


DELEGATED APPLICATION REPORT – 
Application No: 172327/ADV	 Target Date: Originally 06/03/2018; EOT agreed until 09/03/18
Address: Car Park, 1 New Century Place, East Street
Proposal: Temporary (for a period of 1 year) advertisements affixed to hoarding on the north and eastern sides of the car park, plus advertisements affixed to a pair of portable cabins (part retrospective).


Site Description and Surrounding Area: 
The application relates to a currently disused car park located at the northern end of East Street. The applicant also owns the large neighbouring buildings of New Century Place and associated outdoor space. The site is located towards the eastern edge of the Market Place/London Street Conservation Area, with the rear of the Listed Buildings at 33 and 35-39 London Street visible from the site. The site is also located within the Reading Central Area and Flood Zone 2. 

The car park is open to the north and east sides (although it has recently been enclosed by temporary metal wire fence barriers to secure the site) and bounded with low vegetation. To the west and north sides it is bounded by a higher level car park and its access ramp (separately owned). The surrounding area is mixed in character with the large four floor office buildings of New Century Place to the north (although office prior approval for residential has been approved – see relevant history), the residential Bourne-Stevens Close and East View Place to the east and south and the rear of the Listed Buildings occupied by Great Expectations (Public House) and Reading International Solidarity Centre (café, bar, shop, charity offices) to the west. It should also be noted that East Street is a Cul-de-sac at this point and so vehicular traffic past the site is limited.

Proposal: 
The application seeks advertisement consent to affix advertisements to hoarding on the north and eastern sides of the car park, and also affix advertisements to a pair of portable cabins located just to the north of the car park.

It is proposed to erect 2.4m hoarding around the application site to secure it for use as the construction compound for the approved works at the adjacent properties of 1 and 2 New Century Place. The hoarding would extend along the entire north and east sides of the car park, with short west and south facing elements to the north-west and south-east corners of the car park. It is proposed to affix advertisements on 3mm Dibond panels to the outward face of the hoarding. It is proposed that these advertising panels will be the same height as the hoarding and extend for the full length of the hoarding. The colour scheme of the advertisements will be a black background with gold lettering, with a number of full height colour photographs located at intervals along the length of the hoarding. The advertisements will not be illuminated.

With respect to the proposed advertisements to be affixed to the portable cabins, it is proposed that the advertisements will extend for the full height of the structures and fill each elevation of the cabins. Again the advertisements are to be on 3mm dibond panels and non-illuminated and have a black background with gold lettering colour scheme. One of the longer elevations to Cabin A is to filled with a colour photograph, as are one of the short and one of the long elevations of Cabin B.

As detailed in an email received on 01/03/18, consent for the advertisements is sought on a temporary basis for one year. It was witnessed on 09/03/18 (further to photographs supplied as part of a public consultation response) that advertisements were already being displayed to the pair of portable cabins. Accordingly, the proposals are part retrospective. 

Plans Considered:
Drawing No: 0004 – Location Plan
Drawing No: 0005 – Hoarding and Cabin Plan
Received 22nd December 2017
External Marketing – New Century Place (Document containing advertisement details)
Received 23rd January 2018
Email from DP9 ‘East Street Car Park’
Dated and received on 1st March 2018

Relevant Planning History:
161601/OPA – 1 New Century Place - Change of use from Class B1(a) to C3 (dwelling houses) to comprise of 75 individual, self-contained studio and twodio apartments. Prior Notification under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015. Permitted 19/10/2016
161602/OPA – 2 New Century Place - Change of use from Class B1(a) to C3 (dwelling houses) to comprise of 58 individual, self-contained studio and twodio apartments. Prior Notification under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015. Permitted 19/10/2016
162379/FUL – Rear of 1 New Century Place - Erection of a substation to the south of 1 Century Place in place of one car parking space, following demolition of existing nearby substation. Permitted 06/03/2017
170019/FUL – Existing Private Car Park, East Street, Erection of 4 storey building to provide 103 student accommodation units (Sui Generis), landscaping, access and ancillary works, following removal of a 49 space car park. Refused 07/06/2017. Appeal Submitted for Hearing, awaiting Inspector
171822/FUL – 1 New Century Place - Replacement of various windows on all elevations, various trickle vents on north, south and west elevations, new balustrades on north and west elevations and associated external works. Permitted 09/02/2018
172254/FUL – 2 New Century Place - Replacement of various windows on all elevations, installation of various trickle vents on north, south east and west elevations, new windows and to the east elevations and associated external works. Permitted 09/02/2018
172271/OPA – 2 New Century Place - Change of use of building from Class B1(a) (offices) to C3 (dwelling houses) to comprise 63 self-Contained studio apartments. Prior Notification under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015. Permitted 12/02/2018
172272/OPA – 1 New Century Place - Change of use of building from Class B1(a) (offices) to C3 (dwelling houses) to comprise 72 self-Contained studio apartments. Prior Notification under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015. Permitted 12/02/2018
180159/ADV – 1 and 2 New Century Place - Seven non-illuminated mesh banner advertisements fixed to the external elevations of both buildings. Under Consideration

