


DELEGATED APPLICATION REPORT 					Target Date: 15/09/2017
Address: 24 Queen Victoria Street Reading
Application No: 171228/LBC
Proposal: Internal refurbishment of existing Building Society branch. Redecoration of the existing timber shop front and metal louvers. Replacement of existing timber glazed shop front door.
Case officer: Heather Banks

Site Description and Surrounding Area: The application relates to the ground floor of a mid-terrace shop unit on the east side of Queen Victoria Street. The unit is occupied by Skipton Building society and is part of a Grade II Listed terrace of buildings along Queen Victoria Street. The site is located within the Reading Central Area, the Primary Shopping Area and is an ‘Active Frontage’ as defined by Policy RC10.

Proposal: The application seeks listed Building consent for the internal refurbishment of the unit, the redecoration of the existing timber shop front and metal louvres and the replacement of the existing timber glazed shop front door.

The internal refurbishment of the unit will involve the removal of nearly all of the existing internal plasterboard walls to allow the reconfiguration of the space with new internal walls (being a combination of plasterboard and glazing) being inserted. The walls to all public areas will also be fully stripped of existing wall paper. Plaster grip adhesive is then to be applied and the walls re-skimmed before being fully redecorated. The existing fire exit door to the rear, north eastern corner of the unit is to be blocked up with masonry and a new opening it so be made next to the existing store.

The redecoration of the timber shop front is to involve the repainting of all timber elements and the existing metal louvres in Brilliant White. The existing door is to be removed and replace with a timber and glass door of the same size but without the diagonal timber section. The door will also be painted Brilliant White. The rest of the shop front, including the signage, is to be retained as is.

Documents Considered:
Drawing No: 14258-140 – Location Plan
Drawing No: 14258-142 – Site Plan
Drawing No: 14258-141 – As Existing Plan
Drawing No: 14258-240 – As Proposed Plan
Drawing No: 14258-242 – Existing and Proposed Shop front elevations
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Relevant Planning History:
131250/ADV and 131281/LBC - Removal of existing fascia and projecting sign and replacement with  new fascia and projecting sign. Permitted 05/11/2013
92-00506-FUL, 92-00507-ADV and 92-00508-LBC - Internal modification of existing premises. New timber and glass shop front. Externally illuminated letters individually mounted on fascia. Non-illuminated projecting sign. Permitted 08/08/1992



Consultation Responses:
Conservation Consultant: Following confirmation from the Case Officer (following a site visit) no interior features of historic merit had been observed, happy to conclude that the proposed works would not harm the character of the listed building.
Notification letters regarding the application were sent to properties at 24, 26 and 28A Queen Victoria Street, Victoria House, Queen Victoria Street and 26-28 Broad Street. A Site Notice was also displayed, attached to a lamppost to the front of the property on the 17th August by the case Officer. No representations have been received.
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
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 
Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:
Reading Borough LDF Core Strategy (2008) (altered 2015)
CS7	Design and the Public Realm
CS33	Protection and Enhancement of the Historic Environment

Reading Sites and Detailed Policies Document (SDPD 2012) (altered 2015)
DM23  Shop fronts and Cash Machines

Appraisal

Internal Alterations
Internally this part of the listed building retains little if any features of the original property, with these likely having been removed under previous fit-outs of the unit. The interior has a non-original suspended ceiling and the interior space is divided by non-original plasterboard walls. There are no features of architectural or historic interest such as doors, linings, shutters, panelling, cornices, decorative plasterwork, floorboards,  fireplaces or lath and plaster ceilings remaining.

Internally the proposal seeks to remove of the existing internal plasterboard walls to allow the reconfiguration of the space with new internal walls constructed from a combination of plasterboard and glazing. The most potentially harmful (to the character of the listed building) parts of the proposal are the stripping of all wallpaper from the structural walls of the building with plaster grip adhesive then being applied and the walls re-skimmed before being fully redecorated and the blocking up of the existing fire exit door to the rear, north eastern corner of the unit and the creation of a new opening next to the existing store. However, after consideration it has been concluded that given that neither the existing fire door or opening are likely to be original to the property, and that the original features of this unit have clearly been stripped out at an earlier date, the proposed works would not result in any further harm and would preserve the existing historic character of this grade II listed building. The works would therefore be in accordance with Policy CS33 of the Core Strategy. 

External Works to shop front
It is considered that the proposed repainting works to the shop front are minor refurbishment works which would cause no harm to the character of the listed building. Also, given that the proposed replacement door is to be timber and glass, in keeping with the rest of the shop front, it is not considered that this element would could any harm to the character of the listed building. The proposed works would therefore be in accordance with Policy CS33 of the Core Strategy.

RECOMMENDATION:
GRANT listed building consent.

Conditions
1. The works to which this consent relate must be begun not later than the expiration of three years beginning with the date on which the consent is granted.  

Reason: to accord with Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in a proper workmanlike manner appropriate to the age and character of the building and using traditional materials and techniques except where the use of modern materials and techniques have specifically been approved by the local planning authority.

Reason: To accord with Reading Borough Council Core Strategy CS33: Protection and Enhancement of the Historic Environment and for the purpose of ensuring that work is appropriate to the special architectural or historic interest of the listed building.

Informatives
1. The Local Planning Authority has been positive and proactive in dealing with this planning application by advising of matters to make the application potentially supportable prior to its submission, assisting in the validation of the application and applying conditions so as to make the proposal acceptable.

2. The following documents were considered:
Drawing No: 14258-140 – Location Plan
Drawing No: 14258-142 – Site Plan
Drawing No: 14258-141 – As Existing Plan
Drawing No: 14258-240 – As Proposed Plan
Drawing No: 14258-242 – Existing and Proposed Shop front elevations
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