DELEGATED APPLICATION REPORT			

Target Date: 23/12/2022				

Application No: 221613/FUL
Address: 5 Clent Road, Reading
Proposal: Retrospective application for conversion of a garage to a one bedroom
dwelling
Case Officer: Claire Ringwood


Introduction 

The application site is a two storey semi-detached property in a cul-de-sac position with a single storey rear extension and a detached garage.  The detached garage is currently in use as a one bedroom dwelling and there are other outbuildings to the rear.  The surrounding area is predominantly residential.

Proposal

The application is for the retrospective conversion of the garage to a one-bedroom dwelling.  

No internal or external alterations are proposed.  

Plans Considered

The agent submitted the following information, received on 28th October 2022:
Location Plan
Block Plan
Drawing No: 9107-121 Rev 1 – Prior to Retrospective – Floor Plan
Drawing No: 9107-121 Rev 1 – 01 Floor Plan 

Relevant planning History 

95/00763/FUL (Civica Ref: 950470) – Single storey rear extension.  Permitted 21/11/1995.

Consultation Responses

Transport 

As the proposed annexe is detached from the main dwelling and independently accessible, clarification is required if the annexe is an extension to the living arrangements of the main house or a unit to be commercially let. If the latter applies then in accordance with the adopted Parking Standards and Design SPD, the newly created 1 bedroom annex would be required to provide parking for 1 car which should be independently accessible from those from the main dwelling and should be illustrated in amended plans, as well as the retention of 2 parking spaces for the existing property. The potential of a scenario for a commercial let dwelling can be controlled via the application of the condition stated below. However, as the loss of the garage will result in the loss of parking for No.5, 2 parking spaces for the existing dwelling should be provided and illustrated on plans, it should be noted that no part of a vehicle is permitted to overhang any part of the public footway. Please ask the applicant to address the comments above, including plan illustrating parking.

RBC Public Sector Housing

There are no records on our system for the garage being occupied as a dwelling.

Having looked at the application documents and floor plans, I make the following comments:

1. According to the measurements of the bedroom, the floor area is approximately 7.43 square metres and is only adequate for the occupation of one person.
1. Advice from Building Control should be sought for the following and an application to be made for regularisation.
1. Roof and wall construction and insulation should comply with current Building Regulations and meet the minimum requirements to reduce the risk of a Category 1 hazard of Excess Cold under the Housing Health and Safety Rating System (HHSRS), Housing Act 2004.
1. According to the proposed floor plans, there are no windows to the small lounge and bedroom.  Windows are required to both rooms for lighting and ventilation.  Inadequate lighting will lead to a hazard of Lighting and inadequate ventilation will lead to a hazard of Damp and Mould under HHSRS.
1. There is a hazard of the Fire under HHSRS with the current layout as escape from the bedroom is via two internal risk rooms (lounge and kitchen).  To reduce the risk of a Category 1 Fire hazard, fire safety will need to comply with Building Regulations.  The windows that are required to be installed in the bedroom and living room will need to meet the requirements of an escape window.  In addition, a mains wired fire alarm system will need to be installed with a heat detector in the kitchen and smoke detector in the lounge.

Environmental Protection 

The development lies on the site of a former garage which has the potential to have caused contaminated land.  The proposal may introduce new pollutant linkages between contaminated land and sensitive receptors at the site.

The developer is responsible for ensuring that development is safe and suitable for use for the intended purpose or can be made so by remedial action. 

A contaminated land assessment should be submitted to give an indication as to the likely risks and to determine whether the site is suitable for the proposed use or can be made so by remedial action.  These matters can be addressed by way of suitable conditions.

Planning Enforcement 

No records for this property.

Officer Note: Due to the concerns raised in this delegated report with regards to the living conditions of this retrospective application.  Planning Enforcement will be instructed to investigate this matter further.

Properties at 4 and 6 Clent Road and 29-33 (o) Bourne Avenue were consulted.  No comments have been received.

Policy Guidance:

The following local and national planning policy and guidance is relevant to this application:
National Planning Policy Guidance
· National Planning Policy Framework (NPPF) 

Reading Borough Local Plan (2019)
CC1 (Presumption in Favour of Sustainable Development)
CC8 (Safeguarding Amenity)
H3 (Affordable Housing) 
H5 (Standards for New Housing)
H8 (Residential Conversions)
H10 (Private and Communal Outdoor Space)
TR3 (Access, Traffic and Highway-Related Matters)
TR5 (Car and Cycle Parking and Electric Vehicle Charging)
EN16 (Pollution and Water Resources)
	
Supplementary Planning Guidance/ Documents:  
Residential Conversions SPD (2013)
Revised Parking Standards and Design SPD (2011) 
Planning Obligations under Section 106 (2015)
Affordable Housing (2021)

ASSESSMENT

This application is for the retrospective conversion of the garage to a one bedroomed dwelling.  Section A of the Residential Conversions SPD deals with the ‘General Assessment of all Conversions’ (i.e from C3 dwellinghouses to flats as well as HMOs.  The SPD sets out a number of checklist items and the relevant ones form the basis of the following assessment.  Although the proposal relates to a residential garage and not a residential property, the assessment of the proposal will be the same.

