DELEGATED APPLICATION REPORT			                         Target Date: 05/12/20
Application No: 191607/FUL
Address: 17 Mount Pleasant
Proposal: Conversion of dwelling to 1x1 bed and 1x2 bed flats, part one, part two storey rear extension, and erection cycle store
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site comprises a mid-terraced dwelling with a converted loft, located to the eastern side of Mount Pleasant. The dwelling is set within a narrow plot, with a long rear garden. The dwelling benefits from a two storey rear gable, with single storey projections extending from its side and rear. The surrounding area is predominantly residential. Each of the adjoining neighbouring properties benefit from two storey rear gables with further single storey projections. The site is located within an Article 4 area, controlling the change of use from a Class C3 dwelling to a Class C4 HMO. Kendrick Road Conservation Area borders the site to the east. 
Proposal
The proposal is for the conversion of the dwelling into 1x1 bed and 1x2 bed flats, a part one, part two storey rear extension, and the erection of a cycle store. The existing gable and rear projections would be demolished to facilitate the proposal. Both of the proposed flats would be accessed via a communal hallway, with the one bed flat located at the ground floor and the two bed flat located across the first and second floors. Only the one bed flat would have access to the rear garden. 
Extending across the full width of the property, at the ground floor the proposal would project to a depth of 4.5m (1.4m greater depth than the existing projections). Beyond, the proposal would be set in by 1m from the boundary with 19 Mount Pleasant before continuing to project to a total depth of 6.5m (0.5m greater depth than the existing projections). At the first floor the proposal would extend at a width of 3m (0.3m wider than the existing gable), projecting to a depth of 4.5m (1.5m deeper than the existing gable) along the boundary with 15 Mount Pleasant. The two storey element would have a pitched roof with a maximum height of 6m (1m taller than the existing gable) and a height to eaves of 5.1m. The single storey elements would have part-mono-pitch, part-flat roofs with a maximum height of 3m (0.3m taller than the existing projections) and a height to eaves of 2.4m. A single door and a set of bi-fold doors would be located to the rear elevations at the ground floor, with a window at the first floor. Two roof lights would be located the sideward single storey element. Materials have been selected to match those of the existing property.  
Located approximately halfway down the rear garden would be erected a cycle store, measuring 2m x 2.5m, with a maximum height of 2.2m. To the front of the property would be located space for four bins, and two Sheffield stands accommodating four further bicycles. 
Plans Considered
The agent supplied the following, received 07/10/19:
Planning Statement
Site Location
Drawing No: 07 – Proposed Site Plan
Drawing No: 07 Rev. A – Proposed Site Plan
Drawing No: 01 – Existing Floor and Roof Plans
Drawing No: 03 Rev. A – Proposed Floor Plans
Drawing No: 02 – Existing Elevations
Drawing No: 04 Rev. B – Proposed Elevations
Drawing No: 04 – Proposed Floor and Roof Plans and Elevations (bike store)
Relevant Planning History
190048/FUL – Part one, part two storey rear extension, conversion to two flats, erection of bike store – Withdrawn 01/03/19 Officer note: the application was withdrawn following officer advice – the property does not meet the minimum size requirement, as per policy, deemed appropriate for conversion 
190526/HOU – Part one, part two storey rear extension – Permitted 13/08/19 Officer note: amended plans were sought during the course of the application to reduce the scale of the extension to an appropriate level. The approved extension was 1.2m shallower in depth along the boundary with 19 Mount Pleasant, and 0.8m narrower at the rear, than the that currently proposed under this application
Consultation Responses
Neighbouring owners and occupiers at 15 and 19 Mount Pleasant and 11-14 Kendrick Court were consulted by letter. A site notice was displayed. No letters of representation were received.
Transport Development Control
The site is located within Zone 2, Primary Core Area, on the periphery of the Central Core Area. In accordance with the Parking Standards and Design SPD, the development would be required to provide a parking provision of one space per unit.    
There is no parking associated with the site and the development is located in an area designated as a Residents Parking Permit Area; Zone 12R. As per the Council’s current parking standards, the proposal would generate additional pressure for parking in the area. The Council’s Parking Standards and Design SPD states:
“Conversion of an existing residential dwelling to multiple dwellings or redevelopment of a dwelling and creation of multiple units will not entitle the additional dwellings or units to additional parking permits.”  
Therefore, there should be an assumption that any future occupants of the proposed flats will not be issued with resident parking or visitor 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.  
In accordance with the Parking SPD, the development is required to provide secure cycle parking spaces for each dwelling which should be in a conveniently located, lockable, covered store. This equates to a minimum of 2 cycle parking spaces for this proposed development. A bicycle store is proposed to be located in the rear garden. However, the garden is only accessible by the smaller ground floor flat. Two Sheffield stands are also proposed to the site frontage. Whilst this is not ideal, there is limited space to front of the building for any other options. Bin storage is proposed at the front of the property which is a common arrangement for terraced properties. In view of the above, and subject to conditions, there are no transport objections to the application. 
