COMMITTEE REPORT

	BY THE DIRECTOR OF ENVIRONMENT & NEIGHBOURHOOD SERVICES
READING BOROUGH COUNCIL                                                           ITEM NO. 
PLANNING APPLICATIONS COMMITTEE: 12 October 2016



Ward:  Norcot
App No.: 152301/FUL
Address: St George’s Church, St George’s Road
Proposal: Church extension of 88sqm with dedicated parking area, core access road and construction of 12 affordable housing units with associated parking and amenity space.
Applicant:  Stonewater and Tilehurst St Georges Church
Date validated: 18 February 2016
Major Application: 13 week target decision date (extended) : 14 November 2016
	RECOMMENDATION
Delegate to Head of Planning, Development and Regulatory Services to GRANT subject to completion of a S106 legal agreement securing:
· The provision of 12 affordable housing units on-site in conjunction with policies CS16 (Affordable Housing) of the Reading Borough LDF Core Strategy and DM6 (Affordable Housing) of the Reading Borough SDPD.
If the obligation is not completed by 14 November 2016, delegate to officers to REFUSE as contrary to Policy CS16 of the Reading Borough Local Development Framework Core Strategy and Policy DM6 of the Sites and Detailed Policies Document, unless the Head of Planning, Development and Regulatory Services agrees to a later date for completion of the agreement.
CONDITIONS TO INCLUDE 

1. TL1 - Full – time limit – three years.

2. AP1 - Development as Approved Plans
3. The extension to the church hereby permitted shall not be used for any purpose between the hours of 23:00 and 0:700, with the exception of up to 4 occasions per calendar year.
4. No dwelling shall be occupied until the accesses have been constructed in accordance with the approved drawing and in compliance with the requirements of the Local Planning Authority for work carried out within the public highway.
5. No dwelling/building shall be occupied until the vehicle parking spaces have been properly surfaced and marked out in accordance with the approved drawing. The spaces shall thereafter be kept available for parking at all times.

6. The covered bicycle storage spaces shown on the approved drawings shall be provided and equipped with secure Sheffield cycle stands before occupation of the dwellings to which they relate.
7. C2 - Construction Method Statement.

8. 9. No development shall take place until details of the maintenance and management of the sustainable drainage scheme have been submitted to and approved by the Local Planning Authority. The scheme shall thereafter be managed and maintained in accordance with the approved plan.  The plan shall include:

i.
a timetable for its implementation, and 

ii.
a management and annual maintenance plan for the lifetime of the development which shall include the arrangements for adoption by any public body or statutory undertaker, or any other arrangements to secure the operation of the sustainable drainage scheme throughout its lifetime.
9. No building / dwelling hereby permitted shall be occupied until the sustainable drainage scheme for the site has been completed in accordance with the submitted and approved details.
10. M2 - Materials - Details to be Submitted
11. Pre-commencement submission and approval of an Arboricultural Method Statement, incorporating tree protection measures

12. Pre-occupation submission of a schedule of landscape aftercare and maintenance covering a minimum of 5 years.

13. Development in accordance with the approved Arboricultural Method Statement

14. Implementation of approved soft landscaping as shown on Landscape Plan V11981 L01 E and Tree Planting Details (in soft landscape) drawing V11981_D01 prior to occupation or in accordance with a timetable agreed in writing with the LPA

15. Replacement planting for anything that dies within 5 years of planting.
16. Recording of the hall shall be carried out in accordance with an approved scheme of works before demolition works commence.
17. The existing lockable gate at the entrance to the ally leading to Beecham Road shall be kept open during church services and other events at the church hall.

18. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any order revoking and re-enacting that Order with or without modification), no fences, gates or walls (other than those expressly authorised by this permission) shall be erected within the communal amenity space located to the front or rear of the new residential dwellings.
INFORMATIVES TO INCLUDE
1. The Council's Highways section should be contacted at 19 Bennet Road, Reading, RG2 0QX, telephone: 0118 937 2138, to agree the access construction details and to grant a licence before any work is carried out within the highway. A formal application should be made allowing at least 4 week’s notice to obtain details of underground services on the applicants` behalf.

