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4, Westgate, Cowbridge
Illuminated new signage

SITE AND CONTEXT

The application site is located at No. 4, Westgate, currently used as a Natwest bank which is situated within the Cowbridge settlement boundary. The application property is a two storey, end of terrace building located within the Cowbridge with Llanblethian Conservation Area.  The property is a Grade II Listed Building. 

The listing for the building describes it as:

Well-preserved C19 bank building, two storey, Five bay front elevation with stuccoed render and slate gabled roof with stuccoed flanking stacks. On ground floor, four tall segmentally headed sash windows (12-pane, hornless); square prostyle centre porch with stuccoed moulded cornice, rectangular recess in each return and front square-headed doorway in rectangular recess doorway with plain overlight and double mid to later C19 style moulded panelled doors. Five square-headed sash windows (12-pane, horned) on first floor. Late C19 hood to ground floor doorway in R elevation.
DESCRIPTION OF DEVELOPMENT

The application seeks Listed Building consent for the installation of external signage in line with the banks corporate signage. The signage consists of:

· Two fascia signs to the front elevation measuring 2.9 metres in width and 0.35 metres in height, it will project a maximum of 0.11 metres from the wall of the property. The proposed signage will be statically internally illuminated.


· One hanging sign to the front elevation measuring 0.75 metres in width and 0.6 metres in height. This sign will not be illuminated.


· One cash point tablet sign to the side elevation measuring 1 metre in width and 0.42 metres in height. This will project a maximum of 0.044 metres from the face of the building. This will also be internally illuminated.

· One vinyl entrance sign measuring 1.07 metres in width and 0.48 metres in width, applied above the main entrance door.

The application also involves two existing signs alongside the existing cash machine and also the removal of three plaques to the side of the front entrance door and the replacement with two wall mounted signs, albeit much larger.

PLANNING HISTORY

2015/00018/ADV : 4, Westgate, Cowbridge - Installation of the following shopfront signage, post removal of signage currently in situ: 2 no 350mm fascia with 2 no 245mm high halo illuminated lettering and chevron logo; 1 no 600mm non-illuminated projecting sign; 1 no 420mm high ATM tablet with illuminated accent lines, lettering and chevron logo; (replacement of 1 no ATM with new- like for like replacement); 1 no 480mm high reverse applied vinyl entrance sign; other permitted signage 2 no Nameplate; 2 no Car park sign  -   Being considered

2005/01484/LBC : National Westminster Bank, 4, Westgate, Cowbridge - DDA implementation works. Storm doors repositioned. Inner lobby doors replaced with new bi-folds. Ramp up 80mm within lobby. Re-grade paving to entrance and add new handrails and railings  - Approved 16 November 2005. 

2005/01351/FUL : National Westminster Bank, 4, Westgate, Cowbridge - DDA implementation works. Storm doors repositioned. Inner lobby doors replaced. Ramp up 80mm within lobby. Re-grade paving to entrance. Add new handrails.  - Approved 30 September 2005. 

2005/00236/FUL : Natwest Bank, 4, Westgate, Cowbridge - DDA implementation works, storm doors repositioned, inner lobby doors replaced, ramp up 80mm within lobby, re-grade parking to entrance. Add new handrails and railings  - Approved 20 May 2005. 

2005/00235/LBC : Natwest Bank, 4, Westgate, Cowbridge - DDA Implementation works, storm doors repositioned, inner lobby door replaced, new ramp within lobby, regrade paving to entrance and add new robust mild steel galvanised railings with ornate tops and handrails  - Approved 20 May 2005.

2004/00106/LBC : National Westminster Bank, 4, Westgate, Cowbridge - DDA implementation works. Visual contrast to step, new external lighting, replace existing bollards with new railings  - Approved 10 September 2004. 

2002/01178/LBC : National Westminster Bank, 4, Westgate, Cowbridge - External signage alterations  - Approved 4 December 2002. 

2002/01177/ADV : National Westminster Bank, 4, Westgate, Cowbridge - Alterations to external signage  - Approved 1 November 2002. 

2001/01168/LBC : National Westminster Bank, 4, Westgate, Cowbridge - Installation of automatic telling machine with external fascia, recess and apperture through wall, 2 no. steel bollards, waste slip bin surface fixed externally  - Approved 6 November 2001. 

2001/01167/FUL : National Westminster Bank, 4, Westgate, Cowbridge - Installation of automatic telling machine and waste slip bin  - Approved 26 October 2001. 

