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DELEGATED PLANNING APPLICATION REPORT

Ward: Norcot

App Ref: 220064/REM
Address: 6 Water Road, Reading, RG30 2NN
Proposals: 
161507/REM Application for approval of reserved matters (landscaping) following outline approval. 
240667/NMA Minor amendment to site boundary (reduction in area) and condition 4

(approved plans) of planning permission 161507/OUT for the “Demolition of 4 existing dwelling houses 2,4,6 Water Road and 158 Dee Road and erection of 6 no.4 bedroom and 5 no. 3 bedroom dwellings and car parking. Landscaping a reserved matter”.
Case Officer: Nathalie Weekes
Date received (valid from): 17 January 2022      
Extended Target Decision date: 5 July 2024

1.
SITE DESCRIPTION

The application site comprises four existing dwellings.  2 and 4 Water Road are Victorian properties, and 6 Water Road is understood to date from the early 1900s.  158 Dee Road is a post war property. Outline planning permission has been granted for the existing houses to be demolished and for 11 new houses to be built at the site.
The site is located adjacent to the junction of Dee Road, Water Road and Grovelands Road.  The surrounding area comprises a mixture of dwelling houses and flats.  The Dee Park Regeneration Area is located on the far side of Dee Road.
The site is located near to the Collier brickworks War Memorial on Water Road. The properties are not listed buildings or located within a Conservation Area.
Site photos: 
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2.
PROPOSALS AND SUPPORTING INFORMATION

Outline approval 161507 was granted in on 18 January 2019 to demolish the existing properties and erect 11 dwellings (6 no.4 bedroom and 5 no 3 bedroom dwellings). All matters apart from landscaping were determined. Access to 8 of the dwellings will be taken from Water Road, at a distance of approximately 42 metres from the junction of Water Road, Dee Road and Grovelands Road.  3 of the dwellings will be accessed from Dee Road, at a distance of 37 metres from the junction. 

This application considers those landscaping matters which were not part of the outline permission. Access to the site, the appearance, scale and the approved layout of the dwellings have already been established at outline stage. As such, permission 161507 established the principle of residential development on the site, subject to those landscaping matters reserved which are considered within the ‘appraisal’ section of this report.
In the case of outline planning permission for the development of land in England, the development to which the permission relates must be begun not later than the expiration of two years from the final approval of the reserved matters or, in the case of approval on different dates, the final approval of the last such matter to be approved.
Application 220064 for Reserved Matters was submitted just before the expiration of three years from the approval of the original outline application. An extension of time has been agreed for the Reserved Matters application in order to overcome issues relating to the landscaping and SuDS requirements. As such, the original Outline permission 161507 remains extant whist the Reserved Matters application is still under consideration.
A small area to the rear of the site has an NMA planning application 240667 to reduce the red line boundary of the original Outline application 161507. This NMA application is being considered at the same time as the Reserved Matters 220064 application. The amended red line site plans for the NMA and Reserved Matters applications are proposed to be the same.
It should be noted that amended plans have been requested and received during the lifetime of this application for the purposes of satisfying the conditions relating to landscaping.
220064

Plans and amended documents considered 
CIL
As received 18 January 2022

Design statement, December 2021
ALS/ALS Standard/2020 4160673 Asset location search 

As received 16/05/2022

200.TWDRAIN.1, Oct 22 Thames water build over locations and sectional positioning
GCLS2226 –Level SurveyOutline topographical / level survey
As received 17/04/2023
100.DRSEC AA.01 Driveway section AA
As received 24/08/2023
SJA AMS 23085-01b Arboricutural method statement
As received 06/11/2023

1035.500.1 Rev A Revised Site Location Plan

As received 07/06/2024
65283.01 100 P05 WR Proposed Surface drainage

65283R3 SuDSmart Pro, final report

As received 10/06/2024

Planting proposals

As received 25/06/2024

16492-P400-I Landscape proposals

16492-P401-I Planting proposals

WR.100.CSD.20Q COORDINATED STORM & FOUL DRAINAGE LAYOUT WITH TREE & LANDSCAPE OVERLAY

As received 26/06/2024

50.BSD.2 Rev B Bin store proposals Typical plans and elevations

100.ELBD.2 Rev C Boundary treatment sheet 2

100.ELBD.1 Rev D Boundary treatment proposed sheet 1
As received 04/07/2024

240667 Plans and amended documents Considered

1035.500.1 Rev A Revised Site Location Plan

As received 23/05/2024

WR.100.CSD.20Q COORDINATED STORM & FOUL DRAINAGE LAYOUT WITH TREE & LANDSCAPE OVERLAY
As received 26/06/2024
3. RELEVANT PLANNING HISTORY 

· 161507/OUT Demolition of 4 existing dwelling houses 2, 4, 6 Water Road and 158 Dee Road and erection of 6 no.4 bedroom and 5 no. 3 bedroom dwellings and car parking. Permitted 18 January 2019
· 10-02105-PREAPP - Pre-application advice for proposed redevelopment of existing properties to provide 7 x 4-bedroom houses and 8 x 3 bedroom houses. Observations sent. 
· 141022/FUL.  Demolition of 4 houses and erection of 2 No. three bedroom and 12 No. four bedroom houses with associated landscaping, parking and access.  Withdrawn.

