
DELEGATED APPLICATION REPORT

Ward: Katesgrove
App Nos: 180725/DEM
Address: 40 Silver Street
Proposals: Application for prior notification of proposed demolition.
Case Officer: Alison Amoah
Applicant: Silver Street Developments Limited
Date received (valid from): 1/5/2018
28 day decision date: 29/5/18
Extended timescale: 30/11/18  

1.
INTRODUCTION

The site is located on the west side of Silver Street and is currently a long term vacant single storey industrial building.  The remainder of the area is predominantly residential with some offices opposite.  A recent permission for student accommodation is being constructed close by.  
The site is not within a conservation area, nor includes any listed buildings. However, it is identified as an area of archaeological potential. 
2.
PROPOSAL AND SUPPORTING INFORMATION

This is for the Prior Notification under Part 11, Schedule 2 of The Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended) (“the GPDO”) for the demolition of the building and to leave the site with crushed compacted material and any exposed boundaries would be temporarily fenced with 1.8 wooden panels.
This work would fall under the terms of “any proposed restoration of the site”, as per condition B.2 (b) (i) (aa) B of the above schedule section B: Any building operation consisting of the demolition of a building.
Details considered:

Original submission as received 2nd May 2018 (unless otherwise stated:

· Application form dated 1/5/18
· Existing Plan – Drawing no: 03-01 Rev P
· Setting out Plan [showing building to be demolished and fencing]
· Copy of Site Notice dated 23rd April 2018
· Demolition Phase Plan (CDM Regulations 2015) Health, Safety & Environmental


Plan, prepared by Jim Wise Demolition Ltd, dated 13/3/18
· Risk Assessments
· Photo of site notice
· Photo of proposed heras fencing with netting
· Draft WSI, prepared by CFA Archaeology
· Archaeological Investigations –Report no: MK130/18, prepared by CFA Archaeology
· Archaeological Desk Based Assessment – report no: MK115/18, prepared by CFA Archaeology
· Email from agent dated 29/5/18 confirming that demolition will be to ground level only.

Additional/ Amended information:
· Demolition Phase Plan (CDM Regulations 2015) Health, Safety and Environmental 
Plan, ref: 1510 V2, dated 5th June 2018, prepared by Jim Wise Demolition Ltd, 
received 29th June 2018
· Report: 502 Tree Works, dated 19th June 2018, prepared by TPM Landscape 
Ltd, received 29th June 2018
· Report: 502 Tree Works Rev A, dated 19th June 2018, prepared by TPM Landscape 
Ltd, received 30th July 2018
· Fencing Plan, received 29th June 2018
· Archaeological Evaluation: Archaeological Strategy Version 3, dated 1st June 
2018, prepared by CFA Archaeology, received 1st June 2018

· 40 Silver Street, Reading: Archaeological Investigation, Draft Written Scheme of 
Investigation V2, prepared by CFA Archaeology Ltd, received 25th October 2018
· Email from Berkshire Archaeology confirming that prior approval could be given 
subject to a condition, dated 19th November 2018

3.
DISCUSSIONS WITH APPLICANT

Further to consultation on the original submission (as documented below) the applicant was advised that Prior Approval would be required and a holding decision was issued within the 28 day period (issued 29/5/18) as required under B.2 (b) (vii) requiring the submission of:

(i) A revised Demolition Phase Plan (to include an annotated plan) which includes further detail with respect to the ‘Traffic Management Plan’ section as follows:

a) space on site where vehicles of site operatives and visitors can be parked with details of how site operatives and visitors will be required to make use of the parking area provided 

b) location on site for storage of plant and materials used for demolition

c) the erection and maintenance (including removal of any graffiti or fly posters) of security hoarding around the site 

d) any footpath closures or road closures needed during demolition

e) wheel washing facilities on site 

(ii) 
With regard to the restoration of the site, provide further details of the proposed boundary treatment specifically adjacent to 69 Upper Crown Street, but also confirmation of those parts of the boundary where Heras fencing would be used.

(iii)
Details of tree protection for those trees specifically adjacent to the western and northern boundaries.  Information to include how the canopies will be protected during demolition.

(iv)
Further information on how noise will be controlled during the demolition phase.

Further information was submitted as detailed in section 2 above to the satisfaction of officers, as documented in section 5 below, enabling a recommendation for prior approval given.

4. RELEVANT PLANNING HISTORY 


02/00814/ FUL (Civica Ref: 020388) - -Residential development of 18 new flats with parking and demolition of existing buildings – withdrawn 25/9/02


40-68 Silver Street - 02/01240/FUL (Civica Ref: 021147) - Residential development of 14 No. new flats with parking and demolition of existing buildings - Refused 6/11/02 – reasons: 1) a. The design was considered random with poor articulation of doors, windows and vertical elements. The character of the overall proposal was not considered suitable for the site; b) Inadequate amount of amenity space; c) Poor landscape treatments to the frontage with Silver Street.


