


DELEGATED APPLICATION REPORT - Application Nos.: 182132
Address: Green Park Village, Longwater Avenue
Proposal: Retrospective Marketing Suite
Case officer: Alison Amoah
Target Expiry: 3/5/2019 (ext)

Site Description and Surrounding Area:
The proposed site is part of Green Park Village (GPV), and the specific site forms a very small part of Phase 3C (approved under ref: 170087) and mainly part of what will be Phase 1C (171121/REM for landscaping - pending consideration), on the south western side of the lake and to the north of the main road to the station (Flagstaff Way).  An existing temporary marketing suite, elsewhere in Green Park Village, (approved under 151068), is due to be removed to facilitate the grounds of the school as approved under 180691.  

Proposal: 
A single storey flat roofed marketing suite to serve Phase 6 of GPV.  It would include a sales office, 2 no. meeting rooms, staff kitchen, WC, PPE store and demonstration apartment.  11 no. parking spaces (including 1 no. disabled) and 2 no. staff parking spaces are proposed. 

The overall area would be 287sqm, with a building of 25m long by 12.5m deep, with additional external terraces, and wooden footpath link, from the car park, along the front of the building and from Flagstaff Way, direct to the proposed entrance.   

The permission sought is for a temporary period of 5 years.

Plans considered: As received 5th December 2018
Location Plan – Drawing no: 3094-25-A-01-000 Rev P2
Existing Site Plan - Drawing no: 3094-25-A-02-000 Rev P1
Block Plan - Drawing no: 3094-25-A-01-100 Rev P2
Proposed Site Plan – Drawing no: 3094-25-A-02-200 Rev P3
Proposed Floorplans - Drawing no: 3094-25-A-03-200 Rev P3
Proposed Elevations and Sections - Drawing no: 3094-25-A-05-200 Rev P2

Other Documents:
Design and Access Statement, document ref: 30934-35-MS-DAS, prepared by Broadway Malyan

Amended received 8th February 2019:
Proposed Site Plan – Drawing no: 3094-25-A-02-200 Rev P5

Relevant Planning History: 
· 10/01461/OUT (102172) – A planning application for mixed-use development comprising: Phase 1 (submitted in full with no matters reserved and as defined in area on Plan Ref. PL-P1-001) for the construction of housing (Class C3), local retail (Use Classes A1, A2, A3, A4, A5), management suite, village hall, engineering and infrastructure works including reconfiguration of the lake, lakeside access, car parking, pedestrian and cycle routes, services & infrastructure, landscaping and other associated works; and Subsequent phases (submitted in outline with all matters reserved except for details of the main access proposals) for the construction of housing (Class C3), extra care housing with ancillary community uses (Class C2), offices (Class B1), one-form entry primary school Class (Class D1), health surgery (Class D1), Nursery (Class D1), sports pitches, children's play facilities, engineering and infrastructure works including reconfiguration of the lake and vehicular access, lakeside access, car parking, pedestrian and cycle routes, services & infrastructure, landscaping and other associated works – Approved 1/7/2011
· 151070/REM – Road Phase 1C - Approved 14/1/16
· 170087/REM – Application for approval of reserved matters following outline approval for Phase 3C and lakeside margins part of Phases 1C, 6, and 5. (10/01461/OUT) – Approved 15/5/17
· 171017/REM - Application for approval of reserved matters for Phase 6B for 120 dwellings following outline approval (10/01461/OUT) (amended) – Approved 19/7/18
· 171019/FUL - A planning application for residential led mixed-use development comprising the construction of 339 residential apartments (Class C3), 556 sqm (GIA) local retail units (Use Classes A1, A2, A3, A4, A5), residents’ gym and associated car parking, pedestrian and cycle routes, services and infrastructure, landscaping and other associated works (Phase 6A) (amended) – Approved 21/12/18
· 171121/REM – Application for approval of reserved matters (landscaping) following outline approval 10/01461/OUT (102172) – pending consideration.

