DELEGATED APPLICATION REPORT

APPLICATION NUMBER: 181356/LBC
ADDRESS: 86a Southampton Street
CASE OFFICER:  Claire Ringwood
THE PROPOSAL

New rear dormer window, new stair access and internal alterations including en-suite shower rooms and fitting of appliances. 

SITE DESCRIPTION AND SURROUNDING AREA

The site is a listed terraced building currently in use as a house in multiple occupation.  The surrounding area comprises a mixture of residential and commercial uses.
RELEVANT SITE HISTORY

· 151754 LBC Construction of en-suite shower rooms to rooms used as bedrooms, and fitting of appliances. Granted

· 960335 (96-00070-LBC).  Internal works including provision of partition wall, installation of lavatory and new doorway.  Granted.
RESPONSE TO CONSULTATIONS

Council’s Conservation Consultant commented:

There are five listed Victorian and Georgian buildings close to the site:

· No.86 Southampton Street, Reading (Grade II)

· No.78-84 Southampton Street (Grade II*)

The proposed affects No 86 Southampton Street as Grade II Listed Building. No. 86 is a continuation of terrace of Nos 75-84 - very much altered however. Circa 1810 by Richard Billing senior. 3 storeys and basement. Rendered over brick. Slate roof. 2 ranges of windows, glazing altered and 1st floor window shortened. Modern ground floor. Rear less altered. Contemporary ramped stair retained to upper floors. Included for group value. The terrace Nos 72-86 (even) extended further south but was reduced to its present size when Pell Street was cut through in the 1890s. 
Proposals

The proposals consist of a new rear dormer window to replace an existing rooflight, a new stair access from the second floor to replace an existing ancillary staircase and internal alterations including en-suite shower rooms and fitting of appliances.

The main staircase from the first to second floor would remain intact. However, the proposals would install a new staircase to replace a small service stairway from the second floor to the loft accommodation; the existing stair is near-vertical and restricts access to the loft accommodation. The proposals for a replacement stair access to the loft is included in order to comply with HMO regulations. The proposal includes a new dormer to replace the existing rooflight which would match the adjacent existing dormer window. 

Conclusions

The proposals to replace the existing upper staircase would be intrusive to the structure but would make the upper loft accommodation more accessible and useable as a space. The existing stairs, whilst potentially original, are utilitarian and not designed to provide access to accommodation. On balance, therefore, in order to maintain the building in its current sustainable use, the replacement of the upper stairs with a new conforming staircase would be accepted.

The proposal to replace the existing rear rooflight with a dormer to match the adjacent window would visibly improve the elevation by matching the adjacent dormer and balancing dormers on adjacent properties. 

There is no objection in principle to the proposed works subject to the following conditions:

Conditions

Details: Stairs

Details of the new staircase to include details of handrails, balusters and materials are to be submitted to and approved in writing by the local planning authority prior to commencement of related work.

Details – Dormers

Details of the dormer window, including materials and surround, are to be submitted to and approved in writing by the local planning authority prior to commencement of related work.  
The application was not assessed at an Applications Steering Group meeting. 
RESPONSE TO PUBLICITY

No representations were received.
POLICIES

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 Planning Policy Framework (NPPF)

When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be. 
Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification. Substantial harm to or loss of a grade II listed building, park or garden should be exceptional.

The NPPF (paragraph 128) requires applicants, ‘to describe the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’ importance’.

Paragraph 131 of the NPPF states that, local planning authorities should take into account ‘the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation’.

Reading Borough Council Planning Policy 

Reading Borough Council’s Policy CS33: Protection and Enhancement of the Historic Environment of Adopted Core Strategy (January 2008, Revised Jan 2015) requires that:

Historic features and areas of historic importance and other elements of the historic environment, including their settings, will be protected and where appropriate enhanced. This will include: 

· Listed Buildings;

· Conservation Areas;

· Other features with local or national designation, such as sites and features of archaeological importance, and historic parks and gardens.

Planning permission will only be granted where development has no adverse impact on historic assets and their settings. All proposals will be expected to protect and where appropriate enhance the character and appearance of the area in which they are located and for the purpose of ensuring that work is appropriate to the special architectural or historic interest of the listed building.

APPRAISAL

The application is for further alterations to the building following the 2015 LBC to include a new staircase and dormer to the loft.  Following a site visit by the case officer and the Council’s Conservation Consultant officers are satisfied that the proposed alterations are justified in terms of enabling the property to remain in viable residential use.  
The proposed new dormer is seen as an improvement on the existing situation. 

The conclusion is that these proposed alterations will serve to protect and enhance the character of the listed building so comply with the relevant policy objectives.  

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.

RECOMMENDATION
Grant LB Consent.
