Delegated Application Report



Target Date: 22/11/2017


Extended Target Date: 07/12/2017
Address: 7 Bridgewater Close, Reading
Application No: 171681/FUL
Proposal: Change of use from Class A1 (retail) to Class B8 (self-storage) to

include an additional 601sqm of mezzanine.
Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is a detached, single storey building with a first floor mezzanine level located within the Portman Road industrial area.  Vehicular access is via Portman Road with Bridgewater Close closed to vehicle traffic from Dorset Street, Alma Street and Oxford Road.  The site is currently occupied by Porcelanosa (Ceramic Tiles and Bathrooms).
The application site lies in Core Employment Area SA12j: Bridgewater Close as identified in the Sites and Detailed Policies Document.     
Proposal:

The application is for the change of use from Class A1 (retail) to Class B8 (Pink Hippo self-storage).  The proposal also includes an additional 601sqm of mezzanine space and the re-cladding of the front and side elevations in corrugated metal sheet cladding in grey and pink.  The colours on the submitted drawings appear beige but the agent confirmed the colour is grey.  The submitted drawings also show proposed signage however this would need to be dealt with under a separate advertisement application.

Hours of opening would be 8.30am to 5.30pm Monday to Friday and 9.00am to 12pm Saturdays.  The building would be closed on a Sunday (secure by condition).

The building has allocated parking spaces to the front and side.  
The existing gross internal floorspace (square metres) is 1,276.6 square metres so with the mezzanine at 601 square metres the total floor space involved will be 1,877.6 square metres.  In accordance with the GDPO 2015 as the application site is less than 0.5 hectares; relates to a change of use and the additional development is less than 1000 square metres the application can be determined as a change of use category application and not a major application.

Plans Submitted:

The agent submitted the following plans and drawings, received on 25th September 2017: 
Drawing No: LaVaastu/2017/141/01 – OS Map 

Drawing No: LaVaastu/2017/141/02 – Existing & proposed Site Plan

Drawing No: LaVaastu/2017/141/03 – Existing Floor Plans
Drawing No: LaVaastu/2017/141/04 – Existing Elevations

Drawing No: LaVaastu/2017/141/05 – Proposed Floor Plans

Drawing No: LaVaastu/2017/141/06 – Proposed Front And Left Side Elevation

Drawing No: LaVaastu/2017/141/07 – Proposed Rear & Right Side Elevation

Drawing No: LaVaastu/2017/141/08 – Existing & Proposed Typical Section 

The agent submitted the following information, received on 22nd November 2017:

Drawing No: LaVaastu/2017/141/03 – Existing Floor Plans

Method Statement Project Overview, by Leander Group Ltd, Revision 1, Method Statement No: KB 297-001.

The agent submitted the following amended information, received on 1st December 2017:
Drawing No: LaVaastu/2017/141/03 – Existing Floor Plans

Method Statement Project Overview, by Leander Group Ltd, Revision 2, Method Statement No: KB 297-001.

Relevant Planning History:

97/00044/CLE (Civica Ref: 960686) - Use for the purposes of a retail warehouse within Class A1 of the Town & Country Planning Use Classes Order 1987. Certificate of Lawfulness for an existing use.  Permitted 03/07/1997.

Consultation Responses:

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

· Notification letters were sent to Bridgewater Close (all) and 25-49 Alma Street (o).  One letter of observation has been received with regards to details of parking to the north side of the building and requesting there is space for this facility without hindering the access to other business premises beyond unit 7.
Summary of discussions with applicant/agent:
The agent submitted additional information with regards to a Construction Method Statement so that this did not need to be addressed by way of a condition at a later date.
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) 
CS7: Design and the Public Realm
CS10: Location of Employment Development

CS11: Use of Employment Land for Alternative Uses 

CS12: Maintaining a Variety of Premises

CS24: Car / Cycle Parking
CS34: Pollution and Water Resources
Sites and Detailed Policies Document (2012)

DM4: Safeguarding Amenity
DM12: Access, Traffic and Highway-Related Matters
SA12: Core Employment Areas

