DELEGATED REPORT

Target Date: 18/11/2016


Extended Target Date: 10/02/2016

App Nos.: 161808/FUL & 161809/ADV
Address: 8 Bridgewater Close, Reading
Proposals: Change of use to provide a trampoline park (Use Class D2) and external alterations (part retrospective relating to replacement roof) and 4 fascia signs.
1. INTRODUCTION

1.1   
The application site is a detached, single storey building of a steel frame construction with brick infills, located within the Portman Road industrial area behind the IBIS Hotel on Oxford Road.  Vehicular access is via Portman Road with Bridgewater Close closed to vehicle traffic from Dorset Street, Alma Street and Oxford Road.

1.2
A previous planning application for a change of use of the premises from B1/B8 (office/industrial) to D2 (leisure) for the use as an all-electric indoor go-karting circuit with ancillary café and licensed bar was approved at planning committee in 2008 (application ref: 07/01549/FUL (071247)).  This application was treated as a major application and thus reported to Planning Committee.  A condition was imposed to restrict permitted development rights for any other D2 use.

1.3
The current application for a trampoline park is also a D2 use and planning permission is required due to the previous condition however, the proposal is not considered a major development and can be dealt with under delegated powers.

2. PROPOSAL
2.1 
The application is for a change of use to an indoor trampoline park with associated lighting and replacement cladding to the front (north) facing elevation, the east side elevation and a small section of the south facing elevation in RAL 7021 (colour black/grey).  The external cladding will cover the ground floor front facing windows and the roller shutter doors to the east elevation although the windows and doors will be retained so that they could be reinstated if needed.  A new roof has been installed which has integral roof lights and is ‘Goose wing grey’ in colour.  The trampoline park would be open between the hours of 9am to 11pm Monday to Saturday and 9am to 10pm on Sundays (secure by condition).  
2.2
The operation will provide for a range of activities including exercise classes, parties, corporate hospitality, open jump sessions, dodgeball and volleyball with opportunities for school group sessions and rebound therapy for people with disabilities.  The centre will have a café and vending machines in reception and will accommodate approximately 16 full time staff with approximately 36 part time employees. 

2.3 
The proposal involves parking to the front and side of the existing building and land to the rear of the building adjacent to the IBIS Hotel on the Oxford Road.  Landscaping is proposed along the Oxford Road frontage.
2.4 
The proposal also involves 4 fascia signs to the front elevation facing Bridgewater Close stating ‘Trampoline Park’, ‘Red’ and ‘Kangaroo’ and ‘Cars Bounce This Way’.  The signage is at first floor fascia level and the car park sign will not be illuminated.  The Trampoline Park sign will be halo illuminated and the Red Kangaroo signs illuminated through a light box both with a level of luminance level of 22 cd/m2.  
3. PLANNING HISTORY
99/00577/FUL (Civica Ref: 991480) - Change of Use from B8 use only to B8 use with up to 30% ancillary B1(c) floorspace.  Permitted 13/09/1999.

99/00918/FUL (Civica Ref: 991552) - Installation of roller shutters.  Permitted 08/11/1999.

07/01549/FUL (Civica Ref: 071247) – Change of use from B1/B8 Office/Industrial to D2 Leisure for use as an all-electric indoor go-karting circuit with ancillary cafe & licensed bar.  Permitted 07/04/2008.

08/01747/APPCON (Civica Ref: 080121) - Discharge of conditions 6, 8 and 11 of planning application 07/01549/FUL.  Application returned.

151858/PREAPP - Pre-application advice for change of use from Class D2 (Go Kart use) to Class D2 (Trampoline Park).  Observations sent 08/01/2016.

4. CONSULTATIONS

4.1 Non-statutory:

Development Control Transport raised concerns over the proposed access from both Bridgewater Close and Oxford Road and advised that there should not be vehicular access from Oxford Road.  Amended plans have been submitted and Transport raised no objections subject to conditions and informatives.  
Environmental Health raised no objection following the submission of an Environmental Noise Survey and Noise Impact Assessment.
Natural Environment Trees requested tree planting on the Oxford Road frontage.  Amended plans and a Tree Planting and Maintenance Plan were submitted.  The Natural Environment Tree Officer raised no objections subject to conditions.

Reading Borough Council Leisure raised no objection.

4.2
Public consultation: 

Properties at Bridgewater Close (all), 14C Ivydene Road, Westgate Court (all), 642-654 (e) and 730-732 A & B) Oxford Road and 7-41 (o) Alma Street were consulted.  2 letters have been received with regards to the replacement roof stating that the replacement roof was a new structure that was not included in the application and which now reduced views from properties on the Oxford Road, greatly decreased daylight, diminished the overall attractiveness of the properties ultimately decreasing property value and the flats now feel like they are in the middle of an industrial estate.