2. The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which enables the Highway Authority to recover expenses due to damage caused by extraordinary traffic.

3. Any works affecting the highway shall be in accordance with Reading Borough’s Council’s document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. The applicant should be made aware that compliance with this document is mandatory and licences to work on the highway will only be issued if the requirements contained within it are met. A copy can be obtained at http://www.reading.gov.uk/ltp/General.asp?id=SX9452-A782F664 (within the Transport Strategy area of the Transport Section on the Reading Borough Web Site).
4. Standard approved plans informative.

5. Pre-commencement conditions advice 

6. Standard ‘positive and proactive’ informative.

7. Standard CIL informative.

8. Standard Section 106 Agreement informative.




1. INTRODUCTION

1.1
The application property comprises St George’s Church and its 0.3 ha site, located on the eastern side of St George’s Road.  The Victorian church building is of architectural and historic value as the garrison church of the Royal Berkshire Regiment.  It contains a number of the Regiment’s war memorials and standards.  The site also contains a church hall, an area of lawn, shrubs and trees on its southern side that includes two TPO trees, and an electricity sub-station to the rear of the church.  The surrounding area comprises housing that is mixed in terms of its design and age, ranging from housing that is contemporary with the church to dwellings constructed in the last ten years.
1.2
The site was identified by officers as one that members of the Committee might wish to visit unaccompanied with information provided.
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2. PROPOSAL
2.1
The proposal involves the demolition of the existing church hall and the erection of 12 affordable dwellings.  An extension will be added to the southern elevation of the church to accommodate a new hall.  Parking is proposed to the rear of the site and to the north of the church.  An area of amenity space for the dwellings will be positioned along the side boundary with 85 St George’s Road.
3. PLANNING HISTORY
· 070717 (07-01308-FUL).  New church hall and 12 housing units.  Withdrawn.

4. CONSULTATIONS
4.1 Statutory:
No statutory consultations were required given the nature of the application. 

4.2
Non-statutory:

· Transport Development Control – no objection subject to conditions
· Environmental Health – no objection
· Council’s Ecologist -  no objection
· Natural Environment Officer – no objection subject to conditions

· Conservation Consultant – concern expressed regarding proposed extension
4.3 
Public consultation:
· 33 properties were consulted by neighbour consultation letter.  A site notice was displayed by officers.  The consultation period expired on 23 March 2016.
16 items of correspondence have been received.  In summary the comments are:
· Parking inadequate
· The proposal will reduce the peace residents currently enjoy due to higher passing traffic.

· Extra cars will make the possibility of traffic accidents more likely.
· A consultation has not taken place, as stated in the Design and Access Statement.

· The privacy of neighbours will be diminished.

· The proposal will be an ‘eyesore’.

· Concern regarding noise from new residents.
Neighbours were reconsulted following the submission of the Transport plan.    A further 6 items of correspondence were received.  In summary these comments were:
· Parking inadequate.

· The number of cars identified during the two site visits (Sunday 26 June 2016 and Sunday 5 July 2016) noted in the Transport Statement have not born any resemblance to the number of cars parked over the last two Sundays in the Church grounds.
· The area is already overcrowded
5. RELEVANT PLANNING POLICY AND GUIDANCE

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:

5.1
National Planning Policy Framework

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 
5.2
Reading Borough Local Development Framework Core Strategy
CS4 (Accessibility and the Intensity of Development)

CS7 (Design and the Public Realm)

CS15 (Location, Accessibility, Density and Housing Mix)

CS16 (Affordable Housing)

CS24 (Car/Cycle Parking)
CS31 (Additional and Existing Community Facilities)
CS32 (Impacts on Community Facilities)

CS33 (Protection and Enhancement of the Historic Environment) 
CS38 (Trees, Hedges and Woodlands)
5.3
Sites and Detailed Policies Document

SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity) 

DM5 (Housing Mix)

DM6 (Affordable Housing)

DM10 (Private and Communal Outdoor Space)

DM12 (Access, Traffic and Highway Related Matters)

5.4
Reading Borough Council Supplementary Planning Guidance

· Planning Obligations under Section 106 of the Town and Country Planning Act 1990 (Supplementary Planning Guidance).

