Delegated Application Report



Target Date: 15/06/2020


Extended Target Date: 17/03/2021
Address: Land at Cow Lane, Reading

Application No: 200579/ADV

Proposal: Internally illuminated pylon style 'T' sign, 4 internally illuminated

banded fascia signs, one large non-illuminated stall sign and one externally illuminated band sign.

Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is a triangular plot currently vacant which lies to the north of Cow Lane between the two railway bridges.  The area is bounded on two sides by the railway line and to the front by Cow Lane.  Safestore Reading (self-storage warehouse) is located to the north of the site.  Previous occupiers included J Mould the building contractors and more recently Network Rail.  

It has not been possible to visit the site due to the current pandemic however photographs were submitted as part of the application and along with Google Maps and Google Streetview Officers were able to assess the application fully in context with its neighbouring properties. 

Proposals:

The proposal is for signage to all 4 elevations of a modular building including a pylon ‘T’ sign to the entrance, one stall sign and one exterior illuminated band sign.

The proposed fascia signs to the modular building consist of aluminium panels with vinyl facing in black, Enterprise green, white, swipe green and metallic silver.  The signs are internally illuminated with a luminance level of 500 cd/m2.
The height of the pylon ‘T’ sign has been reduced from an overall height of 9.4m to 6m in height.  The ‘T’ sign would be located to the entrance of the site and consists of an Enterprise sign, a Car Return sign and a Car Club sign.  The sign is a double-sided box sign mounted to a black pole with pvc panels in black, Enterprise green, white, swipe green and metallic silver.  The sign would be internally illuminated with a luminance level of 500 cd/m2.
The location of the proposed stall sign has been amended as it was initially sited on land owned by the Council.  This sign is now located further into the site, up an embankment away from Cow Lane on land next to the access road which leads to the Safestore site.  As the sign is higher up the embankment than originally proposed the height of the poles have been reduced from 2m to 1m in height.  The sign directs customers to the Car Club.  The stall sign consists of a non-illuminated aluminium panel fixed to two poles in black, Enterprise green, white, swipe green and metallic silver.      
The band sign is located along the access road where the Car Club cars will be parked and consists of aluminium panels fixed to twin poles with an overall height of 3.7m.  The sign would be black, Enterprise green, white, swipe green and metallic silver in colour and would be externally illuminated with a luminance level of 500 cd/m2.  
Plans Submitted:

The agent submitted the following plans and information, received on 20th April 2020: 
Covering letter 

Document 1 of 10 – Exterior / Overview 

Document 2 of 10 – Exterior / Approach Right

Document 3 of 10 – Exterior / Approach Left

Document 4 of 10 – Exterior / Entrance 

Document 5 of 10 – Exterior / Entrance Locked Gate

Document 6 of 10 – Exterior / Cabin Approach

Document 7 of 10 – Interior / Cabin Overview

Document 8 of 10 – Interior / Back Wall 

Document 9 of 10 – Exterior / Car Club Approach 

Document 10 of 10 – Exterior / Car Club

Drawing No: PPL001 - Site Location Plan

Drawing No: PPL002 - Site Layout Plan – Existing

Drawing No: 22135 – Modular Office 

The agent submitted the following amended plan, received on 22nd May 2020:

Drawing No: PPL006 v 2 – Sign Location Plan

The agent submitted the following amended drawings, received on 16th July 2020:

Document 1 of 10 – Exterior / Overview 

Document 2 of 10 – Exterior / Approach Right

Document 3 of 10 – Exterior / Approach Left

Document 4 of 10 – Exterior / Entrance 

Document 5 of 10 – Exterior / Entrance Locked Gate

Document 6 of 10 – Exterior / Cabin Approach

Document 7 of 10 – Interior / Cabin Overview

Document 8 of 10 – Interior / Back Wall 

Document 9 of 10 – Exterior / Car Club Approach 

Document 10 of 10 – Exterior / Car Club

The agent submitted the following amended plan, received on 29th January 2021:

Drawing No: PPL006 v5 – Sign Location Plan

Relevant Planning History:

89/00069/FUL (Civica Ref: 890854) – Change of use of vacant land/waste land to new builders yard for storage of materials and light plant.  Permitted 05/04/1989.

