DELEGATED APPLICATION REPORT

Ward: Tilehurst
App Nos: 151726/FUL
Address: Cornerstone, Halcyon Terrace, Reading, RG30 4XR
Proposals: Extension to the western facade of the building (Blundells Road Elevation) to house a new lift. 
Case Officer: Steve Vigar
Applicant: A2Dominion Homes
Date received (valid from): 1 October 2015
Target Decision date: 26 November 2015


1.
INTRODUCTION

The site comprises a large modern care home occupying a corner plot at the junctions of Norcot Road, Blundells Road and Chichester Road with the main vehicle access from Halcyon Terrace, a cul-de-sac serving the care home and a group of houses.

2.
PROPOSAL AND SUPPORTING INFORMATION

Plans considered:
5739-001 Revision A, dated June 2015 

5739-002 Revision A, dated July 2015 

5739-003 Revision A, dated July 2015 

5739-101 Revision C, dated June 2015 

3. RELEVANT PLANNING HISTORY 

151331/PRE - Pre-application enquiry relating to the addition of an external lift

shaft. Observations sent.
4.
CONSULTATIONS

The following were consulted:

RBC Transport: Confirm no objection

RBC Environmental Protection: No objection subject to conditions restricting hours of construction and demolition. Advice given on restricting bonfires etc. during construction.
The following addresses were consulted by letter.
87 Norcot Road Tilehurst, Reading, Berkshire

83 Norcot Road, Tilehurst, Reading, Berkshire, RG30 6BS

93 Norcot Road, Tilehurst, Reading, Berkshire, RG30 6BS

7 Hill View Mews, Norcot Road, Tilehurst, Reading, Berkshire, RG30 6DD

1 Halcyon Terrace, Tilehurst, Reading, Berkshire, RG30 4XP

3 Blundells Road, Tilehurst, Reading, RG30 4TR

81 Norcot Road, Tilehurst, Reading, RG30 6BS

18a Blundells Road, Tilehurst, Reading, RG30 4TS

18b Blundells Road, Tilehurst, Reading, RG30 4TS

1 Blundells Road, Tilehurst, Reading, RG30 4TR

85 Norcot Road, Tilehurst, Reading, RG30 6BS

95 Chichester Road, Tilehurst, Reading, RG30 4XE

Flat 2, 72 Norcot Road, Tilehurst, Reading, RG30 6BU

Flat 1, 72 Norcot Road, Tilehurst, Reading, RG30 6BU

91 Norcot Road, Tilehurst, Reading, RG30 6BS

89 Norcot Road, Tilehurst, Reading, RG30 6BS

1 letter of representation has been received as follows:
“Cornerstones have been doing extensive remedial works for months and months, this has caused their car park to be full of contractor's vehicles meaning staff and visitors park in the street, on a daily basis outside my house.  One particular car takes up both parking spaces outside my house most weekdays meaning my visitors are struggling to park nearby.  I was happy to suffer this inconvenience because I thought the works were temporary but they have gone on and on.  I seek assurance that once the works are complete that the car park will remain clear and adequate for staff and visitor use.”
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 Policy

National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Development Framework Core Strategy (2008)

CS1 (Sustainable Design and Construction)

CS5 (Inclusive Access)

CS7 (Design and the Public Realm)

CS20 (Implementation of The Reading Transport Strategy)

CS24 (Car/Cycle Parking)

CS34 (Pollution and Water Resources)

Sites and Detailed Policies Document (2012)

SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity) 

DM12 (Access, Traffic and Highway Related Matters)

DM19 (Air Quality)

6. APPRAISAL
i) Character and Appearance

Although the proposal would protrude above the existing roofline when viewed from the south on Blundells Road, it is considered that the proposed design would not be overly prominent as it would be set back relative to the front face of both adjoining sections of building and would not exceed the existing main ridge height. Also the existing roof of the building is made up of a number of interconnecting roofslopes and the proposed addition would reflect this.

Pre-application discussions focussed on improving the appearance of the lift shaft, to include false windows to match those elsewhere on the building and re-provide a covered walkway canopy to the front. The application submission includes these features and it is considered that the detailing of the lift shaft would integrate it effectively within the building as a whole.

