Delegated Application Report


Address: Broad Street Mall Reading
Application No: 161247/ADV
Proposal: Proposed 6.5 x 4.1m outdoor LED Screen above eastern Oxford Road entrance to the Broad Street Mall building
Case Officer: Matt Burns
Site Description and Surrounding Area: 

The application site is the Broad St Mall shopping centre, bounded by Oxford Road to the north, St Mary’s Butts to the east, Hosier St / Dusseldorf Way to the south and Queens Walk to the west. The site is designated (RC2d) within the Central Area Action Plan for redevelopment for continued retail/leisure provision, maintaining frontages along Oxford St and St Mary’s Butts. The site is within the primary shopping area, a proposed active frontage, a tall building cluster area, the office core, the central core and an air quality management area. The surrounding area is a mix of uses within this town centre location.  
Proposal:

The application seeks advertisement consent for a proposed 6.5m x 4.1m outdoor LED screen above the eastern Oxford Road entrance to the Broad Street Mall building for a 5 year period. Set above the Oxford Road entrance doors to the mall the screen would be located 5.39m above the footpath below and would project 0.2m from the façade of the building. The proposed screen would replace a series of existing static non-illuminated fascia signs for some of the stores within the Mall.
It is proposed that the screen would be internally illuminated with a brightness of 6,500 cd/m and would show a combination of static and moving images, depending on who/what is being advertised. The supporting information submitted as part of the application states that the screen would be utilised for variable advertisements related to the operation of Broad Street Mall, the brands represented and the products sold. 
The application initially proposed the screen would be slightly larger – 5m x 7m and set 4.49m above footpath level. However after officer concerns were raised amended plans were submitted for a screen of reduced size as described above. 
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Relevant Planning History:

There is an extensive planning history to Broad Street Mall.
Consultation Responses:

Transport – No objections to the proposed advertisement consent subject to a condition to control the luminance of the proposed screen.

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 Development Framework Core Strategy (2008) Policies:

CS7: Design and the Public Realm

CS20: Implementation of the Reading Transport Strategy

Sites and Detailed Policies Document (2012)

DM12: Access, Traffic and Highway-Related Matters

DM22: Advertisements

Reading Central Area Action Plan (2012)

RC5: Design in the Centre
Also considered is the document, ‘Large digital screens in public places’ (EH/CABE)

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 nature of the screen, showing videos is such that it would be visually prominent and in the main this is the intention of the proposed screen so that it is visible and can be seen. Notwithstanding this located above the eastern Oxford Road entrance to the Mall the screen would be set under an existing large full height external canopy to this entrance to the building which is considered to make the screen appear less exposed and reduce its visual prominence in the context of the surrounding street-scene. 

Amended plans have also been submitted which have reduced the size of the proposed screen from 5m x 7m to 6.5m x 4.1m. This results in the screen being set in from the edges of the façade where it would be located. This is considered to frame the proposal within the façade and result in a more balanced and proportionate appearance to the screen within this elevation. This is considered a significant improvement to the appearance of the screen within the façade from the larger size of screen proposed originally which was set very close to the edges of the façade and was considered to appear excessive in scale and overly dominant within the elevation.

Set upon the backdrop of the existing Broad Street Mall building which is fairly utilitarian in appearance as well as the existing large, albeit static advertisements, it is not considered that the proposed screen would result in any significant harm to the visual amenity of the building. Given the amended plans submitted showing the reduced size of the screen, its siting under a larger full height existing external canopy and the siting in this particular part of Oxford Road which is set back from the junction with West Street and St Mary’s Butts where there are taller and more prominent buildings on the corner of the junction it is not considered that the proposed LED screen would result in any significant harm to the visual amenity of the surrounding street-scene. 
It is proposed that the LED screen would be utilised to show variable advertisements related to the operation of Broad Street Mall, the brands represented and the products sold. In the interests of the visual amenity of the locality it is considered reasonable to control use of the screen to that which it has been applied for (directly related to the operation of Broad Street Mall) and also to restrict use of the screen to the opening hours of the Broad Street Mall building. It is considered that given the scale and highly prominent nature of the proposed screen unrestricted operation would have the potential to result in a proliferation of advertisements in a location to which they may not relate and also advertisements not related to the building to which the screen is attached. It is considered that given the nature of the screen there is potential for harm to the visual amenities of the locality in which the screen is located. It is therefore considered reasonable to control the operation of the proposed advertisement by way of suitably worded conditions.  In particular, the content and effect of the screen will need to be reviewed.  In this instance, a five year temporary consent is considered to be appropriate.
(Policy CS7 of the Core Strategy 2008, 2015, Policy DM22 of the Sites and Detailed Policies Document 2012, 2015 and Policy RC5 of the Reading Central Area Action Plan 2009)
ii) Public Safety

The site is set back from the junction of Oxford Road, West Street and St Mary’s Butts and the high level setting of the screen above the eastern entrance doors to the Mall is such that it would not cause a physical obstruction to members of the public using the highway (either pedestrians or vehicular drivers/passengers). 
This is an application for advertisement consent such that the screen could be utilised for advertisements only. The siting of the screen set back from the junction of Oxford Road, West Street and St Marys Butts and with large and wide area of pavement adjacent to the flank elevation of the mall with Oxford Road it is not considered that the proposal would result in any significant gatherings of people that would be detrimental to public safety. 
Transport officer have raised no objection to the proposal subject to a condition restricting the luminance of the screen to 600 cd/m2. Whilst originally proposed with a brightness of 6500 cd/m2 the amended plan submitted for the reduced size screen indicates that the luminance would be restricted to 600 cd/m2. This can be secured by way of a suitably worded condition and subject to this it is not considered that the proposal would result in any undue distraction to surrounding highway users or public safety.

(Policy CS20 of the Core Strategy 2008, 2015 and Policies DM12 and DM22 of the Sites and Detailed Policies Document 2012, 2015) 

RECOMENDATION
GRANT Advertisement consent

Conditions
1. The advertisement hereby permitted shall be removed no later than the expiration of five years from the date of this consent. 

Reason: To accord with Regulation 14 (7) of the Town and Country Planning (Control of Advertisements) Regulations 2007.
2. The permission relates only to the following plans and drawings: 
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Reason: To clarify which plans have been approved.

3. The maximum luminance from the screen hereby given consent should not exceed 600 cd/m2.

Reason: In the interests of amenity in accordance with Core Strategy Policy CS20 (2008, 2015) and Sites and Detailed Polices document Policy DM12 (2012, 2015).
4. The LED screen hereby given consent shall only be used during the Broad Street Mall opening hours and shall be switched off at all other times.

Reason. In the interests of the visual amenity of the area. In accordance with Policy CS7 of the Reading Borough LDF Core Strategy 2008, Policy DM22 of the Sites and Detailed Policies Document 2012 and national policy contained within the NPPF and associated guidance.
5. The LED screen hereby given consent shall only be used to display advertisements directly related to the operation of Broad Street Mall, the brands represented and products sold. 
Reason: In the interests of the visual amenity of the area. In accordance with Policy CS7 of the Reading Borough LDF Core Strategy 2008, Policy DM22 of the Sites and Detailed Policies Document 2012 and national policy contained within the NPPF and associated guidance.
6. 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 and seeking amended plans from the applicant.

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.

