Delegated Application Report 				          
Address: 66-68 St Marys Butts
Application No: 211160 / CLP     
Proposal: Recladding of Broad Street and St Mary's Butts elevation.
Case Officer: Beatrice Malama 
Target Date: 10/09/21

Introduction and Proposal

The application site is a three-storey building located at the corner of St Mary’s Butts and Broad Street. The property has brick slip cladding designed in a basket weave pattern with zinc cladding at the top of the building. The ground floor of the building is currently used as a coffee shop whereas the upper floors are used as offices. The property is not listed nor does it fall within a conservation area. 

Plans Submitted

Drawing No: E200 – Location Plan
Drawing No: E201 – Existing Elevation 1 & 2
Drawing No: E202 – Existing Elevation 3
Drawing No: E203 - Existing Zinc Stair Core Elevation 
Drawing No: E207 – Existing Tiling Layout

Drawing No: P201 – Proposed Elevation 1 & 2
Drawing No: E202 – Proposed Elevation 3
Drawing No: P211 – Elevation 2 Brick Return Concept 
Drawing No: P207 – Proposed Tiling Layout
Drawing No: P503 – Building Abutment Detail
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Relevant Planning History

131550/FUL - Application for approval of details reserved by condition 3 of
permission – Discharged 

150350/FUL - Application for approval of details reserved by condition (131550) – Discharged

151146/NMA - Non-material amendment following a grant of planning permission (131550) for replacement cladding to entrance – Permitted

151901/NMA - Non-material amendment following a grant of planning permission (131550) to increase the height of the junction between the flat lock zinc cladding and Alucobond cladding within the existing entryway up to a height of 4.19m (previous approved height of Alucobond cladding of 3.42m) – Permitted

152095/PRE-APP - Vinyl bands and strips applied to inside face of windows – Responded

1600019/ADV - Vinyl manifestation applied to inside face of glass to windows within
Reed's unit - Permitted

Summary of Consultations
No consultations were undertaken as it is not required for an application of this type.

Relevant Planning Policy and Guidance
National Planning Practice Guidance
The Town and Country Planning Act (1990)

Assessment

The applicant is wanting to establish if the proposed recladding would qualify as Permitted Development (ie. not requiring planning permission). 

Section 55(1) of the Town and Country Planning Act (1990) provides the definition of development for which planning permission is required.

Section 55(2) describes what does not constitute as ‘development’ under the Act, and therefore planning permission is not required: 

(a)the carrying out for the maintenance, improvement or other alteration of any building of works which—
(i)affect only the interior of the building, or
(ii)do not materially affect the external appearance of the building,

Therefore, in order to qualify as permitted Development, replacement materials must be similar that they do not materially affect the external appearance of the building. 

Details of materials to be used have been provided and it is confirmed that there would not be a material change in the external appearance of the building. The main cladding material would be brick slip with a basket weave pattern and colour to match the existing. Although the proposed recladding would include minor differences in the detailing, the overall external appearance of the building would not be materially affected. The changes would include the following:

· Non-combustible sheathing and insulation included between the existing façade and cladding system increasing its depth by 50mm (see drawing 3452-P300-A). 
· Movement joints are incorporated between the cladding panels. 
· A vertical stack bonded pier with a movement joint to each side is incorporated between each first-floor window to both elevations. 
· A shadow gap detail between the new cladding and the adjoining building at 80 Broad Street (above shopfront level), with the cladding system set a further 50mm forward of that elevation (see drawing 3453-P503-A). 
· The detailing on the corners of the angled elevation of St Mary’s House would be amended so that the cladding slightly oversails to allow use of a 90-degree corner tile and movement joint (see drawing 3453-P211-A). 

In view of the above and despite a few detailing differences, the proposal is considered unlikely to have a detrimental impact on the external appearance of the building.

Recommendation

The proposal has been assessed against Section 55 of the Town and Country Planning Act (1990) it can be confirmed that the proposed operations would be lawful for planning purposes on the basis of the following drawings/ documents: 

Drawings/documents submitted:

Drawing No: P201 – Proposed Elevation 1 & 2
Drawing No: E202 – Proposed Elevation 3
Drawing No: P211 – Elevation 2 Brick Return Concept 
Drawing No: P207 – Proposed Tiling Layout
Drawing No: P503 – Building Abutment Detail
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Sufficient evidence has been provided to demonstrate that a Certificate of Lawfulness should be granted for the proposed recladding of the building at 66-68 St Marys Butts - Broad Street and St Mary's Butts elevation and that this would not require planning permission in line with Section 55(2) of the Town and Country Planning Act (1990)

Therefore, the Local Planning Authority can issue the applicant with a Certificate of Lawfulness for the proposal.

Informatives

1. Terms
2. Positive and Proactive






Location Plan (Not to scale) 
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