
DELEGATED REPORT 

Ward:  Church
App No.: 191962
Address: 68 Shinfield Road, Reading, RG2 7DA
Proposal: Construction of part-one-part-two-storey side extension, single-storey rear extension and dormer extension enabling change of use from 1no. 5-bedroom house and 2no. 1-bedroom flats (C3a dwellinghouse) to become 2no. large Houses in Multiple Occupation (sui generis) each with 8 bedrooms with associated car parking, bin and cycle storage. 

Applicant: Turner Property
Deadline: 12/02/2020
	RECOMMENDATION:

Application Permitted. 
Conditions to include:

Standard 3 years
Materials as proposed

Plans approved
HMO related conditions

Landscaping condition and tree protection

Parking and cycle provision

EV charging point

Bin store

Access provided


1. 
INTRODUCTION

The application site is located on the west side of Shinfield Road, opposite Leighton Park School, two kilometres south from Reading Town centre.  Property not listed or in conservation area. 

The site includes a 2.5-storey building which would have originally been built as a large detached house located within a generous sized plot. The building has been subdivided by the previous owner creating 2no. one-bedroom flats within the second floor rooms above the main house accommodation. 
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Photo of site




Site Location Plan
1. PROPOSAL 
It is proposed to subdivide the property to create 2 dwellings and then to further sub-divide each dwelling to provide 8 bedrooms so creating 2no. large HMO sui generis use class properties. All bedrooms are proposed to have en-suites and communal accommodation is proposed.   The description of development has been amended to clarify that both new dwellings will have 8 bedrooms each.
The existing gross internal floor area is 456.3sqm which includes the garage and the workshop buildings proposed for demolition. It is proposed to enlarge the gross internal floor area to be 574.2sqm, with the extra 117.9sqm being created by the dormer, side and rear extensions.

An area of 1057.5sqm of shared amenity space is proposed within the front and rear gardens.

Secure and covered storage for 9no. bicycles is proposed in the south eastern corner of the site in accordance with the local authority’s standard of 0.5 spaces per bedroom.

A bin store area is proposed within 10m distance to the street with timber screening offering storage for 2no. 1100 litre wheeled bins (one general refuse and one mixed recyclables).

Car parking provision for 6no. car parking spaces is proposed at the rear to satisfy requirements related to HMO (sui generis) use for a development within Reading Borough Council’s Zone 3 Car Parking Area. An additional 2no. car parking spaces are proposed at the front of the site to accommodate resident’s visitors and deliveries.

The following plans were submitted:

18014-PL-01
Location Plan
18014-PL-02
Existing Site Plan
18014-PL-03 
Existing floor plans

18014-PL-04
Existing east & north elevations

18014-PL-05
Existing west & south elevations

18014-PL-06
Proposed Block plan

18014-PL-07
Proposed Ground Floor Plan

18014-PL-08
Proposed First Floor Plan

18014-PL-09
Proposed Second Floor Plan

18014-PL-10
Proposed east & north elevations

18014-PL-11
Proposed west & south elevations

18014-PL-12
Cycle and Bin storage 

Further to concerns raised about proximity to tree now covered by a TPO amended plans were submitted on 3rd Dec to reduce the length of the proposed single storey rear extension at that corner. 
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Amended
18014-PL-06A_Proposed Site Plan
18014-PL-07B_Proposed Ground Floor Plan
18014-PL-08B_Proposed First Floor Plan
18014-PL-09B_Proposed Second Floor Plan
18014-PL-11A_Proposed West & South Elevations

The application has been assessed using these most recently submitted amended plans.
Following the serving of a TPO a new Arb Impact Assessment 26-11-2020 rev B has also been submitted. 
Community Infrastructure levy (CIL):

In relation to the community infrastructure levy, the applicant has duly completed a CIL liability form with the submission. The additional 100sq.m of floor space makes that part of the scheme liable for the applicant to make a payment. 
2. PLANNING HISTORY

96/00429 (960567)  Building of dwelling house, 2 storey at front, single storey at rear.  Demolition of garden shed and lean-to.  Refused July 1996 and dismissed on appeal in May 1997.
210026 – TPO works application – approved 11/1/2021

3. CONSULTATIONS
Transport: This application is for the change of use at 68 Shinfield Road from 1no. 5-bedroom house and 2no. 1-bedroom flats (C3a dwellinghouse) to become 2no. large Houses in Multiple Occupation (sui generis) consisting of 17 double ensuite bedrooms. The proposed development involves layout alterations, construction of extensions and car parking alterations to facilitate a proposed change of use enhancing and expanding the residential accommodation.

