
 

 

COMMITTEE REPORT  
 
BY THE EXECUTIVE DIRECTOR FOR ECONOMIC GROWTH AND NEIGHBOURHOOD SERVICES   
READING BOROUGH COUNCIL                                                            
PLANNING APPLICATIONS COMMITTEE: 11 January 2023 
 
 
Ward:  Abbey 
App No.: 221766 
Address: Soane Point, 6-8 Market Place, Reading, RG1 2EG 
Proposal: Application for non-material amendment to prior approval consent ref. 
210478 (Change of use of part of the ground floor, part basement, and upper floors 
from office use Class B1(a) to C3, 144 studio apartments. Prior Notification under 
Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted 
Development) Order 2015 (as amended)) for alterations to internal layouts  
Applicant: Tene Living Ltd 
Deadline: 22/12/2022 
 
RECOMMENDATION: 

AGREE the following drawings as non-materials amendments to prior approval consent ref. 
210478: 

- Lower Ground Floor Plan (Drawing reference: C933MPR-CTA-00-B1-DR-A-20900-
P01)  

- Ground Floor Plan (Drawing reference: C933MPR-CTA-00-GF-DR-A-20901-P01)  
- First Floor Plan (Drawing reference: C933MPR-CTA-00-01-DR-A-20902-P01)  
- Second Floor Plan (Drawing reference: C933MPR-CTA-00-02-DR-A-20903-P01)  
- Third Floor Plan (Drawing reference: C933MPR-CTA-00-03-DR-A-20904-P01)  
- Fourth Floor Plan (Drawing reference: C933MPR-CTA-00-04-DR-A-20905-P01)  

 
Informatives: 
 

1. This decision relates only to the changes highlighted on the plans. Furthermore, it 
shall only be read in the context of prior approval consent ref. 210478 and is bound 
by all the conditions and obligations attached to that permission. That permission 
still stands and this notice (and any other notices issued under section 96a for this 
development) should be read together. 

 
2. In reaching this decision, the local planning authority is satisfied that the changes 

proposed by this application do not constitute material changes to the extant prior 
approval consent.   
 

3. The Local Planning Authority has worked positively and proactively with the 
applicant to determine under the non-material amendment procedure within 
reasonable timeframes. 
 

 
 
 



 

 

 
1.  INTRODUCTION 
 
1.1 The application site comprises 6 storey building located on the east side of 

Market Place. The building is access at ground floor level from Market Place 
and at basement level from Abbey Square to the rear.  

 
1.2 The building is not listed but is located within the Market Place/London Street 

Conservation Area. 
 

1.3 Prior approval consent ref. (210478) for conversion of the building from offices 
to 144 studio flats was granted on appeal (ref. APP/E0345/W/21/3284108) on 
25th May 2022. The appeal was granted following the Local Planning Authority’s 
decision to refuse the prior approval application due to concerns about noise 
impact of future occupiers of the flats from existing plant equipment 
associated with the ground floor supermarket use, as well as concerns about 
contaminants associated with the basement car park use. The Inspector 
accepted the revised contamination and commercial noise assessments 
submitted by the Appellant during the appeal process which reflected plant 
relocation work that they had undertaken on-site during the course of the 
appeal which reduced the external plant noise levels. These revised studies 
overcame the technical contamination and commercial noise concerns with the 
proposals and given the limited focus for issues for these types of applications, 
the reasons for refusal effectively fell away and The Inspector allowed the 
appeal. 

 
1.4 The application has been called to Planning Applications Committee for 

determination by Cllr Page as a result of concerns regarding the standard of 
accommodation to be provided.  

