DELEGATED APPLICATION REPORT

Ward: Caversham

App Ref: 221171/FUL

Address: Hills Meadow Car Park, George Street, Caversham, Reading, RG4 8DH

Proposals: Part retrospective temporary planning permission for erection of an ice rink, with
marquee structure housing skate hire (and first aid) and ancillary side stalls in connection with
holding a themed Christmas festival for a period of time not to be before 16th October 2022 and
not extend beyond 16th January 2023

Case Officer: Connie Davis

Target Decision date: 04/11/22

INTRODUCTION

The proposal site is Hills Meadow Car Park in lower Caversham. The proposal site is located within
flood zone level 2, and partially within flood zone level 3. The car park is owned by Reading
Borough Council and is partially used as an events space on several occasions per year for
traditional fairs and circus’. Space at Hills Meadow Car Park is regularly let out by Reading Borough
Council Leisure & Recreation Service for short term seasonal events during school holidays. Short
term public events that have been held in 2021 include a fun fair during February Half Term, a
fun fair over April and May, a fun fair in June, and an Oktoberfest event in October. Most, if not
all these events and activities are seeking to return to the site in 2022. Given the limited time
periods of these events, formal planning permission is not required for these.

PROPOSAL AND SUPPORTING INFORMATION

This application is part retrospective as the marquees have started to be erected on site. The
event is to be removed by 16/01/2022. The event is to be open to the public from 11:00am to
10:00pm.

Schedule 2, Part 4, Class B of the Town and Country Planning (General Permitted Development)
Order 2015 allows for the temporary use of land for any purpose for not more than 28 days in any
Calendar year and for the provision on that land of any moveable structures for the purposes of
the permitted use. Any days over and above those 28 days permitted in that calendar year require
planning permission.

The proposed development seeks:

e Temporary planning permission for the erection of an ice rink, with marquee housing skate
hire (and first aid) and ancillary side stalls in connection with holding a themed Christmas
festival.

e Temporary change of use of the car park for use as an events space.

e The relevant period for the temporary planning permission is from 16/10/2022 to
16/01/2023. The event, itself is to be open to members of the public between 11%
November 2022 to 3™ January 2023.

Plans & information considered:

Planning Statement - KHC/REA224/5
Received 15" August 2022

Location Plan
Block Plan
Design and Access Statement - KHC/REA224/5
Event Safety Management Plan 2022/2023
- Annex 1
Received on 8™ August 2022

RELEVANT PLANNING HISTORY



Application History of Proposal Site

211918/FUL - Part retrospective temporary planning permission for erection of an

ice rink, with marquee structure housing skate hire (and first aid) and ancillary side stalls in
connection with holding a themed Christmas festival for a period of time not to be before 24
October 2021 and not extend beyond 16 January 2022 for a period of one year.

Forbury Gardens Application History - Events considered similar to the development proposed
within this application by the applicant (see introduction section)

151417/FUL - Temporary erection of ice rink, marquee structure and ancillary side stalls in
connection with Christmas festival, for a period of time not to be before 1 November and not
extend beyond 10 January for a period of 3 years (2015/6, 2016/7 & 2017/8). - Application
Permitted on 02/10/2015

151897/APC - Approval of conditions 3 (Construction Method Statement) and 4 (Location of
installations) of planning permission 151417. - Conditions Discharged on 11/12/2015

161588/VAR - Variation of conditions 2 (approved plans) and 4 (location of installations) of
planning permission 151417 (for temporary Christmas festival), namely for amendments to the
locations of the temporary installations. - Application Permitted on 10/11/2016

191467/FUL - Temporary erection of an ice rink, with marquee structure housing skate hire and
ancillary side stalls in connection with Christmas festival for a period of time not to be before 4
November and not to extend beyond 10 January for a period of one year (2019/2020). - Application
Permitted on 04/11/2019

CONSULTATIONS

Internal Consultation

Transport - No objection

Environmental Protection - Concern over noise levels, but not raised as a formal objection
Natural Environment - No objection

Ecology - No objection

Licensing - No objection

Parks - No comments received

External Consultation
Four site notices were erected for this application.

1 response was received which states:

The area shown encroaches on to the planted strip which was previously blocked off by logs to
prevent incursion from funfairs and other events. Structures are shown very close to trees and
would cause root damage. During the event last year there were problems with noise and it
should be remembered this extends over a long period and in an area where residents are
affected by many other events. Litter was a regular problem in and around the site and there
was a failure to clear refuse during and after the events. Detailed arrangements to bring large
structures on to site must ensure that heavy vehicles do not encroach on to the planted area. In
the absence of much tighter controls, we object to this application.

