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Reference:

Site Address:

Land on Broad Street, West of King Street, Reading, RG1 2BH

Proposed
Development

Erection of a double sided LED digital screen

Report author

Thomas Bradfield

Applicant

Maxx Media Limited

Recommendations

Refuse advertisement consent, for the following reasons

Reasons for refusal

1.

The proposal, due to its excessive scale, poor design and
inappropriate position, would result in significant harm to the
character, appearance and amenity of the area through the
creation of an incongruous and intrusive addition to the street
scene and an increase in unnecessary street clutter. The
proposal would therefore fail to comply with Paragraph 141 of
the NPPF or Local Plan Policies OU4 (Advertisements), CC7
(Design and the Public Realm) and CR2 (Design in Central
Reading).

The proposal, due to its excessive scale, poor design and
inappropriate position, would result in harm to the setting of
both the Market Place/London Street Conservation Area and
the nearby Grade Il Listed Buildings, failing to maintain or
enhance the historic environment through the introduction of
an intrusive and incongruous addition to the street scene. The
proposal would therefore fail to comply with the NPPF or Local
Plan Policies EN1 (Protection and Enhancement of the Historic
Environment), EN3 (Enhancement of Conservation Areas),
EN6 (New Development in a Historic Context) and OU4
(Advertisements).

Informatives

Plans
Pre-application Advice

Positive and Proactive




1.2.

1.3.

2.2.

Executive summary

The application seeks advertisement consent for a freestanding double-sided LED screen
sign on Broad Street. The structure would be 7.6m high (overall height), with two
illuminated advertisement panels measuring 5.2m tall x 2.7m wide.

The proposal would result in significant harm to the character and appearance of the area
through its excessive scale, poor design and inappropriate position. Furthermore, the
proposal would result in harm to the setting of the nearby Market Place/London Street
Conservation Area and Grade Il Listed Buildings. Overall, the proposal would be
considered to cause harm to the amenity of the area, which is one of the considerations
applications for advertisements can be assessed under. There are considered to be no
substantive mitigating reasons in support of the proposal. The proposal is therefore
recommended for refusal.

The application is being presented to Planning Applications Committee due to Reading
Borough Council's involvement as landowner, and the level of public interest in the
proposals.

Introduction and site description

The site is within the Broad Street pedestrian zone, to the west of King Street, to the north
of the Broad Street entrance to the Oracle shopping centre:
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The proposed advertisement would be positioned adjacent to a seating area and
lamppost. Nearby there are several street trees and other street furniture, including
benches, bins and lampposts with advertising banners. Approximately 10m to the east is
an existing freestanding portrait LED advertising screen, which was installed following
consent being granted in 2019 (ref. 181960). A total of six other freestanding advertising
screens are nearby in the area along Broad Street between Queen Victoria Street and
King Street. There is also a curved LED screen approximately 115m to the east on the
front of the Kings Walk arcade.
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2.4,

2.5.

3.2.

The site is directly to the west of the Market Place/London Street Conservation Area
(purple on the below plan), and is in close proximity to a number of Grade Il Listed
Buildings both to the east and west (hamely, 35 to 38 and 24 to 28 Broad Street, Saxone
— 107 Broad Street, 2 and 3 and 3A Broad Street, 17 and 18 King Street, 3-5 King Street,
and 7 High Street, marked with a star on the below plan). The site is not within the existing
Conservation Area, but does lie within the area which the Market Place/London Street
Conservation Area Character Appraisal recommends to be incorporated into the
Conservation Area. Furthermore, the Reading Historic Area Assessment (2023) proposes
a new Reading Central Conservation Area, which includes this part of Broad Street.
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The immediate area around the application site is characterised by retail units with
shopfronts at ground floor level, with a variety of uses at upper levels. All of the properties
on this part of Broad Street have advertising, both illuminated and non-illuminated, at
ground floor level.
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The site is also within the Reading Central Area, Central Core and a Primary Shopping
Area as identified in the Local Plan.

The proposal

This application seeks advertisement consent for a freestanding double sided
advertisement screen, positioned on Broad Street. The structure would be 7.6m tall, with
a 2m clearance from ground to the bottom of the screens. The screens themselves would
be 5.2m high by 2.7m wide and would face east-west down Broad Street.

The structure would be aluminium, with a perforated aluminium panel to the rear of the
screens. The screens themselves would be in operation between 07:00 and 22:30 each
day, with the screens at no more than 3% illuminance capacity during the hours of
darkness (300cd/m2 during daylight hours, 21lcd/m2 night-time illuminance). The
applicant has also confirmed that one advertising slot for 30 days of each year would be
provided for the Council’s Marketing Team or REDA, two CCTV cameras would be
installed, with maintenance covered by the applicant and instant access to both screens
for emergency information if required.
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5.1.

5.2.

