DELEGATED APPLICATION REPORT			                         Target Date: 05/05/20
Application No: 200301/FUL
Address: 13 Addington Road 
Proposal: Conversion of guest house to 1x3 bed flat, 2x2 bed flats and 2x1 bed flats 
Case Officer: Tom Hughes
Site Description and Surrounding Area
13 Addington Road is a three storey semi-detached property located at the junction of Addington Road and Alexandra Road. The property is set within a comfortable plot with grassed areas to the front and side, and a yard to the rear. The site is bounded by high hedge to Addington Road and by a wall to Alexandra Road. Vehicular access to the yard is via Alexandra Road. The property was most recently in use as a 14 bedroom guest house. 
13 Addington Road is located within Alexandra Road Conservation Area. The conservation area appraisal notes the 19th century street pattern, the quiet residential atmosphere and the treed character of the area. Within the conservation area, tall brick stacks with clay pots are a notable feature. 7, 9 and 11 Addington Road are almost identical houses, each with a pair of ground floor bay windows beside a central gothic arched doorway. 13 Addington Road is adjoined to 11 Addington Road and is of a similar design but with a double gable and single bay window. Due to their similarity and relatively unaltered facades, the properties form an attractive group that makes a strong contribution to the conservation area’s architectural quality. The conservation area appraisal notes several negative features of the conservation area. These include the loss of original front doors and windows to modern replacements and the loss of chimney stacks and chimney pots. 
Proposal
The proposal is for the conversion of the property into five flats, with various internal and external alterations. Each of the flats would be accessed via a communal lobby. At the ground floor would be located 2x2 bed flats, each with gross internal floor areas of 58m2. At the first floor would be located 2x1 bed flats, with gross internal floor areas of 41m2 and 55m2. At the second floor would be located 1x3 bed flat, with a gross internal floor area of 86m2. Various internal alterations would be made to facilitate the proposal. To the rear elevation, two windows would be installed at the ground and first floors. Fascia boards and roof coverings would be repaired and replaced where required. Existing windows would also be replaced with uPVC equivalents. Alterations would be made to external areas, including the formalisation of vehicular parking to the rear yard with changes to the existing gates, the provision of a new pedestrian access, and the installation of bike and bin stores. 
Plans Considered
The agent supplied the following, received 27/02/20:
Design & Access Statement
Heritage Statement
Drawing No: PL/A441/111 – Site Location
Drawing No: PL/A441/105 – Existing and Proposed Site Plans
Drawing No: PL/A441/101 – Existing Ground and First Floor Plans
Drawing No: PL/A441/102 – Existing Second Floor and Roof Plans
Drawing No: PL/A441/103 – Proposed Ground and First Floor Plans
Drawing No: PL/A441/104 – Proposed Second Floor and Roof Plans
Drawing No: PL/A441/106 – Existing and Proposed Front Elevations
Drawing No: PL/A441/108 – Existing and Proposed Rear Elevations
Drawing No: PL/A441/107 – Existing and Proposed Side Elevations
[bookmark: _GoBack]The original proposal was for conversion to 1x3 bed, 3x2 bed and 1x1 bed flats. The agent was advised on 23/04/20 of concerns held with the quality of living accommodation for future occupants, particularly with regard to the proposed two bedroom flats. Each of the proposed two bedroom flats had internal floor space below the governments recommended space standards, Flat 4 particularly so. The agent was advised to reconfigure the internal arrangement so that Flat 4 became a one bedroom flat. This would sufficiently address the identified concern.
Subsequently the agent supplied the following, received on 28/04/20:
Drawing No: PL/A441/103 Rev. A – Proposed Ground and First Floor Plans
Drawing No: PL/A441/112 – Existing and Proposed Landscape Plans
Bike Shed Details
Relevant Planning History
102110/PRE – Installation of telecoms cabinet – Observations sent 04/11/10
101725/Z06 – Installation of telecoms cabinet – Prior approval notification Approval 22/12/10
190102/PRE – Conversion to eight flats, with various external alterations – Observations sent 17/04/19
191042/FUL – Conversion of guesthouse to 3x1 bed and 3x2 bed flats – Refused 05/02/20
Consultation Responses
Neighbouring owners and occupiers at 11 Addington Road and 46, 59 and 61 Alexandra Road were consulted by letter. A site notice was displayed. No letters of representation were received.
Transport Development Control
The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD.  This zone directly surrounds the Central Core and extends to walking distances of 2km from the centre of Reading. The 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 Parking SPD, the development would be required to provide one parking space per 1-2 bedroom flat and 1.5 parking spaces per 3 bedroom flat.
The proposed plans demonstrate a total of five parking spaces. Parking space 1, illustrated on the Proposed Site Plan, does not provide a forecourt depth of 6m. However, there would be land to the side which could be used to gain access to and from the space, which is deemed acceptable in the circumstance. The proposal appears to suggest adjustments to the existing dropped crossing on Alexandra Road, serving the parking area. Any changes to the existing vehicular access will need to be clearly demonstrated. Plans should also include locations of lamp columns located near the access and note the extent of permit parking bays located close by.
