DELEGATED APPLICATION REPORT

SITE ADDRESS: 

182-184 Henley Road, Reading, Berkshire
APPLICATION NUMBER: 
170001/VAR
PROPOSAL: 
182-184 Henley Road, Reading, Berkshire
SITE DESCRIPTION & SURROUNDING AREA

The subject site is commercial site located on the Henley Road to the south west of the junction with All Hallow Road and Ruskin. The subject site is use as service station and it sits between ‘Travellers Rest’ and residential buildings. 

PROPOSAL

This application has been submitted, under s73 of the Town and Country Planning Act 1990, to vary Condition (2) The application is submitted for the change of material of the proposed development to match the appearance of the extension and external finishing to the host building.  

An application submitted under s73 allows the local planning authority to only consider the proposed amendment. All other matters remain as approved under 161288.  If planning permission to amend the plans is granted, this has the effect of granting a new permission for the whole development. 
PLANS CONSIDERED

The following plans were considered:
Location Plan& Block Plan: PA-01 
Proposed Building elevation: PA-05a
Proposed Plan:PA-04a 

RELEVANT POLICIES AND SUPPLEMENTARY PLANNING GUIDANCE 
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'.  However the NPPF does not change the statutory status of the development plan as the starting point for decision making (NPPF paragraph 12).

In this regard, the NPPF states that due weight should be given to the adopted policies of the Local Development Framework (LDF) (Core Strategy and Sites and Detailed Policies Document) according to their degree of consistency with the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the weight that may be given).

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:

Reading Borough LDF Core Strategy (Adopted January 2008)

CS7     Design and the Public Realm

Sites and Detailed Policies Document (SDPD) (Adopted October 2012)
DM 4: Residential Amenity 

DM12: Access, Traffic and highway related matters 

DM13 (Vitality and viability of small centres)

PLANNING HISTORY

161288: External refurbishment and extension of shop: Permitted 
CONSULTATION 

None relevant  

Appraisal 

The planning consent was granted under the ref 161288 was for installation for a new façade along the principal side elevation of the building facing onto the forecourt with a return along the side east facing elevation; and the single rear extension.  The materials as shown on the previous plan were: 

· Horizontal Synthetic Wood over-cladding

· Applied powder coated aluminium surround, 400 mm deep to create oval profile to front façade in Mid grey paint

This application has been submitted to vary the condition 2 and replace the materials with red bricks to match the host building and the surrounding area. The host building currently contains red bricks as the external finishing and change of materials would blend in within the character of the existing building. 
Notwithstanding the above the proposal is the same as that approved under application 161288. Subject to the revised changes the proposal is therefore considered to be acceptable.

Equalities Impact

In determining this application, the Local Planning Authority has had regard to its obligations under the Equality Act 2010.  The key equalities protected characteristics include age, disability, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, gender, and sexual orientation.  Details on the accessibility of the extension have not been provided, but this is considered to not prejudice protected equalities because the site is a private residential dwelling.  Otherwise, there is no indication or evidence (including from consultation on the application) that the protected groups have or will have different needs, experiences, issues and priorities in relation to the particular planning application.

In terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

Recommendation

Grant variation of condition 2. 

In line with the NPPG, all of the original conditions (as part of 161288) are reproduced below in green, with the now proposed conditions (bearing in mind the NPPG and subsequent applications / approvals since this point in time – as per the relevant history section above) below in blue. Officer notes explaining the changes are detailed in red. 

1. The development to which this permission relates must be begun not later than the expiration of three years beginning with the date on which the permission was granted.

Reason:  To prevent an accumulation of unimplemented planning permissions, and in accordance with section 91 of the Town & Country Planning Act as amended by the Planning and Compulsory Purchase Act 2004.

The development to which this permission relates must be begun not later than the expiration of three years beginning with the date on which the original permission (Reference161288) was granted (on19/12/2016).

Reason:  To prevent an accumulation of unimplemented planning permissions, and in accordance with section 91 of the Town & Country Planning Act as amended by the Planning and Compulsory Purchase Act 2004.

The original permission has not yet been implemented, so this condition has been altered to specify that the applicant has 3 years from the original permission (rather than this minor material amendment) to implement the scheme. 

2. The development hereby permitted shall not be carried out other than in accordance with the following drawings/documents;

           Location Plan& Block Plan: PA-01 

           Proposed Building elevation: PA-05a

           Proposed Plan: PA-04a 

           Existing elevations: PA-03
           Existing floor plans: PA-02

Reason: To clarify which plans have been approved and in the interests of proper planning.

The development hereby permitted shall not be carried out other than in accordance with the following drawings/documents;

              Block plan:PA-01

              Existing floor plans: PA-02

              Proposed floor plans: PA-04

              Existing elevations: PA-03

              Proposed elevations: PA-05

Reason: To clarify which plans have been approved and in the interests of proper planning.

This condition has been updated to reflect the plans submitted in this application. The following plans are the only two which are the same as at the time of the original permission (i.e. they were not submitted and were not relevant to the proposed changes)

Existing floor plans:  PA-02
Existing elevations: PA:03 
3. The materials to be used in the construction of the external surfaces of the development shall match those used on the existing building.

Reason: as no details of the materials have been submitted and in the interests of ensuring that the new development appears in keeping with the existing building and the character of the surrounding area, in line with Policy CS7 of the Reading Borough LDF Core Strategy 2008 (Altered 2015) and Policy DM9 of the Sites and Detailed Policies Document 2012 (Altered 2015). 
Samples of the materials to be used in the external surfaces

of the development shall be submitted to the Local Planning Authority

for approval prior to the commencement of development, and only these

approved materials shall be used in the construction of the

development

Reason: as no details of the materials have been submitted and in the

interests of ensuring that the new development appears in keeping with

the existing building and the character of the surrounding area, in

line with Policy CS7 of the Reading Borough LDF Core Strategy 2008

(Altered 2015) and Policy DM9 of the Sites and Detailed Policies

Document 2012 (Altered 2015).

This condition has been updated to reflect the plans submitted in 

this application. (Materials would match the host building)

