Delegated Application Report


Target Date: 13/07/2018


 
Address: 3 Castle Crescent, Reading
Application Nos: 180825/FUL & 180826/LBC
Proposal: Removal of two walls to the south east corner of the listed building due to structural instability and replacement

Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site comprises a listed building.  A series of ancillary buildings/structures have been demolished due to structural reasons and construction is currently underway following previous planning permissions.  The site is located within the Russell Street/Castle Hill Conservation Area on the junction between Castle Crescent and Coley Hill.  The surrounding area is predominantly residential.

Proposal:

This proposal relates to the listed building only.  Part of the existing side extension has been demolished under previous planning permissions leaving the flank wall exposed.  Following a structural inspection the flank wall appears unconnected to the rear wall and there is a crack for most of the height.  The structural report states the top section of the rear walls looks to be unstable and has moved outwards.

The proposal is to reconstruct the flank and rear walls along the east and south elevations, on new foundations.  There are no changes to the appearance of this section of the building other than the inclusion of a plinth to match the original building and an increase in the eaves height of 100mm above the first floor front window.
Plans Submitted:

The agent submitted the following drawings and information, received on 18th May 2018:

Drawing No: SL-01 – Site Location Plan

Design and Access Statement 

The agent submitted the following information, received on 4th June 2018:

Drawing No: LB001 – Existing Building Conversion Ground Floor Plan

Drawing No: LB002 – Existing Building Conversion First Floor Plan

Drawing No: LB003 – Existing Building Conversion North Elevation 

Drawing No: LB004 – Existing Building Conversion West Elevation

Drawing No: LB005 – Existing Building Conversion South Elevation

Drawing No: LB006 – Existing Building Conversion East Elevation 

Structural Report, by r&j Structural Solutions Ltd, dated 9th May 2018
Relevant Planning History:

96/00811/FUL (Civica Ref: 960367) - Erection of 2 storey building to contain 4 flats and conversion of 3 Castle Crescent from 11 bedsits to 5 flats.  Permitted 26/06/1997.

96/00812/LBC (Civica Ref: 960368) - Conversion of 3 Castle Crescent from 11 bedsits to 5 flats.  Permitted 26/06/1997.

97/00054/CON (Civica Ref: 970033) - Conservation Area Consent for the demolition of 16 garages.  Permitted 26/06/1997.  

07/01505/LBC (Civica Ref: 071562) - Conversion and modification to no. 3; demolition of outbuildings; extension to No.3 and construction of 3 new residential buildings.  Withdrawn 08/01/2008.

07/01506/FUL (Civica Ref: 071563) - Conversion and modification to no. 3 Castle Crescent to form 5 residential flats; and the demolition of outbuildings and construction of 3 residential buildings comprising 9 dwellings, forming 14 dwelling units overall.  Refused 07/03/2008.

08/00049/LBC (Civica Ref: 081008) - Conversion and modification to existing building, demolition of outbuilding and extensions and construction of new extension.  Refused 07/03/2008. 

151924/FUL - Refurbishment of 3 Castle Crescent to provide 5 residential dwellings including internal and external alterations. Demolition of existing

outbuildings including existing coach house and garage. Development of 8 residential dwellings along eastern boundary of the site. All associated works include vehicular and pedestrian access, parking, landscaping and bin store provision.  Permitted 01/11/2016.

151925/LBC - Refurbishment of 3 Castle Crescent to provide 5 residential dwellings including internal and external alterations. Demolition of existing

outbuildings including existing coach house and garage. Development of 8 residential dwellings along eastern boundary of the site. All associated works include vehicular and pedestrian access, parking, landscaping and bin store provision.  Permitted 01/11/2016.

171470/APPCON - Discharge of condition 5 of listed building consent 151925.  Discharged 03/10/2017.

171695/APPCON - Discharge of condition 6 of listed building consent 151925.  Discharged 20/12/2017.

171697/APPCON - Discharge of conditions 12, 13, 16, 17 and 23 of planning permission 151924/FUL.  Split decision 24/01/2018.