3 further objections were received with regards to:

1. Noise and the need for soundproofing.
2. The roller shutter doors should not be opened when the building is open to prevent noise disturbance to neighbouring properties.

3. Increase in traffic. 

4. Proposed hours of opening would ensure inconvenience to those living nearby.

5. RELEVANT PLANNING POLICY AND GUIDANCE

5.1 
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'. 

5.2 
The following local and national planning policy and guidance is relevant to this application:

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

· CS1 (Sustainable Construction and Design)

· CS3 (Social Inclusion and Diversity)

· CS4 (Accessibility and the Intensity of Development)

· CS5 (Inclusive Access)

· CS7 (Design and the Public Realm)

· CS10 (Location and Employment Development)

· CS11 (Use of Employment Land for Alternative Uses)

· CS12 (Maintaining a Variety of Premises) 

· CS13 (Impact on Employment Development)

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

· CS22 (Transport Assessments)

· CS24 (Car / Cycle Parking)

· CS34 (Pollution and Water Resources)

Reading Borough Sites and Detailed Policies Document (2012):

· DM1 (Adaptation to Climate Change)

· DM2 (Decentralised Energy)

· DM4 (Safeguarding Amenity)

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

· DM19 (Air Quality)

· DM22(Advertisements)
· SA12 (Core Employment Areas)

Supplementary Planning Documents 

· Revised Parking Standards and Design (Oct 2011) 

· Employment, Skills and Training (April 2013)

· Planning Obligations under S106 (April 2015)

· Revised Sustainable Design and Construction (July 2011)

Tree Strategy for Reading, adopted June 2010.

6. 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

6.1
The main issues are considered to be: 

(i)
Principle of development
(ii) 
Design and impact on the character of the surrounding area
(iii) 
Impact on neighbouring properties

(v) Parking

(vi) Trees and Landscaping 

(vii) Signage

(viii) Other Matters

(i)  

Principle of development
6.2
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).   

6.2.1
However, as the principle of a D2 Leisure use has already been established when the go-kart use was implemented and the use of the site will remain as D2 (Assembly and Leisure) the principle of development is therefore acceptable in this instance.

(ii)  
 Design and impact on the character of the surrounding area

6.3  
The proposal includes cladding the front and east side elevation of the building, including a small section of the rear elevation, with black/grey profile steel.  The cladding would cover the existing ground floor windows and three roller shutter doors.  These windows and doors will be retained so that they could be re-instated if needed.  The applicant originally proposed red cladding but this was considered too vibrant on the elevations facing neighbouring properties.  The proposed materials are not considered harmful to the character and appearance of the area.  
6.3.1 
A new roof has been constructed which includes a number of roof lights in line with Building Regulations.  A number of concerns were raised with regards to the roof being a new structure however this matter has been investigated and this does not seem to be the case.  Although the new roof does look bright this will weather over time but it remains the same height as the old roof.  The replacement roof is unlikely to have required planning permission but it has been included in the application for completeness.  

6.3.2
The proposal also involves utilising an existing parking area associated with the IBIS Hotel on the Oxford Road.  Landscaping is proposed to the Oxford Road frontage which will enhance the appearance of the area.  
6.3.3
The external proposals are therefore considered acceptable and in accordance with policy and guidance. 
(iii)
Impact on neighbouring properties

6.4   
The closest residential properties are to the east and south of the site on Alma Street and the Oxford Road and whose rear gardens adjoin the site boundary.  Concerns have been raised with regards to the new roof, potential noise, proposed hours of opening and an increase in traffic.  The proposal must be assessed against Policy DM4: Safeguarding Amenity which states that development should not cause a significant detrimental impact on the living environment of existing properties.  
6.4.1
The new roof although brighter in colour than the old roof remains the same in terms of its height.  The roof will weather over time and along with the proposed external cladding the external alterations are considered to improve the visual appearance of the building and are acceptable within the industrial area in which it is located.  The colour of the cladding has been amended from red to black/grey which is more in keeping with the surrounding area.  The new roof is therefore not considered harmful to neighbouring properties in terms of visual dominance or overbearing effects.
6.4.2 
An Environmental Noise Survey and Noise Impact Assessment has been submitted and Environmental Health have advised that the predicted increase in received noise levels are unlikely to be perceptible to local residents.  No mechanical ventilation (air conditioning) is proposed and windows and roller shutters will not be opened for ventilation in the trampoline area which will be secured by condition.  Environmental Health raised no concerns about noise breakout that has not been considered by the assessment. 
6.4.3
Concerns have also been raised with regards to an increase in traffic.  It is accepted that the use will attract visitors to the site however, the building is located within an industrial area and the car park to the rear of the site will remain in car park use and although there is likely to be an increase in the number of people using this car park the use as a car park has already been established.  The site is also adjacent to the Portman Road and the Oxford Road which are busy roads and it is considered that although there may be some additional noise, the proposal will not result in any undue noise and disturbance that would cause a significant detrimental impact on the living environment of existing properties.

