrisons Superstore. The site is accessed from Rose Kiln Lane, at the junction with Gillette Way, by an unadopted access road into the superstore car park. The site is located within Basingstoke Road North Local Centre. The site comprises a forecourt and hardstanding to the southern end, with a kiosk and car wash to the northern end. The northward and westward site boundaries generally comprise low level soft landscaping. The kiosk is of brick construction, with a flat roof, and a predominantly glazed frontage. The surrounding area comprises a mix of commercial, industrial and residential uses.
Proposal
The proposal is for various alterations to the kiosk including an extension and the installation of an ATM, and other alterations to landscaping and vehicle access. The proposed extension would extend at a width of 5.9m from the eastward side elevation, at a depth of 8.4m. The extension would have a flat roof at a height of 3.7m, to match the existing. The extension would be of brick construction, with white panel cladding and glazing to the front elevation. The extension would house a new night hatch. Glazing would be of a size and design to match the existing. To the westward end of the existing kiosk, glazing would be replaced by a brick frontage, housing an ATM. Two security bollards would be located in front of the ATM. 
To the frontage and eastward side of the kiosk, the existing kerb would be extended out to the access road. This would form two separate vehicle exists, replacing the current single vehicle egress. The first exit, from the petrol station forecourt, would extend at a width of 11.5m. The second exit, with direct access from the car wash, would extend at a width of 6.4m. The dual access would be facilitated by the removal of part of the existing verge landscaping.  
Plans Considered
The agent supplied the following, received on 13th December 2017:
Drawing No: 12419-DB3-359-00-PP-A-90_001 – Site Location
Drawing No: 12419-DB3-359-00-PP-A-20_003 – Site Plan
[bookmark: _GoBack]Drawing No: 12419-DB3-359-00-PP-A-90_002 – Block Plan
Drawing No: 12419-DB3-359-00-PP-A-20_007 – Proposed Floor Plan (at 1:200 and 1:100)
Drawing No: 12419-DB3-359-01-PP-A-20_004 – Existing Roof Plan
Drawing No: 12419-DB3-359-01-PP-A-20_008 – Proposed Roof Plan (at 1:200 and 1:50)
Drawing No: 12419-DB3-359-ZZ-PP-A-20_06 – Site Location, Existing and Proposed Floor Plans and Sections
Drawing No: 12419-DB3-359-ZZ-PP-A-20_05 – Site Location, Existing and Proposed Floor Plans and Elevations
Relevant Planning History
None.
Consultation Responses
Environmental Protection raised no objection to the proposal. 
Transport advised that the proposal would not affect the public highway as the access road into the superstore and petrol station is not adopted. In view of this, there are no transport objections to the proposed development, including the installation of an ATM in this location. 
Natural Environment raised no objection to the proposal. 
Neighbouring owners and occupiers at Unit 1-2 Brunel Retail Park, 5 Hyperion Way, Gillette Industries Ltd, Gillette Way and Toyota, Rose Kiln Lane were consulted by letter. A site notice was displayed at the site. No letters of representation were received. 
Summary of Discussions with Applicant/Agent
The agent was advised on 26th January 2018 that the proposal was considered generally acceptable. The agent was advised that the works may afford the opportunity to enhance the existing landscaping, particularly between the main access road and into the store car park and the petrol station. Low level planting or similar would appropriate in this location. 
The agent chose not to supply a plan with further landscaping illustrated. 
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 Core Strategy (2008)
CS7: Design and the Public Realm
CS26: Network and Hierarchy of Centres
CS27: Maintaining the Retail Character of Centres
Reading Borough Sites and Detailed Policies Document (2012)
DM4: Safeguarding Amenity
DM12: Access, Traffic and Highway-Related Matters
DM13: Vitality and Viability of Smaller Centres
DM23: Shop Fronts and Cash Machines
SA15: District and Local Centres
Appraisal
Principle of development
The principle of development is generally acceptable as it allows an existing use to expand and modernise; protecting and enhancing the local centre. The proposal is therefore in accordance with Policies CS26 and CS27 of the Core Strategy and Policy DM13 of the Sites and Detailed Policies Document.
Design and impact on the character of the surrounding area
The design of the proposed extension reflects the scale and proportion of the existing kiosk. Materials and glazing has been selected to match the size and style of the existing. The proposed alterations to the front elevation of the kiosk are considered acceptable with an active frontage maintained, and do not cause harm to the character of the existing building. The location of the ATM ensures safety and security for users, enhanced by the siting of bollards. As such, the proposal is in accordance with Policy CS7 of the Core Strategy and Policy DM23 of the Sites and Detailed Policies Document. 
Impact on neighbours
The nearest residential dwellings are located approximately 200m east of the application site. The proposal will not cause a significant detrimental impact to the living environment of these neighbouring residents. As such, the proposal is in accordance with Policy DM4 of the Sites and Detailed Policies Document.

Transport issues
The proposed vehicle egress points would join an unadopted access road into the superstore car park. Accordingly, the development would not have a material detrimental impact on the functioning of the transport network. As such, the proposal is in accordance with Policy DM12 of the Sites and Detailed Policies Document. 
Conclusion
The proposed development has been assessed and found to be acceptable as it complies with the identified policy and guidelines.
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