
DELEGATED APPLICATION REPORT

Ward: Redlands
App Nos: 170484/DEM
Address: 3-5 Craven Road, Reading RG1 5LF
Proposals: Application for prior notification of proposed demolition. All

buildings at 3 to 5 Craven Road.

Case Officer: Steve Vigar
Applicant: Berkshire Healthcare Foundation Trust
Date received (valid from): 27 March 2017
Target Decision date: 24 April 2017


1.
INTRODUCTION

The site is located at the junction of Craven Road and Erleigh Road. 
3 Craven Road is a mid Victorian house in use as a children’s centre. It was added to Reading Borough’s List of Locally Important Buildings and Structures in recognition of its local heritage significance on 1 December 2015. The building has been extended to the east with a single storey pre-fabricated building.

5 Craven Road is an Edwardian house, also in use by the NHS.

The buildings form part of the setting of Grade II listed Reading Boys’ School.

2.
PROPOSAL AND SUPPORTING INFORMATION

The application is Prior Notification under Part 11, Schedule 2 of The Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended) (“the GPDO”).
Details considered
16014_P_001 dated 27 January 2017 – Existing Site Plan
Letter from Shorts Demolition dated 27 January 2017

Copy of decision under s. 81 and 82 of the Building Act 1984

Tree Protection Plan 8901/03 dated March 2017

Technical Note 001: Arboricultural Method Statement for Demolition 

3. RELEVANT PLANNING HISTORY 

160355/FUL – Erection of a part 4 storey/part 3 storey building to accommodate 39

Retirement Living units (C3 use) for older persons with communal facilities, parking and associated landscaping following the demolition of existing buildings. Withdrawn.
170166/DEM  Application for prior notification of proposed demolition. All

buildings at 3 to 5 Craven Road. Notice given than Prior Approval required – dated 27/2/17

4.
CONSULTATIONS

4.1
The following were consulted:

i) RBC Transport

Given the location of the site, I would require Prior Approval of a Demolition Method Statement.  This should include;

(A) The parking of vehicles and site operatives and visitors – to be shown on a Plan not less than 1.500.

(B) Loading and unloading areas (off the Public Highway)– Areas to be shown on a plan not less than 1.500

(C) Storage areas (if applicable) – Areas to be shown on a plan not less than 1.500

(D) The erection and maintenance of security hoarding / scaffolding if required.

(E) Wheel washing facilities

(F) Measures on site to control the deposition of dirt / mud on surrounding roads during construction.

(G) Footpath Closures /Road Closures needed during demolition

(H) Traffic Management needed during demolition.

(I) Times, routes and means of access into and from the site for construction traffic and delivery vehicles (including the removal of waste from the site and methods of preventing deposition of materials on the public highway).

The proposed work should be in accordance with the Borough’s Guidance Notes for Activities on the Public Highway.  The document can be viewed using the following link http://www.reading.gov.uk/media/1764/Guidance-Notes-for-Activities-on-the-Public-ighway/pdf/Guidance_Notes_for_Activities_on_the_Public_Highway_February_2016.pdf
RBC Natural Environment

I have looked at the Technical Note 001 – Arboricultural Method Statement for demolition and the Tree Protection Plan – demolition phase from Ian Keen Ltd and can confirm that these are acceptable in terms of tree protection for the demolition.  The applicant should proceed in accordance with these documents.

RBC Ecologist

On the basis of the submitted details, RBC Ecology are satisfied that a licence from NE for development works affecting bats can be obtained. Therefore no further information is required.

The applicant must be ensure that they obtain the relevant licence from NE before commencing development, otherwise they would be at risk of prosecution.
RBC Environmental Protection
Details of measures to control noise and dust associated with demolition and site restoration works are required.

Berkshire Archaeology – 
Confirm no objection
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'.
Part 11, Schedule 2 of the GPDO requires the works to be carried out in accordance with the submitted details where is determined that Prior Approval is not required.
The following local and national planning policy and guidance is relevant to this application:

National Policy

National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Development Framework Core Strategy (2008)

CS1 (Sustainable Design and Construction)

CS2 (Waste Minimisation)

CS7 (Design and the Public Realm)

CS20 (Implementation of The Reading Transport Strategy)

CS34 (Pollution and Water Resources)

CS36 (Biodiversity and Geology)

CS38 (Trees, Hedges and Woodlands)

Sites and Detailed Policies Document (2012)

SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity) 
5.
APPRAISAL

The historic buildings have distinct architectural merit as reflected in the local listing and appear to be in a reasonable state of repair. Their loss would be detrimental the character of the area. However under Part 11, the Local Planning Authority is only able to control the method of demolition and the restoration of the site. It is not able to resist the demolition due to harm to the character of the area or other heritage considerations, despite it being desirable to do so.

The submitted details give little indication as to the method of demolition, control of noise and dust, traffic control etc. It is therefore necessary to require these details to be submitted (see Transport and Environmental Health comments above).

The site has a good deal of vegetation and some notable trees which contribute positively to the character of the area. Details of tree works/tree protection have been submitted and are acceptable as per the Natural Environment comments above.

The Council’s Ecologist confirms that a bat mitigation strategy is required as the building has previously  been identified as hosting a small common pipistrelle bat roost. The submitted bat survey report is sufficient for the Council to have discharged its duties under the Habitats Regulations and no further assessment is required. 
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.
Conclusion
It is considered that further detail is required as to the method of demolition and the restoration of the site in accordance with national policy, the Development Plan and other material considerations. 
Recommendation 

PRIOR APPROVAL REQUIRED
TEXT TO BE INCLUDED IN THE DECISION:
1. In accordance with Class B, Part 11, Schedule 2, Article 3 of The Town and Country Planning (General Permitted Development)(England) Order 2015, the Prior Approval of the Local Planning Authority IS REQUIRED for the following:
i) A Demolition Method Statement, to include details of the following:
(A) The parking of vehicles and site operatives and visitors – to be shown on a Plan not less than 1.500.

(B) Loading and unloading areas (off the Public Highway)– Areas to be shown on a plan not less than 1.500

(C) Storage areas (if applicable) – Areas to be shown on a plan not less than 1.500

(D) The erection and maintenance of security hoarding / scaffolding if required.

(E) Wheel washing facilities

(F) Measures on site to control the deposition of dirt / mud on surrounding roads during construction.

(G) Footpath Closures /Road Closures needed during demolition

(H) Traffic Management needed during demolition.

(I) Times, routes and means of access into and from the site for construction traffic and delivery vehicles (including the removal of waste from the site and methods of preventing deposition of materials on the public highway).

ii)
Details of measures to control noise and dust during demolition and site restoration works.

iii) 
Details of the restoration of the site to include removal of waste and subsequent landscaping in the interests of the visual amenity of the area and the setting of adjacent listed buildings.

At this stage The Prior Approval of the Local Planning Authority is therefore NOT GIVEN.