Consultation Responses: 
Ecology – The application site comprises an area of the Green Park Village Development (located within Phase - 1C) where it is proposed to erect a temporary Marketing Suite with associated parking and landscaping. The area where the temporary Suite will be erected comprises bare ground and a line of scrub to the south of the site. As per the plans submitted, two new accesses from the road will be created, and therefore, it is understood that some vegetation removal will be necessary. The vegetation clearance should be undertaken outside the bird-nesting season (March-August) to ensure that no birds are disturbed or harmed during the proposals. This should be secured via a planning condition. 

As per Natural Environment’s comments it will be important to ensure that after removal of the building that the approved landscaping is implemented and this should be secured via a planning condition. 

In summary, subject to a condition [re clearance outside of nesting season] (and one to ensure that the approved landscaping scheme is implemented following removal of the marketing suite) there are no objections to this application on ecological grounds. 

Natural Environment (Trees) - Whilst the principle of this development may be acceptable, there are a few issues that need to be resolved prior to a decision.

As you are aware, landscaping has been proposed for this area (Phase 1C) under application 171121 (yet to be agreed formally).  Whilst this does not include any trees in the proposal area, other landscaping is included.  It is important to ensure that the land is appropriately treated following removal of the marketing suite to ensure it is suitable for landscaping.  Whilst full details could be secured via condition, the applicant should comment on this now.

The landscape plans for Phase 1C and the proposed site plan for the marketing suite both show existing, retained trees immediate adjacent to the development site.  No comment has been made on these and any potential impact.  A plan is required showing their accurate positions in relation to the proposal along with their RPAs and a brief Arb Impact Assessment.  If an Arb Method Statement is required, this could be secured via condition.

Planning Officer note: Following clarification regarding the landscaping approved under 3C, that proposed under phase 1C, and that there are no existing trees within the site area of the proposed marketing suite, Natural Environment confirmed that subject to the following conditions the scheme would be acceptable: L2a - Landscaping – When details need to be submitted for approval, L2b - Landscaping implementation, L3 - Standard Landscaping Maintenance, L6a - Arboricultural method statement needed, and  TL5 - Temp building – reinstatement.

Transport – The Planning Application consists of a temporary single storey office building with associated car parking and landscaping to be used for the sales and marketing of the Green Park Village Phase 6 residential development (Application Nos 6A-171019 & 6B-171017).

The site is located within Phase 1C on the Southern boundary of the wider Green Park Village site. This area was included within the approved outline master plan for Green Park Village in 2011.

Parking for 13 cars (including 1x disabled space and 2x staff spaces) for the proposed marketing suite will be situated within the car parking area that is accessed directly off Flagstaff Road. Given that the access will be located on Flagstaff Road, from which the station and transport interchange is also accessed, the applicant is requested to demonstrate visibility splays of 2.4m x 43m from the proposed access. In addition, pedestrian tactile paving should be provided on the crossing points.

The applicant is requested to address the points above before determining this application. 

Planning Officer note: An amended plan was submitted to show visibility splays and tactile pedestrian paving.  Transport confirmed that this would be acceptable.

West Berkshire Council – No objection

Wokingham Borough Council – No objection

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'.

The following local and national planning policy and guidance is relevant to these applications:

Reading Borough Local Development Framework Core Strategy (2008, altered 2015):
CS7: Design and the Public Realm
CS36: Biodiversity and Geology
CS38: Trees, Hedges and Woodland 
	
Reading Borough Local Development Framework Sites and Detailed Policies Document (2012, altered 2015):

Appraisal:  
Main Issues: The main issues are considered to be: 


(a)	Design 
(b) Access/ parking 
(c) Landscaping & Ecology

(a)	Design 
The proposed marketing suite would be temporary for five years.  It would be a single storey structure with a relatively simple design which would ‘sit’ comfortably within the landscape.  Its design and materials would be reflective of the approved architectural style for Phase 6A and 6B (under 171017 & 17109).  

In terms of design, appearance and impact on the surrounding area, the application is considered to accord with Policy CS7.