Officer comment: These matters will be discussed in the report.

EQUALITY ACT 2010



7.

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.

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. The Development Plan for Reading relevant to the application site comprises the
Reading Borough Local Plan (2019).

The ‘National Planning Policy framework’ (NPPF) 2021 states clearly that its content is to be a
material consideration in the determination of applications. The ‘NPPF’ states that due weight
should be given to the adopted policies of the Local Development Framework (LDF) (Reading
Borough Local Plan, 2019) 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).

National Policy
National Planning Policy Framework
National Planning Practice Guidance

Reading Borough Local Plan (Adopted November 2019)
CC7 Design and the Public Realm

CC8 Safeguarding Amenity

EN7 Local Green Space and Public Open Space

EN12 Biodiversity and The Green Network

EN13 Major Landscape Features and Areas of Outstanding Natural Beauty
EN14 Trees, Hedges and Woodland

EN18 Flooding and Drainage

TR3 Access, Traffic and Highway-Related Matters

TR5 Car and Cycle Parking and Electric Vehicle Parking
CR1 Definition of Central Reading

CR2 Design in Central Reading

CR3 Public Realm in Central Reading

CR4 Leisure, Culture and Tourism in Central Reading

APPRAISAL

7.1 Principle of Development

Hills Meadow is designated a Local Green Space (LGS) and Public Open Space (POS) and is therefore
subject to Policy EN7 of the Reading Borough Local Plan. Policy EN7 states that any proposals that
would result in the loss of these open areas, their quality, and jeopardise their enjoyment by the
public will not be permitted.

The proposal site is also located within The Thames Valley Major Landscape Feature and is
therefore subject to Policy EN13 of the Reading Borough Local Plan. Policy EN13 states that
planning permission will not be granted for any development that would detract from the
character or appearance of a Major Landscape Feature.

Whilst the above is noted, the event itself took place within the car park associated within Hills
Meadow, upon hardstanding surfacing and not within the areas of Hills Meadow which contribute
to the features of landscape importance. However, the event would be set against the backdrop
of mature trees lining the edge of the car park.



Hills Meadow Car Park is located within Central Reading, the prime focus of which is for major
leisure, cultural and tourism development. One of the assessment criteria for proposals within
Central Reading under Policy CR3 of the Reading Borough Local Plan is for development to make
imaginative uses of open space and the public realm, which contribute to the offer of the centre.
The temporary development at Hills Meadow Car Park is considered to make effective use of the
car park in providing a seasonal leisure event, whilst expanding the offer of Central Reading. The
temporary nature of the event also means any harmful impact on the landscape would not be
permanent.

The development is also subject to Policy CR4 of the Reading Borough Local Plan, which states
that innovative solutions to leisure provision will be encouraged, particularly those that make best
of use of available (often limited site area). The Policy goes on to describe the River Thames as a
prime location for new or improved tourist attractions, and as such, this area is suitable for
informal recreation and sporting uses and associated small-scale development.

The proposed development is therefore considered in line with Policy CR4, bringing a temporary,
seasonal leisure attraction to the town centre. Given the temporary context of the proposed
development and the location of the development within the proposal site, it is considered that
proposed temporary use of the site as an events space is appropriate.

As the temporary use of the site is still on going at the time of writing this report, it is considered
appropriate to condition that the use of the site will cease, and all structures be removed by 23:59
on 16 January 2022. This is to ensure that the space is restored for full public access and use.

7.2 Design
The proposed development seeks (part retrospectively) the temporary erection of an ice rink, and
several attractions including traders, wooden chalets and food outlets. The ice rink is located
central to Hills Meadow Car Park, west of the proposal site, whilst a Ferris wheel is located to the
north west of the proposal site. The fairground attractions are considered utilitarian in design and
typical of a seasonal event of this nature.

Despite the location of the event within a hard-standing car park; the structures are considered
visually jarring against the verdant backdrop of Hills Meadow. It is, however, considered by officers
that due to the strictly temporary nature of the event, the development would not result in lasting
damage to the character and appearance of Hills Meadow in accordance with Policies CC7, EN13
and EN14 of the Reading Borough Local Plan.

7.3 Safeguarding Amenity
Upon consulting Environmental Protection, concerns were raised about the impact on amenity due
to noise associated with the event. Whilst the music noise from the bar and the ice rink can be
controlled, there is also significant noise associated with the fun fair element and no information
has been submitted regarding how that will be controlled.

Funfair rides are associated with sound systems which play sound effects and music often with
significant low frequency content, and in addition the thrill type rides cause noise due to people
screaming, and in particular those that are higher into the air as the noise carries.

