Delegated Application Report


Target Date: 28/08/2018
Address: 930 Oxford Road, Tilehurst, Reading
Application No: 181161/FUL
Proposal: Glass and metal canopy over shop front
Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is occupied by ‘Glam Shotz’ hair and beauty on the ground floor which is at the end of a parade of shops along the Oxford Road.  The site is two storey in height when viewed from the road but three storey at the rear due to a drop in levels.  Part of the building is used as separate residential units following previous prior approval and planning permission.
Proposal:

The application is for the installation of a flat roof glass canopy that would be located below the existing fascia sign.  The canopy would be attached to the front elevation of the building by 4 metal bars that extend up to the middle of the first floor windows.  The canopy measures 5.4m in width and 1.5m in depth.

Plans Submitted:

The agent supplied the following plans and drawings, received on 3rd July 2018: 
Drawing No: OXRAI:600 – Site Location Plan
Drawing No: OXRAI:601 – Site Block Plan 

Drawing No: OXRAI:602 – Existing Floor Plans and Elevations 
Drawing No: OXRAI:603 – Proposed Floor Plans and Elevations 

Drawing No: 01 Rev 1 – Bespoke Canopy 
Relevant Planning History:

11/01357/CLE (Civica Ref: 110877) - Certificate of lawfulness for existing use of lower ground floor and timber building as B8 printers and stationers.  Refused 10/11/2011.

11/01402/FUL (Civica Ref: 111748) - Demolition of existing timber shed and replacement with new extended single storey building.  Withdrawn 31/08/2012.

12/00907/CLE (Civica Ref: 120730) - Certificate of Lawfulness for existing use of lower ground and existing timber building as B8 printers and stationers (Resubmission of 11/01357/CLE).  Withdrawn 31/08/2012.

12/01702/FUL (Civica Ref: 121659) - Change of use of basement to B8 storage and replace existing rear timber shed with new single storey rear extension.  Permitted 06/02/2013.

161917/UPA - Notification of Prior Approval for a Change of Use from Storage or Distribution Buildings (Class B8) and any land within the curtilage to Dwelling houses (Class C3). The proposed development comprises the change of use of the existing basement from storage (B8) to Residential (C3), to 1 x 1 bed dwelling.  Prior Notification under Class P, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015.  Prior Notification Approval 05/12/2016.

170252/FUL - Conversion of rear storage facility from use class B8 to C3 (1 bedroom apartment).  Permitted 28/06/2017.

180578/APPCON - Discharge of conditions 1 and 2 of prior approval 161917. Discharged 07/06/2018.

Consultation Responses:

· Transport raised no objection.

· Notification letters were sent to 9228 and 932 Oxford Road and no comments have been received. 

Summary of discussions with applicant/agent:
The agent was advised in an email dated 17th August 2018 that the proposal due to its modern design, materials and location was not considered acceptable.  The agent advised the applicant had already purchased the canopy and asked whether there was any scope to work with the design proposed.  Officers advised that a canopy at fascia level only may be more acceptable however this may not work with the materials and design of the canopy proposed.  It was agreed to refuse the application and the applicant could appeal the decision if they wished.
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 and Legal Context

The following local and development plan policies are relevant to this application:

Reading Borough Local Development Framework Core Strategy (2008) Policies:

CS7: Design and the Public Realm
Sites and Detailed Policies Document (2012)

DM4: Safeguarding Amenity
DM23: Shopfronts and Cash Machines 

The main issue to be considered:

i) Design and impact on the character of the area
ii) Impact on neighbouring properties

i) Design and impact on the character of the area 
Policy CS7: Design and the Public Realm of the Core Strategy states that ‘all development must be of high design quality that maintains and enhances the character and appearance of the area’.  Policy DM23: Shopfronts and Cash Machines of the Sites and Detailed Policies Document states that ‘shopfronts, individual features of shopfronts and cash machines will respect the character of the building on which they are located and their surroundings, as well as the wider street, in terms of design, colour, materials, lighting and location’ and specifically refers to canopies ‘canopies and blinds over windows and entrances should be for shading of the shop and should be retractable’.

The application site is located at the end of a parade of shops along the Oxford Road.  The buildings within the parade all have single storey front projections with a mono-pitched roof with fascia and projecting signs and there is regularity in the character and appearance of the buildings within the row.  The proposed canopy has a flat roof and would be located below the existing fascia sign.  The canopy would be attached to the wall by 4 metal bars which extend up to the middle of, and either side of, the first floor windows.

By reason of its modern non-retractable design, glass and metal materials and location the proposed canopy is not considered to respect the character of the building, the parade of shops or the surrounding area and is therefore contrary to Policy CS7: Design and the Public Realm of the Core Strategy and DM23: Shopfronts and Cash Machines of the Sites and Detailed Policies Document.
ii) Impact on neighbouring properties

The proposed canopy is not considered to be harmful to neighbouring properties and accords with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document.

Conclusion

The proposed canopy has been assessed and found to be unacceptable as it would harm the character of the building and the surrounding area.

Conclusion

REFUSE
Informatives relating to:

1. Refused plans

2. Positive and proactive