141093 - Pre-application enquiry relating to the demolition of former hire shop and replacing with flats and town houses totalling 13 units – observations sent 5/9/14

150190 - Pre-application enquiry relating to the demolition of warehouse/ light industrial building and replacement with 15 unit residential scheme – observations sent 15/5/15 – accepting principle but with advice on siting. 
150885 - The proposed redevelopment of 40 Silver Street, demolition of existing light industrial building and erection of 14 flats (8x2bed & 6x1 bed, including 14 parking spaces and landscaping – approved 21/3/16

162232 – Pre-application advice for student accommodation comprising 67 studio rooms with ancillary areas.  Total floorspace 2432sqm (GIA)- observations sent 20/3/17 – accepting principle, but issues raised with regard to design, scale and layout, and likely detrimental effects on residential amenity and parking.  
172218 - Demolition of existing building and erection of a part 3 and part 4 storey (plus basement level) building to provide 62 studio rooms (sui generis use class) with associated ancillary space and landscaping works – Refused 9/2/18
1. The proposed development due to the height and bulk of Block A, the cramped layout between the blocks and the dominating design would result in the site appearing over developed and a harmful addition to the streetscene, of detriment to the character and appearance of the area. As such the proposal is contrary to Policy CS7 of the Reading Borough LDF Core Strategy and para. 17 of the NPPF. 
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2. The proposed development due to the height, position and bulk (of Block A in particular) will result in the loss of amenity for neighbouring residents through overlooking, loss of privacy, loss of light and noise and disturbance arising from the use of this small site to accommodate 62 students.  As such the proposal is contrary to Policy DM4 of the Reading Borough Sites and Detailed Policies Document. 
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3. The proposed development would lead to a concentration of student accommodation in this area that would detrimentally impact on the lives of adjoining occupiers and would fail to provide a mixed and balanced community contrary to the aims of Policy CS15, NPPF para.50 and emerging Policy H12. 
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4. In the absence of a completed legal agreement to secure:

i) an acceptable mitigation plan or equivalent contribution towards the provision of Employment, Skills and Training for the construction phase of the development,

ii) a contribution of £5,000 towards the changes to the parking restrictions to facilitate access into the development,

iii) a travel plan and highway alterations,

iv) a restriction on occupancy to students only, and

v) implementation of the student accommodation management plan;

the proposal fails to provide adequate controls over the use of the development, including its highways and other travel impacts, contrary to Policies DM4, DM12, CS20, CS22, CS23 and CS24 and the Revised Parking Standards and Design SPD 2011. The proposal also fails to contribute adequately to the employment, skills or training needs of local people with associated socioeconomic harm, contrary to Policies CS3, CS9, DM3 and the Employment Skills and Training SPD (2013). 
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Appeal APP/E0345/W/18/3199747 - dismissed 29/10/18.
5.
CONSULTATIONS

(i) External consultation

As per Part 11, Class B. 2 (b) (iv) of the GPDO 2015 (as amended), the site notice (for which it is the responsibility of the applicant to erect) must be in place for not less than 21 days in the period of 28 days from which the application was submitted. The applicant confirmed through photo submission that the site notice was displayed in accordance with the GPDO.

Letters were also sent to Rimaud House (Iliffe Close), Stirling House, Windsor Square, Platinum Apartments, and 1-5 Hawk Cottages on Silver Street.

Two responses were received from the public consultation:

69 Upper Crown Street:

“My property directly borders the back of this property. I would like assurances that when work commences my privacy and security are not compromised. Previous plans submitted have promised to take this into account as there is a wall that is a direct border onto the back of my garden, and the back of the factory (different part of the building) continues the whole length of my property.”

62-66 Silver Street:

“Having discussed this with my client I don’t think there are any issues we would want 
to raise.”

(ii) Internal consultation

RBC Transport (consulted 18/5/18)- The information provided does not provide sufficient information in terms of the demolition operation.  A revised DMS is therefore required that fully addresses the below points:

CO2
Construction Method Statement

No development shall take place, including any works of demolition, until a Construction Method Statement has been submitted to and been approved in writing by the Local Planning Authority to provide for:    
•
space on site where vehicles of site operatives and visitors can be parked with details of how site operatives and visitors will be required to make use of the parking area provided 
· location on site for storage of plant and materials used in constructing the development
· the erection and maintenance (including removal of any graffiti or fly posters) of security hoarding around the site 
· any footpath closures or road closures needed during construction
· wheel washing facilities on site

· a scheme for recycling waste resulting from the construction works


The measures within the approved Construction Method Statement shall be maintained 
and adhered to throughout the course of the development unless changes are agreed in 
advance and in writing by the Local Planning Authority.


