Memo

From:  
Darren Cook, Transport Development Control Floor 1 North Rear Civic Offices Bridge Street Reading RG1 2LU

To:
Alison Amoah  0118 9372286  alison.amoah@reading.gov.uk 

Date:
6th February 2017 
Application Number: 162108








Application Type: Full Planning Approval

Address:  452 Basingstoke Road Reading  RG2 0QE
Proposal: Part retention and refurbishment of the existing Gillette building, erection of a two storey research and development building (Class B1/B8), and erection of a 190 space multi-storey car park, with associated access, surface car parking, servicing, landscaping and engineering works. 
Transport Comments

The proposed development is for the part retention and refurbishment of the existing Gillette building, erection of a two-storey research and development building (Class B1/B8), and erection of a 190 space multi-storey car park.  This development is to facilitate the relocation of the P&G facilities from Egham, Surrey, to a new dedicated facility at its existing site in Reading.

The site is located in South Reading outside of the Town Centre Area but is located within close proximity to frequent premier bus routes to and from the Town Centre Area.

During the pre-application discussions it was agreed that a Transport Assessment (TA) should accompany any planning application.  My comments on this are as follows:

Trip Rates

The Trip Rate Information Computer System (TRICS) has been used to calculate the proposed trip generation and I am happy with this approach.  
Following discussions with the applicant I am happy that the trip rates are comparable to the application site and these are specified below:
Table 1: RBC Trip Rate Data

	
	AM Peak Hour (08:00-09:00)
	PM Peak Hour (17:00-18:00)

	
	In 
	Out
	Total
	In
	Out 
	Total

	Vehicles
	59
	5
	64
	3
	48
	51


It should be stated that these trips rates represent all office trips and would therefore equate to a worst case scenario.
Junction Assessments

As agreed with the applicant at the pre-application meeting on 13th June 2016, traffic surveys were requested for the following junctions:

• B3031 Basingstoke Road/Bennet Road;

• Service road/Bennet Road;

• B3031 Basingstoke Road/Hartland Road/Acre Road;

• B3031 Basingstoke Road/Whitley Wood Lane/Imperial Way;

• Commercial Road/Bennet Road; and

• B3031 Basingstoke Road/Manor Farm Road.

Manual classified turning counts with queue lengths were carried out at the above junctions and this has fed into the junction assessments.  These assessments have identified that the junctions are currently within capacity but the B3031 Basingstoke Road/Bennet Road Junction is close to capacity.
Future years have been assessed included 2018 and 2026, this would comply with assessment criteria.

The assessment of future years identifies that all of the junctions still remain operating within capacity apart from the B3031 Basingstoke Road/Bennet Road signalized Junction.  This junction exceeds capacity in 2018 and 2026 without development, therefore the proposed development worsens this situation.  
The junction assessments have been updated to reflect revised lower trip rates and these obviously show a betterment to that initially assessed.  However, the development would still result in the junction being over capacity and as a result mitigation will be required.
Following a discussion with my network management colleagues it has been confirmed that if the junction were upgraded to include Microprocessor Optimised Vehicle Actuation (MOVA) this would improve the operation of the junction and help reduce the impact generated by the development.  As a result the applicant should contribute £25,000 towards the implementation of MOVA at the junction. 

Access
Access to the site is currently gained from a two-way service road originating from Bennet Road, approximately 230m to the south, which runs parallel with the B3031 Basingstoke Road. The egress point is located 70m south of the access point along the same service road. 

Access to and egress from the visitors’ car park has different arrangements, with visitors entering and exiting via at the same point.

The new access arrangements include the provision of the retained existing access / egress for the southern car park and a new in / out arrangement for the northern car park.  The existing access point for the northern car park will require modifying and the proposed design is acceptable.  
The completely new access located at the far north of the site is to provide an entry and exit for vehicles travelling north and help reduce unwanted vehicle movements through the Bennet Road / Basingstoke Road junction and the Bennet Road Gyratory.  The initial number of vehicles that would be able to utilise this junction would be 50 and this would be controlled through pass activation at the gate.  This will be controlled through a car park management plan and passes will only be issued to staff that travel to or from the north of the site.
The access located to the north of Block B will require alteration to reduce its width.  Given my points above the access should be a minimum of 4.1m in width so that it can accommodate two-way movement.  It has been proposed as being 6m in width and therefore is acceptable subject to conditions.
An additional access point is retained for servicing the site and this is deemed acceptable.
Gates have been proposed to control access and egress to the site but not all of the gates have been illustrated.  In principle I have no objections to the provision of gates subject to them being set back 10m from the Public Highway boundary.  The control of these gates should be included within the car parking management plan.

Parking
Clarification has now been provided as to the proposed number of parking spaces and this identifies that an additional provision of 230 spaces are to be proposed.  This uplift of 230 spaces for the additional floor space, exceeds the Councils maximum car parking standards by 40 spaces, however I am happy that this provision would be acceptable as this is to ensure overspill parking does not occur. 
The relocation of the Egham facilities to the Reading site will result in the following alterations to the car parking provision at the Reading site:
• 161 employee spaces outside the red line remain;

• 150 existing spaces, including the 31 visitor spaces, within the red line are

removed; and

• 380 new spaces, including 31 visitor spaces, within the red line are introduced.
The uplift in car parking spaces is therefore 230 bringing the total on the wider Site to 541, of which 380 are within the red line and shown on DHP Drawing 5504-3010-P/1. 
The car parking spaces illustrated are to the correct dimensions and provide suitable manoeuvrability.