The main issues are considered to be: 

(i) Policy background
(ii) Principle of the retrospective change of use 
(iii) Mixed and sustainable communities
(iv) Impact of the retrospective change of use on amenity of future residents of the property
(v) Impact on neighbouring properties
(vi) Transport matters 
(vii) Other matters 

(i)	Policy background 

Residential conversions have an important role to play in housing supply in Reading by adding a valuable supply of reasonably affordable private rented accommodation.  However, in some circumstances, residential conversions can have a harmful impact on the character of an area, providing poor or inadequate accommodation and leading to problems and issues for adjoining neighbours and the surrounding area.  

Local Plan Policy H8 (Residential Conversions) sets out the strategic approach to converting buildings into self-contained flats or for multiple occupation covering aspects such as impact on the amenity and character of the area, loss of privacy and ensuring adequate parking.  Policy H8 also sets out detailed matters for consideration such as unduly diluting or harming existing mixed and sustainable communities and providing a minimum size of property that is suitable for conversion.

The Residential Conversions SPD adds that adopted policies covering all residential conversions aim to find the right balance between:

-	Making a contribution towards identified housing needs;
-	Ensuring adequate standards of accommodation, which are suited to the needs of the growing number of smaller households;
-	Protecting existing residential amenity;
-	Providing acceptable levels of on-site amenity space and car parking;
-	Ensuring a mixed and sustainable community; and 
-	Maintaining the supply of single family housing.

As such, the proposal for the retrospective conversion of the garage to a one-bedroom dwelling needs to be considered against the criteria within the policies and guidance highlighted above.


(ii) Principle of the retrospective change of use 

The Council’s policies seek to deliver appropriate residential conversions whilst maintaining a supply of family housing and protecting the character and amenity of the surrounding area.  In this regard properties must be a minimum size as detailed in Policy H8 (Residential Conversions) of the Reading Borough Local Plan in order to be considered acceptable.  As this application is for the retrospective conversion of the garage to an independent dwelling and not the main dwelling, the overall size of the main property is not relevant in this instance however, the proposal will need to be assessed against other criteria within the policies and guidance highlighted above.

The submitted application form states the works to convert the garage started 4th April 2010 and the building works completed 10th August 2010.  The agent was advised that there were concerns with the proposal and that a Lawful Development Certificate for an existing use should be submitted as the application was likely to be refused.  The agent requested the application be assessed and determined with a view to submitting a lawful development certificate at a later date.

(iii)	Mixed and sustainable communities

Policy H8 identifies the maters against which proposals to convert buildings into self-contained flats (or multiple occupation) need to be assessed.  It includes that  proposals to convert properties will only be acceptable where ‘the proposal would not, either individually or cumulatively, unduly dilute or harm an existing mixed and sustainable community through the significant loss of single family housing.’  The Residential Conversions SPD goes on further to state that single family housing should remain the dominant form of dwelling within the vicinity of an application site.  

Given the proposal is separate from the main dwelling, the use itself is not considered to harm the existing mixed and sustainable community as there is not a loss of a single family dwelling.  In this regard the proposal is acceptable.

(iv)	Impact of the retrospective change of use on amenity of future residents of the property

Policy H8 requires that proposals for conversion should provide adequate internal floorspace and headroom for residents whilst Policy CC8 states ‘development will not cause …..unacceptable living conditions for new residential properties, in terms of, [but not limited to]: privacy and overlooking; access to sunlight and daylight and harm to outlook.’  

Although Policy H5 relates to new build housing and not conversions, the minimum space standards within this policy are useful to ensure that sufficient levels of internal space are provided which, as stated in paragraph 4.4.41 ‘is essential to the quality of life of residents of the Borough.’  The Nationally-described space standards is also a useful point of reference and a good basis for design of new developments.

With this in mind Figure 4.7 of Policy H5 states the minimum gross internal floor area for a one bedroom, 1 storey dwelling should be no less than 39sqm (or 37sqm if there is a shower room instead of a bathroom).  The retrospective one bedroom dwelling has a living room, bedroom, kitchen and bathroom and measures approximately 27.28sqm.  This is significantly below the minimum standards of 39sqm which is considered wholly inadequate for a residential dwelling.

