DELEGATED APPLICATION REPORT			

Target Date: 31/10/2018				Extended Target Date: 21/12/2018

Application No: 181429/FUL
Address: 17 Coley Avenue, Reading
Proposal: Part single storey part two storey side and rear extensions, single storey entrance porch, demolition of existing side structure and change of use from a small HMO into two flats.
Case officer: Claire Ringwood


Introduction 
17 Coley Avenue is a two storey semi-detached property with an original single storey side structure that is consistent with other properties within the row.  Car parking is provided to the rear of the site and is within the grounds of the Berkshire Records Office.  The property is located within the Russell Street/Castle Hill Conservation Area. The property is one of three pairs of semi-detached properties of similar design and appearance.  The three pairs of semi’s are staggered so that 15 and 17 Coley Avenue are set back from 19 and 21 Coley Avenue.  The surrounding area is predominantly residential although the Berkshire Records Office and Yeomanry House are located to the rear.

Proposal
The application involves a part two storey and part single storey side and rear extension and the conversion of the existing C4 HMO into two flats (1 x 3 bedroom flat on the ground floor and 1 x 2 bedroom flat with study on the first floor).  A new front porch is also proposed with bin and cycle storage to the rear.

Plans Considered:
The agent submitted the following drawings, received on 13th August 2018:
Drawing No: SQS172-10-100 – Location And Site/Block Plans 
Drawing No: SQS172-10-101 – Existing And Proposed Floor Plans 
Drawing No: SQS172-10-102 – Existing Elevations 
Drawing No: SQS172-10-103 – Proposed Elevations
Drawing No: SQS172-10-104 – Proposed Floor Plans Gross Internal Floor Area

The agent submitted the following amended drawings, received on 13th November 2018:
Drawing No: SQS172-10-100 Rev A – Location And Site/Block Plans 
Drawing No: SQS172-10-103 Rev A – Proposed Elevations

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 History: 
160106/CLP - Certificate of lawfulness for Proposed use as a C4 HMO.  Permitted 04/03/2016.  

172048/FUL - Demolition of an existing single storey side structure and construction of a two storey side extension to enlarge existing HMO from 4 bedrooms to 6 bedrooms and 1 studio unit.  Withdrawn 22/01/2018.

Consultation Responses:
Transport – advised the proposed parking was not included within the red line on the Location Plan and this matter needed to be addressed.  Also bin and cycle storage had not been provided.

Natural Environment Trees – raised no objection.

Ecology – raised no objection.

Reading Conservation Area Advisory Committee – no comments at the time of writing.

Environmental Health – Standing advice states that an application should provide a statement detailing how noise and dust will be effectively managed during demolition and construction and who will be responsible for this.  Conditions would include 1) the control of noise and dust, 2) construction and demolition hours of work, 3) no bonfires.  

Properties at 9, 15, 19 and 51 Coley Avenue were consulted.  Two letters of representation have been received with regards to:

1. The application is a significant improvement over the previous application to convert the property into a large HMO.
2. If extended the property will be visibly larger than the other properties within the row and break up the uniformity of the Avenue.
3. There is no real reason for the conversion to flats.
4. If the proposal is allowed it will set a precedent and the Council should protect the historical character of Castle Hill.
5. Increase in parking.

Summary of discussions with applicant/agent:
The agent was advised in an email dated 31st October 2018 that the original property does not meet the Council’s policy requirements to be converted and there were concerns with the flat roof design of the proposed two storey rear extension.  The proposed extensions did not reflect the character or appearance of the existing property and was considered harmful to the character of the Conservation Area.  Amended plans were submitted on the 13th November 2018.

Policy Guidance:
The following policies are relevant:-

[bookmark: _GoBack]
National Planning Policy Guidance
National Planning Policy Framework (NPPF) - Part 5 – Delivering a sufficient supply of homes
Reading Borough Local Development Framework Core Strategy (2008)
CS7 (Design and the Public Realm) 
CS18 (Residential Conversions)
CS24 (Car/Cycle Parking)
CS33 (Protection and Enhancement of the Historic Environment)
CS34 (Pollution and Water Resources)
	
Reading Borough Local Development Framework Sites and Detailed Policies
Document (2012)
DM3 (Infrastructure Planning)
DM4 (Safeguarding Amenity)
DM5 (Housing Mix)
DM6 (Affordable Housing)
DM8 (Residential Conversions)
DM9 (House Extensions and Ancillary Accommodation) 
DM10 (Private and Communal Outdoor Space)
DM12 (Access, Traffic and Highway-Related Matters)

Supplementary Planning Guidance/ Documents:  
Residential Conversions SPD (2013)
Revised Parking Standards and Design SPD (2011) 
Affordable Housing SPD (2013)

Other:
Department for Communities and Local Government Technical housing standards – nationally described space standards (March 2015).  