In accordance with the adopted Parking Standards and Design SPD, a HMO development would be required to provide a parking provision of 0.25 parking spaces per lettable room; therefore a minimum of 5 off street parking spaces would be required. The planning statement and the submitted proposed site plan illustrates 6 parking spaces are to be provided for the HMO rooms at the rear of the site via a new access road. 

An additional 2no. car parking spaces are proposed at the front of the site to accommodate resident’s visitors and deliveries.  Parking dimensions and forecourt depths also comply with standards and therefore deemed acceptable. The existing 4.2m wide vehicular access to the site is to be retained which is acceptable.  However, the overgrown vegetation should be cut back to ensure that the full access width is available for two-way traffic.  

In accordance with the Council’s Parking Standards and Design SPD, cycle storage for a HMO should be provided at a ratio of 0.5 secure cycle storage spaces for each letting room within a sheltered and lockable store. Secure and covered storage for 9no. bicycles is proposed in the south eastern corner of the site close to the vehicular access in accordance with the local authority’s standard of 0.5 spaces per bedroom.

A bin store area is proposed within 10m distance to the street offering storage for 2no. 1100 litre wheeled bins (one general refuse and one mixed recyclables).  The location of the bin store is acceptable but the size of the store does not appear large enough for 17 HMO rooms.  Developers should ensure that there is sufficient and appropriate space within the front garden or yard for the necessary wheelie bins. Therefore, the Council’s Waste Department should be consulted on the proposed waste storage arrangements to ensure they meet the Council’s requirements. 

The Council’s Local Transport Plan 3 Strategy 2011 – 2026 includes policies for investing in new infrastructure to improve connections throughout and beyond Reading which include a network of publicly available Electric Vehicle (EV) charging points to encourage and enable low carbon or low energy travel choices for private and public transport.  Policy TR5 of the Local Plan also states that “Within communal car parks for residential or non-residential developments of at least 10 spaces, 10% of spaces should provide an active charging point.” In view of this, the development must provide at least 1no. Electric Vehicle (EV) charging point to promote the use of renewable electric vehicles. 

There are no transport objections to this application subject to the requested conditions.

Landscape: Shinfield Road is a designated ‘Treed Corridor’ and located in an area of the Borough identified as an Air Quality Management Area where retention of large canopy trees is of greater importance.

There are a number of trees within the property 68 Shinfield Road, the most significant of which being a very large and old London Plane growing directly to the rear of the detached garage. A two storey side extension to the south of the property and single storey rear extension are proposed in the direction of the Plane and partially within the footprint of the existing garage. The applicant has submitted an Arb report in support of this application. 

As part of its fundamental assessments of the application, the applicant’s Arboricultural consultant concludes that the Plane (T4) is not likely to be rooting past the footprint of the existing detached garage. However, I consider that as the garage is a single storey structure located directly adjacent to the tree and, as the tree is expected to be considerably older than the garage structure it is very possible that tree roots will be growing within this area and the area to the front of the garage within the footprint of the southern elevation extension. Given the proximity of this very large tree to the development and the extent of the tree’s calculated rooting area, I consider that even the hand-dig trenching proposed has the potential to cause significant root severance.

The arb report states that the application requires ‘72 m2 of excavation within the rooting area of T4 which equates to 10% of the entire Root Protection Area for the tree’. It would be helpful to get more information on this data - BS:5837 states that new hard surfacing should not exceed 20% of the previously undeveloped rooting area of the tree so I would be interested to know whether the 10% stated relates is of the entire RPA or the previously undeveloped RPA?

Even if the proposed extension could be constructed without harm to the tree, the introduction of new residential accommodation this close to such a large and old tree, raises clear issues of sustainability. 

Paragraph 6.6 of the submitted Arb Report states that ‘Although preservation of Root Protection Areas is deemed to protect tree roots, in some cases buildings may need to be set further back to ensure the future sustainability of trees. If large trees are too close to buildings, future occupiers may be likely to seek their reduction, or removal, if they are cutting out excessive sunlight or providing a claustrophobic or threatening environment’. This I agree with entirely. However, the arb report also states that the extension adjacent to the plane has been kept to single storey, with the same ridge height as the garage it replaces, so will not result in any additional future pruning requirements. I consider this to be an overly simplistic assessment of the application. 

· The current building adjacent to the tree is a garage with associated low levels of occupancy.  The application to extend living space into this area will greatly increase the risk associated with the tree. Future occupants of the HMO are likely to put pressure on the tree to be reduced or removed to alleviate anxiety that the tree is within ‘falling distance’ of their communal living space, particularly if it is considered that the tree has any basal decay (this is to be confirmed).

· The new extension has a fireplace and chimney and the tree will need to be cut back in order to prevent foliage from slowing the draw of the chimney.

· Leaf, seed and debris falling from the tree will also cause a nuisance and problems in terms of building management.

· The extension is under the canopy of the tree therefore shade will be unavoidable. Velux windows in the roof will be shaded, made dirty by leaves / debris / mildew and there may be concerns that branches could fall breaking windows. 

The arb report concludes that since the existing dwelling and patio is currently within the same shade area, the development will not put any significantly increased pressure on the sustainability of the tree. I do not agree with this assessment as it fails to take into account:

· Change of use for development and intensity of occupation under the tree’s canopy and associated or perceived levels of risk.

· the additional height and impact of the second storey side extension to the south of the property on blocking the skyline and increasing shade over the outdoor seating area.  

· the tree’s canopy extends to the second storey side extension and even with the proposed canopy reduction, is expected to block light to the second storey windows on the northern side of the property.

Policy EN14 of the adopted Local Plan requires that Individual trees, groups of trees, hedges and woodlands will be protected from damage or removal where they are of importance, and Reading’s vegetation cover will be extended. T4 (Plane) is a mature and significant specimen tree. The proposed application is likely to cause considerable harm to the tree during development and put pressure on the tree to be cut back or removed in order to alleviate the nuisance and anxiety that can arise from living in close proximity to mature trees. In view of this, the application is considered to be unacceptable with regards to trees and contrary to Policy EN14.

In recognition of the significance of the Plane tree, Reading Borough Council has served a Tree Preservation Order (ref:10/20) today - 7/10/20 in order to ensure the tree is adequately considered as a constraint during the planning discussions for 68 Shinfield Road. The TPO will ensure the Plane tree cannot be legally removed in order to overcome any objections to the planning application raised with regards to this tree. The TPO can also be used to ensure that the tree is adequately protected during any planned building works on site if planning permission is granted in the future and can be used as a means of enforcement if necessary. 
Officer comment: Amended plans have been submitted to address these concerns with the relevant extension reduced in size.  The officer has commented:

The amendments are positive and satisfactorily address previous concerns.  Whilst I do have some concerns over shading (demonstrated on the TPP) to the rear elevation, which includes to the adjacent lounge (a principle room), I note the inclusion of roof lights (in addition to the windows and door) so, on balance, it’s acceptable. I will email James separately with suggestions for conditions which will be to secure a final Arb Method Statement & Tree Protection Plan along with landscaping (standard conditions).

An application for works to a TPO has also been submitted to allow for pruning. 
Ecology:  The site is surrounded by habitat of good suitability for use by foraging and commuting bats – connected gardens with trees neighbour the house to the north and south, with a woodland to the east, grassland field 70m east, and pond 450m southeast. There is a recent record of a bat roost recorded 100m northwest of the site. 

On google streetview the building appears to have a number of features potentially suitable for use by roosting bats, including raised and missing tiles and gaps behind bargeboards. Some or all of these features may be affected by the proposals.  As such, there is a risk that the proposals may affect roosting bats and a bat survey report will need to be provided before this application can be determined. Further details are given below.
Legislation 

All species of bats receive protection under UK law and it is a criminal offence under the Wildlife and Countryside Act 1981 (as amended) and The Conservation of Habitats and Species Regulations 2010 (The Habitat Regulations), deliberately or recklessly to destroy or damage their roosts, or to disturb, kill or injure them without first having obtained the relevant licence for derogation from the regulations from the Statutory Nature Conservation Organisation (the SNCO - Natural England in England). 
Planning policy 