 

 
                        Site Location Plan 



 

 

 
2. PROPOSAL  

 
2.1 The Applicant has applied for a non-material amendment to prior approval 

consent (ref. 210478) for changes to the internal layout of the consented 
development. The proposed changes are: 
 

-  Relocation of internal walls and changes to the layout of every flat 
within the building 

-  Relocation of central corridors 
-  Relocation of kitchens to remote locations within every flat away from 
sleeping areas 

-  Addition of servicing facilities such as cleaner’s store 
-  Additional doors and changes to the layout of lobbies in communal 
areas and corridors 

-  Adjustment of unit layouts to accommodate additional smoke and 
servicing shafts / voids for the building 

 
2.2 Submitted Plans and Documentation:  

 
- Lower Ground Floor Plan (Drawing reference: C933MPR-CTA-00-B1-DR-A-

20900-P01)  
- Ground Floor Plan (Drawing reference: C933MPR-CTA-00-GF-DR-A-

20901-P01)  
- First Floor Plan (Drawing reference: C933MPR-CTA-00-01-DR-A-20902-

P01)  
- Second Floor Plan (Drawing reference: C933MPR-CTA-00-02-DR-A-20903-

P01)  
- Third Floor Plan (Drawing reference: C933MPR-CTA-00-03-DR-A-20904-

P01)  
- Fourth Floor Plan (Drawing reference: C933MPR-CTA-00-04-DR-A-20905-

P01)  
 
3. PLANNING HISTORY 

 
091332 - Replacement of access gates to the rear of the property from 
Abbey Square – Granted 
 
101041 - Alterations between B1 and A1 class 1 use with associated changes 
to shop frontage - Granted 
 
171756 - External alterations to the part of the building also known as 
Market Place House to include 1.1m high railings to enable use of the rear 
second floor roof area as outdoor amenity space - Granted 
 
200918 - Internal and external refurbishment works to existing office 
building, including alterations to building frontage on Market Place and 
Abbey Square, roof extensions of between one and three storeys to existing 
building and five storey side extension to the north elevation to Abbey 
Square to provide a total 10, 921 sqm of new and refurbished B1 (a) office 



 

 

space with servicing from Abbey Square and retention of existing ground 
floor retail units on Market Place – Withdrawn 
 
210478 - Change of use of part of the ground floor, part basement, and 
upper floors from office use Class B1(a) to C3, 144 studio apartments. Prior 
Notification under Class 0, Part 3 of Schedule 2 of the Town and Country 
Planning (General Permitted Development) Order 2015 – Prior Approval 
Refused – Allowed on Appeal 
 
210880 - Change of use of building Class B1(a) (offices) to C3 (dwelling 
houses) to comprise 100 dwellings.  Prior notification under class O, Part 3 
of Schedule 2 of the Town and Country Planning (General Permitted 
Development)Order 2015 (as amended) – Prior Approval Refused 
  
211018 - Change of use of building Class B1(a) (offices) to C3 (dwelling 
houses) to comprise 100 dwellings.  Prior notification under class O, Part 3 
of Schedule 2 of the Town and Country Planning(General Permitted 
Development)Order 2015 (as amended) – Prior Approval Refused 
 
211261 – Change of use of building Class B1(a) (offices) to C3 (dwelling 
houses) to comprise 93 dwellings. Prior notification under class O, Part 3 of 
Schedule 2 of the Town and Country Planning(General Permitted 
Development)Order 2015 (as amended) – Prior Approval Given 
 
221446 - External works to existing building, including partial replacement 
of the existing facades fronting Market Place and Abbey Square alongside 
other external works to the building, set back single-storey extension above 
part of block fronting Market Place, part two part three storey extensions 
above other blocks, and conversion and alterations to ground floor 
reception and car parking area, together the works will deliver 38 new 
homes and (internal and external) residential amenity areas with associated 
car parking – Under Consideration 

4. CONSULTATIONS 

4.1     The National Planning Practice Guide sets out that as an application to 
make a non-material amendment (under section 96A) is not an application 
for planning permission, the Town and Country Planning (Development 
Management Procedure) (England) Order 2015 (as amended) provisions 
relating to statutory consultation and publicity do not apply. 

5. RELEVANT PLANNING POLICY AND GUIDANCE  
 

5.1 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."  



 

 

 
5.2 The proposed amendments are assessed for materiality – not on the basis of 

their planning merits. Planning policies therefore do not apply. 
 
6. APPRAISAL  
 

6.1 Prior approval consent was given under the relevant part of the General 
Permitted Development Order (GPDO). At the time of the decision the 
relevant part of the GPDO was Class O of Part 3 Schedule 2 (Changes of use 
of a building and any land within its curtilage to Class C3 dwellinghouses 
from a Class B1(a) office use (now Class Egi)). 
 

