Delegated Application Report


Target Date: 17/01/2018



Address: 142 Wokingham Road, Reading
Application No: 172079/FUL
Proposal: Change of use from sandwich bar A1 to A5 hot food takeaway
Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is currently occupied by ‘Pasties’ (sandwich bar) located within a parade of shops within a defined Major Local Centre (Policy SA15) in the Sites and Detailed Policies Document.  The surrounding area is a mixture of residential and retail.     
Proposals:

The application is for the change of use from A1 (sandwich bar) to A5 (hot food takeaway).

Hours of opening would be 10.00am to 11.30pm every day.  
Plans Submitted:

The agent submitted the following plans and drawings, received on 22nd November 2017: 
Drawing No: WR:P1 – Block Plan

Drawing No: WR:P2 – Site Location Plan

Drawing No: WR:P3 – Existing Ground Floor Plans & Elevations

Planning, Design & Access Statement 
Relevant Planning History:

09/01546/FUL (Civica Ref: 090996) - Change of use from A2 (Office/Storage) to A1 (Sandwich Bar), new shopfront, single storey rear extension, new access to flat above including external staircase and guarding.  Permitted 19/11/2009.
Consultation Responses:

· Transport raised no objection.
· Environmental Health raised no objection subject to conditions and informatives. 

· Notification letters were sent to 140 (all), 142a, 144, Stanway Cottages (all) Wokingham Road.  No comments have been received. 

Summary of discussions with applicant/agent:
None.
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

The following local and development plan policies and supplementary planning guidance are relevant to this application:

Reading Borough Local Development Framework Core Strategy (2008) 
CS26: Network and Hierarchy of Centres

CS27: Maintaining the Retail Character of Centres

Sites and Detailed Policies Document (Oct 2012)

DM13: Vitality and Viability of Smaller Centres 

SA15: District and Local Centres 

The main issue to be considered:

i) Principle of development

ii) Residential amenity and control of odours
iii) Community Infrastructure Levy 

i) Principle of development  
The application site falls within a Major Local Centre (Core Strategy policies CS26 and CS27 and SA15 of the Sites and Detailed Policies Document).  Policy DM13 (Vitality and Viability of Smaller Centres) of the Sites and Detailed Policies Document states that within district, major local and local centres, development will be permitted provided that:

· There would be no more than 3 consecutive units which are not in A1 retail use; and

· The proportion of the total length of the Key Frontage within the centre that is in A1 retail use would exceed 50%.

Policy DM13 also states that within district, major local and local centres, development will be permitted provided that:

· There would be no more than 2 consecutive A5 takeaways, and no more than 30% of the length of the Key Frontage would be in takeaway use.
A survey of the shopping centre frontage has been undertaken and the proposed change of use does not create more than 3 consecutive units not in A1 use and does not exceed the 50% limit.  The change of use would also not create more than 2 consecutive A5 takeaway units.  The principle of development is therefore acceptable.
ii) Residential amenity and control of odours 
Policy DM4 seeks to ensure that new development will not cause a significant detrimental impact to the living environment of existing or new residential properties in terms of noise, disturbance and smells.  There are residential properties within close proximity to the application site and the nature of an A5 use means the potential for noise arising from the development and odour and noise from kitchen extraction. 
A noise assessment has not been submitted with the application and it is not possible to determine the likely noise impact of the proposal however Environmental Health have confirmed that this matter can be dealt with by way of a condition.  Cooking odour can also be a significant problem in commercial kitchens.  No details have been submitted to determine the likelihood of odours however this matter can also be dealt with by way of a condition.

The application form states the opening hours would be 10.00am to 11.30pm every day.  These times are not considered unreasonable taking into account the nature of the Wokingham Road and the other A3 and A5 uses close by.

As such the proposed change of use is not considered to result in significant harm to neighbouring properties in terms of noise, disturbance or smells subject to relevant conditions and therefore accords with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document.

iii) Community Infrastructure Levy

No CIL is payable.
Conclusion

The proposed change of use has been assessed and found to be acceptable as it complies with the identified policies and guidelines.  No proposed floor plans have been submitted but these would be required when confirming extraction details as required in the condition below.
Subject to the following conditions:

1. Time limit
2. Approved plans 

3. Hours of opening
4. Noise assessment
5. Odour assessment 

Informatives relating to:

1. Positive and proactive

2. Terms and conditions

3. Building Regs

4. Construction and demolition

5. Any future signage would need separate consent

