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28th July 2022 

Dear Sir/Madam 

Re: Retrospective planning application for replacement shopfront window at 35c Church Street, 
Basingstoke, RG21 7QQ 
 
We are submitting a retrospective planning application on behalf of our client, for the replacement of a 
shopfront window at 35c Church Street.  
 
The completed application form and ownership certificate are enclosed, together with the necessary plans 
as listed below: 
 

• Location Plan (IGP/1857/1) 
• Block Plan (IGP/1857/2) and   
• Existing Elevations (showing existing shopfront to be retained) (IGP/1857/3) 

Background 

Shop unit 35c is located in Church Street in Basingstoke Town Centre. The shop unit is between a café 
and florist and is opposite the entrance to Festival Place Shopping Centre. 
 
As defined by the Council’s adopted Proposals Map the shop unit is located within the primary shopping 
frontage and Basingstoke Town Conservation Area. Within the Basingstoke Town Conservation Area, 35c 
Church Street is identified as a ‘Notable Building’.  
 
The shop unit was previously used as a Polish Delicatessen and has recently been let to a new tenant.  

Planning History 

The relevant planning history for the site is: 
 

• Ref: 16/04156/GPDOFF – Notification of proposed change of use of Class B1(a) office to Class 
C3 (dwellinghouse) consisting of 3 no. two-bed flats on first and second floor only – Permission 
Granted – 5th January 2017 

• Ref: BDB/25512 – Loft Conversion and Alterations – Permission Refused – 6th December 1989 
• Ref: BDB/29228 – Second Floor Office Extension -Permission Refused – 22nd August 1990 
• Ref: BDB/05698 – Change of use of first floor premises from residential to office use – Permission 

Granted – 17th April 1978 
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Proposal 

Retrospective planning permission is sought for the replacement of the shopfront window from a single 
glazed bow window to a double-glazed single pane rectangular window. The application is retrospective 
as the works have already been completed. 

Planning Considerations 

Section 38(6) of the Planning and Compulsory Purchase Act 2004 required proposed planning applications 
to be determined in accordance with the development plan unless material considerations indicate 
otherwise. 
 
The development plan is the Basingstoke and Deane Local Plan (2011-2029). The Basingstoke Town 
Conservation Area Management Plan and National Planning Policy Framework (NPPF) (2021) are 
material considerations. 
 
The Heritage SPD (March 2019) and Historic England Traditional Windows, Their Care, Repair and 
Upgrading (2015) are also of relevance.  
 
Paragraph 86 of the NPPF states that “Planning policies and decisions should support the role that town 
centres play at the heart of local communities, by taking a positive approach to their growth, management 
and adaption. Planning policies should: 
 

a) define a network and hierarchy of town centres and promote their long-term vitality and viability – 
by allowing them to grow and diversify in a way that can respond to rapid changes in the retail and 
leisure industries, allows a suitable mix of uses (including housing) and reflects their distinctive 
characters;” 

 
The adopted Basingstoke Local Plan highlights the importance of protecting retail uses within the primary 
shopping area.  
 
35c Church Street is located within the Town Centre in the primary shopping area adjacent to commercial 
properties with modern shopfronts.  
 
To improve the marketability of the commercial unit, particularly the visibility of the display window, and 
comply with insurance guidance the single glazed bow shopfront window with glazing bars was removed 
and replaced with a double-glazed single pane rectangular window.  
 
The single pane double glazed rectangular window allows retailers to increase the visibility of their 
products. For the sale of alcohol products insurance providers require double glazed shopfronts to improve 
security.     
 

Heritage Considerations 

 

Policy EM11 (the Historic Environment) states that “all development must conserve or enhance the quality 
of borough’s heritage assets in a manner appropriate to their significance. Development proposals which 
would affect designated or non-designated heritage assets will be permitted where they: 
 
b) Ensure that extensions and/or alterations respect the historic form, setting, fabric, and any other aspects 
that contribute to the significance of the host building; 
 
c) Demonstrate a thorough understanding of the significance, character and setting of conservation areas 
and how this has informed proposals, to achieve high quality new design which is respectful of historic 
interest and local character;  
 
d) Conserve or enhance the quality, distinctiveness and character of heritage assets by ensuring the use 
of appropriate materials, design and detailing;” 
 



 

The Heritage SPD notes on page 82: 
 
“Historic windows and doors in conservation should be retained and repaired where possible. If it can be 
demonstrated that such components are beyond repair, replacement should normally be on a like for like 
basis”; and 
 
“Detailing of new windows, external doors and other components should respond to the essential character 
of the building.” 
 