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 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)
Appraisal
Principle of development
Policy H8 of the Local Plan states that properties to be converted to self-contained flats must measure more than 120 square metres gross. The Residential Conversions SPD expands upon this, stating that the property to be converted should have four or more bedrooms, or measure more than 120 square metres gross – when calculating the floor area of the property, the measurement should be based on the external dimensions as at 1st July 1948 or when built (whichever is the later). It clarifies ‘four or more bedrooms’ as the original number of bedrooms in the property as built i.e bedrooms that are a result of extensions, or using ground floor rooms intended as reception rooms, cannot be used to be counted as bedrooms. 
The floor area of the original property falls some way short of the 120sqm required. Even if you were to include the existing converted loft (which is not original, and is not therefore included in the policy floor area calculation), the floor area of the property is approximately 110sqm. As above, the existing ground floor bedroom is not original – the original property would have had two or three bedrooms. The property therefore fails to meet the basic policy size requirement deemed suitable for conversion. The principle of the development is accordingly unacceptable, contrary to Policy H8 and the Residential Conversions SPD.
Design and impact on the character of the area
Under application 190526/HOU, a part one, part two storey rear extension was approved. During the course of that application, amended plans were sought to reduce the scale of the extension to an appropriate degree, so that permission could be granted. The current application proposes an extension of greater depth and width, at the ground floor. 17 Mount Pleasant is of relatively modest scale and proportion. Though application 190526/HOU demonstrates that there is some scope to extend the property to the rear, indeed many of the neighbouring properties benefit from rearward extensions, the approved extensions are at the limit of acceptability. The current proposal is excessive, constituting an overdevelopment of the original property, lacking in subservience to it. The proposed extensions would cause harm to the character and appearance of the original property, due to their scale and bulk. As such, the proposal would be contrary to Policies CC7 and H9 and the Design Guide to House Extensions SPG. 
Impact on neighbouring residential amenity
As above, the proposed extensions would be excessive in terms of their scale and bulk. The impact of the proposed extension would be most keenly felt by the occupiers of 19 Mount Pleasant, which is unextended along the boundary with the application site. The proposed extension would project to a depth of 4.5m, directly along this shared boundary. 19 Mount Pleasant benefits from a ground floor rearward window serving a habitable room, directly adjacent to the shared boundary. As a result of the proposed extension a ‘tunnel-back’ would be formed, between the extension and the rear gable of no. 19. This would present a significantly harmful visually dominant and overbearing effect to this neighbour, also significantly reducing light to the rearward ground floor window. To a degree, similar impacts would be presented to 15 Mount Pleasant as a result of the increased height and depth of the two storey element, and the further single storey extension. Due to the significant detrimental impact on neighbouring residential amenity, the proposal would be contrary to Policy CC8 and the Design Guide to House Extensions SPG. 
Amenity of future occupiers
Policy H5 sets out the standards required for new housing, building upon the standards contained within the Residential Conversions SPD. As per Drawing No: 03 Rev. A, the proposed conversion includes the provision of a one bedroom flat, suitable for single occupancy, at the ground floor, and a two bedroom flat (both bedrooms suitable for single occupancy) across the first and second floors. The ground floor flat exceeds the required minimum gross internal floor area, but the two bedroom flat would be significantly below the required floor area. The Policy also requires two bedroom flats to provide at least one double (or twin) bedroom, which the proposal does not satisfy. 
The rear garden would only be accessible to the occupant of the ground floor flat. The occupants of the two bedroom flat would have no access to outdoor amenity space. This would be contrary to Policy H10, and is a further indicator that the property is inadequate in size to be suitable for conversion. 
Policy H8 states that there should be no inappropriate stacking and location of rooms between units. The rear bedroom of the two bedroom flat would be located directly above the living area of the ground floor flat, with the living area of the two bedroom flat directly above the bedroom of the ground floor flat. This is considered to be a poor internal layout of rooms, leading to likely noise disturbance for future occupiers of the flats.
Other matters
As per the consultation response from Transport Development Control, subject to conditions controlling the issue of residents and visitor parking permits, and relating to bike and bin storage, the proposal would be acceptable to Transport terms. 
No demonstration has been made within the submission to accord with the requirements of Policy CC2. The development should incorporate water conservation measures so that the predicted per capita consumption does not exceed the appropriate levels set out in the applicable BREEAM standard. 
No demonstration has been made within the submission to demonstrate how the development has been designed to incorporate measures to adapt to climate change, in accordance with Policy CC3. Nor has there been demonstration that the proposed development would not result in a net loss of biodiversity, with no new tree planting, landscaping or ecological enhancement included within the scheme. This is contrary to Policy EN12.
Policy H3 requires that residential development makes an appropriate contribution towards affordable housing to meet the needs of Reading. On sites of 1-4 dwellings, a financial contribution will be made that will enable the equivalent of 10% of the housing to be provided as affordable housing elsewhere in the Borough. No details of the affordable housing contribution to be made has been included with the submission. 
Conclusion
The proposal has been assessed and found to be unacceptable contrary to the identified policy and guidance. 
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