


DELEGATED APPLICATION REPORT 							
Application No: 200110/FUL 					
Address: Atlantic House, Imperial Way, Reading 
Proposal: Erection of additional car parking deck to create 48no. extra
parking spaces, erection of cycle shelter and minor alterations to external elevations  
Case officer: Steve Vigar
Target Date: 31 March 2020 – extended to 10 July 2020

Site Description and Surrounding Area:     
This planning application relates to the land surrounding a late 1980s office building located to the south of Reading. It is one of a pair of buildings (Pacific House being the other) that are accessed via Worton Drive and front directly onto Imperial Way. Whilst self-contained, the two buildings share vehicular access off Worton Drive and parking arrangements.

The building sits within a well-established employment area, and the surrounding area is predominantly made up of other office buildings, storage and distribution and industrial units. To the south of Imperial Way is recently approved mixed use development known as Worton Grange consisting of commercial uses and 175 residential units. This development is nearing completion.

Proposal:
The proposal involves adding a second deck to an existing decked car park, some reconfiguring of the surrounding surface car parking, alterations to landscaping and some minor changes to the building itself to include privacy film to ground floor windows.    

Plans and Documents Considered:
Following discussions with the applicant to resolve areas of concern, the final drawing/document list is as follows

TVP-BDP-XX-XX-PL-A-90-0001 Rev. P02 dated 16 January 2020 

TVP-BDP-20-XX-EL-A-20-0002 Rev. P03 dated 6 February 2020 

TVP-BDP-20-XX-PL-A-20-0002 Rev. P05 dated 6 February 2020 

TVP-BDP-20-XX-SE-A-20-0002 Rev. P03 dated 7 February 2020 

TVP-BDP-XX-XX-PL-A-90-0011 Rev. P03 dated 7 February 2020 

TVP-BDP-10-XX-EL-A-31-0001 Rev. P02 dated 16 January 2020 

TVP-BDP-20-XX-DT-A-20-0010 Rev. P02 dated 16 January 2020 

· Preliminary Ecological Appraisal version no. 001 dated 10 October 2019. 
· Lighting Design Strategy Report for Planning ref TVP-BDP-XX-XX-RP-Y- 630001 rev. P0 dated 29 November 2019 
· Arboricultural Impact Assessment Method Statement and Tree Protection Plan Ref: TH 2175 dated 1 November 2019
Relevant Planning History:
190856 Proposed change of use from office building (use class b1) to  new Police base  (use class sui generis)  - approved

Consultation Responses:
Highways Authority: 
Planning permission was approved under reference 190856 for the Change of Use from B1 Office use to a new Police Base (Sui Generis) in September 2019. This new Police Base (along with a dedicated smaller town centre facility) will replace the current Police Station at Castle Street in Reading Town Centre.

In order to support the delivery of the new Police Base a number of additional works are now proposed that require planning permission, these may be summarised as follows;
 
• New parking deck on existing Car Park 
• New Cycle Storage Building 
• Minor alterations to ground floor fenestration 

The additional deck on the MSCP will increase the net number of parking spaces by 48 to 203 spaces in total.  It is stated that 67‐77 of these spaces will be dedicated for operational vehicles and 126‐136 spaces will be retained for staff and visitors for use outside regular working hours when it is not feasible to use public transport e.g. for night shifts. 

The previous planning permission assessed the level of parking against the operational need of the Police Base and the Council’s adopted Parking SPD. This was based on the number of staff employed on the site and operational shift patterns.  It is stated that the majority of these spaces are required for operational vehicles to enable Thames Valley Police to carry out policing duties and that a detailed breakdown of this information is set out in the accompanying Ridge statement.  However, this does not appear to have been submitted with the application documents. In order to assess this application, a detailed breakdown of staffing numbers, shift patterns and demand for parking spaces must be submitted to establish whether the additional parking provision is acceptable. 

