Delegated Application Report



Target Date: 15/02/2018


Extended Target Date: 26/02/2018
Address: Dee Park

Application No: 172312/FUL
Proposal: Provision of the Dee Park Community Centre comprising of a Children's Centre, secure outdoor amenity space, community hall, offices and cafe with associated landscaping and disabled parking.
Case Officer: Claire Ringwood

Site Description and Surrounding Area

The site is currently fenced off following the demolition of two former residential blocks in 2015.  The site faces new flats and houses to the north, east and south which have been developed as part of Phase 2B of the Dee Park Regeneration Programme.  To the west of the site on Thurso Close are two residential blocks, one of which will be demolished.

Following the adoption of the Dee Park Planning brief in December 2008, outline planning consent was granted in December 2009 for the phased regeneration of the Dee Park Estate and the masterplan that was approved for the site identified a new Community Centre being re-provided on Spey Road.

Application 141662/FUL was granted planning permission for the temporary relocation of the existing community facilities to Glenmore Close.
The location of the Community Centre has been changed from the approved masterplan (originally Spey Road) which is not now considered the best place for the Community Centre and a new location on Thurso Close near to the existing temporary location is proposed.
Proposal:

The proposal involves the provision of a new 638m2 Community Centre ranging from single storey to two storey in height.  The Community Centre will provide a community café, hall, with flexible spaces, youth centre, meeting and training rooms and offices.  The proposal also includes hard and soft landscaping, a secure outdoor play area, cycle parking and car parking for wheelchair users.  

The materials will consist of brick in red and multi-stock buff to match local brick types.  The café and hall windows and doors will be of aluminium finish and other windows will be coloured upvc to match. 

No details have been submitted with regards to opening times or how the centre will be managed however this matter can be dealt with by way of a condition.

Plans submitted:
The agent submitted the following drawings and information received on 21st December 2017:

Drawing No: WDH-DPR-400-HTA-A_DR_0001 Rev B – Location Plan

Drawing No: WDH-DPR-400-HTA-A_DR-0002 Rev A – Site Plan as Existing

Drawing No: WDH-DPR-400-HTA-A_DR-0005 Rev I – Site Plan as Proposed
Drawing No: WDH-DPR-400-HTA-A_DR-0007 Rev A – Ground Floor Plan

Drawing No: WDH-DPR-400-HTA-A_DR-0008 Rev B – First Floor and Roof Plan

Drawing No: WDH-DPR-400-HTA-A_DR-0020 Rev B – Front Elevation

Drawing No: WDH-DPR-400-HTA-A_DR-0021 Rev C – Rear Elevation

Drawing No: WDH-DPR-400-HTA-A_DR-0022 Rev B – Side to Hall Elevation

Drawing No: WDH-DPR-400-HTA-A_DR-0023 Rev D – Street Side Elevation 

Drawing No: WDH-DPR-400-HTA-A_DR-0024 Rev D – Proposed Section AA

Drawing No: WDH-DPR-400-HTA-A_DR-0025 Rev D – Proposed Section BB

Drawing No: WDH-DPR-400-HTA-A_DR-0026 Rev D – Proposed Section CC

Drawing No: 02 Rev P02 – Existing & Proposed Level Plan (1 of 2)
Drawing No: 02 Rev P02 – Existing & Proposed Level Plan (2 of 2)

Drawing No: 17B02-S1 – Land Survey

Design and Access Statement

Planning Statement

Supplementary Ground Investigation by Listers Geo, Report No: 08.03.014i, dated 21st December 2017 (and associated plans)
Sustainability Implementation Strategy by hta, dated 15th December 2017

Preliminary Ecological Appraisal by Middlemarch Environmental, Report No: RT-MME-124455-01, dated March 2017

Preliminary Bat Roost Assessment by Middlemarch Environmental, Report No: RT-MME-124455-02, dated March 2017

Archaeological Desk-Based Assessment by Thames Valley Archaeological Services Ltd, dated October 2015

Air Quality Assessment by Peter Brett Associates, Project Ref: 22852/001, Doc Ref: R001/rev00, dated August 2009

Dee Park Community Centre Schedule of Accommodation
The agent submitted the following amended plans, received on 19th February 2018:

Drawing No: WDH-DPR-400-HTA-A_DR_0001 Rev C – Location Plan

Drawing No: WDH-DPR-400-HTA-A_DR-0002 Rev B – Site Plan as Existing

Drawing No: WDH-DPR-400-HTA-A_DR-0005 Rev J – Site Plan as Proposed

Drawing No: WDH-DPR-400-HTA-A_DR-0007 Rev B – Ground Floor Plan

The agent submitted the following amended plans, received on 26th February 2018:

Drawing No: WDH-DPR-400-HTA-A_DR-0005 Rev K – Site Plan as Proposed

Drawing No: WDH-DPR-400-HTA-A_DR-0007 Rev D – Ground Floor Plan

Relevant Planning History:
09/01454/OUT (Civica Ref: 091606). Outline application for the phased regeneration of Dee Park Estate with access comprising demolition of 376 dwellings and replacement with 2 81 houses and flats for affordable rent and sale and 482 houses and flats for private sale (763 total), with new community centre, shops, school, and environmental improvements to the regeneration area.  Permitted 23/12/2009.
09/01514/FUL (Civica Ref: 092084) - Demolition of 40 dwellings (including one Public House), erection of 261 houses and flats including 60 Extra Care flats, alterations to Tay Road, Deveron Drive, formation of new streets off Tay Road, Deveron Drive and Osborne Road, new car parking, improvements to Brockley Close and Tay Road, landscaping, including phase 1 school sports pitches and associated lighting and enclosure.  Permitted 10/12/2009.
11/01625/REM (110612) - Reserved Matters application pursuant to Outline Consent 09/01454/OUT for Phase 2A of the regeneration masterplan. Phase 2A comprises the development of 106 residential units with associated infrastructure and landscaping. Approval sought for details of access, appearance, layout and scale.  Permitted 13/01/2012.
12/00551/REM (Civica Ref: 121113) - Reserved Matters application pursuant to Outline Consent 09/01454/OUT for Phase 2A of the regeneration masterplan. Phase 2A comprises the development of 106 residential units with associated infrastructure and landscaping. Approval sought for details of landscaping and civil engineering proposals.  Permitted 09/10/2012.
131056/REM - Reserved matters application pursuant to outline consent 09/01454/OUT (as varied by 131058/VARIAT) for Phase 2B of the regeneration master plan comprising the development of 145 residential units and 4 commercial units (comprised of a mix of A1, A5 and B1 uses). With associated infrastructure, landscaping and environmental improvements to the remainder of the phase.  Permitted 28/11/2013.
131058/VARIAT - Application for variation of conditions 6, 7 and 22 following grant of planning permission 09/01454/OUT.  Permitted 06/11/2013.
140618/NMC - Non Material change to reserved matters permission 131056 pursuant to outline consent 09/01454/OUT (as varied by 131058/VARIAT) for the alteration of the commercial units at Site 6B.  Agree 20/08/2014.

141662/FUL - Erection of a temporary facility consisting of six portakabin units (2 for temporary police facility relocation and 4 for temporary youth centre relocation accommodation) as part of previously approved development at Dee Park (Phase 2) in Reading (110612).  Permitted 29/01/2015.
Response to Consultations:
The application was assessed at an Applications Steering Group meeting.   It was agreed at this meeting that the proposal is acceptable.
Transport
The proposal consists of the construction of a Community Centre comprising of a Children's Centre, secure outdoor amenity space, community hall, offices and cafe with associated landscaping and disabled parking.

The provision of a community centre had been agreed as part of the Outline Application however as this application was granted on 23rd December 2009, the consented scheme expired on the 23rd December 2016.  This application therefore is a standalone full application and makes no reference to the outline application.  However, it is acknowledged that the site prior to development had an existing community centre on the site and therefore there would not be a material increase movement generated by the development.

As previously mentioned pedestrian access would be gained from the path located to the site frontage which links the facility with the vast majority of Dee Park.  However, this main path is segregated by a shared use area and as a result a dedicated footway should be provided to the west of the shared use carriageway of Kinloch Road.  The plan that has been submitted has altered the red line further to include a path to west of Kinloch Road that provides a dedicated footway for pedestrians and this is deemed acceptable.  However, given that this is now fully included within the red line plan this would need to be built to adoptable standards.

Vehicular access is to be gained from a new temporary access gained from Thurso Close and in principle is acceptable.  A tracking diagram has been provided for delivery vehicles and deemed acceptable.

The width of the access is deemed sufficient but it is noted that no turning facility is provided at the eastern boundary, a tracking diagram has now also been provided to ensure that vehicles can enter and leave the parking spaces in forward gear and this is deemed acceptable.

