
DELEGATED APPLICATION REPORT

Ward: Battle

App Ref: 200200/FUL
Address: 263 Oxford Road, Reading, RG1 7PY
Proposals: Change of use from A3 (restaurants and cafe - ground floor) and C4 (small HMO -upper floor) to C1 (4no. serviced apartments) with external alterations including two front facing dormers, rear dormer and amendments to ground floor frontage. 
Case Officer: Mr Anthony Scholes
Date received (valid from): 25 February 2020      Target Decision date: Extended to 23 December 2020


1. SITE

The property is located on the southern side of Oxford Road. The existing use of the property is C4 (HMO) licensed for a maximum of 6-persons on the upper floors and A3 restaurant use on ground floor. 
The site is within the recently extended Russell Street/Castle Hill/Oxford Road Conservation Area, and is within the High Street Heritage Action Zone (HSHAZ). 
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2. PROPOSAL AND SUPPORTING INFORMATION
The proposal seeks to convert the property to 4 serviced apartments (Use Class C1) with 2 studio units on the ground floor, studio unit 3 on the 1st floor and studio unit 4 accessed from 1st floor but extending up to 2nd floor.  External alterations with dormer windows to facilitate conversion.  A number of revisions were requested in light of observations relating mainly to the contribution that the converted property would make to the recently extended conservation area.    

· Planning Statement;

· Application forms;

· Bin storage details;

· Covering letter;

· CIL forms;

· ‘Bike bunker’ details

· Drawing No: PL/A443/01 – Existing and proposed floor plans;

· Drawing No: PL/A443/02 – Existing elevations;

· Drawing No: PL/A443/03 – Proposed elevations;

· Drawing No: PL/A443/04 - Location and Block plan;
· Drawing No: PL/A443/05 - Proposed Section
As received 11 February 2020
Amended eventually by plans received on 12th October 2020: 

Drawing No:

PL A443 01 Rev G – Proposed Plans

PL A443 03 Rev H – Proposed Elevations

PL A443 06 – Front Boundary Detail 

3. PLANNING HISTORY

190428 - Certificate of lawfulness for the use of the first and second floor as a C4 6-person (maximum) house of multiple occupation (HMO). Granted

060726/FUL (06-01267-FUL) - Change of use from A2 on ground floor to A3 with proposed single storey rear extension and internal changes to first and second floor accommodation.

120427/APC (12-01913-APPCON) – Discharge of conditions 2, 3, 4, 5, 6 and 7 of planning permission 06/01267/FUL

Also relevant - application 200199 for 265 Oxford Road. Change of use of first and second floor from C4 (Small HMO) to a two bedroom duplex flat with external alterations including ground floor front, two new front facing dormers and new rear dormer window. Permitted 11 September 2020. 


4. CONSULTATIONS

Internal
Ecology - 

Considering the extent of the works and the location of the building it is considered unlikely that bats or other protected species will be affected by the proposals. There are therefore no objections to this application on ecology grounds.

Env. Protection

No objections subject to conditions
RBC Transport officers 
No objection subject to conditions.
CAAC
No comments received
HSHAZ Team

The HSHAZ Team commented on the opportunity to improve the public realm.
Public

The following addresses were consulted by letter. 
2 Argyle Street, Reading, RG1 7YP

Flats at 4 Argyle Street, Reading, RG1 7YP

6 Argyle Street, Reading, RG1 7YP

8 Argyle Street, Reading, RG1 7YP
10 Argyle Street, Reading, RG1 7YP

12 Argyle Street, Reading, RG1 7YP

10 Ormsby Street, Reading, RG1 7YR

10a Ormsby Street, Reading, RG1 7YR

8 Ormsby Street, Reading, Berkshire

6 Ormsby Street, Reading, RG1 7YR

4 Ormsby Street, Reading, Berkshire, RG1 7YR
2 Ormsby Street, Reading, RG1 7YR

252-264 Oxford Rd, Reading, RG1 7YP

267 Oxford Road, Reading, Berkshire, RG1 7PY

263-265 Oxford Road, Reading, Berkshire, RG1 7PY

2 Argyle Street, Reading, RG1 7YP

261 Oxford Road, Reading, RG1 7PY

A site notice was displayed and it was advertised in the local paper as the property lies in a conservation area.  No letters of representation have been received. 

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. PLANNING POLICY & GUIDANCE
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with policies in 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 current development plan is:
CC1 
Presumption in favour of sustainable development

CC7
Design and the public realm

CC8
Safeguarding amenity
EN1
Protection and Enhancement of the Historic Environment

EN3
Enhancement of Conservation Areas

EN6
New Development in a Historic Context
H5
Standards for new housing

H10
Private and communal outdoor space

Relevant Supplementary Planning Documents (SPD) are: 

Revised Parking Standards and Design (2011)

Planning obligations under section 106 (2015)

6. APPRAISAL 

The main matters to be considered are:

· Principle of development

· Design considerations

· Residential amenity and quality of accommodation 

· Transport matters

· Other matters

· Equalities impact 

Principle of development
The property lies in the district shopping centre of Oxford Road West.  The ground floor was last in use as a restaurant (Class A3).  The proposed use as Class C1 Serviced apartments comes within a “centre use” as defined in the Local Plan (Policy RL3) and therefore the change of use of the ground floor from one centre use to another is acceptable in principle.

The first and second floor of the building was last lawfully in use as a small house in multiple occupation (C4 HMO) and C4s can change to C3 residential use as permitted development therefore the proposed new use for C1 Serviced Apartments could be argued to be a loss of residential use.  However, the nature of serviced apartments sits between an HMO and a hotel use and in this case the change may not represent such a material change to the existing use that it can be resisted. 
It is standard procedure in Reading to use S106 agreements to control serviced apartment use however, in this case by defining the development is to be for 4 rooms only it is reasonable to use planning conditions to control the use as serviced apartments.  
Design considerations

Policy CC7 seeks to ensure development is of a high quality which respects and enhances the character and appearance of the area in which it is located. Policies EN1, EN3, and EN6 seek to ensure development conserves and where possible enhances the historic environment (including conservation areas).

The proposal includes the replacement of the existing single gable end dormer window to the front with two front facing dormers, and erection of a flat roof dormer to the rear. The application site is a part of a pair of two-storey terraces with loft accommodation which is stepped down from the adjoining 3-storey terrace and is a transition downward to the adjoining single storey commercial unit.

As a pair of dwellings within a conservation area, the architectural detailing including symmetrical front dormer windows is considered a positive aspect of the buildings, and despite the ground floor alterations which detract from the appearance of the building (by virtue of not being built in brick) the upper floors are still considered architecturally featureful. The removal of the existing dormer and replacement with two front facing dormers individually could unbalance the pair of dwellings and potentially detract from the appearance of the conservation area. However, the application site, and adjoining site are within the same ownership, and as above is subject to a separate application which includes two front facing dormers. The design of the front facing dormers are similar to the appearance of the existing, having a pitch similar to the main building would be considered appropriate for the building within a conservation area. In addition, the materials for the dormers will be particularly important given the conservation area status. High quality timber windows, matching tiles and guttering would be expected (despite the remainder of the building having UPVC windows) and the use of these details when carrying out the development should be secured by condition.

In terms of the proposed rear facing dormer (a flat roof dormer), although not a design that would generally be expected or considered acceptable (as it would be contrary to the Council’s design guidance) the building contains one flat roof dormer, and a large number of flat roof dormers are prevalent along the adjoining terrace, and in the surrounding area. As such, in this instance a flat roof dormer would be considered acceptable, subject to appropriate use of materials.

The application site is within the recently extended Russell Street/Castle Hill Conservation area (March 2020). There are a number of negative features of the conservation area as outlined within point 7.2 of the conservation area appraisal, including: 

· loss of architectural detail and original features (front walls, railings, chimneys, doors and windows, etc.)
· inappropriately rendered and over-painted brick façades

· satellite dishes, often multiple dishes, erected on street- facing façades

· untidy or excessive cabling, wiring and pipework on façades to maximise the number of “households” within a site

· high numbers of household waste bins exceeding the capacity of front gardens, frequently overflowing, unsightly and being kept on public pavements.

· fly-tipping of bulky items from the transient rental population and from outside the area 
The negative features identified above can, in some degree be attributed to properties which do not have front boundary treatments to clearly delineate public realm and private front gardens.  The proposed development includes a bin and bicycle enclosure to the front of the site and details have been provided to show how the forecourt area can be landscaped and enclosed by a low wall with railings and planting behind the wall to restore presumably domestic original character of this pair of buildings. 
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.. In addition, the residential use at ground floor would benefit from an amount of defensible space. As such, these details are welcomed and should be secured to be provided by condition prior to occupation of the converted building.

Residential amenity and quality of accommodation 

The site is located on the busy A329 (Oxford Road) which is frequented by a number of high frequency bus routes, and heavy peak hour traffic. Although it may be subject to a degree of noise, including from nearby commercial activity, as the building is currently within residential use (albeit C4) the use could change to C3 without any requirement for permission. As such, noise and disturbance for future residents would be no worse than the existing situation. It would be a requirement that details of double glazed timber effect framed windows be installed where new windows are required which would give a degree of protection.
In terms of size of the units being provided all apart from the room in the roof meet the minimum national internal space requirements and as such any shortfall in terms of policy H5 would not be objectionable. The proposed front and rear dormer windows would provide additional head height within the loft room. There would not be any impacts upon adjoining dwellings or the proposed/existing as a result of the dormers as this is a common relationship between buildings in the area.
Transport matters

The proposed development is within close proximity to the town centre and there is no on- site parking as such the proposal has been assessed as a car-free development. The close proximity to the town centre, high-frequency bus routes, Reading West train station, and provision of bicycle storage would amount to a substantial amount of choice of alternative transport modes which would justify this approach.  

The users of the units need to be advised that they would not be eligible to apply for parking permits and conditions are recommended to ensure the proposed secure, lockable and independently accessible bicycle storage for the proposed units are provided in addition to a covered bin storage area of a suitable size.
Other matters

The development would, by virtue of its small scale not result in significant enough works to warrant a BREEAM assessment or additional sustainability measures in this instance.

There would also not be any requirement for an off-site affordable housing contribution.
The site is located within a newly designated High Street Heritage Action Zone (HSHAZ). Due to the minor nature of the works, and conditions securing street scene improvements on the site it is not considered necessary to require an additional contribution in this instance.
Equalities Impact

When determining this application 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 have or will have different needs, experiences, issues and priorities in relation to the 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.

7. CONCLUSION 
The planning application has been assessed against relevant local plan policies and recent designations of conservation area and HSHAZ and with the improvements achieved to the appearance of the property and the forecourt area the recommendation is to GRANT planning permission with conditions. 