The Council’s Local Transport Plan 3 Strategy 2011 – 2026 includes policies for investing in new infrastructure to improve connections throughout and beyond Reading which include a network of publicly available Electric Vehicle (EV) charging points to encourage and enable low carbon or low energy travel choices for private and public transport.  Policy TR5 of the Local Plan also states that “Within communal car parks for residential or non-residential developments of at least 10 spaces, 10% of spaces should provide an active charging point.” In view of this, electric charging points for 12 operational vehicles will be provided and infrastructure for a further 4 electric charging points for future proofing which is acceptable. 

A designated cycle store will be provided on site as illustrated in the application drawings. This will use double stack racks to achieve maximum use of space.  Additional cycle hoops will be provided at the front of Atlantic House for visitors to promote cycling in line with Local Planning Policy TR4.

A total of 3no. disabled surface level parking spaces at the rear of Atlantic House and 1no.Disabled parking space for visitors is located at the front of the building.  The Council’s adopted Parking Standards and Design SPD states that 3 disabled spaces or 5% of total capacity, whichever is greater should be provided.  This equates to 10 disabled parking spaces.  The applicant is therefore requested to address the shortfall of disabled parking parking or submit justification for a lower provision. 

The additional parking is to be provided via the erection of new car parking deck. The existing floor to floor height is approx. 2.9m and it is proposed to provide the same for the new deck. This allows for a 1:9 ramp with 1:12 transition elements.

In order to determine whether this application for an additional car parking deck is acceptable in Transport terms, the applicant is requested to address the points above.

Tree Officer: Following detailed discussion with Planning Case Officer, no objection subject to condition securing submitted Arb Method Statement and Tree Protection Plan, with additional control on all works within Construction Exclusion Zone.

Ecologist: No objection subject to informative re. bird nesting.

Environmental Protection: Objection on air quality grounds due to increased parking and associated vehicle emissions. Confirm objection can be overcome by suitable condition to secure further AQ assessment.

All adjoining properties were consulted and a site notice was displayed.  No representations have been 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. In this case the development plan consists of the Reading Borough Local Plan 2019.

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:

Reading Borough Local Plan 2019
[bookmark: _Hlk30620395]CC1: Presumption in favour of sustainable development
CC2: Sustainable design and construction
CC3: Adaptation to climate change
CC6: Accessibility and the intensity of development
CC7: Design and the public realm
[bookmark: _Hlk30620516]EN12: Biodiversity and the green network
EN14: Trees, hedges and woodlands
EN15: Air quality
EN16: Pollution and water resources
[bookmark: _Hlk30620595]H11: Development of private residential gardens
[bookmark: _Hlk30620637]TR1: Achieving the transport strategy
TR3: Access, traffic and highway-related matters
TR4: Cycle routes and facilities
TR5: Car and cycle parking and electric vehicle charging

Supplementary Planning Documents

Sustainable Design and Construction (2019) 
Revised Parking Standards and Design (2011) 

Other relevant documents
Tree Strategy for Reading (June 2010)


Appraisal
Principle
The principle of the use of the site as a police base has been established under permission 190856. The particular operational requirements of the Police are a material consideration in this case.

Design, Impact on the Character of the Area and Street Scene
Policy CC7 requires all development to be of high design quality that maintains and enhances the character and appearance of the area of Reading in which it is located. 

The existing single car park deck is not particularly visually pleasing, however it is not out of keeping within the strongly commercial character of the area. Existing landscaping and trees soften the visual effects of the large buildings and expansive car parking that characterise the area. 

It is considered that the appearance of the additional deck would not harm this character and that retention of the adjacent line of trees, additional planting and use of climbing plants to the new structure would mitigate the impact to an acceptable degree. Any remaining harm would be outweighed by the clear public benefits of meeting the operational requirements of a police base.

Conditions are recommended to secure the materials as proposed (mesh panels), additional landscaping and suitable tree protection.

Transport and Air Quality
It is noted that the proposals are contained within the wider site and do not propose or require changes to highway accesses or roadways. The Highways Authority have requested additional information justifying the parking levels. It is considered in this particular instance that the specific operational requirements of the (sui generis) police base use are sufficient justification for the additional parking and that the important security (and associated social) benefits of this use outweigh any overprovision. This does however lead to a requirement to link the car park to the approved police base use and a condition is recommended for this. 

Air Quality 
Environmental Health comments re. Air Quality are noted. The fact that the applicant does not agree with the EHO assessment is also noted. It is simply not clear at this stage whether the additional parking will worsen air quality and whether additional mitigation is needed pursuant to Policy EN15. Further investigation is needed, hence the condition, however some flexibility is needed to avoid delaying the benefits of the scheme and the trigger for the condition is recommended as prior to first use instead of the usual pre-commencement version. It may also transpire that the EV charging points and the landscaping/planting scheme (secured separately by condition) provide adequate mitigation. The condition is worded flexibly to allow for this. This is considered to be the most pragmatic (positive and proactive) way forward in the circumstances.

Lighting
Surrounding uses are commercial but it remains important to avoid visual harm, or harm to amenity of users of the area through light spill and glare. Also the ecological value of the site could be unduly affected by light. The submitted lighting strategy gives details of lighting control it is considered reasonable and necessary to limit lighting to be in accordance with the applicant’s submitted strategy and as shown on the approved drawings. Policies CC7 and EN12 and EN16 apply.
	
CONCLUSION
In overall terms the planning merits of the proposals are considered to be acceptable within the context of national and local planning policies. The benefits of supporting the functional requirements of the police have also been given significant weight.  As such, full planning permission is recommended for approval, subject to conditions and completion of the S106 Legal Agreement.

RECOMMENDATION:    
GRANT subject to conditions 
1. The development hereby permitted shall begin no later than three years from the date of this planning permission. 
REASON: In pursuance of Section 91 of the Town and Country Planning Act 1990 (as amended by Section 51 of the Planning and Compulsory Purchase Act 2004) in order to prevent an accumulation of unimplemented planning permissions. 
3
2. The development hereby permitted shall ONLY be carried out in accordance with the following approved plans and documents: 

TVP-BDP-XX-XX-PL-A-90-0001 Rev. P02 dated 16 January 2020 

TVP-BDP-20-XX-EL-A-20-0002 Rev. P03 dated 6 February 2020 

TVP-BDP-20-XX-PL-A-20-0002 Rev. P05 dated 6 February 2020 

TVP-BDP-20-XX-SE-A-20-0002 Rev. P03 dated 7 February 2020 

TVP-BDP-XX-XX-PL-A-90-0011 Rev. P03 dated 7 February 2020 

TVP-BDP-10-XX-EL-A-31-0001 Rev. P02 dated 16 January 2020 

TVP-BDP-20-XX-DT-A-20-0010 Rev. P02 dated 16 January 2020 

Preliminary Ecological Appraisal version no. 001 dated 10 October 2019. 

Lighting Design Strategy Report for Planning ref TVP-BDP-XX-XX-RP-Y- 630001 rev. P0 dated 29 November 2019 

Arboricultural Impact Assessment Method Statement and Tree Protection Plan Ref: TH 2175 dated 1 November 2019

REASON:  For the avoidance of doubt and to ensure that the development is carried out and adhered to in accordance with the application form and associated details hereby approved. 
4
3. (PC) No development shall commence on site, including any works of demolition, until a site specific Construction Method Statement has been submitted to and been approved in writing by the Local Planning Authority. The Statement shall provide for
a) Space on site where vehicles of site operatives and visitors can be parked with details of how site operatives and visitors will be required to make use of the parking area provided;
b) Location on site for storage of plant and materials used in constructing the development;
c) The erection and maintenance (including removal of any graffiti or fly posters) of security hoarding around the site;
d) Identification of any footpath closures or road closures needed during construction;
e) Required wheel washing facilities on site;
f) A scheme for recycling waste resulting from the construction works. 
g) Measures for controlling the use of site lighting whether required for safe working or for security purposes;
h) Required measures to control the emission of dust, dirt and other airborne pollutants during demolition and construction;
i) Provisions to be made for the control of noise coming from the site during demolition and construction;
j) Full details of pest control measures following any demolition required. Where necessary, capping of drains/sewers and baiting arrangements.
The measures within the approved Statement shall be adhered to throughout the demolition and construction period unless otherwise agreed in writing by the Local Planning Authority.
REASON: These details are required due to insufficient information being contained within this submission and in the interests of protecting the amenity of local land uses or neighbouring residents, the character of the area and highway safety in accordance with Policy CC8 and TR3 of the Reading Borough Local Plan 2019. 
5
4. The development hereby approved shall not be carried out other than in accordance with the approved Arboricultural Method Statement and Tree Protection Plan ‘Arboricultural Impact Assessment Method Statement and Tree Protection Plan’ Ref: TH 2175 dated 1 November 2019 and in accordance with the relevant recommendations of appropriate British Standards or other recognised Codes of Good Practice.  

