DELEGATED APPLICATION REPORT

APPLICATION NUMBER: 160757/FUL
ADDRESS: Unit B 75a Loverock Road
THE PROPOSAL

Change of use from waste transfer facility to flexible Class B8 (storage and distribution)/ Class B2 (General Industrial)/Class B1 (Business) use.
SITE DESCRIPTION AND SURROUNDING AREA

The site is located within the Portman Road Core Employment Area.
RELEVANT SITE HISTORY

· 110790/FUL (11-01898-FUL).  Change of use and conversion of the existing warehouse into a church and community centre (resubmission of planning application 11/01066/FUL).  Refused.
Listed as 75 Loverock Road

· 090611 (09-00909-FUL).  Change of use of land and building to waste transfer facility.  Permitted.
RESPONSE TO CONSULTATIONS

The application was not assessed at an Applications Steering Group meeting. 
The Transport Strategy and Environmental Protection Departments have no objection.

RESPONSE TO PUBLICITY

1 item of correspondence was received.  The writer confirmed they have no objection.
POLICIES

Legal and Planning Policy Context
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'.

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

National Planning Policy Framework 

Part 1 – Building a strong, competitive economy

Part 4 – Promoting sustainable transport

Planning Practice Guidance

· Air Quality

· Use of Planning Conditions
Reading Borough Local Development Framework Core Strategy (2008)

CS12 (Maintaining a Variety of Premises)

CS24 (Car/Cycle Parking)

CS34 (Pollution and Water Resources)
Sites and Detailed Policies Document (2012)
SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity) 
DM12 (Access, Traffic and Highway Related Matters)
SPG/SPD
· Parking Standards and Design (Supplementary Planning Document).

APPRAISAL

Principle of change of use
The proposed uses (B1, B2 and/or B8) are appropriate within a Core Employment Area.  The closest residential dwellings are 146 metres from the building, with existing warehouses in between.  The Environmental Protection Team have no objection.
The principle of the change of use is considered to be acceptable. 

Transport Issues
In August 2009, planning permission was granted for ‘Change of use of land and building to waste transfer facility’ for non-hazardous and dry commercial waste.  Prior to the waste transfer use, the property was used as a warehouse for storage and distribution (Use Class B8).
The maximum parking requirement for the proposed flexible consent is 8 parking spaces.  Five car parking spaces are proposed within the forecourt of the unit plus 3 additional spaces on Loverock Road, north of the application site. The applicant has submitted an amended Site Location Plan to include this additional area which is in their ownership.  

 

Cycle parking has also been provided within the forecourt area. 

It has not been indicated whether the change of use will increase vehicle trips to the site, however, given that the permitted use will generate around 85 trips per day, it is unlikely that the proposal would result in a material impact on the safety and efficiency of the local highway network.  In addition, the site is located in a Core Employment Area which is suitable for commercial traffic associated with B2 and B8 type uses. 

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.

RECOMMENDATION

Grant.
Case Officer: Ben Pratley