6.2 This part of the GPDO set out that development is permitted subject to the 
condition that before beginning the development, the development shall 
apply to the local planning authority for a determination as to whether the 
prior approval of the local authority will be required as to: 

(a) transport and highways impacts of the development, 
(b) contamination risks on the site, 
(c) flooding risks on the site, and 
(d) impacts of noise from commercial premises on the intended 
occupiers of the development, 
(e) the provision of adequate natural light in all habitable rooms of 
the dwellinghouses 
 

6.3 In allowing the appeal and granting prior approval consent, the Planning 
Inspector confirmed that all criteria a) to e) above had been satisfied. 
 

6.4 The impact of the proposed internal layout changes on each of the criteria 
is assessed below: 
 

(a) Transport and highways impact of the development, 
 
The proposed internal layout changes do not alter the total number of 
dwellings to be provided which remains at 144. The extant prior approval 
consent is for a car free development. This remains un-changed as part of 
the non-material amendment proposals.  
 

(b) Contamination risks on the site, 
 

The contamination reports submitted in support of the prior approval 
application were found to satisfactorily demonstrate that future occupiers 
would not be subject to unacceptable contamination risk. This will not 
change as a result of the non-material amendment proposals. 
 

(c) Flooding risks on the site,  
 
The site is not within Flood Zones 2 or 3 and as such no flood risk was 
identified. This does not changes as a result of the non-material 
amendment proposals.  



 

 

 
(d) Impacts of noise from commercial premises on the intended 
occupiers of the development, 

 
The noise assessment and mitigation reports submitted with the prior 
approval application were found by the Planning Inspector to satisfactorily 
demonstrate that future occupiers would not be subject to unacceptable 
commercial noise impacts given suitable glazing and ventilation 
specifications were proposed and existing ground floor plant equipment was 
to be re-located to the basement level of the site. The proposed internal 
changes to the layout of the flats would not impact on the noise mitigation 
measures proposed which would continue to be secured by way of the 
conditions attached to the extant prior approval consent decision notice 
(Appeal decision with conditions attached as Appendix 1 to this report). 
 

 (e) the provision of adequate natural light in all habitable rooms of 
the dwellinghouses 

 
The proposed internal layout changes would result in some studio flats 
previously served by multiple windows being served by a single window and 
some studio flats previously served by a single window being served by 
multiple windows. However, as per the extant prior approval consent all 
studio flats would continue to be served by at least one window and are 
considered to receive adequate natural light to habitable rooms. 
 

6.5 Other alterations including provision of cleaning cupboards, alterations to 
corridors and reduction in areas of communal space are not factors relevant 
to or able to be taken into account in assessing prior approval applications 
of this type. 

 
Equalities Impact 

 
6.6 When determining applications, the Council is required to have regard to its 

obligations under the Equality Act 2010.  There is no indication or evidence 
(including from consultation on the application) that the protected groups 
as identified by the Act have or will have different needs, experiences, 
issues and priorities in relation to this 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 proposed 
development. 

 
7. CONCLUSION  
 
7.1 The proposed changes, in the context of the extant prior approval scheme 

and specific and limited criteria relevant to such proposals, are not 
considered to constitute material changes. If the revised layout was 
proposed at the time of determination of the original prior approval 
application prior approval would still have been granted given no conflict 
with criteria a) to e) would have arisen. As a result, the Officer 



 

 

recommendation is to agree the proposed changes as non-material 
amendments to prior approval consent ref. 210478. 

 
7.2 Where existing conditions on the original prior approval consent require 

certain details or elements of the proposal to be provided at a certain stage 
or carried out with details already approved or amended, these 
requirements would remain in force. 

 
 

Case Officer: Matt Burns 
 
Plans: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 



 

 

 
 
 
  Proposed Fourth Floor Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 
 
 
 
Approved Fourth Floor Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 

 
 
 
Proposed Third Floor Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 
 
 
 
Approved Third Floor Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 
 
   Proposed Second Floor Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 
 

Approved Second Floor Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 
       Proposed First Floor Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 
Approved First Floor Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 

 
 
 
 
 

Proposed Ground Floor Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

  

 
 
 
 
Approved Ground Floor Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 
 
 
Proposed Lower Ground Floor Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 
 
 
 
 
Approved Lower Ground Floor Plan 


