DELEGATED APPLICATION REPORT			                         Target Date: 21/06/21
Application No: 210643/FUL
Address: 20 Combe Road
Proposal: Conversion of dwelling into 1x1 bed and 1x3 bed flats
Case Officer: Tom Hughes
Site Description and Surrounding Area
20 Combe Road comprises a three-storey end-of-terrace dwelling. A single storey rear extension has recently been erected. The building is not listed, nor is it located within a conservation area. Two parking spaces are located to the site frontage. The surrounding area is residential in character. 
The property originally benefitted from an integral garage, which has been converted to a habitable room (application 201353/CLE refers). The property has a chequered planning history, notably with unauthorised historic conversion to flats. 
Proposal
The proposal is for the conversion of the dwelling into 1x1 bed and 1x3 bed flats. The 1 bed flat would be located to the ground floor, with the 3 bed flat across the first and second floors. Both flats would have access to the existing rear garden. Two existing parking spaces would be retained to the site frontage. Dedicated bicycle storage would be located to the rear. No external alterations are proposed to facilitate the conversion. 
Plans Considered
The agent supplied the following, received 26/04/21:
Design & Access Statement
Drawing No: CR:11 – Site Location
Drawing No: CR:10 – Block Plan
Drawing No: CR:015 - Proposed Bicycle Store Plans
Drawing No: CR:012 - Proposed Floor Plans
Drawing No: CR:014 - Proposed Elevations 
The agent was advised on 30/07/21 that the proposals were considered to be generally acceptable. In order for permission to be granted, it was requested that an amended site plan be supplied illustrating the existing and proposed on-site parking provision. 
Subsequently the agent supplied the following, received 31/07/21: 
Drawing No: CR:010 Rev. A – Proposed Site Plan
Relevant Planning History
010957/FUL – Conversion of dwelling to three flats (retrospective) – Refused 30/11/01
050244/CLE – Use as three flats – Refused 22/03/05
201353/CLE – Conversion of garage to habitable room – to be determined
201688/CLP – Single storey rear extension – Permitted 03/02/21
Consultation Responses
Neighbouring owners and occupiers at 18 & 22 Combe Road were consulted by letter. A site notice was displayed. No letters of representation were received.
Reading Borough Transport Development Control
Sought a total of 4 independently accessible parking spaces, in accordance with the Parking Standards and Design SPD. A revised parking plan was requested. The proposed bicycle and refuse storage was deemed acceptable. 
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.
Relevant Planning Policy and Guidance
The following local and national planning policy and guidance is relevant to this application:
National Planning Policy Framework
Reading Borough Local Plan (2019)
Policy CC1 – Presumption in Favour of Sustainable Development
Policy CC2 – Sustainable Design and Construction
Policy CC3 – Adaption to Climate Change
Policy CC5 – Waste Minimisation and Storage
Policy CC6 – Accessibility and the Intensity of Development
Policy CC7 – Design and the Public Realm
Policy CC8 – Safeguarding Amenity
Policy EN12 – Biodiversity and the Green Network
Policy EN18 – Flooding and Drainage
Policy H1 – Provision of Housing
Policy H2 – Density and Mix
Policy H3 – Affordable Housing
Policy H5 – Standards for New Housing
Policy H7 – Protecting the Existing Housing Stock
Policy H8 – Residential Conversions
Policy H9 – House Extensions and Ancillary 
Policy H10 - Private and Communal Outdoor Space
Policy TR3 – Access, Traffic and Highway-Related Matters
Policy TR5 – Car and Cycle Parking and Electric Vehicle Charging
Affordable Housing SPD (2021)
Revised Parking Standards and Design SPD (2011)
Residential Conversions SPD (2013)
Appraisal
Principle of development 
Policy H8 establishes criteria against which proposals for the conversion of buildings to self-contained flats will be assessed. The building meets the basic size requirement, and the provision of units suitable for family occupation is deemed acceptable. Subject to other policy considerations outlined below, the principle of the conversion of the building to flats is satisfactory.
Design and impact on the character and appearance of the site and surrounding area
No external alterations are proposed to facilitate the proposed conversion. Accordingly the development would have a neutral impact of the character and appearance of the area. The proposal accords with Policies CC7 and H8 on this basis.
Amenity of future occupiers
Policy H8 draws upon the DCLG ‘Technical housing standards, March 2015’, which establishes nationally prescribed space standards for dwellings. Both of the proposed flats exceed these space standards in terms of floor space. Each of the flats benefit from an acceptable outlook, and internal arrangement of rooms. Future occupants would have access to a communal rear garden, which is satisfactory and meets the requirements of Policy H10. 
Impact on neighbouring amenities
The conversion of the building to flats is not considered to cause harm to the amenity of neighbouring owners and occupiers, to a significantly more harmful degree than the use of the building as a single dwelling. The proposal therefore accords with Policy CC8. 
Transport
The site is located within Zone 3, Secondary Core Area, of the Council’s Parking Standards and Design SPD. These are typically areas within 400m of a Reading Buses high frequency ‘Premier Route’, which provides high quality bus routes to and from Reading town centre. In accordance with the SPD, the development would be required to provide an on-site parking provision of 1.5 spaces for the 1 bed flat, and 2 spaces for the 3 bed flat (4 spaces in total, independently accessible). 
Two parking spaces are located to the existing site frontage. Officers consider the provision of one space per flat to be acceptable, particularly given the availability of public transport in close proximity to the site. The non-policy compliant parking provision is further mitigated by the provision of secure, covered bicycle storage to the rear of the site.  
Affordable housing
[bookmark: _GoBack]Policy H3 requires residential development to make an appropriate contribution towards affordable housing. However, the policy states that conversion of a dwelling to self-contained flats where there is no new floorspace will be exempt from this requirement. On this basis, there is no requirement for an affordable housing contribution to be made. 
Conclusion
The proposal has been assessed and found to be acceptable as it accords with the identified policy and guidance. 
RECOMMENDATION
GRANT
