


DELEGATED APPLICATION REPORT 					 
Application No: 180718/LBC					Target Date: 19/07/2018
Address: Flat 6, The Waterhouse, 7-9 Gosbrook Road
Proposal: Replacement of 12 single glazed crittel framed windows of ground floor flat with double glazed painted aluminium framed windows.
Case officer: Heather Banks

Site Description and Surrounding Area:
The application property is a Victorian, Grade II Listed Building, designed by Alfred Waterhouse and was the original Baptist Church in Caversham. It is red brick in construction, with blue brick decorative features and is designed in a Gothic Style. Once the new Caversham Baptist Free Church was built opposite the building was used as a school and became known as the West Memorial Hall. A single storey extension was added to the eastern side of the property in 1911, with a central gable facing Gosbrook Road. In 1999 planning permission was granted to convert the property into 10 flats.

The application flat is located in the single storey, pitched roof element to the rear of the property. Although the listing for 7-9 Gosbrook Road does not reference this structure specifically, it appears to have been constructed around the same time as the main building. The large pitched roof, the stone lintels, sills and mullions around the windows and the narrow Crittel frame windows themselves are the main features of this part of the building.

Proposal:
Listed Building Consent is sought for the replacement of the 12 single glazed crittel framed windows of this ground floor flat with double glazed painted aluminium framed windows.

The windows are to match the existing windows of the property (and those of the adjacent flat) in terms of finish colour, transom spacing and basic frame geometry. The double glazed units are to have a depth of 18mm. All of the windows are to be fixed shut apart from a windows 10, 11 and 12 (denoted on submitted floor plan and photos) which are to be side hung opening windows.

Documents Considered:
The applicant submitted the following documents:
Heritage, Design and Access Statement
Specification sheet for proposed windows
Location Plan
Block Plan
29th April 2018

Ground floor plan – annotated
Fixed window – cill detail
Fixed window – head detail and trickle vent
Fixed window – head detail
Opening window – cill detail
Opening window – head detail
Photographs - annotated
24th May 2018


Relevant Planning History:
97-00104/LBC - Demolition of flat roofed rear extension. Erection of glazed extension, new mezzanine floor, alterations to main building and the small hall to rear. Refused 26/09/1997
97-00105/FUL Demolition of flat roofed rear extension. Change of use to A3 use, with single storey toilet extension. Change of use of part of car park a rea to private amenity space. Permitted 20/08/1997
99-00392-FUL 99-00393-LBC - CONVERSION INTO TEN FLATS WITH ASSOCIATED PARKING INCLUDING DEMOLITION OF FLAT ROOFED EXTENSION, PART REPLACEMENT WITH PITCHED ROOF EXTENSIO N AND NEW PITCHED ROOF IN LIEU OF FLAT ROOF. 18/08/1998
	
Consultations
A site notice was erected by the case Officer on the 28th June 2018, expiring on the 19th July 2018. The neighbouring properties at Flats 1-5 and 7-10, The Waterhouse, 7-9 Gosbrook Road, Flat 1 and 2 5 Gosbrook Road and Flats 1-5 11 Gosbrook Road were consulted via letter. No comments were received. 

The RBC Conservation Consultant was consulted and stated that he has happy that the replacement of the Crittel windows of this flat with the proposed slim double glazed, aluminium frame units. He felt that given that the proposed windows would mimic the dimensions and detailing of those they were replacing they would remain in keeping with the character of the listed building. It was also commented that whilst the Consultant was happy in this instance to support a consent for replacement double glazed units, he would have more concerns should the occupiers of the units in the more sensitive main building apply to replace the larger wooden framed sash windows with double glazed units in the future.

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

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires
the local planning authority to have special regard to the desirability of preserving the listed building or its setting or any features of special interest which it possesses.

Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the local planning authority in the exercise of its functions to pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area. 

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'.  However the NPPF does not change the statutory status of the development plan as the starting point for decision making (NPPF paragraph 12).

