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[bookmark: _Hlk32486237]DELEGATED APPLICATION REPORT	   	
Target Date:	14/08/2020
[bookmark: _Hlk30677640]Application No: 200853
Address:	   7 Bridge Street, Caversham, Reading, RG4 8AA
Ward:		   Abbey
Case Officer:	   James Schofield
Proposal:	Removal of ground to first floor staircase and enclosure, first floor extension at the rear and alterations to shop front at ground floor level.
1. SITE DECSRIPTION AND CONTEXT
[bookmark: _Hlk30677808]The proposed development site relates to a former NatWest Bank (Use Class E). The site is located within St Peters Conservation Area and Flood Zone 2. Former NatWest Bank possibly dates from the 1890s and was renovated during early C20. It is made of red brick with stone dressings, gabled facade with projecting stone dressings. It is part 3 storey, with a strong commercial frontage to ground floor. The building is of townscape merit within the St Peters Conservation Area.
2. PROPOSAL
The proposals consist of alterations to the ground floor shop front and to rear including the following:
Ground Floor shop front:
· Remove the brickwork stall riser whilst supporting the fluted pilasters
· Remove existing window frames and glazing between the fluted pilasters;
· Insert stone pedestals to support the fluted pilasters and build up a new stall riser;
· Insert new metal framed shopfront frames and glazing.

Ground and First Floor accommodation:
· A new first floor perimeter wall and roof structure, built of stretcher bond red brick cavity wall with brickwork quoin details employing a buff brick to create a 2nd storey with metal framed sliding folding doors at ground and first floor and a flat roof including a low profile rooflight.
· The remaining works would be internal including a new ground to first staircase in approximate position of original. 

3. CONSULTEES
[bookmark: _Hlk33708965]Publicity and Neighbours

[bookmark: _Hlk32486560]A form was received from the agent indicating the site notice was displayed from the 26th of June 2020. 
One response was received from the Caversham and District Residents Association (CADRA) which indicated broad support for the proposal with key concerns regarding a;
I. desire for improved landscaping to the rear of the site, and
II. object to the changes to the details of the historic shopfront.
On the first point; it is acknowledged that little detail regarding landscaping to the rear was included as part of this proposal. However, requiring details and improvements would be outside of the scope of this application. On the second point, our Heritage Officer reviewed the application and noted that the building is a 20th century addition and had no objections to the proposed changes in principle.
[bookmark: _Hlk32486579]Heritage
[bookmark: _GoBack]The Heritage Officer had no objections subject to a condition being included to ensure the colour of the brick used matches the existing. 
Environmental Protection
No objections subject to a condition limiting the hours of construction to between 0800 and 1800 hours to Monday through Friday and 0900 to 1300 hours on Saturday.
4. PLANS/DOCUMENTS CONSIDERED
[bookmark: _Hlk30678764][bookmark: _Hlk32486537]Drawing No: 1904/site/location
Drawing No: 1904/1/2 Ground Floor Plan as Existing
Drawing No: 1904/1/3 First Floor Plan as Existing
Drawing No: 1904/1/4 Second Floor Plan as Existing
Drawing No: 1904/1/5 Roof Plan as Existing
Drawing No: 1904/1/10 Elevations as Existing
Drawing No: 1904/1/11 Elevations as Existing
Drawing No: 1904/1/20 Sections as Existing
Drawing No: 1904/2/2 Ground Floor Plan as Proposed
Drawing No: 1904/2/3 First Floor Plan as Proposed
Drawing No: 1904/2/4 Second Floor Plan as Proposed
Drawing No: 1904/2/5 Roof Plan as Proposed
Drawing No: 1904/2/10 Elevations as Proposed
Drawing No: 1904/2/11 Elevations as Proposed
Drawing No: 1904/2/20 Sections as Proposed
Flood Risk Assessment 
As received 22 June 2020

5. RELEVANT PLANNING HISTORY

None relevant.

6.	LEGAL AND PLANNING POLICY CONTEXT
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.
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 ‘National Planning Policy framework’ (‘’NPPF’’) 2019 states clearly that its content is to be a material consideration in the determination of applications.  The ‘NPPF’ states that due weight should be given to the adopted policies of the Local Development Framework (LDF) (Core Strategy and Sites and Detailed Policies Document) 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). 

