Delegated Application Report


Target Date: 11/05/2018


Extended Target Date: 25/05/2018
Address: Brock Keep, 571 Oxford Road, Reading

Application Nos: 180487/FUL & 180488/LBC
Proposal: Conservation and minor amendments of existing flat roof above third floor, two turrets, parapet walls, magazine and ground floor glazed

Veranda

Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The site comprises Brock Keep, a Grade II listed building that was originally used as an armoury, guard house and store for the adjoining Brock Barracks.  The Keep is a 4 storey building of regular square shape with two square towers to the north east and south west corners forming two turrets. 

The site is owned by Reading Borough Council however Historic England advice states that a third party may make a listed building consent application to the local authority for development on local authority owned property and it is determined by the local authority and not the Secretary of State.

Proposal:

Planning permission and Listed Building Consent is sought for a number of works namely;

1. The removal of the cast iron water tanks from the two turrets;

2. Removal of a section of the north east turret parapet wall to create an opening for an assisted public access to a viewing point via a new spiral staircase from roof level;

3. Walk-on glass panel in the middle of the NE turret floor;
4. Repair to some corbels and parapet Bath limestone copings;
5. New insulation and resin bound gravel finish to roof;

6. Timber frame, sitting area and lighting for art events on the roof;

7. New railings along all parapet wall of the main roof;

8. Removal of existing reserve store/magazine which is unsafe and a new café with new flat roof and rooflight;
9. New flagpole;

10. New floodlights; and

11. Refurbishment of the original veranda. 

Plans Submitted:

The applicant submitted the following drawings, received on 16th March 2018:

Drawing No: HLF DWG A - Location Plan
Drawing No: HLF DWG B – Block Plan 
Drawing No: HLF DWG C – Site Plan – Drainage 

Drawing No: HLF DWG E01 – Existing Ground Floor Plan
Drawing No: HLF DWG E02 – Existing First Floor Plan

Drawing No: HLF DWG E03 – Existing Second Floor Plan

Drawing No: HLF DWG E04 – Existing Third Floor Plan

Drawing No: HLF DWG E05 – Existing Roof Plan

Drawing No: HLF DWG E06 – Existing Turrets Plan

Drawing No: HLF DWG E07 – Existing Section A-A

Drawing No: HLF DWG E08 – Existing South Elevation

Drawing No: HLF DWG E09 – Existing West Elevation

Drawing No: HLF DWG E10 – Existing North Elevation

Drawing No: HLF DWG E11 – Existing East Elevation & Section B-B

Drawing No: HLF DWG E12 – Existing Section C-C & Roof Elevations 

Drawing No: HLF DWG P13 – Proposed Roof Plan

Drawing No: HLF DWG P14 – Proposed Turrets Plan

Drawing No: HLF DWG P15 – Proposed South Elevation

Drawing No: HLF DWG P16 – Proposed West Elevation

Drawing No: HLF DWG P17 – Proposed North Elevation 

Drawing No: HLF DWG P18 – Proposed East Elevation & Section B-B

Drawing No: HLF DWG P19 – Proposed Section A-A

Drawing No: HLF DWG P20 – Proposed Section C-C
Drawing No: HLF DWG P21 – Proposed Roof Elevations
Design and Access Statement 

Masterplan for Brock Keep

Heritage Statement 

Structural Report by Michael Aubrey Partnership, Job Ref: C3181, dated 09/03/2018

Visual Survey, by Mark Lovell Design Engineers, Report 1902/R01, dated November 2013

Relevant Planning History:

131227/LBC - Conversion of existing cell to provide new kitchenette and unisex wheelchair friendly WC.  Granted by the Secretary of State 08/04/2014.
Consultation Responses:

· Transport raised no objection to the application as the proposed changes do not change or impact on the existing parking arrangements in place; however given the sites location on a main Transport Corridor a Construction Method Statement would be required.

· RBC Historic Buildings Consultant - raised no objection subject to relevant conditions.

· Historic England do not wish to comment.
· National Amenity Societies - no comments at the time of writing.
· Properties at Brock Barracks, 556-596 (e) Oxford Road and 1-19 (all) and 38-41 (all) Brock Gardens were consulted.  No comments have been received.  

Summary of discussions with applicant/agent:

The applicant was asked to provide additional information relating to the use of the café, hours of opening, waste disposal etc and it was agreed that a condition restricting the hours of the café from 7am to 10pm Monday to Sundays was acceptable. 
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)

CS5: Inclusive Access
CS31: Additional and Existing Community Facilities

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 proposed works are to enable Brock Keep to remain in viable use as an art gallery and studios providing additional heritage, education and community events.  The Listed Building is occupied by Open Hand Open Space an artist-led, non-profit community benefit society established in 1995 and the aim is to repair the building and open it up to public use with a Heritage Lottery Fund donation.  The proposal would improve the sustainability of the building and provide a public benefit and therefore the principle of the proposed works is considered acceptable and is in accordance with Policy CS31 which supports proposals to improve existing community facilities and Policy CS33 which protects and enhances areas of historic importance.  
b) Impact on character and appearance of the Listed Building 

The existing Keep is scaffolded-out to prevent further falling masonry; the scaffold has been in place for a number of years. HLF funding is partly contingent on public access which relies on the inclusion of sufficient facilities to make it an attractive public destination and provision of a lift to make it easily accessible (the lift would come under a separate phase of development). Access is currently only via a staircase to the roof top.

