                                         
	Bicester Eco Town Exemplar Site

Banbury Road
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Oxfordshire


	15/00621/ADV

	Case Officer: 
	Caroline Ford
	Recommendation: Application Permitted

	Applicant: 
	A2Dominion Group Ltd

	Proposal: 
	Erection of four fascia signs at the marketing suite and erection of hoarding and flags at the South East entrance.

	Report type:
	Delegated



1. Application Site and Locality 
1.1 The site sits to the North West of Bicester adjacent to the B4100 Banbury Road and at the entrance to the Exemplar development currently under construction. This area of the site forms the main entrance to the development and includes the marketing suite and show homes. This area of the site has some ecological potential; however there are no other site constraints.
2. Description of Proposed Development
2.1 The current application seeks advertisement consent for the display of advertisements on the marketing suite and flag (12 no) and hoarding signs (3 No) on the site frontage at this South East entrance. The signs attached to the marketing suite stating ‘Elmsbrook’ and ‘Marketing Suite’ are proposed to be lit by way of backlighting by LED strip lights.

3. Relevant Planning History
	App Ref
	Description
	Status

	10/01780/HYBRID
	Development of Exemplar phase of NW Bicester Eco Town to secure full planning permission for 394 residential units and an energy centre (up to 400 square metres), means of access, car parking, landscape, amenity space and service infrastructure and outline permission for a nursery of up to 350 square metres (use class D2), a community centre of up to 350 square metres (sui generis), 3 retail units of up to 770 square metres (including but not exclusively a convenience store, a post office and a pharmacy (use class A1)), an Eco-Business Centre of up to 1,800 square metres (use class B1), office accommodation of up to 1,100 square metres (use class B1), an Eco-Pub of up to 190 square metres (use class A4), and a primary school site measuring up to 1.34 hectares with access and layout to be determined.  
	PER

	14/01466/F
	The erection of a temporary marketing suite and associated temporary car-park and access, together with associated temporary landscaping and features
	PER


4. Publicity

4.1 The application was publicised by way of a notice displayed near to the site. No third party comments have been received. 
5. Response to Consultation
5.1 Parish/ Town Council: No comments received
5.2 Oxfordshire County Council (Highways): No objections to a temporary consent. 
6. Relevant National and Local Planning Policy and Guidance

Development Plan Policies
The Cherwell Local Plan 2011-2031 - Part 1 was formally adopted by Cherwell District Council on 20th July 2015 and provides the strategic planning policy framework for the District to 2031.  The Local Plan 2011-2031 – Part 1 replaced a number of the ‘saved’ policies of the adopted Cherwell Local Plan 1996 though many of its policies are retained and remain part of the development plan. The relevant planning policies of Cherwell District’s statutory Development Plan are set out below:
Cherwell Local Plan 2011 - 2031 Part 1
ESD15 - The Character of the Built and Historic Environment
Cherwell Local Plan 1996 (Saved Policies)
C28 – Layout, design and external appearance of new development
Other Material Planning Considerations

National Planning Policy Framework (The Framework)
In particular Paragraph 67 states ‘poorly placed advertisements can have a negative impact on the appearance of the built and natural environment. Control over outdoor advertisements should be efficient, effective and simple in concept and operation.  Only those advertisements which will clearly have an appreciable impact on a building or their surroundings should be subject to the local planning authority’s detailed assessment. Advertisements should be subject to control only in the interests of amenity and public safety, taking account of cumulative impacts’.
Planning Practice Guidance (NPPG)

7. Appraisal


The key issues for consideration in this case are:

· Amenity
· Public safety
Amenity
7.1
The proposed signage sits to the front of a development site both on the marketing suite itself and within the open area of land to the site frontage. It is common for advertisements to be placed at the front of development sites and the currently proposed signs are considered to be acceptable in their number, size, positioning and design. The signs are generally low impact and would not detract from the character of the area in my view. Illumination is proposed to two signs attached to the marketing suite which are to be backlit with LED lights. Whilst illumination is not usually desirable, particularly where the site is on the edge of the town and where light is provided by street lighting on the road, the lighting proposed via this application is subtle being ‘backlighting’ only and which will not appear unduly prominent in this location. In my view the proposed advertisements would comply with Policy which seeks to control the impact of advertisements upon the amenity of an area. 

Public Safety
7.2
The Highway Authority raise no objections to the current proposal for signage based on a temporary consent and it is therefore considered there would be no highway safety implications or concerns. 
Other matters
7.3
As the site is being developed as an ‘Eco Town’ where very high sustainability standards are being sought, Bioregional have looked at this proposal and raised a number of queries in relation to the means of lighting that is being proposed and how efficient this is. The applicant has provided further information in this regard and calculated that the wattage for the signage as a whole would be 53.9 watts and provided information relating to the LED lights proposed. LED lights are one of the most energy efficient options available for lighting and this combined with the hours that the signs are proposed to be illuminated for (i.e. in the dark only), means that the proposals are considered acceptable in terms of their energy consumption and impact. 
8. Conclusion
8.1
The proposed signage is considered to be acceptable in terms of its impact upon Amenity and Public Safety and it is considered therefore to comply with the above mentioned policies. 
9. Recommendation
Approval, subject to the following conditions:
1
At the end of a period of five years from the date of this decision, this consent for the display of advertisements will lapse. 

Reason - By virtue of Regulation 14 (7) of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007.

2
Except where otherwise stipulated by conditions attached to this permission, the development shall be carried out strictly in accordance with the following plans: application forms, drawing numbers BET_A_0202 Rev P01 (site location plan), BET_A_0201 Rev P02 (proposed sign location plan), BET_A_0200 Rev P03 (Proposed signage details), BET_A_0021 Rev P04 (Proposed south elevation), BET_A_0020 Rev P04 (Proposed east elevation), document titled 'Elmsbrook Signage' (providing details of the site frontage signage), OSRAM product catalogue 'Flexible LED Module' Jan 2014 Edition, RIDI Lighting document dated 24/03/2015 and Applicant's response to CDC comments received with email on the 30/10/2015. Notwithstanding the submitted details and for the avoidance of doubt sign ‘C’ (included within the document titled ‘Elmsbrook Signage’ shall not be illuminated as confirmed by agent’s email dated 03/11/2015. 
Reason - For the avoidance of doubt, and to ensure that the development is carried out only as approved by the Local Planning Authority.

 3
That

(a)
No advertisement shall 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.



(b) 
No advertisement shall be sited or displayed so as to:-

(i) 
endanger persons using any highway, railway, waterway, dock, harbour or aerodrome (civil or military);

(ii) 
obscure, or hinder the ready interpretation of, any traffic sign, railway signal or aid to navigation by water or air; or

(iii) 
hinder the operation of any device used for the purpose of security or surveillance or for measuring the speed of any vehicle.

(c)  
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.

(d) 
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.

(e)  
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 - By virtue of Regulation 14 (1) (a) and Schedule 2, of the Town and Country Planning (Control of Advertisements) (England) Regulations 2007.

Statement of Engagement



In accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015 and paragraphs 186 and 187 of the National Planning Policy Framework (March 2012), this decision has been taken by the Council having worked with the applicant/agent in a positive and proactive way as the decision has been made in an efficient and timely way.

Case Officer: Caroline Ford




DATED: 2 November 2015