Principle WD01 states that: 
 

a) “In accordance with Policies LB01 and CA01 of the main document of the Heritage SPD, where 
the replacement of windows and doors in a conservation area is subject to planning controls: 

• Windows and doors which make a positive contribution to the character and appearance of 
a conservation area, and 

• Windows and doors which contribute to the significance of a listed building or of a 
conservation area or to the ability to appreciate that significance 
 

should be retained and repaired rather than replaced, unless it has been clearly demonstrated that 
they are beyond repair; 

 
b) Where it has been demonstrated that windows and doors described at a) above are beyond repair, 

such components should normally be replaced on a like for like basis in terms of size, proportions, 
subdivision, opening mechanisms, details (such as section profiles of framing members and 
glazing bars), glazing, materials and finishes. Single-glazing should generally be replaced with 
single-glazing.” 

 
The shopfront window (proposed to be retained) as illustrated in the image below is comparable to other 
modern shopfronts along Church Street, in particular 31 and 33 Church Street in the Town Centre 
Conservation Area.  
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31-33 Church Street 

 
The shopfront has been designed to be comparable with neighbouring shopfronts along Church Street. 
The previous wooden shopfront was in poor condition. The replacement shopfront is considered to 
preserve the character and appearance of the building and the wider conservation area.  
 
The replacement shopfront window does not detract from the main characteristics and appearance of the 
building by being set back in the original opening with a grey aluminium frame.  
 
The proposal is therefore considered to comply with adopted policy EM11 and the guidance outlined in 
the Heritage SPD.  

Heritage Assessment 

Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires special regard 
to the desirability of preserving or enhancing the character of appearance of the conservation area. Section 
16 of the National Planning Policy Framework (NPPF) outlines the Government’s planning policies relating 
to conserving and enhancing the historic environment. It requires applicants to consider the impact of a 
proposed development on the significance of a designated heritage asset, including conservation areas. 

Assessment of significance 

 

The Basingstoke Town Centre Conservation Area Appraisal identifies that 35c Church Street is located 
within Character Area 1 – Top of Town. The Appraisal identifies that windows are predominantly timber 
sash and the fenestration pattern is regular.  
 
The Appraisal identifies a number of issues within the Conservation Area namely overly large fascia 
shopfronts with poor quality materials and colours for fascias.  
 
35c Church Street is identified as a ‘Notable Building’, however there are no details in the Appraisal 
identifying positive features of characteristics of the building or the contribution to the character and 
appearance of the Conservation Area.  

Assessment of harm 

 
Taking into consideration the variety of specific designs of shopfronts along Church Street including large 
shop front windows with different materials and appearance, the shopfront window proposed to be retained 
is not considered to be out of keeping with the character and appearance of those seen along Church 

 



 

Street. Therefore, the replacement shopfront window is not considered to cause any harm to the 
appearance or character of the Conservation Area.  

Design and Sustainability 

 
Policy EM10 (Delivering High Quality Development) details that all development proposals will be of high 
quality. Criteria (C) of this policy looks to secure developments that positively contribute to the appearance 
and use of streets and other public spaces. As demonstrated above, the replacement shopfront window is 
designed to not detract from the characteristics of the building and the appearance of the wider 
conservation area. The building continues to appear as a high-quality building and is still deserving of the 
notable status as detailed in the Conservation Appraisal.  
 
The proposal is therefore considered to comply with adopted policy EM10.  
 
Paragraph 1.7 of the Design and Sustainability SPD details sustainable urban design principles including 
providing energy efficient buildings. As previously stated, the replacement shopfront window is double 
glazed improving the thermal efficiency of the shop unit and improving the overall sustainability of the 
building.  
 

Conclusions 

 

This planning support letter has demonstrated that the replacement shopfront window is in accordance 
with the relevant planning policies. The replacement shopfront window does not detract from the 
characteristics of the building and the appearance and characteristics of the wider conservation area. 
Planning permission should therefore be retrospectively granted.  
 
We trust that this is in order and look forward to receiving confirmation of the registration of the planning 
application. 
 

Yours faithfully, 

 

 

James Clancy 
Principal Planner 
 
j.clancy@adamshendry.co.uk   
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