DELEGATED APPLICATION REPORT - Application No: 150842/FUL
Address: 37-42 Market Place Reading
Proposal: Proposed cladding of building and alterations to fenestration
Case officer: Matthew Burns

Site Description and Surrounding Area: The application site comprises a four storey building in Market Place. The ground floor is currently in use as retail and, the first, second and third floors are currently vacant but were last used for B1(a) offices. The building is located in the Market Place/London Street Conservation Area. 

Prior Approval (application ref. 141280/OPA) for change of use of the first, second and third from offices to 5 x two bed flats,13 x one bed flats and 18 studio flats was granted on 1st October 2014. Internal alterations to convert the upper floors of the building to residential use have commenced.
 
The building is flat roof with the top floor of accommodation recessed from the edges of the floors below to the front. The external of the first and second floors of the building are finished with concrete panels to the front and incorporate significant glazing, whilst the glazing to the rear elevation of the building and front and rear elevations of the third floor level is framed by a dark brown brick. The ground floor of the building does not form part of this application and consists of a number of retail units and shop fronts which are to be retained.

Proposal: 
The application seeks planning permission for external alterations to the building only. 

The proposal initially sought planning permission to replace the existing concrete panels of the first and second floors of the front of the building with a mixture of white, grey and terracotta rendered panels whilst the brick external of the third floor level would be replaced grey rendered panels. It was also proposed that the rear of the building would be finished with grey rendered panels whilst large sections of the existing brick work would be retained. 

Officer concerns were raised with the agent regarding the suitability of the large rendered front façade proposed given the sites location within the conservation area. 

Following extensive discussions with officers the external finish and materials proposed have been amended. It is now proposed that the external of the building would be finished with:

· Ibstock Swanage Handmade restoration red brick slips.
· Banbury Innovation GRP stone (colour light bath) effect to cornice, window detailing and vertical ridges to the front of the building.
· Dark Grey Aluminium window/doors (RAL 7016 Anthracite).
· Grey rendered finish to recessed third floor level. 



Changes are proposed to the reduce the level of fenestration to the front and rear of the building but this would largely reflect the proportions and position of the existing windows, aside from at third floor level where the level of fenestration would be reduced but replaced with doors opening out onto small terrace areas, divided by screen panels (Ibstock Swanage Handmade restoration red brick). 

Plans Considered:
A.02.4 rev B – East Elevation
A.02.6 rev B – West Elevation
A.02.1 rev A – North Elevation
A.02.5 rev B – South Elevation
Received on 3rd November 2015
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Relevant Planning History:
99/00989/FUL: New curved canopy to front entrance of offices and new cladding to front entrance. Permitted 7/12/1999.
99/01064/ADV: Erection of halo illuminated individual numeral signage to be applied to curved fascia panel. Permitted 11/2/2000.
141280/OPA: Change of use of first, second and third floors from Class B1(a) (offices) to C3 (dwellinghouses) to comprise 5 x two bed flats, 13 x one bed flats and 18 studio flats. Permitted 1/10/2014.

Consultation Responses:
Flats 1- 16 The Aquarium Kings Street, 36, 43 & 46 Market Place, 2-3 Butter Market and 2 Broad Street were consulted by letter. 

One letter of observation has been received from a local business owner which whilst not objecting to the proposed works raises the following issues:

· Seeks that construction noise is limited to ensure that there would not be any adverse impact upon local businesses.

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 and Sites and Detailed Policies Document) 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).

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:
Reading Borough LDF Core Strategy (Amended January 2015)
CS7     Design and the Public Realm
CS33 	Protection and Enhancement of the Historic Environment

Sites and Detailed Policies Document – (Adopted October 2012)
DM4    	Safeguarding Amenity

Appraisal
a)  Design and impact on the character of the surrounding area
The weathered concrete panels and dark brickwork together with continuous lines of glazing result in the existing building having somewhat of utilitarian appearance and is out of keeping with the large majority of the surrounding buildings within the conservation area, which are predominantly finished in brick work (of varying colours) or stone. A number of the buildings within both the Butter Market and Market Place are listed and incorporate intricate detailing to windows and cornices. 

