DELEGATED NMA APPLICATION REPORT

Ward: Katesgrove
App Ref: 200258/NMA
Address: 79 Silver Street, Reading, RG1 2TN
Proposals: Non-Material Amendment to planning consent 180075 VAR for Non-Material Amendment to permitted application 180075 - Non-Material Amendment to permitted application 180075 – Change to condition 2 & 8 to change approved landscaping drawings    
Case Officer: Julie Williams
Applicant: Chamberwell Investment Services Ltd
Date received (valid from): 17 Feb 2020  Ext Target Decision date: 22 July 2020


1.
INTRODUCTION

This application has been submitted under s96A of the Town and Country Planning Act 1990 (as amended), for a non-material change to the development approved under planning permission. Section 96a allows amendments to planning conditions – as follows:

(1) A local planning authority in England may make a change to any planning permission relating to land in their area if they are satisfied that the change is not material.

(2) In deciding whether a change is material, a local planning authority must have regard to the effect of the change, together with any previous changes made under this section, on the planning permission as originally granted.

(3) The power conferred by subsection (1) includes power-

(a)to impose new conditions;

(b)to remove or alter existing conditions.

(4) The power conferred by subsection (1) may be exercised only on an application made by or on behalf of a person with an interest in the land to which the planning permission relates.
2.
PROPOSAL AND SUPPORTING INFORMATION

Non-Material Amendment to planning consent 180075 to change the approved landscape drawings. The changes initially involved losing many of the trees and changes to the rear boundary planting to protect the boundary wall. Also detail of boundary to the north. 
However, after further negotiation these have been changed to:

2504 101 rev P landscape layout plan 
2504 201 rev N planting plan.

2504 302  Raised Planter Detail

The number of new trees will now be 6 (2 within the site and four on frontage).  The frontage trees will be in planters due to an attenuation tank located below ground.  The species finally agreed on being field maple for the front and silver birch within the site. A sedum blanket spec. is now shown over the cycle/ bin store.
With the landscaping plans changing condition 8 of 180075 also needs to be changed to refer to these new drawing numbers to secure their implementation. 
3. RELEVANT PLANNING HISTORY 
200434/NMA - Non-Material Amendment to South/ courtyard elevation to show standing seam cladding (same as approved roofing finish) on the small area of the front block end gable wall that will be visible above the adjoining terraced property. Revision to south/courtyard elevation and to roof plan to show reversion to (as first approved) rooftop access walkway between the slopes of the rear block and to change the intended cladding material for this part of the roof. Agreed
191794/NMA Non-Material Amendment for changes to approved plans to simplify roof design to the rear and central area. Agreed

191023/NMA: Non-material amendment to planning application 180075 for changes to positioning of approved roof windows Agreed
181819/NMA - Non-Material Amendment to planning consent 180075 VAR for changes to approved plans to allow the building to be clad in part brick/part render. Agreed 

181570 APC to discharge proposed materials condition – Approved.

181150 NMA Non-Material Amendment to planning consent 180075 for changes to approved plans at -1 level to allow for the merging of 2 studios in to 1 flat and a new studio flat in place of sub-station. No additional rooms provided.  Agreed 6/8/18
180075 VAR to add rooms in the basement area – brings rooms up to 61. Granted 21.6.18
170685 Demolition of existing building and erection of a part 3 and part 4 storey (plus basement level) building to provide 56 student studio rooms (sui generis use class) with associated ancillary services and landscaping works. Granted S106 10.1.18
161805 Demolition of existing building and erection of a part 3 and part 4 storey (plus basement level) building to provide 65 student studio rooms (sui generis use class) with associated support services, street frontage retail unit (A1, A2 or A3 use class), and landscaping works. Refused 9.3.2017.
4.
CONSULTATIONS

4.1
Applications under S96A are not applications for planning permission, so are not covered by the publicity requirements as set out in the DMPO.  
4.2
In accordance with procedure for NMA.s previously decided by Committee the ward councillors and Chair of PAC were consulted and it was confirmed that this application could proceed as a delegated matter. 

4.3
The landscape officer queried the reason for the changes:

The approved landscaping included 10 new trees both on the rear (east) boundary and frontage (west) boundary. The importance of planting on the frontage was emphasised from the beginning of planning discussions in 2016.  The revised plans show only two trees, both in the internal courtyard, thereby reducing the tree provision by 8 and planting in a location that provides no public benefit or softening of the approved development.  I note the grass areas have been removed from the rear and hedge planting reduced, along with a redesign of the internal courtyard layout.
As you are aware, the Council declared a climate emergency last year.  In addition, we have revised our Tree Strategy and BAP (consultation imminent) and Climate Change Action Plan (consultation in progress).  All of these support the maximisation of tree planting on all development site in order to respond to the climate emergency, increase the canopy cover of the Borough and provide wildlife benefits.

With reference to the current 2010 Tree Strategy and forthcoming 2020 Strategy, Silver Street is a designated ‘treed corridor’ where tree planting is a priority.  In addition, the existing strategy defines the area in which the site stands as a ‘10% or less canopy cover area’; the 2020 Strategy acknowledging that Katesgrove ward is a low canopy cover ward – both therefore make this site a priority for tree retention and planting.

Whilst I can appreciate the difficulty in maintaining grass areas at the rear (east), I cannot see the argument for the loss of the boundary trees or hedging.  Similarly in relation to the trees on the frontage, I can not see the argument for removing these.

The amendments proposed do not comply with policy EN14 or the aims of our Tree strategy (existing and forthcoming) and do not aid in responding to the climate emergency.  As such, the amendments (tree and hedge loss) are not acceptable.

On being advised that the changes will not be agreed on 20 March 2020 the agent asked to have time to provide amended plans.  This was agreed. 

5. LEGAL AND PLANNING POLICY CONTEXT

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 sustainable development'.

The following local and national planning policy and guidance is relevant to this application:

Reading Borough Local Plan (2019)

CC7 (Design and the Public Realm)
EN14 (Trees, Hedges and Woodland) 
6.
APPRAISAL

The proposed changes to the landscaping proposal have been commented on by the landscape officer who makes the point that the trees could not be planted in the ground due to the attenuation tank being placed there without consideration of the approved landscaping scheme.  
The final version of the amended landscaping now provides for 8 new trees on the site of acceptable species.  The planter dimensions are also fine and their appearance acceptable in the context of the new building behind them. 
Conditions are in place to secure the maintenance of the landscaping. 
In conclusion, the changes to the landscaping are disappointing yet they are not so unacceptable as to be harmful to the character or appearance of the site or its surroundings or neighbouring properties or amenity.  The proposed changes are in accordance with relevant policy and this non-material amendment can be agreed. 
7.0
RECOMMENDATION  

Agree change conditions 2 & 8 to refer to the amended plans.  

