


Delegated Application Report			Target Date: 28/6/2019 (extended)

Address: Green Park Village School
Application No: 190198/NMA
Proposal: Non material amendment to planning permission 180691 for landscape and other external layouts to include car parking & cycle parking.
Case Officer: Alison Amoah

Proposal: Non material changes relating to – 

Amendments to the car park layout, but maintaining the number of car parking spaces, which would also require a change to the landscaping as approved under the original permission 180691.  

The reason for the proposed changes, as set out by the applicant, is to address operational considerations as well as matters raised in the committee report (27/6/18) for the original application (180691) as follows:

“6.14 Vehicular access to the car park would be restricted to staff at all times. Transport has advised that although the layout of the spaces would comply with standards, the full 6m turning space could not be achieved. The applicant’s proposal of managing the car park, so that each space could be fully utilised, e.g. a specific order that the spaces should be filled up, appears unnecessarily complicated. An amended layout could be achieved, which removes this conflict, by shifting the spaces south towards the sports pitch. An amended layout has been requested and will be reported in an update.”

It should be noted that no amended plan was provided at that time.

The applicant accepted that the original car parking layout with spaces laid out side by side in a linear arrangement presented a number of constraints including for access for deliveries and maintenance vehicles once all spaces were fully occupied. In addition it was considered likely that there would be a further reduction in the number of bays or a complicated arrangement of how bays would be managed to maintain access to the school grounds via this access.

	APPROVED PLANS UNDER 180691 which show the original car park layout
	PROPOSED AMENDED PLANS UNDER 190198 as received 24th May 2019

	Masterplan – Proposed Block Plan – Drawing no: 27310 A-2FE-01-100 Rev P2

	Superseded

	Proposed Site Layout - Drawing no: 27310 A-2FE-02-100 Rev P3

	Superseded

	Drainage Schematic – Drawing no: 4160914-SK1200 Rev I2

	Superseded

	Proposed Utilities Layout – Drawing no: 4160914-SK1100 Rev I1

	Superseded

	-
	Landscape -  Car Park Arrangement – Drawing no: 1028-MAC-00-XX-DR-L-114 Rev C05


	-
	Landscape GA – Drawing no: 1028-MAC-00-XX-DR-L-100 Rev C03 



	-
	Landscape – Proposed Planting Plan – Drawing no: 1028-MAC-00-XX-DR-L-101 Rev C03 


	-
	Landscape – Boundary Treatments – Drawing no: 1028-MAC-00-XX-DR-L-102 Rev C03 


	-
	Landscape – Sports Pitch Detail – Drawing no: 1028-MAC-00-XX-DR-L-105 Rev C03 


	-
	Landscape – Vehicle Tracking Car – Drawing no: 1028-MAC-00-XX-DR-L-115 Rev C04 


	-
	Landscape – Vehicle Tracking Fire – Drawing no: 1028-MAC-00-XX-DR-L-116 Rev C04 


	-
	Landscape – Vehicle Tracking Rigid HGV – Drawing no: 1028-MAC-00-XX-DR-L-117 Rev C05


	-
	Landscape – Vehicle Tacking Refuse – Drawing no: 1028-MAC-00-XX-DR-L-118 Rev C04  




Note: The vehicle tracking diagrams are included as they show the relevant fence and kerb alignment requirements as requested by Transport (see comments below in bold and italic)

Objections Received (Summary):
Applications under S96A are not applications for planning permission, so are not covered by the publicity requirements as set out in the DMPO.  However RBC Transport Strategy and the RBC Planning Natural Environment Team were consulted.

Natural Environment:
28/3/19 – “The submissions are contradictory in their landscaping proposals, e.g. one plan states one tree species on the frontage, others say something different, one refers to boundary hedging when none is proposed (boundary hedging was included in plans for 180691 but this is now just grass!), transplants (trees size) are referred to in one doc and not in the plant schedule as a tree size and what is ‘temporary’ landscaping and how will ‘permanent’ landscaping be secured?”

16/4/19 – “As discussed, fundamentally, clarification is required on the purpose of this application and what should be included. If it is to change the layout out then it would make sense for plans to only relate to this change.  However, landscape plans have been submitted for the site (minus the marketing suite area) under this NMA.  As you are aware, condition 20 of approval 180691 requires landscaping to be submitted and it would seem more appropriate for landscaping to be discharged as an APPCON following agreement (if any) of this NMA rather than landscaping being included within the NMA application.  I believe that this would be normal procedure and make enforcement against non-implemented landscaping then possible (following discharge of condition). 

With reference to the landscaping details submitted with the NMA, whilst these are not to be formally dealt with, it may be useful for the applicant to consider the following points for future reference, when discharging condition 20:
· Two sets of Landscape plans should be submitted; one with and one without the marketing suite.  I understand that the school may open whilst the marketing suite is in operation so we need to be sure on the landscaping to be implemented prior to occupation and following removal of the marketing suite. 
· Application 180691 (ref the DAS) included 4 tree species: Oak, Hornbeam, Turkish Hazel and Hawthorn.  During the processing of the application is was (informally) agreed that the trees on the frontage would mirror those on the opposite site (Phase 2A?) and be Lime and/or Maple, upright forms were discussed given the space.  The Landscape plan and schedule submitted with this NMA has Amelanchier Robin Hill on the frontage which is a species of ultimate small size (5-7m) and is not acceptable.  I note that these have been specified with a clear stem of 1.7m directly adjacent to the proposed 2m high vertical hit & miss fence.  
· Other species not originally proposed are included in the schedule – Prunus Serrula and Amelanchier Ballerina – but are not shown on the landscape plans.  These are again small species, being 3-8m and 5-7m high respectively at maturity.  Unless within small courtyard areas, such small species should be avoided.  
· Corylus Colurna (Turkish hazel) has been proposed for the ‘Avenue’ (as defined in the soft landscape key) planting which would be acceptable however given that there are only four proposed and they don’t follow the path, but a random line, they don’t perform as an ‘avenue’ 
· Discussions over landscaping during the processing of 180691, and within the DAS, included a hedge around the perimeter (around the all-weather pitch).  This is not included in the landscape plan submitted with this NMA and space should be allowed for this. 
· Looking at this NMA without considering the landscaping details submitted, the change in layout appears to be for the pitches and car parking.  My only query then is the ability to allow for the hedge planting.”

