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Application Number: PL/24/0895







Application Type: Consent to display advertisement
 

Address: 15, Bridge Street, Caversham, Reading, RG4 8AF

Proposal: Proposed installation of 2X new signs
Summary
Objection – The proposed signage, due to its position, dimensions, design and colouring would result in less than substantial harm to the visual setting of the listed buildings nearby/at the juntion, the appearance of the host BTM and St Peter’s conservation area at a moderate level. When weighed against the public benefits, the benefit is only for the applicant. As such, the proposal cannot be acceptable on heritage grounds. However, I am happy to look at further sketches / revised proposals.
Relevant policies and legislation
From the point of view of the historic environment, the main statutory tests are set out within the Planning (Listed Buildings and Conservation Areas) Act 1990. Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires ‘special regard’ to be given to the desirability of preserving a listed building or its setting.  
Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in the exercise of any functions, with respect to any buildings or other land in a conservation area, under or by virtue of any of the provisions mentioned in this Section, special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.
National Planning Policy and Guidance

The NPPF outlines government policy, including its policy in respect of the historic environment. Chapter 16 of the NPPF (2023) 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. 
Paragraph 200 states, “In determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. “ And Paragraph 201 says, “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this into account when considering the impact of a proposal on a heritage asset, to avoid or minimise any conflict between the heritage asset’s conservation and any aspect of the proposal.”
Paragraph 205 of the NPPF requires that ‘when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation….’ And paragraph 206 says, ‘any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting) should require clear and convincing justification’. 
Paragraph 208 requires that ‘where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighted against the public benefits of the proposal…’ 
National Planning Practice Guidance on Historic Environment provides context to the NPPF.
Local Planning Policy and Guidance 

Policy EN1 ‘Protection and enhancement of the historic environment’ of the Reading Borough Local Plan sets out the Council’s aspirations for the historic environment. The policy requires that all proposals to protect and, where possible, enhance the significance of heritage assets and their settings, historic character and local distinctiveness of the area in which they are located. It echoes the NPPF by stating, “Proposals should seek to avoid harm in the first instance. Any harm to or loss of a heritage asset should require clear and convincing justification, usually in the form of public benefits”.
Applications that affect listed buildings are expected not to have an adverse impact on the elements that contribute to their special architectural or historic interest, including their settings. 

Policy EN3 ‘Enhancement of conservation areas’ of the Reading Borough Local Plan requires that development proposals within Conservation Areas contribute positively to local character and distinctiveness. This policy further states “Positive consideration will be given to proposals which take opportunities to enhance the character of conservation areas.”

Policy EN6 ‘New development in a historic context’ also requires “New development will make a contribution to the historic character of the area by respecting and enhancing its architectural and visual qualities and considering how heritage considerations can influence the design of new development. When determining planning applications for new development, the following factors will be taken into consideration:

a. The positive contribution of the development to the existing historic townscape (scale, height, mass, proportion, plot size, street form, materials, significant vistas and views, and open space);

b. Sensitivity to historic context;

c. Reflection of borough-wide major heritage themes that contribute to local distinctiveness (e.g. patterned brickwork or former worker terraced housing);

d. Whether development promotes and/or improves access to previously undiscovered or neglected historic significance.”
In addition, Policy OU4 ‘Advertisements’ states “Advertisements will respect the building or structure on which they are located and/or their surroundings and setting in terms of size, location, design, materials, colour, noise, lettering, amount and type of text, illumination and luminance, and will not have a detrimental effect on public safety. The cumulative impact of adverts will be taken into account, and a proliferation of advertisements that detrimentally affects visual or aural amenity or public safety will not be acceptable. All adverts shall comply with the following criteria:

a) Advertisements will not obstruct windows, any other sign already located on the building, or cut across significant architectural features such as historic fascias, windows, pilasters, cornices or scrolls;
b) Where a shop or business occupies more than one adjacent unit, the advertisement will not run between the shopfronts;

c) Advertisements on listed buildings or in Conservation Areas will respect or enhance the building or area, and will respect the key features of the special historic interest;

d) Advertisements will not reduce visibility for users of the highway or accesses onto the highway;

e) Illumination should not detract from the amenity of the area or pose a safety hazard to users of the highway; and

f) Advertisements should not obscure the sight lines of cameras installed for public safety.”

St Peter’s Conservation Area Appraisal is also a material consideration in determining applications for development.

Other Guidance
Historic England Advice Note 2 – Making changes to Heritage Assets illustrates the application of policies set out in the NPPF in determining applications for Planning Permission and Listed Building Consent.

English Heritage’s “Conservation Principles” provides policy and guidance for the “sustainable

management of the historic environment”.
Relevant heritage assets
The application site relates to a three-storey inter-war building dating 1928, the second-storey of which is set within a mansard roof. Located at the junction of Bridge Street, Church Street and Church Road in St Peter’s Conservation Area, the building forms the northern end of a terrace, which is also a building of townscape merit constructed of grey and red brick under a slate roof. As illustrated below, it defines the junction with a group of 17th – 18th century traditional listed buildings at 1-5 Church Road, 2 and 4 Church Street, 6 and 8 Church Street, and 10 Church Street. 
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The application site (outlined in red) and listed buildings (purple starred) within the conservation area (light purple)
Significance of heritage assets
The NPPF defines significance as the “value of a heritage asset to this and future generations because of its heritage interest.”

