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Reading Borough Council Reference: PA-0003529/01
BRIDGE STREET, READING, RG1 2LU Customer reference: PL/26/0373
20 May 2026

Erection of a 2-storey Operational Building (Sui Generis) and associated works
adjacent to Island Road.

READING SEWAGE TREATMENT WORKS, ISLAND ROAD, READING RG2 ORP
Dear Planning Officer,
Thank you for consulting us on the application noted above.

The development includes a planning application which is near a COMAH
establishment and within 500m of an active IPPC site and 250m of a permitted waste
site.

Land contamination

The current and previous use(s) of the development site relating to waste
management suggest that the land may be affected by contamination. Land
contamination can harm human health, soils, ecosystems, property, drinking waters
supplies, groundwater and surface water.

Land contamination is a material planning consideration. The planning decision
should ensure that the site is suitable for its proposed use, considering any risks
from contamination and any proposed land remediation The planning application
should therefore be supported by adequate site investigation information, prepared
by a competent person. After remediation is carried out, as a minimum, the land
should not be capable of being determined as contaminated land under Part |IA of
the Environmental Protection Act 1990. This approach is supported by paragraph
196 of the National Planning Policy Framework.

The current and previous use(s) of the site may present an unacceptable risk of
contamination that could be mobilised during site works and construction, potentially
leading to pollution of controlled waters. Controlled waters are particularly sensitive
in this location because the proposed development site is located upon a secondary
aquifer A.
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https://www.legislation.gov.uk/ukpga/1990/43/part/IIA
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The proposed development will be acceptable, if a planning condition is included
requiring the submission and validation of a detailed land contamination
management strategy for unsuspected contamination during the enabling,
construction and/or development works. By cleaning up land contamination, it will be
helping to protect and improve the groundwater quality that supports existing
drinking water supply, future supply of drinking water and other environmental uses.

Without this condition we would object to the proposal in line with paragraph 187 of
the National Planning Policy Framework because it cannot be guaranteed that the
development will contribute to and enhance the natural and local environment by
remediating and mitigating despoiled, degraded, derelict, contaminated and unstable
land, where appropriate or will not be put at unacceptable risk from, or be adversely
affected by, unacceptable levels of water pollution.

Condition

If, during development, contamination not previously identified is found to be present
at the site then no further development (unless otherwise agreed in writing with the
local planning authority) shall be carried out until further investigation and a
remediation strategy detailing how this contamination will be dealt with has been
submitted to, and approved in writing by, the local planning authority. The
remediation strategy shall be implemented as approved.

Reason

To ensure that the development does not contribute to, and is not put at
unacceptable risk from or adversely affected by, unacceptable levels of water
pollution from previously unidentified contamination sources at the development site.
This is in line with paragraphs 187 and 196 of the National Planning Policy
Framework.

Informative
Where a site is affected by contamination responsibility for securing a safe
development rests with the developer and/or landowner. Developers should:
o Follow the risk management framework provided in Land Contamination: Risk
Management, when dealing with land affected by contamination
« Consider using the National Quality Mark Scheme for Land Contamination
Management which involves the use of competent persons to ensure that land
contamination risks are appropriately managed
« Refer to the contaminated land pages on gov.uk for more information

Adyvice to LPA: COMAH
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https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks
http://www.claire.co.uk/projects-and-initiatives/nqms
http://www.claire.co.uk/projects-and-initiatives/nqms
https://www.gov.uk/contaminated-land
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Consultations under the Town and Country Planning (Development Management
Procedure) (England) Order 2015 and Hazardous Substances consenting should be
sent to the COMAH ‘Competent Authority’. We have agreed with HSE that Councils
should send them to the HSE which will forward them to the Environment Agency.
The agencies will respond separately to you.

Advice to LPA: Installations and Amenity

The proposed development is within 500m of one or more industrial or waste
management site that is regulated by the Environment Agency through the
Environmental Permitting (England and Wales) Regulations 2016. The location of
this site(s) can be found on Defra’s Data Services Platform, available at -
https://www.gov.uk/guidance/access-the-public-register-for-environmental-
information#environmental ...

The Environment Agency issues Environmental Permits for installations or waste
management operations. A permit will require that operators demonstrate they have
taken all reasonable measures to prevent pollution of the environment and harm to
human health. Pollution can include air quality impacts, odours, noise, pests water
quality and ground water impacts. If prevention is not possible, the operator must
take steps to minimise the impact from pollution instead. In some cases, this is
unlikely to eliminate all emissions and there could be impacts to the environment
which may cause local residents some concern. When a new development is built
near to an existing permitted facility this does not automatically trigger a review of
the Environmental Permit and we will regulate this in line with our Environment
Agency enforcement and sanctions policy - GOV.UK.

Planning authorities must satisfy themselves that in land use terms the proposed
development is suitable for this location given the proximity to a regulated site/s as
described above and the scope of the permit as granted.

Planning policy requirements (paragraph 200 of the NPPF) state that new
development should integrate effectively with existing businesses and not place
unreasonable restrictions upon them.

Please note that in accordance with national planning policy (paragraph 201 of the
NPPF), planning decisions should assume that permitting regimes will operate
effectively. Applicants should be advised to consider our ‘Environmental Permitting
Guidance’ which can be found at: Check if you need an environmental permit -
GOV.UK.
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https://www.gov.uk/guidance/access-the-public-register-for-environmental-information#environmental%20which%20also%20contains%20information%20about%20other%20sites%20in%20the%20local%20area
https://www.gov.uk/guidance/access-the-public-register-for-environmental-information#environmental%20which%20also%20contains%20information%20about%20other%20sites%20in%20the%20local%20area
https://www.gov.uk/government/publications/environment-agency-enforcement-and-sanctions-policy/environment-agency-enforcement-and-sanctions-policy
https://www.gov.uk/government/publications/environment-agency-enforcement-and-sanctions-policy/environment-agency-enforcement-and-sanctions-policy
https://www.gov.uk/guidance/check-if-you-need-an-environmental-permit
https://www.gov.uk/guidance/check-if-you-need-an-environmental-permit
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If you have any questions regarding our response, please contact
planning_thm@environment-agency.gov.uk.

Yours sincerely,
Amy Richardson,

planning_thm@environment-agency.gov.uk
Red Kite House, Howbery Business Park, Wallingford, Oxfordshire, OX10 8BD
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