Delegated Application Report



Target Date: 02/05/2018


Extended Target Date: 25/05/2018
Address: 3 Castle Crescent, Reading
Application No: 172274/VAR
Proposal: Refurbishment of 3 Castle Crescent to provide 5 residential dwellings including internal and external alterations. Demolition of existing

outbuildings including existing coach house and garage. Development of 8 residential dwellings along eastern boundary of the site. All associated works include vehicular and pedestrian access, parking, landscaping and bin store provision without complying with Condition 27 of Planning Permission 151924/FUL.

Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site comprises a listed building.  A series of ancillary buildings/structures have recently been demolished due to structural reasons along with a large side extension that was added to the building at a later date.  The building is currently vacant and has been subject to significant levels of vandalism.  The site is located within the Russell Street/Castle Hill Conservation Area on the junction between Castle Crescent and Coley Hill.  The surrounding area is predominantly residential.

The application would normally be required to go to Planning Applications Committee however due to the minor nature of the amendments Councillors were satisfied for the application to be dealt with under delegated powers.
Proposal:

The proposal is to vary condition 27 (approved plans) of planning permission 151924/FUL.  Planning permission 151924/FUL was for the refurbishment of 3 Castle Crescent to provide 5 residential dwellings including internal and external alterations. Demolition of existing outbuildings including existing coach house and garage. Development of 8 residential dwellings along eastern boundary of the site. All associated works include vehicular and pedestrian access, parking, landscaping and bin store provision.
The amendments relate to the new block of residential accommodation to the east of the site only and do not affect the listed building.  The amendments include: 
1. Finished floor level lowered by 200mm and roof raised by 300mm in order to accommodate first floor accommodation (current approved plans unbuildable).
2. Two gable roofs added to East & West elevations to improve first floor accommodation to these apartments. 

3. Fenestration amended to improve the use of the accommodation, this includes the removal of some roof lights, detailing above ‘blank’ windows to the east elevation, a ground floor door with canopy to replace a window and a canopy above a door in the west elevation.
Plans Submitted:

The agent submitted the following drawings, received on 18th December 2017: 
Drawing No: PL002 – Proposed Site Plan

Drawing No: PL003 – Proposed Plans 

Drawing No: PL004 – Proposed Plans 

Drawing No: PL005 – Proposed Elevations 

The agent submitted the following plan, received on 11th January 2018:

Drawing No: SL-01 – Site Location Plan
The agent submitted the following drawings, received on 31st January 2018:

Drawing No: PL007 – Proposed Elevations Showing Outline Of Approved Scheme 

Drawing No: SL-02 Rev A – Site Layout 
Drawing No: APT-12 – Proposed Apartment Block Elevations 

Drawing No: APT-10 – Proposed Apartment Block Ground Floor Plan

Drawing No: APT-13 – Proposed Apartment Block Roof Plan 

Drawing No: APT-11 – Proposed Apartment Block First Floor Plan
The agent submitted the following drawings, received on 23rd May 2018:

Drawing No: PL011 - Proposed Section AA Through Rooflights

Drawing No: PL012 - Proposed Section BB Through Rooflights

Drawing No: PL013 - Landscape Plan
Relevant Planning History:

96/00811/FUL (Civica Ref: 960367) - Erection of 2 storey building to contain 4 flats and conversion of 3 Castle Crescent from 11 bedsits to 5 flats.  Permitted 26/06/1997.
96/00812/LBC (Civica Ref: 960368) - Conversion of 3 Castle Crescent from 11 bedsits to 5 flats.  Permitted 26/06/1997.

97/00054/CON (Civica Ref: 970033) - Conservation Area Consent for the demolition of 16 garages.  Permitted 26/06/1997.  

07/01505/LBC (Civica Ref: 071562) - Conversion and modification to no. 3; demolition of outbuildings; extension to No.3 and construction of 3 new residential buildings.  Withdrawn 08/01/2008.