The interest may be architectural or historic, as set out in the Town and Country Planning (Listed Building and Conservation Areas) Act 1990 Section 1.

“Significance derives not only from a heritage asset’s physical presence, but also from its setting.” (NPPF, 2023)
Historic England assesses significance in a similar manner, referring to evidential, historic, aesthetic and communal values of a place.
The St Peter’s Conservation Area appraisal summarises the special interest and key characteristics of the conservation area that the following applies to the application site and aforementioned listed buildings:

· The form of the original bridgehead village is still apparent: Bridge Street runs north from the bridge to the T-junction with Church Road (to Oxford) and Church St (to Henley).
· The early village is overlaid with mainly late Victorian and Edwardian buildings, constructed over a short time period. While the commercial buildings raise the predominant scale to three storeys, there is a harmony of scale and materials between these buildings and the earlier ones. Early red brick and timber framed domestic buildings with plain roof tiles combine with well-detailed later brick buildings with slate roofs to form a coherent whole and an attractive and consistent roofscape.
· This history is reflected in a legacy of Listed Buildings and Buildings of Townscape Interest, whose character is essential to that of the CA as a whole. 
(…)

· Well-detailed banks and similar commercial premises at the junction of Church Road and Bridge Street add to the character of the Conservation area. 
· Bridge Street is an important visual corridor between the village core and the structure of the Bridge itself.
The subject building is in the Character Area C – The Junction Area, where the concentration of listed buildings are seen in the conservation area. Not only is it a highly positive contributor as a building of townscape merit (BTM) to the settings of traditional listed buildings and the character of the conservation area, but the subject building is within the vista when approaching from west of Church Street, which has a significant impact on the appearance of the St Peter’s Conservation Area. The appraisal describes this one of the important views within the conservation area: “The former Lloyds Bank building already makes a contribution to the original Conservation Area because it stops the vista down Church Road.” (page 19)

It is noted that the closure of banks at the junction is defined among the negative features and issues in the St Peter’s Conservation Area. With regard to the issue, the appraisal states, “The closure of one of the banks at the junction of Bridge Street and Church Road, and the planned closure of a second, is of considerable concern, because of their prominent location, important character and historical significance in the heart of the area. Any work to existing or former bank premises should respect the architectural character of their elevations, including those at ground floor.” (page 34).
Impact of proposal upon heritage asset(s)
The proposed illuminated fascia sign would measure 6.5m in width and 0.7m in height and placed between ground-floor and first-floor windows. Although it would not extend the full width of the building due to its size, position, and dark colour of the fascia sign, it would cover a considerable area on the façade of the building, creating a new element, almost chopping the building into two horizontally. The proposed sign would disturb the vertical divisions – bays – of the subject building and the pattern of the grey brickwork and, therefore, would not relate well to the principal elevation as a whole. As such, this signage would substantially harm the BTM, the setting of nearby listed buildings and the appearance of the conservation area. 
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Photograph of the application site – principal elevation
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Proposed Elevation

The proposed fascia sign would not be acceptable unless a new design/revision is submitted. Considering the brand name and colour, there should be other alternatives for this particular building at this important junction of listed buildings in the conservation area. 
Given the depth of traditional fascia signs is narrow, it would be ideal to have less than a c. 400mm deep sign in order not to be unduly visually dominant, leading to a top-heavy appearance. Whilst the illumination and the proposed projecting sign could be acceptable, the lighting should be carefully integrated. Compared with the previous bank signage, the position of the proposed projecting sign would be more suitable. 
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Previous bank signage – suitable fascia treating the building as a unified whole, inappropriately positioned hanging sign

Whilst the proposed use is associated with a national chain, it should adapt its housing style to fit in with the appearance of the conservation area as a wider setting of listed buildings and BTMs. The following examples should also be noted. The cut out lettering would be more appropriate.
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Signage on historic building of the same brand in Reading
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Signage on historic building of the same brand in London
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This coffee shop on Grey Street is very
grand and the shopfront fits its character.




 [image: image8.png]This shopfront on Blackett Street reflects
the basic proportions of the upper floors
n a very simple manner and with
complementary materials.
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 [image: image10.png]A subtle and tailored approach to signaée
on a bank and a former church, above.




Good examples from Shopfronts in the Historic Environment, Newcastle City Council
Overall, the proposed signage would result in less than substantial harm to the visual setting of the listed buildings nearby, the appearance of the host BTM and St Peter’s conservation area at a moderate level. When weighed against the public benefits, the benefit is only for the applicant. I therefore reserve a final judgment but am happy to look at further sketches / revised proposals. 
Conservation response
 FORMCHECKBOX 

No objections

 FORMCHECKBOX 

No objections subject to conditions attached

 FORMCHECKBOX 

Clarification required

 FORMCHECKBOX 

Object
Contact details

Buju Can Cetin, Conservation Officer

Burcu.CanCetin@reading.gov.uk
0118 9373125
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