6.4.4
The proposed hours of opening have also been raised as a concern however these are the same as previously approved for the go-kart use and Environmental Health are satisfied that the use will not be harmful to neighbouring properties in terms of noise and disturbance.  A condition will be imposed to restrict any outdoor sound reproduction or amplification.
6.4.5 In conclusion, the proposal will not cause a significant detrimental impact to the living environment of neighbouring properties in terms of noise and disturbance, privacy and overlooking, loss of light or visual dominance and overbearing effects.  Whilst there would be a change in outlook from the rear gardens of properties along Alma Street and Oxford Road the changes are not so harmful as to breach the criteria set out in policy DM4 (Safeguarding Amenity) of the Sites and Detailed Policies Document and the advice given in the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions.

(v) Parking 

6.5 The site currently provides 39 parking spaces.  Vehicular and pedestrian access is currently provided directly from Bridgewater Close which leads onto Portman Road and Oxford Road and onto the wider strategic road network.  The site is well served by public transport infrastructure via the bus routes that run along A329 Oxford Road which is one of the main transport corridors into Reading from the west.

6.5.1
The existing vehicular access from Bridgewater Close will remain in its current configuration.  The proposals include an extension of the car park into redundant land adjacent to the IBIS Hotel to the south of the site. The new area of parking extends into/up to the Oxford Road.  The proposals include the provision of a pedestrian access into the site from the Oxford Road which will improve connectively/access to the site.  The proposed boundary treatment (in the form of planter boxes) will ensure that there is no direct route through the site between the Portman Road and Oxford Road for vehicular traffic.  To ensure that no direct access between Bridgewater Close and Oxford Road were to take place should the use of the site cease, a condition has been imposed requiring details of a gate/barrier system to be installed prior to occupation.  
6.5.2
The site is located within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards and Design SPD.  However, there are no specific maximum parking standards for trampoline parks, therefore, the parking and cycle parking requirement is determined on a case by case basis. 

6.5.3
It is proposed to provide 62 spaces within the site including 4 wheelchair accessible bays.  16 of these car parking spaces will be provided on the land adjacent to the IBIS Hotel.

6.5.4
The operation will accommodate 1-hour sessions, staggered at half-hourly intervals, to assist the changeover of users and better operation of the car parking spaces.  However, at peak times, this will still result in an additional 63 visitors arriving at the site prior to their session time resulting in additional strain on the parking spaces.  

6.5.5
It is suggested within the Transport  Statement (paragraph 5.5) that the sessions could be staggered at 15-minute intervals permitting a changeover of a quarter of the site’s customers (approx. 30-31 customers) each 15 minutes.  This will reduce the strain/competition for the parking spaces particularly at peak times which are anticipated to be weekends and school holidays.  A condition will be imposed to ensure the staggering of sessions at peak times.

6.5.6
The proposals include the provision of 5 ‘Sheffield’ style cycle parking stands to be provided in a dedicated store providing space for up to 10 bicycles to be securely accommodated.  As stated above, there are no specific cycle parking standards for this use, however, a review of the cycle parking provisions should be made once the site is fully operational to determine whether additional stands are required as stated in paragraph 6.44 of the Transport Statement.

6.5.7
Servicing and refuse collection will take place via Bridgewater Close.  Deliveries will be timed to avoid peak periods so as to ensure arriving vehicles do not disrupt the operation of the car park which is acceptable.

6.5.8
There are no transport objections to the proposals subject to relevant conditions and informatives.

(vi) Trees and Landscaping

6.6
The new area of parking to the rear of the site adjacent to the IBIS Hotel extends into/up to the Oxford Road which, with reference to the Reading Borough Council Tree Strategy, is a ‘tree corridor (existing and potential)’ and given it is a main route in/out of town is a primary route for tree planting.  Objective 2 of the Tree Strategy includes:

· Enhancing the appearance of important transport routes and corridors;  

· Maintaining and increasing canopy cover in the Borough by 10% in the period up to 2030.

6.6.1 
In addition the whole site is within a 10% or less canopy cover area (an area lacking tree cover), as defined in the tree strategy, and as such is a site on which we would expect to see new tree planting as part of any planning proposals in line with objective 3 of the Strategy.

6.6.2 
Objective 6 expects new developments to ‘make a positive and sustainable contribution supporting the objectives of this strategy in enhancing Reading’s urban environment. Such planting should be used to enhance streets and other public realm as part of planning permissions for all relevant new developments..’.