4.
CONSULTATIONS

220064
A site notice was sent to the agent to be displayed at the site for the required period. No letters of representation have been received.
RBC Transport – No objections subject to requirements that proposed hedge heights should be maintained to a height of 0.6m from the surface of the carriageway to ensure that driver visibility can be maintained from vehicle access points and that the bin stores not to open outwards onto the public footpath. 
LLFA - No objections were raised following changes to the proposed drainage scheme.
RBC Natural Environment – Concerns raised by the natural environment team were address by revised plans and amended AIA and planting schemes.
240667 NMA
Applications under S96A are not applications for planning permission, so are not covered by the publicity requirements as set out in the DMPO.
Communication with agent

Amended plans were submitted for the above application to address changes required to plans agreed to ensure that proposed landscaping plans reflect the approved outline permission plans at outline permission in terms of access, layout, appearance and scale and to address RBC Natural Environment concerns. The wording of a services condition was approved by the applicant. Delays were experienced in waiting for information from Thames Water and receiving amended plans.
Equality Act 2010:

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. However, there is no indication or evidence (including from consultation on the application) that the protected groups identified by the Act have or will have different needs, experiences, issues and priorities in relation to this particular planning application.  Therefore in terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.
220064/REM
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 policies in 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'
Reading Borough Local Plan (November 2019)

CC2:
SUSTAINABLE DESIGN AND CONSTRUCTION

CC3:
ADAPTATION TO CLIMATE CHANGE

CC6:
ACCESSIBILITY AND THE INTENSITY OF DEVELOPMENT

CC7:
DESIGN AND THE PUBLIC REALM

CC8:
SAFEGUARDING AMENITY

EN12:
BIODIVERSITY AND THE GREEN NETWORK

EN14:
TREES, HEDGES AND WOODLAND

EN18: FLOODING AND SUSTAINABLE DRAINAGE SYSTEMS
TR3:
ACCESS, TRAFFIC AND HIGHWAY-RELATED MATTER

TR5:
CAR AND CYCLE PARKING AND ELECTRIC VEHICLE CHARGING
SPG/SPD

Planning Obligations under Section 106 of the Town and Country Planning Act 1990 (Supplementary Planning Guidance).

Revised Parking Standards and Design (Supplementary Planning Document).

Affordable Housing SPD 

Revised Sustainable Design and Construction SPD
Assessment

Landscaping

The landscaping of a development under the Application for outline planning permission with some matters reserved Town and Country Planning Act 1990 relates to the treatment of land (other than buildings) for the purpose of enhancing or protecting the amenities of the site and the area in which it is situated and this could include planting trees or hedges as a screen.
The decision notice of the outline permission 161507 states that the following matters have been reserved to be considered during this application:

(a) proposed finished ground levels or contours; means of enclosure; car parking layouts; other vehicle and pedestrian access and circulation areas, hard surfacing materials, refuse storage facilities, lighting columns and other ancillary structures; 

(b) routes and details of proposed and existing functional services above and below ground including foul and surface water drainage, soakaways and SUDs details, power, communications cables and water and gas supply pipelines, including access points, tree pit specifications; 

(c) planting plans; written specifications (including cultivation and other operations associated with plant and grass establishment); schedules of plants, noting species, plant sizes and proposed numbers/planting densities where appropriate. 
And also:

a) a plan showing the location of, with a reference number, each existing tree on or adjoining the site which has a stem with a diameter exceeding 75mm measured over the bark at a point 1.5 metres above ground level and showing which trees are to be retained and the crown spread of each retained tree; 

b) details of the species, diameter (measured in accordance with paragraph (a) above), height, category (with reference to BS 5837:2012 Table 1) and a plan showing the positions of the Root Protection Zone and Construction Exclusion Zones ( in accordance with BS 5837:2012). The matters above relate to landscaping.
c) details of any proposed work to any retained tree, or of any tree on land adjacent to the site; 

d) details of any proposed alterations in existing ground levels, and of the position of any proposed excavation either within the Root Protection Zone of any retained tree or of any tree adjacent to the site; 

e) details of the specification and position of fencing or any other measures to be taken for the protection of any retained tree (to BS 5837:2012) from damage before or during the course of development. 

In this condition all details are to be in accordance with the relevant recommendations of appropriate British Standards or other recognised Codes of Good Practice and "retained tree" means an existing tree which is to be retained in accordance with the plan referred to in paragraph (a) above.
The amended plans have been assessed by our Natural Environment Officer, who has confirmed that the details received are sufficient for the purposes of approving the reserved matters relating to landscaping and scale.

