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DELEGATED APPLICATION REPORT – Application No.s 230259/FUL, 221860/ADV
Ward: Coley
Address: 205 Oxford Road, Reading
A) 221859/FUL Proposal: Replacing modern fascia with timber fascia and hand painted lettering. Replacing modern metal door and fanlight with timber substitutes. Repainting whole shopfront.
B) 221860/ADV Proposal: A new timber fascia replacing the original modern metal fascia with associated cobels and pilasters to match 209 Oxford Road.
Case Officer: Nathalie Weekes
Date received (valid from): 1 March 2023      
Target Decision date: 26 April 2023


1.
SITE DESCRIPTION AND SURROUNDING AREA
The application site consists of a music shop (in Class E use) with a flat above . The surrounding area consists of retail and takeaway units along the Oxford Road and residential dwellings along the side roads. The guttering is sited on the boundary with 205 and 209 Oxford Road.
It is not a listed building but is located near to several listed buildings, opposite grade II listed Oxford Road Community School and is within Castle Hill/ Russel Street/Oxford Road Conservation Area, in an AQMA.

Site visit date: 25/01/2023
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Photo of site
2.
PROPOSAL AND SUPPORTING INFORMATION

The proposal is to make improvements to the front façade of 207 Oxford Road as part of the HAZ initiative to restore traditional materials, and fascia to improve the visible condition of the high street within the Castle Hill/Russell Street/Oxford Road Conservation Area.  The proposed fascia will be in keeping with the original features of 209 Oxford Road using timber, corbels and pilasters. It will be a different colour that 205 Oxford Roads to provide a varied colour scheme.

Proposed works

A traditional replacement timber fascia to match the existing size of the fascia is proposed, with hand painted lettering and logos. The shopfront is to be painted in RAL 3003 ruby red, primary lettering to be painted in RAL 9003 white, which will be different to 205 Oxford Road and is proposed to provide visual interest and a varying tone to provide differentiation between the shopfronts. The metal door is to be replaced with a traditional timber door.

A slim cowl light is to be concealed within the top of the fascia. The shop frontage will be repainted and brickwork to the rear of the signage made good. New painted corbels will match 209 Oxford Road and downpipes will be changed from UPVC to cast iron and redecorated. The existing shutter is to be repainted and retained as it is required for security purposes at the site.

Plans considered
241175-PUR-07-ZZ-DR-A-2007 P01 21/01/2023 Proposed elevation

241175-PUR-07-ZZ-DR-A-1107 P01 23/01/2023 Demolition elevation

241175-PUR-07-ZZ-DR-A-1007 P01 23/01/2023 Existing elevation

241175-PUR-01-GF-DR-A-0014 P01 23/01/2023 Site Plan 207
241175-PUR-01-GF-DR-A-0013 P01 23/01/2023 Site Location Plan 207
241175-PUR-00-ZZ-DR-A-2107 P01 23/01/2023 Shopfront Advertisement

Planning and Heritage statement issue 02 February 2023

CIL form

As received for 230259/FUL and 230260/ADV on 01/03/2023

Email from agent 05/04/2023 at 17:06 to confirm that it is proposed to replace all UPVC guttering with cast iron downpipes

As received 5/4/2023

3. RELEVANT PLANNING HISTORY 

There has been no recent planning history.

950816 Internally lit shop fascia sign. Withdrawn 28/11/1997

4.
CONSULTATIONS

For application 230259 FUL and 230260 ADV a site notice was displayed at the site and a notice was advertised in the local paper on 23 March 2023. The owner of 209 Oxford Road made observations on the guttering and drawings. Case officer – an amended certificate B declaration of ownership was submitted, the application consulted for 21 days and discussions initiated between the agent and owner of 209 Oxford Road regarding the proposed works.

Consultation response
RBC Transport – There are no Transport objections to this application. Proposed works are within the curtilage of the site, should scaffolding be proposed that encroached or overhangs the public footway a license from the Council will be required. 

CAAC were supportive of the proposed HAZ improvements and but raised concerns about the proposed retention of the shutters, works to the guttering and retention of external signage in front of the site and the colour of the paint. Case officer - Some elements raised such as signage located to the in the forecourt to the front of the building are beyond the scope of the current planning application.
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.

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'.  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 Reading 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).

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.

Regulation 3 of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007 requires the Local Planning Authority to exercise its powers under these regulations in the interests of amenity and public safety taking into account the provisions of the development plan, so far as they are material; and any other relevant factors.  Regulation 3 states that factors relevant to amenity include the general characteristics of the locality, including the presence of any feature of historic, architectural, cultural, or similar interest.
Factors relevant to public safety include highway safety and whether the advert would hinder security or surveillance devices, including speed cameras.

