
DELEGATED APPLICATION REPORT

SITE ADDRESS: 258A Shinfield Road
APPLICATION NUMBER: 201512/FUL
PROPOSAL: Subdivision of existing three-bedroom ground floor dwelling into two dwellings (1 bedroom dwelling and a two bedroom dwelling)
DETERMINATION DATE: EoT until 20 Jan 2021
Site Description and Surrounding Area
The application relates to an existing 3-bedroom ground floor flat (addressed 258A Shinfield Road). The flat is located within a larger mixed-use detached building (258 Shinfield Road). The existing three-bedroom flat occupies part of the ground floor (C3) and office/commercial uses exist to remainder of the ground floor and entire first floor (Class E formerly Class B1(a). The building is located on the eastern side of Shinfied Road next to a local parade of shops. 
Proposal and background
The application seek permission for the Subdivision of the existing ground floor flat into two separate dwellings. This would consist of the creation of a 1-bedroom flat and a 2-bedroom flat. Therefore, the application would result in the net gain of one dwelling. External works would be limited to the alteration of existing windows o the north and south elevation of the building. The description of works was changed to reflect the above during the application process. 
It should be noted that it is the applicant’s intention to convert the remainder of the building (258 Shinfield Road) into residential under the Prior Approval process under Part 3, Class O of the GDPO. A prior approval application for change of use and a separate planning application for external alterations were granted in Sept 2020. However, these decisions were challenged over their validity via a Judicial Review by the owner of 260 Shinfield Road. As a result, a further prior approval application and a planning application for external alterations (201552 and 201545 respectively) were submitted and are pending consideration at the time of this decision at 258a Shinfield Road. 
Relevant Planning History

	121785
	258 Shinfield Road Reading  RG2 8EY
	Demolition of existing building and erection of new building comprising 7 flats
	Prior Approval Notification - Approval.
	9-Jul 2015

	130224
	258 Shinfield Road Reading  RG2 8EY
	Demolition of existing building and erection of new building comprising six 2-bed flats (resubmission of 12/00855/FUL).  
	Refused
	August 2012.

	150756
	258 Shinfield Road Reading  RG2 8EY
	Change of use from B1a Office to C3 under PD
	Refused.  Dismissed at appeal.
	Dec 2013

	200996
	258 Shinfield Road Reading  RG2 8EY
	Change of use of rear ground floor office and first floor office from Class B1(a)(offices) to C3 (dwelling houses) to comprise 4 flats. Prior Notification under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015.  
	PERMITTED

(Subject to Judicial Review)
	18-Sep 2020

	200992
	258 Shinfield Road Reading  RG2 8EY
	Insertion of ground and first floor windows. First floor tile hanging to front elevation 
	PERMITTED (Subject to Judicial Review)
	18-Sep 2020

	201552
	258 Shinfield Road Reading  RG2 8EY
	Change of use of rear ground floor office and first floor from Class B1(a) (offices) to C3 (dwelling houses) to comprise 4 flats. Prior Notification under Class O, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015.
	Pending decision
	

	201545
	258 Shinfield Road Reading  RG2 8EY
	Insertion of ground and first floor windows. First floor tile hanging

to front elevation
	Pending decision
	


CONSULTATION AND PUBLICITY
Transport: No objection subject to conditions.
Third Parties: Neighbour letters were sent to adjoining premises 260 and 256 Shinfield Road and 1 letter of representation was received from 260 and 256 Shinfield Road and is included below:

“In principle we do not object to the development of two flats on the ground floor.

Enlargement of existing windows on south elevation:

The lowering of the cill height of the existing windows to increase light and ventilation. This would further obstruct the use of the rear access to our property. However, having spoken to the developer, who suggested the windows would be sliding, or opening inwards. this would be of a mutual benefit.

So if this could be notarised on the approval, we would have no objections to this alteration for the new flats.