171714/APPCON - Discharge of conditions 9, 19 and 20 of planning permission 151924.  Discharged 07/03/2018.

172196/APPCON - Discharge of condition 11 of planning permission 151924/FUL.  Discharged 25/04/2018.

172233/APPCON - Discharge of condition 22 of planning permission 151924/FUL.  Discharged 18/01/2018.

172274/VAR – Refurbishment of 3 Castle Crescent to provide 5 residential dwellings including internal and external alterations. Demolition of existing

outbuildings including existing coach house and garage. Development of 8 residential dwellings along eastern boundary of the site. All associated works include vehicular and pedestrian access, parking, landscaping and bin store provision without complying with Condition 27 of Planning Permission 151924/FUL.  Permitted 25/05/2018.

180169/APPCON - Discharge of conditions 24, 25 and 26 of planning permission 151924.  Pending consideration.

180250/APPCON - Discharge of conditions 2 and 3 of Listed Building Consent 151925.  Discharged 28/03/2018.

180302/APPCON - Discharge of conditions 2 and 23 of planning permission 151924/FUL.  Split decision 28/03/2018.

Consultation Responses:

· RBC Historic Buildings Consultant - In view of the poor condition of this wall, the existing consent for partial demolition of the wall under 151925/LBC, the health and safety implications and the need for the long-term repair and conservation of the building there is no objection, in principle to the partial demolition of the wall and its re-building in a suitable matching brickwork and detailing.

· Properties at 2c Mansfield Road and 45 and 45 Garnet Hill were consulted.  No comments have been received.  

Summary of discussions with applicant/agent:

The agent was advised of the recommended conditions by the RBC Historic Buildings Consultant relating to 1) protection and support, 2) render; and 3) works to match existing.  The agent provided additional information to satisfy these conditions prior to a decision being made which the Historic Buildings Consultant found satisfactory.  
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.

Legal and Planning Policy Context:

The following planning policy and guidance is relevant to this application;  

National Planning Policy Framework 2012

Part 12 – Conserving and enhancing the historic environment 
Core Strategy (2008)

CS33: Protection and Enhancement of the Historic Environment

Sites and Detailed Policies Document (October 2012)

DM4: Safeguarding Amenity 

Appraisal

The main issues are:

a) Principle of proposed works


b) Impact on character and appearance of the Listed Building 


c) Impact on neighbours

a) Principle of proposed works 

The poor condition of the wall, the existing consent for partial demolition of the wall under application 151925/LBC, health and safety implications and the need for the long term repair and conservation of the building have been assessed and there is no objection to the demolition of the wall and its replacement.  The proposal is in accordance with Policy CS33 which protects and enhances areas of historic importance.  
b) Impact on character and appearance of the Listed Building 

The existing walls have been assessed and the structural report finds them unstable and in need of replacing.  The final appearance of the building will be unaltered from that previously approved other than the introduction of a plinth which will match the existing property and the raising of the eaves to the front (north) elevation by 100mm to allow a gap between the top of the window and the eaves.  

The proposals are considered to be appropriate to the conservation of the Listed Building and are therefore in accordance with planning policies and guidance.

c) Impact on neighbours

The proposals will not alter the appearance of the development as previously approved and therefore there is not considered to be any harm to neighbouring properties.  As such, the proposals are considered in accordance with Policy DM4 of the Sites and Detailed Policies Document.  
Conclusion

It is considered that the proposed works would not harm the character and appearance of the building, the historic or architectural qualities of the listed building or harm the living environment of neighbouring properties and, on the basis of this assessment the proposals are considered acceptable and comply with the relevant plan and LDF policies.
Recommendation

GRANT Permission subject to the following conditions and informatives.
180825/FUL

CONDITIONS 
1. Time limit for implementation 

2. Approved plans 

INFORMATIVES

1. Positive and proactive 

2. Terms and conditions 
3. Building regulations 
4. Construction and demolition
180826/LBC

CONDITIONS
1. Time limit for implementation

2. Approved Plans
3. Protection and support
4. Render
5. Works to match existing 
INFORMATIVES

1. Positive and proactive
