
Memo

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

To:
Tom Bradfield    thomas.bradfield@reading.gov.uk 

Date:
23 January 2024 V2 – Updated Comments
Re:
Consultation on Planning Application 

Application Number: 231254








Application Type: Full Planning Approval

Address: Thales Research And Technology Ltd Worton Grange Industrial Estate Imperial Way Reading RG2 0GG
Proposal: Application for demolition of an existing building and erection of New building to allow a flexible use within classes, e(g)(ii), e(g) (iii), B2 and B8 and a series of physical works to reconfigure the site, new hard and soft landscaping and associated infrastructure 

Transport Comments 
This application is for the demolition of an existing vacant building, and erection of new building to allow a flexible use within classes, e(g)(ii), e(g) (iii), B2 and B8, and a series of associated physical works to the layout of the Site.
The existing building measures approximately 5,141 sqm (GIA) and was previously occupied by Thales Research and Development (within Class E(g)(ii). It is stated that the floorspace has been vacant for approximately 10 years. The proposed building measures approximately 6,893 sqm (GIA) of floorspace representing a net uplift of 1,752 sqm of floorspace compared to the existing building.  

The site is located within a Core Employment Area (EM2c: South of Basingstoke Road) as stated in the Local Plan. These Core Employment Areas (CEA) are the main location for industrial and warehouse uses, and a high proportion of the traffic using the roads are commercial traffic ranging from light vans to articulated lorries.  

Access and Parking

Access to the site is currently provided by a priority junction adjoining Worton Drive. The access to the site will remain as existing with the internal road layout amended to suit the new position of the building. 
The proposed layout of the Site is shown on Drawing Refs: P402 Rev M ‘Proposed Site Plan (B8)’ and P403 Rev D ‘Proposed Site Plan (B2)’.

The proposal also includes a series of physical changes to the site to accommodate the proposed development and improve its operational efficiency. The changes include reconfiguration of internal road layout to create separate service yards and car parking, to remove any conflicts between commercial and private vehicles.  

Local highway authorities seek to ensure parking provision is appropriate to the needs of the development and not reduced below a level that could be considered reasonable. The Council has produced a Parking Standards and Design Supplementary Planning Document (SPD), which includes different standards in four different zones according to the accessibility of those zones. The site is located within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards and Design SPD.  Typically these areas are within 400m of a Reading Buses high frequency ‘Premier Route’, which provides high quality bus routes to and from Reading town centre and other local centre facilities. 

The vehicle parking requirements are shown in Table 3.1 below.

[image: image1.png]Table 3.1: Vehicle Parking Standards

Development Use

Maximum

Car Parking

Parking Standards

B2-B7 General & | 1 space per

Specific Industrial | 100 sqm
B8 Storage & T space per
Distribution 150 sqm

Disabled Parking Maximum
Delivery and
Servicing
Up to 200 standard spaces: 3 — Up to 500sqm: 1
disabled spaces or 5% of otal loading bay;
capacity (whichever is greater) | — 501-1,500sqm: 2
Over 200 spaces: 6 disabled loading bays; and

spaces plus 2% of total capacity | — 1,500+: 3 loading
bays.





In respect of parking, the applicant has stated that two proposed parking layouts have been submitted which can be implemented dependent on the final use and parking requirements of any future occupier (subject to class use). The layout for Class B2 / E(g)(ii) / E(g)(iii) uses includes 69 parking spaces whilst the layout for B8 use includes 46 parking spaces. The applicant has suggested a condition to retain flexibility as the end occupier is currently unknown which should be considered for appropriateness from a planning perspective.  
The applicant has agreed that 10% of the parking spaces will be provided with active charging points which complies with Local Plan requirements. This will be conditioned accordingly. 
The cycle parking requirements are shown in Table 3.2 below.

[image: image2.png]Table 3.2: Cycle Par tandards
Development Use Cycle Parking Standards

B2-B7 General & Specific Industrial 1 space per 350 sqm
B8 Storage & Distribution 1 space per 450 sqm





The proposals include covered and secure parking for 18 Sheffield stands equating to 36 cycles which exceeds the Council’s adopted cycle parking requirements. The proposals will also comprise 3 no. showers to encourage travel to the site using sustainable forms of transport, reducing the potential demand for parking.
Servicing 

All servicing and deliveries will be undertaken on-site within the loading bays / parking forecourts associated with each of the units. Swept path analysis has been undertaken to demonstrate HGVs accessing the loading bays and manoeuvring within the site. 