The existing building is of little merit within the context of the surrounding conservation area and its appearance and materials do not reflect that of the character of surrounding buildings. Whilst the existing building does not contribute positively to the visual amenities of the area it must be considered if any proposed alteration to the building preserves or enhances the character of the conservation area. The proposed cladding of the existing façade with red brick would result in a building more in-keeping with the general appearance of surrounding buildings. The proposal also incorporates a stone effect detailing above windows and to the cornice and vertical ridges to the front elevation which is considered to break up the brickwork sufficiently and also reflect the stone and similar detailing found to other buildings within Market Place. Samples of the Ibstock Swanage Handmade restoration red brick slip brick have been provided as well as the ‘stone effect’ (Banbury Innovation GRP stone - colour light bath) and are considered to be acceptable. The proposed dark grey aluminium frames to the windows to be retained are considered to integrate well with the façade of the building, and similarly the dark grey render finish to the recessed third floor level is considered acceptable. The recess is such that this part of the building would not be readily visible from the surrounding conservation area. Sympathetic matching brick screens are also proposed to the third floor front balcony areas. 
It is considered that the proposal would enhance the appearance of the building which forms a significant façade fronting Market Place and would preserve the character of the surrounding conservation area.

b)  Impact on neighbours 
The internal works to convert the upper floors of the building to residential under the Prior Approval consent (ref. 141280) granted in October 2014 have commenced. The proposal seeks to reduce the amount of fenestration to all elevations (aside from a small additional window proposed at roof level to the west flank elevation). The site is surrounded by a range of Town Centre uses and no undue overlooking or loss of privacy would result as a result of the proposed alterations.

The nature of the alterations proposed is such that no loss of light would occur to surrounding occupiers.

c) Matters raised in representations
Policies CS34 and DM4 apply.
Agreed that there is likely to be considerable disturbance from the works, particularly to break out the concrete fins/walls.  An hours of working condition is required.

Conclusion
It is considered that the proposal is acceptable for the reasons set out in this report.

RECOMMENDATION:

GRANT Planning Permission

Conditions:

1. The development to which this permission relates must be begun not later than the expiration of three years beginning with the date on which the permission was granted.  

Reason: to prevent an accumulation of unimplemented planning permissions and in accordance with Section 91 of the Town & Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall not be carried out other than in the materials outlined on drawing no. A.02.1 rev A – North Elevation received on 3rd November 2015.

Reason: To ensure that a satisfactory external appearance of the development is achieved in accordance with Policies CS7 and CS33 of the Reading Core Strategy (Amended January 2015).

3. The permission relates only to the following plans and drawings:

A.02.4 rev B – East Elevation
A.02.6 rev B – West Elevation
A.02.1 rev A – North Elevation
A.02.5 rev B – South Elevation
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Reason: to clarify which plans have been approved and in the interests of proper planning.

In connection with the implementation of this permission, no works
shall take place outside the hours of 0800 to 1800 Mondays to Fridays
and 0800 to 1300 on Saturdays. Works shall not take place outside
these hours or at anytime on Sundays and Bank Holidays without the
prior written approval of the local planning authority.

Reason: To protect the amenity of occupiers of existing nearby
properties from noise and disturbance from works connected with
implementing this permission, in accordance with Policy CS34 of the
Reading Borough LDF Core Strategy 2008 (Altered 2015) and Policy DM4
[bookmark: _GoBack]of the Sites and Detailed Polices Document 2012 (Altered 2015).

Informatives:

1. These works will require separate approval under the Building Regulations.  Please contact the Council's Building Control service for further advice on (0118) 937 2449.

2. Your attention is drawn to the terms and conditions of this permission. Any development which is carried out but differs materially from the approved plans and details, or does not comply with any condition (s) or planning obligation (s) attached to the permission may result in the Council taking action to remedy the breach of planning control. If you are in any doubt please contact the council.

3. Officers have worked positively and proactively to provide a recommendation.

4. EPA noise and dust informative.