2001/00130/LBC : National Westminster Bank, 4, Westgate, Cowbridge - Installation of a 60cm grey satellite dish  - Approved 5 April 2001. 

2001/00038/FUL : National Westminster Bank, 4, Westgate, Cowbridge - Installation of 60cm grey satellite dish  - Approved 9 March 2001.

1997/00834/LBC : National Westminster Bank, 4, Westgate, Cowbridge - Modify front window to install new service till to front elevation  - Refused 21 November 1997. 

1997/00831/FUL : National Westminster Bank, 4, Westgate, Cowbridge - Instalation of 5684 service till within front elevation window, modify the boundary post/chain to accommodate the access to the new 

1993/01002/LBC : National Westminster Bank, 4, Westgate, Cowbridge - One double sided externally illuminated hanging sign  - Withdrawn 13 October 1993.

1993/01001/ADV : National Westminster Bank, 4, Westgate, Cowbridge - Hanging sign  - Approved 19 November 1993. 

1993/00400/ADV : National Westminster Bank, 4, Westgate, Cowbridge - Post mounted illuminated sign  - Refused 23 July 1993. 

1989/00480/ADV : National Westminster Bank, 4, Westgate, Cowbridge - Fascia sign  - Approved 2 June 1989. 

1988/01497/ADV : Nat West Bank, 4, Westgate, Cowbridge - Shop sign.  - Refused 20 March 1989. 

CONSULTATIONS

Cowbridge with Llanblethian Town Council were consulted on 20 January 2015.
 A response received on 5 February 2015 comments: No objection.

Highway Development were consulted on 20 January 2015.
 A response received on 21 January 2015 comments that whilst there are no objections to the signage the projecting sign may overhang the public highway and would require a licence from the Highway Authority.

Environmental Health (Pollution)
were consulted on 20 January 2015. No response was received at the time of writing this report.

Conservation (Planning) were consulted on 20 January 2015. A response received  on 20 January 2015 objects to the proposal and comments that the proposal falls well short of what is considered acceptable.


CowbridgeWard Members were consulted on 20 January 2015. No response was received at the time of writing this report.

Estates (Strategic Property Estates) were consulted on 20 January 2015. No response was received at the time of writing this report.

REPRESENTATIONS

The neighbouring properties were consulted on 20 January 2015, a site notice was also displayed on 21 January 2015 and the application was also advertised in the press on 29 January 2015. To date no letters of representation were received

REPORT

Planning Policies and Guidance

Unitary Development Plan:

Section 38 of The Planning and Compulsory Purchase Act 2004 requires that in determining a planning application the determination must be in accordance with the Development Plan unless material considerations indicate otherwise.  The Development Plan for the area comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, which was formally adopted by the Council on 18th April 2005, and within which the following policies are of relevance:

Policy:

POLICY ENV 17 - PROTECTION OF BUILT AND HISTORIC ENVIRONMENT

POLICY ENV 22 - ADVERTISEMENTS IN CONSERVATION AREAS

POLICY ENV 27 - DESIGN OF NEW DEVELOPMENT

Whilst the UDP is the statutory development plan for the purposes of section 38 of the 2004 Act, some elements of the adopted Vale of Glamorgan Unitary Development Plan 1996-2011 are time expired, however its general policies remain extant and it remains the statutory adopted development plan.  As such, chapter 2 of Planning Policy Wales (Edition 7, 2014) provides the following advice on the weight that should be given to policies contained with the adopted development plan: 

‘2.7.1 Where development plan policies are outdated or superseded local planning authorities should give them decreasing weight in favour of other material considerations, such as national planning policy, in the determination of individual applications. This will ensure that decisions are based on policies which have been written with the objective of contributing to the achievement of sustainable development (see 1.1.4 and section 4.2). 

2.7.2 It is for the decision-maker, in the first instance, to determine through review of the development plan (see 2.1.6) whether policies in an adopted development plan are out of date or have been superseded by other material considerations for the purposes of making a decision on an individual planning application. This should be done in light of the presumption in favour of sustainable development (see section 4.2).’
With the above advice in mind, the policies relevant to the consideration of the application subject of this report are not considered to be outdated or superseded.  The following policy, guidance and documentation support the relevant UDP policies.

Planning Policy Wales:

National planning guidance in the form of Planning Policy Wales (Edition 7, July 2014) (PPW) is of relevance to the determination of this application.  

