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	Title
	PLANNING APPLICATION REPORT

	Ward
	Whitley

	Planning Application Reference:
	231254

	Site Address:
	Thales Research and Technology Ltd, Worton Drive, Reading, RG2 0SB

	Proposed Development
	Application for demolition of an existing building and erection of a 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

	Report author 
	Thomas Bradfield

	Applicant
	Triton Property Fund LP

	Deadline:
	01/12/2023

	Recommendations
	Delegate to the Assistant Director of Planning, Transport and Public Protection Services (ADPTPPS) to i) GRANT full planning permission, subject to the satisfactory completion of a s106 legal agreement and delegate to ADPTPPS to make such minor changes to the conditions, Heads of Terms and details of the legal agreement as may be reasonably required to issue the permission or ii) Refuse full planning permission if the legal agreement is not completed by 24/10/2024 (unless officers on behalf of the Assistant Director of Planning, Transport and Public Protection Services agree to a later date for completion of the legal agreement).


	S106Terms
	To either secure a construction phase Employment Skills and Training Plan or an employment and skills contribution of £17,232.50 towards an Employment and Skills Plan for the construction phase of the development. 
To secure a certificate confirming the agreement of an Offsetting Provider to deliver a Biodiversity Offsetting Scheme totalling a minimum of 2.82 habitat units. 


	Conditions
	1. Full - time limit - three years
2. Approved Plans 
3. Materials (samples to be approved prior to commencement of above ground works)
4. Noise Levels of Plant/Equipment (N8)
5. Contaminated Land Assessment (CO3)
6. Remediation Scheme (to be submitted) (CO4)
7. Remediation Scheme (implement and verification) (CO5)
8. Unidentified Contamination (CO6)
9. External Lighting
10. Construction Method Statement (C2)
11. Hours of Construction (C1)
12. No Bonfires on Site (C4)
13. Sustainable Drainage (SU8)
14. BREEAM ‘Excellent’ non-residential Interim
15. BREEAM non-residential Post Construction
16. Hard and soft landscaping to be approved (L2)
17. Arboricultural Method Statement (L7)
18. Hours of Operation
19. Vehicle Parking (as specified) (DC1 amended)
20. Cycle Parking (as specified) (DC5)
21. Travel Plan (DC18)
22. Annual Review of Travel Plan (DC19)
23. EV Charging Points (DC24)
24. Use restriction (B2, B8, E(g)(ii) & E(g)(iii)


	Informatives
	
· Positive and Proactive
· Pre-commencement conditions 
· Highways
· S106
· Terms
· Building Regulations
· Complaints about construction
· Contamination 
· CIL 