Planning Officer note: following receipt of amended plans the Natural Environment Officer confirmed that the plans were acceptable and that detailed landscape plans should be submitted with a future discharge of condition application.

Transport:  
21/3/19:  “The proposed changes include the following:

· Alterations to the car park layout to address operational considerations;
· Associated landscape and other external layout changes and cycle parking

The proposed amendment maintains 20 parking spaces as per the original application through a re-orientation of the MUGA sports pitch (which is also maintained at the same size). The parking bays measure 5.0m x 2.5m with one block of six spaces (including disabled bay) adjacent to the school building and a further block of 14 spaces adjacent to the MUGA sports area.

Vehicle tracking diagrams have been submitted to demonstrate that a standard sized RBC refuse vehicle and Rigid HGV are able to access and turn within the site.  However, can the applicant confirm that the access gates will be able to open by 180 degrees to lie flat against the boundary fence in order for larger vehicles to be able to enter and exit the site. The tracking for a rigid HGV vehicle illustrates that it may overrun the grassed area to exit the site.  Therefore, the applicant should to consider revising the kerb alignment or surfacing the amenity grass area (or part of) to prevent larger vehicles from damaging the landscaping.

Please ask the applicant to address this detail before determining this application.”

[bookmark: _GoBack]Planning Officer note: following receipt of amended plans RBC Transport Straegy provided further comments as below:

3/4/9: “Vehicle tracking diagrams have been submitted to demonstrate that a standard sized RBC refuse vehicle and Rigid HGV are able to access and turn within the site.  The applicant has confirmed that the access gates will be able to open by 180 degrees to lie flat against the boundary fence in order for larger vehicles to be able to enter and exit the site. The kerb alignment has also been revised to ensure that a rigid HGV vehicle can enter/exit the site without overrunning the grassed area adjacent to the gates.  In order to ensure refuse vehicles and goods vehicles can easily access the staff car park, the management company must ensure that no on-street parking occurs on the access road as per the previous application.

There are no transport objections to the NMA application subject to the conditions secured in line application no. 180691”

Relevant Planning History:
180691 - A planning application for a 2 Form Entry Primary School, associated playing space, car parking, pedestrian and cycle routes, services & infrastructure, landscaping and other associated works - Approved, subject to S106 7/12/2018

Appraisal:
1) The amended car park layout will provide improved access and turning for cars and other vehicles and clear uninterrupted access to the school grounds, school building and bin store without a reduction in car parking spaces.  The requirement for managing parking spaces and the order in which they are allocated has also been designed out.
2) The proposed changes are considered minor in nature and would not significantly alter the character or acceptability of the scheme.  There would not be a significant impact on the amenity of surrounding residents resulting from the changes and are considered acceptable within the context of the overall original approved scheme under 180691. 
3) As the original permission (180691) to which this NMA relates was a major application delegated authority was sought and confirmed by councillors.  

Conclusion:
The changes as proposed are considered to be acceptable non-material alterations to the approved scheme.

Recommendation:
Approve non-material amendment subject to conditions. Although Section 96(A) of the Act does not allow for the original decision to be re-issued, it does allow the modification of, or imposition of, conditions. In this respect it is considered appropriate to impose an additional condition:

Condition
The plans hereby approved by this Non-Material Amendment (under Section 96A of the Town and Country Planning Act 1990) is as follows, received 24th May 2019:

• Landscape - Car Park Arrangement – Drawing no: 1028-MAC-00-XX-DR-L-114 Rev C05
• Landscape GA – Drawing no: 1028-MAC-00-XX-DR-L-100 Rev C03 
• Landscape – Proposed Planting Plan – Drawing no: 1028-MAC-00-XX-DR-L-101 Rev C03 
• Landscape – Boundary Treatments – Drawing no: 1028-MAC-00-XX-DR-L-102 Rev C03 
• Landscape – Sports Pitch Detail – Drawing no: 1028-MAC-00-XX-DR-L-105 Rev C03
• Landscape – Vehicle Tracking Car – Drawing no: 1028-MAC-00-XX-DR-L-115 Rev C04 
• Landscape – Vehicle Tracking Fire – Drawing no: 1028-MAC-00-XX-DR-L-116 Rev C04 
• Landscape – Vehicle Tracking Rigid HGV – Drawing no: 1028-MAC-00-XX-DR-L-117 Rev C05

• Landscape – Vehicle Tacking Refuse – Drawing no: 1028-MAC-00-XX-DR-L-118 Rev C04  

Reason: to clarify which plans are approved by this Non-Material Amendment.

INFORMATIVES
1. This is a change to the plans approved under 180691 under condition 2. All other conditions and informatives relating to 180691 will continue to apply. 
2
2. In reaching this decision, the local planning authority is satisfied that the changes proposed by this application do not constitute a material change to the approved planning permission. 