The noise limit of 65 dBA over a 15 minute period proposed is not considered suitable by
Environmental Protection Officers for an event that takes place for so many days, it is only
suitable for an event of 1-3 days and a lower noise level should be proposed. However, it is
noted that the license granted by the Environmental Protection department allows the event to
run at 63 bBA, and therefore it is not considered reasonable to resist planning permission on this
basis. Any breach of noise limits can be enforced against by the Environmental Protection team.
A condition will not be applied stating a 65 bBA limit is acceptable, and therefore the event is
subject to the 63 bBA granted on the Environmental Protection license.

However opening hours of the event will be restricted in the interests of neighbouring amenity, in
line with Policy CC8 of the Reading Borough Local Plan (2019). A condition will also be applied



restricting when external lighting can operate (only 30mins outside of opening times), again to
protect neighbouring amenity.

7.4 Flooding

Hills Meadow Car Park is located within Flood Zone Level 2, and partially within Flood Zone Level
3. The applicant has addressed flood risk within the Planning Statement submitted for this
application. The statement includes an extract of the floor map, demonstrating the proposal site
within flood zones 2 and 3. The statement details that each attraction is raised 600mm from
ground level, with the hard-standing car park itself constructed of permeable materials. The event
space has been covered in plastic rola-trac and carpet to ensure ease of access for those on foot
and in wheelchairs. The flood risk statement goes on to say that should the site be flooded during
an event, attendees will be escorted out of the site via the George Street entrance to Hills Meadow
Car Park, away from the flood zone level 3 areas to the east and south of the proposal site.

This flood risk statement is considered sufficient, as confirmed by the Environment Agency and
details enough given the temporary nature of the event and is therefore considered in accordance
with Policy EN18 of the Reading Borough Local Plan. A condition will be attached to ensure the
Flood Risk Assessment is adhered to throughout the development.

7.5 Natural Environment

Based on the information submitted for this application, the plans were not specific in detailing
the height of temporary structures and their relation to the canopy of trees that line the south
and east of the proposal site. Due to the temporary nature of the event, it is not considered
appropriate to request further arboricultural information and plans. However an informative will
be included reminding the applicant that no pruning is approved under this application, at the
request of the Natural Environment Officer. The development is therefore considered in
accordance with Policy EN14 of the Reading Borough Local Plan.

7.6 Transport
As per the response received for this application from Transport Development Control, the site is
located adjacent to a car park providing 289 pay & display vehicle parking space and is a short
walk from Reading Train Station. It is not anticipated that the event would case a detrimental
impact on the local highway network due to the temporary nature of the event. The event safety
management plan states that the event organiser has arranged the use of Hills Meadow for all
parking needs and the storage of vehicles needed for the set up and take down of the event
which is considered acceptable. The temporary development is therefore considered in
accordance with Policies TR3 and TR5 of the Reading Borough Local Plan.

7.7 Ecology
As per the response from Ecology, there are no concerns that the development would affect
protected species or priority habitats due to the temporary nature of the proposal. The
development is therefore considered in accordance with Policy EN12 of the Reading Borough Local
Plan.

7.8 Other Matters
The Event Safety Management Plan is considered detailed and to suitably support the running of
the event for procedures in place with regards to considerations such as waste management, noise,
sanitary facilities, transport management and crowd management. This will be secured via
condition.

8. CONCLUSION

The proposed development has been assessed and the proposed works are considered to be in
accordance with the above relevant policies and planning permission can be granted.

9. RECOMMENDATION

GRANT



10. CONDITIONS

1. Temporary Planning Permission

The use of the land for the Reading Winter Wonderland event shall cease and the site shall be
restored to its former condition on or before 23:59 hours on 16 January 2023.

Reason: In the interests of the residential amenity of the surrounding area and in the interests of
the visual amenity of the area of open space in accordance with Policies EN7 and CC8 of the
Reading Borough Local Plan (2019)

2. Approved Plans

3. Opening Hours

4. In accordance with the Event Management Plan

5. External lighting shall not be illuminated more than 30 minutes outside of the opening hours
of 11:00 - 22:00

REASON: In order to protect the privacy and amenity of nearby residents in accordance with
Policy CC8 of the Reading Borough Local Plan (2019)

6. Flood Risk Measures as specified

INFORMATIVES

1. Positive and Proactive

2. Terms

3. Environmental Protection License

4. You are advised that no tree works are approved by virtue of this consent. If any pruning is
required to accommodate any approved structure, liaison with the Parks Department is advised
to agree the pruning specification.