Currently the building appears to be in a ‘holding’ situation with limited funds available.

Removal of the water tanks would allow provision of a lift system and allow repair of the surrounding parapets of the NE tower. The weight of the towers also appears to be causing some structural cracking in the walls around the supporting steel ‘I-beams’.  A section of chimney appears to have locally collapsed into the North East water tank.
The submitted structural report by Mark Lovell (2013) states that cast iron water tanks would originally have been completely filled and roofed over with a weather proofed timber structure, which are now not present. Due to the level of weathering present within the surrounding structure, the timber structures have probably been missing for the last thirty years. The report also states that there is a small gap between the tank side and the brick structure, the brick walls are in a weathered condition and need to be repaired and to do so, the tank structures will need to be removed. This will also facilitate the repair/upgrading of the supporting concrete slabs below the tanks. 

The report submitted by Michael Aubrey (2018) suggests that the turrets brickwork had noticeably bad cracking especially on the west elevation of the NE turret where the ladder is embedded into the brickwork caused by the corrosion of iron ladder which is jacking apart the brickwork. The cracking also extends to the stone corbel detail and in some instances causing the faces of the stone work to delaminate. This defect was clear on other elevations of both turrets and there are signs in some areas of the bridging stone being repaired, suggesting this has been a continuing problem. These areas coincide with the base of the cast iron water tank and it is assumed that the tank is embedded in the wall at some point and the wall is subject to corrosion jacking effects from the expansion of the cast iron tanks which are in poor condition, possibly due to the loss of the timber roof.

The report also strongly suggested that the tank structures are not replaced back into the tower voids for practical and financial reasons. The tank structures are bolted and riveted together and it is unlikely that they can be taken apart without being damaged. It is potentially quite dangerous to try to lift such heavy and brittle objects out of the towers in one piece.  It might be possible to reform and reuse one tank somewhere in the grounds as a grey water recycling vessel which would preserve the fabric on site. However, their removal would allow the tower voids to be re-roofed and converted into usable space. 

The roof top magazine also exhibits severe cracking to the slab roof which is propped internally. Converting the magazine to a café would require removal of the slab (blast) roof and replacement; it is proposed to increase the height of the roof behind the parapets at the same to allow suitable access headroom. There would also be a requirement for new windows and a door to a toilet. 

The provision of an external spiral staircase to access the roof top viewing location within the tower would require the removal of a section of the parapet wall.

The works to the veranda would involve removing the raking iron struts which supported the glass panels and re-setting them before adding new glass panels. It is clear from the appearance of the veranda that only the iron struts and the supporting cast iron pillars are original; the horizontal timber beam is a replacement.

Whilst the removal of the water tower tanks represents a loss of part of the evidential historic fabric and its historic function as a fire suppressing system, on balance their removal would open up the possibility of a new and increased function for the Keep which would improve the sustainability of the building and provide a public benefit.

Currently the legibility and aesthetic qualities of the building as a landmark in the streetscene are obscured by the enveloping scaffolding. Until the roof and parapets can be repaired, the scaffold cannot be removed and the water tank in the NE tower is a hindrance to that repair.

The proposals are part of long-term aspirations to conserve the Keep building and make it more functional. On balance, and based on the evidence of the two supporting structural reports, despite the loss of some historic fabric of the building, the application to remove the water tanks is supported because it allows the repair of the towers and would remove part of the structure which appears to be contributing to on-going structural problems. Without these repairs the current scaffold cannot be removed and without roofing the water tanks, any problems are likely to re-occur and repair of the towers would be problematic.

As a whole the proposals would bring the building back into a new and sustainable function which is a public benefit and is therefore in accordance with planning policies and guidance.

c) Impact on neighbours

The proposals introduce a café on the roof of the building and would enable the Keep to remain in viable use an art gallery and studios whilst providing heritage, education and community events.  There are residential properties surrounding the application site and there are clear views from the top.  Due to the proximity of the Keep to neighbouring properties there would be some overlooking from visitors on the roof however because of the height of the Keep the views from the top are wider views of the Reading area as a whole and it is unlikely that any overlooking or loss of privacy would cause a significant detrimental impact to the living environment of 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.
180487/FUL

CONDITIONS 
1. Time limit for implementation 

2. Approved plans 

3. Construction Method Statement CO2

4. Café opening times 

INFORMATIVES

1. Positive and proactive 

2. Terms and conditions 
3. Building regulations 
4. Construction and demolition
5. Pre-commencement conditions
180488/LBC

CONDITIONS
1. Time limit for implementation

2. Approved Plans
3. Removal and storage of water tanks
4. Details – External staircase

5. Submission of further details

INFORMATIVES

1. Positive and proactive
2. Pre-commencement conditions
3. LBC does not relate to the partial removal of surrounding listed walls