1. Executive summary
0. The proposals seek the redevelopment of the site to provide additional employment floorspace within the Core Employment Area. The existing building on site would be demolished and replaced with a new building, associated landscaping, access and parking areas. The proposal would result in an increase of 1,792sqm of flexible employment floorspace within the Core Employment Area. There would be a net loss of biodiversity on the site, although this would be offset through off-site biodiversity credits. The proposals would be of an appropriate design, scale and position, would have an appropriate relationship with the adjacent open space, an acceptable impact on the road network, result in an increase in trees on site and would achieve BREEAM “Excellent”. Overall, it is considered that the proposal would meet the policy aims of the NPPF, Local Plan and supplementary planning documents, and so the application is recommended for approval. 
1. Introduction and site description 
1. This proposal is a Major planning application being reported to Planning Applications Committee (PAC) due to its size and the requirement for a legal agreement.
1. The site comprises the former Thales Research and Technology Building, several smaller structures and a car park, accessed from Worton drive. The building has been vacant for over ten years, but was last in use as a research and development facility (Use Class E(g)(iii)). The building itself has an internal floorspace of 5,141sqm, is two storeys in height, arranged in a U-shape with an extension to the east. The applicant has provided evidence that the building is no longer fit for purpose, and has reached the end of its lifespan. The site has numerous trees along the boundary of the site, as well as several grass areas with smaller trees within the site itself. 
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1. The site is surrounded to the north, west and south by other industrial and commercial uses and buildings in a wider industrial estate. Directly to the east is the Whitley Wood Recreation Ground, a large area of open green space allocated in the Local Plan as a Local Green Space (EN7sj). 
1. The site forms part of Core Employment Area EM2c (South of Basingstoke Road) as allocated within the Local Plan, but has no other allocations, although it sits between two Air Quality Management Areas.
1. The proposal
2. The proposal seeks permission to demolish the existing building and erect a new industrial building, with associated yard space, car parking and landscaping. The building would have a flexible use, within use classes B2 (General Industrial), B8 (Storage or Distribution), E(g)(ii) (Research and development of products or processes) and E(g)(iii) (Industrial processes), as the final occupant is unknown. The new building would have 6,893sqm of floorspace, mostly at ground floor, with first and second floors proposed in the southeastern part of the building. This represents an uplift of 1,792sqm of floorspace. 
2. The proposed building would be in the western half of the site, with a yard area in the north eastern corner to allow for large vehicles to enter, unload/load, turn and exit, car parking spaces in the south eastern corner of the site with access as existing from the south western corner. In the case of a B8 unit, 46 car parking spaces are proposed, in the case of a B2, or Class E(g)(ii) or (iii) 69 car parking spaces would be provided. These options are proposed to be secured by condition.
2. The proposal would result in the removal of 34 trees, with 42 trees proposed to be planted, resulting in a net gain of 8 trees. The larger trees around the edges of the site are retained. Landscaping is proposed around the north, east and southern boundaries, similar to the existing arrangement.
2. The applicant has submitted the following documents as part of this application:
· Air Quality Assessment
· Biodiversity Net Gain Statement and Metric
· Ecology Statements
· Ecology Report
· Flood Risk Assessment and Drainage Strategy
· Landscaping Strategy
· Noise Assessment
· External Lighting Report
· BREEAM Pre-Assessment
· Energy Strategy
· Geo-Environmental Desk Study
· Travel Plan
· Transport Statement
· Arboricultural Method Statement
· Tree Protection Plan
· Design and Access Statement
· Tracking Diagrams
· Existing and Proposed Plans
1. Planning history 
3. There is no relevant planning history.
1. [bookmark: _Hlk33541639]Consultations 
4. The following consultees provided responses:
RBC Transport
The access to the site remains as existing, with an altered internal access road, which is considered acceptable. The parking arrangements allow for different levels of parking depending on the end use, given the flexible uses proposed. This would be acceptable and could be secured by condition. Acceptable levels of cycle parking are also proposed. The applicants have demonstrated that the site would have adequate space for turning and manoeuvring within the site. The applicant has demonstrated that whilst the proposals, in a worst case scenario, would increase trip generation, but it would remain at an acceptable level. Several conditions recommended.
RBC Environmental Protection
The site is not close to any noise sensitive uses, however, a condition requiring confirmation of noise levels for proposed plant is required. The air quality assessment demonstrates that no additional mitigation is required. The site is likely contaminated, and so a number of conditions are required to ensure adequate investigation and mitigation. Other recommended conditions relate to Construction Management. 
RBC Natural Environment
The application results in a net gain of trees and provides adequate protection and mitigation for those which are proposed to be retained through the Arboricultural Method Statement. Landscaping principles are considered acceptable and details would be secured through condition.
RBC Ecology
The proposal included an Ecology Report, which demonstrated that the proposal would be unlikely to affect protected species or habitats once precautions for nesting birds and foraging badgers are implemented, these would be secured by condition. The applicant has provided a Biodiversity Net Gain Assessment, which shows that the site would result in the net loss of 2.82 habitat units. This would fail to meet the requirements for on-site mitigation of Local Plan Policy EN12, so the applicant has agreed to purchase off-site biodiversity credits to offset this loss, which would be secured through the legal agreement. The application was submitted prior to the legal requirements to provide a 10% uplift in BNG, and so should only be assessed against the Local Plan requirements.
RBC LLFA/SUDS
The applicant has provided an acceptable drainage strategy, which would be secured by condition.
4. A site notice was placed at the site, and letters sent to adjacent occupiers. No public consultation responses were received.
1. Legal context 
5. 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'. However, the NPPF does not change the statutory status of the development plan as the starting point for decision making (NPPF paragraph 12). 
5. In this regard, the NPPF states that due weight should be given to the adopted policies of the Local Plan 2019 according to their degree of consistency with the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the weight that may be given). 
5. Accordingly, the latest NPPF and the following development plan policies and supplementary planning guidance are relevant:
National Planning Policy Framework (2023)
Section 2 – Achieving Sustainable Development
Section 4 – Decision Making
Section 6 – Building a strong, competitive economy 
Section 9 - Promoting sustainable transport 
Section 11 – Making Effective Use of Land
Section 12 - Achieving well-designed and beautiful places 
Section 14 - Meeting the challenge of climate change, flooding and coastal change 
Section 15 - Conserving and enhancing the natural environment


