Delegated Application Report



Target Date: 15/03/2016


Extended Target Date: 05/04/2016
Address: Unit 4, Hyperion Way, Reading
Application Nos: 160079/FUL & 160080/ADV
Proposals: 
160079/FUL - Change of use to B2 (General Industrial) car body repair centre to include two flues.

160080/ADV - Installation of a fascia sign and a clock sign.

Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is located in an established industrial area and is within the Hyperion Trade Park which consists of 9 units.  Unit 4 is located within a row of 5 units and is 639sqm in size.  The units are two storey in height with shallow pitched roofs and are brick at the ground floor and cladding to the first floor.  There is a loading bay located at the front of the unit with a large roller shutter door that allows access into the unit.  The car park is centrally located within the Park.  The surrounding area is a mixture of commercial, industrial, residential and retail with Morrison’s Supermarket to the south.  The application site lies in Core Employment Area SA12e: North of Basingstoke Road in the Sites and Detailed Policies Document.     
Proposals:

The full planning application is for the change of use of Unit 4 Hyperion Way to B2 (General Industrial) for a car body repair centre with two flues to the roof measuring 1.5m in height.  The previous uses are unclear, the application form suggests PPG Industries occupied the premises however a web search suggests that Unipart Automotive occupied the premises.  No other external alterations are proposed to the unit.  The proposed use includes primarily minor repairs where vehicles are dropped off and picked up on the same day.  

The advertisement application is for a fascia sign and working clock above the first floor level windows.  The fascia sign measures 9.2m in width and 1m in height.  The materials consist of powder coated folded aluminium and acrylic with white and grey text on white, red, grey and mustard background.  The fascia sign would be internally lit to a luminance of 790cd/m2.
The proposed working clock is 2m in diameter and located over the fascia sign towards the right hand side.  The materials consist of powder coated aluminium and acrylic with white text on a grey background.  The ‘1’ icon would be raised from the surface with ‘Touch’ back lit and LED halo lit from behind.  The clock would be internally illuminated with a luminance level of 790cd/m2.

Plans Submitted:

The agent submitted the following plans and drawings, received on 15th January 2016: 
Location Plan 

Drawing No: 8297-01 Rev B – Preliminary Workshop Layout

Drawing No: 8297-02 Rev A – Existing Plans and Elevations
Drawing No: STL-0015 Rev A – Generic Extract Details 
1Touch Reading Proposed External Signage

Existing Photographs and Proposed Elevation showing signage

Certificate of Compliance 
STL Spraymate ECO

Design & Access Statement

The agent submitted the following plan and information, received on 19th January 2016:

Block Plan
Hitechled - HM2L ALUX – 0,55 W

The agent submitted the following amended plan, received on 14th March 2016:

Block Plan
Relevant Planning History:

None.

Consultation Responses:

· Transport raised no objection subject to two conditions.
· Environmental Health raised no objections following additional information submitted stating an environmental permit was not required.
· Thames Water advised the proposal does not require an agreement due to the type of work being carried out. 

· Notification letters were sent to Hyperion Way (all) and Octagon Motor Co and Davenport Vernon, Rose Kiln Lane.  No comments have been received. 

Summary of discussions with applicant/agent:
The agent was asked to clarify if the annual VOC usage would exceed 1 tonne as an environmental permit may be required and confirmation on the number of service bays and the estimated number of vehicle trips proposed was also requested.
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) Policies:

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
DM22: Advertisements

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) Impact on neighbouring amenity
iv) Public safety

v) Traffic generation and parking

vi) Community Infrastructure Levy 

i) Principle of development  
The application site is located within Core Employment Area SA12e: North of Basingstoke 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).   
There is little planning history on the previous uses of Unit 4 however as the proposed use is B2 (General Industrial) which 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 acceptable.
ii) Design and impact on the character of the area 
The proposal is for a change of use with the installation of two flues and the proposed signage.  The proposed flues are 1.5m in height and are not considered visually dominant and taking into consideration the industrial nature of the area the proposed flues are not considered harmful to the character and appearance of the area.  
The proposed fascia sign and working clock would be located above the first floor window level and extend to the same width as the windows.  The fascia sign and clock are not considered harmful to the character of the building and the surrounding area and are suitable in an industrial area such as Hyperion Way.  The material and colour is also considered appropriate and the fascia sign and working clock are considered acceptable as they accord with local planning policy.
iii)  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 and the proposal therefore accords with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document.

iv) Public Safety 

The proposed fascia sign and working clock are located in a position that would not cause a physical obstruction to members of the public using the highway and unlikely to cause a distraction to users of the highway.  The proposed fascia and clock do not exceed a level of luminance of 790 cd/m2 which is unlikely to cause a distraction to users of the highway. As such the proposed fascia sign and clock are 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).

v) Traffic generation and parking 

The site is located within Zone 3, Secondary Core Area but on the periphery of Zone 2, Primary Core Area which directly surrounds the Central Core Area and extends to walking distances of 2 kilometres from the centre of Reading.  

The parking standards for ‘vehicle servicing’ within Zone 2 limit maximum car parking as 1 space per 2 full time employed staff and 3 per service bay, whilst for Zone 3 this limit equates 1 space per 1 full time employed staff and 3 per service bay, however, there are no adopted parking standards for car body repair uses which are likely to take longer than a standard MOT or service. Therefore, this application must be considered on its own merits. 

10 car parking spaces are available with the unit. To ensure there is sufficient parking within the site, the applicant has confirmed a maximum of 5 vehicles could be delivered and worked on at the same time per day, however, on average only 4 vehicles would be repaired per day.  Therefore, Transport is satisfied that the parking provision does meet the business operational requirements and is acceptable.

In line with the adopted standards, 2 cycle parking spaces will be provided in the form of a Sheffield stand located at the front of the site.

There are no transport objections in respect of this proposal subject to conditions.

vi) Community Infrastructure Levy

No CIL is payable.
Conclusion

The proposed change of use and signage has been assessed and found to be acceptable as they comply with the identified policies and guidelines.

Conclusion

GRANT 160079/FUL
Subject to the following conditions:

1. Time limit
2. Approved plans 

3. Bicycle storage
4. Car parking spaces 
Informatives relating to:

1. Terms and conditions

2. Construction and demolition

3. Positive and proactive

GRANT 160080/ADV in accordance with Regulation 14 (1) (a and b) of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007.

Subject to the following conditions:

1. Approved Plans

2. Level of Luminance 

3. Standard Conditions

Informatives relating to:

1. Terms and conditions

2. Positive and Proactive 