The following local and national planning policy and guidance is relevant to this application:

National Planning Policy
National Planning Policy Framework (2019)
National Planning Practice Guidance
Guidance: Flood risk and coastal change, What is meant by “minor development” in relation to flood risk (Par. 046, Ref ID: 7-046-20140306)
Guidance: Flood risk and coastal change, The flood risk issues raised by minor developments (Par. 047, Ref ID: 7-047-20150415)

Reading Borough Local Plan (adopted 2019):
[bookmark: _Hlk33709728]CC7	Design and the Public Realm
CC8	Safeguarding Amenity
TR3	Access, Traffic and Highway-Related Matters
[bookmark: _Hlk32486620]OU5	Shopfronts and Cash Machines
EN1	Protection and Enhancement of the Historic Environment 
EN3	Enhancement of Conservation Areas
EN4	Locally Important Heritage Assets
EN15	Air Quality
EN18	Flooding and Sustainable Drainage Systems

8.	APPRAISAL

8.1	Principle of development

The application seeks to make alterations to the ground floor of a bank (Class E) in order to facilitate a new bank occupying the site. No change of use is proposed or would result because of the works. Such works are supported in principle by the policies of the Reading Borough Local Plan (2019) subject to a number of criteria ensuring the effects of the development are not harmful. This will be considered in more detail in the following sections.

8.2	Character and Heritage	
Policy CC7 of the Reading Borough Local Plan (2019) requires development to be of a high design quality that maintains and enhances the character and appearance of the area in Reading in which it is located. Policies EN1, EN3 and EN4 seek to protect and enhance the historic character of Heritage assets and Conservation areas.
Our Heritage Officer had the following comments on the impact of the proposal on the Historic character of the building;
“No. 7 Bridge Street forms part of the enlarged St Peter’s Conservation Area; the building is currently unoccupied. The shop front consists of modelled pilasters, capitals and signage fascias framing a side entrance door and the wider shop front. The present shopfront has a non-historic brickwork stall riser and glazed panels between joinery fluted pilasters all contained within the typical shopfront arrangement. The entrance door with arch above provided access to a staircase to the upper residential floors, with the shop entrance contained within the wider shop front. 

The application proposes the restoration of the shop front including removal of the non-original stretcher bond stall rise and replacement of the windows with metal frames. The brickwork stall riser under the full width window and around the entrance door is part of the alterations formed when the ground floor was converted to a bank and there is no objection to its removal and replacement with a lower stall rise and new windows with the retention of the surrounding pilasters and capitals. 

The proposed extension to the rear would be well screened and would not extend beyond the existing extensions to the rear of adjacent buildings.” 
The Planning Officer agrees with the Heritage Officer that no harm would result to the character of the building or the wider conservation area provided a condition was included requiring the materials be approved. The proposal is considered to comply with Policy CC7 and EN1 of the Local plan 2019. 
8.3	Transport

[bookmark: _Hlk30679498]No works considered by this application could cause a physical obstruction to members of the public using the highway. 
As such the proposal under consideration by this application is acceptable in terms of Policy TR3 of the Reading Borough Local Plan (2019).
8.4	Air Quality

The proposal does not introduce any new planning units or change of use. As such, no adverse transport or air quality impacts are envisaged. 
8.5	Flood-risk

	This proposal is within Flood Zone risk 2. The existing (unchanged) use class is considered less vulnerable (banking/financial). The proposal does not increase flood risk or reduce the capacity of the flood plain to store floodwater. To proposed rear extension is less than 250 square metres, and as such, the EA does not need to be consulted on this application. 

It is considered the proposal would not alter the existing non-vulnerable flood-risk on this site and accords with local policy EN18.

9.	CONCLUSION  
[bookmark: _Hlk32486960]In light of the above assessment the proposal is considered to accord with the requirements of the development plan and is therefore recommended for approval subject to conditions.
10.	RECOMMENDATION  
GRANT
11.	CONDITIONS
1. TL1
2. AP1
3. M2
4. C1	
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