· Parking Standards and Design (Supplementary Planning Document).
· Affordable Housing SPD

6. APPRAISAL

Main Issues

6.1
The main issues are: 
i. Character and appearance
ii. Impact on neighbours
iii. Transport issues
iv. Housing mix

v. Residential amenity

vi. Impact on trees

vii. Demolition of existing hall

viii. Equalities impact assessment
Principle of development

6.2
The proposal involves the demolition of the existing church hall, which is understood to be in a relatively poor condition, and the erection of a new facility.  The proposal is therefore considered to be supported by Policy CS31 (Additional and Existing Community Facilities).  The provision of 12 affordable housing units is supported by local planning Policy CS15 in this location.
Character and appearance
6.3
The surrounding area comprises a mixture of Edwardian, Victorian and more modern dwellings.  The proposed dwellings will be contained in a largely two storey building with some accommodation within the roofspace.  Although strictly speaking this will be a single building, particularly when viewed from St George’s Road, the variety in roof forms, such as front and side facing gables, and a two storey glazed gable structure, will lend the building some variety.  Styles of fenestration in the area are very mixed, including on the older properties.  The proposed window details are therefore considered to be acceptable.  
6.4
Officers originally raised a concern that the roofs of units 1 and 2 appeared unusually tall, and would detract from the appearance of 85 St George’s Road which is an attractive period property.  Amended plans have been received reducing the height of these roofs.  Officers also recommended that units 1 and 2 be set further back from the St George’s Road.  This would not only protect existing trees on site, as discussed below, but would ensure that the development would not appear cramped within the site.  Plots 1 and 2 have been made narrower, enabling them to be positioned a further 1.4 metres back from the St George’s Road, without impacting on the amenities of number 85.  With this amendment officers are satisfied that the proposed buildings will be largely in keeping with the surrounding area.
6.5
The church building is a handsome Victoria structure which, whilst not listed, is considered to have architectural and historic merit.  The proposed extension will be situated on the south elevation of the building and comprises a single storey mono-pitched structure.  The structure will be located behind the buttress that faces towards St George’s Road and will have a large new double height feature entrance that will lend it some visual interest.  

6.6
The Council’s Conservation Consultant expressed concern regarding the originally submitted elevations.  These concerns related to the size of the proposed roof of the extension and the porch, and use of segmental (rounded) headed windows rather than lancet windows.  Amended plans have been received resolving these concerns to the satisfaction of the Conservation Consultant.

6.9
It is recommended that a condition is attached to the permission removing the permitted development rights to install fences in the communal amenity area, as such fencing would fragment, and harm, the character of this space.

Impact on neighbours

6.10
The submitted plans indicate that unit 1, the closest dwelling to 85 St Georges Road, will not come closer than a line taken at 45 degrees from the middle of any window of a habitable room in this property.  This, coupled with the fact that the application site is located to the north of number 85, will ensure that the proposal will not have a detrimental impact on this property as a result of loss of light.  There are no first floor windows in the flank elevation of unit 1 that will affect privacy at number 85.
6.11
There are no other dwellings in the vicinity of the new buildings that would suffer from loss of light or privacy.

6.12
The applicant states that a ‘strict curfew’ of 10.30pm is imposed on users of the hall.  It is recommended that a condition requiring the use to cease by 11pm would be appropriate in order to allow some flexibility, whilst protecting residential amenity.  It is recommended, however, that the condition allow for up to four exceptions per year, to accommodate events such as midnight mass.
Transport issues

6.13
This site is located on the east side of St George’s Road.  There is no Resident’s permit scheme in operation on St George’s Road and there is high demand for parking, particularly during evenings and weekends.