Planning Officer note: A revised Demolition Phase Plan was provided on 29th June 
2018.  Transport confirmed this was acceptable.
RBC – Environmental Protection & Nuisance (consulted 18/5/18) -  The information submitted provides details of dust control measures but there is limited information on noise control, other than an expected maximum sound level and hours of work, there is nothing on how they will control noise on site. I therefore recommend details are submitted (control of noise during demolition; no bonfires. 


Planning Officer note: A revised Demolition Phase Plan was provided on 29th June 
2018.  EP&N confirmed this was acceptable.

RBC - Natural Environment – Planning Officer Note: Further to the submission of Tree Works Plan (received 29th June 2018) the Natural Environment Officer commented as follows:  “I think there is a copy and paste typo in the northern boundary section as it indicates that the trees are both far and close to the boundary: ‘The trees off site bordering the northern boundary of a good distance from the boundary are located close to the boundary line and partially over hang the site.’

The tree reports states (in relation to the north and west boundaries) that: ‘The canopies will be pruned back to appropriate lateral branches on the outside of the site boundary’ I am not sure what it means by the ‘outside of the site boundary’.  It is confirmed that (for these two boundaries): ‘remove only those branches that are required to move the canopy out of the site to enable demolition to happen without damaging the remaining tree canopies’.  Again, I’m not sure what is meant by this.  Does it mean, pruning back to the boundary to give clearance for demolition?  Will there be canopies of trees remaining that still overhang?  If so, how will it be ensured that demolition activity won’t damage these?”
Planning Officer note:  Further to the submission of Revision A of the Tree Report the Natural Environment Officer stated the following: “Rev A is much clearer.  Whilst it doesn’t specifically say how retained, overhanging branches will be protected during demolition, it does state that only those branches that need to be pruned to allow for demo will be pruned.  I think its fine for the purposes of the application.”

Berkshire Archaeology: (received 21/5/18) - As discussed recently, one of the evaluation trenches within the site revealed the presence of an in situ medieval tile kiln. It is possible that further medieval archaeological remains may also be present within the site. As such, myself and Fiona MacDonald have met with the archaeological consultant and had a useful discussion about the various outcomes on the site, including the possibility for preservation in situ. As a result of these discussions we have requested that an Archaeological Statement is completed to accompany the Demolition Prior Approval.  Once this document is complete and available we will be able to provide a consultation response to this application.

(received 4/6/18) - We have now agreed the Archaeology Strategy with the 
archaeological consultants for the 40 Silver Street.  The strategy involves demolition down to the ground slab, as you’re aware, followed by the excavation of two further archaeological evaluation trenches. These trenches will allow an assessment of the archaeological potential of the remaining area of the site, not yet evaluated. The results of this work will inform any future decisions regarding the archaeological strategy within the site, which given the presence of the medieval tile kiln, could include preservation in situ.  I have asked for the Archaeological Strategy to be submitted under the Prior Notification for demolition. 

(received 24/7/18) - The two trenches were those previously agreed in the archaeology strategy.  These were opened up a couple of weeks ago and a number of archaeological features where recorded, including some that look like they may be related to further activity associated with kilns.  In order to provide any further comments regarding the most appropriate approach to the archaeological remains within the site, we need to wait until the finds have been analysed and the report is produced detailing the results of the trenching. This will provide us with information regarding the date and function of the features recorded.  So in summary we need to wait for the report before we can make any recommendations.

(received 19th November 2018) - Further to our phone conversation today, I confirm we would recommend that the consent for demolition on the site needs to be subject to archaeological requirements, but that these are already outlined in the written scheme of investigation (WSI), version 2 of which was submitted to you by Mark Roberts on 25-10-18. Therefore it would be logical for this document to be referred to in a condition on the demolition consent, as follows: All demolition works will be carried out in accordance with the methods outlined in the written scheme of investigation (40 Silver St, Reading – Archaeological Excavation version 2; CFA Archaeology, October 2018); namely that once slab is reached, it and any material beneath will be removed under archaeological control, and subject to the investigation and recording requirements outlined in the document

Reason

Archaeological assets of significance have been identified within the site; these require the mitigation agreed, in line with local and national planning policy.