Paragraph 99 of the government Circular 06/05: Biodiversity and Geological Conservation - Statutory Obligations and Their Impact Within The Planning System (this document was not revoked by the National Planning Policy Framework) states that: 

“It is essential that the presence or otherwise of protected species, and the extent that they may be affected by the proposed development, is established before the planning permission is granted, otherwise all relevant material considerations may not have been addressed in making the decision. The need to ensure ecological surveys are carried out should therefore only be left to coverage under planning conditions in exceptional circumstances, with the result that the surveys are carried out after planning permission has been granted.” 
In this case because neither the presence or otherwise of protected species, nor the extent to which they may be affected has been established, the application would not be in accordance with the above planning policy, or other planning policy in relation to biodiversity. 
Survey requirements 

A presence / absence bat survey is normally undertaken in two stages, firstly a preliminary roost assessment, whereby the inside and outside of the building is surveyed for bats and signs of bats. This survey can be undertaken at any time of year. 
If bats are found or features within the building have the potential to support roosting bats and these will be affected by the proposals, further dusk emergence and or pre-dawn re-entry surveys during the bat active season (i.e. between May and the end of August/ sub optimally until mid-October) would need to be carried out. The applicant would then need to submit the results of the survey(s) along with any associated mitigation strategy prior to determination of the application. 

Surveys should be carried out by suitably experienced ecologists who are a member of a professional organisation such as the Chartered Institute of Ecology and Environmental Management and / or are licensed or accredited by Natural England to survey bats. 
Summary 

The house and the trees may host roosting bats and to confirm whether this is the case, and if so how bats will be affected by the proposals, a bat survey will need to be carried out. The survey will need to be carried out prior to determination of the application or the application may need to be refused on the grounds that insufficient evidence had been provided to determine the likely impacts of the proposals on bats (which are a protected species and a material consideration in the planning process).
A Bat Survey was carried out and submitted- our ecologists comments are:

The bat survey, John Wenman Ecological Consultancy - August 2020, has been undertaken to an appropriate standard and concludes that the house hosts a common pipistrelle and a brown long eared bat roost. It is likely that the proposed works will disturb or harm roosting bats. As such, a licence for development works affecting bats will need to be obtained from Natural England - for derogation from the provisions of the Habitat Regulations - before works which could affect the roosts can commence. The report includes a mitigation strategy to ensure that the favourable conservation status of bats can be maintained. 
A condition should be set to ensure that the licence is obtained. 
Environmental Protection:  Standard response raising concerns about construction times, no bon fires and managing bin storage to control local rat population. No objections subject to conditions. 
Public
 69 Northcourt Avenue, Reading, Berkshire, RG2 7HF

70 Shinfield Road, Reading, RG2 7DA

66 Shinfield Road, Reading, RG2 7DA

67 Northcourt Avenue, Reading, RG2 7HF

71 Northcourt Avenue, Reading, RG4 7HF

Also site notice displayed.  No comments received.

4. RELEVANT PLANNING POLICY AND GUIDANCE 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy Framework (NPPF) which states at Paragraph 11 “Plans and decisions should apply a presumption in favour of sustainable development”. 
The development plan for this Local Planning Authority is the Reading Borough Local Plan (November 2019).  The relevant policies are: 
CC1: 
Presumption in Favour of Sustainable Development

CC2: 
Sustainable Design and Construction

CC7: 
Design and the Public Realm

CC8: 
Safeguarding Amenity

EN1: 
Protection and Enhancement of the Historic Environment

EN12: 
Biodiversity and the Green Network

EN14: 
Trees, Hedges and Woodland

EN16: 
Pollution and Water Resources

H5: 
Standards for New Housing

H7: 
Protecting the Existing Housing Stock

H8: 
Residential Conversions

H10: 
Private and Communal Outdoor Space

H12: 
Student Accommodation

TR3: 
Access, Traffic and Highway-Related Matters

TR4: 
Cycle Routes and Facilities

TR5: 
Car and Cycle Parking and Electric Vehicle Charging

5. APPRAISAL 

· Principle of development
To assess the principle of what is proposed the relevant policy is H8 for Residential Conversions.  This policy states: 
“Proposals to convert buildings into self-contained flats or for 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, the provision and location of adequate on-site car parking and the treatment of bin storage areas and other related servicing.
Proposals to convert properties into self-contained flats or for multiple occupation will only be acceptable where: 
 The proposal respects the physical character of the area in terms of scale, location, materials and design, the arrangement of doors, windows and other principal architectural features; 

