DELEGATED NMA APPLICATION REPORT

Ward: Katesgrove
App Ref: 200434/NMA
Address: 79 Silver Street, Reading, RG1 2TN
Proposals: Non-Material Amendment to permitted application 180075 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. 
Case Officer: Julie Williams
Applicant: Chamberwell Investment Services Ltd
Date received (valid from): 17 March 2020  Target (extended) Decision date: 26 June 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

The agent has advised that the current approved South elevation does not clarify the material for a small exposed area of new gable above the junction being made to the neighbouring roof, although early illustrations did indicate brickwork. Cladding this to match the new building roof allows a neat and appropriate finish which will not draw attention to this element and can be built with the minimum disturbance to and optimum waterproofing of the existing neighbouring roof. The rear block roof ridge had been changed (as NMA initiated by a previous contractor) but this is no longer necessary-recent change of construction team allows the detail as first approved to be implemented.  Also, recent adjustments to fire regulations now mean that the intended cladding material (same as main roof) cannot now be used for the small area of gable end showing above the adjacent terrace.  This is because the standing seam ribs will be too close to the boundary.  To comply with the latest fire regs the nearest alternative now proposed is to use a flatter surfaced ‘micro-rib’ cladding.  This can be obtained in the same colour as the standing seam cladding on the roof. 
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The above image shows the micro-rib and standing seam materials alongside each other for comparison - the colour of the micro-rib used would in practice be the darker grey same as for the standing seam -the image attached is to compare the surface textures only.
Non-Material Amendment to planning consent 180075 to change the approved plans to simplify parts of the roof design to remove maintenance problems in the future.  The changes only affect elevations not seen from public view.  

The amended plans are:
1609_PL_106 Rev K Roof plan
1609_PL_202 Rev M Proposed Courtyard Elevation – Sheet 2

3. RELEVANT PLANNING HISTORY 
200258 – NMA to the landscaping and boundary treatment details to reflect detailed operator input in respect of site management and maintenance and discussion/ agreement with the adjacent owner of Windsor Court in respect of boundary security. Pending
191794 - Non-Material Amendment to planning consent 180075 VAR for changes to approved plans to simplify roof design to the rear and central area. 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
The procedure for NMA.s to applications previously decided by Committee used to require that ward councillors and Chair of PAC be consulted but at Policy 27 April 2020 this was removed to allow officers to speed up getting responses out.  Therefore, this application has proceeded as a delegated matter. 
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 Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)

6.
APPRAISAL

The proposed changes to parts of the roof as described above are considered acceptable as they would not be harmful to the character or appearance of the site or its surroundings and would not have a detrimental impact on 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 the amended plans shown highlighted below.  For clarity the whole set are listed below. 
The development hereby permitted shall be carried out only in accordance with the following plans as approved by 180075 and subsequent NMA.s
1609_PL_001: Location Plan;

1609_PL_002: Proposed Site Plan;

1609_PL_100 Rev P Level -01 Plan

1609_PL_101 Rev N Ground Floor Plan

1609_PL_102 Rev H Level 01 Plan

1609_PL_103 Rev J Level 02 Plan

1609_PL_104 Rev J Level 03 Plan 

1609_PL_106 Rev K Roof Plan
1609_PL_201 Rev H Proposed Elevation – Silver Street

1609_PL_202 Rev M Proposed Courtyard Elevation – Sheet 2
1609_PL_203 Rev K Proposed Elevation – Rear

1609_PL_204 Rev L Proposed North Elevation – Sheet 4

1609_PL_205: Building Context Elevations;

1609_PL_206 Rev M GIA Schedule

1609_PL_300 Rev A: Section AA and BB;

1609_PL_301 Rev A: Section CC;

1609_PL_303 Rev H Section DD & EE

1609_PL_307: Neighbouring Garden Elevation;

1609_PL_308: Boundary
1609_PL_310: 20m Radius;

2504 101 Rev H Landscape Layout;

2504 201 Rev H Planting Plan;

1609_21_001 Rev E Sample Panel

