DELEGATED APPLICATION REPORT
Ward: Abbey
App Nos: 25/1609/NMA
Address: Phase 3 Station Hill   
Description: Application for a Non-Material Amendment Following a Grant of Planning Permission PL/19/2032 to facilitate amendments to Parameter Plans, Design Code, and Conditions: 54, 57, 58, 77, 86 & 97.
Case Officer: Steve Vigar
Applicant: SH Reading Master LLP
Date received (valid from): 10 November 2025
Target Decision date: 8 December 2025

Proposals: Non-Material Amendment to permitted application 192032.


Consultation
Applications under S96A are not applications for planning permission, so are not covered by the publicity requirements as set out in the DMPO. 



Appraisal
The proposals seek to accommodate a change to Plot D, removing the ‘shoulder’ to Garrard St but reducing the footprint significantly by separating Plot D from Plot B and creating an 18m wide public realm between. The ‘shoulder’ to Plot A/B required by Condition 77 is proposed to be omitted and an additional step down within Plot A introduced. The passageway down to Greyfriars Rd is proposed to be omitted and replaced with steps down to Garrard St between Plot B and Plot D. These changes are proposed through amendments to the Design Code, Parameter Plans and conditions. It is also proposed to amend the BREEAM condition to be consistent with the NMA approved in respect or Phase 2. Also the cycle wheeling ramp condition requires a change to reflect the change from Greyfriars Rd to Garrard St.

The applicant has provided a technical note confirming that the changes to the massing would not materially affect the local environment in terms of daylight, sunlight, wind and microclimate, solar glare and light pollution. These are accepted on the basis of the relatively small changes and on the basis that the baseline assessment is of the parameters rather than the actual buildings, and these remain to be assessed with wind tunnel testing under the terms of Condition 94 at Reserved Matters Application stage.

It is considered that the proposals allow for a positive change to the approved layout, introducing a significant gap between Plot B and D and securing a new extended public realm. This together with the additional stepping down of Plot A proposed within the Design Code is considered to balance out and adequately compensate for the effects of the additional massing in place of the ‘shoulders’ to the Greyfriars Rd and Garrard St frontages.

No material technical considerations arise from the proposals and the change to the scale and appearance does not materially change the development, given its large scale. It is considered that that the changes as proposed would be non-material in their effects both when considered as discrete elements and also when taken as a whole.

Granting the NMA would not alter the original permission which remains extant and capable of implementation. Wording is recommended in the conditions to ensure that the proposed revisions cannot be implemented in conjunction with the proposals which they replace. This is necessary to avoid any hybridisation and associated unforeseen or undesirable consequences.

Recommendation:
Agree Non-material Amendment:

