
Memo

From:  
(e)Transport Development Control Floor 1 North Rear Civic Offices Bridge Street Reading RG1 2LU

To:
Stephen Vigar  0118 9372980  stephen.vigar@reading.gov.uk 

Date:
25 June 2019
Re:
Consultation on Planning Application 

Application Number: 190466








Application Type: Approval of Reserved Matters

Address:  Station Hill Reading  RG1 1NF
Proposal: Application for approval of reserved matters (access, scale, appearance, layout and landscaping) and submission of details (Conditions 12, 13, 15, 16, 17, 18, 19, 20, 21, 22, and 52) for Plot F within development site known as Station Hill, pursuant to Outline Planning Permission ref. 151427 (as proposed to be amended). The proposals comprise construction of a 12 storey (plus basement storey) building comprising 168 Build to Rent residential units (Class C3), 390sqm (GEA) of flexible retail (A1-A5/D2) floorspace, 656sqm (GEA) of leisure floorspace (D2), cycle storage, car parking, servicing, plant areas, landscaping, new public realm and other associated works. 

Transport Comments

Applications have been submitted separately for the reserved matters for Blocks E and F however this Transport Note only looks at assessing a combined Reserved Matters application comprising a development for 538 units, 1,541 sqm of retail floorspace and 390 sqm of community floorspace.

I have reviewed the Technical Note dated May 2019 along with the Transport Statement and I comment as follows:
The overall number of car parking spaces has been deemed acceptable, given that the site will be in a sustainable location and parking restrictions are in place so that overspill parking does not take place.  This provision is consistent with other planning applications within the town centre area.  
While there are two separate sites, this one (plot E) and plot F (planning ref: 190466) which I appreciate these are intrinsically linked and it has been stated as being built together (with a shared car park).  As such the applicant felt it relevant to assess the transport aspects as a combined entity since there understanding is that the RMA’s for Plot E and Plot F of the Station Hill development would be determined together.  In principle this is acceptable however this must be secured through a S106 Clause specifying that any unit within either Plot would be able to make use of the parking provided within this application.  I also suggest the provision of a car park management plan which can be secured through condition.
It is stated that it is not the intention to allocate the car parking or the cycle parking by plot. The car parking will be leased by residents of Plot E and F based on resident demand. The cycle parking will be available to all residents since it is located within the communal areas.
Although I am happy with the disabled parking provision it is noted that these spaces are spread throughout the car park and are not located close to access doors / lift cores.  The applicant has stated that the  disabled  parking  bays  are  located  within  a reasonable distance  of  the  residential  cores  (less than  50m) which  accords  with  Lifetime  Homes  guidance  and DCAN  11:  Access  for  People  with  Disabilities, Car Parking Provision.  I am happy that the distance maybe within this threshold but the locations of the parking bays does not comply with the subsequent advice within the document which states:

12. Reserved spaces should be clearly designated for use by people with disabilities and should be clearly signposted. The pedestrian route from the parking spaces to the point of entry should be clearly defined and well lit.

13. Pathways should be a minimum width of 1.2 metres and if possible 1.8 metres to allow wheelchairs to pass. A greater width may be required if large pedestrian flows are anticipated. Path edges should be clearly defined and slip resistant surfaces should be used. All pathways should be well lit. The use of colour contrasts can assist partially sighted people.

14. The pathway system should where possible be designed to avoid crossing vehicular routes within the site. Where this is not practicable use should be made of "dropped kerbs" and textured surfaces so that the crossing point is suitable for both wheelchair users and people with visual impairments.

The disabled bays illustrated are not provided with dedicated routes to the lift core areas and some are located in areas which require pedestrians walk passed the ramps linking the ground floor and the mezzanine level.  It is important to note that the width of the vehicular route reduces as the ramp reaches the mezzanine level.  The locations of the disabled bays should therefore be reviewed to improve access to the core areas.

It is noted that several of the illustrated car parking spaces are located within areas that appear heavily restrictive to movement (especially those at the higher mezzanine level).  It was requested at Pre-Application stage that if this layout were to be forthcoming tracking diagrams would be required to illustrate vehicles accessing and egressing these spaces.  These have now been submitted and confirm that access to and from the spaces is possible, however it appears from drawing 44470/5501/007  Rev C that the tracking has been undertaken based on an older version of the car parking layout or a newer version which has not been submitted.  The layout appears inconsistent to the east of the ramp and should therefore be confirmed.  

It has been confirmed that the car park has been designed in consideration of the document Design recommendations for multi-storey and underground car parks, and it is noted that this document provides recommendation only and is intended to inform the design of publicly accessible multi-storey car parks. The plot E/F car park is for private residents only but the applicant has confirmed that the car park has been designed in consideration of this so they may be a small number of areas that do not meet the recommendations.
Notwithstanding this, swept path analysis has been undertaken to display the manoeuvring of a car throughout the car park and on the ramps.  Although the applicant has stated that all required manoeuvres are possible it is evident from the tracking diagrams that there are issues on both of the ramps located to the west of the site linking the lower ground floor with the mezzanine floor.   Vehicles are required to cut off the corner of the ramp which at that point could be a maximum of 200mm above the parking level and is likely to include some kind of retaining feature.  This would cause damage to vehicles and therefore a revised parking layout should be provided.

The Car Park Extract and Plant areas located to the east of the car parking area at the Lower Ground Floor level would be obstructed by car parking and therefore this must be reviewed to ensure that access is achievable.

Cycle parking has been proposed and is split within two location which in principle is deemed acceptable.  One area of cycle parking is located within the car park and is within the mezzanine area to the rear of the parking spaces, but this would require cyclists to utilise two sets of ramps.  The design of the cycle routes through the car park should therefore be reviewed in accordance with Sustrans document Cycle & Pedestrian Routes within Car Parks, Technical Information Note No. 16.  

The applicant has stipulated that the guidance referred to has been produced to improve designated cycle routes where cyclists pass through car parks. Therefore, this guidance is not directly relevant as a guidance note for the design of cycle parking within a residents car park where cyclists start/finish their journey only.  However, the proposal includes the provision of 164 cycle spaces, approximately half the total provision for the site, at the mezzanine level.  As previously stated this requires cyclists to utilize the ramps that are 1:10 gradients, Sustran advice is that cycle routes should have a maximum gradient of 5% (1:20) with a limiting gradient of 7% (1:14) of up to 30m I am not of the opinion that a gradient of 1:10 over 23m would be acceptable.  The applicant has also stipulated that less able cyclists will be able to wheel their bikes up the ramps however even if residents were to do this it would not make for an attractive route especially as they would be sharing this with vehicles.  It should also be noted that irrespective of the tracking issues highlighted above cars would need to utilize the majority of the width of the proposed ramps making cyclists either on their bike or walking feel vulnerable.

In line with paragraph 110 of the NPPF the routes to all the cycle parking areas should be convenient, safe, attractive and give priority to cycling.

To ensure suitable cycle provision is provided 93 cycle parking spaces should be provided at the lower ground floor level to ensure that an acceptable provision in line with the Councils standards are provided.  Please note that this is in addition to the 176 cycle spaces provided at the ground floor level.
The second cycle parking area is located at the Ground floor level and it is confirmed that the intention is to provide space to park/store 176 bicycles through a mixture of cycle lockers and stands.  This has been deemed acceptable, although the drawing should be updated to confirm the number of cycle spaces proposed.

The route to the and from the ground floor cycle store has also been revised to include a dedicated entrance the external areas and is therefore acceptable.
It is noted that external doors have been illustrated as opening outwards but as this is likely to cause a hazard to pedestrians these doors must open inwards in accordance with the Highways Act.

It is noted that access doors are provided on the eastern elevation along Merchants Place, however the southern door would appear to be provided mid level.  The applicant has stated that the internal floor level to the rooms off Merchants Place are level with the external ground level and that they are raised to match and provide a flush threshold.  However, the two proposed doors are both to access the substation which is located within one room and therefore would require internal steps or a ramp but none are illustrated, this should be addressed by way of an amended plan.  

A set of before and after plans in relation to the Highways works should be provided so that it is clear what is being proposed.  It has been stated that once an agreement with RBC has been made on the principles of the highway alterations being proposed further plans will be prepared and provided showing before and after layouts.  However, I am unable to assess the proposals fully given the drawing currently overlays the existing and proposed as such before and after drawings must be provided prior to the determination of the application so they can be fully assessed.  
This information should also include the proposed landscaping works located within the Public Highway.

Delivery Service Technical Note

It is proposed that all servicing and delivery for the residential element of the development is to be accessed from Garrard Street. A service yard is proposed to accommodate for medium scale deliveries with the ability for a panel van to turn internally. Larger vehicles will either need to reverse into the service yard or load from Garrard Street within a proposed on-street loading bay. 

The loading bay is proposed on Garrard Street adjacent to Block F to facilitate servicing and delivery for the community space and Block E & F residents. PBA drawing

44470/5501/004 outlines the principles of the proposed highway alterations.

It is proposed that servicing and delivery for the retail element will be undertaken from a combination of Friar Street and Garrard Street via the proposed on-street loading bays. 

A service lift from Garrard Street would facilitate access to the retail units and Friars Walk as shown on the submitted drawings. 

However, as previously requested an assessment has been undertaken to establish what impact the proposed on street servicing would have when compared against the existing use.  This identifies the following:

Within Telecom House the two retail units on Friar Street (previously occupied by Bonmarche and Savers) have a combined floor area of 1,040 sqm and were serviced from Friar Street. The retail units within Friars Walk which fronted Friar Street have a floor area of 532 sqm. A review of the Friars Walk floor plans shows that these units couldn’t have been suitably serviced internally from the Loading Bays accessed from Garrard Street. These units were therefore historically serviced from Friar Street.

The total retail floor area within the site which was historically serviced from the highway is therefore estimated as being 1,572 sqm (1,040 sqm Telecom House and 532 sqm Friars Walk).

The development proposes to provide 1,151 sqm of retail uses within Plot E, and 390 sqm of retail uses within Plot F at ground floor level within the proposed Friars Walk parade. This is a total of 1,541 sqm, which is a net reduction of 31 sqm in comparison to what was historically serviced from the highway. 

In addition to the retail uses being proposed through Friars Walk, the development proposes 656 sqm of community uses within Plot F to be accessed from Garrard Street. A review of various D2 community use sites within TRICS has suggested that a unit of this scale would be likely to generate 1 servicing trip a day.

When comparing the historic retail floor area serviced from the highway, with the retail/community floor area proposed, the proposed Plot E and Plot F servicing strategy is not anticipated to increase the level of service trips serving the site from the highway and is therefore deemed acceptable.

Please ask the applicant to submit suitably amended plans to address the above points prior to the determination of the application. 

Please ask the applicant to submit suitably amended plans to address the above points prior to the determination of the application. 

S106 Requirements List

•
The residential units provided within applications 190465 and 190466 should have equal access to the parking and cycle parking areas

Darren Cook

Transport Development Control Manager
�The location of the disabled bays have been revisited to be located closer to the cores while being mindful of the structural elements.  See amended plans provided.


�The tracking exercise was undertaken on a newer layout.  See the plans provided which now also respond to cycle parking and the disabled bay locations.


�Apologies that this is not clear from the plans or material provided. The foot of the ramp is designed to transition into the aisle so that the vehicle can proceed on to the ramp south of the column location without conflict to structural elements (taking the path as shown on drawing 44470/5501/007C previously issued).


�This has been amended, see provided plans.


�The cycle parking has been redistributed to ground floor level.  The draft plans provided now show:





 96 Spaces within 8 Stackers within lower ground floor (each stacker facility holds 12 bicycles)


 202 Spaces from Frars Walk within a combination of Stackers, bicycle lockers and Sheffield stands (86 lockers. 9 Stackers and 4 Sheffield stands).


 84 Spaces within 7 Stackers on mezzanine level 1


 16 spaces within the public realm


 Total 398 (of which 298 are secure and don’t require the use of the internal parking ramp).





This now satisfies the minimum RBC cycle requirements without users needing to use the ramp, but includes additional spaces at the mezzanine level for those who are comfortable using the ramp.


�These have all been altered to open inwards apart from where access is to the sub station. The amended drawings show this.


�The floor level of the sub station and plant room match the level of Merchants Place. Level access would be from Merchants Place into these rooms.


�Please see the included drawings 44470/5501/010 and 011


�Please see the included drawings 44470/5501/010 and 011 and previously submitted landscape plans






