
APPENDIX A  

REASONED CONCLUSIONS ON SIGNIFICANT EFFECTS  

Reasoned Conclusions  

Following examination of the environmental information a reasoned conclusion on the 

significant effects of the proposed development on the environment has been reached and is 

set out in the report.  

As required by regulation 26 of the Environmental Impact Assessment (EIA) Regulations the 

City is required to examine the environmental information and reach a reasoned conclusion 

on the significant effects of the proposed development on the environment. The environmental 

information has been examined and a reasoned conclusion has been reached as set out in 

the officers’ report, and in particular, as summarised in the assessment and conclusions 

sections of the report. The conclusions have been integrated into the decision as to whether 

planning permission should be granted.  

The applicants determined and the City agreed the scope of the EIA prior to its submission. 

The ES provides details of the EIA methodology, the existing site, alternatives and design 

evolution, the proposed development, socio-economics, archaeology, noise & vibration, wind 

microclimate, daylight/sunlight, overshadowing, light pollution & solar glare, townscape, built 

heritage & visual impact, climate change, greenhouse gas emissions, and cumulative effects.  

Should planning permission be granted, it would authorise a range of uses. The assessment 

contained in the ES is based on the uses proposed, namely office, flexible retail space, a 

Public Hall, and cultural uses. The floor areas proposed to be devoted to each use are 

described in the application materials and summarised in the ES. The application does not 

state that the development seeks unrestricted Class E business and commercial uses. 

Conditions are recommended that requires the development to be implemented only in 

accordance with the specific floor areas and uses as set out and assessed in the application, 

removing the ability, without consent, to subsequently change to other uses specified within 

Class E.  

The following conditions are recommended:  

1. The development shall provide (all figures GIA excluding plant): 

-  Office (Class E(g)(i)) – 34,771sq.m 

- Flexible Retail/Food and Beverage (Class E (a/b), drinking establishments, and hot 

food takeaway use) – 344sq.m  

- Public Hall (Sui Generis) – 596sq.m 

- Cultural Exhibition, Basement Level (Sui Generis) – 478sq.m 

- Public Cultural Space, Level 05 (Sui Generis) – 136sq.m  

REASON: To ensure the development is carried out in accordance with the approved 

plans.  

2. The areas within the development marked as Retail/Food and Beverage on the 

floorplans hereby approved, shall be used for retail purposes within Class E (a)/(b) 

(cafe or restaurant), or for use as a drinking establishment, or for use as a hot food 

takeaway,  and for no other purpose (including any other purpose in Class E of the 

Schedule to the Town and Country Planning (Use Classes) Order 1987) (as amended 

by the Town and Country Planning (Use Classes) (Amendment) (England) Regulations 

2020) or in any provision equivalent to that Class in any statutory instrument revoking 

and re-enacting that Order with or without modification.  



REASON: To ensure that the development does not give rise to environmental impacts 

that are in excess of or different to those assessed in the Environmental Statement 

and that public benefits within the development are secured for the life of the 

development, and to ensure that active uses are retained on the ground floor in 

accordance with Local Plan Policy DM20. 

3. The areas within the development marked as cultural floorspace at basement level, 

and at level 05, as well as the Public Hall, as indicated on the floorplans hereby 

approved, shall be used only for the purposes below and for no other purpose 

(including any other purpose in Class E or Class F of the Schedule to the Town and 

Country Planning (Use Classes) Order 1987) (as amended by the Town and Country 

Planning (Use Classes) (Amendment) (England) Regulations 2020) or in any provision 

equivalent to that Class in any statutory instrument revoking and re-enacting that Order 

with or without modification.  

 

REASON: To ensure that the development does not give rise to environmental impacts 

that are in excess of or different to those assessed in the Environmental Statement 

and that public benefits within the development are secured for the life of the 

development, and to ensure that the public benefits of the cultural offer are provided 

and retained throughout the Pavilion Building in accordance with Local Plan Policy 

CS11. The local planning authority is satisfied that the environmental statement 

includes a description of the likely significant effects of the potential range of uses 

comprised in the proposed development on the environment.  

 

Monitoring Measures  

If planning permission were granted, it is considered that monitoring measures should be 

imposed to secure compliance with the Construction Environmental Management Plan or 

Scheme of Protective Works, the cap on servicing trips and other elements of the Delivery and 

Servicing Management Plan, and Travel Plan including a Cycling Promotion Plan. Mitigation 

measures should be secured including additional wind mitigation measures as required. 

These, as well as other measures to ensure the scheme is acceptable, would be secured and 

monitored through the S106 agreement, recommended conditions, and the S278 agreements. 

Any remedial action necessary can be taken by enforcing those agreements or conditions. 

The duration of the monitoring will depend upon the particular provision in the relevant 

agreement or in conditions 


