DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Battle

App Ref: 180561/FUL
Address: Bowling Green, Kensington Road Recreation Ground, Kensington Road, Reading
Proposals: Demolition, relocation and replacement of scout hall
Case Officer: Mr Ralph Chakadya
Applicant: 103rd Reading (Oxford Road) Scout Group
Date received (valid from): 12 April 2018

Target Decision date: 27 July 2018


1.
INTRODUCTION

The site relates to the single storey pavilion and bowling green located in the north west corner of Kensington Road Recreation Ground.  The bowling club no longer use the site and have not done so for a number of years.  The building and the green are used by the 103rd Reading Scouts Group along with the Berkshire Girls Football League, Battle School and local senior citizens band, local community groups and individuals hire the hall for parties. There is a public car park on the Kensington Road frontage.  
2.
PROPOSAL AND SUPPORTING INFORMATION

Demolition, relocation and replacement of scout hall to allow larger, modern facilities to be provided. The existing pavilion measures 100 sq.m and lies parallel to the north boundary of the recreation ground.  The proposed replacement would measure 350 sq.m (35m x 10m) and would be orientated to lie parallel to the west boundary of the bowling green area. A footpath leads to an access from Wantage Road and a vehicular access from Kensington Road to the east.   
Internally 2 halls (larger and smaller) are shown with kitchen, store and communal areas. 

Designed to have a single pitched roof with a moderate drop from 3.7m on the main (east) elevation to 2.4m high on the rear (west) elevation. The roof would be formed from profiled steel and would over hang the front elevation by 1m.  Walls would be fair-faced concrete block work on a brick plinth with brick panels on either side of the main doors.
The agent has confirmed that fairfaced concrete blockwork is proposed for the external masonry walls and is happy for its colour may be the subject of a condition if the council wish to be involved in the final choice.  There is a choice of 14 colours.

Plans considered – received 30 March 2018
Unnumbered location plan

Unnumbered block plan

1193/1 Site Plan as Existing

1193/3 Proposed Site Plan

1193/4 Proposed Plans & Elevations

3. RELEVANT PLANNING HISTORY 

95/00788/FUL (Civica Ref: 950033) - To extend existing club house. To create additional changing room and disabled toilet and to increase area of existing dining room and toilets. Permitted 14/12/1995. 

10/00361/PREAPP (092024) - Pre-application advice for multi purpose sports facilities.  Observations sent 21/05/2010. 

160401/PREAPP - Pre-application advice for a new Pavilion 

4. CONSULTATIONS

Leisure: We are in full support of upgrading the pavilion which will provide much needed modern facilities for parks users, the scout group and other local community groups.

Transport: Kensington Road Recreational Park has a public pay and display car park; in addition to this on street parking is available via time restricted parking bays along Kensington Road.  Reading Borough Councils Residential Parking Scheme operates in Kensington Road and the adjacent roads; therefore unauthorised parking is regulated and monitored via the administration of the scheme and traffic enforcement patrols.

The proposed demolition and construction of a new Scout Hut does not have any transport implications as there is no change to the existing parking arrangements, however given the sites location in a central residential area, a Construction Management Statement will be required.

There are no Transport objections to this application as there is no change to the existing parking arrangements.

Trees: With reference to the Arboricultural Report from Sylva Consultancy ref 18068 dated June 2018, I can confirm that this satisfactorily demonstrates that it is feasible to build the proposal without detriment to the adjacent trees. 

It appears that the hedge of the east and south side is to be retained – as it ideally should be, therefore it will need to be agreed how this will be protected during demolition and construction. It may be that to provide access, parts of the hedge may need to be removed, in which case replacement panting should be sought, alongside a replacement for T5 (Indian Bean tree - to be removed due to condition) in order to maintain boundary screening.

I have no objections subject to the following conditions and informatives – please note important addition to L6a:

I note that the tree survey recommends the felling of T11 (Ash) and T13 (Sycamore) as both are C category trees that should not be a constraint to development. However, neither require removal to implement the proposal and neither have been identified as having defects that require them to be felled. The applicant, or RBC if appropriate within the terms of their lease, may wish to seek further advice as to whether the removal of these two trees is necessary or appropriate in arboricultural terms regardless of the planning application.