92/00824/HAZARD (Civica Ref: 920460) – The storage, sales and distribution of liquified petroleum gas in cylinders and bulk.  Application for Hazardous Substance Consent.  Permitted 17/02/1993.

90/00828/FUL (Civica Ref: 900191) – Continued use of part of the land as a compound for the open storage of demolition materials with distribution, associated vehicular access and the retention of a temporary office building.  Permitted 18/10/1993.

97/00918/FUL (Civica Ref: 970184) – Construction of self-storage facility – 1&2 storey blocks of storage units, office, access roads and associated security fencing and landscaping.  Permitted 05/06/1998.

99/00452/FUL (Civica Ref: 991942) – Construction of self-storage facility, 1&2 storey blocks of storage units and access roads, reception office, security fencing, access improvements and landscaping.  Permitted 21/07/1999.

00/00079/ADV (Civica Ref: 991234) – Provision of self illuminated panels.  Permitted 16/06/2000.

200578/FUL - Vehicle rental premises (sui generis) to include erection of modular building and rental vehicle wash bay, parking and associated works.  Pending consideration.

Consultation Responses:

· Development Control – Transport raised no objection subject to a condition on levels of luminance. 

· Reading Borough Council Valuation section advised part of the land within the blue and red outline on the submitted Location plan is owned by Reading Borough Council.
· No neighbour notifications were undertaken as part of these applications.  A site notice was displayed on 29th April 2020 and no comments have been received.
Summary of discussions with applicant/agent:

The agent was advised in an email dated 24th June 2020 that the height of the proposed pylon ‘T’ sign was excessive, the surrounding area is relatively clear and the sign would not be competing with other tall signage.  The agent was also asked whether the height of the poles to the stall sign could be reduced from 2m to 1m as the sign was now higher up the embankment than originally proposed and was therefore more visible.  Amended plans showing the ‘T’ sign reduced to 6m in height and the poles of the stall sign to 1m in height were submitted on 16th July 2020.  A further sign was also added to the ‘T’ sign as noted above.  

It should be noted that there have been detailed discussions with the agent with regards to application 200578/FUL which has been running alongside the submitted advertisement application.  This has resulted in the relocation of the modular building and the wash bay and an amended Site Layout Plan was submitted for both applications on the 29th January 2021.  Although the previously submitted plans for this advertisement application have not been amended to show the relocated modular building the details of the proposed signage themselves have not been changed.  An informative will be added to the decision. 
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:

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

TR3: Access, Traffic and Highway-Related Matters

OU4: Advertisements

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 proposed signage is located to the front of the site, around the modular building and on an access road off Cow Lane.  The ‘T’ sign and the stall sign have been reduced in height and are now not considered visually prominent or out of character with the local area.  The proposed signage is therefore not considered harmful to the character of the building and the surrounding area.  The material and colour is considered appropriate to the building and the surrounding area and is therefore acceptable as it accords with local planning policy.

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.  Other than the stall sign the signs are illuminated but they will be conditioned not to exceed a level of luminance of 500 cd/m2 which is unlikely to cause a distraction to users of the highway.  As such the proposal is considered to be acceptable in public safety terms 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 acceptable as it complies with the identified policy and guidelines.

GRANT 200579/ADV in accordance with Regulation 14 (1) (a and b) of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007.

Subject to the following conditions:

1. Approved Plans

2. Levels of luminance 

3. Standard Conditions

Informatives relating to:

1. Terms and conditions

2. Positive and Proactive 
3. The approved plans relate to the signs only and not the position of the modular building, which has been amended and approved under application 200578.