The proposal is considered to be in accordance with Policy CS7 for these reasons, subject to a condition requiring the detailing to be provided.

ii) Access and Parking
The lift shaft would block the existing pedestrian access from Blundells Road. Whilst the main entrance is to the rear, this assumes that visitors would arrive by car as it is inconvenient for pedestrians arriving from Blundells Road or Norcot Road. Pre-app advice was to retain a secondary pedestrian entrance, which the current proposal does successfully. A condition requiring its provision is recommended.
Representations received raise concerns over loss of parking spaces and congestion during ongoing refurbishment works and that these would be exacerbated by the proposed works. On the basis that the care home could continue to operate during the works  and the constrained nature of the shared access, it is considered reasonable to secure a construction method statement by condition, to include details of parking for care home staff and visitors as well as construction workers.
iii) Residential Amenity
The proposed lift shaft would not harm the amenity of neighbours in terms of loss of light or overbearing effects given its siting within the main body of the much larger care home building. However construction works could result in disturbance to nearby residents and a condition restricting hours of construction is recommended.
iv) 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.
7. Conclusion

The proposed development is considered to be acceptable for the reasons set out above.

8.
Recommendation 
Grant Full Planning Permission
9.
Conditions 
1. The development to which this permission relates must be begun not later than the expiration of three years beginning with the date on which the permission was granted. 

Reason: to prevent an accumulation of unimplemented planning permissions, and in accordance with Section 91 of the Town & Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004. 

2. The development hereby approved shall not be carried out other than in accordance with the following drawings only: 

5739-001 Revision A, dated June 2015 

5739-002 Revision A, dated July 2015 

5739-003 Revision A, dated July 2015 

5739-101 Revision C, dated June 2015 

Reason: to clarify which drawings have been approved. 

3. No development shall take place, including any works of demolition, until a Construction Method Statement has been submitted and approved in writing by the local planning authority to provide for: 

(A) The parking of vehicles, site operatives, site visitors, care home staff and care home visitors during the period of the works - to be shown on a Plan not less than 1:500. 

(B) Loading and unloading of plant and materials used in

constructing the development - Areas to be shown on a plan not less than 1:500 

(C) Storage of plant and materials used in constructing the development - Areas to be shown on a plan not less than 1:500 

(D) The erection and maintenance of security hoarding /

scaffolding if required. 

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

(G) Footpath Closures /Road Closures needed during construction 

(H) Traffic Management needed during construction. 

(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). 

(J)Measures to control dust and noise emanating from the site during demolition and/or construction. 

The approved Construction Method Statement shall be adhered to throughout the development process unless agreed otherwise in writing by the Local Planning Authority. 

Reason: In the interests of safety; protecting the amenity of local land uses and neighbouring residents; and highway safety. In accordance with Policy CS34 of the Reading Borough LDF Core Strategy 2008 (altered 2015) and Policies DM4 and DM12 of the Sites and Detailed Policies Document 2012 (altered 2015). 

4. The lift shaft hereby approved shall not be brought into use until the opaque windows, roof gable detailing,  new entrance double doors with corridor link to the reception area, and front canopy arrangement, have been provided in accordance with the approved drawings. 

Reason. To ensure that the proposal relates acceptably to the existing building, integrates visually within the wider streetscene and maintains pedestrian accessibility, in accordance with Policies CS5 and CS7 of the Reading Borough LDF Core Strategy 2008 (altered 2015). 

5. In connection with the implementation of this permission no demolition or construction works shall take place outside the hours of 8am to 6pm Mondays to Fridays and 8am to 1pm on Saturdays.  Works shall not take place at all on Sundays or Bank Holidays without the prior written approval of the local planning authority. 

Reason: to protect occupiers of nearby properties from unreasonable disturbance from works connected with implementing this permission in accordance with Policy DM4 of the Sites and Detailed Policies Document 2012 (altered 2015) and Policy CS34 of the Reading Borough LDF Core Strategy 2008 (altered 2015). 

6. The materials to be used in the construction of the external surfaces of the development shall match those used on the existing building. 

Reason: To ensure that the new development appears in keeping with the existing building, in the interests of the character of the area, in accordance Policy DM9 of the Sites and Detailed Policies Document 2012. 

Informatives
1. The local planning authority has worked positively and proactively with the applicant at pre-application stage to secure improvements to the architectural detailing and pedestrian accessibility of the development, allowing permission to be granted within the statutory timescale. 

2. Your attention is drawn to the terms and conditions of this permission.   Any development which is carried out but which differs materially from the approved plans and details, or does not comply with any condition(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. 

3. The Council's Highway section should be contacted at 2-4 Darwin Close, Reading, RG2 0RB, telephone: 0118 937 2138 to arrange a licence before any work is carried out within the highway. 

4. A Building Regulations application may be required for submission prior to the commencement of any building operations involved as a result of the proposed development. Please contact Building Control on 0118 937 2449 for further advice. 


