Delegated Application Report



Target Date: 11/09/2018


Extended Target Date: 10/10/2018
Address: 142 Tilehurst Road, Reading
Application No: 181250/FUL
Proposal: Change of use from use class C3 (b) (housing for people with learning disabilities) to use class C2 (assisted residential)
Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is a three storey detached property with levels at the rear and a tiered garden.  The property is currently vacant but was previously in use as a C3(b) dwellinghouse for up to 6 people receiving care.  The surrounding area is predominantly residential.

Proposal:

The application is for the conversion of the property to an Ofsted registered children’s home which would be occupied by 5 young people at any one time.  This would fall in to use class C2 (residential institutions).  The age of the young persons would be between 5 and 17 years.  The statement provided by the agent advises care will be provided over a 24 hour period with up to 18 members of staff being employed.  The staffing ratio will be 4 adults to 5 children with a separate manager.  Staff will work shifts with 4 staff working 7-3pm and then different staff from 2-10pm.  Staffing will be reduced to 1 or 2 people sleeping over along with a waking night member of staff.

There is parking to the front of the property for 4 cars with bin storage to the rear.
No internal or external changes are proposed.

Plans Submitted:

The agent submitted the following drawings, received on 17th July 2018: 
Drawing No: THR:001 – Block Plan  
Drawing No: THR:002 – Site Location Plan 

Drawing No: THR:003 – Floor Plans Existing 

Drawing No: THR:004 – Elevations – showing recent additions 

Drawing No: THR:010 – Site Plan – Existing 

Photographs

Covering letter 

Relevant Planning History:

· 880204 (88/01195/FUL) - Change of use from dwelling to guest house with proprietors flat above.  Refused – November 1988.

· 880221 (89/00003/FUL) - Change of use from dwelling to rest home for the elderly and single storey rear extension.  Refused – March 1989.

· 910840 (91/00737/FUL) - Change of use from house in multiple occupation to residential home (use class C2).  Refused – August 1991.

· 910968 (91/00205/FUL) - Home for the infirm elderly.  Refused – July 1991.

· 910969 (91/00206/FUL) - Home for mentally handicapped persons community care.  Refused – July 1991.

· 920108 (92/00486/FUL) - Change of use from house in multiple occupation to residential home (Use Class C2).  Refused – July 1992.

· 920642 (92/00854/CLP) - Use as home for five people with learning disability. Certificate of Lawfulness for a proposed use.  Granted – February 1993.

· 920660 (92/00804/CLP) - Use of the property by not more than six residents (including resident care staff) living together as a single household where care is provided for the residents as defined by Class C3 (b) of the Town and Country Planning (Use Classes) Order.  Granted – February 1993.

· 170585/FUL – Change of use from use class C3(b) (dwelling house with an element of care) to use class C3 (dwelling house).  Permitted 11/06/2017.

Consultation Responses:

· Transport raised no objection.
· Environmental Health raised no objection.
· Notification letters were sent to 140 and 144 Tilehurst Road and 38 Elm Park.  No comments have been received. 

Summary of discussions with applicant/agent:
None.
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 and Legal Context

The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework (2012)

Reading Borough Core Strategy (January 2008):

· CS15 (Location, Accessibility, Density and Housing Mix) 
· CS17 (Protecting the Existing Housing Stock)

· CS24 (Car/Cycle Parking)

· CS34 (Pollution and Water Resources)

Reading Borough Sites and Detailed Policies Document (2012):

· DM4 (Safeguarding Amenity)

· DM5 (Housing Mix)

· DM7 (Accommodation For Vulnerable People)
· DM12 (Access, Traffic and Highway-Related Matters)

· DM19 (Air Quality)

Supplementary Planning Document

Revised Parking Standards and Design (2011)

The main issue to be considered:

i) The principle of development;

ii) The effect upon visual amenity and the public realm;

iii) Impact on neighbouring properties;

iv) Traffic generation and parking;

v) CIL

i) Principle of development  
Policy CS17: Protecting the Existing Housing Stock of the Core Strategy states that planning permission will not be granted for any loss of residential accommodation or land unless there are exceptional circumstances, and planning permission will not be granted for a net loss in the number of residential units or gross floor area.  

The property is currently vacant but was previously used as a C3(b) dwellinghouse providing residential care.  The proposed change of use to C2 (residential institutions) will continue to provide care and the covering letter states that the Homes intention is “that the children and young people live together in the traditional sense – in a family style setting”.  The children will go to school and would have free movement in the home and meal times would be together with staff cooking or supporting the young people to cook.  DM7 states that development providing specialist accommodation for vulnerable people will address the identified needs, which are primarily for accommodation that enables occupants to live as independently as possible.  As the proposal would continue to be in residential use and provides suitable accommodation for a C2 use there is no policy objection to the change of use.

ii) The effect upon visual amenity and the public realm 
There are no external alterations proposed to the building and therefore the change of use will not impact on the visual amenity of the area.
iii)  Impact on neighbouring properties

The change of use is not considered to impact on the living environment of neighbouring properties.

iv) Traffic generation and parking 

The property provides adequate parking and there are no Transport objections.  

v) Community Infrastructure Levy

The proposed change of use does not attract a CIL charge as it is a change of use of in use floorspace with no additional floorspace proposed.

Conclusion

The proposed change of use has been assessed and found to be acceptable as it complies with the identified policies and guidelines.

Conclusion

GRANT 
Subject to the following conditions:

1. Time limit
2. Approved plans 

3. Restrict to 5 service users only

Informatives relating to:

1. Positive and proactive

2. Terms and conditions

3. Titles of drawings inaccurate
