


DELEGATED APPLICATION REPORT 					 
Application No: 170476/LBC					Target Date: 13/11/2017
Address: 15 Christchurch Road
Proposal: Renovation of rear kitchen extension to include new doors and windows and external render, replacement of a further 3 no. windows, replacement rainwater goods and rebuilding of garden wall [amended]
Case officer: Alison Amoah

Site Description and Surrounding Area:
The application site is a Grade II, two storey, with basement, small, late regency, terraced house, listed as part of a group of terraces on the northern side of Christchurch Road.  It lies within the Christchurch Conservation Area.  
There is an existing more modern (1980s) extension, comprising the kitchen, which is built from modern brick, is part rendered, part exposed blockwork to the side, with rear facing modern upvc double doors and side facing window.

Proposal:  
A site visit was undertaken with the Conservation Consultant to discuss aspects of the original proposed scheme for the kitchen renovation including window type, render material and extent.  In addition there was discussion regarding adding certain items to the proposed scheme – rebuilding of the garden wall and 3 no. further windows – two to the rear (First floor - 1x bedroom; 1x bathroom), and basement front window.  Suitable style and materials for the windows and the wall were discussed.  Following this meeting amended details were submitted (plans and DAS as received 30th August 2017).  

The following items comprise the amended scheme (the description has been amended):
· Replacement of 1no. window to the North elevation (bathroom) - rear
· Replacement of 1no. window to the North elevation (bedroom)  - rear
· Replacement of 1no. window to the South elevation (basement) - front 
· Replacement of 1no. door to the North elevation (kitchen) with 1no. window  - rear
· Replacement of 1no. window to the West elevation (kitchen) with 1no. window and 1no. door  - rear
· Remove cement render from the West elevation and rerender this elevation and the northern elevation (i.e. the exterior of the kitchen) with lime render 
· Replacement of uPVC rainwater goods with heritage profile cast aluminium 
· Rebuild the rear garden wall to the west boundary (i.e. between no. 15 and no. 13)

Documents Considered:
Amended details as submitted 30th August 2017:

Design and Access Statement – Document ref: 073B-DAS, dated 25th August 2016, prepared by Thornton & Co
Site Plan – Drawing no: 073B-EL01
Existing and Proposed Ground Floor Plans – Drawing no: 073B-PL01 Rev B
Existing and Proposed Elevations [North] – Drawing no: 073B-EL01 Rev B
Existing and Proposed Elevations [West] – Drawing no: 073B-EL02 Rev B
Joinery Details – Drawing no: 073B-DE01 Rev B

The following information was received on 5th October 2017:
Email from applicant setting out details of the proposed lime render as follows:



“Render:
We intend to use the following supplier (Old House Store http://www.oldhousestore.co.uk/) to source EcoRight pre-mixed hydraulic lime mortar (see attached product spec) for the exterior kitchen wall render. We believe that this will combine the essential benefits and properties of traditional lime render with the convenience of a consistent, good quality and workable material. Whilst lime wash is the most traditional finish, it is not very hard wearing and typically needs to be reapplied every few years depending on the prevailing weather. Silicate paints are highly breathable and suitable for use on lime render, but provide a more durable finish. For this reason, I propose to use this paint as a breathable finish for the render: http://www.oldhousestore.co.uk/silicate-coloured-masonry-paint-468-p.asp
 
I believe these products will protect and preserve the original materials of the property, whilst allowing materials to breathe. 
 
Garden Wall:
Where broken or missing bricks need to be replaced for the rebuilding the fallen garden wall, my intention is to source matching imperial bricks from the following supplier and will ensure that the closest possible size, colour and texture match to the original bricks is achieved. I believe that the brick detailed here satisfies those criteria: 2.5” Georgian https://www.imperialhandmadebricks.co.uk/products/georgian/. Please see also the attached photo which shows an example of the original bricks for reference.
 
In the interim, I will carefully remove the existing garden wall bricks and store all reusable original bricks safely them prior to re-use, so as to retain as many as possible in a good condition. For the lime mortar, I intend to use the same lime pre-mix as detailed above and in the attached product spec.”

The following information was received on 12th October 2017:
Sample of brick from Imperial (112)

Relevant Planning History:
82/TP/0025 – Extension to kitchen and alterations to form one room from sitting room to dining room – Approved 21st April 1982
82/TP/0042 – Listed Building Consent for extension to kitchen and alterations from dining room to sitting room to form one room - consented 21/4/1982
92/00256/LBC (920211) - Replacement of rear and upper front windows (retrospective) – consented 29/4/1992

Consultations
A site notice was erected.  A press notice was published, and letters were sent to 13 & 17 Christchurch Road.  No responses were received. No further consultation was undertaken with respect to the additional items – 3 no. windows and rebuilding of garden wall added to the proposal.  

Conservation Consultant: 
The Conservation Consultant had no objection to the proposals subject to conditions regarding submission and approval of the lime render and brick for the rebuilding of the garden wall.

Further detail was submitted by the applicant and the Conservation Consultant confirmed Comments received from the Conservation Consultant were as follows:

Details were submitted of for the lime and a brick sample.  The Conservation Consultant confirmed the following: 

“I am content with the bricks identified as “Imperial 112” (9 inch x 4 ½ inch x 2 ½ inch ).  I am content with the proposed Ecoright specification for lime mortar.”  