Reading Borough Local Plan 2019
CC1: Presumption in Favour of Sustainable Development
CC2: Sustainable Design and Construction
CC3: Adaptation to Climate Change
CC5: Waste Minimisation and Storage
CC6: Accessibility and the Intensity of Development
CC7: Design and the Public Realm
CC8: Safeguarding Amenity
EN7: Local Green Space and Public Open Space 
EN12: Biodiversity and the Green Network
EN14: Trees, Hedges and Woodland
EN15: Air Quality
EN17: Noise Generating Equipment
EN18: Flooding and Drainage
EM1: Provision of Employment
EM2: Location of New Employment Development
EM3: Loss of Employment Land
EM4: Maintaining a Variety of Premises
TR1 Achieving the Transport Strategy
TR3: Access, Traffic and Highway-Related Matters 
TR5: Car and Cycle Parking and Electric Vehicle Charging 

Supplementary Planning Documents and other guidance:

Planning Obligations under S106 (April 2015)  
Sustainable Design and Construction (Dec 2019)
Employment, Skills and Training (2013)
Parking Standards and Design (2011)
1. Appraisal
6. The main considerations are: 
· Principle of Development
· Biodiversity, Trees and Landscaping
· Design/Open Space
· Transport
· Sustainability
· Other Matters

Principle of Development
6. Local Plan Policy CC1 (Presumption in favour of Sustainable Development) requires a positive approach to development proposals that reflect the presumption in favour of sustainable development, which lies at the heart of the National Planning Policy Framework (NPPF). To achieve sustainable development a proposal needs to meet economic, social and environmental objectives.

6. Local Plan Policy EM1 sets out the ambition to provide an additional 148,000sqm of industrial and/or warehousing space in the Borough across the plan period. Policy EM2 directs major employment development (other than offices) to the Core Employment Areas. Policy EM4 seeks to maintain a range of types and sizes of industrial units, and proposals should maintain or enhance this range. Specifically, the policy requires proposals within the EM2c (South of Basingstoke Road) Core Employment Area to maintain the overall level of storage and distribution uses. The policy also encourages the redevelopment of older industrial units for more flexible employment premises.

6. The proposal would redevelop the site to create an additional 1,792sqm of flexible employment floorspace within the Core Employment Area in accordance with Policies EM1 and EM2. The development would introduce a flexible employment use (B2, B8, E(g)(ii) or E(g)(iii) in place of an older, defunct, building, in accordance with Policy EM4. Furthermore, the proposal would not result in the loss of a B8 use within EM2c, but would provide the opportunity for additional B8 floorspace in this Core Employment Area as part of the flexible use offer, which is another aim of Policy EM4.

6. Overall, the proposals would represent an appropriate employment use within a Core Employment Area. It is therefore considered that the proposals would be acceptable in principle. 