No materials, soil, rubbish or vehicles shall be deposited, allowed within, or stored within the Construction Exclusion Zone (CEZ) as shown on the approved Tree Protection Plan. No fires shall be lit, and no raising or lowering of ground levels shall take place within the CEZ. No drains, pits, ditches or trenches shall be dug in or run across the CEZ, at any time before, during and after the development of the site, unless otherwise agreed in writing by the Local Planning Authority.

Reason: In order to ensure that appropriate protection is given to trees of amenity value within and adjacent to the site in accordance with Policy EN14 of the Reading Borough Local Plan 2019. 
6
5. No part of the development hereby approved shall be brought into use until a comprehensive scheme of hard and soft landscaping has been submitted to and approved in writing by the Local Planning Authority. These details shall include, 
a) Details of a habitat enhancement scheme to include the measures recommended in Section 5 of the submitted Preliminary Ecological Appraisal version no. 001 dated 10 October 2019. 
b) Soft landscaping details, to include planting plans, specification (including cultivation and other operations associated with plant and grass establishment), schedules of plants, noting species, planting sizes and proposed numbers/densities where appropriate, and implementation timetable; 
c)  A maintenance programme detailing all operations to be carried out in order to allow successful establishment of planting; 

The approved hard and soft landscaping scheme shall be carried out in accordance with the approved details prior to first use of any part of the development or in accordance with a timetable approved in writing by the Local Planning Authority. 

Any trees or plants which, within a period of 5 years from the date of planting, die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, to be agreed in writing by the Local Planning Authority. 

REASON: In the interests of ensuring that the landscaping of the development enhances the visual local environment and in order to avoid harm to habitats and species whilst securing biodiversity enhancement in the long term. In accordance with Paragraph 175 of the NPPF (2019), Policies CC7 and EN12 of the Reading Borough Local Plan 2019, the Wildlife and Countryside Act 1981 (as amended) and The Conservation of Habitats and Species Regulations 2017  Policy  of the Reading Borough Local Plan 2019. 
7
6. Unless otherwise agreed in writing by the Local Planning Authority, no part of the development hereby approved shall be brought into use until an Air Quality Assessment to determine whether the proposed development will result in a worsening impact on air quality has been submitted. The assessment shall use a full dispersion model to predict the pollutant concentrations at the building façade for the proposed year of occupation as well as any impacts during the development phase. The input parameters used in the assessment shall be in accordance with current best practice. Where the assessment identifies a worsening of air quality, no part of the development shall be brought into use until a mitigation plan (to include a timetable for its implementation) has been submitted to and approved in writing by  the local planning authority.  The mitigation plan shall quantify the impact on emissions the proposed mitigation will have, in order to demonstrate that any detrimental impact from the development will be offset.  The mitigation plan shall be implemented as approved and in accordance with the approved timetable. 
REASON: Insufficient information is contained within this submission and in order to protect the health of Borough residents in accordance with Policy EN15 of the Reading Borough Local Plan 2019. 
8
7. No external lighting shall be installed other than in accordance with the approved drawings and approved Lighting Design Strategy Report for Planning ref TVP-BDP-XX-XX-RP-Y-630001 rev. P0 dated 29 November 2019. All installed lighting shall be maintained and operated in accordance with these approved details at all times thereafter. 

