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DESIGN AND ACCESS STATEMENT

In respect of changing the use of an existing 6 bedroom HMO into a sui generis  house in multiple occupation with eight bedrooms at

64 College Road, Reading, Berkshire RG6 1QB
1. ENVIRONS

The site is situated on the west side of College Road close to the junction with Culver Road in a line of similar terraced two-storey houses.  It is a short walk to shops in Wokingham Road, and to bus routes in London Road and Wokingham Road, and a short cycle ride to Reading town centre and the Royal Berkshire Hospital.

The houses are of traditional construction, with masonry walls supporting timber-framed pitched tile roofs.   External walls, including those on the application site, are mainly of red brickwork with decorative brick corbelling and banding, and stone subsills and decorative pilasters to front bay windows. 
The area consists mainly of similarly constructed residential houses and apartments, those opposite the site being semi-detached villa-style houses..

2. THE SITE

64 College Road was initially built as a terraced two-storey residential house.  It is now used as a small C4 house in multiple occupation [HMO] separated from the public pavement by a front garden with a paved path leading to the main entrance of the house.  A two-storey rear outrigger extends into the rear garden, leaving a paved area between the outrigger and side boundary with the neighbouring No.66.   There is also a single-storey rear extension to the outrigger, understood to be an original structure and housing a plant room and wc.
In 2012 the loft was converted to habitable use, including a rear slating-tile hung dormer to the rear slope of the main roof and extending over part of the rear outrigger.

Since at least 2007 the property has been licensed under Part 2 of the Housing Act 2004 by the local authority’s Environmental Health Department for the dwellinghouse to be used as an HMO.  Although en suite sanitary facilities have been constructed in all eight rooms capable of being used as bedrooms, in August 2015 the HMO was shown to being used only as a six-person HMO.  Planning enforcement then accepted that C4 use was established prior to the council’s Article 4 Direction of 2013, and that its use as such for six persons or less was acceptable.
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3. CURRENT PROPOSALS
Having been successfully used as a six-person HMO for some years it is now proposed that the C4 small HMO use be modestly changed to a sui generis HMO use for eight persons.  The accommodation, including en suite facilities in each bedroom and a generous common kitchen/dining room/lounge, offers generally acceptable standards without detriment to the local area, suitable for relatively low income groups for which there is a demonstrable need in the borough.
4. PLANNING POLICY
4.1 Policy H8

This states that ‘proposals to convert properties into ... sui generis HMOs [where]

-The property to be converted measures more than 120m2 gross;

-There is sufficient communal space (as defined in the council’s Residential Conversions SPD).
It is noted that Section B of that policy specifically relating to the area covered by the Article 4 Direction states that ‘Planning applications for the change of use of properties into large HMOs will be used using the threshold limit’.  However, as the property in question was previously a permitted C4 small HMO, its change into a large HMO will not have any further effect on the balance and mix of properties in the local area.
4.2 Principles
-Minimum size of Property: 64 College Road has a gross area of more than 173m2, thereby exceeding the minimum of 120m2;

-Room sizes: Where cooking facilities are provided in a separate room, as in 64 College Road, the policy requires minimum bedroom sizes of 6.5m2 if occupied by one person. Each bedroom in this property is for one person, and all exceed that minimum 6.5m2, the two smallest having 9.1m2 and the others ranging from 10.5m2 to 14.6m2 (plus the size of their en suites).
-Communal space: The policy states that where all bedrooms for single occupancy significantly exceed the minimum standards, as a guide, one communal room per six bedrooms may be considered appropriate, each with independent access to the communal areas.  While the policy suggests a second communal room would likely be required for the proposed 8-bedroom HMO, all of the bedrooms generously exceed the minimum space standards, and all of them have their own en suite sanitary facilities, and are considered sufficient in providing ther own amenity space, negating the need for a second communal room.

The lounge is combined with the kitchen and together the communal space measures 31.5m2 , which is suitable for providing sufficient amenity space for eight occupants as well as functioning as a kitchen, and it is considered that there is sufficient space for occupants of the property to not be detrimentally impacted in terms of amenity.
-Balance between communal and private areas: The policy suggests one communal room for every 4-6 bedrooms, with acceptable amenity standards and appropriate access for all residents.
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-External amenity space: The residential conversions SPD states that ‘usable outdoor space should be no less than the gross floor area of the dwelling to which it relates’.  The property has a generous rear garden measuring 110m2 with a further front garden of 22m2, making a total of 132m2 which compares with the gross floor area of 173m2.  Such external amenity space is generous by the standards of an urban environment so that, while its area falls short of the target, the property has a large amount of amenity space internally, and is considered acceptable as the property is of high quality and provides sufficient amenity space elsewhere.
-External windows: All habitable rooms benefit from existing windows to th exterior and provide adequate daylighting and outlook.

-Layout: The council’s SPD seeks to avoid layouts which locate living rooms, bathrooms and kitchens close to bedrooms.  This property has communal areas located in the rear outrigger, separated from seven of the eight bedrooms, all of which have their own en suite sanitary provision avoiding the need for common bathrooms.  Generally these are back-to-back or separated from neighbouring bedrooms by noise-reducing 225mm solid brickwork, either way minimising noise nuisance.
-Privacy and overlooking: No additional windows are proposed.  The change of use would make use of existing windows, and would not result in any material increase in overlooking or loss of privacy than currently exists.

-Noise/disturbance/pollution: It would not be expected that noise, disturbance or pollution from the proposed modest increase in the number of bedspaces would be significantly different from that generated from a fully occupied six bedroom HMO or its garden.
-Character of the host property and area: There would be no discernible difference from the existing appearance of the property resulting from the proposed change of use.

-Transport: While there is no capacity for off-street parking, the property is close to bus routes along Wokingham Road giving public transport access to Reading town centre and Wokingham, and the modest increase in bedspaces would not significantly alter the existing pressure on on-street parking provision.  It is proposed to maintain the existing amount of on-street parking entitlement under the local parking scheme, but not to increase that entitlement.

In addition, there is ample space in the rear garden for the installation of secure bicycle stores, unusually with external access from a rear gate and public footpath entered from nearby Culver Road.

5. ACCESS

5.1 Specific Access Issues

The proposed development is situated on a broadly flat site that is unlikely to provide unusual difficulties for those with mobility problems.   The existing HMO is in general compliance with Part M of the Building Regulations, but is not suitable for wheelchair users due to existing entrance steps.   The introduction of a ramped access to the front door would be feasible, but would likely detract from the character of the area.

5.2 Access from Existing Transport Network

The site lies a short distance from public transport links and on-street car parking facilities, and within walking distance of many locally available public and commercial facilities in Wokingham Road, and within cycling distance to Reading town centre.  The car parking requirements of the proposed change of use are not significantly greater than pertained for the previous six person HMO, and such provision would appear to be consistent with similarly sized HMOs in the same vicinity.

5.3 Access Points and Layout

The house will be approached as now from the existing pedestrian access point in College Road to the front of the property.  There is also a rear gate to a public footpath leading to nearby Culver Road.
5.4 Maintenance of Access

The existing access points are of robust hard materials requiring minimal maintenance.

6.0 CONCLUSION

The property appears capable of conversion to an 8 person HMO.  The bedrooms are of good sizes, and each is served by its own en suite sanitary facilities, while the lounge/kitchen provides an appropriate amount of communal space.  There is sufficient natural daylight to all communal and habitable rooms, and the change of use would only marginally affect transport and town planning concerns.
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