6.6.3 
The applicant proposes a new tree and 3 granite tree planters to the Oxford Road frontage along with 2 new trees within the site.  It would have been preferable for planting to have been permanent along the Oxford Road frontage but the applicant is leasing this land from the IBIS Hotel who would not agree to permanent planting.  Nevertheless, the landscaping proposed is welcome and it will make a positive contribution to the area and is considered acceptable.
(vii) Signage 

6.7 
Regulation 3 of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007 requires the Local Planning Authority to exercise its powers under these regulations in the interests of amenity and public safety taking into account the provisions of the development plan, so far as they are material; and any other relevant factors.  

6.7.1 
With regards to amenity the proposed signage is located on the front of the building facing into Bridgewater Close which is an industrial area.  The existing signage will be removed and the proposed signage is not considered harmful to the character of the building and the surrounding area.  The material and colour is considered appropriate to the building and the surrounding area and is therefore acceptable as they accord with local planning policy.

6.7.2 
With regards to public safety the proposed signage is located in a position that would not cause a physical obstruction to members of the public using the highway.  The Trampoline Park and Red Kangaroo signs do not exceed a level of luminance of 22 cd/m2 which is unlikely to cause a distraction to users of the highway.  As such the proposed signage is considered to be acceptable in public safety terms in accordance with DM12: Access, Traffic and Highway-Related Matters of the Sites and Detailed Policies Document (2012).

(viii) Other Matters

Employment, Skills and Training

6.8 
Core Strategy Policy CS13 specifically deals with the impacts of employment development and there is specific reference to maximizing the potential of the existing population to fill jobs, through improving their skills.  The Employment, Skills and Training Supplementary Planning Document (SPD) states that there are two key areas of employment, skills and training for which S106 planning obligations will be sought.  The first is the construction phase for all large developments, the second at the end user phase of large commercial development.  The measures will seek to mitigate the impacts of development through ensuring that local people can better access job opportunities arising from development.  

6.8.1 
The proposed change of use to a trampoline park will not require a site specific Employment and Skills Plan (ESP) for the construction phase as no alterations to the existing building are proposed however, the end user phase will be applicable.  This relates to all commercial/employment generating uses with a gross internal floor area of 1000m2 or more.

6.8.2
The Applicant has prepared an ESP in liaison with Reading UK CIC, and this document will be included as one of the documents to be approved.  The SPD requires the monitoring of training outputs set out in any ESP, and there is a per output fee for Reading UK CIC to undertake this monitoring role.  The requirement to comply with the ESP and meet these monitoring requirements will therefore be set out in the S106 legal agreement.  


Air Quality Management

6.8.3 
The application site falls within an Air Quality Management Area and Policy DM19: Air Quality of the Sites and Detailed Policies Document therefore applies.  Environmental Health has advised that although there will be an increase in traffic generated as a result of the proposed change of use it will not have a significant impact on the local road network and therefore will have only negligible or no impact on local air quality.


SUDs

6.8.4
As the planning application for the change of use would not be a major application there is no requirement to provide details on Sustainable Drainage Systems.  

Equality Act 2010

6.8.5
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.

6.8.6
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 

6.8.7
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.

7. RECOMMENDATION 
GRANT

Conditions to include: 

1. Time limit – 3 years

2. Materials colour of cladding
3. Approved Plans

4. Restrict to D2 use permitted only

5. Construction and demolition times

6. Hours of operation

7. Landscaping in accordance with approved plan

8. Landscape maintenance 

9. Replacement planting

10. Provision of parking spaces 

11. Bicycle storage 

12. Operation of parking spaces 

13. Prohibition of access

14. No sound reproduction or amplification audible outside the main building 

15. No trampolining maintenance, eating or drinking outside the building

16. Roller shutters to remain closed and not opened 
17. No development shall take place until Tree Planters installed

18. Details of gate/barrier system
Informatives to include:

1. Terms and conditions 

2. Building Regulations 

3. Encroachment and Party Wall

4. S106

5. Works affecting the highway

6. Positive and proactive

Grant 161809/ADV 
Conditions to include:

1. Development as approved plans

2. Levels of luminance 

3. Standard Advert Conditions

Informatives to include:

1. Terms and Conditions 

2. Positive and proactive

8. APPROVED PLANS 

Received on 23rd September 2016:

Drawing No: 13078-PL-018 Rev A – Proposed Block Plan

Drawing No: 13078-PL-002 Rev A – Proposed Ground Floor/First Floor Plans

Final Employment Skills Plan dated and received on 28th November 2016

Received on 20th December 2016:

Drawing No: 13078-PL-E10 Rev C – Proposed External Elevations Sheet 1

Drawing No: 13078-PL-E10 – Rev B – Proposed Elevations Sheet 2

Drawing No: 13078-PL-020 – Roof

Drawing No: 13078-PL-200 Rev E – Proposed Site Plan