Biodiversity, Trees and Landscaping
6. Policy EN12 (Biodiversity and the Green Network) seeks that development should not result in a net loss of biodiversity and should provide for a net gain of biodiversity wherever possible by protecting, enhancing and incorporating features of biodiversity on and adjacent to development sites and by providing new tree planting and wildlife friendly landscaping and ecological enhancements wherever practicable. In exceptional circumstances where the need for development clearly outweighs the need to protect the value of the site, and it is demonstrated that the impacts cannot be: 1) avoided; 2) mitigated or; 3) compensated for on-site; then new development will provide off-site compensation to ensure that there is “no net loss” of biodiversity. Provision of off-site compensation shall be calculated in accordance with nationally or locally recognised guidance and metrics. It should not replace existing alternative habitats, and should be provided prior to development.

6. The application was submitted prior to the mandatory Biodiversity Net Gain (BNG) requirements pursuant to the Environment Act 2021, and so is assessed against the Local Plan requirements relating to BNG and Ecology.

6. The proposals would result in a net loss of 2.82 habitat units, equivalent to a net loss of 48.84%. The habitats lost are considered to be of very low (Developed Land, Sealed Surfaces), low (Introduced Shrub and Modified Grassland) and medium (Bramble Scrub and Individual Trees) distinctiveness, and are of poor and moderate condition. The applicant has confirmed that they would provide off-site BNG credits to ensure that there would be no net loss of biodiversity. A condition is recommended to secure this offset.

6. The applicant has provided justification for the failure to provide a net gain on site. The minimum yard depth to accommodate both docked vehicles on site and allowing for a turning circle for other vehicles is 45m. The original proposal included a depth of 48.5m, which has since been reduced to 45m at the request of officers to allow for additional planting and landscaping on the eastern boundary of the site. Officers agree that without the minimum yard area, the site would likely remain vacant and unused. This therefore demonstrates that the proposals cannot avoid the loss, mitigate the loss or compensate for the loss on site without compromising the operational requirements of this type of development. 

6. The need to redevelop the site is significant, given the site is within a Core Employment Area, considered the most important employment land within the Borough and integral to the Local Plan objectives relating to economic growth and job creation. There is also a demonstrable need for this type of floorspace, and intensifying existing brownfield employment land is the preferred manner for this to come forward. Bringing the site back into a flexible employment use is therefore of critical importance, and would represent exceptional circumstances, allowing for the proposals to off-set the biodiversity loss off site through biodiversity credits.

6. Although there would be a loss of biodiversity on site, the need for employment floorspace in a Core Employment Area and the resultant operational requirements of this type of use would represent exceptional circumstances, thereby allowing the applicant to off-set this loss through the purchase of biodiversity credits equivalent to 2.82 habitat units, in accordance with Local Plan Policy EN12. 

6. Policy EN14 (Trees, Hedges and Woodland) seeks to extend the Borough’s vegetation cover and that development should make provision for tree planting whilst Policy CC7 (Design and the Public Realm) seeks proposal should include appropriate landscaping. Proposals should demonstrate an appropriate level of greening and/or net gain in the tree number.

6. The site as existing has 42 trees, with 34 proposed to be removed. Eight trees would be retained, including the best and largest specimens, predominantly on the eastern boundary, but also several on the northern and southern boundaries. An additional 42 trees would be provided on site, representing a net gain of 8 trees across the site. The new trees would be planted along the southern and eastern boundaries and would represent a mix of genus and species which would be acceptable. 

6. The proposal would enhance the landscaping on the eastern boundary through tree and shrub planting, and would introduce hedgerows around the car parking area. The remainder of the site would be covered by the building or hardstanding. Overall, the landscaping proposals would be acceptable for a site of this nature, and details are recommended to be secured by condition.

Design/Open Space
6. Policy CC7 (Design and the Public Realm) seeks to ensure that new development enhances and preserves local character. The policy places importance on the layout of the urban structure and urban grain, stipulating that development should respond positively to the local context and create safe and accessible environments. 

6. Local Plan Policy EN7 (Local Green Space and Public Open Space) identifies areas of green space which are protected from development. Proposals which erode their quality through insensitive adjacent development or jeopardise their use or enjoyment by the public will not be permitted.

