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DELEGATED APPLICATION REPORT			          Target Date: 20/Feb/2020
Application No: 	191963/FUL
Address: 		20 Market Place, Reading, RG1 2EG
Ward:			Abbey
Case Officer:		James Schofield
Proposal: 	Application for extractor flue/ventilation system for restaurant.
1. SITE DECSRIPTION AND CONTEXT
The development site relates to a post-war four-storey building in the Market Place/London Street Conservation Area, which is characterised by a mixture of uses including residential. 
2. PROPOSAL
The application seeks planning permission for the installation of a new extractor/ventilation system for a restaurant.
3. CONSULTEES
A site notice was displayed receiving no comments in relation to the application.
[bookmark: _GoBack]Environmental Health
Officer indicated that the Noise Impact Assessment was sufficient to meet concerns regarding noise – however that an odour assessment should be conditioned and conducted to satisfaction prior to installation of the system.
4. PLANS/DOCUMENTS CONSIDERED
The agent supplied the following:
Drawing No. A1 V.1 Existing Floor & Ventilation Plan 
Drawing No. A2 V.2 Proposed Floor Plan 2
Drawing No. A3 V.2 Proposed Floor & Ventilation Plan 2
Drawing No. A4 V.1 Existing Front View
Drawing No. A5 V.2 Proposed 2 Back & Side View
Location Plan
Block Plan
Mechanical Delivery File
As received on 12 December 2019
Noise Impact Assessment (21 February 2020)
As received on 27 February 2020
5. RELEVANT PLANNING HISTORY
· LPA ref: 111489 Change of use to permit use within classes A1 (as existing), A2, A3 or A5. Permission granted. EP asked for consultation on proposed restaurant uses.
· LPA ref: 162336 Discharge of condition 6 (kitchen extraction).
6. 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.
7.	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 Planning Policy
National Planning Policy Framework (2019)
National Planning Practice Guidance

Reading Borough Local Plan (adopted 2019):
CC7: Design and the Public Realm
CC8: Safeguarding Amenity
EN3: Enhancement of Conservation Areas
EN17: Noise Generating Equipment
8.	APPRAISAL
8.1	Principle of development

The application seeks planning permission for the installation of a new extractor/ventilation system for a restaurant. Such works are supported in principle by policies of the Reading Borough Local Plan (2019) subject to criteria which both ensure the effects of the development are not harmful and the development contributes appropriately to the integrity of Conservation Areas of the Borough and does not introduce unacceptable noise levels. This will be considered in more detail in the following section.
8.2	Character of the area
The Council is required under Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 1990 to pay special attention to the desirability of preserving or enhancing the character or appearance of the Conservation Areas. Policy EN3 ‘Enhancement of Conservation Areas’ of the Local Plan seeks to conserve and enhance the special interest, character and architecture of Conservation Areas. Finally, 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.
This proposal seeks planning permission for the installation of a new extractor/ventilation system for a restaurant. The proposal is not considered to detrimentally alter or impact upon the existing design and appearance of the building due to siting of the equipment to the rear of the site where this sort of equipment is already sited. It is not considered that the cumulative effect of this equipment would be detrimental to the character of the building at this time. Consequently, it is considered the proposal would not detract from the character of the building and or the character of the surrounding Conservation Area. In this regard the proposal is considered to comply with Policy EN3, CC7 of the Local Plan 2019. The Council has also discharged its duty under Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 1990.
8.3	Noise Pollution
As discussed in the Mechanical Delivery File, noise pollution will result from the machinery at levels which, according to the noise impact assessment, would be 10 db lower than that existing. As such, with conditions limiting times of operation and installation to be done in line with the proposal, it is considered to accord with Policy EN17. It will be important for the proposal to be installed as per approved plans and to limit time of operation; this will avoid an unacceptable intensification of noise pollution during both daytime and ordinary sleeping hours (2300 hrs to 0800 hrs). With these conditions in place, it is considered the proposal accords with Policy EN17 and CC8 of the Reading Borough Local Plan in terms of acceptable impact upon noise related amenity. 
8.4	Odour
As Policy CC8 requires proposed development avoid the introduction of a detrimental impact on the living environment of existing or new residential properties in terms of smell, dust or fumes. Because no odour assessment has been carried out and no odour management plan has been submitted with the application, it will be necessary if the proposed development is to be acceptable for this to take place. It is considered that a condition requiring this to take place prior to the relevant development commences should be sufficient to ensure the scheme accords with Policy CC8.
9.	CONCLUSION  
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 permission with the following conditions:
1. TL1 Standard Time Limit
2. AP1 Approved Plans
3. M3 Materials (as specified)
4. N8 Noise Levels of Plant/Equipment Restricted
5. N3 Machinery (Hours Permitted)
6. N12 Ventilation & Extraction (as specified)
7. N11 Ventilation & Extraction (to be submitted) ODOUR





APPENDIX
Site Photos as of the 6th of February 2020.
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