Delegated Application Report


Target Date: 06/01/2022

Address: 12-18 Crown Street, Reading
Application No: 211743/ADV

Proposal: Projection sign

Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site was originally an office block but was granted planning permission for its current use as a part 4, part 5 storey building for 44 one and two bedroom serviced apartments.  The building has been extended upwards to create additional accommodation.  As part of the original permission for the serviced apartments a coffee lounge is at ground floor level.  
The site is located on Crown Street with residential properties to the north on St Giles Close (Nelson Mews) and to the south and west on Crown Street.  Student accommodation is attached in a separate building to the east.

The site borders the Market Place/London Street Conservation Area and the surrounding area is a mixture of residential, commercial and retail.  The site is also within an Air Quality Management Area. 

Proposal:

The proposal is for a projecting sign located over the second and third floors of the building.  The proposed sign would project 0.5m from the building and measure 4.7m in height and 0.1m in depth.  The acrylic sign would be double sided in light yellow with cyan text.  The sign would be externally illuminated with a luminance level of 900 cd/m2 proposed.
A planning application has also been submitted for the change of use of the cafe on the ground floor which is used by the existing C1 serviced apartment residents to Class E(b) for the sale of food and drink for the consumption on the premises (no cooking proposed) to members of the public (211742/FUL). The advertisement application relates to this change of use application.

Plans Submitted:

The agent submitted the following plans and information, received on 25th October 2021: 

Drawing No: E100 – Location Plan 

Drawing No: E101 – Existing Floor Plan

Drawing No: E102 – Proposed Floor Plan

Drawing No: E103 – Existing Elevation 
Drawing No: E104 – Proposed Elevation 

Drawing No: E105 – Existing and Proposed Elevation 

Drawing No: E106 – Existing Floor Plan
Relevant Planning History:

04/00097/FUL (Civica Ref: 040727) – 3,4 and 5 storey building providing 11 no. residential units (comprising a mix of flats and townhouses and 2 no.1 bed, 6 no.2 bed and 3 no.3 bed) with associated parking, amenity space and retention of office parking for 9 vehicles.  Permitted 28/04/2004.

05/00776/FUL (Civica Ref: 051137) – Change of use from Offices (B1) to 34 serviced apartments as part of a n Apart-Hotel (Use class C1) comprising 22 x 1 bedroom units and 12 x 2 bedroom units with associated parking.  Permitted 24/10/2005.

05/00777/FUL (Civica Ref: 051138) - Change of use from Offices (B1) to 28 residential units comprising 19 x 1 bedroom flats, 4 x 2 bedroom flats, 5 x 3 bedroom flats, associated parking and landscaping.  Permitted 24/10/2005.

06/01116/FUL (Civica Ref: 060409) - Roof extension to provide an additional 10 serviced apartments.  Permitted 20/12/2006. 

201138/FUL - Change of use of building from 44 serviced apartments (Class C1) to 44 flats (C3) comprising of 4no studios, 27 x one bedroom and 13 x two bedroom units with associated parking.  Pending consideration.

211742/FUL - Change of use of cafe used by existing C1 serviced apartment residents to Class E(b) sale of food and drink for consumption on the premises (no cooking proposed) by members of the public.  Pending consideration.

Consultation Responses:

· Development Control Transport – The maximum luminance of the projecting sign should not exceed 600cd/m2.
· Environmental Protection – requested further information on the level of illumination of the sign and how glare to neighbouring properties will be controlled.
· No neighbour notifications were undertaken as part of this application.
Summary of discussions with applicant/agent:

The agent was advised in an email dated 22nd March 2022 that there were concerns with the size of the proposed sign and the impact on the occupiers of the room adjacent to where the proposed sign is located and a much smaller sign at ground floor level was likely to be more acceptable.  No response was received from the agent and following numerous requests the decision was made by officers to refuse the application.
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 and Legal Context

The following local and development plan policies and supplementary planning guidance are relevant to this application:

National Planning Policy Framework 

Part 6 – Building a strong, competitive economy

Part 12 –Achieving well-designed places

National Planning Policy Guidance

Advertisements 

Reading Borough Local Plan (November 2019)
CC7: Design and the Public Realm

CC8: Safeguarding Amenity 

TR3: Access, Traffic and Highway-Related Matters

OU4: Advertisements

Design Guide for Shopfronts SPD (2022)

Legal 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. 

