
DELEGATED APPLICATION REPORT 

Target Date: 08/08/2022




Extended Target Date: 01/02/2023
Application No: 221005/DEM 

Address: Curzon Club, 362 Oxford Road, Reading
Proposal: Application to determine if prior approval is required for a proposed Demolition of Building. The Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended) - Schedule 2, Part 11, Class B Target 

Case Officer: Claire Ringwood 
​​​​​​​​​​​​​​​​​​​​​​​​​​​

INTRODUCTION 

The application site consists of a three storey detached building with a large attached single storey hall located on Oxford Road.  The site is currently vacant but was used as a Social Club.  Tesco Superstore is located to the north west of the site with a mixture of retail and residential to the south.  There is one street tree to the frontage, a large TPO tree to the rear and tree and hedge planting to the west.  The site is within an Air Quality Management Area. 

PROPOSAL 

Prior approval is sought for the demolition of the Curzon Club at 362 Oxford Road under Class B, Part 11, Schedule 2 of The Town and Country Planning (General Permitted development) (England) Order 2015 (as amended). The purpose of the demolition is to prepare the site for future development.

INFORMATION SUBMITTED 

Application Form 

Drawing No: PL-01 - Location Plan 

Drawing No: PL-02 – Topographic Survey
Drawing No: PL-03 Rev 01 – Existing and Proposed Block Plan REV 01

Drawing No: PL-04 Rev 01 – Existing Plans REV 01 

Drawing No: PL-05 Rev 01 – Existing Elevations REV 01

Received by the Local Planning Authority 11th July 2022 

Drawing No: PL-02 – CMS Plan

Health & Safety Plan by Turner Bros. Demolition Limited, Issue No: 1 12th August 2022

Risk Assessment Sheet by Turner Bros. Demolition Limited

Received by the Local Planning Authority 27th October 2022 

Construction Method Statement 

Received by the Local Planning Authority 28th October 2022 

Drawing No: PL-02 – CMS Plan

Construction Method Statement 

Received by the Local Planning Authority 19th November 2022 

Drawing No: PL-02 – CMS Plan

Construction Method Statement 

Received by the Local Planning Authority 17th January 2023 

RELEVANT PLANNING HISTORY  

221345/OUT - Outline Application for the demolition of existing buildings and erection of a building of up to seven storeys containing 35 flats, ground floor retail space and associated parking.  Pending consideration. 
CONSULTATIONS 

RBC Transport 

I have reviewed the submitted information and I am happy to approve the demolition statement on the provision that all necessary licences are sort from the Council.

RBC Environmental Protection 

I am satisfied with the proposed measures for control of noise, dust and pests during the demolition works.  I also advise that no burning of waste takes place on the site.

RBC Natural Environment Trees  

I am now satisfied with the CMS in relation to adjacent trees.  There needs to be an informative relating to the mature Sycamore to the rear.

RBC Ecology  

No objection to the demolition.
Public Consultation 

Applications for prior notification under part 11 of the General Permitted Development Order are not subject to public consultation. Notwithstanding this, a site notice setting out that an application for prior notification for the demolition works was displayed at the site.  

No letters of representation received.  

LEGAL AND PLANNING POLICY CONTEXT 

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'. 

Part 11, Schedule 2 of the GPDO requires the works to be carried out in accordance with the submitted details where it is determined that Prior Approval is not required. 

Although the proposal is not a planning application, the following local and national planning policy and guidance is useful in assessing this application:  

National Policy 

National Planning Policy Framework 2021 

Reading Borough Local Plan 2019 

Policy CC1 Presumption in Favour of Sustainable Development 

Policy CC2 Sustainable Design and Construction 

Policy CC5 Waste Minimisation 

Policy CC7 Design and the Public Realm 

Policy CC8 Safeguarding Amenity 

Policy TR1 Achieving the Transport Strategy 

Policy TR3 Access, Traffic and Highway Related Matters 

Policy EN15 Air Quality 

Policy EN16 Pollution and Water Resources 

Policy EN12 Biodiversity and The Green Network 

Policy EN14 Trees, Hedges and Woodland 

APPRAISAL 

The proposal consists of the demolition of an existing commercial building on Oxford Road. The proposal is to be considered against the criteria and conditions contained within Part 11, of Class B.2. (1) (a)-(b), of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended).

