DELEGATED APPLICATION REPORT			       Target Date: 06/07/21 & 25/06/21
Application No: 210681/FUL & 210682/ADV
Address: 1 The Triangle
Proposal: Various external alterations including replacement shop front (210681/FUL); Display of internally illuminated fascia and projecting signs (210682/ADV)
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site comprises a two storey building located at the end of a shopping parade, within Tilehurst Triangle District Centre. The building was vacant at the time of the application, previously in use as a bank. 
Proposal
The proposal is for various external alterations, including the replacement of the shop front, to facilitate the conversion of the ground floor from a former bank to a coffee shop. Both the existing and proposed uses fall within Class E, therefore planning permission is not required for the change of use. The proposals include a new entrance to the principal elevation, to facilitate access to existing office/storage space at the first floor. Application 210682/ADV proposes internally illuminated fascia and projecting signage, in the Costa Coffee corporate image. 
Plans Considered
The agent supplied the following, received 04/05/21:
Drawing No: 07.22/02.1 – Site Location and Block Plan
Drawing No: 07.22/03.1 – Existing First Floor Plan
Drawing No: 07.22/04.1 – Proposed Ground Floor Plan
Drawing No: 07.22/04.1 – Proposed First Floor Plan
Drawing No: 07.22/03.2 – Existing Elevations
Drawing No: 07.22/05.1 – Proposed Elevations
The original proposal included the conversion of the first floor from office/storage space to a 1x2 bed flat. 
Prior to the validation of the application, on 10/05/21 the agent was advised of several outstanding validation requirements, principally relating to the proposed flat. Following discussions, the agent chose to omit the conversion of the first floor from the proposals, supplying amended forms and documentation as received 11/05/21:
Planning Statement
Drawing No: 07.22/04.1 Rev. 01 – Proposed First Floor Plan 
Relevant Planning History
930416/FUL – Emergency exit door at rear – Permitted 20/01/94
950295/FUL – Installation of windows and door to side elevation – Permitted 19/09/95
991092/ADV – Installation of internally illuminated fascia and projecting sign – Permitted 22/11/00
090106/FUL – Alterations to shop front – Permitted 11/09/09
210821/FUL – Partial change of use of ground and lower ground floors from bank (Class E) to high security safety deposit store (Class B8) – to be determined
Consultation Responses
Neighbouring owners and occupiers at 3 The Triangle and 95 School Road were consulted by letter. Two site notices were displayed. Two letters of representation were received, with regard to the following:
· In support, the proposals would reverse the trend of vacant units in The Triangle
· In support, the proposals would likely increase footfall in the area, benefiting other local businesses
Reading Borough Transport Development Control
Raised no objection to proposals, subject to a condition restricting the illumination of the signage. 
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.
Relevant Planning Policy and Guidance
The following local and national planning policy and guidance is relevant to this application:
National Planning Policy Framework
Reading Borough Local Plan (2019)
Policy CC1 – Presumption in Favour of Sustainable Development
Policy CC2 – Sustainable Design and Construction
Policy CC3 – Adaption to Climate Change
Policy CC5 – Waste Minimisation and Storage
Policy CC6 – Accessibility and the Intensity of Development
Policy CC7 – Design and the Public Realm
Policy CC8 – Safeguarding Amenity
Policy EN12 – Biodiversity and the Green Network
Policy EN18 – Flooding and Drainage
Policy EM1 – Provision of Employment
Policy EM4 – Maintaining a Variety of Premises
Policy TR3 – Access, Traffic and Highway-Related Matters
Policy TR5 – Car and Cycle Parking and Electric Vehicle Charging
Policy RL1 – Network and Hierarchy of Centres
Policy RL3 – Vitality and Viability of Smaller Centres
Policy OU4 – Advertisements
Policy OU5 – Shopfronts and Cash Machines
Appraisal
Principle of development
On 21st July 2020 the Government published The Town and Country Planning (Use Classes) (Amendment) (England) Regulations 2020, which came into force on 1st September 2020. Amongst other changes, the former Part A use classes were revoked and a new Class E (Commercial, Business and Service) was introduced. Class E covers the former use classes of A1 (shops), A2 (financial and professional services), A3 (restaurants and cafes) and parts of D1 (non-residential institutions) and D2 (assembly and leisure). Both the existing and proposed uses fall within Class E.   