Consultation Responses:
Three site notices were affixed to lamp posts around the perimeter of the site. One objection has been received expressing concerns that the proposals will negatively affect public safety, encouraging an increase in the current drug use and rough sleeping in the area and also blocking the light from the existing lamp posts around the car park, making the pavement darker at night. Concern was also expressed that the car park has been abandoned and not maintained for a period of over six months. There was also objection to the size of the proposals, stating that it was out of scale with the surrounding area, and also to the fact that the proposed portable cabins are actually already in place. A number of other non-planning matters were also raised.

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, Sites and Detailed Policies Document and Reading Central Area Action Plan) 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).

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the local planning authority to have special regard to the desirability of preserving the listed building or its setting or any features of special interest which it possesses.

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.

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:

Reading Borough LDF Core Strategy (2008) (altered 2015)
CS7	Design and the Public Realm
CS20	Reading Transport Strategy
CS33	Protection and Enhancement of the Historic Environment

Reading Sites and Detailed Policies Document (SDPD 2012) (altered 2015)
DM4 	Amenity
DM12  Access, Traffic and Highway Related Matters
DM22  Advertisements

Reading Central Area Action Plan (RCAAP 2009)
RC5	Design in the Centre

Appraisal
Permitted Development
Class A, of Part 4, of Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), covers the provision of buildings, moveable structures, works, plant or machinery required temporarily in connection with and for the duration of operations being or to be carried out on, in, under or over that land or on land adjoining that land. It is considered that, as a moveable structure, hoardings are covered under this Class. Given the above and the fact that the car park is proposed to be used as the construction compound for the approved works at the adjacent properties of 1 and 2 New Century Place, it is considered that the proposed hoarding would constitute permitted development (provided that the use of the carpark in conjunction with the works at the adjacent site are implemented).

Amenity
The immediate surroundings have very little current advertising and include the rear of two listed buildings, 33 and 35-39 London Street. The Car Park also sits within the Market Place/London Street Conservation Area. Given the above it is considered that any advertising should be carefully considered to minimise the effect on visual amenity of this sensitive area. It is considered that by virtue of its height and considerable length, the hoarding advertising would form a visually dominant and incongruous feature in the street scene, out of proportion and visually intrusive to its immediate surroundings.

However, it should also be noted that the car park is to be used as the temporary construction compound for the construction works at 1 and 2 New Century Place, and as such the site will require some level of screening and security to deter crime and shield the surrounding area from the construction compound. It is considered that the proposed hoarding would provide a preferable visual alterative to the surrounding area than open views of a construction compound. It should also be noted that the time period sought for the display of the advertisements has been reduced during the course of the application to 1 year (rather than the originally proposed 2 years), which is considered more in keeping with the temporary nature of the site as a construction compound. The proposed advertising is also to be fairly muted in colour, being predominantly black with gold writing and coloured photographs in warm but not garish tones. Moreover, the adverts will also be non-illuminated, again lessening the potential visual impact. With regards to the impact on the Heritage assets in the area (rear of two listed buildings and Market Place/London Street Conservation Area), this is considered appropriate on this temporary (1 year) basis. Finally, it should be noted that the hoarding itself could be erected without advertisement consent (given the permitted development rights it would benefit from as stated above) and therefore, it is considered more prudent to consider whether the proposed advertisements to be installed on the hoarding would cause any further harm to the visual amenity area than blank hoarding.

Given the above, it is considered the proposed advertising to be fixed to hoarding surrounding the car park would be no more harmful to the visual amenity of the surrounding area than blank hoarding. As blank hoarding would be considered to be permitted development, provided the carpark is being used as the construction compound for the works at the adjacent site, and the time period sought for the advertisements has been reduced to 1 year, to be more in line with this proposed temporary use, it is considered that it would be unreasonable to refuse this application on the basis of harm to the visual amenity of the surrounding area.