On the plans we notice the boundry is indicated on the wrong place and would like to draw attention to this. The real boundry is the actual southern wall of 258 Shinfield Road which we have supported on previous occasions with land registry documentations.”
Officer comments – The lowering of the existing cill height to increase light and ventilation into the building does not cause any harm to the adjoining neighbour at 260 Shinfield Road. The ability of any occupier of 258 Shinfield Road to open any existing or proposed window over third party land for means of ventilation is not a planning matter, nor does it cause any conflict with any planning policy or reasonably prevent access to adjoining land. Where appropriate, the Local Planning Authority is able to ensure that any new windows which is deemed to cause harmful overlooking or loss of privacy is fitted with obscure glazing. In this case, the windows already exist, and will continue to serve bedrooms after the subdivision occurs. As such, no restrictive conditions are required. 
Site Notice - A revised Site Notice was received by the developer on 04.12.20 and displayed on 05.12.20. The period for comment expired on the 26th December 2020. 
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   
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'. However, the NPPF does not change the statutory status of the development plan as the starting point for decision making. In this case the development plan consists of the Reading Borough Local Plan 2019.

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:

National

National Planning Policy Framework 2019

National Planning Practice Guidance 2020
Reading Borough Local Plan 2019

CC1 Presumption in Favour of Sustainable Development

CC2 Sustainable Construction and Design

CC3 Adaptation to Climate Change

CC7 Design and the Public Realm

CC8 Safeguarding Amenity

EN16 Pollution and Water Resources

H1 Provision of Housing

H2 Density and Mix

H3 Affordable Housing

H5 Standards for New Housing

H7 Protecting the Existing Housing Stock 

H8 Residential Conversions

H9 House Extensions and Ancillary Accommodation

H10 Private and Outdoor Communal Space 

TR1 Achieving the Transport Strategy

TR3 Access, Traffic and Highway-Related Matters

H5 Car and Cycle Parking and Electric Vehicle Charging

Supplementary Planning Documents

Revised Parking Standards and Design SPD (2011)

Sustainable Design and Construction SPD (2019)

Residential Conversions SPD (2013)

Affordable Housing SPD (2013)

Section 106 Planning Obligations (2013)

APPRAISAL
Principle of development
The NPPF encourages efficient use of land whilst taking into account the identified need for housing and the desirability of maintaining the existing character of the area. The Reading Borough Local Plan 2019 supports the provision of additional dwellings to meet the borough’s identified housing needs. The existing property consists of a 3-bedroom ground floor flat. The proposal would result in the subdivision to create two new flats (1-bedroom and two-bedroom flat). This would constitute the creation of a single new dwelling. 

Policy H2 of the Local Plan refers to the appropriate mix of residential development. This is assessed on a site by site basis taking into account the characteristics of the area in which it is located. Policy H2 highlights that ‘the greatest need over the plan period is likely to be for family dwellings containing three or more bedrooms’. The Council seeks the retention of family housing, in trying to retain a mixed and balance community. 
Policy H8 (Residential Conversions) requires that proposals to convert existing properties into self-contained flats will be assessed against the impact on the amenity and character of the surrounding area. Along with Policy H8, such a conversion requires assessment against the Council’s Adopted Residential Conversions SPD (2013). This contains useful guidance in order to consider the acceptability of such conversions and contains a checklist for which the most relevant tests are considered below.
(a)
Whether the conversion of the property to C4 use has resulted in unduly diluting or harming a mixed and sustainable community
As the proposed subdivision is from a single dwelling into two dwellings, one of which would be a 2-bedroom unit, the proposal would not technically result in the loss of a family dwelling, despite a two-bedroom dwelling being less desirable than a three-bedroom property for family occupation. Furthermore, smaller units are considered more suited to the building’s location, lack of private amenity space and adjoining commercial uses than a single unit of larger family accommodation might be. As such the proposal is not considered to result in undue dilution or harm to a mixed and sustainable community.
(b)
Is the property of the appropriate size for conversion?

The Council’s SPD requires that the property to be converted should have four or more bedrooms or measure more than 120 square metres gross. Whilst the whole building is substantially above this, the existing flat in question is 94sqm in total and has three bedrooms. As such this falls below the above recommended size criteria and this will be considered alongside any other material planning considerations. 