07/01506/FUL (Civica Ref: 071563) - Conversion and modification to no. 3 Castle Crescent to form 5 residential flats; and the demolition of outbuildings and construction of 3 residential buildings comprising 9 dwellings, forming 14 dwelling units overall.  Refused 07/03/2008.

08/00049/LBC (Civica Ref: 081008) - Conversion and modification to existing building, demolition of outbuilding and extensions and construction of new extension.  Refused 07/03/2008. 

151924/FUL - Refurbishment of 3 Castle Crescent to provide 5 residential dwellings including internal and external alterations. Demolition of existing

outbuildings including existing coach house and garage. Development of 8 residential dwellings along eastern boundary of the site. All associated works include vehicular and pedestrian access, parking, landscaping and bin store provision.  Permitted 01/11/2016.

151925/LBC - Refurbishment of 3 Castle Crescent to provide 5 residential dwellings including internal and external alterations. Demolition of existing

outbuildings including existing coach house and garage. Development of 8 residential dwellings along eastern boundary of the site. All associated works include vehicular and pedestrian access, parking, landscaping and bin store provision.  Permitted 01/11/2016.

171470/APPCON - Discharge of condition 5 of listed building consent 151925.  Discharged 03/10/2017.

171695/APPCON - Discharge of condition 6 of listed building consent 151925.  Discharged 20/12/2017.

171697/APPCON - Discharge of conditions 12, 13, 16, 17 and 23 of planning permission 151924/FUL.  Split decision 24/01/2018.

171714/APPCON - Discharge of conditions 9, 19 and 20 of planning permission 151924.  Discharged 07/03/2018.

172196/APPCON - Discharge of condition 11 of planning permission 151924/FUL.  Discharged 25/04/2018.
172233/APPCON - Discharge of condition 22 of planning permission 151924/FUL.  Discharged 18/01/2018.

180169/APPCON - Discharge of conditions 24, 25 and 26 of planning permission 151924.  Pending consideration.

180250/APPCON - Discharge of conditions 2 and 3 of Listed Building Consent 151925.  Discharged 28/03/2018.

180302/APPCON - Discharge of conditions 2 and 23 of planning permission 151924/FUL.  Split decision 28/03/2018.

Consultation Responses:

· Historic Buildings Consultant – raised no objection.
· Conservation Area Advisory Committee – no comments at the time of writing.

· Properties at 2, 2a, 2b, 2c and 25 Mansfield Road, 5 (all) and 15 Castle Crescent, 43, 45 and 47 Garnet Hill, 25 and 33 (flat 1) Coley Hill and two previous objectors from out of the area were consulted.  One letter of observation has been received with regards to:

1. The North elevation on Drawing No PL007 shows a massive gable end with no redeeming features unlike the East elevations.  Should there be some detail to break the gable end.  Officer Note: This elevation is the same as previously approved (other than now showing one of the proposed gables).  The approved floor plans show a bay window at ground floor and a hipped roof however no other windows were ever approved to the northern end of the development. The agent has confirmed that this drawing is shown as a part section through the building.
Summary of discussions with applicant/agent:
The agent was asked to provide Solicitors details for the S106 Legal Agreement on the 21st March 2018 however the agent advised in an email dated 10th May 2018 that it was their understanding that clause (16) of the previous legal agreement allowed for a VARIAT planning permission.  Clause 16 states ‘it is agreed by the Owner and the Council that should the Development the subject of the Planning Permission be varied under a new planning permission (“the VARIAT planning permission”) granted by the Council under Section 73 of the 1990 Act the planning obligations in this Agreement shall apply to the VARIAT planning permission.’
The Councils Solicitor agreed this was acceptable and an informative should be included in the decision advising of the previous legal agreement.   

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.

