Delegated Application Report



Target Date: 19/07/2018


Extended Target Date: 06/09/2018  
Address: The Abbey Junior School, 30 Christchurch Road, Reading

Application No: 180861/FUL
Proposal: Erection of single and two storey extensions to the front and rear of the existing building. Creation of new access and alterations and adaptations to existing access points. Re-arrangement of existing parking area and landscaping.

Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The Abbey Junior School is located on the corner of Christchurch Road and Vicarage Road and is within the Christchurch Conservation Area.  The main building is attractive in design with detailed brickwork and features.  The school has been extended in the past with less sensitive forms of development.  The surrounding area is predominantly residential with the Grade II* Listed Building at Christchurch and the Grade II Listed Building at Christchurch Vicarage. 
Proposals:

The application is for the erection of single storey and two storey front extensions and a single storey extension to the rear of the existing building, remodelling of the car park and the formation of new vehicular and pedestrian access routes, rendering of the existing Vicarage Road elevation, a new wall and railings to the boundary of the school, the removal of the existing timber fence to the netball courts replaced with a brick wall and associated landscaping works.

The materials will consist of detailed brickwork and slate to the main front extension with render to the existing Vicarage Road elevation and the rear extension.  Red brick is proposed for the boundary wall and railings to match that of the senior campus.
There will be no increase in pupil numbers.

Plans Submitted:

The agent supplied the following plans and drawings, received on 24th May 2018: 
Drawing No: P(0)100 Rev E – Existing Location and Block Plan
Drawing No: P(0)101 Rev B – Existing Site Context Plan
Drawing No: P(0)103 Rev A – Existing Ground and Basement Floor Plan

Drawing No: P(0)104 Rev A – Existing First Floor Plan

Drawing No: P(0)105 Rev A – Existing Roof and Attic Floor Plan

Drawing No: P(0)106 – Existing Elevations
Drawing No: P(0)108 – Existing Sections
Drawing No: P(0)109 Rev A – Existing Street Elevations
Drawing No: P(0)121 Rev A – Proposed Site Context Plan 
Drawing No: P(0)123 Rev E – Proposed Ground and Basement Floor Plan
Drawing No: P(0)124 Rev F – Proposed First Floor Plan
Drawing No: P(0)125 Rev A – Proposed Roof and Attic Floor Plan
Drawing No: P(0)126 – Proposed Site Plan Netball Courts
Drawing No: P(0)127 Rev B – Proposed Elevations (1 of 2)
Drawing No: P(0)128 Rev B – Proposed Elevations (2 of 2)

Drawing No: P(0)129 Rev C – Proposed Street Elevations

Drawing No: P(0)132 Rev A – Proposed Sections

Drawing No: P(0)133 – Approach Sketch Visuals
Drawing No: 1284-01 Rev B – Soft Landscape Proposals 

Landscape Sketch 

Drawing No: ASR-HYD-00-XX-DR-C-7000 Rev P01 – Drainage Strategy

Drawing No: J32-3197-005 – Fire Tender Swept Path Analysis Option B

Design and Access Statement 

Arboricultural Report, by Sylva Consultancy, issued 17th May 2018, Ref: 18056
Arboricultural Impact Assessment, by Sylva Consultancy, issued 17th May 2018, Ref: 1856/A/A

Transport Statement, by Mode Transport Planning, Date 17/05/2018, Project No. J323197, Version 1.2

Transport Statement Appendices, by Mode Transport Planning, May 2018

Preliminary Energy Statement

Ecology Report, by KP Ecology, prepared on 28th July 2017, Version No. 1

The agent submitted the following amended drawings and information, received on 1st August 2018:
Drawing No: P(0)121 Rev D – Proposed Site Context

Drawing No: P(0)123 Rev H – Proposed Ground Floor

Drawing No: P(0)124 Rev I – Proposed First

Drawing No: P(0)125 Rev D – Proposed Roof and Attic

Drawing No: 1284-01 Rev G – Soft Landscape Proposals

The agent submitted the following amended information, received on 16th August 2018:

Arboricultural Method Statement, by Sylva Consultancy, issued 16th August 2018, Ref: 18056/AMS Rev A

Relevant Planning History:

172097/PREAPP - Pre-application advice for alterations and extensions to existing school building and reconfiguration of access arrangements.  Observations sent 22/01/2018.

05/00560/CON (Civica Ref: 050551) - Enlargement of existing vehicular entrance way to allow emergency vehicle access.  Withdrawn 13/07/2005.

05/00577/CON (Civica Ref: Taking down and rebuilding a section of the existing boundary wall to the Abbey Junior School and Two Ways Cottage along Vicarage Road.  Permitted 17/06/2005.