REASON: In order to protect the amenity of surrounding land uses; in the interests of the appearance of the development; and in the interests of biodiversity in
accordance with Policies CC7, EN12 and EN16 of the Reading Borough Local Plan 2019. 
9
8. No part of the development hereby approved shall be brought into use until the bicycle parking facility has been provided in accordance with the plans hereby approved. The facility shall be kept available for bicycle parking at all times thereafter.
REASON: To encourage travel by sustainable alternatives to driving a motorcar in accordance with Policy TR1 and TR5 of the Reading local Plan 2019. 

9. No part of the development hereby approved shall be brought into use until a minimum of twelve parking spaces within the development have been provided with electric vehicle charging points, and a further four spaces provided with cabling and other supporting infrastructure reasonably required to enable EV charging points to be fitted in the future. The spaces shall be maintained for vehicle charging in accordance with the approved Scheme at all times thereafter.
REASON: In the interests of environmentally sustainable transport in accordance with Policy TR3 and TR5 of the Reading Local Plan 2019.
12
10. No construction, demolition or associated deliveries shall take place outside the hours of 0800 to 1800 Mondays to Fridays, and 0800 to 1300 on Saturdays, and not at any time on Sundays and Bank or Statutory Holidays without prior written approval from the Local Planning Authority.
REASON: In order to protect occupiers of nearby properties from unreasonable disturbance from works connected with implementing this permission in accordance with Policy CC8 of the Reading Borough Local Plan 2019. 
13
11. No materials or green waste produced as a result of the clearance of the site, demolition works or construction works associated with the development hereby approved shall be burnt on site.
REASON: In the interests of air quality, the amenity of neighbours, and to promote more sustainable approaches to waste management in accordance with Policy CC8 of the Reading Borough Local Plan 2019. 

12. The materials to be used in the construction of the external surfaces of this development shall be as specified on the approved plans, Section 5 of submitted Design and Access Statement Ref: TVP‐BDP‐XX‐XX‐RP‐A‐000600 and application form unless otherwise agreed in writing with the Local Planning Authority.
REASON: In the interests of visual amenity and ensuring the new development responds positively to the local context and character in accordance with Policy CC7 of the Reading Borough Local Plan 2019. 

13. The development hereby approved shall not be implemented or subsequently used separately from the permitted use of the premises as a Police Base under permission 190856.
REASON: The additional parking is a particular requirement of the proposed use and is has not been justified in terms of the existing B1 office use. Policies TR1 and TR5.

[bookmark: _GoBack]14
INFORMATIVES

1. All birds, their nests and eggs, are protected by law. It is a criminal offence (with certain exemptions) to deliberately or recklessly take, damage or destroy the nest of any wild bird whilst it is in use or being built. The scrub on the site is likely to be used by nesting birds and any clearance should take place outside the bird nesting season (March - August inclusive) or areas to be cleared should first be checked for bird nests by an appropriately qualified person. If bird nests are found works that could disturb it must stop until any young have fledged the nest. If there is any doubt whether or not birds are nesting in the vegetation expert ecological advice should be sought and or clearance work should not be undertaken until after the end of the nesting season. 
15
2. In accordance with Article 35 (DMPO 2015) some conditions have been labelled "PC" to make clear that they require approval from the Local Planning Authority before any development begins. This is because the details need to be designed or works implemented before any other works start on the site or are of a nature that it would be impractical to consider after work has started. 
16
3. The Local Planning Authority has worked positively and proactively with the applicant to resolve relevant matters to allow permission to be granted. 
17
4. Your attention is drawn to the terms and conditions of this permission. Any development which is carried out but which differs materially from the approved plans and details, or does not comply with any condition(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. 
18
5. i) The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which enables the Highway Authority to recover expenses due to damage caused by extraordinary traffic.
ii) Any works affecting the Highway shall be in accordance with Reading Borough’s Council’s document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. The applicant should note that compliance with this document is mandatory and licences to work on the Highway will only be issued if the requirements contained within it are met. A copy can be obtained from the Council’s website. 

6. It appears that neighbouring trees to the NW boundary have been previously pollarded. The applicant may wish to discuss re-pollarding with the tree owner.





