DELEGATED APPLICATION REPORT 				Target Date: 18/04/2016
Application No: 160275/LBC
Address: 68 Broad Street
Proposal: The removal and replacement of joists supporting the second floor, remedial treatment of walls and first floor ceiling and replacement of the finishes and remedial and replacement works to the window frames of the second floor. Work is required due to an outbreak of Dry Rot.
Case officer: Heather Banks

Site Description and Surrounding Area: 
The site is located fronting Broad Street within the Reading Central Area. The unit is a Grade II listed three storey building with attic and basement built in a Norman Shaw manner style. The property was built in 1890’s or Circa 1900’s and consists of a ground floor retail shop with converted storage to the upper floors. The building is the only listed building on this part of Broad Street and the surrounding character is retail. The important features stated on the listing are mostly associated with the front façade, including a decorative cast iron down pipe and hopper. At present the rainwater goods are causing ingress of water into the building. This has caused an extensive outbreak of dry rot which means that 4 joists supporting the second floor of the building require removal due to the end bearings becoming rotten. The dry rot has also spread to the plastered walls and first floor ceiling as well as the window frames of the second floor decaying a number of timbers.

Proposal: 
All timber within 1m of the last visible signs of Dry rot is to be stripped out and the affected area will be chemically sterilised with Boracol 10 RH and Boracol 20 to protect against further fungal decay in the future. The procedure for the eradication of dry rot is set out in the submitted document – ‘Standard Specification for the Eradication of True Dry Rot’ – Craft Preservation.

Due to the extent of the outbreak of Dry Rot it is not possible to salvage the affected floor joist timbers.  Following an inspection by a Structural Engineer, it was considered that splicing / splinting the existing joists was not possible due to the extent of timber requiring removal. Accordingly, the works require the removal of the existing joists and replacement with new treated joists supported on joist hangers with the timber ends treated with appropriate bitumen paint. 

In addition to the removal of the joists the ceiling of the first floor will also need to be replaced as it too has been affected by the Dry Rot. After being treated in the manner stated above, a lath and plaster ceiling is to be reinstated. 

Timber skirting board and trim to the windows has also been affected by Dry Rot and in places is rotten beyond repair. It is proposed that trim and skirting boarding, with a profile to match the existing, will replace the damaged timber following the treatment of the dry rot in the manner detailed above.

Part of the second floor window has also been affected by the Dry Rot and the framing sill/horn and the framing jamb to the right hand side of the second floor window bracing are rotten beyond repair. These timbers are to be removed and replaced by new timber to match the profile of those removed.

Finally the plaster to the first, second and third floors walls which are closest to the source have also been affected by Dry Rot. The plaster is to be removed and the walls treated with the fungicide specified above. This sterilisation treatment will require the drilling of holes into the mortar courses to allow a sufficient permeation of the treatment. The plaster is proposed to be replaced with a renovating render in the manner specified in the submitted document ‘Renovating Render – Technical data – BiokilCrown’

Documents Considered:
Drawing No: AP-001 – Site Location and Block Plan
Heritage/Design and Access Statement – 68 Broad Street, Reading, RG1 7QE
Renovating Render – Technical data – BiokilCrown
Standard Specification for the Eradication of True Dry Rot – Craft Preservation
Material Safety Data Sheet – Boracol 20 RH Dual Purpose – BiokilCrown
Material Safety Data Sheet – Boracol 10 RH – BiokilCrown
Survey report and recommended treatments – Craft Preservation

Relevant Planning History:
152216/LBC - Repairs to the rainwater goods and brickwork mortar to return property to a watertight condition. Permitted 03/02/2016
151888/LBC - Repairs to roofs and brickwork to return property to a watertight condition. Permitted 30/12/2015
151657/LBC and 151656/FUL – Change of use from A1 to Sui Generis (Beauty Salon) – Permitted 24/12/2015
141167/ADV and 141166/LBC – Proposed new fascia sign – Withdrawn 23/03/2015
12-00346-ADV and 12-00345-LBC - Front facia sign and trough light above shop front – Permitted 26/04/2012
11-01505-LBC and 11-01504-FUL – Removal of existing glass metal frame and installation of 4 roof lights, new lead flashing to the roof, demolition of gable wall, new door opening and replacement door and window to rear elevation. – Permitted 28/11/2011
02-00587-ADV - Replace existing fascia and projecting sign – Permitted 21/06/2002
91-00407-ADV - New fascia sign and replacement panels to existing projecting box sign – Permitted 12/06/1991

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.

