DELEGATED APPLICATION REPORT 				Target Date:	 01/03/2016			
Application No:  152302/FUL and 152303/ADV				
Address: 23 Broad Street
Proposal: Installation of 3 fascia signs, 2 projecting signs, 2 magazine hoppers and the replacement of the entrance doors
Case officer: Heather Banks

Site Description and Surrounding Area:     
The application site is a three storey property located on the corner of Broad Street and Cross Street. It has an existing designated Active Shopping Frontage on Broad Street and Cross Street which will be affected by the proposal. Cross Street is characterised by traditional shop fronts in a variety of uses. The properties surrounding the site itself are mostly retail units although it is located opposite to Lloyds Bank which occupies a Grade II listed building. The site is also located within the Reading Central Area, Central Core, Primary Shopping Area and Office Core Area. 

Proposal:    
The proposal is for the installation of 3 fascia signs, 2 projecting signs, 2 magazine hoppers and for the replacement of the entrance doors.

The three fascia signs will consist of black spray painted moisture resistant MDF fascia panels onto which the internally illuminated text and logos will be mounted. The fascia’s on the corner of the property and on the Cross Street Elevation will be fitted with both the text and logo, whilst the smaller Broad Street fascia will only be fitted with the logo. The TRAILFINDERS text will consist of 50mm wide internally illuminated letters, 210mm in height with a 15mm acrylic return. The lettering will be sprayed in RAL 9010. The secondary text, which will read THE TRAVEL EXPERTS, will consist of 35mm wide internally illuminated letters, 90mm in height with a 15mm acrylic return. This lettering will also be sprayed with RAL 9010. Both lines of text will be 2.385m in length. The Trailfinders logo will be internally illuminated, 3mm thick and made from moulded acrylic. It will be 430mm high and 820mm wide and will be sprayed to match RAL 1033 Dahlia Yellow. The fascia boards will be located 2.858m from ground level and the illuminated elements will have an illuminance level of 800cd/m.

The two projecting signs will be located 2.448m above ground level and will have a height and width of 750mm and a depth of 60mm. The hanging signs will be made of folded, sprayed black, stainless steel onto which the text and logo found on the fascia signs will be sprayed in white and yellow. The signs will be externally illuminated, with illuminance levels being 800 cd/m. 

The two magazine hoppers will require the removal of a section of glazing 340mm in height and 400mm in width for each hopper, 795mm above ground level. The hoppers will also be fitted with a hinged down lockable flap for night-time security.

The replacement entrance doors will occupy the same space as the previous entrance doors, but instead of two doors of equal width, the new doors will consist of a narrow leaf of width 435mm and a wider door of 1000mm in width. The new doors will be full height glazed doors.

Plans Submitted:
The agent supplied the following plans, received on 23rd December 2015
Drawing No: LG22/54-100 – Site Plan
Drawing No: 107 – Block Plan
Drawing No: 200 – Existing Front External Elevation A
And the following, received on 22nd January 2016
Drawing No: LG22/54-316 rev.A – Magazine hopper details
Drawing No: LG22/54-315 rev.C – Signage details
And the following, received on 16th February 2016
Drawing No: 201 rev.B – Proposed Front External Elevations B

Relevant Planning History:
02-00434-ADV – Fascia signs and projecting signs. Permitted 29/04/2002
01-00840-ADV - Installation of new fascia and Projecting Signs. Permitted 18/08/2001
95-00417-FUL - Ground floor alterations comprising repositioning of access door and introduction of two new window/shop front openings. Permitted 12/07/1995

Consultation Response:
RBC Transport Strategy stated that there were no objections to the proposed signage, subject to the following condition:

Advertisements: restriction on illumination
The maximum luminance from the illuminated fascia and projecting signs should not exceed 1000 cd/m2 .

Reason: To avoid glare, which could lead to danger to highway users and in the interests of amenity in accordance with Core Strategy Policy CS20 and Sites and Detailed Polices document Policy DM12.

Summary of discussions with applicant/agent:
On the 13th January 2016 the agent was emailed requesting revisions to the proposed development to help preserve the unique character of Cross Street, on which the application site has a long façade. Following a number of phone conversations and a further email to the agent on 20th January, amended drawings were submitted on the 22nd January. Following a telephone conversation on the 16th February a slightly revised drawing of the proposed elevations was submitted as works to remove the existing fascia had revealed that a small element of the proposal concerning the existing pillars and scrolls could no longer be carried out.

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 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).

National Planning Policy and Guidance
National Planning Policy Framework (NPPF)
National Planning Practice Guidance


Reading Borough Local Development Framework Adopted Core Strategy (2008) (Altered 2015):
CS7	Design and the Public Realm
CS20 	Implementation of the Reading Transport Strategy
CS33 	Protection and Enhancement of the Historic Environment

Sites and Detailed Policies Document 2012 (Altered 2015)
DM4 	Safeguarding Amenity
DM12 	Access, Traffic and Highway-Related Matters
DM 22	Advertisements
DM23	Shopfronts and Cash Machines 

Reading Central Area Action Plan (2009)
RC5 	Design in the Centre
RC6 	Definition of the Centre
RC10 	Active Frontages

Appraisal
The main issues to consider are:
· Design in the centre requirements
· Active Frontage requirements
· Amenity
· Public safety

Design in the Centre & shopfronts requirements
It is considered that the proposed shop front will respect the character of the building and the surrounding street scene. Cross Street is characterised by traditional shop fronts and it is considered that the maintenance of the pillars, scrolls and other traditional features of the existing building, the use of timber fascia boards and the design of the hanging signs respects the character of this street. Whilst the lettering and logos are to be internally illuminated it is felt that as these are individually illuminated elements rather than one large light box, this would not damage the more traditional character of Cross Street or the setting of the listed building opposite and would serve as an appropriate transition between the traditional Cross street and the more varied and ‘modern’ shop fronts of Broad Street. The proposed new entrance doors are also considered to be appropriate as they are to be of the same materials as the existing doors, full height glazing, but the new configuration of the doors with one larger and one smaller leaf will enable easier access to the premises by those with pushchairs or in wheelchairs. It is considered that the proposal complies with policies DM23, CS7 and CS33.