Given that both the Natural Environment and RBC transport Officers are satisfied that the reserved matters relating to landscaping are met, it is considered that the proposed scheme is in accordance with Policies EN12 and EN14 of the Local Plan (2019); and thus the reserved matters relating to this element can be approved.
S106

A S106 affordable housing agreement is linked to the original outline 161507 planning application relating to land at 2-6 Water Road and 158 Dee Road. The S106 agreement signed on 17 January 2019 is still relevant.
CIL

The Council introduced the Community Infrastructure Levy (CIL) on 1st April 2015.  CIL is a way of securing financial contributions towards infrastructure from new development, and partially replaces the Section 106 planning obligation regime. It is a set charge per sq m of floorspace for different uses, and, unlike Section 106, it is non-negotiable.  It applies to developments which result in at least one dwelling; where the space has not been in lawful use for 6 months within the last 3 years or 100 sq m of new floorspace. For this approved development the CIL status was CHARGEABLE. If chargeable you will have been sent a CIL Liability Notice. CIL becomes payable on commencement of the development or by instalments.

For more information go to:

http://www.reading.gov.uk/media/2791/Community-Infrastructure-Levy-

Advice-to-Applicants/pdf/CIL_Advice_to_Applicants.pdf
Delegated decision

There are no specified requirements for the reserved matters to be returned to the Planning Applications Committee, the decision is therefore recommended under delegated powers.

Outline Conditions application 161507 – pre-commencement conditions still to be discharged before works can commence on site
· 5 – Materials

· 8 – Boundary treatment, with wildlife gaps

· 12 – CMS

· 13 – Contamination

· 16 – Noise and dust

· 18 – Sustainability 
Conclusion

The matters reserved by the outline permission have been satisfactorily met by the details received under this application. The matters reserved by the permission related to landscaping which is considered to comply with the Policies set out within the Local Plan (2019). As such it is recommended to approve the matters reserved by the outline application (161507).

Pre-commencement conditions attached to the original outline permission 161507 still need to be discharged   and the restrictive conditions, informatives, S106 and CIL liability continue to apply. 
New conditions for application 220064 to be considered in addition to the approved
conditions from 161507.
1 Time limit – amended

2 Approved documents for Reserved Matters landscaping

3 Arboricultural Method statement – as specified

4. Landscaping – as specified

5 Unidentified services

6. Access visibility

Informatives

Original planning permission

S106
CIL

Terms

Highway protection

Grass verge protection

Positive and proactive

RECOMMENDATION:

Approve Landscaping Reserved Matters for application 161507.
240667/NMA

5.
RELEVANT POLICIES

The proposed amendments are assessed for materiality – not on the basis of their planning merits. Planning policies therefore do not apply.

6
APPRAISAL

Whilst there is no statutory definition of what constitutes a ‘non-material’ amendment, Section 96A, part 2 of the Town and Country Planning Act 1990 (as amended) states that, "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." 

The judgement as to whether something is ‘material’ has to be made on a case-by-case basis, i.e. what is non-material in one case may be material in another. 

Applications for minor amendments will only be accepted if: 

- The request for an amendment relates to a permission that is still capable of implementation.

- The change does not alter the description of the proposal.

- The 'red line' identifying the application site has enlarged or altered significantly – In this instance the amendment is considered to be a de-minimis change
- Any change is not contrary to the requirements of a restrictive condition attached to the planning permission.

When judging whether the change is 'minor', the following criteria will be used:

- There is no material increase in any overall dimension of the building/structure.

- There is no harm caused through the internal layout of the building/structure.

- The internal layout revisions do not give rise to any planning consequences.

- The internal changes would not result in any change in use of the site as previously granted.

The description of the proposal would not be changed, nor would the works be contrary to a planning condition. 

In the context of the permitted scheme, the de minimis reduction in the red line boundary is not considered to have any material impact on the Outline application 161507. The revised plans should be included in Condition 4 (Approved plans).

7.
Conclusion

The local planning authority is satisfied that the change proposed by this application does not constitute a material change to the approved planning permission. The revisions are, in this instance, considered a minor amendment which is not considered to materially affect the original change of use proposed.

Recommendation

Grant Non-material amendment

Condition
Revision to Condition 4
4. The development hereby permitted shall ONLY be carried out in accordance with the 

following approved plans:
Approved for application 161507

100.PL.1B Plans of Ground, First & Second Floors - end of terrace 4 bedroom houses 

100.PL.4B Elevations - end of terrace 4 bedroom houses 

100.PL5A Plans of Ground, First & Second Floors - corner 4 bedroom semi detached 

100.EL6A Elevations - corner 4 bedroom semi detached 

Received 12 July 2018 

100.PL.2C Side, Garden & Water Road Elevations Proposed Group B

100.PL.3C Plans Ground, First and Second Floor 3 Bedroom Houses Group 1/4 

Received 12 July 2018 

100.EL.1E Composite Elevations Proposed sheet 1 

100.EL.2E Composite Elevations Proposed sheet 2 

Received 18 September 2017

240667 Approved plans
1035.500.1 Rev A Revised Site Location Plan

As received 23/05/2024

WR.100.CSD.20Q COORDINATED STORM & FOUL DRAINAGE LAYOUT WITH TREE & LANDSCAPE OVERLAY
As received 26/06/2024
REASON: For the avoidance of doubt and to ensure that the development is carried out and adhered to in accordance with the application form and associated details hereby approved.
Informatives
Terms
Non-material
P&P