B1. Development is not permitted by Class B if-

(a) the building has been rendered unsafe or otherwise uninhabitable by the action or inaction of any person having an interest in the land on which the building stands and it is practicable to secure safety or health by works of repair or works for affording temporary support;

Complies.

(b) the demolition is “relevant demolition” for the purposes of section 196D of the Act (demolition of an unlisted etc building in a conservation area)

Complies – The proposal site is not within a Conservation Area.

(c) the building is used, or was last used, for a purpose falling within—

(i) article 3(6)(p) (drinking establishments etc.) of the Use Classes Order; or

(ii) article 3(6)(q) (drinking establishments with expanded food provision) of that Order;

Complies – The building was previously used as social club.

(d) the building is used, or was last used, for the purpose of—

(i) a concert hall;

(ii) a venue for live music performance; or

(iii) a theatre

Complies.
(e) the demolition relates to a statue, memorial or monument (“a commemorative structure”) in place for a period of at least 10 years on the date of any proposed demolition, other than a commemorative structure—

(i) that is a listed building;

(ii) that is a scheduled monument;

(iii) within a cemetery, on consecrated land, or within the curtilage of a place of public worship;

(iv) within the grounds of a museum or art gallery; or

(v) within the curtilage of a dwellinghouse

Complies.

Conditions

With regards to the conditions as set out within Class B; it has not been demonstrated that demolition is urgently required or that the demolition needs to take place as soon as possible, therefore, the development needs to be considered against the requirements of conditions listed under B.2(b).

In accordance with B.2(b), the developer was informed that prior approval was required for the demolition of the Curzon Club, 362 Oxford Road, as additional information was required regarding the method of demolition and restoration of the site. The developer was informed that prior approval is required on 08/08/2022 and was instructed as to what information is required in order to further consider the application and satisfy the requirements of the prior approval.

A Construction Method Statement, Health & Safety Plan, Risk Assessment Sheet and CMS Plan were all forthcoming. These have been reviewed by Transport Development Control, Environmental Protection, Natural Environment Trees and Ecology. The details of these documents have been agreed and will be secured via condition to any approval. In terms of the use of the site following the demolition this will be determined under planning application 221345/OUT which is currently pending consideration.  
Concerning the other conditions outlined within B.2(b); a site notice was erected and a condition will also be included that required the approval to be carried out within 5 years of the approval date. 

CONCLUSION
The development subject of this prior notification is considered to meet the relevant criteria of Class B of the GPDO.

Recommendation:

Prior Approval is GIVEN.
Conditions:

1. This development under Class B is permitted subject to it being completed within a period of 5 years starting with the prior approval date on this decision notice. 

REASON: To comply with the requirement of paragraph B.2.—(b) of The Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended).
2. The development hereby permitted shall ONLY be carried out in accordance with the following approved plans: 

Health & Safety Plan by Turner Bros. Demolition Limited, Issue No: 1 12th August 2022

Risk Assessment Sheet by Turner Bros. Demolition Limited

Received by the Local Planning Authority 27th October 2022 

Drawing No: PL-02 – CMS Plan

Construction Method Statement 

Received by the Local Planning Authority 17th January 2023 

REASON: For the avoidance of doubt and to ensure that the development is carried out and adhered to in accordance with the application form and associated details hereby approved.
3. 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 Policy CC8 of the Reading Borough Local Plan 2019.
Informatives:

1. The Local Planning Authority has worked positively and proactively with the applicant to resolve relevant matters to allow permission to be granted within the agreed extended timescale for the decision to be issued. 

2. The applicant is advised that the Sycamore tree in the site to the rear (adjacent to the north boundary) is protected by a TPO and as such the erection of hoarding should be carried out with due care, avoiding damage to roots and above ground parts of the tree.
3. You are advised that all necessary licences will need to be applied for from the Council prior to any demolition being undertaken.

