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Internal Memorandum

	

	To:  
	Mr Matthew Burns
	Your Ref:
	190549

	From:
	Rebecca Moon - Environmental Health Officer
	My Ref:
	EP /648904

	Date consultation received: 29/05/2019
	Date: 11 June 2019

	


Application Number: 190549  
Premises Address: Shillingford House 78 Oxford Road Reading  
Application For: Demolition of existing three storey building containing 4 x ground floor retail units and 4 x flats to first and second floors and erection of a five storey building

Environmental Protection concerns

· Noise impact on development

· Noise arising from development

· Noise transmission between dwellings

· Air Quality impact – increased exposure / new receptors

· Construction and Demolition phase

Noise impact on development

I have reviewed the noise assessment submitted, which specifies suitable glazing and insulation measures for the walls and roof, and acoustic trickle vents, and indicates that suitable internal levels can be achieved.  It should be noted that these acceptable levels would only be met with windows closed.  In these situations it is preferable for mechanical ventilation to be provided so that residents do not need to open windows and be exposed to high noise levels.  There is mention of the possibility of mechanical ventilation but this has not been confirmed.  This may depend upon the outcome of an air quality assessment (amongst other factors).

There is no discussion or analysis of maximum noise levels, which also needs to be assessed.  The noise assessment data should also include noise events (LAMax) and the design should aim to prevent noise levels from noise events exceeding 45dB within bedrooms at night. Noise levels above 45dB are linked with sleep disturbance.
Assessment should also be carried out of the noise from the ground floor commercial units to ensure that they will not impact on the residential uses above, depending on what use classes they will be.
In light of these three issues yet to be dealt with I recommend the following condition and the applicant can use the assessment already submitted as the basis for further assessment.

Sound Insulation from External Noise
No development shall take place until a detailed scheme, informed by an assessment of the current noise environment, for protecting the dwellings from the external noise environment of the area and from noise from the ground floor commercial units has been submitted to and approved, in writing, by the Local Planning Authority.  The scheme itself shall be designed, specified and constructed so that the sound insulation performance of the structure and the layout of the dwellings are such that the indoor ambient noise levels do not exceed the values detailed in Table 4 of BS 8233:2014.  Where opening windows will lead to an internal noise level increase of 5 dBA or greater above BS 8233:2014 recommended internal levels, the scheme shall include provision of alternative mechanical ventilation with minimum performance equivalent to a mechanical heat recovery (MVHR) system with cool air bypass as an alternative means of cooling and ventilation.  Noise from the system should not result in BS8233 internal levels being exceeded.
Thereafter, the development shall not be carried out other than in accordance with the approved scheme which shall be completed before any part of the accommodation hereby approved is occupied, unless the Local Planning Authority otherwise agrees in writing.

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

Noise between residential properties – sound insulation of any building   

Informative

To minimise the disturbance by noise of future residential occupiers of the flats and its effect on neighbouring residents, residential accommodation must be designed and constructed or converted so as to achieve the insulation requirements set out in Building Regulations Approved Document E. 

Noise generating development

Applications which include noise generating plant when there are nearby noise sensitive receptors should be accompanied by an acoustic assessment carried out in accordance with BS4142:2014 methodology.   

Will there be mechanical plant associated with the ground floor uses?  
A noise assessment has not been submitted with the application and therefore I cannot determine the likely noise impact of the proposal and whether the proposals are acceptable.  I therefore recommend refusal unless a noise assessment can be submitted and considered by us before the application is determined. 

Alternatively the following condition could be attached to consent, however it is possible that the criteria would be met with the plant specifications proposed in this application and a new application may need to be made at a later date for alternative plant / location.

If there will be kitchen extraction plant then an odour assessment will also be required in addition to the below noise assessment.

Recommended Condition

BS4142 Noise assessment – to be submitted

No mechanical plant shall be installed until a noise assessment of the proposed mechanical plant has been submitted and approved by this Council.  The assessment shall be carried out for in accordance with BS4141:2014 methodology. The predicted specific sound level (LAeq,TR) as measured at a point 1 metre external to sensitive facades shall be at least 10dB below the 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 sensitive facades shall not exceed the 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.

Reason: To safeguard the amenities of the adjoining premises and the area generally, in accordance with Policy CS34 of the Reading Borough LDF Core Strategy 2008 (Altered 2015) and Policy DM4 of the Reading Borough LDF Sites and Detailed Policies Document 2012 (Altered 2015).

Air Quality - Increased exposure

The proposed development is located within an air quality management area that we have identified with monitoring as being a pollution hot-spot (likely to breach the EU limit value for NO2) and introduces new exposure / receptors. An assessment and/or mitigation measures should be provided as part of the application.

The applicant will need to demonstrate sufficient mitigation measures are implemented to protect the residents from the effects of poor air quality.

Where the development involves converting an existing building and allowing a buffer zone is not an option then it may be that other mitigation can be applied. In the first instance this would be to implement measures to reduce the level at the facade of the property by creating a barrier between the property and the carriageway, such as close boarded fencing or planting vegetation. 

If this is not possible then locating habitable rooms away from the source of pollution or the use of mechanical ventilation with the inlet on the clean side of the property may be acceptable. This list of potential measures is by no means an exhaustive list.

Mitigation against increased exposure:

· Mechanical ventilation – inlets from the ‘clean’ side of the development, long term maintenance needs to be addressed

· Buffer zones – consider increasing distance of the building façade from very busy roads

· Habitable rooms – consider placing stairwells, corridors and bathrooms on the façade fronting pollution source

· Mixed use – locate any sensitive uses on higher floors, allowing commercial use on lower elevations

· Balconies – consider avoiding use in areas of exceedence, especially on ground and first floor level

· Non-opening front windows – this should only be considered in certain circumstances, needs to be balanced against loss of freedom for future occupants

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. 

Recommended Condition

Air Quality – Mitigation Only

The applicant must submit a scheme demonstrating sufficient mitigation to protect the dwellings from poor air quality. 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.

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

If you have any queries please contact me.

Kind regards,

Rebecca Moon -

Senior Environmental Health Officer

