DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Tilehurst

App Ref: 190828/FUL
Address: St Michaels Church, Routh Lane, Tilehurst, Reading
Proposals: Demolition of existing wooden shed and replacement with metal container clad with timber. 
Case Officer: Tom French
Applicant: On Behalf of Parochial Church Council, St Michaels Church
Date received (valid from): 9 September 2019    Target Decision date: 4 November 2019


1.
INTRODUCTION

St Michael's Church is a Listed Building in Routh Lane Conservation Area.  The church is set within a churchyard and to the north, beyond a modern extension to the church is a well treed boundary between the churchyard and Iris Court, a sheltered housing scheme.  It is within this secluded and screened part of the site that the replacement shed is proposed to be sited, on the plinth of the existing shed. 
2.
PROPOSAL AND SUPPORTING INFORMATION

Demolition of existing wooden shed and replacement with metal container clad with timber. Proposal follows discussion with officers on the principle of a metal storage container being used to replace a dilapidated and vandalised timber shed.  On advice the proposal was amended to clad the container in timber to give a more appropriate appearance.  Structure would measure 3.2m x 2.63m and 2.59m high. 
Plans considered:
17683/100 Existing site & location plan 

Dimensions drawing
Details of tree works needed to access site

3. RELEVANT PLANNING HISTORY 

Various – but none relevant to this proposal. 
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter.
Iris Court, New Lane Hill, Tilehurst, Reading, RG30 4JX
And a site notice displayed.
4.2
No letters of representation have been received. 
4.3
Landscape officer commented:

The site is located within a Conservation Area which affords a certain level of protection for the trees on site. There are two significant Yew trees directly either wide of the existing shed one of which is protected as T22 of TPO 28/07. The trees are located to the rear of the church with any significant views of them being restricted to the adjacent private property Iris Court.  As the concrete footings are to be re-used and no further excavation is required, there will be no notable impact on the rooting area of the trees. 

Several of the lower branches of the Yew trees will need to be cut in order to allow the lift of the container and these have been broadly indicated on annotated photographs submitted in support of this planning application. These all appear to be smaller branches, the removal of which will not have any long term impact on the trees’ health or wider amenity. 

Given the protected status of the trees adjacent to the site, it would be prudent to quantify the extent of the tree works permitted if this application is approved. We would not want the entire canopy above the shed to be cleared or cut back as this would be harmful to the health of the trees and significantly reduce their arboricultural quality and amenity value. 

As such, perhaps we can include a limiting condition along the following lines...

The facilitative tree pruning works permitted under this application shall not exceed a canopy lift of 3.5m clearance over the footprint of the build site, cutting back to the nearest suitable reduction points where necessary. No pruning cuts shall exceed 70mm in diameter. Further pruning works to protected trees if deemed necessary at a later date will require a separate tree works application to be submitted and approved by the Borough Council under the Town and Country Planning (Tree Preservation)(England) Regulations 2012.

Reason: To ensure that all tree works are undertaken in accordance with good arboricultural practice.

If we can’t attach such a condition then we will need to ask the applicant to be more specific with the extent of the proposed pruning works. The tree works will need to be specified in writing detailing the extent of the canopy lift proposed and maximum pruning cut diameter. This information would need to be submitted and approved as part of the planning consent if planning permission is granted.
The applicant was asked to comment and were happy to proceed with the suggested planning condition. 
Equality Act 2010:

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. However, there is no indication or evidence (including from consultation on the application) that the protected groups identified by the Act have or will have different needs, experiences, issues and priorities in relation to this particular planning application.  Therefore in terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

5. 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'. The following local and national planning policy and guidance is relevant to this application:

National Policy

National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)
CS31 (Additional and Existing Community Facilities

CS33 (Protection and Enhancement of the Historic Environment)

CS38:
Trees, Hedges and Woodlands

6.
APPRAISAL

The main issues are:

(i) The principle of the proposed development

(ii) Design & Impact

(iii) Trees/landscape

(i)


Principle of Development
Policy CS31 supports schemes to improve to existing community facilities.  The existing store is used by the church but is old and suffers from vandalism. A new secure metal container shed has been offered to the church and subject to its appearance being modified to appear appropriate in the setting of the listed church and conservation area (Policy CS33) the principle of the proposed scheme is supported by these policies.  

(ii)

Design and impact on the character of the surrounding area

The chosen external materials for this small shed in a secluded location should enable it to appear acceptable.  The colour and size would be such that when combined with the location will minimise the visual impact to the local residents and users of the church. This complies with Policy CS7 & CS33.

(iii)
Trees/Landscape

There are a number of protected trees affected by this scheme and the landscape proposals seek to deal with the concerns raised.  A suitable condition can be used to ensure that the trees are protected as appropriate to comply with the relevant policy. 
7. CONCLUSION  

The proposed development has been assessed and comments considered.  On balance the proposed new storage facility and associated works are considered to be in accordance with the above relevant policies and planning permission can be granted. 

8.0
RECOMMENDATION  

GRANT