Application of the Councils cycle parking standards would result in the cycle parking provision of 44 cycle parking spaces and this has been deemed acceptable.  It is stated that these will be provided within a secure and covered store but none of the submitted plans illustrate the location of any of this cycle parking. Given the size of the site I am happy that this can be dealt with by way of a condition.
Servicing
The proposals provide for one loading bay in the service yard area. While this is below the maximum standards however this has been agreed given that a vehicle swept path analysis has been undertaken to show servicing vehicles could manoeuvre and dwell within the site without blocking back onto the public highway. 
Travel Plan

An overview travel plan has been submitted and is acceptable.  A full travel plan will be required but I am happy for this to be dealt with by way of a condition.

SuDs
A SuDs report has been submitted to accompany the application and this has identified that attenuation tanks accommodating 106m³ will be provided to reduce surface water run-off.  The discharge rate has not been fully specified but it has been stated as being the greenfield run off rate which has been deemed acceptable.  I therefore have no objections to the SuDs proposal subject to conditions.
In the circumstances there are no transport objections to the development subject to the below conditions.

Conditions

Access constructed before occupation (details to be submitted)

No building shall be occupied until the accesses have been constructed in accordance with details to be submitted to and approved by the Local Planning Authority, and in compliance with the requirements of the Local Planning Authority for work carried out within the public highway in accordance with Core Strategy Policy CS20 and Sites and Detailed Policies document Policy DM12.

Reason: In the interests of road safety.
Set back of gates

Any gates provided shall open away from the highway and be set back a distance of at least 10m metres from the back of the adjoining highway.

Reason: To ensure that vehicles can be driven off the highway before the gates are opened, in the interests of road safety in accordance with Core Strategy Policy CS20 and Sites and Detailed Policies document Policy DM12.

Vehicle parking in accordance with approved plans

No building shall be occupied until vehicle parking space has been provided in accordance with the approved plan. The space shall thereafter be kept available for parking at all times.

Reason: To ensure that the development is provided with adequate parking facilities in order to reduce the likelihood of roadside parking which could be a danger to other road users in accordance with Core Strategy Policy CS24 and Sites and Detailed Policies document Policy DM12.

Car Parking Management Plan

Prior to occupation of the development details of how the allocation of the car parking spaces for staff and visitors shall be submitted to and approved in writing by the local planning authority, unless otherwise agreed in writing by the local planning authority. 

Reason: In the interest of the safety and convenience of all highway users.
Bicycle storage (details to be submitted)
Secure, covered and lockable bicycle storage spaces shall be provided and equipped with secure Sheffield cycle stands in accordance with a layout to be submitted to and approved by the Local Planning Authority before occupation of the dwellings to which they relate.

Reason: To encourage travel by sustainable alternatives to driving a motorcar in accordance with the Local Planning Authority's approved transport policies in accordance with Core Strategy Policies CS23 and CS24.

Construction Management Statements

No development shall take place, including any works of demolition, until a Construction Method Statement has been submitted and approved in writing by the local planning authority to provide for:

(A) The parking of vehicles and site operatives and visitors – to be shown on a Plan not less than 1.500.

(B) Loading and unloading of plant and materials used in constructing the development – Areas to be shown on a plan not less than 1.500

(C) Storage of plant and materials used in constructing the development – Areas to be shown on a plan not less than 1.500

(D) The erection and maintenance of security hoarding / scaffolding if required.

(E) Wheel washing facilities

(F) Measures on site to control the deposition of dirt / mud on surrounding roads during construction.

(G) Footpath Closures /Road Closures needed during construction

(H) Traffic Management needed during construction.

(I) Times, routes and means of access into and from the site for construction traffic and delivery vehicles (including the removal of waste from the site and methods of preventing deposition of materials on the public highway).

The approved Construction Method Statement shall be adhered to throughout the development process unless agreed otherwise in writing by the Local Planning Authority.

REASON: In the interests of safety, protecting the amenity of local land uses, neighbouring residents and highway safety in accordance with Core Strategy Policy CS20 and Sites and Detailed Policies document Policy DM12.

Travel Plan
Within 3 months of first occupation of the buildings in question a Travel Plan shall be submitted to and approved by the local planning authority. The plan shall include a full analysis of the existing / proposed modal split for staff at the site, reasons for the modal choice and detailed proposals for future transport provision with the aim of securing reduction in car trips generated to and from the site.

Reason: In order to minimise danger, obstruction and inconvenience to users of the highway in accordance with Core Strategy Policy CS23.

Annual Review

On the first anniversary of the approval of the Travel Plan and every year thereafter an annual review of the Travel Plan, which shall include a detailed survey of the number of movements generated by the site shall be submitted to and approved by the local planning authority. This shall be compared with the initial survey carried out under the terms of the condition above (the control level) and in the event of any reduction not being secured the occupier shall undertake whatsoever measures, as may first have been agreed in writing by the local planning authority, as are necessary to cause a reduction in the number of car borne trips to, as a maximum, the control level. This may include such options as a greater provision of subsidised transport.

Reason: In order to minimise danger, obstruction and inconvenience to users of the highway in accordance with Core Strategy Policy CS23
Informatives

Access construction

The Council's Highways section should be contacted at 19 Bennet Road, Reading, RG2 0QX, telephone: 0118 937 2138, to agree the access construction details and to grant a licence before any work is carried out within the highway. A formal application should be made allowing at least 4 week’s notice to obtain details of underground services on the applicants` behalf.

Damage to the highway

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.

Works affecting the highway

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 be made aware 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 at http://www.reading.gov.uk/ltp/General.asp?id=SX9452-A782F664 (within the Transport Strategy area of the Transport Section on the Reading Borough Web Site).

S106

A S106 contribution of £25,000 will be required towards the installation /implementation of Microprocessor Optimised Vehicle Actuation (MOVA) at the Bennet Road / Basingstoke Road junction.
Darren Cook

Transport Development Control Manager