Active Frontage requirements
The application site is designated in Policy RC10 of the Reading Central Area Action Plan as requiring an active frontage.  A condition is recommended to require an active display frontage.

Amenity
Currently there is no signage located on the fascia boards of the existing property. The proposed fascia signs are to be located in the same place as these existing fascia boards and fitted with internally illuminated lettering and logos. The building is not listed but does sit opposite a Grade II listed building, however considering the fascia boards are to be maintained and it will only be the lettering and logos which are internally illuminated it is considered that neighbouring properties would not be negatively affected by the proposed signage. The proposed fascia signs and hanging signs and there illumination levels are considered no more harmful to the character of the building and the surrounding area compared to other signs on buildings within close proximity.  The material and colour of the signage is also considered to be appropriate to the building and the surrounding area. The proposed advertisement is therefore considered acceptable and in accordance with local planning policy in terms of amenity. 


ii) Public Safety
The proposed fascia signs and hanging signs are located in a position that would not cause a physical obstruction to members of the public using the highway. The location of magazine hoppers to be accessed from the shop front, will encourage passers-by to stop in front of the shop, however, considering the width of the roads and that they are pedestrianised it is not considered that this will cause an unacceptable physical obstruction to members of the public using the highway. The illuminated signage does not exceed a level of luminance of 800 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).  The luminance can be controlled at this level to ensure amenity/views in the conservation area.

Conclusion
The proposed advertisements and alterations to the shop front are considered acceptable for the reasons set out above.

RECOMMENDATION:

GRANT Full Planning Permission
GRANT Advertisement Consent


Conditions:

Planning permission:

1. The development to which this permission relates must be begun not later than the expiration of three years beginning with the date on which the permission was granted.  

Reason: to prevent an accumulation of unimplemented planning permissions, and in accordance with Section 91 of the Town & Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The materials to be used in the construction of the external surfaces of this development shall match those of the existing building unless otherwise specified in the application documentation for this planning permission. 

Reason: As incomplete details of the materials have been submitted and in the interests of ensuring that the new development appears in keeping with the surrounding shop fronts, in compliance with policies CS7 and CS33 of the Reading Borough Council LDF Core Strategy 2008 (Altered 2015) and policy RC5 of the Reading Central Area Action Plan 2009.

3. The permission relates only to the following plans and drawings as received by the local planning authority:
Drawing No: LG22/54-100 – Site Plan
Drawing No: 107 – Block Plan
Drawing No: 200 – Existing Front External Elevation A
received on 23rd December 2015
Drawing No: LG22/54-316 rev.A – Magazine hopper details
Drawing No: LG22/54-315 rev.C – Signage details
received on 22nd January 2016
Drawing No: 201 rev.B – Proposed Front External Elevations B
received on 16th February 2016

Reason: for the avoidance of doubt and in the interests of proper planning.

4. The use of the ground floor of the property shall not be carried out other than in a manner which maintains views into the ground floor area of the building from the windows fronting Broad Street and Cross Street

Reason: To ensure that an active frontage is maintained to the street in the interests of the vitality of the town centre and providing visual interest to the street, in accordance with Policy RC10 (Active Frontages) of the Reading Borough LDF: Reading Central Area Action Plan 2009 and Policy DM23 (Shopfronts and Cash Machines) of the Reading Borough LDF: Sites and Detailed Policies Document 2012.

Informatives:

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

1. The applicant’s attention is drawn to the requirement for submission of a Building Regulations application for the proposed development. Please contact Building Control on 0118 937 2449 for advice.

1. Any works affecting the highway shall be in accordance with Reading Borough’s Council’s document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. The applicant should be made aware that compliance with this document is mandatory and licences to work on the highway will only be issued if the requirements contained within it are met. A copy can be obtained at: http://www.reading.gov.uk/ltp/General.asp?id=SX9452-A782F664 
(within the Transport Strategy area of the Transport Section on the Reading Borough Web Site).

3. The decision to grant planning permission follows the positive and proactive consideration of the issues raised by this planning application and issuing the decision within the eight week time period.


Conditions: Advertisement consent:

[bookmark: _GoBack]
1. The advertisements hereby approved shall be displayed in accordance with the following approved drawings only: 
Drawing No: LG22/54-100 – Site Plan
Drawing No: 107 – Block Plan
Drawing No: 200 – Existing Front External Elevation A
received on 23rd December 2015
Drawing No: LG22/54-316 rev.A – Magazine hopper details
Drawing No: LG22/54-315 rev.C – Signage details
received on 22nd January 2016
Drawing No: 201 rev.B – Proposed Front External Elevations B
received on 16th February 2016

Reason: To clarify which drawings are approved and in the interests of proper planning.

2. The maximum luminance from the illuminated fascia and projecting signs should not exceed 1000 cd/m2 .

Reason: To avoid glare, which could lead to danger to highway users and in the interests of amenity in accordance with Core Strategy Policy CS20 and Sites and Detailed Polices document Policy DM12.

3. The Standard Advertisement 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. 

