DELEGATED APPLICATION REPORT 

Target Date:
04/06/2018




Application No: 172147/ADV
Address: The Restoration Ph, 928 Oxford Road, Tilehurst, Reading
Proposal: 4m width x 3m height hoarding
Case officer: Claire Ringwood
​​​​​​​​​​​​​​​​​​​​​

Site Description and Surrounding Area:     

The application site is an area of land between the former Restoration Pub and 930 Oxford Road.  The surrounding area is predominantly residential with a parade of shops to the west of the site. 
Proposal
The proposal is for a hoarding measuring 4m in width and 3m in height.  The hoarding would be raised on legs and would have a maximum height of 3.5m.

The hoarding would be located to the west side of the building facing Oxford Road and adjacent to 930 Oxford Road.

Plans Submitted:

The applicant submitted the following plan, received on 15th January 2018: 

Drawing No: PL/PP/2850-00 - Block & Location Plans
Site Photograph

The applicant submitted the following drawing, received on 9th April 2018:

Drawing No: PL/PP/2850-01 – Hoarding Elevations 
Relevant Planning History: 
No relevant history relating to signage not associated with the former pub.  Various planning history relating to pub signage and also the car wash to the east of the pub which is also with Planning Enforcement.

Consultation Responses:

Development Control – Transport raised no objection as there is no impact on the existing parking arrangements or road network.  
Response to publicity

Properties at 821-827 (o) and 930 and 930A Oxford Road were consulted.  Two letters of objection have been received with regards to:

1. The building has been left to neglect for many years and attracted vandalism.

2. The proposal appears to simply make income from the site with the car wash currently on site this does not benefit the surrounding area.

3. The building should be repaired and the area tidied up.

Summary of discussions with applicant/agent:
The applicant was advised in an email dated 11th May 2018 that the proposed hoarding was not considered acceptable.  No correspondence has been received from the applicant and the application.  
Relevant Planning Policy and Guidance and Legal Context

The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework 

Part 1 – Building a strong, competitive economy

Part 7 – Requiring good design
Part 11 – Conserving and enhancing the natural environment

Planning Practice Guidance

· Advertisements

Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)

Sites and Detailed Policies Document (2012)
SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity) 

DM12 (Access, Traffic and Highway Related Matters)
DM22 (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.

APPRAISAL

The main issues are considered to be:

i)
Amenity

ii)
Public safety

i) Amenity

The proposed hoarding would be located between the currently vacant pub and a row of retail premises with residential above.  There are residential properties across the road.  The proposed hoarding measures 4m in width and a maximum height of 3.5m.  

Policy CS7 requires 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 DM22 of the Sites and Detailed Policies Document states that “new advertisements will respect the building or structure on which they are located and/or their setting in terms of size, location……and will not have a detrimental effect on public safety”.  The National Planning Policy Framework paragraph 67 states that “poorly placed advertisements can have a negative impact on the appearance of the built and natural environment.  Only those advertisements which clearly have an appreciable impact on a building or on their surroundings should be subject to the local planning authority’s detailed assessment”.

The proposed hoarding by virtue of its size and prominent location would have a poor relationship with the existing building and neighbouring properties and would appear as an unattractive and prominent structure that is considered harmful to the character, appearance and visual amenity of the area.  As such the proposal is considered contrary to policy DM22 (Advertisements) of the Sites and Detailed Policy Document (2012) and CS7 (Design and the Public Realm) of the Core Strategy.

ii) Public Safety 
The proposed hoarding is not in a position that would cause a physical obstruction to members of the public using the highway.  The proposed hoarding is not illuminated and unlikely to cause a distraction to users of the highway.  As such the proposed hoarding is considered to be acceptable in public safety terms in accordance with DM12: Access, Traffic and Highway-Related Matters of the Sites and Detailed Policies Document (2012).

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.

Conclusion

The proposed hoarding has been assessed and found to be unacceptable as it would harm the visual amenity of the area.
RECOMMENDATION

Refuse.
Informatives relating to:

1. Refused Plans

2. Positive and Proactive 