The site is located in an area designated as a Residents Parking Permit Area; Zone 13R.  Under the Borough’s current parking standards, the proposal would generate additional pressure for parking in the area. If the application is permitted there should be an assumption that any future occupants of the proposed flats will not be issued with resident or visitor parking permits. This will ensure that the development does not harm the existing amenities of the neighbouring residential properties by adding to the already high level of on street car parking in the area.  
Cycle parking should be provided in line with Council’s Parking Standards and Design SPD.  The SPD notes 0.5 cycle spaces are required for each 1 or 2 bedroom flat and 1 space for a 3 bedroom flat. A total provision of 3 storage spaces is therefore required. Cycle storage should be covered and secure. The submitted site plan shows an over provision of cycle spaces, however it does not appear to be covered or lockable. Bin storage is located at the rear of the site accessed via Alexandra Road. The location is deemed acceptable as it will allow for on-street servicing. 
Natural Environment
There are no significant trees located within the site. Two small street trees are located a reasonable distance away, and are unlikely to be affected by any building works on site. There are therefore no tree or landscaping objections to the proposal. A scheme of landscaping and appropriate protection measures will be required, to be secured by condition.  
Waste Operations and the Conservation Area Advisory Committee did not respond to their consultation. 
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 EN1 – Protection and Enhancement of the Historic Environment
Policy EN3 – Enhancement of Conservation Areas
Policy EN12 – Biodiversity and the Green Network
Policy EN14 – Trees, Hedges and Woodland
Policy H1 – Provision of Housing
Policy H2 – Density and Mix
Policy H3 – Affordable Housing
Policy H5 – Standards for New Housing
Policy H8 – Residential Conversions
Policy H9 – House Extensions and Ancillary Accommodation
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 Supplementary Planning Document (2013)
Supplementary Planning Guidance – A Design Guide to House Extensions (2003)
Revised Parking Standards and Design Supplementary Planning Document (2011)
Residential Conversions Supplementary Planning Document (2013)
Sustainable Design and Construction Supplementary Planning Document (2019)
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 provision of units suitable for family occupation, deemed acceptable. Subject to other policy considerations, outlined below, the principle of the conversion of the building to flats is satisfactory.  	
Conducting repairs and making refurbishment is a means of ensuring that the building can be maintained in a good condition. However, it is essential that as a result of the works the character and appearance of the building, in a prominent Conservation Area setting, is preserved and enhanced. The acceptability of the proposed external alterations to the building will be further addressed below. 
Design and impact on the character of the site and the surrounding area
As detailed above, 13 Addington Road makes a strong contribution to the character of Alexandra Road Conservation Area. The Conservation Area Appraisal specifically states that the loss of original front doors and windows to modern replacement will not be supported. The replacement of the existing windows with uPVC alternatives is therefore not acceptable. It is noted that other properties in the vicinity of 13 Addington Road have replaced their windows in uPVC, but the application is assessed on its own individual merit. Replacement windows with timber frames, in the same sash style would be deemed appropriate, preserving the appearance of the building in a prominent Conservation Area setting. A condition requiring explicit details of the replacement windows to be agreed prior to installation will therefore be applied. The same applies to any replacement of roofing materials. It is appropriate for all works to be undertaken with sensitivity, to ensure that as much of the original fabric of the building is maintained as possible, to accord with Policies EN1 and CC7. All other proposed external alterations are deemed acceptable.  
Amenity of future occupiers
Policy H8 draws upon the DCLG ‘Technical housing standards, March 2015’, which establishes nationally prescribed space standards for dwellings. At pre-application stage, significant concern was raised with regard to inadequate internal floor space and lack of headroom for the flats at the second floor. The consolidation of the second floor into one, three bedroom flat addresses the prior concern. As noted above, during the course of the application amended plans were sought to improved the floor space offer of flats at the first floor. The amendments are sufficient in this regard, with both first floor flats comfortably exceeding the minimum space standard. It is acknowledged that both ground floor flats fall slightly below the standard 61m2 requirement, though in the context of the application, this deficiency is not deemed significant to warrant refusal. In all other regards, the amenity of future occupiers of the flats is deemed acceptable, in accordance with Policy CC8. 
Communal open space has been provided to the front and side of the building. This is satisfactory, and meets the requirements of Policy H10. A scheme of landscaping, secured by condition, will improved the quality of the outdoor space.  
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 guest house. The proposal therefore accords with Policy CC8. 
Transport
The existing yard to the rear of the building would be reconfigured to provide five parking spaces, one per flat. Though this provision is fractionally short of the Council’s Parking Standard, the on-site provision is deemed acceptable in the circumstance. This is aided by the provision of secure bicycle storage, encouraging modes of sustainable travel. The parking arrangement and access has been confirmed acceptable by Transport Development Control. Conditions will be applied to ensure that future occupants of the flats would not be entitled to on-street parking permits, as parking pressures in the area are already acute. The provision, and location of bin storage is deemed acceptable, subject to full details being secured by condition. The proposal therefore accords with Policies TR3 and TR5.
Natural Environment
As part of the proposal, external areas would be improved for the benefit of future occupants of the building. Policies EN12 and EN14 seek improvements to biodiversity and the natural environment, where possible. It is considered that the application site is suitable for such enhancements, and would be appropriate given the nature of the proposals. Conditions will therefore being applied requiring schemes of landscaping and biodiversity improvements to be agreed. Protection of existing landscaping during the course of construction would also be secured by condition.   
Other matters 
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. 
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