5.3.
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The applicant has submitted the following plans for consideration:

e 2881-01
e 2881-02
- 2881-03

e Two CGI representations

Planning history

The site itself has no planning history.
Consultations

RBC Conservation Officer

Objection. Due to its location, size, illumination and capacity to display moving images,
the proposed double-sided advertisement panel containing LED digital screens would
harm the settings of listed buildings on Broad Street and the visual appearance of the
street. It would also fail to maintain or improve (preserve or enhance) the character and
appearance of the Market Place/London Street Conservation Area when perceived from
Broad Street.

RBC Transport

The advertisement is within a pedestrianised area, and given the distance to the nearest
road, it is not considered that the proposal would be distracting to motorists. Conditions
recommended.

Police/CCTV

Initial objections were received, relating to the proposal’'s impact on public safety by
interfering with existing CCTV cameras due to the position of the screens and the light
emitted. The applicant has agreed to install two additional CCTV cameras to address this
(covering the installation and maintenance costs) and therefore the objections on the
grounds of public safety were withdrawn.
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5.5.

5.6.

6.2.

Reading’s Economy and Destination Agency (REDA) received comments from various
High Street operators, including Marks and Spencers and the Oracle, providing an
overview of their comments in their objections to the proposals as follows:

e Impact on public safety, in particular the operation of CCTV on Broad Street,
especially when combined with the existing screens nearby

< It would have a negative impact on the appearance of the town centre

The Reading Conservation Area Advisory Committee (CAAC) objected to the proposals
as follows:

e The dominating presence of the screen in an already cluttered and busy shopping
street makes it a significant distraction from signage on shopfronts, existing
illuminated signage, heritage information boards and decorative street furniture
and paving

e The display would cause harm to the setting of nearby Listed heritage assets
e The screen would dominate the street and jar with the surrounding buildings

e The benefits do not outweigh the harm to the character and appearance of Broad
Street

Public

98 individual objections from residents and a petition with 51 signatures were also
received objecting to the proposals. The main points raised were as follows:

< Harm to the character and appearance of the town centre

e It would create an unattractive arrival point on Broad Street and result in an
unpleasant public realm

e Concerns regarding types of products advertised
e The proposal would create unnecessary light pollution

e The proposal would harm the environment due to excessive and unnecessary
energy use

e The proposal would have a significant negative impact on the historic
environment, in particular the Conservation Area and Listed Buildings

< It would introduce additional street clutter, making it more difficult to move along
Broad Street

e The proposal would be a safety hazard for delivery vehicles
Legal context

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
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sustainable development'. The following local and national planning policy and guidance
is relevant to this application:

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.

In this regard, the NPPF states that due weight should be given to the adopted policies
of the Local Plan 2019 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).

Accordingly, the latest NPPF and the following development plan policies and
supplementary planning guidance are relevant:

National Planning Policy Framework (NPPF) December 2023

Section 7 — Ensuring the vitality of town centres
Section 12 —Achieving well-designed and beautiful places
Section 16 — Conserving and enhancing the historic environment

Reading Borough Local Plan 2019

CC7: Design and the Public Realm

CC8: Safeguarding Amenity

EN1: Protection and Enhancement of the Historic Environment
EN3: Enhancement of Conservation Areas

ENG6: New Development in a Historic Context

TR3: Access, Traffic and Highway-Related Matters

OU4: Advertisements

CR2: Design in Central Reading

Supplementary Planning Documents and other guidance

Market Place/London Street Conservation Area Character Appraisal
Reading Historic Area Assessment (February 2023)
Appraisal

The legislation requires applications for advertisement consent to be assessed in relation
to two aspects, namely amenity and public safety, so far as they are material.

Amenity

The NPPF within Section 12, identifies that the “quality and character of places can suffer
when advertisements are poorly sited and designed” (Para. 141). It also requires decision
makers to take into account the cumulative impact of advertisements.

Local Plan Policy OU4 requires advertisements to be respectful of their surroundings and
setting in terms of size, location, design, materials, colour, noise, lettering, amount and
type of text, illumination and not to have a detrimental impact on public safety. The
cumulative impact of advertisements should be taken into account, and a proliferation of
advertisements that detrimentally affects visual amenity or public safety would not be
acceptable.

Local Plan Policy CC7 requires development to be of a high design quality which
maintains and enhances the character and appearance of the area. Policy EN1 requires
heritage assets and their setting to be protected, and where possible, enhanced. Policy
EN3 requires development to ensure that Conservation Areas and their settings are
conserved and enhanced.
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The application site is on the busiest pedestrian street in Reading, and highly visible from
all directions. The proposed structure would be 7.6m in height, with the screens being
2.7m wide and 5.2m high on each side of the structure. The scale of the proposal would
be excessive in the street scene, introducing a structure which would be out of scale
compared to anything in its context. It would dominate the street scene in this location,
and by design, be highly visible from great distances along Broad Street and down King
Street. Even when advertisements are not being shown, the scale of the structure would
dominate the human character of Broad Street. The overbearing and incongruous scale
of the proposal would fail to respect the character and appearance of the area.

