                                         

	Bicester Eco Town Exemplar Site

Banbury Road

Bicester


	17/00116/NMA

	Case Officer: 
	Caroline Ford
	Recommendation: Approve

	Applicant: 
	Crest Nicholson Regeneration


	Proposal: 
	Non-Material Amendment to 10/01780/HYBRID - Improvements to consented scheme



	Expiry Date:
	20 November 2017


	Extension of Time:
	



1. APPLICATION SITE AND LOCALITY 

1.1. The application site sits within Elmsbrook, to the North West of Bicester and part of the Exemplar site. Elmsbrook has four phases and this application relates to phases 3 and 4, which are positioned to the north of the site adjacent to the Banbury Road. 
2. DESCRIPTION OF PROPOSED DEVELOPMENT

2.1. The application seeks to make non material changes to the approval granted under 10/01780/HYBRID, specifically related to the proposed house types. The changes are proposed following a detailed review of the site by Crest Nicholson, who will be delivering these phases. The changes proposed make amendments to the design and there will be some changes to the house types approved elsewhere on Elmsbrook. These will be assessed in respect to their acceptability below. 
3. RELEVANT PLANNING HISTORY

3.1. The main planning history is the original permission for Elmsbrook granted under 10/01780/HYBRID. This granted approval in full for 393 dwellings and their associated accesses, landscaping and parking arrangements. Outline permission was granted for non-residential areas of the site. There is a substantial planning history relating to the clearance of planning conditions for phases 1 and 2, as well as a number of non-material amendment applications for the site. This is the latest in an overall review of the design of the site following the grant of planning permission. 
4. PRE-APPLICATION DISCUSSIONS

4.1. Officers met with the applicant and discussed the proposed amendments prior to a submission being made. Officers were generally supportive of the improvements, and suggested that further work was likely to be required on the enriched units. 
5. RESPONSE TO PUBLICITY

5.1. The Planning Practice Guidance (2014) makes the following comments with regard to consultation in relation to NMA’s;
As an application to make a non-material amendment is not an application for planning permission, the existing Town and Country Planning (Development Management Procedure) (England) Order 2015 provisions relating to statutory consultation and publicity do not apply. Therefore local planning authorities have discretion in whether and how they choose to inform other interested parties or seek their views.

As by definition the changes sought will be non-material, consultation or publicity is unlikely to be necessary, and there are unlikely to be effects which would need to be addressed under the Environmental Impact Assessment Regulations 2011.
6. APPRAISAL