(b) 	Access/ parking
It is considered that the level of parking proposed and amended access details are considered to comply with relevant Policies CS23 and DM12. 

c) Landscaping and Ecology
The DAS sets out that surrounding area to the marketing suite would be landscaped appropriately to match the approved Phase 3C lake edge proposal (refer to approved plan 3067-LP-P01, Rev J, received 10/5/17 under 170087).  No landscaping plans were submitted, but Natural Environment consider it acceptable for a condition, requiring submission and approval of a landscaping scheme, to be attached.  A further condition is included to ensure that the site is made suitable for landscaping purposes, so that it is properly prepared for the implementation of landscaping, once approved, for Phase 1C (under 172118 – Softworks Plan 3 of 5 – Drawing no: MA.3067-02.3003, Rev F, received 24/11/17), which comprises wildflowers, ornamental planting and buffer planting.

RECOMMENDATION:

GRANT

Proposed conditions:

1) This permission is for a temporary period of five years from the date of the decision.

2) AP1 – Approved plans:

Received 5th December 2018, unless otherwise stated
	Block Plan - Drawing no: 3094-25-A-01-100 Rev P2
	Proposed Site Plan – Drawing no: 3094-25-A-02-200 Rev P5, received 8th February 2019
	Proposed Floorplans - Drawing no: 3094-25-A-03-200 Rev P3
	Proposed Elevations and Sections - Drawing no: 3094-25-A-05-200 Rev P2

3) TL5 - temporary building reinstatement
The marketing suite building, access road, wooden pathway, car park and all associated structures, hard surfacing and waste materials shall be removed and the land shall be made suitable for landscaping purposes (by 3rd November 2024) in accordance with a scheme of works which shall first have been submitted to and approved in writing by the Local Planning Authority.

Reason: as a permanent permission would be contrary to the proper planning of the area and to ensure the land is properly prepared for the implementation of landscaping for Phase 1C.
4) L2a - Landscaping – When details need to be submitted for approval (above ground slab – not pre-commencement).

5) L2b     Landscaping implementation - The hard and soft landscaping of the development hereby permitted shall be carried out, in accordance with the approved landscaping plans and documents. The soft landscaping shall take place no later than during the first planting season following the date when the development hereby permitted is ready for occupation or in accordance with a timetable agreed in writing with the Local Planning Authority and shall be retained for the entire period for which this permission applies. 
Reason: in the interests of the character and appearance of the new development and in accordance with Policy CS7   

6) L3 - Standard Landscaping Maintenance - All planted materials shall be maintained for the entire period for which this permission applies and if any trees or plants are removed, die become severely damaged or become seriously diseased within that period, they shall be replaced with others of similar size and species to those originally required to be planted. 
Reason: in the interests of the character and appearance of the new development and in accordance with Policy CS7 

7) L6a - Arboricultural method statement needed - Following expiration of the planning approval, the no part of the development shall be removed until an Arboricultural Method Statement and Tree Protection Plan in accordance with the relevant recommendations of appropriate British Standards or other recognised Codes of Good Practice for all trees and landscaping adjacent to the site (forming part of Phase 3C landscaping), has been submitted to and been approved in writing by the Local Planning Authority.  The removal of any structures subject to this permission shall not be carried out other than in accordance with the approved Arboricultural Method Statement and Tree Protection Plan. 
Reason: to ensure that appropriate protection is given to trees of amenity value 	within and adjacent to the site in accordance with Policy CS38.

8) All areas of hedges, scrub or similar vegetation where birds may nest which are to be removed as part of the development, are to be cleared outside the bird-nesting season (March - August inclusive) or if clearance during the bird-nesting season cannot reasonably be avoided, a suitably qualified ecologist will check the areas to be removed immediately prior to clearance and advise whether nesting birds are present. If active nests are recorded, no vegetation clearance or other works that may disturb active nests shall proceed until all young have fledged the nest. 
Reason: To ensure that wildlife is not adversely affected by the proposed development in line with Policy CS36 of the core strategy and wildlife legislation. 

9) DC1 – Vehicle parking spaces in accordance with approved plan

10) DC2 – Access provided in accordance with approved plan

Informatives:
IF5 - Terms and Conditions
[bookmark: _GoBack]IF6 – Building Control
IF1 – Positive and Proactive 