90/00689/FUL (Civica Ref: 900402) - Kitchen extension and minor internal alterations.  Permitted 24/08/1990.

78/00077 – Extension to form classroom/toilet facilities and hall.  Permitted 04/07/1978.

5483 – Dining room.  Permitted 06/12/1957.

Consultation Responses:

· Transport raised no objection subject to conditions and informatives.  
· Natural Environment Trees raised no objection following the submission of an amended Arboricultural Method Statement and subject to conditions.
· Ecology advised the ecology report undertaken by KP Ecology Ltd (July 2017) states that Kensington House was re-roofed three years ago and concludes that there are no features suitable for use by roosting bats in the buildings or trees on site and therefore no further surveys are required. However, the laurel bushes around the boundary of the site provide habitat of good suitability for use by nesting birds, as such, a condition should be set to ensure that birds are not injured or killed during the development.
· RBC Historic Buildings Consultant raised no objection to the proposal subject to a condition requiring details of materials to be submitted.
· Reading Conservation Area Advisory Committee (CAAC) objected to the proposal.  Full comments are available on the Reading Borough Council website however in summary Reading CAAC objected as:

a) The extensions proposed are not sufficiently subservient to the Waterhouse (Kensington) building to comply with policy CS33; 

b) The heritage aspects of the proposal are not clearly dealt with or understood because of the conflation of, or confusion between the Christchurch and Kendrick Conservation Areas; 

c) Attempts to ‘ape’ brick styles and patterns in the area are not an appropriate response to the materials for the extension as they neither match those of this building nor are clearly a modern intervention; 

d) The treatment of the boundary with Christchurch Road may be an improvement on the boarded fence but the height of the wall and/or style of railings should be as close as possible to the original height and style and brick colour; and 
e) The corner gateway should not be narrowed as this is a fundamental feature adding grandeur to the Victorian House.

f) The school is a Waterhouse building.  Officer Note – this matter was raised with the Council’s Historic Buildings Consultant who advised they were content with their original comments.

· Notification letters were sent to 32, 34, 39-51 (o) Christchurch Road, 8-14 (e) Cintra Avenue and 1-4 (all) Vicarage Road.  Two letters of objection have been received and one letter of observation with regards to:

1. Endorse the objections of Reading CAAC,

2. Overdevelopment,

3. Changes to layout of boundaries, parking areas and entry/exit points do nothing to address the traffic congestion and consequent air pollution, 

4. The area cannot take any more traffic.  Officer Note – the proposal does not increase the number of pupils at the school and there will therefore be no change to the number of vehicle movements.
5. Confidence in the planning department that any changes will be in respect of the fact that the school is in a Conservation Area.   
Summary of discussions with applicant/agent:
The agent was asked to provide additional information to overcome concerns raised by the Council’s Natural Environment Trees team and Transport which was provided and considered acceptable.
Relevant Planning Policy and Guidance and Legal Context

The following local and development plan policies and supplementary planning guidance are relevant to this application:

National Planning Policy Framework (2018)

Paragraph 94

Paragraph 196

Reading Borough Local Development Framework Core Strategy (2008) Policies:

CS1: Sustainable Construction and Design
CS7: Design and the Public Realm
CS22: Transport Assessments
CS24: Car / Cycle Parking
CS31: Additional and Existing Community Facilities
CS33: Protection and Enhancement of the Historic Environment

CS34: Pollution and Water Resources

CS36: Biodiversity and Geology
CS38: Trees, Hedges and Woodlands 

Sites and Detailed Policies Document (2012)

DM4: Safeguarding Amenity
DM12: Access, Traffic and Highway-Related Matters
DM18: Tree Planting

Supplementary Planning Documents 

Revised Parking Standards and Design (Oct 2011) 
Sustainable Design and Construction (July 2011)

The main issue to be considered:

i) The principle of development
ii) Design and impact on the character of the building, the Listed Buildings and Conservation Area 

iii) Impact on neighbouring properties 

iv) Traffic generation and parking 

v) Trees 

vi) Environmental Issues 
vii) Other Matters 

i)  The principle of development 
Policy CS31 (Additional and Existing Community Facilities) of the Reading Borough Core Strategy states that “Proposals for new, extended or improved community facilities will be acceptable, particularly where this will involve co-location of facilities on a single site.”  The site is within an existing school site and would continue to provide additional accommodation for the school.  As such it is considered that the general principle of the proposals are in accordance with policy CS31 of the Reading Borough Core Strategy
ii) Design and impact on the character of the building, the Listed Buildings and Conservation Area
Policy CS7 of the Core Strategy states that all development must be of high design quality that maintains and enhances the character and appearance of an area.  Policy CS33 states 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.

Policy CS33 also states that 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.

