
DELEGATED APPLICATION REPORT

Ward: Battle
App Ref: 200199/FUL

Address: 265 Oxford Road
Proposals: Change of use of first and second floor from C4 (Small HMO) to a two bedroom duplex flat with two new front facing dormers and new rear dormer window
Case Officer: Mr Anthony Scholes
Date received (valid from): 25 February 2020
Target Decision date (agreed extension of time): 11 September 2020
1. 
INTRODUCTION

1.1 The application site is an end of terrace property with loft. The ground floor is in the process of being converted to two self-contained flats under permitted development rights (190952). At first and second floor the property was last in use as a small HMO (class C4). The site is within the recently extended Russell Street/Castle Hill Conservation Area, and is included within the High Street Heritage Action Zone (HSHAZ). 
2. PROPOSAL 

2.1 The proposed development is for the removal of the existing single front facing dormer window, and replacement with two front facing dormers, and the construction of 1 flat roof rear facing dormer, and the conversion to a duplex dwelling
2.2 Submitted Plans and Documentation: 

· Planning Statement;

· Application forms;

· Bin storage details;

· Covering letter;

· CIL forms;

· ‘Bike bunker’ details

· Drawing No: LO/A443/10 – Existing and proposed floor plans;

· Drawing No: LO/A443/11 – Existing elevations;

· Drawing No: LO/A443/12 – Proposed elevations;

· Drawing No: LO/A443/13 Location and site plan;

As received 11 February 2020
· Drawing No: LO/A443/10 Rev A – Existing and proposed floor plans;
· Drawing No: LO/A443/11 Rev A – Existing elevations;

· Drawing No: LO/A443/12 Rev A – Proposed elevations;

· Drawing No: LO/A443/14 Existing and proposed section;

As received 3 March 2020

· Drawing No: LO/A443/10 Rev B – Existing & proposed floor plans;

· Drawing No: PL/A443/11 Rev A – Existing elevations

· Drawing No: PL/A443/12 Rev B – Proposed elevations

As received 22 July 2020
3. PLANNING HISTORY

190952/RPA – Change of use of ground floor from Class A5 (Hot food takeaways)) to C3 (dwelling houses) to comprise 2 X 1-bedroom flats. Prior Notification under Class M, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015. PRIOR APPROVAL GIVEN 9/8/2019
190427/CLE – Certificate of lawfulness for the existing use of the first and second floors as a C4 small HMO (for up to six persons) CERTIFICATE GIVEN 3/6/2019
140852/FUL - Retrospective application for change of use to A5 take-away and retrospective single storey rear extension 3.7m deep by 2.5m wide. APPROVED 8/12/2014

06-01271-FUL (061225/FUL) - Change of use from sui generis on ground floor to A3 with proposed single storey rear extension and internal changes to first and second flo or accommodation. APPROVED 14/12/2006

263 Oxford Road 
200200/FUL - Change of use from A3 (restaurants and cafe - ground floor) and C4 (small HMO -upper floor) to C1 (serviced apartments) with external alterations including two front facing dormers, rear dormer and amendments to ground floor frontage.  PENDING determination.
4. CONSULTATIONS
Internal
4.1 RBC Transport officers – No objection subject to conditions.
4.2 Environmental protection officers – No objection subject to conditions. 
4.3 Ecology – No objections.
Public
4.4 All adjoining properties were consulted by letter, and a site notice was erected by the applicant. No objections have been received.
5. RELEVANT PLANNING POLICY AND GUIDANCE 
5.1 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”. 

5.2 For this Local Planning Authority the development plan is now in one document – the Reading Borough Local Plan (November 2019), which fully replaces the Core Strategy, the Sites and Detailed Policies Document and the Reading Central Area Action Plan.  The relevant policies are: 

CC1 
Presumption in favour of sustainable development

CC2 
Sustainable design and construction

CC3 
Adaptation to climate change

CC5
Waste minimisation and storage

CC6 
Accessibility and the intensity of development

CC7
Design and the public realm

CC8
Safeguarding amenity

CC9
Securing infrastructure

EN10
Access to open space
EN12
Biodiversity and the green network

EN14
Trees, hedges and woodland

EN15
Air quality

EN16
Pollution and water resources

H1
Provision of housing

H2
Density and mix

H3
Affordable housing

H5
Standards for new housing

H10
Private and communal outdoor space

H11
Development of private residential gardens

TR1
Achieving the transport strategy

TR3
Access, traffic and highway related matters

TR5
Car and cycle parking and electric vehicle charging
Relevant Supplementary Planning Documents (SPD) are: 

Affordable housing (2013)

Revised Parking Standards and Design (2011)

Planning obligations under section 106 (2015)
Sustainable Design and Construction (2019)

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
6.1 The first and second floor of the building was last lawfully in use as a small house in multiple occupation (HMO). The ground floor was last in use as a takeaway, and works to convert the ground floor into two flats as per the above prior approval are almost complete. 
6.2 The change of use of the premise from a C4 HMO to a C3 dwellinghouse would be permitted development and as such the uses are interchangeable. Therefore, the change of use is acceptable and would be able to be undertaken without approval. In addition, it would not be considered necessary to prevent any future change of use between C3 and C4.
Design considerations
6.3 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).

6.4 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.
6.5 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 full details would be secured by condition.
6.6 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.

6.7 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 

6.8 The proposed development has proposed to include a bin and bicycle enclosure to the front of the site. The proposal has not provided any details for boundary treatments to the front of the site. 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. In addition, the residential use at ground floor would benefit from an amount of defensible space. As such, details of and provision of a front boundary wall will be required and secured by condition prior to occupation of the dwelling hereby approved.
Residential amenity and quality of accommodation 
6.9 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 framed windows be installed which would give a degree of protection within the loft.
6.10 In terms of size of the dwelling, as there would be permitted development rights for the change of use, and as such any shortfall in terms of policy H5 would not be objectionable. The proposed front and rear dormer windows would also provide additional head height within the loft resulting in a net gain in floor area. 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

6.11 The proposed development is within close proximity to the town centre, although the applicant’s agent has stated that they would like to keep the front area open for vehicle parking the size of the area and space given to bicycle storage and bin storage would likely result in the inability to situate a car. 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 negate the under-provision. 
6.12 Conditions are recommended to ensure suitable secure, lockable and independently accessible bicycle storage for the proposed dwelling. In addition, a covered bin storage area of a suitable size will be secured by condition.
Other matters
6.13 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.
6.14 There would also not be any requirement for an off-site affordable housing requirement due to the permitted development rights.
6.15 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 streetscene improvements it is not considered necessary to require an additional contribution in this instance.
Equalities Impact

6.16 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 

7.1
The recommendation would therefore be to GRANT the scheme.
Case Officer: Mr Anthony Scholes

