DELEGATED NMA APPLICATION REPORT

Ward: Katesgrove

App Ref: 181150/NMA
Address: 79 Silver Street, Reading, RG1 2TN
Proposals: 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. 
Case Officer: Julie Williams
Applicant: Chamberwell Investment Services Ltd
Date received (valid from): 29 June 2018

Target Decision date: 27 July 2018
- target extended to 6/8/18
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:

 Section 96A Power to make non-material changes to planning permission:

(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 for a number of changes to approved plans with the most notable being at -1 level to allow for the merging of 2 studios in to 1 flat and at Level 0 for a new studio flat in place of sub-station. 
After initial incorrect plans were submitted showing an additional student room in the -1 level amended plans were provided and confirmation given that additional student bedrooms are not proposed.   
The agent has explained that the revisions now shown are related to a number of matters notably detail discussions with fire officer/ related refinement of circulation (was two lifts, now agreed only one is necessary with resized stairs larger at W, smaller at E). Reposition of accessible room to front is related to this now being the sole lift location).  Also some contractor involvement in the later stages of design detailing including some structure refinement (aligning basement structure with columns above), some further consideration of M&E detailing and some operator refinement of internal room layouts.  Externally, there are associated changes to some window sizes and positions mostly relating to stairway areas.
The full list of changes are shown here:

All levels

Lift removed from the East core

Minor changes to the internal layout (corridors and doors) due to fire regulations

Enlarged stair to West core

Level -1:

Wall to the West of the site has been adjusted to align with columns above

The laundry and common room has been relocated and in its place is a studio.

Stairs to the east core have been made narrower

The corner to the South East has been trimmed back due to the retaining wall

Stair from LGF gardens added

Reconfiguration of rooms to south east corner

Reduction of plant room space

Reconfiguration of lobby to gym and cinema area

Level 0:

Substation and associated vent/grill removed and replaced with glazing

Escape stair to LGF gardens added

Reconfigured layout of front of house, entrance area and associated spaces.

Level 1:

Windows to North elevation removed

Level 2 & Level 3:

Generic changes only (see all levels)

Silver Street elevation:

New feature panels to levels 1 & 2

Revised window proportions

Increased number of louvred panels

Glazed entrance and general reconfiguration of frontage to street

Removal of substation and associated grill

Courtyard Elevation:

Reduced sized window to 3rd floor

New window to 3rd floor

Revised rooflight position

New glazed corner to entrance area

Rear Elevation:

Studio windows enlarged

North Elevation:

Windows removed from level 1

Louvres omitted from level 2

Substation and associated vent/grill removed
Amended Plans considered:
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 H Level 02 Plan

1609_PL_104 Rev H Level 03 Plan

1609_PL_106 Rev J Roof Plan

1609_PL_201 Rev H Proposed Elevation – Silver Street

1609_PL_202 Rev H Proposed Elevation – Courtyard

1609_PL_203 Rev K Proposed Elevation – Rear

1609_PL_204 Rev H Proposed Elevation – North

1609_PL_206 Rev M GIA Schedule

1609_PL_303 Rev H Section DD & EE
3. RELEVANT PLANNING HISTORY 

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

Applications under S96A are not applications for planning permission, so are not covered by the publicity requirements as set out in the DMPO.  However, in this case as there was local interest in the previous applications it was considered appropriate to consult neighbours on this application.  

4.1
The following addresses were consulted by letter.
43 Milman Road, Reading, Berkshire, RG2 0AZ

5 Windsor Square, Silver Street, Reading, RG1 2TH
6 Windsor Square, Silver Street, Reading, RG1 2TH

7 Windsor Square, Silver Street, Reading, RG1 2TH

8 Windsor Square, Silver Street, Reading, RG1 2TH
1 Mount Pleasant, Reading, RG1 2TF
4.2
Letters of representation received from 43 Milman Road and 1 Mount Pleasant expressing concerns about the additional room shown on plans initially. 
4.3
In accordance with procedure for NMA.s previously decided by Committee the ward councillors and Chair of PAC were consulted and confirmed, after number of rooms sorted, that could proceed as 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:

National Policy

National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)

Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 

DM12 Access, Traffic and Highway-Related Matters

6.
APPRAISAL

While there are quite a number of changes shown on the submitted drawings taken individually they do not have a material impact on the appearance or functioning of the approved development. The proposed changes 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.  As such the proposed changes are considered to be in accordance with the above relevant policies and this non-material amendment can be agreed. 
Concerns about the number of students living at the development are controlled by the extant condition 27 on the Variation 180075 which restricts this to no more than 61. 
Equality Act

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
8.0
RECOMMENDATION  

Agree the amended plans

