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Thames Valley Police Development - ‘Flint Street’ 
Planning Application Reference: PL/26/0869
The following comments are provided by Reading Borough Council, as adjoining Landowner responsible for the Minster Quarter Central (MQC) development site being delivered by the Council in partnership with McLaren Living.
1. Minster Quarter Collaborative Approach
We are supportive in principle of the development of the Thames Valley Police site. It forms an integral part of the wider Minster Quarter Regeneration detailed in the Council’s Minster Quarter Area Outline Development Framework SPD (MQAODF). 
A general theme in comments is the requirement for greater clarity on how the Flint Street development is integrated within the wider Minster Quarter and in particular the interface with the future Minster Quarter Central (MQC) Development and existing established Council uses such as the Hexagon Theatre and the Streetscene Service. 
We encourage further dialogue between the Council and the applicant to ensure that development is properly co-ordinated and supports the Council’s aspirations for the wider site across all landholdings, as embodied in the MQAODF which is aligned with the strategic objectives set out in the Council’s legal Development Agreement with McLaren Living for the adjoining Minster Quarter Central site. 
We believe a collaborative approach between landowners is key to optimising the potential of the wider Minster Quarter. The Council as adjoining landowner in partnership with McLaren Living are looking to implement a Joint Landowners’ Agreement (JLA) to facilitate collaboration between all Minster Quarter landowners and stakeholders through design, construction and in use via a Joint Landowners Forum. We would welcome the applicant’s participation in this Forum.
2. Interfaces with the wider Minster Quarter
Public Realm Connectivity
It is understood that principal connections to the town centre and Castle Street are via privately owned, unadopted public realm, (Cusden Walk, San Francisco Libre Walk, Queens Walk and Dusseldorf Way). The key connections to the town centre, to the north will form part of the future MQC public realm, with new routes from the west via ‘Flint Street’ bringing increased footfall, and management and maintenance obligations to San Francisco Libre Way and other areas of podium public realm. 
We ask the LPA to consider this application in the context of the long term, implementation, management and maintenance of the wider joined-up public realm to include the Broad Street Mall (BSM), The Hexagon Theatre and Minster Quarter Central proposals, including the proposed IDR crossing identified in the Minster Quarter Area Outline Development Framework .
Boundary to Minster Quarter Central and Proposed Alterations
We note from the Design and Access Statement that demolition above and below the podium is proposed. Further detail is requested on any proposed alterations, in particular the interface with and proposed changes to the wall along the boundary with the MQC site to the north and connected podium within the Council’s ownership, including considerations around construction logistics, functionality, levels, finishes and structural integrity.
In general, the relationship to the adjoining Minster Quarter Central site along the podium edge to the north, including at the level change up to where the sites meet the IDR slip road, needs to be better understood. 
We would like to clarify, in relation to page 10 of the DAS that the adjoining wider Minster Quarter area designated ‘Green Space’ includes brownfield land, concrete podium structures, and hard landscaping, with the area directly north of the Magistrates Court allocated to carparks (Civic Carparks A&B).
Boundary with Council’s Streetscene Service / Waste Depot
It should be noted that the council’s waste depot is located at sub-podium level, directly to the north of the proposed Flint Street public realm and seating areas. The waste depot is bounded by the wall to the proposed development.
Further detail is required on any impacts to the physical structure of, access to and operation of the waste depot as part of the demolition, construction and operation of the proposed development. The waste depot is a vital Council service, and the Minster Quarter Central development currently envisages that this facility will remain in its current location.
3.  Public Realm Design and Stewardship
We would like to see a coordinated approach to public realm design and quality (e.g. materials, planting, street furniture, play, signage) across the Minster Quarter development sites, including Flint Street, Minster Quarter Central and BSM. To deliver this we would advocate collaborative working between design teams to create a Minster Quarter Public Realm Design Code, aligned with the MQADF recently adopted Reading Town Centre Public Realm Strategy (RTCPRS).
We note that the Minster Quarter Outline Development Framework SPD requires a Design Code for the landscape and public realm (as well as architecture) to be prepared by the first applications for the site(s) and would welcome further discussion with the LPA and applicant on the creation and implementation of this. 
[bookmark: _Int_pJNuFvsc]Greater clarity is required regarding the distinction between publicly accessible and private areas in the applicant’s proposal. Please confirm, whether the landscaped areas, Castle Street, Flint Street, Cusden Walk and Coachmakers Gardens are for public use and accessible at all times, with all other external areas restricted to resident use only. 
It would be useful to better understand plans for maintenance, management and long-term stewardship of the public realm, including how this has been considered in the design, planting plans, management and maintenance strategies, for both the Flint Street development and in the context of a wider cohesive Minster Quarter public realm. 

4. Heights and Massing 
The MQAODF establishes a clear framework for the inclusion of tall buildings. It envisages a coordinated approach to building height and form across different land holdings, with tall buildings necessitating a high-quality approach to design at street level and in the round. 
We would like to see further detail of how the tall buildings proposed by the applicant address the northern boundary, in particular:
· Greater clarity is required on how the external areas at the base of the tallest block will integrate with a future development on the adjoining Minster Quarter Central site (e.g. levels, boundaries, privacy, access, daylighting, wind) along the northern boundary. 