6.1 The application proposes changes to the dwelling types (internally and externally) and materials on phases 3 and 4. A previous non material amendment has been agreed for these phases that approved amendments to the layout and design of the house types, largely to bring them in line with those approved elsewhere. The current proposals make amendments to the house types that make these house types slightly different to those found elsewhere, predominately in relation to the detailing rather than to the overall appearance of the house types. As will be explained below, overall the changes are considered to have a positive impact upon the development site. 
6.2 The distribution of materials is proposed to be amended to include a greater proportion of both fully beckstone properties and beckstone/ render split properties, some of which replace brick/ render split properties. Many of these additional beckstone properties sit around the edge of the site and so would be those more commonly seen from the public domain and in longer distance views and in my view this is an acceptable and appropriate change. Plots 69-71 and 139-142 at the site frontage are proposed to be changed from wholly brick to wholly beckstone, which I consider an improvement to the frontage arrangement and this remains in line with the principles for the enriched units previously agreed (corresponding new elevations are now proposed). The plan also regularises the block of plots 124-134 to be constructed from wholly timber (which was required by a planning condition attached to 15/00134/NMA). Five plots along the spine road frontage are now proposed to be constructed from timber and render instead of wholly brick as previously proposed. This is considered to be acceptable given that single materials are otherwise used only for enriched units (these are a type 3) and this change will tie these plots in with the others along this frontage to a greater degree in my view. These changes do not introduce new materials, only their distribution (and in any event, planning condition 19 requires that prior to the commencement of a phase, revised details of materials and finishes of the buildings that comprise that phase shall be agreed), therefore it is considered acceptable and appropriate for this matter to be accepted through this application. 
6.3 Roof types are retained as approved except for two plots (190 and 191), the roofs for which change from linear to gable. This change will tie the alignment of these roof slopes to a better degree from a visual point of view taking into account the other roof types on this street, but also appears to remain acceptable in respect to orientation and therefore the ability to accommodate PV. The gable window position drawing has been updated to remove one plot to benefit from a gable window. As this is the removal of such a window and this elevation would not be widely visible in the street scene, I am satisfied that this is an acceptable change. 
6.4 In respect to the house types themselves, there have been a number of detailed changes common to the dwelling ‘type’, which will be explained as well as some minor internal changes. 
6.5 The Type 1 style has been amended in respect to the window proportions as well as the heads and cills in stone rather than brick. The string course separating the split materials has also been dropped slightly and the porch and front door type has been amended to a more contemporary flat roof style. The verge detail is also proposed to be in a stone effect rather than brick. There have been some changes to window positions on the side elevations on some units. Overall, the changes result in acceptable amendments to the Type 1 units. 
6.6 The Type 3 style has been amended in respect to the window proportions and the removal of the blanking panel (to now be glazed). Rear windows have also had their blanking panels removed, leaving square windows to the rear, which are more unfortunate, however not unacceptable in my view. Where a timber split is proposed, this is now centralised. There have been some changes to window positions on the side elevations on some units. In my view, the changes proposed are acceptable in respect to the type 3 units and create more balanced elevations overall. 
6.7 Enriched units (previously proposed to have a split mono pitch roof), now include a single mono pitch roof following concerns raised regarding the longevity of such a roof arrangement and future maintenance concerns. Due to this change, I asked that the elevations be reviewed so as to continue to ensure that these units acted as the ‘enriched’ style that they were originally proposed as. In this respect, the proposal is for an alternating brick coursing detail to be added to the lower courses on each elevation and for the addition of a precast window surround to add visual interest and enrichment. The removal of the split mono pitch style does result in a large, tall unbroken elevation of a single material and where this is visible in the street scene, it is my view that this is slightly unfortunate. However on those visible elevations, windows are proposed and in addition, I consider that overall, the other proposals to enrich these units does assist in giving visual interest and the units are clearly different, which was the original intention. In my view, the brick enriched units are acceptable. Fully timber enriched unit elevations are now provided as are elevations for beckstone and render units given the change in materials as discussed above. 
7. PLANNING BALANCE AND CONCLUSION

7.1 Taking into account the above assessment, it is my view that whilst the proposed changes, in some cases represent relatively substantial changes to the site as a whole, due to the nature of this being a large site, an acceptable range of amendments (in some cases representing an improvement overall) and with no effects wider than the immediate site area, that the proposed changes are acceptable. In addition, taking into account the above assessment, I consider that it is possible to treat these changes as a non-material amendment and therefore recommend this application for approval. 
	8. RECOMMENDATION
Cherwell District Council, as Local Planning Authority, hereby approves the non-material amendment described above for Phases 3 and 4 in accordance with the application form, the description of the schedule of amendments and the drawing numbers listed below. The non-material amendment application, hereby approved, does not nullify the conditions imposed in respect of planning permission 10/01780/HYBRID. These conditions must be adhered to so as to ensure that the development is lawful.

Plans for approval: 

AA2699(3)/2001 Proposed Site Plan

AA2699(3)/2004 Material Locations
AA2699(3)/2003 Character type Locations
AA2699(3)/2005 Roof type 
AA2699(3)/2006 Roof materials
AA2699(3)/2007 Rev A Gable window locations
AA2699(3)/2100 Rev A 2B4P Private V1 & V2 House types and 2B4P Affordable V1 House types
AA2699(3)/2101 Rev A 2B4P Private V1 & V2 House types and 2B4P Affordable V1 House types
AA2699(3)/2102 Rev A 2B4P Private – V3 House types
AA2699(3)/2103 Rev A 3B5P Private and Affordable – V1 House types
AA2699(3)/2104 Rev A 3B5P Private and Affordable – V1 House types
AA2699(3)/2105 Rev A 3B5P Private – V2 & Affordable V3 House types
AA2699(3)/2106 Rev A 4B7P Affordable – V1 House type
AA2699(3)/2107 Rev A 4B6P Private – V1 House types
AA2699(3)/2108 Rev A 4B6P Private – V1 House type
AA2699(3)/2109 Rev A 4B6P Private – V2 House type
AA2699(3)/2110 Rev A 5B9P Private – V1 House type
AA2699(3)/2111 Rev A 5B9P Private – V2 House type Sheet 1 

AA2699(3)/2112 Rev A 5B9P Private – V3 House type
AA2699(3)/2113 Rev A 5B10P Private – V1 House type
AA2699(3)/2114 Rev B 3B5P Private V3 and Affordable V2 House types 
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