Regulation 3 of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007 requires the Local Planning Authority to exercise its powers under these regulations in the interests of amenity and public safety taking into account the provisions of the development plan, so far as they are material; and any other relevant factors.  Regulation 3 states that factors relevant to amenity include the general characteristics of the locality, including the presence of any feature of historic, architectural, cultural, or similar interest.

Factors relevant to public safety include highway safety and whether the advert would hinder security or surveillance devices, including speed cameras.

The main issues are considered to be:

i)
Amenity

ii)
Public safety

i) Amenity 

The NPPG states that amenity is a matter of interpretation by the local planning authority as it applies in any particular case. “In practice, “amenity” is usually understood to mean the effect on visual and aural amenity in the immediate neighbourhood of an advertisement or site for the display of advertisements, where residents or passers-by will be aware of the advertisement. So, in assessing amenity, the local planning authority would always consider the local characteristics of the neighbourhood.”

Policy OU4 (Advertisements) of the Reading Borough Local Plan states that advertisements will not obstruct windows [officer emphasis] and they will respect the building on which they are located and/or their surroundings and setting in terms of size, location, design, materials, colour, noise, lettering, amount and type of text, illumination and luminance.  

Policy CC7 states that all development must be of high design quality that maintains and enhances the character and appearance of the area of Reading in which it is located.  Policy CC8 requires new development to not cause a significant detrimental impact on the environment of existing or new residential properties, in terms of, among other things;  

· Visual dominance and overbearing effects of a development;

· Artificial lighting;  

As set out in the Shopfronts SPD, it is important that signage enhances the street scene and does not detract from it and projecting signs ‘should be appropriately scaled to reflect the premises façade and should not give an appearance of bulkiness’.  

Environmental Protection requested further information on the level of illumination and how glare to neighbouring properties would be controlled.  This information has not been provided but the agent did advise in an email dated 9th March 2022 that the sign could be non-illuminated but no further information has been submitted.

Notwithstanding the illumination issue there is a concern with regards to the size of the proposed sign and the impact on the occupiers of the rooms adjacent to where the proposed sign is located.  The proposed sign is 0.5m in depth and would be clearly visible from the units closest to it at 12-18 Crown Street.  
The building at Crown House, directly to the east, is set forward of 12-18 Crown Street and Crown Street is a one way street.  Officers did question why such a large projecting sign would be required for a café, but no response was received from the agent.  The proposed sign is likely to be screened by Crown House when approaching from the east along London Road and drivers would be unlikely to see it in advance.  If such a large sign is meant for people driving to the site, where would they park?  The application form states that there are 8 parking spaces, but not only are these not shown on the plan, but officers, who are dealing with the application for the change of use of the main building (201138/FUL), are aware that these parking spaces are for the existing C1 serviced apartments and the proposed residential flats only.  

The projecting sign would be 4.7m in height and the base of the sign would be 7.9m in height from pavement level.  The location of the projecting sign, at second and third floor level, adjacent to habitable windows, and its overall height, which is considered excessive, is considered to be harmful to the residential amenity of the neighbouring windows whether it were illuminated or non-illuminated.  This is contrary to Policies CC8 and OU4 of the Reading Borough Local Plan and the Councils SPD on Shopfronts.
Although there is a mix of uses along Crown Street the buildings in closest proximity to the proposed sign are residential in nature i.e. houses, flats, serviced apartments and student accommodation and there are no other large projecting signs or other advertisements close by.  As such, the proposed sign, by reason of its overall size and location on the building, is considered harmful to the character, appearance and the visual amenity of the area contrary to policies CC7 and OU4 and the Councils SPD on Shopfronts.
ii) Public Safety

The proposed signage is located in a position that would not cause a physical obstruction to members of the public using the highway.  The application form states the proposed sign would have a level of luminance of 900 cd/m2 which is considered excessive however this could have been controlled by way of a condition which would then be unlikely to cause a distraction to users of the highway.  As such the proposal is considered to be acceptable in public safety terms (subject to a condition on luminance levels) in accordance with TR3: Access, Traffic and Highway-Related Matters of the Reading Borough Local Plan (November 2019).

Conclusion

The proposed signage has been assessed and found to be unacceptable as it does not comply with the identified policy and guidelines.

REFUSE 2/ADV in accordance with Regulation 14 (1) (a and b) of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007.

Reasons for refusal:

1. Residential amenity 

2. Visual amenity 
Informatives relating to:

1. Refused Plans 
2. Positive and Proactive 