National Planning Policy and Guidance
National Planning Policy Framework (NPPF)
National Planning Practice Guidance
Historic England Good Practice Guide Note Number 2: managing significance in decision-taking

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

Sites and Detailed Policies Document – (Adopted October 2012) (Altered 2015)
DM4     Safeguarding Amenity

APPRAISAL

Historic Character and Appearance
It is not considered that the proposals will significantly harm the character of this historic asset. The works are considered to be essential repair works and the proposed materials to be used are considered suitable for this Listed Building. It is felt that the proposed repairs will protect and enhance the character of the application building.

To ensure the preservation of the character of the building, conditions requiring works to match with existing in terms of materials, colours, textures and profiles and workmanship to be appropriate to the age and character of the building are suggested should consent be granted

Conclusion
The proposed works have been assessed and found to be acceptable as they comply with the identified policies.

RECOMMENDATION:

GRANT Listed Building Consent

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.

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

2. All dry rot found in the joist supporting the second floor, the walls of the first, second and third floors, the first floor ceiling and the window frames of the second floor is to be removed and sterilised according the procedure set out in the approved document ‘Standard Specification for the Eradication of True Dry Rot’ – Craft Preservation.

Reason: To accord with Reading Borough Council Core Strategy CS33: Protection and Enhancement of the Historic Environment and for the purpose of ensuring that work is appropriate to the special architectural or historic interest of the listed building.

3. All works to replace the affected floor joists on the second floor of the property, and to replace the timber skirting boards and trim to the windows shall be carried out in accordance with the submitted heritage/design and access statement and using timber to match that being replaced.

Reason: To accord with Reading Borough Council Core Strategy CS33: Protection and Enhancement of the Historic Environment and for the purpose of ensuring that work is appropriate to the special architectural or historic interest of the listed building.

4. Details of the works to replace elements of the second floor window frame shall be submitted to and approved in writing by the local planning authority before any works to replace this element are undertaken.

Reason: To accord with Reading Borough Council Core Strategy CS33: Protection and Enhancement of the Historic Environment and for the purpose of ensuring that work is appropriate to the special architectural or historic interest of the listed building.

5. The part of the first floor ceiling that is hereby permitted to be removed, is to be replaced with a lath and plaster ceiling the details of which shall be submitted to and approved in writing by the local planning authority before any works to replace this element are undertaken.

Reason: To accord with Reading Borough Council Core Strategy CS33: Protection and Enhancement of the Historic Environment and for the purpose of ensuring that work is appropriate to the special architectural or historic interest of the listed building.

6. The plaster to the first, second and third floors walls that is hereby permitted to be removed is to be replaced with a renovating render in the manner specified in the approved document ‘Renovating Render – Technical data – BiokilCrown’

Reason: To accord with Reading Borough Council Core Strategy CS33: Protection and Enhancement of the Historic Environment and for the purpose of ensuring that work is appropriate to the special architectural or historic interest of the listed building.

7. [bookmark: _GoBack]The sterilisation treatment procedure to the effected first, second and third floor walls affected by the leak, set out in the approved document ‘Standard Specification for the Eradication of True Dry Rot’ – Craft Preservation, shall be carried out by only drilling holes into the mortar courses of these walls to allow sufficient permeation of the treatment.

Reason: To accord with Reading Borough Council Core Strategy CS33: Protection and Enhancement of the Historic Environment and for the purpose of ensuring that work is appropriate to the special architectural or historic interest of the listed building.

Informatives:

1. Your attention is drawn to the terms and conditions of this permission. Any development which is carried out but differs materially from the approved plans and details, or does not comply with any condition (s) or planning obligation (s) attached to the permission may result in the Council taking action to remedy the breach of planning control. If you are in any doubt please contact the council.

2. Officers have worked positively and proactively to provide a recommendation for approval within the agreed timescale.

3. 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.

4. The permission relates only to the following documents as received on 15th February 2016:
Drawing No: AP-001 – Site Location and Block Plan
Heritage/Design and Access Statement – 68 Broad Street, Reading, RG1 7QE
Renovating Render – Technical data – BiokilCrown
Standard Specification for the Eradication of True Dry Rot – Craft Preservation
Material Safety Data Sheet – Boracol 20 RH Dual Purpose – BiokilCrown
Material Safety Data Sheet – Boracol 10 RH – BiokilCrown
Survey report and recommended treatments – Craft Preservation
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