


DELEGATED APPLICATION REPORT 				Target Date: 22/08/2017
Application No: 171048/LBC
Address: Flat 1, 24-26 Queens Road
Proposal: Replace wooden window frames with UVPC windows.
Case officer: Heather Banks

Site Description and Surrounding Area: 
The application property is part of a Grade II listed building that forms part of Queen’s Crescent which fronts onto Queens Road. The properties are three stories and finished in Bath stone ashlar. The property has been divided internally into four residential flats. The part of the building to which the works are proposed is a more recent, single storey brick extension to the rear of the property. This houses flat one as is accessed from Livery Close to the rear of the property.

Proposal: 
This application seeks listed building consent to replace the existing windows, which have white painted, timber frames, with new double glazed, white UVPC framed units. It is proposed that new windows will be of the same proportions as those they replace.

Documents Considered:
The applicant supplied the following documents: 
Location Plan
Block Plan
Design and Access Statement
Window Specification
Received 26th June 2017

Relevant Planning History:
06-01172-LBC - Change of use from office to residential, incorporating the erection of partitions in the interior, removal of a flat roof and rooflight to the rear to create a courtyard with small store, the blocking up of a doorway and the removal of a wall in the created ground floor flat, the creation of a cycle storage area between the single storey element and the main building, the creation of a doorway and entrance off the main lobby and the replacement of wooden sash windows. Permitted 27/03/2008
06-01173-FUL - Change of use of building from office to 5 flats, incorporating two flats in the current single storey rear extension, and one flat on each of the floors of the main building. Permitted 15/04/2008
06-00301-FUL and 06-00302-LBC - Conversion of office into 5 flats (comprising 3 no. two bed and 2 no. three bed). Refused 11/05/2006

Discussions with applicant:
[bookmark: _GoBack]The applicant was contacted by email on the 17th August and advised that the application would be refused as it was considered that UPVC windows would be harmful to the historic character of the listed building of which they would be a part of. The applicant responded that they did not feel that this was a fair assessment and that they did not feel that the UPVC windows would cause more harm than the existing single storey extension onto which the windows are to be fitted or the UPVC windows on other nearby rear extensions to properties along Queens Crescent. The Case Officer responded on the 21st August reiterating the original email and stating that double glazed windows would be acceptable but they would need to have timber frames and not UPVC frames.

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.

LEGAL AND PLANNING POLICY CONTEXT

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 building or its setting or any features of special interest which it possesses.

National Planning Policy and Guidance
National Planning Policy Framework (NPPF)
National Planning Practice Guidance
Historic England Good Practice Guide Note Number 2: managing significance in decision-taking

Reading Borough Local Development Framework Adopted Core Strategy (2008) (Altered 2015):
CS7     Design and the Public Realm 
CS33	Protection and Enhancement of the Historic Environment

APPRAISAL

Historic Character and Appearance
The proposal has been discussed with the Council’s heritage consultant and it is considered that the proposed UPVC frame windows would be unacceptable as they would not preserve or enhance the character of the listed building of which they are a part. 

It is acknowledged that the works will take place to the rear of the property and therefore will not be viewable from Queens Road. It is also acknowledged that the single storey extension onto which the windows are to be fitted is not an original part of the property, is not of the same aesthetic appearance as the original property and therefore already has a somewhat negative impact on the historic character of the main building. Finally it is acknowledged that there are some examples of UPVC windows being used at other rear extensions to the nearby properties along Queens Road. However, it should be noted that whilst not visible from Queens Road, the application unit is visible from Livery Close and the rear of the properties which make up Queens Crescent is used quite heavily for car parking. Also, it should be noted that some quality of materials has been retained in the construction of the single storey element which houses the application unit as slate tiles, timber frame windows and brick have been used in its construction. Finally listed building consent was never given for the UPVC windows at the other extensions to the rear of the properties along Queen’s Crescent and therefore these windows should not be used as an example of what it considered appropriate for these listed buildings.

Given that the application unit does form part of a listed building and helps to form the context in which the older parts of the property are viewed, it is considered that any changes to the application unit should not worsen the already less than desirable relationship between the single storey rear extension and the main part of 24-26 Queens Road. It is considered that the change to white UPVC framed windows would further reduce the quality of the single storey rear element to 24-26 Queens Road resulting in making this element a more harmful feature in terms of the appearance and historic character of the building. Alterations to a Listed Building must preserve or enhance the historic character of the building. It is not considered that the proposal would do this.

Conclusion
For the reasons laid out above it is considered that the replacement windows proposed would be harmful to the historic character of the main building at 24-26 Queen’s Road and therefore contrary to Policies CS7 (Design and the Public Realm) and CS33 (Protection and Enhancement of the Historic Environment) of the Reading Core Strategy 2008 (as amended).

RECOMMENDATION:

Refuse Listed Building Consent

Reason for Refusal
By virtue of their material and appearance, it is considered that the white UPVC frames to the proposed new windows would not preserve or enhance the historic character and appearance of the application property. It is therefore considered that the application should be refused as it is contrary to Policies CS7 (Design and the Public Realm) and CS33 (Protection and Enhancement of the Historic Environment) of the Reading Core Strategy 2008 (as amended).

Informatives

1. The documents considered under this Listed Building Consent are:
Location Plan
Block Plan
Design and Access Statement
Window Specification
Received 26th June 2017

2. The Local Planning Authority has worked with the applicant in a positive and proactive manner. The applicant has been given advice regarding how to overcome the issues. The applicant decided not to respond to the advice given and so it has not been possible to overcome these issues, hence the issuing of this notice of refusal of permission.
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