In this regard, the NPPF states that due weight should be given to the adopted policies of the Local Development Framework (LDF) (Core Strategy, Sites and Detailed Policies Document and Central Area Action Plan) according to their degree of consistency with the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the weight that may be given).

National Planning Policy and Guidance
National Planning Policy Framework (NPPF)
National Planning Practice Guidance

Reading Borough Local Development Framework Adopted Core Strategy (2008) (Altered 2015):
CS7     Design and the Public Realm 
CS33	Protection and Enhancement of the Historic Environment

Other guidance
Historic England Good Practice Guide Note Number 2: managing significance in decision-taking

APPRAISAL
Historic Character and Appearance
It is considered that the proposed replacement double glazed, aluminium frame units would protect the character of this listed building. It is only proposed to replace the window units themselves, with no work proposed to alter the stone mullions, sills and lintels which lend the building part of its particular character. Also, given that the proposed windows will still have a metal frame, painted to match the colour of the frames to be removed, and the frame geometry, including transom spacing, will also match that of the frames to be removed, it is considered that the new window units will lead to little visual change to the appearance of the building. The proposed double glazed units are slim in nature, which again will minimise the visual difference between the windows at the application flat and those at the neighbouring flat, flat 7, which will remain as the existing single glazed Crittel windows.

Should consent be granted, conditions are suggested to ensure that no works to the stone, lintels and sills are carried out without the approval of the Local Planning Authority, that the windows frames will be painted to match the colour of the window frames at the neighbouring flat, Flat 7 and that the appropriate techniques will be used to remove and replace the windows,

Given the above, the proposal is considered to protect and enhance the character of the listed building and is therefore considered to be in accordance with Policies CS7 and CS33 of the Reading Borough Local Development Framework Adopted Core Strategy (2008) (Altered 2015).

Conclusion
The proposed works have been assessed and found to be acceptable as they comply with the identified policies.

RECOMMENDATION:
GRANT Listed Building Consent subject to conditions

1. The works to which this consent relate shall be begun not later than the expiration of three years from the date of this consent.

Reason: in accordance with Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The works hereby approved shall be carried out and completed in all respects in accordance with the submitted application and the following accompanying documents:
Heritage, Design and Access Statement
Specification sheet for proposed windows
Location Plan
Block Plan
29th April 2018

Ground floor plan – annotated
Fixed window – cill detail
Fixed window – head detail and trickle vent
Fixed window – head detail
Opening window – cill detail
Opening window – head detail
Photographs - annotated
24th May 2018

Reason:  because Listed Building Consent is granted in respect of the works as detailed in the approved documents only.

3. The frames of the replacement windows, hereby approved, will be painted to match the appearance of the frames of the windows at the adjacent flat, Flat 7 the Waterhouse.

Reason: To accord with Reading Borough Council Core Strategy CS33: Protection and Enhancement of the Historic Environment and for the purpose of ensuring that work is appropriate to the special architectural or historic interest of the listed building.

4. The development hereby permitted shall be carried out in a proper workmanlike manner appropriate to the age and character of the building and using traditional materials and techniques except where the use of modern materials and techniques have specifically been approved by the local planning authority.

Reason: To accord with Reading Borough Council Core Strategy CS33: Protection and Enhancement of the Historic Environment and for the purpose of ensuring that work is appropriate to the special architectural or historic interest of the listed building.

5. Unless such work is clearly and specifically referred to on drawings or other documents  approved, no features of architectural or historic interest such as lintels, sills, mullions, shutters, paneling, decorative plasterwork and lath and plaster ceilings may be altered, replaced or removed without the written approval of the local planning authority.  Any such features encountered during the work shall be drawn to the attention of the local authority.

	Reason: To accord with Reading Borough Council Core Strategy CS33: Protection and Enhancement of the Historic Environment and for the purpose of ensuring that work is appropriate to the special architectural or historic interest of the listed building.

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 prescribed target or agreed extended timescale for the decision to be issued.

2.	For the avoidance of doubt, no other works are approved except those as authorised by this Consent.  Any other works required to the Listed Building may require a separate application for Listed Building Consent and/or an application for Permitted Works to a Listed Building.
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