6.14
The site is located in Zone 3, Secondary Core Area, as defined within the Parking SPD, and the recommended parking provision for the proposal is 1.5 spaces per dwelling, a total requirement of 18 parking spaces. Although this is the required standard, given the SPD is written in accordance with national policy as contained within the National Planning Policy Framework (NPPF), the final requirement has to take in account local circumstances including car ownership figures and access to public transport provision.  The average car ownership in the area is 0.93 vehicle per dwelling (across all dwelling sizes). 

6.15
The latest research document published in February 2014 by the government, “Space to park”, recommends 1 space per 1/2 bed dwelling, 2 spaces per 3/4 bed dwelling with at least a 20% provision for visitor parking on street. 
6.16
The proposal includes a provision of 15 spaces for the residential use which would equate to 1 space per dwelling and 3 visitor spaces.  Therefore, the proposed parking provision for the residential element complies with the car ownership levels in the area and with the requirements within the Government’s “Space to park” document.  To ensure that residents are not forced to park on street when events are taking place in the church, 12 parking spaces have been allocated for the residential use as a whole and the 3 visitor parking spaces will be shared between the residential use and church use.

6.17
The existing Church grounds have parking space for 13 vehicles for use by the Church and community centre.  To ensure that the development does not result in a loss of parking for the Church, a revised plan has been submitted which includes 7 parking spaces plus an additional 6 parking spaces accessed via a secondary vehicular access onto St Georges Road.  Therefore, there is no loss of parking for the Church use as a result of the proposals. Tracking diagrams have been submitted to demonstrate that vehicles are able to enter and leave the additional spaces, albeit that some will require some back and forth manoeuvring. 
6.18
It should be noted that tandem parking spaces are not usually acceptable. However, these spaces are now allocated for the sole use of the Church and will be managed by its Officers (wardens/vergers and PCC). A Transport Statement was submitted following a request by officers.  This confirms that the congregation will be informed of the operational arrangements. Data has been obtained from the 2016 electoral roll for St George’s Church to determine how far the congregation travels to the Church.  The data shows that the majority (90%) of the Church congregation reside within a 2km walk distance of the Church although no travel surveys were undertaken to determine how the congregation travelled to the Church on the surveyed days. However, to produce the Transport Statement, site visits were undertaken prior to two Sundays Services to determine the take up of on-site parking spaces.  Observations made during the site visits recorded that there was a car parking demand of 12 and 10 spaces respectively for the two Sunday services which were accommodated in the Church car park. 

6.19
The observations also showed that, although St George’s Road was heavily parked up prior to the Sunday service, there were still some car parking spaces available on-street.  Therefore, whilst the provision of access to the northern parking area will result in the loss of one on-street parking space along St George’s Road, Transport Strategy confirm that this is acceptable.

6.20
The proposals include the modification of the existing vehicular access into the site, away from the junction with St Georges Terrace which is protected by double yellow lines.  The proposals include the introduction of a secondary access point, however, the double yellow lines would not be extended to facilitate this.
6.21
The 4m wide access is sufficient to allow two way traffic flow so is acceptable.  This is reduced to 3.5m in width for a short section 34m into the site which is also considered to be acceptable.

6.22
Cycle parking for the residential properties is included within a cycle shelter to the southeast of the site within the dedicated amenity area.  In accordance with the Council’s adopted Parking Standards and Design SPD, the proposed cycle shelter should be equipped with ‘Sheffield’ type stands.  It is recommended this is dealt with by condition.

6.23
It is recommended that a condition is attached to the permission ensuring that the pedestrian entrance leading to Beecham Road is opened during church services and other functions at the hall.  This will enable people to approach the church more easily from neighbouring residential streets.
6.24
The bin stores are conveniently located at the front of the site which will provide easy access for refuse collection.

6.25
The construction of the proposed development is covered by a Construction Method Statement submitted as part of this application. The CMS provides an overall summary of the proposals and approach to the management and construction of the project.  There are still outstanding issues within the CMS which need to be addressed.  In accordance with standard practice it is recommended that an acceptable Construction Method Statement is secured by condition.

