DELEGATED APPLICATION REPORT

Target Date: 20/04/2018
Application No: 180174/LBC 
Address: 29 Christchurch Road, Reading
Proposal: Refit kitchen and bathroom. External walls to be re-pointed and re-plaster and re-paint interior walls. Replace flooring and fix any damp issues.
Planning Officer: Claire Ringwood

THE PROPOSAL

The proposal is for various internal and external repairs to the existing property.  The information submitted with the original application was vague however a Heritage Statement was subsequently submitted on the 16th March 2018 which specified particular works that were deemed necessary in order for the property to be made habitable.

A site visit was carried out with the Historic Buildings Consultant, planning officer and applicant on the 22nd March 2018 and the proposed works were discussed in detail.  A number of the works proposed were considered as repair only and therefore do not require listed building consent.
The proposals are required as a result of deterioration of parts of the property and the requirement for new fixtures and fittings such as kitchen and bathroom.  

The proposals as set out in the Heritage Statement consist of:

· Refit kitchen and bathroom.  
· External walls to be re-pointed 
· Re-plaster and re-paint interior walls.  
· Replace flooring.  

· Fix any damp issues.  
SITE DESCRIPTION AND SURROUNDING AREA

The property is a four storey mid terrace property with a single storey rear extension forming the bathroom and access to the garden.  The property is a Grade II Listed Building located within the Christchurch Road Conservation Area.  The surrounding area is predominantly residential.

PLANS SUBMITTED

The applicant submitted the following plan, received on 29th January 2018:

Block Plan

The applicant submitted the following drawing and information received on 12th February 2018:

Floor Plans

Design Statement 

The applicant submitted the following information, 16th March 2018:
Heritage Statement

RELEVANT SITE HISTORY

· 94/00332/LBC (Civica Ref: 940663) – Fitting of two ventilators (one internal) – Permitted 23/05/1994.

RESPONSE TO CONSULTATIONS

Historic Buildings Consultant – raised no objection subject to conditions.

Reading Conservation Area Advisory Committee objected to the proposal stating the maintenance of the property is welcomed providing that the work carried out uses materials and methods appropriate to the historic character of the property but the application did not provide sufficient explanation of the work to form a judgement on the heritage impact. 

Properties at 27 (all) and 31 (all) Christchurch Road and 124 Kendrick Road were consulted.  
POLICIES

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'.

The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework 

Part 12 – Conserving and enhancing the historic environment

Planning Practice Guidance

· Conserving and enhancing the historic environment

· Use of Planning Conditions

Reading Borough Local Development Framework Core Strategy (2008)

CS33 (Protection and Enhancement of the Historic Environment)

Sites and Detailed Policies Document (2012)
DM4 (Safeguarding Amenity) 

APPRAISAL

The proposal involves a number of works as noted above.  The Council’s Historic Buildings Consultant advised that dependent on their extent a number of the proposed repair and de minimis works could be undertaken without Listed Building consent as these would not affect the special interest of the Listed Building. These could include:

General

Repairs to internal plasterwork on a like-for-like basis using hydraulic lime if confined only to distinct patches of obvious damage as detailed in the Heritage Statement and do not extend to wholesale stripping out of interior walls and finishes.

Basement 

Internal re-decoration (painting)

Removal of loose or wet plaster and leave to breathe (as to plasterwork above)

Removal of surfaces such as carpet and lino floor tiles 

Removal of modern kitchen and re-fitting with replacement new fitted kitchen within the same footprint

Removal of modern bathroom and re-fitting with replacement new fitted bathroom within the same footprint

Ground Floor 

Removal of kitchen and re-fit replacement new fitted kitchen within the same footprint

First Floor

Removal of kitchen and re-fit replacement new fitted kitchen within the same footprint

Second Floor

Ceiling repair

Basement

Basements are generally subject to some level of damp due to their location. This will never fully be eliminated even using ‘tanking’. The traditional and preferred method to reduce damp penetration to the interior is some form of ‘dry lining’ either timber wainscoting or using stud walling.

Re-pointing

Area of rainwater and other damage should be re-pointed to rear wall and be undertaken using lime-based mortar.  Gutters should be repaired.
CONCLUSION
The Historic Buildings Consultant raised no objections to the proposed repairs being undertaken, where these are confined to the affected areas and repaired on a like-for-like basis, as repair does not require Listed Building Consent.  Removal of superficial interior décor, such as carpets, lino and the replacement of modern kitchen/bathroom fittings are also not considered to affect the special interest of the Listed Building. 

Where proposals would go beyond discrete areas of repair and re-pointing conditions relating to plaster mix and pointing mix should be imposed.
Officers concur with the views of the Consultant.  The works are not considered to harm the character or appearance of the property and are therefore considered to be acceptable subject to relevant conditions. 

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.

RECOMMENDATION

Grant
Subject to conditions:

1. Time limit

2. Approved specifications
3. Plaster mix
4. Pointing 
Informatives:

1. Positive and proactive

2. Construction and demolition 
3. Any other works may require listed building consent