Notwithstanding the inadequate internal size of the dwelling there are also significant concerns with the layout.  The submitted floor plan shows a bathroom window, kitchen window and front door only.  There are no windows to the bedroom or the living room.  The proposal provides poor quality living accommodation in terms of access to daylight and sunlight and outlook for occupiers of the converted garage.  The Public Sector Housing team have also raised significant health concerns for residents in terms of fire hazard, access to daylight and ventilation.

No elevational drawings have been submitted and it is therefore not clear whether the converted garage provides adequate head height.

Policy H10 (Private and Communal Outdoor Space) sets out that ‘Dwellings will be provided with functional private or communal open space…  Houses will be provided with private outdoor space whereas flats may be provided with communal outdoor space, balconies and/ or roof gardens.’  

Paragraph 4.4.87 of Policy H10 sets out that a house should be provided with useable private outdoor space no less than the gross floor area of the dwelling to which it relates (measured externally and including garage space). 

It is not clear from the submission whether the proposal has access to the rear garden of the main property however, considering it is a separate residential unit, sharing the garden would not be an acceptable arrangement, and in any case it is evident that remaining amenity space for the original dwelling, when existing outbuildings are taken into account, is very limited.  With the inadequate internal floor space, poor standard of living accommodation and lack of private outdoor amenity space, the proposal is considered to provide unacceptable living conditions for residents of the converted garage which is contrary to policy and guidance.

(v)	Impact on neighbouring properties 

Policy H8 states that ‘proposals to convert buildings into self-contained flats or multiple occupation will be assessed against the impact on the amenity and character of the surrounding area, particularly in terms of intensification of activity, loss of privacy, loss of external amenity space, 

Policy CC8 (Safeguarding Amenity) states that development should not cause a significant detrimental impact to the living environment of neighbouring properties in terms of privacy and overlooking; access to sunlight and daylight; visual dominance and overbearing effects of a development; noise and disturbance; artificial lighting; vibration; dust and fumes, smell; or crime and safety.  

The proposal is within the curtilage of the main property and is located in the west corner of the site.  There are other outbuildings within the site and there is limited amenity space available.  As the converted garage was part of this original layout, the limited amenity space for the main dwelling is established.  However, in terms of the proximity of the converted garage to the main dwelling and as its windows face into the garden there is a concern in terms of overlooking and loss of privacy both for the residents of the converted garage and for the occupiers of the main property due to the cramped nature of the buildings on the plot.

There are other detached garages and outbuildings in the gardens of surrounding neighbouring properties and although elevational plans have not been submitted, the height of the converted garage does not seem high and is therefore not considered to impact on the residents of neighbouring properties in terms of being visually dominant or overbearing.

(vi)	Transport matters 

Policy H8 states that there should be ‘..the provision and location of adequate on-site car parking and the treatment of bin storage areas and other related servicing.’  The converted garage is independent from the main dwelling and, therefore, one car parking space would be required along with two car parking spaces for the existing property.  The plans do not show any allocated parking, however, had the application been acceptable in all other regards, this matter could have been dealt with by way of condition.  Other matters such as the provision of cycle parking and bin storage could also have been dealt with by way of suitable conditions.

(viii) Other matters  

Affordable Housing 

The Council’s adopted Policy H3: Affordable Housing states “on sites of 1 – 4 dwellings, a financial contribution will be made that will enable the equivalent of 10% of the housing to be provided as affordable housing elsewhere in the Borough.”

The proposal does not benefit from any exemptions as it is not:

· Replacement of a single dwelling with another single dwelling; and 
· Conversion of a dwelling to self-contained flats where there is no new floorspace.

The agent has not confirmed whether the applicant would be willing to address this issue however, as the application is recommended for refusal this is a further reason for refusal.

Sustainability 

Given that there are no alterations to the structure of the property as part of this application, no sustainability standards have been sought.

CIL 

Had the proposal been acceptable it would have been liable to the Community Infrastructure Levy regime.

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.

Contaminated Land

The application site lies on the site of a former garage which has the potential to have caused contaminated land.  Had the application been acceptable in all other regards relevant conditions relating to 1. A contaminated land assessment; 2. Remediation scheme; and 3. Unidentified contamination would have been imposed to ensure that the property would be safe and suitable for the intended purpose or could be made so by remedial action.  

RECOMMENDATION

Refuse the planning application for the following reasons:

0. Unacceptable living conditions
0. Impact on neighbours
0. Affordable Housing 

Informatives:

1. Refused Plans
2. Positive and proactive 
3. Affordable Housing 
4. Planning Enforcement 
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