DELEGATED APPLICATION REPORT			          Target Date: 02/11/17
Application No: 171543/FUL
Address: 211 Shinfield Road
Proposal: Installation of additional shop entrance and alterations to westward side elevation and external seating area
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site is a service station (Class Sui Generis), located on the eastern side of the A327, Shinfield Road, within the Shinfield Road District Centre. The station comprises a five pump forecourt, a car wash and a forecourt retail shop. An area of grass with picnic tables is located beyond the western side elevation of the forecourt shop. The forecourt shop is occupied by Londis and Costa Coffee. The surrounding area comprises a mix of commercial and residential uses.  
Proposal
The proposal is for the installation of an additional shop entrance and associated alterations to the westward side elevation of the forecourt shop, and the provision of an external seating area. The proposal would enable the expansion of Costa Coffee within the forecourt shop. The proposed entrance would comprise a glazed screen and automatic sliding door. The existing fascia signage would be retained. A new paved access would link the proposed entrance to the station forecourt and the footway on Shinfield Road. External seating for the use of patrons would be located within this paved area. 
Plans Considered
The agent supplied the following, received on 6th September 2017:
Design and Access Statement
Drawing No: PA-01 – Site Location and Block Plan
Drawing No: PA-02 – Existing Site Plan
Drawing No: PA-04 – Proposed Site Plan
Drawing No: PA-03 – Existing Elevations
Drawing No: PA-05 – Proposed Elevations
Relevant Planning History
030736/ADV – New signage – Permitted 20/11/03
040645/VAR – Extension of opening hours – Refused 17/05/04
APP/E0345/A/04/1152983 – Split Decision 29/04/05
102046/FUL – Replacement forecourt canopy and pumps etc – Permitted 18/02/11
160377/FUL – External refurbishment to forecourt shop – Permitted 03/05/16
Consultation Responses
Environmental Protection raised no objection to the proposal.
Wokingham Borough Council raised no objection to the proposal. 
Transport raised no objection in principle to the proposal, subject to confirmation that the proposal would not encroach into the existing footway. The agent confirmed that this would not be the case in an email dated 10th October 2017.
Natural Environment provided the following advice. The area in question contains a not unsubstantial area of grass which helps to soften the surroundings. The proposal would break up and reduce this green area. It was advised that the reduction in green area could be mitigated by landscaping, particularly tree planting. Shinfield Road is identified as a ‘treed corridor’ in the Tree Strategy for Reading (2010) and as such is a priority route for tree planting. The site is within a 10% or less canopy cover area, as identified in the Tree Strategy, hence opportunities for tree planting are even more important. The objectives in the Tree Strategy seek development to include tree planting, particularly in priority areas such as this. Trees raised no objections to the proposal subject to conditions requiring the submission of details of landscaping for approval.  
Summary of Discussions with Applicant/Agent
The agent provided confirmation that the proposal would not encroach into the existing footway in an email dated 10th October 2017. 
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:
Reading Borough Local Development Framework Core Strategy (2008)
CS7: Design and the Public Realm
CS26: Network and Hierarchy of Centres
CS27: Maintaining the Retail Character of Centres
CS38: Trees, Hedges and Woodlands
Sites and Detailed Policies Document (2012)
DM4: Safeguarding Amenity
DM13: Vitality and Viability of Smaller Centres
DM23: Shopfronts and Cash Machines
Appraisal
The main issues to be considered are: 
a) Principle of development
b) Design and impact on the character of the surrounding area
c) Impact on neighbours
[bookmark: _GoBack]a) Principle of development
The principle of development is generally acceptable as it allows an existing use to expand and modernise; protecting and enhancing the District Centre. The proposal is therefore in accordance with Policies CS26: Network and Hierarchy of Centres and CS27: Maintaining the Retail Character of Centres of the Reading Borough Local Development Framework Core Strategy (2008) and Policy DM13: Vitality and Viability of Smaller Centres of the Sites and Detailed Policies Document (2012).
b) Design and impact on the character of the surrounding area
The existing entrance to the forecourt shop is located within the northward elevation, at a right angle to the highway. The proposal will create an additional shopfront, presenting an active frontage to the highway. It is not considered that this would cause harm to the character of the existing building. The size and positioning of the proposed fenestration is considered appropriate, and an improvement on the existing blank façade. The proposed external seating area is also considered appropriate in an area such as Shinfield Road District Centre, and it contributes to ensuring that the vitality and viability of the centre is maintained and enhanced. The proposal is therefore in accordance with Policy CS7: Design and the Public Realm of the Reading Borough Local Development Framework Core Strategy (2008) and Policy DM23: Shopfronts and Cash Machines of the Sites and Detailed Policies Document (2012).
c) Impact on neighbours
The proposed alterations will not cause a significant detrimental impact to the living environment of neighbouring residents. It is likely that there will be some increase in noise, caused by patrons using the external seating area, but not to a level that would be unreasonable in a District Centre. Indeed, patrons of the external seating area may promote other benefits for the surrounding area, such as an increase in natural surveillance. On balance, the proposal would accord with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document (2012).
Conclusion
The proposed alterations have been assessed and found to be acceptable as they comply with the identified policy and guidelines. 
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