Supplementary Planning Document 

Revised Parking Standards and Design (Oct 2011) 
The main issue to be considered:

i) Principle of development

ii) Design and impact on the character of the area
iii) Highways matters

iv) Impact on neighbouring amenity
v) Other matters 

i) Principle of development  
The application site is located within Core Employment Area SA12j: Bridgewater Close.  Policy SA12 of the Sites and Detailed Policies Document defines the boundaries of Core Employment Areas to allow policies CS10, CS11 and CS12 of the Core Strategy to be applied.  These areas will be the main location for industrial and warehouse uses (CS10) and there is a general presumption against loss of employment land in these areas (CS11).   
The existing A1 use is contrary to planning policy in this particular location and the proposed B8 use is in accordance with policy SA12 of the Sites and Detailed Policies Document and CS11 of the Core Strategy and is within an area recognised for industrial and warehouse uses.  The principle of development is therefore acceptable.
ii) Design and impact on the character of the area 
The proposal includes cladding the front and side elevations of the building in corrugated metal sheet cladding in grey and pink.  The cladding would cover the existing ground floor and first floor windows and a roller shutter door introduced to the front elevation.  The proposed materials are not considered harmful to the character and appearance of the established commercial/industrial area and the rear brick elevation facing neighbouring properties would remain.
iii) Highways matters

The site is located within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards and Design SPD.  Typically these areas are within 400m of a Reading Buses high frequency ‘Premier Route’, which provides high quality bus routes to and from Reading town centre and other local centre facilities. 

In accordance with the adopted SPD, the development would be required to provide a parking provision of 1 space per 150sqm of B8 use.  The total gross new internal floorspace proposed (including change of use) is 1,877sqm equating to a requirement for 13 parking spaces.

The site currently benefits from parking along the front and northern elevation of the building.  The development will retain the parking in a similar layout to its current use providing a total of 20 spaces.  Therefore, the site provides parking in excess of the Council’s adopted parking standards and is considered acceptable.

The proposed B8 use will generate additional vehicle movements and deliveries by commercial vehicles which would need to access the site via Bridgewater Close.  Given that the site is located within an industrial area adjacent to C401 Portman Road which is suitable for commercial traffic, it is unlikely that the proposal would result in a material impact on the safety and efficiency of the local highway network.  

There is no indication of any secure cycle provision on site for staff. The development requires 4 cycle parking spaces within a lockable covered store and equipped with ‘Sheffield’ type stands or within the building.  Transport is happy for this to be dealt with by condition. 

There are no transport grounds to object to the proposed change of use subject to relevant conditions and informatives.
iv) Impact on neighbouring properties

Taking into consideration the industrial nature of the surrounding area the proposed change of use would not result in significant harm to neighbouring occupiers in terms of noise or disturbance.  However there are residential properties to the east of Bridgewater Close and a condition restricting the hours of opening is required to ensure the premises does not cause disturbance to local residents during the night time.  The proposal therefore accords with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document.

v) Other Matters

Community Infrastructure Levy

No CIL is payable.
BREEAM

The Council’s policy requirement is that the redevelopment and refurbishment of existing building stock meets a BREEAM score of ‘Excellent’.  No details have been submitted with the application however, this can be dealt with by way of two conditions requiring an interim BREEAM certificate and a final BREEAM certificate.

Conclusion

The proposed change of use and associated works has been assessed and found to be acceptable as it complies with the identified policies and guidelines.
Subject to the following conditions:

1. Time limit
2. Approved plans 

3. Materials

4. Hours of opening
5. Vehicle parking in accordance with approved plans
6. Bicycle parking

7. Construction Method Statement – in accordance with 
8. BREEAM Interim Certificate

9. BREEAM Final Certificate 
Informatives relating to:

1. Positive and proactive

2. Pre-commencement conditions

3. Highways

4. Terms and conditions

5. Building Regs

6. Construction and demolition

7. Permission does not include signage
8. CIL