6.26
The application is submitted with a Sustainable Drainage application. The outline design principles are acceptable subject to conditions.  

6.27
There are no transport policy grounds to refuse this application subject to relevant conditions as requested above.
Housing mix

6.28
Policy DM5 (Housing Mix) states that, on new developments for 10 or more dwellings outside the central area and defined district and local centres, planning decisions will ensure that over 50% of dwellings will be of 3 bedrooms or more, and the majority of dwellings will be in the form of houses rather than flats, having regard to all other material considerations.  This proposal is for 2 x 1 bedroom houses, 4 x 1 bedroom flats and 6 x 2 bedroom flats.  The houses were originally proposed with 2 bedrooms, but the requirement to make them smaller, to mitigate their impact on trees whilst not harming the amenity of 85 St Georges Road, mean that they will now only large enough to accommodate 1 bedroom.
6.29
The Council’s Housing Development Team confirm that the greatest housing demand is for two bedroom units.  They are satisfied with the housing mix as proposed, which they consider preferable to the provision of 3 bedroom units.  Therefore, in this case, the proposed mix is considered to be acceptable.   As the justification for departing from this policy is that all of the dwellings will be affordable, it is recommended that the Section 106 Agreement secures 100% on site affordable housing provision.
Residential amenity

6.30
All of the proposed dwellings will have at least a dual aspect, and the outlook for all the units will be acceptable.  The area of private amenity space will be 365 square metres.  This is slightly less than the 390 square metres that the SPD confirms has been sought for developments in the past, but given the constraints of the site, and the fact that the amenity space will be of a good quality, this is considered to be acceptable.
Impact on trees

6.31
The Council’s Natural Environment Officer initially expressed concern that units 1 and 2 would encroach into the root protection area (RPA) of the TPO pine tree at the front of the site.  These units were made smaller, to mitigate their impact on the tree whilst not harming the amenity of 85 St Georges Road.  The Natural Environment Officer has confirmed that the dwellings would now be located outside of the tree’s RPA, and would no longer pose a threat to it.
6.32
In order to increase the level of parking available the applicant has proposed the provision of a number of parking spaces to the north of the church.  This requires the removal of a group of purple plum trees.  The Natural Environment Officer has no objection to this.  Nonetheless, an improvement has been made to the landscaping in this area at the request of officers, to help enhance the appearance of this part of the site.
Demolition of existing hall

6.33
A report submitted with the 2007 planning application noted that the church hall has some historic interest in its origins as a pre-fabricated iron building that probably pre-dates the church.  These buildings were manufactured in large numbers in the mid nineteenth century and erected both in the United Kingdom and throughout the British Empire.  As the materials are less durable than brick or stone, relatively few survive intact and many of those that do are in a poor state of preservation.  It is noted that this hall is largely clad in other materials with the only visible original cladding being located on the rear wall.  There is at least one better example of this type of building in Reading (at St Paul’s Church, Whitley).  Its loss is not considered to constitute a reason to resist this planning application.  Nonetheless it is recommended that a condition is attached to the permission requiring the structure to be appropriately recorded during demolition.
Equalities impact assessment

6.34
In determining this application the Committee is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, gender, sexual orientation.  There is no indication or evidence (including from consultation on the application) that the protected groups have or will have different needs, experiences, issues and priorities in relation to the particular planning application.

6.35
In terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

Planning Obligations

6.36
Whilst the policy requirement is that 30% of the dwellings are affordable, the applicant proposes that 100% of the dwellings will be affordable.  As noted above, given the fact that the proposal will not meet the requirements of Policy DM5 (Housing Mix), it is considered appropriate that the Section 106 Agreement secures 100% of the dwellings as affordable.
7. CONCLUSION

7.1
The proposed development is considered to comply with the relevant policies as assessed above.  It is therefore recommended that approval be granted, subject to suitable conditions and a Section 106 Agreement.

Plans:
11981-120 Rev B,  11981-100 Rev E.
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Case Officer: Ben Pratley

