


DELEGATED APPLICATION REPORT 					 
Application No: 170919/ADV						Target Date: 07/08/2017
Address: 26-28 Broad Street
Proposal: Advertisement consent for replacement signage - HSBC to HSBC UK, consisting of 3 internally illuminated fascia signs, 6 non-illuminated fascia signs, 2 internally illuminated hanging signs and 1 window vinyl.
Case officer: Heather Banks

Site Description and Surrounding Area:
The application site comprises a 3 and a half storey, Grade II listed building on the corner of Broad Street and Queen Victoria Street.  This building is in the style of the rest of Queen Victoria Street which is a circa 1894 commercial street with returns to Broad and Friar Streets. The buildings are of a Dutch gabled free Baroque style, constructed from yellow brick and terracotta, with dividing ionic pilasters. The buildings nearly exclusively have modern shop fronts and ground floor level although the cornice to the fascia and scroll brackets to pilasters have been retained in many instances, including the application property. The property is occupied by HSBC Bank. The site has existing designated Active Shopping frontage on both Queen Victoria Street and Broad Street. It is also located within the Reading Central Area, Central Core, Primary Shopping Area and Office Core Area.
Proposal:
Advertisement consent is sought for the replacement of the existing signage with new rebranded signage. The proposal consists of 3 internally illuminated fascia signs, 6 non-illuminated fascia signs, 2 internally illuminated hanging signs and 1 window vinyl. The signage is to be of the same size and fixed in the same location as that it replaces (apart from the window vinyl which is new). The difference between the existing and replacement signage (apart from the new branding) is that a number of the existing internally illuminated fascia are to be replaced with blank, non-illuminated fascia.

Documents Considered:
The agent submitted the following documents, received on 6th June 2017
Drawing No: 16 033 0063 PA 01 – Location and Block Plan
Drawing No: 16 033 0063 PA 01 – Existing Front Elevation
Drawing No: 16 033 0063 PA 02 – Existing Side Elevation
Drawing No: 16 033 0063 PA 04 rev.B – Proposed Broad Street Elevation
Drawing No: 16 033 0063 PA 05 rev.B – Proposed Queen Victoria Street Elevation

Relevant Planning History:
170920/LBC - Listed Building Consent for replacement signage - HSBC to HSBC UK. Under Consideration
160530/FUL and 160531/LBC - Internal and external alterations associated with replacement ATMs (3 on Queen Victoria Street elevation and 3 internally). Permitted 17/05/2016
140396/LBC - Repairs to parapet gutters and gullies, together with the repair of internal fabric and finishes. Permitted 05/06/2014
08-00327-LBC - Amended window and door frames (ground floor) to the Queen Victoria Street elevation and amendments to fascias on Queen Victoria Street elevation and Broad Street Elevation. Permitted 09/05/2008
07-01132-ADV and 07-01133-LBC - 9 x halo illuminated fascia signs 2 x internally illunimated projecting roundel signs. Permitted 15/10/2007
07-00150-FUL and 07-00151-LBC - General re-fit and refurbishment of shopfront to Queen Victoria Street and changes to Broad Street and Queen Victoria Street windows (including installation of 3 external ATMS and 1 paying in machine. Permitted 28/03/2007

Consultations
The neighbouring properties at 24 Broad Street, 28-30 Queen Victoria Street, 28A Queen Victoria Street, Victoria House (26 Queen Victoria Street) and 24 Queen Victoria Street were consulted. No responses were received. 


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.

LEGAL AND PLANNING POLICY CONTEXT

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.

Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the local planning authority in the exercise of its functions to pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area. 

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.

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 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).

Reading Borough Local Development Framework Adopted Core Strategy (2008) (Altered 2015):
CS7     Design and the Public Realm 
CS33	Protection and Enhancement of the Historic Environment

Sites and Detailed Policies Document – (Adopted October 2012) (Altered 2015)
DM4     Safeguarding Amenity
DM12  Access, Traffic and Highway Related Matters
DM22  Advertisements

Reading Central Area Action Plan 2009
RC5	Design in the Centre
RC10	Active Frontages

APPRAISAL
Amenity 
It is considered that the proposed works would preserve the historic character and appearance of the listed building and not cause harm to the visual amenity afforded by it. The shop front above which the signage is to be fixed is a modern addition and not part of the original historic fabric of the building, and as such the modern design and materials of the signage to not appear overly out of place. It should also be noted that a number of the existing internally illuminated fascia are to be replaced with non-illuminated facing, thus reducing the negative impact of illumination on the historic character of the building. The low illuminance level, 150cd/m, of the remaining internally illuminated signage is considered appropriate to ensure the historic character of the building is not further harmed. Whilst externally illuminated signage, and more traditional fascia materials would be preferred, given the historic character of the building, it is considered that the signage would be no more harmful than that it replaces.

It is considered that the signage would be in keeping with the visual amenity and character of the area given that the surrounding properties boast a mixture of modern and traditional shop fronts and characters of property. 

It is considered that the proposal would comply with DM22: Advertisements, given that the proposed fascia will not extend uninterrupted across the whole frontage but are rather split into many fascia to respecting the architectural definition and rhythm of the properties.

The proposed signage is considered to preserve the visual amenity of the surrounding area in accordance with policies RC5 and RC10 of the RCAAP, policy CS7 of the Core Strategy and Policy DM22 of the SDPD and is not considered detrimental to the historic character of the listed building in accordance with policy CS33 of the Core Strategy.

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 illuminated elements to the fascia will not, as per information submitted by the applicant, exceed a level of luminance of 150 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 DM12: Access, Traffic and Highway-Related Matters of the Sites and Detailed Policies Document (2012).

Conclusion
The proposed works have been assessed and found to be acceptable as they comply with the identified policies.
RECOMMENDATION:

GRANT Advertisement Consent

Conditions
1. This consent relates to the following drawings only: 
Drawing No: 16 033 0063 PA 01 – Location and Block Plan
Drawing No: 16 033 0063 PA 01 – Existing Front Elevation
Drawing No: 16 033 0063 PA 02 – Existing Side Elevation
Drawing No: 16 033 0063 PA 04 rev.B – Proposed Broad Street Elevation
Drawing No: 16 033 0063 PA 05 rev.B – Proposed Queen Victoria Street Elevation
Received 6th June 2017
Reason: For the avoidance of doubt and to clarify which drawings are approved. 

2. [bookmark: _GoBack]The maximum luminance from any fascia sign or projecting sign hereby permitted shall not exceed 150 cd/m2 .

Reason: In the interests of amenity in accordance with Core Strategy Policy CS20 and Sites and Detailed Polices document Policy DM12.

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 eight week 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.

4. Please note that the granting of this advertisement consent application does not in any way prejudice the impending decision in relation to a current listed building consent application at the site (Ref 170920), which is presently under consideration by the local planning authority. 

5. It is considered that the internal vinyl graphic does not in itself require advertisement consent and hence it is not specifically referenced in this decision.  



