DELEGATED APPLICATION REPORT

APPLICATION NUMBER: 151817/LBC/AA2
ADDRESS: 12-14 Queen Victoria Street.
THE PROPOSAL: New Shopfront and internal alterations.
SITE DESCRIPTION AND SURROUNDING AREA: The property is a Grade II listed building located midway along the eastern side Queen Victoria Street.
Whilst not within the Conservation Area the pedestrianized route has a distinctive character. The narrowness of the street combined with the strong Victorian architecture with upper floors of local red/orange brickwork, projecting bays and distinctive detailing give a uniformity of appearance.
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The ground floors are occupied by a mix of commercial units predominantly within the ‘A’ use classes. Shopfronts and signage are typical of a diversity typically found within a town centre shopping area but frontages typically have a stall-riser. The advertisement’s utilise a range of styles including individual lettering with external signage, internal box signs and (as proposed here) individual lettering with backlit (halo) signage.
The application seeks to install a new shopfront and undertake internal alterations. Separate advert and full planning applications have been submitted for the proposed new signage and shopfront. No change of use application is required as the previous use was A3 (Restaurant ) and the proposed use is A1 (Retail).

The previous use was a restaurant with a range of modern fixings and temporary sub-divisions typical of a modern commercial use.
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RELEVANT SITE HISTORY

The site was most recently occupied as a café/restaurant (Bella Italia) within the A4 Use Class.
RESPONSE TO CONSULTATIONS

The application was not assessed at an Applications Steering Group meeting. 
Other consultations: Site meeting with the Conservation Officer resulted in verbal confirmation that the proposed internal fit out did not compromise the structure or character of the listed building.
RESPONSE TO PUBLICITY

No items of correspondence were received.  
POLICIES

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 Framework 

Part 12 – Conserving and enhancing the historic environment

Reading Borough Local Development Framework Core Strategy (2008)

CS33 (Protection and Enhancement of the Historic Environment)

Key Issue:
Impact on the Character and Appearance of the Listed Buiding

The application needs to be considered on the basis of its impact on the character and setting of the listed building.
The new shopfront  is typical of that found within a commercial frontage within a town centre. It provides a stall riser and maintains a verticality within the glazing area, although the glazing bars have been narrowed and the bay feature which projects from the central ‘false’ pilaster (the original which would have separated the original units at 12 and 14 having been lost many years ago) is lost to create a linear frontage with recessed doorway. 
The new shopfront is typical of that found within a commercial frontage within a town centre. It provides a stall riser and maintains a verticality within the glazing area, although the glazing bars have been narrowed and the bay feature which projects from the central ‘false’ pilaster (the original which would have separated the original units at 12 and 14 having been lost many years ago) is lost to create a linear frontage with recessed doorway. 

The proposal is for a large shopfront, but the character is maintained via a timber appearance (hardwood and composite over aluminium sub-frame).  Stallriser is appropriate height and construction.  Door is modern, but set back from streetscene and on balance, acceptable.
The proposals are considered to satisfy Policy CS33 which seeks to protect Listed Buildings through the managing development appropriately.
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.

	Planning Issue requiring resolution

	Issue resolved at pre-application stage ?
	Issue resolved at application stage ?
	Comments

	Discussed with Julie – only fill this in for refusals.

	Yes √
	N/A
	Applicant responded positively to Design Review Panel’s comments


RECOMMENDATION: Grant subject to conditions.
Case Officer: Andrew Amery
Conditions

APPROVAL CONDITION - Listed Building Commencement Period Condition

The works to which this Listed Building consent relates must be begun not later than three years beginning with the date on which this consent is granted.

Reason: To conform to the requirements of Section 17(3) of the Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).

APPROVAL CONDITION -  Approved Plans

The development hereby permitted shall be carried out in accordance with the approved plans listed in the schedule attached below, unless otherwise agreed in writing with the Local Planning Authority.

Reason:

For the avoidance of doubt and in the interests of proper planning.

APPROVAL CONDITION – Any repairs required to be undertaken to the fabric of the listed building as a result of the installation of the new shopfront and internal alterations must be undertaken so as to match the existing structure. Significant damage (that which is visually noticeable) must be reported to the Local Planning Authority in writing to be accompanied with a repair methodology to be agreed by the Local Planning Authority prior to those works being undertaken.

REASON.

To protect and maintain the character of the Listed Building.

