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Internal Memorandum

	

	To:  
	Alison Amoah
	Your Ref:
	162108

	From:
	Ross Jarvis
	My Ref:
	EP /564378

	Date consultation received: 
	Date: 23 December 2016

	


Application Number: 162108  
Premises Address:  452 Basingstoke Road Reading  RG2 0QE
Application For: part retention and refurbishment of the existing Gillette - building, erection of a two storey research and developement building(Class b1/b8) and erection of a 190 space multi-sto
Environmental Protection concerns

· Air Quality impact 
· Contaminated Land 

· Construction and Demolition phase

Air Quality - Increased emissions

Reading has declared a significant area of the borough as an Air Quality Management Area (AQMA) for the exceedence of both the hourly and annual mean objectives for nitrogen dioxide. In addition to this recent epidemiologic studies have shown that there is no safe level for the exposure to particulate matter PM10.

The proposed development large scale development with the potential for  significant traffic generation located adjacent to an air quality management area and has the potential to increase emissions. An assessment and/or mitigation measures should be provided as part of the application.

Mitigation against increased emissions:

· Travel Plans – a travel plan is a set of measures aimed at reducing single occupancy car use, it is important that the effectiveness of the plan is considered

· Mitigation through design, improved air flow around development, alternative plant

· Parking – consider reducing number of parking spaces, graduated permit schemes based on euro standards, allocated parking for car clubs / low emission vehicles

· Provision of electric charging bays or low emission fuelling points 

· Development / promotion of car clubs

· Provision of cycling facilities / residents cycles

· Improvements to local public transport 

It may be appropriate in some circumstances for the developer to fund mitigating measures elsewhere to offset any increase in local pollutant emissions as a consequence of the proposed development. This may be achieved through the use of a s.106 agreement, which may in some circumstances involve the direct funding of a specific scheme or measure, however, it is likely that in most cases to be in the form of a contribution to the costs of the monitoring network and / or air quality action plan.

Reading Borough Council’s Air Quality Policy DM19 requires that developments have regard to the need to improve air quality and reduce the effects of poor air quality through design, mitigation and where required planning obligations to be used to help improve local air quality. 

An air quality action plan has been implemented to try and reduce levels of NO2 in this area. The proposed developed will lead to an increase in NO2 levels directly conflicting with the RBC air quality action plan.

It is therefore necessary for the applicant to demonstrate through [an air quality assessment and/or mitigation plan] how it intends to reduce the impact of the proposed development.

Recommended Condition

Air Quality – Air Quality Assessment

The applicant must submit an air quality assessment to determine whether the proposed development will result in a significant impact on air quality. The assessment must 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 must be agreed with a member of the Environmental Protection Team. Where the assessment identifies an impact on air quality a mitigation plan demonstrating sufficient mitigation to protect the dwellings from poor air quality must also be included. The submitted information must be approved, in writing, by the Local Planning Authority prior to the occupation of the development.  

Reason: to protect the health of future occupants of the proposed development.

Contaminated Land
Where development is proposed, the developer is responsible for ensuring that it is safe and suitable for use for the intended purpose or can be made so by remedial action. 
The development lies on the site of an historic engineering works and next to manor Farm Landfill which has the potential to have caused contaminated land.
Ideally a ‘phase 1’ desk study should be submitted with applications for developments on sites with potentially contamination to give an indication as to the likely risks and to determine whether further investigation is necessary.
Investigation must be carried out by a suitably qualified person to

ensure that the site is suitable for the proposed use or can be made so by

remedial action.

See recommended conditions below, these are required to ensure that

future occupants are not put at undue risk from contamination.

