DELEGATED APPLICATION REPORT

Target Date: 03/05/2018
Application No: 180434/LBC 
Address: Hillside, Allcroft Road, Reading
Proposal: Demolition of detached garage

Planning Officer: Claire Ringwood

THE PROPOSAL

The proposal is for the demolition of a detached garage located within the curtilage of Hillside House, a Grade II Listed Building in The Mount Conservation Area.

SITE DESCRIPTION AND SURROUNDING AREA

The site comprises student accommodation located within the grounds of a listed building.  The surrounding area is predominantly residential.

PLANS SUBMITTED

The agent submitted the following drawing and information, received on 8th March 2018:

Drawing No: 18003-PL-01 – Location & Existing Plans
Listed Building/Conservation Area Consent Supporting Statement
RELEVANT SITE HISTORY

· 848TP92 - Use of house as a student hostel.  Permitted November 1949.  

· 20792 - 22 2-bedroom houses and 16 bedroom flats.  Permitted January 1973.

· 77/01106/00 - Student residential development.  Permitted February 1978.

· 78/TP/0948 - Redevelopment of garden to residential accommodation (self-catering) comprising 15 residential student units and 2 flats.  Permitted March 1979.

· 83/TP/0444 - Garage for site manager.  Permitted July 1983.

· 150090/FUL & 150091/LBC - Improvements to student housing involving: extending communal living rooms, constructing appropriate bin & cycle storage, enhancing shared outdoor amenity space and upgrading existing site service access. (All within the curtilage of a listed building).  Permitted 24/03/2015.

· 151075/APPCON – Application for approval of details reserved by conditions 3 (Landscaping) and 5 (Foundation details of bin and cycle stores).  (150090).  Discharged 13/11/2015.
· 160753/FUL & 160754/LBC - Proposed construction of an eight bedroom student housing unit as an extension to student housing block C within the curtilage of grade 2 listed Hillside House.  Permitted 16/06/2016.

· 170625/FUL & 170626/LBC - Proposed construction of a seven bedroom student housing unit, a Laundry and a Common Room as an extension to student housing block D, along with creation of a landscaped garden serving the grade 2 listed Hillside House.  Permitted 21/07/2017.

· 180338/APPCON – Discharge of conditions 2 and 3 of planning permission 160753/FUL.  Pending consideration.

RESPONSE TO CONSULTATIONS

Historic Buildings Consultant – raised no objection subject to a condition.

Natural Environment Trees – raised no objection.

Properties at 10, 11 and 12 Sutton Walk were consulted.  
RESPONSE TO PUBLICITY

One letter of Support has been received from Reading Civic Society.

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 detached garage is to the south east of the main building and is not an original element of Hillside House.  The garage is constructed of brick and has a flat roof and is currently used for storage space which is no longer required.

The proposed demolition of the garage will improve site access for new development approved under planning permissions 160753 and 170625.  The garage is attached to a high brick boundary wall.  The submitted statement advises that care will be taken during the demolition in order to minimise any damage to this wall and a condition will be imposed requiring the wall to be made good following the removal of the garage.
As the existing garage is not original and has no architectural merit, its removal is considered to improve the setting of the listed building and is therefore 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.

RECOMMENDATION

Grant
Subject to conditions:

1. Time limit

2. Approved plans

3. Making good – works to match existing

Informatives:

1. Positive and proactive

2. Construction and demolition 