Tracking drawings have been submitted to demonstrate that the proposed layout can accommodate the relevant HGV movements associated with the proposed use (Drawing Refs: ‘P407 – HGV Tracking Overlay (B2)’ and ‘P408 – HGV Tracking Overlay (B8)’ for both parking layouts submitted. 
Trip Generation
The proposals include a net uplift of 1,752 sqm of floorspace compared to the existing building.  The application also seeks a flexible use within classes, e(g)(ii), e(g) (iii), B2 and B8.

The supporting Transport Statement assesses the potential impact of the additional floorspace on the local highway network. To quantify the change in the number of vehicle trips that are likely to be attracted to the existing uses at the site, the TRICS database has been interrogated. 
It is stated that there is a limited sample of sites which comprise their main use of Research and Development (40% or higher) and only one site has been included to establish the vehicular trip generation from the existing use which is presented in Table 5.1 of the Transport Statement. 
Within the paragraph 5.7 of the Transport Statement it is stated there are no specific E use class site in TRICS and the assessment has established potential trip rates from sites associated with B2 use as it is considered that E use class is similar to operations under B2 use. The results are presented in Table 5.2 (Trips Rates and Proposed Trip Generation (B2/E use class)) and Table 5.3 (Trip Rates and Proposed Trip Generation (B8 Use Class)). 
The net change in traffic generation is presented in Table 5.5, concluding that the proposals will result in an net decrease in total vehicle trips in comparison to the existing uses at the site although the proposals will result in a small increase in two-way HGV trips across the AM and PM peak hours.
The applicant has also undertaken an assessment to reflect a “worst case scenario” by uplifting the trip rates presented in Table 5.1 to reflect the increased floor area for the proposed building. The revised trip generation (as submitted in the Vectos Response to RBC Comments) has then been compared against the existing trip generation set out within the Transport Statement to provide a net assessment. 

Based on a worst case scenario, the additional assessment illustrates that the proposals may result in an overall increase in trips with 26 and 22 two-way additional trips predicted in the AM and PM peak hours and 6 and 10 two-way HGV movements. Across the hour, this equates to one additional vehicle every circa 2 minutes. As such it is concluded that the proposals would not result in a material impact when compared against the existing use and will not result in a severe impact on the surrounding highway network.

Travel Plan 

A framework Travel Plan has been submitted as a preliminary guide. This Travel Plan is a live document, and as such, will be updated once an occupier has been identified for the proposed unit. A Travel Plan Coordinator should be appointed prior to the first occupation of the site and will be responsible for leading the implementation of the Travel Plan. However, as the site occupiers are not yet known, a condition is required to ensure that a full travel plan is submitted within 6 months of occupation.
Construction Method Statement 

A construction method statement would be required and secured by condition if a full application is approved.
Suggested conditions 

C2 
DC1 (REWORDED) - The building(s) hereby permitted shall not be occupied until all vehicle parking space(s) have been provided.  The following number of car parking spaces must be provided to serve the floorspace at the application site prior to occupation by an operation in the following use classes: 

i. Use Class E(g)(ii) and (ii) and B2 - 69 spaces 

ii. ii. Use Class B8 - 46 spaces”

The vehicle parking spaces shall be provided in full accordance with the approved layout(s) prior to first occupation and thereafter kept free of obstruction and retained in accordance with the approved details and shall remain available for the parking of vehicles at all times.

REASON: To ensure that the development is provided with adequate parking facilities to meet the needs of future occupiers and reduce the likelihood of roadside parking which could be a danger to other road users in accordance with Policy TR3 and TR5 of the Reading Local Plan 2019.

DC5
CYCLE PARKING (AS SPECIFIED) 

No building hereby permitted shall be occupied until the bicycle parking facility for that building has been provided in accordance with the plans (Drwg no. P406 Rev B) hereby approved. The facility shall be kept available for bicycle parking at all times thereafter. 

REASON: To encourage travel by sustainable alternatives to driving a motorcar in accordance with Policy TR1 and TR5 of the Reading Local Plan 2019.

DC18

DC19

DC24 (REWORDED) - No building hereby permitted shall be occupied until the vehicle details of an electric vehicle (EV) charging Scheme comprising a layout plan and detailed specification for a minimum of ten percent of all vehicle parking spaces to be provided with electric vehicle charging points has been submitted to and approved in writing by the Local Planning Authority. No building/extension shall be occupied until the electric vehicle (EV) charging spaces have been fully provided in accordance with the approved details. The spaces shall be maintained for vehicle charging in accordance with the approved Scheme at all times thereafter.

REASON: In the interests of environmentally sustainable transport in accordance with Policy TR3 and TR5 of the Reading Local Plan 2019.
Informatives

IF3

Regards

Natalie Lucas ext 74703
Transport Development Control Officer

Transport | Directorate for Economic Growth and Neighbourhood Services (DEGNS)