A condition was recommended with regard to undertaking the work in accordance with the approved details. 

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.

LEGAL AND PLANNING POLICY CONTEXT
Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the local planning authority to have special regard to the desirability of preserving the listed building or its setting or any features of special interest which it possesses.

Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the local planning authority in the exercise of its functions to pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area. 

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'.  However the NPPF does not change the statutory status of the development plan as the starting point for decision making (NPPF paragraph 12).

In this regard, the NPPF states that due weight should be given to the adopted policies of the Local Development Framework (LDF) (Core Strategy, Sites and Detailed Policies Document and Central Area Action Plan) according to their degree of consistency with the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the weight that may be given).

National Planning Policy and Guidance
National Planning Policy Framework (NPPF)
National Planning Practice Guidance

Reading Borough Local Development Framework Adopted Core Strategy (2008) (Altered 2015):
CS7:     Design and the Public Realm 
CS33:	Protection and Enhancement of the Historic Environment

Other guidance
Christchurch Conservation Area Character Appraisal, September 2010

APPRAISAL
There is an existing UPVC window to the basement (front), UPVC doors to the rear of the kitchen and modern storm casement design windows to the rear, the latter in a poor state of repair.  The existing kitchen has a non-original side window and has a poor quality external appearance due to a mix of more modern brick, part cement based render, and part block work.  
The garden wall is only partially evident, with a large portion having fallen down.  

These aspects detract from the historic and architectural significance of the building, as they are materially and visually unsympathetic.

It is intended to reinstate a traditional window opening to the side of the kitchen along with a side door in largely its original position, and replace the existing rear doors with a window.  These windows and door along with the proposed replacement upper windows and front basement window are proposed to be replaced with hardwood framed flush casement windows, and appropriately profiled and configured design to match or be sympathetic to the existing original windows.  The front basement window forms  alight well, located below ground level, and would not impact on the appearance of the front elevation, indeed the proposed replacement would be an enhancement of the existing UPVC frame window. 

In terms of the rebuilding of the garden wall this would use existing bricks where possible and any new bricks required would use a traditional brick both in terms of colour, style and dimensions.  

The modern UPVC rainwater goods are proposed to be replaced with heritage profile cast aluminium.

The conservation consultant has confirmed that the design, materials and methods proposed are acceptable subject to some conditions as included.

Given the existing situation it is clear that the proposals, as described above, would preserve and enhance the architectural qualities of the building.  It is considered therefore that the proposed works would respect and preserve the historic character and appearance of the building, and the wider Christchurch Conservation area.  It is therefore considered that the proposals accord with Policies CS7 and CS33 and policy DM23 of the Sites and Detailed Policies Document – (Adopted October 2012) (Altered 2015). 

RECOMMENDATION:

GRANT Listed Building Consent subject to conditions
 
1. The works to which this consent relate shall be begun not later than the expiration of three years from the date of this consent.

[bookmark: _GoBack]Reason: in accordance with Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

2. The consent relates only to the following plans/drawings/documents, and the works hereby approved shall be carried out in all respects in accordance with the submitted application and accompanying drawings:

Received 30th August 2017:	
Design and Access Statement – Document ref: 073B-DAS, dated 25th August 2016, prepared by Thornton & Co
Site Plan – Drawing no: 073B-EL01
Existing and Proposed Ground Floor Plans – Drawing no: 073B-PL01 Rev B
Existing and Proposed Elevations [North] – Drawing no: 073B-EL01 Rev B
Existing and Proposed Elevations [West] – Drawing no: 073B-EL02 Rev B
Joinery Details – Drawing no: 073B-DE01 Rev B

Received 5th October 2017:
EcoRight pre-mixed hydraulic lime mortar product specification

Received 12th October 2017:
	Traditional handmade bricks by Imperial (112) (9 inch x 4 ½ inch x 2 ½ inch).

Reason: to ensure that the works carried out are fully in accordance with the approved drawings and details in order to protect the special historic and architectural character of the listed building, in accordance with Policy CS33 of the Reading Borough Local Development Framework Core Strategy 2008 (Altered 2015).

3. The lime-based render mix and finish are to be carried out in accordance with the specification in Paragraph 2.2 of the Ecoright hydraulic lime mortar product sheet, as received on 5th October 2017.  The inclusion of cement is not permitted.

Reason: In order to safeguard the special architectural and historic interest of the Listed Building in accordance with the requirements of Policies CS7 and CS33 of the Reading Borough Local Development Framework Core Strategy 2008 (Altered 2015).  

4. The existing garden wall bricks shall be carefully removed and stored prior to re-use in re-building the garden wall.  Any deficit of bricks shall be made up with the ‘Imperial 112’ (9 inch x 4 ½ inch x 2 ½ inch). 

Reason: In order to safeguard the special architectural and historic interest of the Listed Building in accordance with the requirements of Policies CS7 and CS33 of the Reading Borough Local Development Framework Core Strategy 2008 (Altered 2015).  

Informatives

1.	Officers have worked positively and proactively with the applicant to determine the application within an agreed timescale.

2.	For the avoidance of doubt, no other works are approved except those as authorised by this Consent.  Any other works required to the Listed Building may require a separate application for Listed Building Consent and/or an application for Permitted Works to a Listed Building.