Environmental Protection: 
 Noise arising from development 
 Construction and Demolition phase 
The application does not appear to indicate any extraction or air conditioning plant so I have no objections to the proposed development.  If such plant is proposed, then the application should have been accompanied by an acoustic assessment carried out in accordance with BS4142:2014 methodology and I would recommend refusal until further information is provided.
4.1
The following addresses were consulted by letter and site notice displayed.

71 Wantage Road, Reading, RG30 2SN

87 Wantage Road, Reading

19 Canford Court, Reading, RG30 2SQ

61 Wantage Road, Reading, RG30 2SN

63 Wantage Road, Reading, RG30 2SN

15 Canford Court, Reading, RG30 2SQ

25 Canford Court, Reading, RG30 2SQ

89 Wantage Road, Reading, RG30 2SN

93 Wantage Road, Reading, RG30 2SN

11 Canford Court, Reading, RG30 2SQ

4.2
No letters of representation have been received. 

5. 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 (NPPF)

Paragraphs 56-68 – Requiring good design

Paragraph 69-78 – Promoting healthy communities 

Sites and Detailed Policies Document (2012)

DM4: Safeguarding Amenity

DM12: Access, Traffic and Highway-Related Matters

DM15: Protection of Leisure Facilities and Public Houses

DM16: Provision of Open Space 

SA16: Public and Strategic Open Space 

Reading Borough Local Development Framework Core Strategy (2008)
CS1: Sustainable Construction and Design

CS5: Inclusive Access

CS7: Design and the Public Realm

CS24: Car/Cycle parking

CS28: Loss of Open Space

CS31: Additional and Existing Community Facilities

CS38: Trees, Hedges and Woodlands 

Supplementary Planning Document

Revised Sustainable Design and Construction (2011) 

6. APPRAISAL

Main issues:

Principle of development

Design

Impact on Trees

Impact on Neighbours

Principle of development

In principle there is no policy objection to the new pavilion.  The site offers existing community facilities and this will remain with the new pavilion providing better and larger indoor facilities.  Much of the existing open space is to be retained and any loss (250 sq.m) is mitigated by the proposed improvements.

Design

The proposed new building would be plain in its appearance but this is beneficial given its siting against a back ground of mature trees.  The low profiled roof will help the building to blend into the site to limit its appearance.  The functional building is considered to be policy compliant.  Officers are content for the applicant to select their own colour for the building.   

Impact on Trees
The trees adjacent to the proposed hut are part of long line of trees forming a significant landscape feature in the recreation ground therefore it was reasonable to ensure the proposal has no detrimental impact on the trees.  Sufficient information has been provided to overcome initial concerns and it is expected that existing trees will not be harmed by this development.  Relevant conditions are recommended to enable compliance with policy.  
Impact on Neighbours

Policy DM4 requires new development to not cause a significant detrimental impact to the living environment of existing residential properties.  This has been assessed and it is considered that the proposal would not cause a significant detrimental impact to the living environment of any existing neighbours.  The new low profiled building would be at least 30 metres away from houses backing on to the site in Wantage Road and would be screened by existing trees and garden vegetation.  No plant is proposed but a condition is recommended to ensure that should plant be added at a later date proper care is taken to minimise noise cause by it.  Hours of use should also be controlled and a facilities management plan should be provided. 
The Agent has confirmed:

1. No air conditioning or other similar plant is proposed beyond air extraction from the kitchen and sanitary facilities required under Building Regulations;

2. No feedback was received from the consultation with neighbours;

3. While overnight camping may take place from time to time, this would be subject to a 10.00pm curfew; other activities would be confined to the 8.00am - 11.00pm limits you suggest; and

7. CONCLUSION  

The proposed development would not be harmful to the character or appearance of the site or its surroundings and would not have a detrimental impact on neighbouring properties or amenity.  As such the proposed new community building is considered to be in accordance with the above relevant policies and permission can be granted. 

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.
8.0
RECOMMENDATION  - GRANT