Technical Advice Notes:

The Welsh Government has provided additional guidance in the form of Technical Advice Notes.  The following are of relevance:  

· Technical Advice Note 7 – Outdoor Advertisement Control  

Supplementary Planning Guidance:

In addition to the adopted Unitary Development Plan, the Council has approved Supplementary Planning Guidance (SPG).  The following SPG are of relevance:

· Cowbridge and Llanblethian Conservation Area Appraisal & Management Plan

· Shop Front Design Guidance

| 

Issues

Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires local planning authorities to have special regard to the desirability of preserving a listed building, its setting, and any features of special architectural or historic interest which it possesses.

In this respect, the main issue concerns whether the proposed works would adversely affect the special interest, character or setting of this listed building.

Supplementary planning guidance in the form of the Shop Front Design Guide states that ‘in general, internally illuminated box signs create an anonymous ‘city centre’, chain-store atmosphere inappropriate for the Vale’s commercial centres,’ whilst noting acceptable alternatives such as halo lit individual letters. With regard to materials the Shop Front Design Guide states that ‘plastics are generally not appropriate on older buildings. They are best used in limited areas (such as for individual letter signs) and with a matt finish.’

Paragraph 3.5.2 of Planning Policy Wales (PPW) notes that:-

“The test in considering an advertisement’s impact on amenity is whether it will adversely affect the appearance of the building, or of the immediate neighbourhood, where it is to be displayed. Local planning authorities should therefore consider the local characteristics of the neighbourhood, including its scenic, historic, architectural or cultural features. Because assessment of these factors may appear to involve some subjective judgement, authorities should be consistent in their assessment of visual impact in similar or comparable neighbourhoods or surroundings.”

The proposed signage is situated on the frontage of the Grade II Listed Building within a highly prominent location at the centre of the Cowbridge and Llanblethian Conservation Area and lying within that area defined as key conservation area in the Conservation Appraisal.  Thus, any signage must not only respect the character and appearance of the listed building but also the character and setting of the Conservation Area. 

Policy ENV17 seeks to ensure that the historic environment is protected and enhanced, as aforementioned the proposal in a prominent location within the conservation area. Although the principle of signage on the front elevation of properties within Westgate is considered acceptable, the proposed signage is poorly designed, excessive in scale and have no regard to the historic character of the existing property.  

The proposed illumination of the signage further increases its prominence on the front elevation of the Listed Building.  Other signs within the area are at a significantly smaller scale, externally-illuminated and are of a more appropriate design.  

The materials used and the prominence and number of signs is considered to be wholly inappropriate.  The signs are considered to significantly harm the character of the building and detract from its setting.

The Council’s Conservation Officer has assessed the proposal and has recommended the refusal of the application, the Conservation Officer comments:

Whilst I have no objections to the principle of replacing the existing signage to reflect the Bank’s corporate branding this should be carried out in a manner sensitive to the character of the listed building. I am not satisfied that this has been achieved in this instance and do not support the proposal. 

I am mindful of the contents of the Design and Access Statement and the repeated assertion that there will be no harm caused to the special interest of the building but I strongly disagree with this. 

As a minimum the applicant should submit the justification for the works (in terms of the impact on the listed building) although I would recommend the proposal falls well short of what is considered acceptable. On this basis I, respectfully, recommend you seek the withdrawal of the application by the applicant in order to reconsider and submit a more sensitive scheme. A sensitive scheme is likely to involve a ‘minimum intervention’ approach. If the applicant maintains their assertion that the scheme is acceptable I recommend refusal”. 

Given the above, it is considered that the proposed scheme has paid no regard to special interest of the building, published design guidance for signage and as a consequence, as designed, it is considered to cause significant harm to the listed buildings character and appearance.

CONCLUSION

The recommendation has been made having regard to section 16 of the Planning (Listed Building and Conservation Areas), Act 1990. In considering whether to grant listed building consent, this requires the Local Planning Authority to have special regard to the desirability of preserving the building, or its setting, or any features of architectural or historic interest which it possesses. 

The proposed signage is considered unacceptable and detracts from the character, appearance and setting of the Grade II Listed Building.

RECOMMENDATION – OFFICER DELEGATED
1.
The proposed signage, by nature of its design, illumination, materials and siting on a Grade II Listed Building, represent insensitive and inappropriate additions which adversely affect the special character and interest of the listed building and its setting. The development is therefore contrary to Policies ENV17 ‘Protection of the Built and Historic Environment’, ENV22 'Advertisements in Conservation Areas' and ENV27 ‘Design of New Developments’ of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011 and national guidance on the preservation of listed buildings and their setting.
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