                                         

	Bicester Eco Town Exemplar Site

Banbury Road, Bicester


	17/01077/ADV

	Case Officer: 
	Taufiq Islam
	Recommendation:  Approve

	Applicant: 
	A2Dominion Developments Limited


	Proposal: 
	Display of 2 x non-illuminated display boards, 3 x non-illuminated monolith signs and 1 x non-illuminated parking display sign (Retrospective)


	Expiry Date:
	11 July 2017


	Extension of Time:
	



1. APPLICATION SITE AND LOCALITY 

1.1. The site is located off Banbury Road, and accessed off Charlotte Avenue, on the land at North West Bicester. The site forms part of the North West Bicester Exemplar development (now known as Elmsbrook). This area of the site forms the main entrance to the development and includes the marketing suite and show homes. 
1.2. The site is not located within a designated Conservation area and there are no Listed Buildings at the site or adjacent to the application site. 

2. DESCRIPTION OF PROPOSED DEVELOPMENT

2.1. The application seeks retrospective advertisement consent to display 2no non-illuminated display boards, 3no non-illuminated monolith signs and 1no non-illuminated parking display sign at an area of public realm fronting Banbury Road and within a car parking area at Elmsbrook – Bicester Eco Town.

2.2. 2no non-illuminated display sign measure 1.5m (h) × 5.3m (w) × 0.1m (d). The monolith signs measure 3.0m (h) × 1.5m (w) × 0.01m (d), 2.2m (h) × 1.0m (w) × 0.01m (d) and 1.5m (h) × 0.7m (w) × 0.01m (d) respectively. 1no of non-illuminated parking display sign measure 0.6m (h) × 0.6m (w) × 0.01m (d).
2.3. The proposed signage was installed in the week commencing 3 April 2017. The proposed advertisements will be displayed until the marketing exercise of the new dwellings and the wider North West Bicester – Eco Town is complete. Therefore, consent is sought for a maximum period of 5 years.  
3. RELEVANT PLANNING HISTORY

3.1. The following planning history is considered relevant to the current proposal: 
	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. 
Planning permission ref:  10/01780/HYBRID has since been amended by various Non material amendments planning permissions.
	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


15/00621/ADV          
Erection of four fascia signs at the marketing          PER


suite and erection of hoarding and flags at the 

South East entrance.
4. PRE-APPLICATION DISCUSSIONS

4.1. No pre-application discussions have taken place with regard to this proposal. 
5. RESPONSE TO PUBLICITY

5.1. This application has been publicised by way of a site notice displayed near the site. The final date for comments was 05.07.2017, although comments received after this date and before finalising this report have also been taken into account. 
5.2. No comments have been raised by third parties 
6. RESPONSE TO CONSULTATION

6.1. Below is a summary of the consultation responses received at the time of writing this report. Responses are available to view in full on the Council’s website, via the online Planning Register.

BICESTER TOWN COUNCIL 

6.2. No Objection.
Oxfordshire County Council (Highways)
6.3. No Objection
7. RELEVANT PLANNING POLICY AND GUIDANCE

7.1. Planning law requires that planning applications must be determined in accordance with the development plan unless material considerations indicate otherwise.

7.2. 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 (CLP 2031 Part 1)

· ESD15 - The Character of the Built and Historic Environment

CHERWELL LOCAL PLAN 1996 SAVED POLICIES (CLP 1996)
· C28 – Layout, design and external appearance of new development

7.3. Other Material Planning Considerations

· National Planning Policy Framework (NPPF)

· Planning Practice Guidance (PPG)

8. APPRAISAL

8.1. The key issues for consideration in this case are:

· Visual Amenity

· Public Safety

Visual Amenities 
8.2. Paragraph 67 of the NPPF states that poorly placed advertisements can have a negative impact on the appearance of the built and natural environment but that ‘only those advertisements which will clearly have an appreciable impact on a building or on their surroundings should be subject to the Local Planning Authority’s detailed assessment’. Paragraph 56 also states that the Government attaches great importance to the design of the built environment. Development should contribute positively to making places better for people. 
8.3. Policy ESD15 of the Cherwell Local Plan Part 1 states that new development will be expected to complement and enhance the character of its context through sensitive siting, layout and high quality design.
8.4. The signs are said to be required to advertise the new settlement of Elmsbrook and the marketing suite as well as promoting the wider NW Bicester Eco-Town.

8.5. The proposed signage sits to the front of a development site both on the marketing suite itself, within the public realm to the site frontage and within a car parking area. 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. 

8.6. The signage would neither dominate over nor compete with the adjacent residential dwellings. The proposed signs are non-illuminated and are sited an appropriate distance from the residential dwellings to avoid being over dominant and obstructing views onto Charlotte Avenue.  

8.7. It is my view that the signs are generally low impact and would not detract from the character of the area. It is therefore considered that the proposal is acceptable and complies with saved Policy C28 of the CLP 1996 and ESD15 of the CLP 2031 Part 1 and Government Guidance contained within the Framework.
Public Safety
8.8. The proposed signs are non-illuminated and are appropriate in terms of their scale, materials and font size meaning they would not distract highway users or interfere with any traffic signs within the vicinity. The advertisement proposals do not obstruct the footways fronting Banbury Road or within the car park to the south for pedestrians and cyclists. They are clearly visible and allow safe access at all times.

8.9. The Local Highways Authority raised no objections to the proposal. It is therefore considered that the proposals would not present a risk to public safety or highway safety due to its scale and position in relation to the highway. 

9. PLANNING BALANCE AND CONCLUSION

9.1. The proposed advertisements would not adversely affect local highway safety and would not adversely affect visual amenity. Therefore the proposed development would comply with Policy ESD15 of the CLP 2031 Part1, saved Policy C28 of the CLP 1996 and Government guidance contained within the Framework.
	10. RECOMMENDATION
That advertisement consent is granted, subject to the following conditions: 
1. At the end of a period of five years from the date of the installation of the signage (6 April 2017), 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 condition, the application shall be carried out strictly in accordance with the Application Form dated 15/05/2017, Drawing no – 96422_ELM_1 v1 Site Location Plan and the drawings numbered: 96422_ELM_2 v1, 96422_ELM_3 v1, 96422_ELM_4 v1, 96422_ELM_5 v1, 96422_ELM_6 v1, 96422_ELM_7 v1 submitted with the application.

Reason - For the avoidance of doubt, to ensure that the development is carried out only as approved by the Local Planning Authority and to comply with Government guidance contained within the National Planning Policy Framework.
3. (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.
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