DELEGATED REPORT

Target Date: 29/09/2017


Extended Target Date: 13/10/2017
App Nos.: 171286/FUL
Address: 22 Britten Road, Reading
Proposals: Additional usage to include D1 non-residential institution for Sports Injury and Rehabilitation Clinic.
1. INTRODUCTION

1.1   
The application site is located off Elgar Road South and is a two storey mid terrace unit within the Robert Cort Industrial Estate.  
2. PROPOSAL
2.1 
The application is to retain the existing B2 use but introduce a separate D1 use for a sports injury and rehabilitation clinic.  Minor internal alterations are proposed with no changes to the external elevations of the building.    
2.2
The operation will provide for a range of sport specific rehabilitation for athletes from different sports to include treatment rooms and specialist equipment such as an antigravity treadmill and a 20m running track.    

2.3 
The operation will employ 5 full time members of staff, several part time employees with opening hours from 7am to 9pm Monday to Friday, 7am to 6pm Saturday and 8am to 5pm Sunday and Bank Holidays.

2.4 
The unit has 6 designated car parking spaces to the front and there is unreserved access to two car parks at Robert Cort Industrial Estate.
3. PLANS SUBMITTED AND SUPPORTING INFORMATION

The applicant submitted the following plans and information, received on 29th July 2017:

Location Plan 

Block Plan

Planning Statement

The applicant submitted the following plans, received on 3rd August 2017:

Drawing No: 09 – Existing

Drawing No: 09 - Proposed

The applicant submitted the following plan, received on 4th October 2017:

Block Plan

4. PLANNING HISTORY
None.
5. CONSULTATIONS
5.1 
Non-statutory:
Development Control Transport raised no objection subject to a parking condition.  
RBC Local Development Framework advised the proposal is not policy compliant but raised no objection to a 3 year temporary permission.
5.2
Public consultation: 

Properties at 20-34 (e) Britten Road were consulted and no comments have been received.
6. RELEVANT PLANNING POLICY AND GUIDANCE

6.1 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'. 

6.2 
The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework
Reading Borough Core Strategy (January 2008):

· CS4 (Accessibility and the Intensity of Development)

· CS5 (Inclusive Access)

· CS10 (Location and Employment Development)

· CS11 (Use of Employment Land for Alternative Uses)

· CS12 (Maintaining a Variety of Premises)

· CS20 (Implementation of The Reading Transport Strategy (Local Transport Plan 2006-2011)

· CS22 (Transport Assessments)

· CS24 (Car / Cycle Parking)

Reading Borough Sites and Detailed Policies Document (2012):

· DM4 (Safeguarding Amenity)

· DM12 (Access, Traffic and Highway-Related Matters)

· SA12 (Core Employment Areas)

Supplementary Planning Documents 

· Revised Parking Standards and Design (Oct 2011) 

7. APPRAISAL – Planning Applications 
(i)
Legal context

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that applications for planning permission be determined in accordance with the development plan unless material considerations indicate otherwise. 

(ii) 
Main Issues

7.1
The main issues are considered to be: 

(i)
Principle of development
(ii) 
Impact on neighbouring properties

(iii) 
Parking

(v) Other Matters

(i)  

Principle of development
7.2
The application site is located within Core Employment Area SA12f: Elgar Road.  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).   

7.2.1
Although the proposed D1 use is contrary to policy the applicant has demonstrated the need for this particular operation in this Core Employment Area and provided evidence to show that following an extensive two year search for suitable premises, 22 Britten Road provides suitable floor space for the required rehabilitation services to be provided.

7.2.2 
The unit will retain its existing B2 use and a condition will be imposed to restrict the D1 use to the sports injury and rehabilitation clinic only.  The applicant has negotiated a 5 year lease with the landowners and in this instance a 5 year temporary permission is considered acceptable.  

7.2.3 Taking the above into consideration the principle of development is acceptable in this instance.
(ii)  
 Impact on neighbouring properties

7.3   
The unit is located within an industrial estate and the use of the unit as a sports injury and rehabilitation clinic is not considered to have any impact on neighbouring units when considering the existing use of the area.  The proposal is therefore in accordance with policy DM4 (Safeguarding Amenity) of the Sites and Detailed Policies Document.

(iii) Parking 

7.4
The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD.  This zone directly surrounds the Central Core Area and extends to walking distances of 2 kilometres from the centre of Reading. There are no adopted parking standards for the proposed use as a sports injury clinic. Therefore, an application of this type has to be considered on its own merits considering local circumstances including access to public transport provisions and the availability of parking and on-street regulations.

7.4.1
The site is located within in an industrial area. A high proportion of the traffic using the road is commercial traffic ranging from light vans to articulated lorries. No waiting restrictions (DYL) are present within the industrial estate. 
7.4.2
The site will employ 5 full-time members of staff and several part-time employees as the business develops.  It is anticipated that the sports injury clinic will typically be working with up to 10 individuals in the building at any time.
7.4.3
The unit is accessed directly from Britten Road and has 6 designated car parking spaces. It is stated that there is an additional 55 car parking spaces on a raised undesignated car park adjacent to the unit and an additional overflow car park at the entrance to Robert Cort Industrial Estate with 40 undesignated spaces.  No parking assessments have been undertaken to confirm there is spare parking provision within the estate but the development presents itself as a small scale start up business so on balance any overflow in parking will be minimal. 

7.4.4
Confirmation from the Robert Cort Industrial Estate has been submitted to confirm that the proposed business has access to 6 designated spaces and has permission to use the overflow car parking spaces at all times (if any overflow does occur).

7.4.5
Considering the development will be located within an industrial estate and the area is controlled with extensive parking restrictions, it is concluded that any parking associated with the proposed development would not overspill onto the public highway or unacceptably prejudice the safety of other highway users and in view of this there are no transport objections to the proposal subject to a parking condition.

(v) Other Matters


Equality Act 2010

8.5
In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  There is no indication or evidence (including from consultation on the application) that the protected groups have or will have different needs, experiences, issues and priorities in relation to the particular planning application.

8.5.1
In terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.


CIL 

8.5.2
The proposed development does not attract a CIL charge as it is a change of use of in use floorspace with no additional floorspace proposed.

8. RECOMMENDATION 
GRANT

Conditions to include: 

1. Time limit – temporary personal permission 5 years

2. Approved Plans

3. Restrict to D1 use permitted only

4. No mix of D1 and B2 uses

5. Parking

Informatives to include:

1. Terms and conditions 

2. Building Regulations 

3. Positive and proactive