Paragraph 196 of the NPPF, requires any ‘less than substantial harm to the significance of a designated heritage asset’ to be ‘weighed against the public benefits of the proposal’, which is a 'specific policy' for these purposes.

The main change affecting the character and appearance of the school and the conservation area is the addition of the part single storey and part two storey extension to the front elevation.  The proposal has been through detailed pre-application which saw the design and materials of the front extension change following comments from planning officers and the Council’s Historic Buildings Consultant.
The original school is an attractive building characterised with coloured brickwork and detailing with an unattractive existing extension to the side which does detract from the character of the school and the conservation area however it is subservient when viewed from the road.  
The proposed extension will extend forward of the existing front elevation and would obscure part of the original building however it would ‘hide’ the existing side extension and although brick detailing is proposed the amendments to the design and materials following pre-application ensures the proposed extension remains subservient to the main building and reduces its visual prominence.
A single storey flat roof rear extension is proposed to the south west corner of the school.  This part of the school is not original and less attractive in design.  The proposed rear extension would be rendered white and would be more in keeping with a detached, modern school building to the south west corner of the site.  The proposed render would also extend along the Vicarage Road elevation of the existing extension.  The school will therefore retain the decorative brickwork and detailing to the front elevation whilst the render would replace the existing brown brick.  This is seen as an improvement to the Vicarage Road elevation.
The proposed brick wall and railings will replace existing timber fencing around the boundary of the school.  The proposed wall will also extend around the existing netball courts.  Details of the brick and railings will be required to be submitted and approved in writing by the local planning authority however these are considered appropriate and an improvement on the existing timber fencing.

In view of the existing constraints of the site and the desire to extend the school whilst disguising previous inappropriate extensions, the proposed development reaches an acceptable compromise in linking the historic building to new elements proposed.  The proposals are considered to achieve the requirement to preserve or enhance the character and appearance of the conservation area and do not have an adverse impact on the school or the surrounding area and are in accordance with policies CS7 and CS33 of the Core Strategy. 

iii) Impact on neighbouring properties
The proposal is set within the existing school site but opposite residential properties on Christchurch Road.  The proposed extensions and alterations to the school will change the outlook for the residents of neighbouring properties however there is not considered to be any impact in terms of loss of light, loss of outlook or overbearing effects.  There is no increase in the number of pupils attending the school and the proposal would therefore not result in significant harm to neighbouring occupiers in terms of noise or disturbance.  As such, the proposal accords with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document.

iv) Traffic generation and parking  

The Abbey Junior School campus is located to the south-east of Reading town centre, fronting on to the A327 Christchurch Road.  The proposals include the widening of the Christchurch Road access and the introduction of a new 6m wide access onto Vicarage Road.  It is proposed that vehicles will enter via the Christchurch Road access and leave via the new Vicarage Road access.   The primary purpose of the reconfiguration is to provide an improved access arrangement which is designed to accommodate a full-size coach and a variety of servicing vehicles.  Appropriate signage will mark the access and egress to the site to minimize any confusion and all vehicles will use the same access and egress points.  Gates are to be provided into the school for security purposes and these will open inwards and not on to the highway.  However, it appears that the proposed location of the access will conflict with a telegraph pole which will need to be relocated before a license is granted to construct the new access. 

The existing vehicular access point on the Christchurch Road and Vicarage Road junction will become a landscaped pedestrian only access.  The applicant is required to stop up the disused access and reinstate the footway immediately after the new access has been brought into use. The revised ground floor plan (Drawing No: P(0)123 Rev H) now illustrates the pedestrian gate opening into the site (away from the footway) which is acceptable.

The proposal also includes the formation of an emergency access point onto Vicarage Road to the south of the site. The width of the new dropped kerb is still not illustrated on the revised ground floor plan although it has been identified that the lamp column and telegraph pole will need to be relocated to ensure a 1m clearance is maintained.  A revised location for the lamp column and telegraph pole has been illustrated on the revised ground floor plan (Drawing No: P(0)123 Rev H) which will need to be agreed with the Council’s Highways team. The applicant would be required to pay for all costs associated with the introduction of any new access including relocating the lamp column, telegraph pole (two in total) and street furniture to enable the emergency access to be introduced.  These works will need to be undertaken by the Council’s approved contractors which have the right accreditation to do the work.