6. The area to the north, west and south of the site is characterised by large scale industrial and commercial premises, with a mixed palette of materials. To the west is the Local Green Space of Whitley Wood Recreation Ground, an open area of green space, surrounded by trees. 

6. The proposal would demolish the existing building, which is no longer fit for purpose, is dilapidated, and does not positively contribute to the character and appearance of the area. The proposal seeks to erect a new industrial building on the western side of the site, with a yard and service area covering the eastern part of the site. The new building would be industrial in appearance, steel clad with a flat roof. There would be windows in the south eastern corner of the building, with large access doors for lorry access on the eastern elevation. The replacement building would be in keeping with the prevailing development to the north, west and south, being industrial in appearance and of a similar scale. 

6. The site is adjacent to the Local Green Space of Whitley Wood Recreation Ground. Policy EN7 seeks to protect the quality of these spaces from insensitive development in close proximity. The proposed building would be set away from the edge of the open space by over 50m, separated by the landscaped eastern boundary with its trees and the 45m wide yard area. The bulk of existing building is within 40m of the boundary, with a protruding extension within 20m. Although the proposed building would be larger in scale, the significant set back from the boundary, combined with the appropriate design which would complement the existing industrial buildings nearby and the improved landscaped eastern boundary, would ensure that the proposal would not erode the quality of the Local Green Space. 

6. Overall, the proposal would represent an appropriate addition to the site, would be an acceptable scale and design and would not have an adverse impact on the quality of the open space. 

Transport
6. Policies TR3 (Access, Traffic and Highway related matters), TR1 (Achieving the Transport Strategy) and TR5 (Car and Cycle Parking and Electric Vehicle Charging) of the Local Plan seek to ensure that development has an appropriate relationship with the transport network, and encourage the use of public transport, walking and cycling.

6. The proposal would result in a net uplift of floorspace of 1,752sqm of flexible employment uses within a Core Employment Area. The access to the site would remain as existing, from Worton Drive, with road layout changes within the site to create a separate service yard and car parking area. 

6. The proposal is supported by a Transport Statement which assesses the potential impact of the additional floorspace on the highway network. The assessment identifies that based on a worse case scenario, the proposals would result in an overall increase in trips, equating to a maximum of one additional vehicle every two minutes. Officers have assessed the information, and do not consider that the proposals would have a material impact on the highway network due to the increase in trip generation when compared against the existing use. 

6. The site is within Zone 3 as per the adopted Parking Standards and Design SPD, requiring a maximum of 1 parking space per 100sqm (B2 uses) or a maximum of 1 space per 150sqm (B8 uses). The applicant has provided two parking layouts which could be accommodated on the site depending on the final use and parking requirements of the future occupiers. The layout for use class B2/E(g)(ii)/E(g)(iii) would provide 69 car parking spaces, whereas the layout for B8 use would include 46 car parking spaces. These levels of parking are considered sufficient in this location for the uses proposed. A condition to secure these depending on the end user of the site and the use class of the building is recommended.

6. The proposals would provide covered and secure cycle parking for 36 bicycles in Sheffield Stands, which exceeds the cycle parking standards. Furthermore, showering facilities are provided to encourage sustainable travel to the site. 

6. Servicing and deliveries are proposed to take place entirely on site, using the loading bays and yard area. The applicant has demonstrated that there would be sufficient space on site to allow for adequate turning circles for all types of vehicles, including HGVs. 

6. A framework Travel Plan has been submitted as part of the application, and a condition is recommended to secure a full travel plan within 6 months of occupation.

6. Overall, it is considered that the proposal would not result in any harm to the highway network, would provide adequate parking and would ensure a safe access to and from the site. The proposals are therefore considered to comply with Local Plan transport policies.

Sustainability
6. Policy CC2 (Sustainable Design and Construction) seeks major non-residential to meet BREEAM “excellent” standards where possible. 

