DELEGATED APPLICATION REPORT

Ward: Redlands

App Ref: 191154/FUL
Address: 68 London Road, Reading, RG1 5AS
Proposals: Change of Use of ground floor from dentist (D1 Non-residential Institutions) to 1no. 2 bedroom flat (C3 Dwellinghouses). 
Case Officer: Julie Williams
Applicant: Mr Ashok Sawhney
Date received (valid from): 9 September 2019      Target Decision date: 27 November 2019
Extended to 1/6/21


1.
INTRODUCTION

The detached property is a turn of 20th century large part 2/part 3 storey detached building.  It is not listed or in a conservation area but does lie in the Article 4 Direction Area where permitted development to change from C3 residential use to C4 small HMO use has been removed and where new applications for HMO use are unlikely to succeed.
The site visit revealed that the conversion to residential had already taken place.  

2.
PROPOSAL AND SUPPORTING INFORMATION

Change of Use of ground floor from dentist (D1 Non-residential Institutions) to 1no. 2 bedroom flat measuring approx. 122 sq.m.  
The amended plans show 5 car parking spaces at the front, bin and cycle store at side and rear with indicative landscaping to front and rear. 

Plans considered

Unreferenced floor plans –received 9 Sept 2019

Amended block plan - received 4 Nov 2019.

Landscape plans received 14 Nov 2019:

Block Plan

Landscape Detail A

Landscape Detail B

3. RELEVANT PLANNING HISTORY
Pre-App sought on change of Use of ground floor from dentist (D1 Non-residential Institutions) to 1no. 2 bedroom flat (C3 Dwellinghouses).  

App. No.: 030602/ADV   Greystone Dental Surgery  1000x580 sign located behind wall at site entrance to site to show name of Greystone Dental Practice and no of house. Granted 2003. 
App. No.: 960280 - Conversion of 1st floor offices to 1 No. 2 bedroom flat. Granted 1996. 
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter.
8 John Balliol Court, Denmark Road, Reading, Berkshire, RG1 5PA

3 John Balliol Court, Denmark Road, Reading, RG1 5PA
70 London Road, Reading, RG1 5AS

7 John Balliol Court, Denmark Road, Reading, RG1 5PA

2 John Balliol Court, Denmark Road, Reading, RG1 5PA
1 John Balliol Court, Denmark Road, Reading, RG1 5PA
5 John Balliol Court, Denmark Road, Reading, RG1 5PA
6 John Balliol Court, Denmark Road, Reading, RG1 5PA
4 John Balliol Court, Denmark Road, Reading, RG1 5PA
4.2
No letters of representation have been received. 
A suitable scheme of quality landscape planting will need to be conditioned if planning permission is granted for this application in order to enhance the amenity of London Road and provide some landscape screening and amenity planting for new occupants of the apartments. 

Transport: 
The ground floor of No68 London Road is currently a dentist’s office there are 2 existing flats on the first and second floor. 

London Road is a classified road and is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD.  This zone directly surrounds the Central Core Area and extends to walking distances of 2 kilometres from the centre of Reading. Typically this zone is well served by public transport, with buses continuing either into or out of the Central Core Area via this zone. 

In accordance with the adopted Parking Standards and Design SPD, the new ground floor flat would require 1 off road parking space.  This would be in addition to the existing provision for the 2 existing flats; therefore the total provision for the entire site would be a minimum of 3. Parking spaces should be provided in accordance with the Revised Parking Standards and Design SPD and have sufficient space to manoeuvre unhindered in and out of the bays.  A plan has been submitted illustrating the proposed parking layout; however this is not to scale.  A revised plan drawn to scale was provided (1/11/19).

There is an existing access point serving the site directly from London Road. I am happy that the change of use of the ground floor development will not increase the number of trips. 

Given the close proximity of the site to roads where a residential parking permit scheme operates a condition will be applied preventing occupants applying for residents or visitor permits. 

Secure cycle and bin storage has not been illustrated on plans for the new or existing units.  These will need to be illustrated on revised plans. 