These amendments have severe implications for the application of Policy RL3, which states that within Key Frontages development involving a net loss of A1 retail or A2 financial and professional to other ‘centre uses’ will only be permitted where:
· There would be no more than 3 consecutive units which are not in A1 or A2 retail use; and
· The proportion of the total length of the Key Frontage within the centre that is in A1 or A2 use would exceed the relevant proportion (Tilehurst Triangle District Centre = 60%)
As a result of the amendment of the Regulations, this part of Policy RL3 is now redundant and carries nil weight. The unit could change use under permitted development to a wide variety of non-retail uses, without requiring planning permission. 
As Policy RL1 states, the vitality and viability of centres should be maintained and enhanced. The policy cites the importance of a diverse range of facilities within centres, but seeks to ensure that a strong retail element is retained. Due to the amendment of the Regulations, the LPA’s control on retaining a significant retail element has been weakened. Nonetheless, ensuring the vitality and viability of centres remains is still of primary importance. 
Bringing a vacant unit back into active use is an optimal way of aiding the vitality of a centre. A vacant unit makes little contribution to the attractiveness of the centre, though empty units in centres are inevitable, particularly in the current economic climate. While the principle of bring a vacant unit back into active use is acceptable, the resultant imbalance in retail mix is regrettable. However, in the context of the amendments of the Regulations, the proposals would not cause significant detrimental harm to the vitality and viability of the Local Centre. Subject to other policy consideration outlined below, the principle of the proposed development is on balance, acceptable. 
Design and impact on the character of the surrounding area
As noted above, bringing a vacant unit back into active use will aid the vitality of the centre. The development proposals go further, significantly enhancing the appearance of the existing dated building, in accordance with Policy CC7. The proposals include a new shop front and glazing to the principal elevation, to align with the corporate image of Costa Coffee, suitable for modern use and occupation. The proposed awning would be retractable, and an active frontage to the street would be presented at all times, in accordance with Policy OU5. No significant harm would be caused to the character and appearance of the surrounding area as a result of the proposed development. 
Impact on neighbouring amenity
The site is located within an established District Centre, where heavy footfall and regular comings and goings are to be expected. Nonetheless, residential properties are located immediately to the northeast of the site. Subject to conditions restricting hours of use, hours of deliveries and servicing, hours of playing amplified music and a litter strategy, no significant harm is expected to be caused to neighbouring residential amenity. 
Advertisement
Policy OU4 states that advertisements will respect the building or structure on which they are located and/or their surroundings and setting in terms of size, location, design, materials, colour, noise, lettering, amount and type of text, illumination and luminance. The proposed signage would be located in the same location as prior shop front signage. It is considered that in this location and in the form proposed, no significant harmful design impacts, nor impact on the host building or character of the surrounding area, would result. The proposal is therefore in accordance with Policy OU4. 
The proposed signage would be located in a position that would not cause a physical obstruction to members of the public using the highway. The illumination of the signage would be restricted by condition, and as such is unlikely to cause a distraction to users of the highway. The proposal is therefore considered acceptable in public safety terms in accordance with Policy TR3.  
[bookmark: _GoBack]Other matters
The site is located within an identified Green Link. The proposed development includes significant works to the exterior of the building. The development affords the opportunity for biodiversity enhancement to be included within the works. A condition is applied, requiring details of biodiversity enhancement to be agreed prior to the commencement of the use. 
Conclusion
The proposal has been assessed and found to be acceptable as it accords with the identified policy and guidance. 
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