6. The application is supported by an Energy and Sustainability Strategy which sets out measures to minimise energy consumption, including photovoltaic panels, air source heat pumps, efficient building materials, passive ventilation, efficient lighting, electric vehicle charging and natural daylighting of areas. A BREEAM Pre-Assessment has also been undertaken, which demonstrates that the proposals would reach a score of 78.7%, which is equivalent to a BREEAM “Excellent” rating. Given this, it is considered that the proposal would meet the required Local Plan standards.

Other Matters
Air Quality
6. Policy EN15 (Air Quality) requires development to have regard to the need to improve air quality and reduce the effects of poor air quality, especially within the Air Quality Management Area (AQMA).

6. The proposal is not within an AQMA, but was supported by an air quality statement, which has been assessed by officers. Adequate mitigation is proposed, and so this is considered acceptable. 

Noise
6. Policy EN17 (Noise Generating Equipment) requires development to ensure noise arising from equipment does not result in harm. Policy CC8 seeks to protect noise sensitive uses from noise generating development.

6. A noise assessment was submitted with the application, and has been assessed by officers. The nearest sensitive noise receptors are 220m away across the recreation ground, and it is concluded that the proposals would not result in any harm to neighbour’s living conditions. A condition is proposed to ensure that any plant introduced to the site remains at an appropriate noise level.

SUDS
6. Policy EN18 (Flooding and Sustainable Drainage Systems) requires Major development to incorporate SUDS.  

6. The application was supported by a Flood Risk Assessment and Drainage Strategy, which demonstrates that attenuation storage is an appropriate drainage method on this site. The application is considered acceptable in this regard, and SUDS will be secured by condition.

Legal Agreement
6. The overarching infrastructure Policy CC9 (Securing Infrastructure) allows for necessary contributions to be secured to ensure that the impacts of a scheme are properly mitigated. The following obligations would be sought and as set out in the recommendation above.

6. Employment and Skills Plan (ESP) for the Construction phases of the development. This is required in line with Policy CC9 (Securing Infrastructure) and the Employment, Skills and Training SPD. It is not yet known whether this will take the form of an actual ESP to be progressed by them on site, or payment of an equivalent financial contribution, as per the SPD formula. The legal agreement will be worded flexibly to enable either eventuality.   
· To secure a construction phase Employment Skills and Training Plan or equivalent financial contribution (£17,232.50).
6. The applicant has confirmed that they will be purchasing Biodiversity credits to offset the loss of biodiversity on site. This will be secured through the legal agreement, in accordance with Local Plan Policy EN12.

· To secure a certificate confirming the agreement of an Offsetting Provider to deliver a Biodiversity Offsetting Scheme totalling a minimum of 2.82 habitat units. 

1. Equality implications

7. Under the Equality Act 2010, Section 149, a public authority must, in the exercise of its functions, have due regard to the need to—
· eliminate discrimination, harassment, victimisation and any other conduct that is prohibited by or under this Act;
· advance equality of opportunity between persons who share a relevant protected characteristic and persons who do not share it;
· foster good relations between persons who share a relevant protected characteristic and persons who do not share it.

7. The key equalities protected characteristics include age, disability, sex, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation. It is considered that there is no indication or evidence that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular application.
1. Conclusion & planning balance

8. As with all applications considered by the Local Planning Authority, the application is required to be determined in accordance with the development plan unless material considerations indicate otherwise, as per Section 38(6) of the Planning and Compulsory Purchase Act 2004.
8. The proposals would represent the appropriate redevelopment of a brownfield site allocated for employment use. The proposals would represent a loss of biodiversity on the site, which would be mitigated through the securing of off-site biodiversity credits. Although it is preferred to provide on-site replacement or mitigation, given the nature of the site, its allocation for employment use and the need for this type of floorspace, it is considered to be an acceptable approach in this instance. The proposals would provide significantly increased and improved employment floorspace in an appropriate location that would not have an impact on the highway network and would ensure that the adjacent open space is unaffected. Overall, the proposals are considered acceptable.
8. It is considered that officers have applied a suitable planning balance when reaching this conclusion.  As such, this application is recommended for approval.

Case Officer: Thomas Bradfield
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