This criteria is met. The appearance of the site will be improved by this proposal.
 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;
This criteria is met
 There are no unacceptable adverse impacts to residents of the scheme or surrounding properties arising from noise and disturbance in terms of the number and layout of units proposed and the proximity to other properties; 
This criteria is met – see below
 There is no inappropriate stacking and location of rooms between units; 
This criteria is met – all rooms are of a good size and acceptable in their location. 
 Bin and cycle storage is of an appropriate size and standard for the units proposed and should be located at ground floor level with easy access; 
This criteria is met and 

 The resulting property or properties would provide adequate internal floorspace and headroom for residents.
This criteria is met. 
Additionally, in the case of sui generis houses in multiple occupation (HMOs): 
 The property to be converted measures more than 120 square metres gross; 
This criteria is met
 There is sufficient communal space. 
This criteria is met
The property is located in an ideal position to be used as a large HMO as proposed.  It is an unusual approach to take – to split the building into 2 planning units and then to convert each of them to 8 HMO rooms with communal space.  It makes for a more pleasant living environment for the residents rather than having 16 households accessing internal communal facilities. The parking and outdoor areas will be shared.  The assessment above is based on the layout showing 8 bedrooms and communal facilities so it is relevant to condition that only 8 rooms are provided in each property and that the communal areas are retained as shown. 
The proposed conversion is acceptable and complies with Policy H8. 

· Design considerations and effect on character

The proposed alterations in appearance to this large and not particularly attractive house will not harm its character and appearance but will actually add interest to its appearance. The proposed alterations are shown below. 
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Exsiting rear elevation



Proposed rear
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Existing front




Proposed front

The proposed car parking is to be located in an area to the rear of the site in order to retain and protect the 3no. mature trees and evergreen shrub screening,.  These trees and shrubs make a significant contribution to the green character of this portion of Shinfield Road and also create valuable visual and acoustic screening to the private residential site and accommodation. The existing driveway to the east of the proposed HMOs is to be adapted to accommodate for visitor and delivery parking. It is proposed to create soft landscape screening to the proposed car parking area and access road in order to minimise visual impact and maintain the green garden character at the rear of the site. Paved terrace areas are proposed adjacent to the rear and side extensions accommodating the communal living accommodation.
Subject to the materials being used to complete the work being of good quality and the landscape details being approved the proposed appearance meets the objectives of Policy CC7. 

· Impact on residential amenity
The increase in use by potentially 16 new households is significant but the large plot and the separation from adjacent properties means that there will be very little impact on neighbours.  For future occupiers the room sizes are of an acceptable standard and the communal amenities are good too.

The Council applies a number of planning conditions to manage HMO uses all designed to protect the amenities of neighbours and residents of the property. With these measures in place Policy H8 and CC8 are met. 
· Transport
The transport assessment is provided above in the consultations section.  The proposal has been found to be acceptable in terms of parking, cycle parking and bin storage.  Conditions are recommended including securing the provision of EV charging points within the car park area.  The proposal will comply with policies TR3, TR4 & TR5 of the Reading Borough Local Plan 2019.

· Landscape/ecology

Again the responses from consultees provide a full assessment on this matter. With the amended plans to reduce the extent of the rear extension the application can be approved.  Compliance with the recommended conditions for a final Arb impact assessment and landscaping details will allow compliance with Policies CC7 and EN14 of the Reading Borough Local Plan 2019.
For ecology the habitats of two bat species has been identified and the consultant has recommended appropriate action and conditions to mitigate any harm and to support the roosts.  (see above).  Compliance with these will allow compliance with Policy EN12. 

· Other Matters
There are no other matters identified. Affordable housing is not required in this instance. 
Equalities Impact
When determining an application for planning permission 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.
6. CONCLUSION 
This proposal has been carefully considered in the context of the Reading Borough Local Plan 2019 and supplementary planning documents. The recommendation is shown above. 
Case Officer: Mr James Overall