(c) 
Living conditions of future residents

The SPD does not identify minimum internal floorspace standards for proposed flats and predates The Nationally Described Space Standard (2015). In considering the proposal, both flats would fall marginally short of the Nationally Described Space Standards with the 1-bed flat being 35sqm and the 2-bed flat being 56sqm when measured internally. However, both flats have generous bedroom sizes (doubles), open plan kitchen lounge areas, and private storage. As such this shortfall in internal space is not considered harmful. 
With regard to amenity Space, the existing 3-bedroom flat does not have access to any outside amenity space. The creation of two smaller units of accommodation are  likely to have no greater requirement for external private space than existing. Furthermore, Shinfield Road Recreation ground lies 200m to the north (<5 mins walk). All habitable rooms benefit from the same access to external windows as the existing flat does and this is considered acceptable for the intended future occupants. No issues of overlooking/ loss of privacy are also identified.  
With regard to noise and disturbance, there is no evidence to suggest that two smaller flats would cause or be affected by significantly greater levels of noise than the existing flat. Notwithstanding any live prior approval application to convert other parts of the building to residential, should continuation of the existing office B1(a) or Class E flexible commercial occur, these uses must remain compatible with the lawful residential accommodation within the building unless express permission for a change is granted. 
As a residential use already exists, officers do not consider it reasonable or necessary to impose any noise and odour mitigation. To do so would place an overly onerous and unreasonable requirement on the applicant.
Character of the area
There would be no external alterations proposed other than changes to existing windows. These would not be harmful to the building in question or affect the wider character of the area. 
Impact on neighbour amenity 
No external changes are proposed such to result in any material loss of light, privacy or overbearing impact to any neighbouring property. Furthermore, the conversion of the building is not considered to cause harm to the amenity of neighbouring occupiers.
Sustainability

As the proposal does not consist of the creation of new residential units through conversion

from another use or major refurbishment, no BREEAM of sustainability conditions are required. 
Transport matters
The site is located within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards and Design SPD.  Typically these areas are within 400m of a Reading Buses high frequency ‘Premier Route’, which provides high quality bus routes to and from Reading town centre and other local centre facilities. In accordance with the adopted Parking Standards and Design SPD the proposed development would be required to provide off road parking of 1.5 parking spaces for each unit, this equates to a provision of 6 spaces in total.  Submitted block plan illustrates 3 off road parking spaces (existing provision), at the front of the site served via an existing access, this provision is adequate as it accommodates the existing ground floor flat and flats previously approved under past prior approval applications. The new flats are likely to generate the same or less vehicular movements then the equivalent office area converted.

In accordance with the adopted Parking SPD, the proposed new units are required to provide a minimum of 0.5 cycle parking spaces for each dwelling which should be in a conveniently located, lockable, covered store equipped with Sheffield type stands or a suitable equivalent. Provision has not been illustrated.  Existing provision would need to be retained for the existing flats, however Officer are content to deal with this by way of condition.

Affordable Housing

The proposal relates to the conversion of a dwelling house to 2 x dwelling houses. With regard to Policy H3 (Affordable Housing) the following types of residential development will be exempt from the requirements to provide affordable housing:

- Replacement of a single dwelling with another single dwelling; and 

- Conversion of a dwelling to self-contained flats where there is no new floorspace

As such no contribution to affordable housing is required.
Other Issues

In relation to planning conditions, in line with section 100ZA(5) of the Town and Country Planning Act (as amended), which came into force on 01/10/18,  discussions have been undertaken with the applicant regarding pre-commencement conditions. The applicant has accepted the recommended pre-commencement condition via correspondence dated 7 Jan 2021.
Conclusion

Having regard to the material considerations and all matters raised, the Local Planning Authority recommends granting planning permission subject to conditions.

RECOMMENDATION
GRANT Full Planning Permission subject to conditions
TIME LIMIT
APPROVED PLANS
DC1
VEHICLE PARKING (AS SPECIFIED)
DC6
CYCLE PARKING (TO BE APPROVED)