Car parking has been provided in the form of three disabled parking bays.  This is below the Councils maximum parking standards however the facilities provided at the site will be transferred from other locations around the estate primarily the school and these existing locations provided no off street parking.  The Dee Park regeneration has also provided increased parking across the development and this parking is unrestricted, I am therefore happy that the provision of the community centre will not worsen the existing on street parking situation and therefore I am happy that the provision of 3 spaces complies with Policy. 

The proposed building has a floor area of 508.6m² which would cover a wide range of activities I have however assessed the requirement against a community hall which would require a provision of 1 space per 50 m2.  As a result this would require a provision of 10 spaces or 5 Sheffield type stands.  The submitted plans illustrate the provisionof 4 Sheffield type stands and therefore this does not comply with Policy, there is sufficient space to provide additional cycle parking and therefore I am happy for this to be dealt with by way of a condition.

The refuse storage area is located within 10m of where a vehicle could get to and therefore is deemed acceptable.

In the circumstances there are no transport objections to the proposed development subject to the below conditions.

Suggested Conditions

DC1
Vehicle parking space provided in accordance with approved plans

DC5
Bicycle parking – plans to be approved 

CO2
Construction Method Statement

C00 - Access constructed before development (approved drawings).

No development of the site shall commence until the access has been constructed in accordance with the approved drawing and in compliance with the requirements of the Local Planning Authority for work carried out within the public highway.

Reason: In the interests of road safety in accordance with Core Strategy Policy CS20 and Sites and Detailed Policies document Policy DM12.

IF3
Highways

Natural Environment Trees 

With reference to the indicative landscaping in the Design & Access Statement, it would have been preferable to include further tree planting on the site, however it is appreciated that the site is constrained.  In addition, the future public open space opposite should include planting to soften the area in the future.

There are therefore no objections subject to conditions to secure landscaping.

Ecology
The bat survey report (Middlemarch Environmental, Ref: RT-MME-124455-02, March 2017) concludes that two of the buildings onsite have moderate bat roosting potential, and one of the buildings has low bat roosting potential. As such, further bat activity surveys would have been required to determine whether or not the buildings were used by roosting bats. However, according to the planning statement and layout plans, these buildings were demolished in spring 2017. 

The planning statement states that mitigation measures recommended by the ecological appraisal and bat roost assessment were implemented in full – this cannot be the case, since the buildings were demolished following the ecological surveys that were undertaken in March (which would have been prior to the bat survey season and may have been during the bird nesting season). 

Nonetheless, there is still an opportunity to replace the roosting features that have been lost and to provide other biodiversity enhancements. In accordance with paragraphs 109 and 118 of the NPPF, you should consider including a condition to ensure that these “opportunities to incorporate biodiversity in and around developments” are provided.  In summary, subject to a relevant condition, there are no objections to this application on ecological grounds.

Environmental Health 

A Supplementary Ground Investigation (ListersGeo, Report no: 08.03.014i, December 2017) has been submitted. The report concludes that no elevated concentrations of contaminants were found by the investigation and although there is considered to be a low risk of contamination at the site, some areas have not been investigated and as such ‘watching briefs’ have been recommended during demolition and groundworks should anything suspicious be encountered.  There are no objections subject to relevant conditions.

Environmental Health also raised concerns about potential noise, dust and bonfires associated with the construction (and demolition) of the proposed development and possible adverse impact on nearby residents (and businesses).  Fires during construction and demolition can impact on air quality and cause harm to residential amenity.  Burning of waste on site could be considered to be harmful to the aims of environmental sustainability.  These matters can be addressed by way of conditions.
Berkshire Archaeology 

The site has already been impacted by quarrying in one part of the site and previous development.  The ground investigation report illustrates that modern made ground is present directly over natural geology indicating that archaeological deposits will have been removed.  Given the above information and results of nearby archaeological investigations there are no archaeological requirements associated with application 172312.

Response to Publicity:
Properties at:

Thurso Close: 2 (all), 4 (all), 10-18 (e - all), 1-35 (o)

Deveron Drive: 27 (all) and 29 (all)

Kinloch Road: Paice Court (all)

Glenmore Place: 2-36 (e)

Eddleston Way: Stronsay House (all) and Fraser House (all)

No representations were received.
Summary of discussions with applicant/agent:

The agent was advised in an email dated 12th February 2018 of a number of concerns raised by Transport including the red line on the submitted Location Plan not including vehicular access from a new temporary access from Thurso Close.  Amended plans were submitted on 19th February 2018.
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 and Legal Context:
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.  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 this application:

National Planning Policy Framework 

Part 7 – Requiring good design
Part 8 – Promoting healthy communities

Part 11 – Conserving and enhancing the natural environment

Reading Borough Local Development Framework Core Strategy (2008)

CS1 (Sustainable Construction and Design)
CS3 (Social Inclusion and Diversity)

CS5 (Inclusive Access)

CS7 (Design and the Public Realm)

CS24 (Car/Cycle Parking)

CS34 (Pollution and Water Resources)
CS36 (Biodiversity and Geology)

CS38 (Trees, Hedges and Woodlands)

Sites and Detailed Policies Document (2012)
SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity)
DM12 (Access, Traffic and Highway Related Matters)
SPG/SPD

· Revised Parking Standards and Design (Oct 2011) 

· Sustainable Design and Construction (July 2011)

· Dee Park Planning Brief (adopted Dec 2008)
The main issue to be considered:

i) Principle of development

ii) Design and impact on the character of the area

iii) Impact on neighbouring amenity

iv) Transport
v) Environmental Issues

vi) Community Infrastructure Levy 

i) Principle of development
The Dee Park Planning Brief provides the following vision for the future of the estate “To create a safe, inclusive and sustainable community, economically, environmentally and socially, as part of the wider Reading, where people want to live and work, and which will inspire a sense of pride”.  There are a number of factors that would create a sustainable community including providing a wider range of facilities and services on the estate.  The proposed Community Centre will provide accessible community facilities and meets the objectives of the brief.  The principle of the Community Centre is therefore considered acceptable.
ii) Design and impact on the character of the area

Policy CS7 states that all development must be of high design quality that maintains and enhances the character and appearance of an area.  The Dee Park Estate is undergoing major regeneration and the proposed Community Centre is an important element in the regeneration of the area.  The proposed building would be located relatively centrally within the Dee Park Estate surrounded by residential properties and Ranikhet Primary School.  The proposed building ranges from single storey and two storey in height with a flat roof.  The southern section of the building is single storey and consists of red brick with front and rear facing windows.  The middle section of the building is also single storey although lower in height than the southern section.  This is the main entrance into the Community Centre and has a glazed frontage with a canopy above.  The northern section of the building is two storey in height with windows and doors to the front, rear and side elevations.  This section of the building would be in buff bricks.

The proposed building is not considered to have an adverse visual impact on the character and appearance of the area as it is set within an area that has recently been, and continues to be, developed and the new building would be in keeping with the new development within the surrounding area.  As such the proposal is considered acceptable in terms of design and appearance and is in accordance with Policy CS7: Design and the Public Realm of the Core Strategy.

iii) Impact on neighbouring amenity 
The nature of a Community Centre will generate some degree of noise however, a condition will be imposed which requires the submission of, and approval of, a management plan.  The management plan would need to specifically refer to opening times and it is considered that the contents of this document would ensure that the Centre is adequately managed to avoid harm to local residents in terms of noise and disturbance.
The neighbouring residents will notice the additional height and depth of the proposal however it would replace 6 temporary portacabins close by which are being used for community facilities and would be an improvement to the currently vacant land.  The Community Centre has always been an important element within the regeneration of Dee Park and local residents have been consulted extensively through all the stages and the submitted Design and Access Statement states that three public consultation events have been undertaken focusing on the location, brief and design of the Centre.

The proposal therefore accords with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document.  

iv) Transport 

The detailed comments of the Transport Section are set out in the consultations section above. These fully address relevant transport matters and the transport aspects of the development are considered to be acceptable on this basis.
v) Environmental Issues 
The Council’s policy requirement is that minor non-residential developments meet a BREEAM score of ‘Very Good’.  No details have been submitted with the application however, this can be dealt with by way of two conditions requiring an interim BREEAM certificate and a final BREEAM certificate.

iii) Community Infrastructure Levy

A CIL Liable Additional Information Requirement Form has been submitted; the scheme is CIL liable. 
RECOMMENDATION

APPROVE

Subject to the following conditions:
1. Time limit

2. Approved plans

3. Materials – to be submitted
4. Landscaping

5. Landscaping implementation 

6. Standard landscaping maintenance 

7. Bird nesting and bat roosting opportunities

8. Reporting of unexpected contamination

9. Reporting of further works/recommendations

10. Hours of working

11. No bonfires

12. Management Plan
13. BREEAM Interim Certificate

14. BREEAM Final Certificate

15. Construction Method Statement

Informatives relating to:

1. Positive and proactive

2. Terms and conditions

3. Building Regs

4. Construction and demolition

5. CIL