Relevant Planning Policy and Guidance and Legal Context

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

National Planning Policy Guidance

Part 4 – Promoting sustainable transport

Part 6 – Delivering a wide choice of high quality homes

Part 7 – Requiring good design

Part 11 – Conserving and enhancing the natural environment

Part 12 – Conserving and enhancing the historic environment

Reading Borough Local Development Framework Core Strategy (2008)

CS4 (Accessibility and the Intensity of Development)

CS7 (Design and the Public Realm)

CS9 (Infrastructure, Services, Resources and Amenities)

CS15 (Location, Accessibility, Density and Housing Mix)

CS16 (Affordable Housing)

CS18 (Residential Conversions)

CS24 (Car/Cycle Parking)

CS33 (Protection and Enhancement of the Historic Environment)

CS36 (Biodiversity and Geology)

CS38 (Trees, Hedges and Woodlands)

Reading Borough Local Development Framework Sites and Detailed Policies

Document (2012)

SD1 (Presumption in Favour of Sustainable Development)
DM4 (Safeguarding Amenity) 

DM5 (Housing Mix) 

DM6 (Affordable Housing)

DM8 (Residential Conversions)

DM10 (Private and Communal Outdoor Space)

DM11 (Development of Private Residential Gardens)

DM12 (Access, Traffic and Highway Related Matters)

Supplementary Planning Guidance/ Documents:  

Revised Section 106 Planning Obligations SPD (November 2013)

Affordable Housing SPD

Parking Standards and Design (Supplementary Planning Document).

The main issue to be considered:

i) The principle of development;

ii) Character and appearance;
iii) Impact on neighbouring properties;

iv) CIL and Affordable Housing 
i) Principle of development  
The principle of the development as a whole was deemed acceptable under applications 151924/FUL and 151925/LBC and it is not necessary to address the whole proposal again.  An assessment will be made on the amendments only.  
ii) Character and appearance
Raising the roof of the new residential block by 300mm and changing two hipped roofs to gables (one along the middle of the east elevation and the second to the west elevation) along with some minor changes to the fenestration are not considered to have a detrimental impact on the character and appearance of the listed building, conservation area or surrounding area.  As such the proposed amendments are considered acceptable and in accordance with policies CS7 and CS33 of the Core Strategy.

iii) Impact on neighbouring properties 

Raising the height of the roof of the new residential block by 300mm, the two gables and amendments to the fenestration are not considered harmful to neighbouring properties in terms of visual dominance, overbearing effects, loss of light and loss of privacy due to the distance between the proposed alterations and the boundaries with neighbouring properties.  45 and 47 Gravel Hill are the closest neighbouring properties however the increase in height is not considered to substantially alter the proposed building to the detriment of the residents of these neighbouring properties.  As such, the proposed alterations are considered acceptable in terms of the impact on neighbouring properties and are in accordance with polices DM4 and DM8 of the Sites and Detailed Policies Document. 
iv) CIL and Affordable Housing 
CIL and affordable housing contributions are required and the figures will remain the same as under planning permission 151924/FUL.
Conclusion

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

GRANT 
Subject to the following conditions:

1. Time limit
2. Details of materials to be submitted 
3. Accesses 

4. Vehicle parking

5. Garage accommodation

6. Bicycle storage

7. Postal address of units

8. Parking permits

9. Construction Method Statement 

10. Sustainable Drainage Scheme 

11. Implementation, maintenance and management of SuDs

12. Assessment of contamination 

13. Remediation scheme 

14. Implementation of remediation scheme 

15. Contamination previously not identified 

16. Land gas site investigation 
17. Protection from land gas 

18. Land gas remediation 

19. Control of noise and dust 
20. Hours of construction

21. No burning on site

22. Licence for development works affecting bats 
23. Programme of archaeological work

24. Hard and soft landscaping 

25. Implementation of hard and soft landscaping 

26. Landscape maintenance 

27. Approved Plans VARIED CONDITION
28. Removal of PD rights for satellite dishes 

Informatives relating to:

1. Works affecting the highway

2. Highways 

3. Parking permits 

4. Construction and demolition 

5. Positive and proactive 

6. S106 Agreement 
7. Conditions update