With regards to the proposed advertisements to be fixed to the portable cabins, it is considered that whilst large in scale, the proposed advertisements would be non-illuminated, fairly muted in colour, located in close proximity to the large scale building of 1 New Century Place rather than the smaller scale residential properties in the vicinity and temporary (display is proposed for only 1 year). As such it is felt that the advertisements on the portable cabins would be acceptable in this instance. It should also be noted that the portable cabins themselves will benefit from permitted development rights should they be used in conjunction with the proposed works at the adjacent 1 and 2 New Century Place, as has been proposed (they would otherwise require separate planning permission).

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. It is also non-illuminated and located in a low vehicle use cul-de-sac so if unlikely to cause a distraction to users of the highway.

Concerns have been raised that the proposed advertisements would have a detrimental impact on crime and safety. The enclosure of a currently disused open space with a high, opaque structure would be cause for concern in terms of crime prevention, were the area to remain unused. However, given that the site is envisaged to be used as the construction compound for the works at the adjacent properties, and will therefore be well used and secured, it is not considered to constitute a crime prevention and safety concern. Concerns were also raised that the colour (black) and height (2.4m) of the proposed advertisements, in addition to the proximity to the footpath and the lack of proposed illumination, would create a dark and overshadowed pavement which would encourage crime and harm public safety. In considering this point it should be noted that the proposed hoarding and portable cabins (excluding the advertisements) would benefit from permitted development rights under Class A, of Part 4, of Schedule 2 of the GPDO 2015 (as amended). As such, when considering the above concerns it is felt that it would be more appropriate to consider whether or not the proposed advertisements would cause any more harm to public safety than blank hoardings which can be erected under permitted development rights. It is considered that in this case the impact of the colour of the advertisements on public safety would be low and the lack of illumination no more harmful to public safety than the blank hoardings and appropriate in terms of the visual amenity of the surrounding area.

Given the above, it is considered that the proposed advertisements would not pose a risk to public safety and should not be refused on these grounds. 

Conclusion
It is considered that the proposed advertisments, to be fixed to hoarding around the East street Car Park and to portable cabins to the north of the car park, would be acceptable and in accordance with policies CS7, CS20 and CS33 of the Reading Borough LDF Core Strategy (2008) (altered 2015), policy RC5 of the RCAAP (2009) and policies DM4, DM12 and DM22 of the Reading Sites and Detailed Policies Document (SDPD 2012) (altered 2015).

RECOMMENDATION:
GRANT advertisement consent 

Conditions
1. This consent relates to the following drawings only: 
Drawing No: 0004 – Location Plan
Drawing No: 0005 – Hoarding and Cabin Plan
Received 22nd December 2017
External Marketing – New Century Place (Document containing advertisement details)
Received 23rd January 2018

Reason: For the avoidance of doubt and to clarify which drawings are approved. 

[bookmark: _GoBack]2.	The advertisements hereby approved are to be removed on or before 9th March 2019. 

Reason: In the interests of visual amenity, in accordance with Policy DM22 of the Sites and Detailed Policies Document 2012 (Altered 2015).

3. 	Standard Conditions: 
i. No advertisement is to be displayed without the permission of the owner of the site or any other person with an interest in the site entitled to grant permission. 
Reason: In accordance with Schedule 2, Regulation 2(1) of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007. 
ii. No advertisement shall be sited or displayed so as to:
a) endanger persons using any highway, railway, waterway, dock, harbour or aerodrome (civil or military);
b) obscure, or hinder the ready interpretation of, any traffic sign, railway signal or aid to navigation by water or air; or
c) hinder the operation of any device used for the purpose of security or surveillance or for measuring the speed of any vehicle. 
Reason: in accordance with Schedule 2, Regulation 2(1) of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007. 
iii. Any advertisement displayed, and any site used for the display of advertisements, shall be maintained in a condition that does not impair the visual amenity of the site. 
Reason: In accordance with Schedule 2, Regulation 2(1) of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007. 
iv. Any structure or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a condition that does not endanger the public. 
Reason: In accordance with Schedule 2, Regulation 2(1) of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007. 
v. Where an advertisement is required under these Regulations to be removed, the site shall be left in a condition that does not endanger the public or impair visual amenity. 
Reason: In accordance with Schedule 2, Regulation 2(1) of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007. 

Informatives
1. Your attention is drawn to the terms and conditions of this consent. Any advertisement displayed which differs materially from the approved plans and details, or does not comply with any condition(s) attached to the consent may result in the Council taking action to remedy the breach of advertisement control. If you are in any doubt please contact the Council.

2. The decision to grant consent follows the positive and proactive consideration of the issues raised including issuing the decision within the agreed time period.

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