Bin storage should comply with Manual for Streets and British Standard 5906: 2005 for Waste Management in Buildings to avoid the stationing of service vehicles on the carriageway for excessive periods.  Key points in the approved document to part H include: Residents should not be required to carry waste more than 30m (excluding any vertical distance) to the storage point.   
There are no transport objections to the proposal subject to conditions regarding vehicle parking spaces to be provided and retained, bicycle parking, provision of bin storage, parking permits, construction method statement, and informatives regarding parking permits and works on the highway.
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.
5. LEGAL AND PLANNING POLICY CONTEXT

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) - among them the 'presumption in favour of sustainable development'. The following local and national planning policy and guidance is relevant to this application:

National Policy

National Planning Policy Framework 2019
National Planning Practice Guidance

Reading Borough Local Plan (2019)

Policy CC7 (Design and the Public Realm)

Policy H3 (Affordable Housing)
Policy H8 (Residential Conversions)
Policy TR5 (Car and Cycle Parking and Electrical Charging)

Policy CC8 (Safeguarding Amenity)

Policy H10 (Private and Communal Outdoor Space)
Policy OU1 (New and Existing Community Facilities)
Supplementary Planning Documents:

Residential Conversions SPD (2013)

Revised Parking Standards and Design SPD (2011) 

6.
APPRAISAL

Main Issues: The main issues are considered to be: 

a) Principle of development
b) Amenity of proposed residents and existing residents of nearby properties
c) Car/ cycle parking/bins
d) Impact mitigation/ infrastructure contributions
e) Environmental matters 
a) Principle of residential development – loss of community use
The principle of residential would be acceptable subject to meeting the requirements of Policy OU1, i.e. that it has been clearly demonstrated that there is no longer a need to retain the dentist surgery.  The surgery has been closed for a number of years and it has been confirmed that all original patients were relocated.  
The principle of conversion is normally judged against whether the property for conversion is more than 120 sqm gross as built (Policy H8).  The overall property easily meets the size criteria and its conversion back to residential use as a two bedroom flat (as amended) is acceptable.  

The principle of the proposed use for residential therefore is considered acceptable subject to meeting other policy requirements.  
b) Amenity of proposed residents and existing residents of nearby properties
The Residential Conversions SPD sets out a number of checklist items which provide further detail related to adopted policies CC8, H8, and H10.  These are addressed as follows:

Room sizes – The internal floorspace proposed for the ground floor unit is:

Flat 1 – 2 bed – 122sqm (GF).  The layout of the rooms and individual sizes (bedrooms c13sq.m and lounge 18sq.m) are all acceptable.
Noise and disturbance – It is not considered that the noise created by the use of the ground floor as a flat would be at a level which would exceed that experienced when the premises was a dentist surgery for those living above or nearby.  
Amenity Space – The proposal includes access to a small garden area at the rear of the property.  Amended landscaping plans have been provided to indicate how the available space can be improved.  With a condition requiring that the landscaping is provided and that boundary wall and trees on the frontage should be protected and retained the proposal is deemed acceptable. 
External windows – All habitable rooms would benefit from an external window.
Layout/Stacking of Rooms – The Council’s SPD seeks to avoid layouts which locate living rooms, bathrooms and kitchens, next to, above, or below, proposed or neighbouring bedrooms.  The layout of the flat above should not lead to disturbance but the unit would need to meet Building Regulations with regard to sound insulation.  An informative is included.  

Overbearing, overlooking/ privacy, daylight/sunlight - The proposed flat does not give rise to concerns for the amenity of neighbours other than for those already living in the property.  
c) 
Car/ cycle parking/bins
The site is in a very accessible location for alternative modes to the car and the proposal includes for policy compliant car parking, Cycle parking and bins provision.  Transport has confirmed that the scheme would be acceptable subject to a number of conditions, as included. 

d)
Impact mitigation/infrastructure contributions

The development involves conversion to a new C3 dwelling but as there is strong evidence that dentist was still using floor space recently there would be no CIL to pay. 
Due to the protracted time spent dealing with this application (the applicant went to India for a long period) it has now been caught by the Affordable Housing policy in the new adopted Local Plan - H3.  This requires that all developments providing new dwellings, including those achieved through conversions, are required to make a financial contribution towards meeting local needs for affordable housing. However, in this case it has been concluded that it is reasonable to waive this policy requirement given the retrospective nature of the case and the longevity of the application. 
e) Environmental Matters

The property is within an Air Quality Management Area and Policy DM19 requires that developments have regard to the need to improve air quality and reduce the effects of poor air quality through design and mitigation to help to improve local air quality.  The AP&N standing advice is that mitigation is required for developments which introduce sensitive receptors (which includes residential) and suggests some examples.  The application site is an existing property and the layout and window positions offer limited opportunity for mitigation.  The property is set back from the highway edge and there is some existing landscaping to the front, and it is considered that the proposed scheme would not be significantly different from the existing situation.  Therefore, no condition is recommended in this instance.
In terms of traffic noise nuisance a condition is recommended requiring measures to be implemented 
prior to occupation.  

RECOMMENDATION:

GRANT – with conditions