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:

Reading Borough Local Plan 2019
CC7: Design and the Public Realm

CC8: Safeguarding amenity

EN1: Protection and Enhancement of the Historic Environment

OU4: Advertisements

OU5: Shopfronts and Cash Machines

Appraisal

Design and Impact on the Historic Character of the Building and Visual Amenity of the Area

The proposal seeks to reinstate the original fascia, repaint and improve the appearance of the shopfront and replace the downpipes.
The amendments proposed would enable the shop front to be more in keeping with the historic context of the conservation area and improve the visual amenities of the street (Policies CC7 & EN1). 
The proposed fascia sign with discreet externally illuminating down lighter would result in a reduction in harm to the historic character of the area, subject to conditions being adhered to (Policy EN1).
Policy OU5, the Design guide to shopfronts SPD (Jan 2022) and conservation area appraisal have a preference for internal rather than external security shutters. A case is made based on the produce sold from the site (valuable musical instruments and associated products) and the location of the site to justify retention of security of the premises, therefore, on balance, the retention of the existing shutters, which are to be repainted, is considered acceptable in this instance.
No internal changes are proposed.
It is possible that during works features of the original shopfront may be found that would be worthwhile to be retained. Therefore a condition is recommended to allow changes to the proposed plans to incorporate these features to be authorised by the Local Authority.
Transport

Transport have no objections.
RECOMMENDATION:

GRANT planning permission and advertisement consent.

Conditions

230259/FUL
1. The development hereby permitted shall begin no later than three years from the date of this planning permission. 

REASON: In pursuance of Section 91 of the Town and Country Planning Act 1990 (as amended by Section 51 of the Planning and Compulsory Purchase Act 2004) in order to prevent an accumulation of unimplemented planning permissions. 

2. The development hereby permitted shall ONLY be carried out in accordance with the following approved plans: 

241175-PUR-07-ZZ-DR-A-2007 P01 21/01/2023 Proposed elevation

241175-PUR-07-ZZ-DR-A-1107 P01 23/01/2023 Demolition elevation

241175-PUR-01-GF-DR-A-0014 P01 23/01/2023 Site Plan 207
241175-PUR-01-GF-DR-A-0013 P01 23/01/2023 Site Location Plan 207
241175-PUR-00-ZZ-DR-A-2107 P01 23/01/2023 Shopfront Advertisement

As received for 230259/FUL and 230260/ADV on 01/03/2023

Email from agent 05/04/2023 at 17:06 to confirm that it is proposed to replace all UPVC guttering with cast iron downpipes

As received 5/4/2023

REASON:  For the avoidance of doubt and to ensure that the development is carried out and adhered to in accordance with the application form and associated details hereby approved. 

3. The materials to be used in the construction of the external surfaces of this development shall be as specified on the plans and/or application form. All new external works and finishes, and any works of making good, shall match the existing original fabric in respect of using materials of a matching form, composition and finished appearance, except where indicated otherwise on the drawings hereby approved or unless otherwise agreed in writing with the Local Planning Authority.

REASON: In the interests of visual amenity and ensuring the new development responds positively to the local context and character in accordance with Policy CC7 and EN3 of the Reading Borough Local Plan 2019. 

4. Any changes to details of the approved scheme design that arise after works commence that are in the best interests of the heritage value of the building shall be submitted to the Local Planning Authority. The revised scheme should identify any material changes, any new original features revealed and remedial action to be taken. Work on the relevant part of the site should be halted until the revised scheme details have been approved in writing by the Local Planning Authority. 

REASON: As it is recognised that the approved works may reveal features of the original shopfront that should be incorporated into the approved new shopfront scheme in the interests of its appearance within the conservation area in accordance with Policy CC7 and EN1 of the Reading Borough Local Plan 2019. 
230260/ADV

1. The Standard Conditions:

i. No advertisement is to be displayed without the permission of the owner of the site or any other person with an interest in the site entitled to grant permission. 

ii. No advertisement shall be sited or displayed so as to:

a) endanger persons using any highway, railway, waterway, dock, harbour or aerodrome (civil or military);

b) obscure, or hinder the ready interpretation of, any traffic sign, railway signal or aid to navigation by water or air; or

c) hinder the operation of any device used for the purpose of security or surveillance or for measuring the speed of any vehicle. 

iii. Any advertisement displayed, and any site used for the display of advertisements, shall be maintained in a condition that does not impair the visual amenity of the site. 

iv. Any structure or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a condition that does not endanger the public. 

v. Where an advertisement is required under these Regulations to be removed, the site shall be left in a condition that does not endanger the public or impair visual amenity. 

Reason: In accordance with Schedule 2, Regulation 2(1) of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007. 

2. The advertisements hereby consented shall be carried out in accordance with the following approved plans:

241175-PUR-07-ZZ-DR-A-2007 P01 21/01/2023 Proposed elevation

241175-PUR-07-ZZ-DR-A-1107 P01 23/01/2023 Demolition elevation

241175-PUR-01-GF-DR-A-0014 P01 23/01/2023 Site Plan 207
241175-PUR-01-GF-DR-A-0013 P01 23/01/2023 Site Location Plan 207
241175-PUR-00-ZZ-DR-A-2107 P01 23/01/2023 Shopfront Advertisement

As received for 230259/FUL and 230260/ADV on 01/03/2023
REASON:  For the avoidance of doubt and to ensure that the advertisement is carried out in accordance the details hereby approved in accordance with Policy OU4 of the Reading Borough Local Plan 2019. 

3. The maximum luminance from the cowl light to be concealed within the fascia to externally light the signage hereby consented shall not exceed 350 cd/m2.

REASON: To protect the visual amenity and avoid excessive glare that could lead to a danger to highway users in accordance with Policy CC7 and OU4 of the Reading Borough

Local Plan 2019. 

4. Prior to the installation of the fascia and externally illuminating cowl light for the signage, details of the design and materials, if they differ to the approved plan, shall be submitted to be approved in writing by the Local Planning Authority. 
REASON: to be in accordance with policy EN1 and CC7. 

