Application Number: PL/25/1191
Premises Address: 17 MEADOW ROAD, READING, RG1 8GE
Application For: New industrial buildings

Environmental Protection concerns
1. Noise arising from development 
1. Air Quality impact – increased emissions
1. Contaminated Land 
1. Light – external / floodlighting
1. Construction and Demolition phase

Noise generating development – mechanical plant or commercial activities

I have reviewed the noise assessment and it proposes a number of noise controls which could be included as planning conditions, these are welcomed. 
They are:
1. Only broadband reverse alarms to be in use at night (it is recommend that this be the case for daytime too with the exception of daytime deliveries)
1. No external forklift activities at night
1. Shutters kept closed at night
The noise assessment predicts impacts above what would usually be acceptable, on certain properties as a result of activities in certain units. Further mitigation should be considered in order to reduce these impacts and I recommend refusal until this is resolved.

The noise assessment proposes plant noise limits which are acceptable and can be controlled by condition as below.


1. N2     MECHANICAL PLANT (NOISE ASSESSMENT REQUIRED) 
No mechanical plant shall be installed until a noise assessment of the proposed mechanical plant has been submitted and approved by the Local Planning Authority. The assessment shall be carried out for in accordance with BS4142:2014+A1:2019 methodology. The predicted specific sound level (LAeq,TR) (with reference to BS:4142) as measured at a point 1 metre external to the nearest noise-sensitive facade shall be at least 10dB below the pre-existing background sound level, LA90,T when all plant/equipment (or any part of it) is in operation. The predicted rating level, LAr,Tr (specific sound level plus any adjustment for the characteristic features of the sound) as measured at a point 1 metre external to the nearest noise-sensitive façade (habitable window of a dwelling) shall not exceed the pre-existing background sound level, LA90,T when all plant/equipment (or any part of it) is in operation. The plant shall thereafter only be installed in accordance with the assessment and shall thereafter be maintained so that it operates to the same standard. 
REASON: To safeguard the amenities of the adjoining premises and the area generally, in accordance with Policy CC8 and EN17 of the Reading Borough Local Plan 2019.


Air Quality - Increased emissions

The air quality assessment concludes that additional traffic generated does not meet the threshold for further assessment therefore nothing further is required.


Contaminated Land

The assessment concludes that further investigation and remediation is required due to contaminants present.

See recommended conditions below, these are required to ensure that
future occupants are not put at undue risk from contamination.

Recommended conditions
1. CO3   CONTAMINATED LAND ASSESSMENT (TO BE SUBMITTED)
No development shall commence on site including demolition and any preparatory works until an assessment of the nature and extent of contamination has been submitted to and been 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; 
REASON: These details are required due to insufficient information being contained within this submission and 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 in accordance with Policy EN16 of the Reading local Plan 2019.
1. CO4   REMEDIATION SCHEME (TO BE SUBMITTED)
No development shall commence on site including demolition and any preparatory works 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 been 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.
REASON: These details are required due to insufficient information being contained within this submission and 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 in accordance with Policy EN16 of the Reading local Plan 2019.
1. CO5   REMEDIATION SCHEME (IMPLEMENT AND VERIFICATION)
The approved remediation scheme under Condition INSERT shall be implemented in accordance with the approved timetable of works. A validation report (that demonstrates the effectiveness of the remediation carried out) shall be submitted to and approved by the Local Planning Authority before construction above foundation level.

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 in accordance with Policy EN16 of the Reading local Plan 2019.
 
1. CO6   UNIDENTIFIED CONTAMINATION 
In the event that contamination is found at any time when carrying out the approved development not previously identified, development shall be halted on that part of the site the contamination reported in writing to the Local Planning Authority.
An assessment of the nature and extent of contamination shall be undertaken and where remediation is necessary a remediation scheme, together with a timetable for its implementation, shall be submitted in writing to the Local Planning Authority for its written approval.
The measures in the approved remediation scheme shall be implemented in accordance with the approved timetable. Halted works shall not be re-commenced until the measures identified in the approved remediation scheme have been completed and a validation report has been submitted to and been 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 in accordance with Policy EN16 of the Reading local Plan 2019.

Light
I have concerns about flood-lighting resulting in loss of amenity to nearby residents. Insufficient information has been provided in order for me to assess whether the proposed lighting scheme is likely to adversely impact on nearby residents.

The application should be refused until more details have been submitted; this information should include a layout plan with beam orientation and a schedule of equipment in the design (luminaire type; mounting height; aiming angles and luminaire profiles) and an isolux contour map to show light spill levels (down to 2 lux if operating between 23:00 and 07:00, or down to 10 lux if operating only between 07:00 and 23:00). The plans should neighbouring buildings so that the predicted impact on them can be assessed. The applicants should demonstrate that light levels will not exceed the relevant guidance lux levels specified in the table below. Information should also show how glare will be controlled.

Construction and demolition phases

I recommend the standard CMS condition requiring noise and dust control measures as well as rat and drainage measures.