6. 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'.
Part 11, Schedule 2 of the GPDO requires the works to be carried out in accordance with the submitted details where is determined that Prior Approval is not required. Where Prior Approval is required, it is in accordance with the details approved. If no response is received within 28 days, then the applicant receives prior approval by default. 
The following local and national planning policy and guidance is relevant to this application:

National Policy


National Planning Policy Framework 2018

National Planning Practice Guidance 2014 onwards

Reading Borough Local Development Framework Core Strategy (2008, altered 2015)


CS1 (Sustainable Design and Construction)


CS2 (Waste Minimisation)


CS7 (Design and the Public Realm)

CS33 (Protection and Enhancement of the Historic Environment)

CS34 (Pollution and Water Resources)


CS38 (Trees, Hedges and Woodlands)


Sites and Detailed Policies Document (2012, altered 2015))


SD1 (Presumption in Favour of Sustainable Development)


DM4 (Safeguarding Amenity) 
7.
APPRAISAL

The originally submitted information gave insufficient detail as set out in Section 3 above and hence a holding decision was sent, within the 28 days, stating that prior approval was required but not given, but that further information could be submitted.  

Further and amended information was submitted with regard to trees, demolition method, noise control and archaeology, which is now deemed acceptable to enable prior approval to be given within a mutually agreed extended timescale.
Equality Act

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
Recommendation 

PRIOR APPROVAL REQUIRED AND GIVEN subject to the following conditions and informatives:
1. The development must be carried out within a period of 5 years from the date of this decision notice.

Reason: To comply with Class B, B.2, (b) (ix) (aa), Part 11, Schedule 2, Article 3 of The Town and Country Planning (General Permitted Development)(England) Order 2015 (as amended).
2. The demolition shall be carried out in all respects in accordance with the submitted details including the following documents and plans: 

· Demolition Phase Plan (CDM Regulations 2015) Health, Safety and Environmental Plan, ref: 1510 V2, dated 5th June 2018, prepared by Jim Wise Demolition Ltd, received 29th June 2018

· Report: 502 Tree Works Rev A, dated 19th June 2018, prepared by TPM Landscape Ltd, received 30th July 2018

· Fencing Plan, received 29th June 2018

· 40 Silver Street, Reading: Archaeological Investigation, Draft Written Scheme of Investigation V2, prepared by CFA Archaeology Ltd, received 25th October 2018

Reason: To comply with Class B, B.2, (b) (viii) (aa), Part 11, Schedule 2, Article 3 of The Town and Country Planning (General Permitted Development)(England) Order 2015 (as amended).
3. All demolition works will be carried out in accordance with the methods outlined in the Draft Written Scheme of Investigation (as in the approved plans list in condition 2) namely that once ground floor slab is reached, it and any material beneath will be removed under archaeological control, and will be subject to the investigation and recording requirements outlined in the document.

Reason: Archaeological assets of significance have been identified within the site and these require the mitigation agreed, in line with NPPF, and Policy CS33.

4. The hours of demolition, materials handling and associated deliveries/vehicle movements shall be restricted to the hours of 08:00hrs to 18:00hrs Mondays to Fridays, and 09:00hrs to 13:00hrs on Saturdays, and not at any time on Sundays and Bank or Statutory Holidays, without prior written approval from the Local Planning Authority.  

Reason: to protect occupiers of nearby properties from unreasonable disturbance from works connected with implementing this permission in accordance with Policies CS34 and DM4.

5. The site shall be fenced/hoarded during and post demolition works, in accordance with the Fencing Plan, as received 29th June 2018, in Condition 2 above, and as described in the Demolition Phase Plan V2.  

Reason: to maintain public safety and during the demolition works and to reduce the likelihood of antisocial behaviour at the site, post-demolition.  Policies: CS7, CS33, CS34, DM4, DM12

INFORMATIVES

1. The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which enables the Highway Authority to recover expenses due to damage caused by extraordinary traffic. 

2. Any works affecting the highway shall be in accordance with Reading Borough’s Council’s document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. The applicant should be aware that compliance with this document is mandatory and licences to work on the highway will only be issued if the requirements contained within it are met. A copy can be obtained at within the Transport Strategy area of the Transport Section on the Reading Borough Web Site.

3. No materials or green waste produced as a result of the clearance of the site, demolition works or construction works associated with the restoration of the site should be burnt on site.

4. The Local Planning Authority has worked positively and proactively with the applicant throughout the application period, to advise the applicant of the various shortfalls in the information initially and subsequently submitted during the course of the application and to determine the application, once acceptable information was submitted, within an agreed timeframe. 

5. For the avoidance of doubt, this decision represents the local planning authority giving the applicant prior approval for demolition, in accordance with Class B, B.2, (b) (vii) (bb), Part 11, Schedule 2, Article 3 of The Town and Country Planning (General Permitted Development)(England) Order 2015 (as amended).

6. This Notice approves demolition only and confers no right of access over any Third Party land, or to works to party walls.


