DELEGATED APPLICATION REPORT - Application No: 160377/FUL

Address: Shinfield Service Station 211 Shinfield Road, Reading.

Proposal: External refurbishment to the forecourt shop
Case officer: John Gregory 

Site Description and Surrounding Area: The application relates to a single storey garage forecourt shop on the eastern side of Shinfield Road Reading. Run by the Motor Fuel group the Shell Petrol Station lies on the left hand side of the road when, traveling south along Shinfield Road and at a point in between Elm Road and Whitley Wood Road junctions. The site lies within Shinfield Road Small shopping Area and is consequently surrounded by retail shopping and Offices. Large areas of forecourt are associated with the petrol station use as well as Summerville Glass and White Knights Retail Centre. 

Proposal: The application seeks planning permission to conduct a complete external refurbishment of the forecourt shop. The concept would include horizontal synthetic wood over-cladding (Dura Cladding planks, 150-cedar flush), a wrap-around silver metallic oval skin. The existing and proposed to have a mansard style slate roof and guttering. The overall dimensions of the building will only alter as a result of the thickness of the extra cladding. The overall length to go from 23.81m to 25.79m. This is largely due to the 1m oval extensions at either end. The width to go from 11.98m and 14.16m to 11.98m and 14.36m. Height to remain unchanged at 3.33m.

The full height glazed front façade to remain unaltered. The design and access statement details that modern low level lighting and heating control will enable the unit to function under modern energy efficient systems aiming to reduce its carbon footprint. 

Existing security bollards along the front elevation to remain painted mid grey with silver top. Mid grey paint to cover a portion of the north elevation facing the car wash area.

Internal layout and structure are all to remain the same.

Plans Considered:

Drawing no: 15577-21 PA-01 Location and block plan
Drawing no: 15577-21 PA-02 Existing site layout
Drawing no: 15577-21 PA-03 Existing building elevations
Drawing no: 15577-21 PA-04 Proposed site layout
Drawing no: 15577-21 PA-05 Proposed building elevations
Drawing no: 15577-    PA-07 Illumination to facade

Drawings received on 1st March and 3rd May 2016

Relevant Planning History:

102046 (10-02257/FUL) Replace and extend the forecourt canopy, the replacement of dispensing pumps and pump islands, installation of additional dispensing pump an d island, repositioning of tanker fills and tank vents and replacement of drainage petrol interceptors (Permitted 18/02/2010)

Notification letters were sent to: 

Unit F White Knights Retail Park
No203 to No205 Shinfield Road
No209 Shinfield Road
No211 Shinfield Road
Spar Store No221 Shinfield Road
No221A, No221B Shinfield Road
No234, No234A, No234B, No234C Shinfield Road
Flat No234A Shinfield Road
Royals Fish and Chips No234C Shinfoeld Road
No236A Shinfield Road
No238 Shinfield Road
No240 Shinfield Road
No1 and No3 Shinfield Rise

No comments were received.

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
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'.  However the NPPF does not change the statutory status of the development plan as the starting point for decision making (NPPF paragraph 12).

In this regard, the NPPF states that due weight should be given to the adopted policies of the Local Development Framework (LDF) (Core Strategy and Sites and Detailed Policies Document) according to their degree of consistency with the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the weight that may be given).

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:
Reading Borough LDF Core Strategy (Adopted January 2008)
CS7     Design and the Public Realm

Sites and Detailed Policies Document – (Adopted October 2012)
DM4	Safeguarding Amenity
DM13	Vitality and Viability of smaller centres
DM23	Shopfronts and Cash Machines 

Assessment:
The determining factor associated with this application is whether the proposal would be detrimental in terms of design.

Dura Cladding planks, 150-cedar flush samples.
Requested on 24/03/2016 and received on 28/04/2016.

These show the intended cladding. The drawings showed an orange colour to the intended Dura but actual samples identified a true light brown cedar texture and colour match, is considered acceptable on both counts.  

Lighting. Drawings (15577 - PA-07) received 03/05/2016 
Section 9 of the Application form (Materials) details External lighting “pole mounted perimeter lighting”. Drawing submitted on 3/05/2016 show down lighters in the eaves of the new façade at 144 cd/m2.

Pole mounted lighting details existing lighting that will not be changes on the proposal and are not shown on the existing or proposed plans.

A condition will be added for both.  

Consequently, in terms of re-design the proposal would not raise objection in design terms and thus accords with policy CS7, DM4, DM13 and DM23 of Reading Borough Council planning policy. 
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Conditions:

1. The development to which this permission relates must be begun not later than the expiration of three years beginning with the date on which the permission was granted.  

Reason: to prevent an accumulation of unimplemented planning permissions and in accordance with Section 91 of the Town & Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

3. The permission relates only to the following plans and drawings: 

Drawing no: 15577-21 PA-01 Location and block plan
Drawing no: 15577-21 PA-02 Existing site layout
Drawing no: 15577-21 PA-03 Existing building elevations
Drawing no: 15577-21 PA-04 Proposed site layout
Drawing no: 15577-21 PA-05 Proposed building elevations
Drawing no: 15577-    PA-07 Illumination to facade

Drawings received on 1st March and 3rd May 2016
Reason: for the avoidance of doubt and in the interests of proper planning.
4. The maximum luminance from the fascia down lighters should not exceed 1000
cd/m2.

The maximum luminance from the pole mounted sign should not exceed 1000
cd/m2 from either face.


The maximum luminance from menu board sign should not exceed 1000
cd/m2.


Reason: To avoid glare, which could lead to danger to highway users. And/or in the interests of amenity in accordance with Core Strategy Policy CS20 and Sites and Detailed Polices document Policy DM12.

Informatives:

1. These works will require separate approval under the Building Regulations.  Please contact the Council's Building Control service for further advice on (0118) 937 2449.

2. Your attention is drawn to the terms and conditions of this permission. Any development which is carried out but differs materially from the approved plans and details, or does not comply with any condition (s) or planning obligation (s) attached to the permission may result in the Council taking action to remedy the breach of planning control. If you are in any doubt please contact the council.

3. The determination of this planning application required no issues to be resolved so officers have worked positively and proactively to provide a recommendation for approval to be made within the target timescale for householder planning applications.



