
DELEGATED APPLICATION REPORT

Ward: Redlands
App Nos: 181870/NMA
Address: 1A Upper Redlands Road (former Barnat Works)
Description: Non Material Amendment to permission 150890 involving changes to

surface water drainage (condition 11 and 12) and sustainable energy (condition 17) and Lifetime Homes (condition 19).
Case Officer: Steve Vigar
Applicant: University of Reading 
Date received (valid from): 4 October 2018
Target Decision date: 1 November 2018
Proposals: Non-material Amendment Application for changes to the surface water drainage design (conditions 11 and 12) to introduce additional underground attenuation storage. 
It is also proposed to vary the requirements of condition 17 (sustainable energy) which requires 50% of the dwellings to achieve a minimum of 25% improvement in the Dwelling Emission Rate over the Target Emission Rate. It is proposed to achieve an equivalent carbon dioxide reduction with photovoltaic panels on the Edith Morley Building on the adjacent campus as these are not overshadowed by trees in the same way as the application site. 
Consultation

Applications under S96A are not applications for planning permission, so are not covered by the publicity requirements as set out in the DMPO. The Chair and Vice Chair of Planning Applications Committee and Ward Councillors were consulted. Cllr Gavin responded and raised no objection to the proposals.
RBC Lead Flood Authority
SUDS scheme  is acceptable and includes the management plan, therefore, conditions 11 & 12 can be amended to approve the details.

RBC Natural Environment

Confirm no objection.

Whilst outside the red site outline, the applicant should have due regard to the installations of services within the RPA of the trees alongside the ‘access’ road from Upper Redlands Road and should follow NJUG 4 Guideline

This document shows the porous asphalt footpath construction.  Where relevant, special construction/specifications for paths as shown on approved Arb plans/documents should supersede this detail.

Relevant Planning History:
150890/FUL – Full planning permission for the demolition of existing industrial units (B1 use) and the development of 10 residential units for staff accommodation in connection with the University of Reading, associated car parking, bin stores, access and landscaping. Approved.
Appraisal
Drainage – Conditions 11 and 12

The revised drainage strategy is similar to the original approval in that the outflow from the site is limited to 5 litres per second but the new design now incorporates an attenuation tank beneath the gardens of Plots 6 and 7, presumably to assist in accommodating the 5 litres per second flow control valve near the site boundary.

Condition 11 can be amended to approve this revised plan.

The proposals now include the management strategy for the SuDS scheme. The Lead Flood Authority has considered this and recommends its approval via an amendment to Condition 12.

Sustainable Energy – Condition 17
It is apparent that using photovoltaic cells to achieve the energy requirements of Condition 17 would be problematic due to the competing need to retain the large mature trees which lie immediately to the south of, and overshadow, the buildings. The applicant has proposed to offset the requirement with the subsidy-free array of 460 PV panels on the roof of the Edith Morley Building with an output of 124 KWp. These panels are not required under any planning obligation and as such are not being ‘double-counted’. It is considered that this exceeds the requirements of Condition 17, which can be amended/deleted accordingly.

(Source: UoR https://www.reading.ac.uk/web/files/In-brief/In-Brief-July-2018.html)

Lifetime Homes – Condition 19

Lifetime Homes has been amended so that it now only requires developments to align with Part M of the Building Regulations. It is noted that emerging policy in the draft Local Plan reintroduces more stringent requirements, but this is not yet formally adopted. The tree constraints that exist in terms of changes in ground level make compliance with LTH difficult. It is considered that in the circumstances Condition 19 should be deleted.
Recommendation:

Approve non-material amendment:
CONDITIONS & REASONS

1. The following drawings and documents are approved as a Non-material Amendment to permission 150890/FUL: 

Document Ref: 4265-GDL-RP-C-001 (Rev A) Surface Water Drainage Design, Management & Maintenance Plan, dated 9 February 2017 

Drawing Ref: 4265/GDL/XX/D/DR/C/003 (Rev P1) Proposed Drainage Layout dated 3 February 2018 

Drawing Ref: Hand-annotated version of Proposed Drainage Layout showing "Route change to facilitate root protection", received 5 October 2018 

NOTE: These documents show porous asphalt footpath construction. Special Construction/specifications for paths as shown on the approved Arboricultural plans/documents secured under Conditions 4 and 5 shall take precedence over this detail where any conflict may occur. 
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2. Amended Condition 11:

No building/dwelling hereby permitted shall be occupied until the Sustainable Drainage Scheme for the site has been provided in accordance with the submitted and approved details: 

Document Ref: 4265-GDL-RP-C-001 (Rev A) Surface Water Drainage Design, Management & Maintenance Plan, dated 9 February 2017 

Drawing Ref: 4265/GDL/XX/D/DR/C/003 (Rev P1) Proposed Drainage Layout dated 3 February 2018 

Drawing Ref: Hand-annotated version of Proposed Drainage Layout showing "Route change to facilitate root protection", received 5 October 2018 

Reason. To reduce surface water runoff to sustainable levels and in the interests of groundwater quality. In accordance with national planning policy, Policy CS1 and Policy DM1. 
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3. No part of the development hereby approved shall be first occupied until the approved Sustainable Drainage Scheme has been implemented in accordance with the approved details: 

Document Ref: 4265-GDL-RP-C-001 (Rev A) Surface Water Drainage Design, Management & Maintenance Plan, dated 9 February 2017 

Drawing Ref: 4265/GDL/XX/D/DR/C/003 (Rev P1) Proposed Drainage Layout dated 3 February 2018 

Drawing Ref: Hand-annotated version of Proposed Drainage Layout showing "Route change to facilitate root protection", received 5 October 2018 

The Sustainable Drainage Scheme shall thereafter be managed and maintained in accordance with the approved details at all times thereafter.

Reason. To secure the long term reduction in surface water runoff from the site. In accordance with national planning Policy, Policy CS1 and Policy DM1. 
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4. Condition 17 - Energy - is hereby deleted under this NMA on the basis that an equivalent provision has already been made by the applicant at the Edith Morley Building, Whiteknights Campus. 
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5. Condition 19 - Lifetime Homes - is hereby deleted under this NMA on the basis that there is currently no requirement for this, or equivalent, under national or adopted local planning policy. 
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