Recommended conditions

1. Site Characterisation 

No development shall take place until an assessment of the nature and extent of contamination has been submitted to and approved in writing by the Local Planning Authority.  This assessment must be undertaken by a competent person, and shall assess any contamination on the site, whether or not it originates on the site.  Moreover, it must include: 
(i) a survey of the extent, scale and nature of contamination; 

(ii) an assessment of the potential risks to: 

· human health, 

· property (existing or proposed) including buildings, crops, livestock, pets, woodland and service lines and pipes, 

· adjoining land, 

· groundwaters and surface waters, 

· ecological systems, 

· archaeological sites and ancient monuments; 

2. Submission of Remediation Scheme 
No development shall take place until a detailed remediation scheme to bring the site to a condition suitable for the intended use by removing unacceptable risks to human health, buildings and other property and the natural and historical environment has been submitted to and approved in writing by the Local Planning Authority. The scheme must include all works to be undertaken, proposed remediation objectives and remediation criteria, an appraisal of remedial options, and proposal of the preferred option(s), and a timetable of works and site management procedures. The scheme must ensure that the site will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the land after remediation. 

3. Implementation of Approved Remediation Scheme 
The remediation scheme shall be implemented in accordance with the approved timetable of works. A validation report (that demonstrates the effectiveness of the remediation carried out) must be submitted to and approved by the Local Planning Authority prior to construction of the development.

4. Reporting of Unexpected Contamination 
In the event that contamination is found at any time when carrying out the approved development not previously identified, development must be halted on that part of the site and it must be reported in writing to the Local Planning Authority.

 
Following that an assessment of the nature and extent of contamination must be undertaken and where remediation is necessary a remediation scheme, together with a timetable for its implementation, must be submitted to and approved in writing by the Local Planning Authority.

The measures in the approved remediation scheme must then be implemented in accordance with the approved timetable. Following completion of measures identified in the approved remediation scheme a validation report must be submitted to and approved in writing by the Local Planning Authority. 

Reason: To ensure the development is suitable for its end use and the wider environment and does not create undue risks to occupiers of the site or surrounding areas.
Land Gas  
As the development is within 250m of a former landfill the below land gas condiitons are also recommended. 

Land Gas

a. Site investigation

No development shall take place until a detailed land gas site investigation has been carried out by a competent person to fully and effectively characterise the nature and extent of land gas and its implications.  The method and extent of this site investigation shall be agreed with the Local Planning Authority prior to commencement of the work and shall then proceed in strict accordance with the measures approved. 

b. Remediation scheme to be submitted
No development shall take place until a scheme showing how the development is to be protected against the possibility of land gas has been submitted to and approved in writing by the Local Planning Authority.  The scheme as approved shall be fully implemented and completed before the development is first occupied and those measures incorporated into the development shall thereafter be retained unless the Local Planning Authority agrees otherwise in writing. 

c. Implementation of Approved Remediation Scheme 
The land gas remediation scheme shall be implemented in accordance with the approved timetable of works. A validation report (that demonstrates the effectiveness of the remediation carried out) must be submitted to and approved by the Local Planning Authority prior to any part of the accommodation hereby approved is occupied, unless the Local Planning Authority otherwise agrees in writing.

Reason: To ensure the development is suitable for its end use and the wider environment and does not create undue risks to occupiers of the site or surrounding areas due to the presence of land gas.

Construction and demolition phases

We have 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. 

Recommended conditions

Control of Noise and Dust – CMS to be submitted

No development shall take place before a scheme has been submitted to and approved in writing by the Local Planning Authority, which specifies the provisions to be made for the control of noise and dust emanating from the site during the demolition and construction phase.  Thereafter, the use shall not commence until the approved scheme has been fully implemented.

Reason: To protect the occupants of nearby residential properties from noise and dust during the development of the site.

Hours of Working – construction and demolition phase

The hours of noisy construction, demolition and associated deliveries shall be restricted to the hours of 08:00hrs to 18:00hrs Mondays to Fridays, and 09:00hrs to 13:00hrs on Saturdays, and not at any time on Sundays and Bank or Statutory Holidays without prior approval from the Local Planning Authority.

Reason: In the interests of the amenities of nearby residents.

Bonfires

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 Policies CS34 (Pollution and Water Resources) and CS2 (Waste Minimisation) of the Reading Borough LDF Core Strategy 2008