The excessive scale of the proposals would be exacerbated by the inappropriate location
of the advertisement. The proposal would be within 10m of another advertisement screen
to the east, as well as a variety of other street furniture including lampposts with
advertising banners, decorative seating, benches, bins and street trees. Furthermore,
there are many other illuminated screen advertisements nearby, with 6 screens between
Queen Victoria Street and King Street. Often this part of Broad Street is used for events,
including street stalls in place for a limited time, so introducing an advertisement would
increase the street clutter in an area which is already busy. The introduction of an
advertisement of this scale would significantly increase the street clutter in this location,
causing significant harm to the character and appearance of the area.

The site is within close proximity to the Market Place/London Street Conservation Area
and numerous Grade Il Listed Buildings. Given the scale of the proposal, it would be
highly visible, and an incongruous addition to Broad Street and the surrounding historic
environment, where most of the signage is confined to ground floor retail units in the
traditional form of fascia signage and projecting signs.

The proposed advertisement would be oriented at an angle across Broad Street, resulting
in a large visible volume when looking down Broad Street from either direction. This,
combined with the excessive scale, would conflict with the modest existing street
furniture, two/three storey buildings along Broad Street and the human scale nature of
the pedestrianised area surrounding the site by blocking the open vistas along Broad
Street to and from the Listed Buildings and the Conservation Area. The advertisement
would become a prominent foreground feature in the setting of the heritage assets,
intruding into their setting and failing to preserve or enhance their historic importance.
Policy EN6 of the Local Plan requires new development to respect and enhance the
gualities of the historic environment, in particular having a positive contribution towards
the existing historic townscape. This proposal would not demonstrate sensitivity to the
historic environment, and its inappropriate scale and poor design would be highly visible
within the setting of several nearby Listed Buildings and the Conservation Area. This
impact would be exacerbated by the illuminated nature of the signage, which would
significantly detract from the enjoyment of the surrounding historic architecture, failing to
maintain or enhance the setting of the Conservation Area or Listed Buildings.
Furthermore, the area the proposal is in has been identified as an area which could be
either incorporated into an existing Conservation Area or made a Conservation Area in
its own right, as per the Reading Historic Area Assessment.

The excessive scale, poor design and inappropriate position of the proposed
advertisement would result in significant harm to the character and appearance of the
area, street scene and would have an unacceptable impact on the setting of Listed
Buildings on Broad Street and the Conservation Area to the east. The proposal is
considered to fail to appropriately address the sensitive nature of the area, and would
result in an incongruous addition which would increase street clutter and fail to meet the
requirements of the NPPF or the Local Plan.

Public Safety

Local Plan Policy TR3 requires new development to ensure that proposals do not have
an adverse impact on road safety. Policy OU4 requires advertisements to ensure that
they do not have an impact on visibility for highway users, have an impact on highway
safety or obscure sight lines of cameras installed for public safety.
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9.1

9.2

9.3

The proposals would have an impact on the sight lines of CCTV cameras on this part of
Broad Street. When the application was submitted, this impact resulted in objections from
Thames Valley Police and the RBC CCTV team, and so the impact was considered to be
unacceptable. However, the applicant has agreed to install and maintain two additional
cameras as part of the development to ensure that CCTV coverage is maintained, along
with other mitigation measures relating to lighting levels and hours of use. If approval
were recommended, these measures could be secured through conditions or a legal
agreement. The mitigation measures proposed would ensure that the proposals would
not adversely affect public safety in terms of CCTV camera visibility.

The proposed site would be sufficiently far from the nearest road that vehicle users would
not be distracted by the signage, and there would be no resultant harm to public safety in
terms of highway users.

Objections were raised to the scheme with regards the impact of the proposal on delivery
drivers, who use the pedestrianised area of Broad Street to deliver to businesses. It is
considered that due to the low volume of delivery drivers, their low speed and familiarity
with delivering in a busy area, the proposal would not result in any distraction to delivery
drivers.

Equality implications

Under the Equality Act 2010, Section 149, a public authority must, in the exercise of its

functions, have due regard to the need to—

e eliminate discrimination, harassment, victimisation and any other conduct that is
prohibited by or under this Act;

e advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it;

- foster good relations between persons who share a relevant protected characteristic
and persons who do not share it.

The key equalities protected characteristics include age, disability, sex, gender
reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or
belief, sexual orientation. It is considered that there is no indication or evidence that the
protected groups have or will have different needs, experiences, issues and priorities in
relation to this particular application

Conclusion & planning balance

As with all applications considered by the Local Planning Authority, the application is
required to be determined in accordance with the development plan unless material
considerations indicate otherwise, as per Section 38(6) of the Planning and Compulsory
Purchase Act 2004.

The proposals would be excessive in scale, inappropriate in design and poorly sited,
resulting in harm to the character and appearance of the area through the incongruous
addition of an advertisement which increases the amount of street clutter. Furthermore,
the proposal would intrude upon the setting of numerous Listed Buildings and the nearby
Conservation Area, resulting in harm to the historic environment, and a failure to maintain
or enhance the setting of these heritage assets.

As such, this application is recommended for REFUSAL.
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CGl of proposal — looking east

CGl of proposal — looking west



