Delegated Application Report


Target Date: 13/07/2015
Address: The Bird In Hand Ph, 14 Lower Armour Road, Tilehurst, Reading
Application No: 151045/NMA
Proposal: Non material change to planning permission 12/00759/FUL (Civica Ref: 121253) for alterations to the access.
Case Officer: Claire Ringwood

Proposal: Non material changes relating to - 

· Alterations to the access.

The alterations to the access also require a change to Conditions 2, 5 and 6 of planning permission 12/00759/FUL (Civica Ref: 121253).

Condition 2 related to the approved plans.

Condition 5 related to vehicle parking in accordance with the approved plans.

Condition 6 related to the construction of the access to be submitted to, and approved in writing by, the local planning authority.

These conditions will be amended to include the amended plan.

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. 

Relevant Planning History:

12/00759/FUL (Civica Ref: 121253) - Conversion of public house and 2 bed flat to 1 x three bed and 1 x two bed houses including two storey rear  extension and external alterations.  Permitted 10/12/2012.
140118/APPCON - Discharge of conditions 4, 5, 8 and 12 of planning permission 12/00759/FUL (Civica Ref: 121253).  Discharged 04/04/2014.

150845/APPCON - Confirmation of compliance with all pre-commencement conditions relating to planning permission 12/00759/FUL (Civica Ref: 121253).  Split decision 15/06/2015.

Appraisal:

1) The previous permission originally proposed a new footway however, the development has been built using the existing footway.

2) Transport had no objection to the changes to the car parking layouts which now show gravel parking areas.  Transport had concerns that as no vehicle parking was provided adjacent to the southern boundary of the site the existing dropped crossing at this end of the site must be reinstated with the footway returned to line and level and tied into the kerb edge of the adjacent property as indicated on the previously approved plans.

3) Transport also advised that the footway across the whole frontage of the site should be resurfaced so that it ties into the edging kerb demarcating the back of the footway.  Given that the edging is protruding above the footway this was likely to get damaged by vehicles accessing the parking spaces and would result in long term damage to the footway.

4) The applicant submitted an amended plan on 28th June 2015 taking into account the comments made by Transport.

5) Transport had no objection to the amended plan subject to a condition and informatives.  

6) The changes are not considered to impact neighbouring properties.

7) The changes are therefore considered to be acceptable as an NMA.

Conclusion:

The alterations to the access and parking layout are considered to be acceptable non-material alterations to the approved design and appearance of the building.

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:

1. The plans hereby approved by the Non-Material Change hereby approved (under Section 96A of the Town and Country Planning Act 1990) are as follows: Drawing No: 01-27-06-15 Rev: v3 – Proposed Block Plan, received on 28th June 2015.

Reason: to clarify which plans are now also approved by this Non-Material Change.
2. No dwelling shall be occupied until the vehicle parking spaces have been provided in accordance with the approved plan.  The spaces shall thereafter be kept available for parking at all times.

Reason: To ensure that the development is provided with adequate parking facilities in order to reduce the likelihood of roadside parking which could be a danger to other road users.

LDF Sites and Detailed Policies Document Policy DM12 (Access, Traffic and Highway-Related Matters)

3. The alterations to the access hereby approved must be completed within 3 months upon occupation of the dwellings approved under application 12/00759 (Civica Ref: 121253) in accordance with detailed design drawings to be submitted to and approved by the Local Planning Authority, and in compliance with the requirements of the Local Planning Authority for work carried out within the public highway in accordance with Core Strategy Policy CS20 and Sites and Detailed Polices document Policy DM12.

Reason: In the interests of road safety.

INFORMATIVES

1. All other conditions relating to application 12/00759/FUL (Civica Ref: 121253) remain unchanged.
2. Any works affecting the highway shall be in accordance with Reading Borough’s Council’s document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. The applicant should be made aware that compliance with this document is mandatory and licences to work on the highway will only be issued if the requirements contained within it are met. A copy can be obtained at http://www.reading.gov.uk/ltp/General.asp?id=SX9452-A782F664 (within the Transport Strategy area of the Transport Section on the Reading Borough Web Site).

3. If the works affecting the highway are undertaken by Reading Borough’s Council’s  own contractor (RBC Highways or approved contractor), the works can be undertaken without the requirement to submit detailed design drawings.  If the works are undertaken by a private contractor, detailed design drawings should be submitted to and approved by the Local Planning Authority in compliance with requirements for work carried out within the public highway.

4. In reaching this decision, the local planning authority is satisfied that the changes proposed by this application do not constitute material changes to the approved planning permission.