· We would welcome a better understanding of how the proposal is viewed from the north, e.g. from Dusseldorf Way and the central areas of public realm at Minster Quarter Central and closer to the northern boundary, where the proposal will have a direct interface with Minster Quarter Central at Cusden Way and Francisco Libre Way.
We understand from the MQAODF that the application should demonstrate how the buildings have been developed in relation to the adjoining landholdings, with reference to how the layout safeguards the future development of the sites as indicated in the Development Framework, including MQC. Can further information and environmental testing (Daylight and Sunlight, Wind modelling) be provided to account for cumulative development? It is important that the proposed Flint Street development does not prevent or cause unreasonable burdens on the future development of the wider Minster Quarter and allows for a wider development to the scale and extent envisaged in the MQAODF. 
5. Uses and Building Layout
Please can the blocks on Page 131 of the DAS be clarified. They key doesn’t correlate with locations and earlier Character Area locations.
Can further detail on the layout of the dual access convenience store retail unit be provided. Has this been explored with potential retail operators to ensure it is compatible with operational requirements (security, staffing, shop layout, servicing etc). It will be important to safeguard the operation of two high-quality frontages can be maintained. If one access was to be closed off, this would impact on the active frontage, natural surveillance and quality of the wider public realm.  
In general, we would like to see a joined-up approach to uses across the Minster Quarter, including consideration of servicing requirements, patterns of use, compatibility with existing uses (e.g. Hexagon Theatre under NPPF Agent of Change) and opportunities for SMEs, locally based businesses and community operators in relation to new uses.
6. Transport, Access and Servicing
We would like to better understand strategies for access and servicing. The site is served by private (unadopted roadways) owned by the Council and within the Minster Quarter Central site. The new proposed development will be a significant change of use, with a knock-on change in the patterns of use for the sub-podium roads. 
It is important that the access and servicing strategy for the Flint Street development does not have a detrimental impact on existing traffic flows on the sub podium roads and does not restrict the potential for the quantum of new development across the wider Minster Quarter, and anticipated traffic flows.  
With reference to basement access and servicing we note that it is proposed that a detailed Delivery and Servicing Plan will be secured by condition. We would like to reiterate here that further detail is required to understand level of demand, retail servicing frequency, residential servicing frequency, refuse collection coordination, management and compatibility of different servicing within the development and the impact to existing vehicle access requirements on private sub podium roads (MOJ, BSM, MQC and Hexagon). 
With regards to traffic flows and vehicle access, please can further detail be provided on the TRICs database used, we note that only 1 survey was available for the proposed use. Are TRICs figures for existing uses typically verified through engagement with the existing building operators (Thames Valley Police).
Please can we request further detail on the design and tracking for the basement, to ensure that the access and servicing requirements for the different building users (pedestrian, vehicle and cycle) be accommodated appropriately and safely within the application boundary. It is important that access and servicing (turning, drop off, delivery etc) does not extend to the sub podium roads or adjacent podium level highways and public realm. In relation to vehicle access, the DAS states that further coordination on headroom etc is required, please can the applicant clarify requirements and whether this relates to any adjoining podium structures. 
We note that the fire vehicle route runs along Cusden Walk and onto the Council’s podium to the north of the site. Please can further detail be provided, including tracking, structural implications (including any impact to the Council’s connected podium structure) and details of how the level changes in the public realm will be navigated adjacent the junction with San Francisco Libre Way.
Please can further detail be provided on the following: 
· Inclusion of a car club
· EV charging generally
· Cycle parking for users of the ground floor retail units and public realm, including provision of secure docking stations and e-bikes. We note 116 spaces are provided in the basement for residents, does this included e-bikes?
In general, we would advocate continued engagement on access and servicing across the wider Minster Quarter with the Council, their development partner McLaren Living and with existing Council stakeholders on the wider Minster Quarter site including Street Scene and the Hexagon. Both Street Scene and the Hexagon have specific requirements of the roads and pedestrian access ways for emergency access and normal operational use which, for the Hexagon includes high-capacity performances. These requirements must be considered in a cohesive approach to the wider Minster Quarter. 
7. Net Zero 
We understand from the Energy Strategy that Air Source Heat Pumps are proposed, please can the applicant confirm where they are located, are there any requirements for external venting and does this impact on the surrounding external areas? 
Please can further detail be provided on how the proposed PV array is coordinated with the areas of biodiverse green roof illustrated. 
Can the applicant confirm whether decentralised heating has been explored and whether the development could support the connection to a future district heating system. 
In relation to embodied carbon, can further detail be provided on whether any of the existing building fabric is to be retained / reused. 
8. Construction Logistics 
It would be useful to understand the proposed strategy for construction logistics. Has a draft Construction Environmental Management Plan been provided with the planning application?  
We are interested in exploring how logistics planning will be coordinated and compatible with other established uses and live developments coming forward on the wider Minster Quarter site. 
The following would be particularly useful to better understand and think about collaboratively:
· Principal construction hoarding lines, noting proximity of the development to the ownership boundary, existing operators, and public highways
· Principal construction traffic routes and impact to existing roads and pedestrian access ways
· Mitigation of noise impact from construction in relation adjoining operators including to the Hexagon Theatre
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