In addition, the applicant should pay towards a review of the existing parking regulations on Vicarage Road given that the coaches will now serve the school from the main entrance.  To ensure that the emergency access is not obstructed, the on-street parking regulations should be modified.  This process involves changes to the Traffic Regulation Order (TRO) and approval by the Traffic Management Sub Committee (TSUB).  Changes to the Traffic Regulation Order (TRO) will be subject to statutory consultation which is under separate legislation to the Planning Act.  Any costs associated with the changes to the TRO and on-street signage and markings would have to be paid upfront by the applicant.  The costs associated with this process are in the region of £5,000. 
In respect of parking, the frontage area currently provides 21 car parking spaces, although these are not all provided to current design standards and some do result in the blocking of other spaces. The proposed site layout plan provides a new layout that includes parking provision for 19 spaces, including 2 Blue Badge holder parking bays. All bays are designed in accordance with RBC car parking design standards.
In accordance with RBC parking standards, the 17 car parking spaces provide sufficient parking for up to 34 full-time members of staff therefore there are no transport grounds to object on parking.  However, it is noted that the School currently utilises the hotel car park opposite the site during school hours only for any additional parking requirements and this arrangement will continue.

There are no transport objections to this application subject to relevant conditions and informatives.
v) Trees
The site sits within the Christchurch Conservation Area.  The Appraisal for this Conservation Area stresses the importance of the trees stating that: trees are an important element of the character and quality of the area and in 6.8 that: Apart from the small churchyard area surrounding Christchurch, there is only one small area of green space at the southern end of Kendrick Road. The Conservation Area is epitomised by a mixture of properties, which except for the terrace at 3-33 Christchurch Road, benefit from mature gardens and with tree cover, giving a general verdant feel to the area of buildings and trees in harmony.  Trees therefore make a significant contribution to this suburban Conservation Area’s special character and sense of identity.

With reference to the Council’s Tree Strategy, Christchurch Road is a designated ‘treed corridor’ and the site is within an identified area of ‘high treescape value’.  Trees within the site and in particular on the Christchurch Road frontage are therefore of importance; the Tree Strategy objectives making such sites those where tree retention and planting is a priority.

The frontage of the school has lost several large evergreen trees; a Cedar in circa 2001 and a Pine since 2014.  The site has therefore already fewer trees than it did have, with no evidence of replacements.  This makes retention of trees, particularly good quality ones, more important.

Four trees are to be removed including the A category Cooper beech.  It is regrettable that this tree is to be lost however all alternative options to provide additional accommodation for the school have been carefully explored prior to the current proposal being submitted.  Through discussions with the Council’s Natural Environment Tree officer the applicant has submitted a suitable mitigation scheme and Arboricultural Method Statement which includes six replacement trees being proposed along with a hard and soft landscaping scheme that is considered acceptable. 
vii) Environmental Issues

Policy CS1: Sustainable Construction and Design of the Core Strategy states that proposals for new development, including the construction of new buildings and the redevelopment and refurbishment of existing building stock, will be acceptable where the design of buildings and site layouts use energy, water, minerals, materials and other natural resources appropriately, efficiently and with care and take account of the effects of climate change.  To meet these requirements:
· All new developments maximise the use of energy efficiency and energy conservation measures in their design, layout and orientation to reduce overall energy demand
The agent has submitted a preliminary energy statement however the proposal would still need to meet the objectives of policy CS1 (Sustainable Design and Construction) by providing a sustainable building if built out in accordance with the principles as set out in the energy statement.  A planning condition is recommended to ensure that these principles are followed.   

viii) Other Matters

Equalities 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.

CIL

The Community Infrastructure Levy (CIL) was implemented by the Council from April 1st 2015. Although the proposed scheme would be CIL liable development, because education facilities attract a zero CIL charge in the Borough there would be no CIL payable for this scheme.

S106 Agreement 
Prior to construction, the applicant is required to make a contribution of £5,000 towards the changes to the parking restrictions to facilitate the emergency access into the development.  The contribution will be used towards any costs associated with the modifications to the Traffic Regulation Order (TRO) and changes to the legal lining and signing of the Traffic Regulation Order (TRO).  The applicant has agreed to pay this contribution and a S106 Agreement has been entered into.
Conclusion

The proposal has been assessed and found to be acceptable as it complies with the identified policy and guidelines.

Conclusion

GRANT 
Subject to the following conditions:

1. Time limit
2. Approved plans 

3. Materials – details to be submitted
4. Vehicle parking space (in accordance with approved plans)
5. Vehicle access (in accordance with approved plans)

6. Emergency access 

7. Gates shall open away from the highway

8. Existing accesses

9. Landscaping – when details already agreed

10. Landscaping implementation

11. Standard landscaping maintenance

12. Arboricultural method statement to be followed

13. Sustainability 
14. Control of noise and dust

15. Hours of working

16. No bonfires

17. Removal of hedges/vegetation outside bird-nesting season

Informatives relating to:

1. Positive and proactive

2. Pre-commencement condition

3. Terms and conditions

4. Building Regulations 
5. Demolition and construction 

6. Highways
7. S278 Agreements

8. S106 Agreement 

9. Advice to adhere to approved Arboricultural Method Statement 

10. Ongoing information conditions

