
DELEGATED APPLICATION REPORT

Ward: Redlands
App Nos: 201481/DEM

Address: Royal Berkshire Hospital, London Rd, Reading, RG1 5AN
Proposals: Application for prior notification of proposed demolition Buildings 28

'Audiology 1', 46 'Audiology 2', 26 'ENT' and 31 'Old OPD'.Case Officer: Steve Vigar
Applicant: Royal Berkshire NHS Foundation Trust
Date received (valid from): 21 October 2020
1.
INTRODUCTION

The site lies within the wider RBH site and adjoins the western boundary with Redlands Road. The site is occupied by mid-twentieth century buildings with band of trees and other vegetation to the highway boundary. The main block of the RBH to the north and the MERL building to the western side of Redlands Road are nearby listed buildings. The Kendrick Conservation Area lies immediately to the west.
2.
PROPOSAL AND SUPPORTING INFORMATION

The application is Prior Notification under Part 11, Schedule 2 of The Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended) (“the GPDO”).
Details considered
· Application Form received 21 October 2020

· Site Notice received 21 October 2020

· Site Location Plan received 21 October 2020

· Drawing 6968.111 West Drive Proposed Demolition, dated 20 October 2020 received 21 October 2020 
· Arboricultural Method Statement ref. 21012/AMS dated 20 January 2021,

· 6968.114  West Drive – Tree Removal, dated 1 March 2021 received 2 March 2021

· ‘Tree Removal Statement following Council Discussions Application 201481/DEM’ ref 6968 rev. B dated 1 March 2021

· Planning Requirement Report ref 6968 Revision A dated 15 December 2020, received 15 December 2020

· West Drive – Highways Drawing 6968.113, received 15 December 2020

3.
CONSULTATIONS

3.1
The following were consulted:

i) RBC Transport

Confirm the revised details are acceptable
ii) RBC Natural Environment

No objection to revised details showing limited tree removal and replacement planting strategy.

RBC Environmental Protection
No objection to revised method statement in respect of noise, dust and pest control.
4.LEGAL AND PLANNING POLICY CONTEXT

Part 11, Schedule 2 of the GPDO requires the works to be carried out in accordance with the submitted details where 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 

National Planning Practice Guidance

Reading Borough Local Development Framework Core Strategy (2008)

CS1 (Sustainable Design and Construction)

CS2 (Waste Minimisation)

CS7 (Design and the Public Realm)

CS20 (Implementation of The Reading Transport Strategy)
CS33 (Protection and Enhancement of the Historic Environment
CS34 (Pollution and Water Resources)

CS36 (Biodiversity and Geology)

CS38 (Trees, Hedges and Woodlands)

Sites and Detailed Policies Document (2012)

SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity) 

5.
APPRAISAL
Under Part 11, the Local Planning Authority is only able to control the method of demolition and the restoration of the site. It is not able to resist the demolition for other reasons, such townscape impact for instance. The trees adjacent to the site are not protected under a TPO and fall outside the adjacent Conservation Area. 
It is considered that the existing trees and vegetation combined form an important green feature within the street (which includes some specimen trees which would be worthy of a Tree Preservation Order). This vegetated boundary offers multiple positive benefits in terms of:
i. The setting of the  Kendrick Road Conservation Area; 

ii. The setting of listed buildings including the MERL building, the UoR London Road campus and also the RBH Main Block; 

iii. Providing a pleasant vegetated character to Redlands Road generally, which is a key part of its visual amenity 

iv. The wider benefits of trees and vegetation in terms of biodiversity, pollution control, urban cooling etc.

v. The desirability of screening and visually softening parts of the hospital which would otherwise detract from appearance of the street scene, including the demolition site.

The submitted Arboricultural Method Statement ref 21012/AMS dated 20 January 2021 to gives a suitable method for retaining the trees whilst also demolishing the buildings.

The applicant has since confirmed that removal of the foundations would disrupt the high voltage cabling which runs through the site if demolition were to extend to removal of the existing foundations and that because of this the trees should be removed to allow the cabling to be pinned back into a new trench. There is also the suggestion that the existing trees are already responsible for damage to the HV cable and the collapse of parts of the boundary wall fronting Redlands Road.

In the absence of a scheme for redevelopment and based on the assessment above, the case for wholesale removal of the trees and vegetation has not been made. The Council’s Natural Environment Officer has met with the applicant and agreed to some tree removal and advises:

“Trees G3 (472, 473),  (474), T9 (477), T3 (482) and 487 and are all to be removed for sound arboricultural reasons – trees are dead or in severe decline posing a hazard.
Other trees along the boundary also require removing due to the need to remove building basements and due to the presence of the HV cable, whose exact location needs to be established through excavation and the cable subsequently pinned back: T10 (476) Yew, T11 (475) T12, T13, T14 Ash, Sycamore (T469, T470); T15 (468) Sycamore. 

However the remaining trees: T1-T8 (478-488) can all be retained for now and do not need to be felled for demolition (T3/482 & 487 excluded as above).”

This has been translated onto a revised plan showing only those trees listed above as being removed. This is mitigated by a statement in the submission confirming that a 3 metre wide landscaping strip will be set out following removal of the trees and that a scheme of replacement planting, to include at least the same number of trees as are to be removed, will be submitted for approval within one month of demolition commencing.

Highways

The submitted details appear have addressed the Highway Officer’s concerns and are considered acceptable.

Noise, Dust and Pest Control

The Council’s Environmental Health Officer is satisfied with the additional details provided.

Equality Act

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, sex, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
Conclusion
The method of demolition and the restoration of the site are considered acceptable as set out above.

Recommendation 

PRIOR APPROVAL REQUIRED (as notified 4/11/20)
GIVE PRIOR APPROVAL