ASSESSMENT

This application requires determination against the above planning policies.

Residential conversion policies
Proposals to convert properties into self-contained flats will be assessed in particular against policy CS18: Residential Conversions, policy DM8: Residential Conversions of the Sites and Detailed Policies Document (SDPD) and the adopted Residential Conversions Supplementary Planning Document (November 2013).

Policy CS18 highlights the impact on the amenity and character of the surrounding area, particularly in terms of intensification of activity, loss of privacy, loss of external amenity space, the provision and location of adequate on-site car parking and the treatment of bin storage areas.  

DM8 highlights individually or cumulatively diluting or harming mixed and sustainable communities through the significant loss of single family housing, noise and disturbance (in terms of internal layout and proximity to other properties), sound insulation and bin and cycle storage areas.  This policy also states that in the case of self-contained flats:

1. The property  to be converted must have four or more bedrooms or measure 120 square metres gross[footnoteRef:1]; [1:  When calculating the floor area of a property the measurement should be based on the external dimensions as at 1st July 1948 or when built (which ever is the later)
] 

2. At least 25% of the units formed and, where there are 4 or fewer units at least one unit of accommodation, should be suitable for family accommodation with a minimum of two bedrooms; and
3. Individual units provide appropriate minimum internal floor standards and headroom in accordance with the Council’s adopted minimum internal floorspace standards.

The existing property is being used as a C4 small HMO however the original property was a 3 bedroom semi-detached house measuring approximately 116.39sqm.  Therefore the conversion does not meet the size requirements to convert the building into 2 flats and the principle of conversion is therefore unacceptable as it is contrary to Policy DM8.  

Provision of family accommodation
Policy DM8 (Residential Conversions) of the Sites and Detailed Policies Document and the Residential Conversions SPD clearly state that at least one unit of accommodation created should be suitable for family occupation with a minimum of two bedrooms.  The proposal does include a 3 bedroom flat and a 2 bedroom flat however this relies on the property being extended.  As the original property does not meet the size requirements for conversion to provide accommodation suitable for family occupation the proposal is contrary to Policy DM8 as it would result in the loss of a family dwelling.    

Impact on the character of the surrounding area and residential amenity
The proposed scheme includes a two storey side and rear extension and a single storey rear extension.  The proposed side extension generally meets the Council’s guidance in that it is set down from the main roof by 0.4m and set back from the existing front elevation of the property by 0.8m.  The proposal extends 3.2m to the rear of the property and the roof design when viewed from the front would match the existing property.  The proposed extension is set off the side boundary by approximately 1.5m.  The proposed porch is acceptable in design and size.  The proposed materials would be brick and tiles to match those on the existing property.

The proposed extensions are considered a subservient addition to the main property and are therefore acceptable in terms of design and appearance and impact on the character of the property and the Conservation Area.  The proposals are also not considered to impact on the residential amenity of surrounding properties in terms of overlooking, overbearing, visual dominance, loss of light or overshadowing.

Private amenity space:  Paragraph 5.6.10 of policy DM10 states that communal outdoor space for flats should measure 25sqm for a 2 bedroom flat and 40sqm for a 3 bedroom flat.  The submitted design and access statement suggests the 3 bedroom flat could be occupied by 5 people and the 2 bedroom flat by 4 people.  Both flats could potentially be occupied by families.  Although a front and rear garden area are existing the application does not detail whether the amenity space will be shared or separated however as bin and cycle storage is proposed to the rear it is assumed that the amenity space would be shared.  Due to the size of the front garden and taking into account the rear garden the level of amenity is therefore considered acceptable in this instance.    

Living conditions of future residents and neighbouring properties
In considering proposals to convert properties into flats the Council’s adopted policies also seek to ensure that a suitable standard of accommodation is achieved for the future occupants.

The habitable rooms in the proposed flats are considered to be in line with the prescribed national standards and would therefore provide acceptable living space for the future occupants as set out in the Department for Communities and Local Government Technical housing standards – nationally described space standards (March 2015).  However the flats only meet the national standards because the property is also proposed to be extended.

The Council’s SPD does state when considering a conversion the impact from noise and disturbance, in terms of the layout and number of units proposed and the proximity of the property with residential properties will need to be addressed.  In terms of stacking bedroom 1 to the ground floor flat would be below the living/dining room of the first floor flat.  Due to the size of the flats and the number of occupants that could potentially occupy the flats having a living/dining room above a bedroom is considered harmful to the occupants of the ground floor flat in terms of noise and disturbance.

The application property is a semi-detached property.  The conversion of the property to a 1 x 3 bedroom flat and a 1 x 2 bedroom flat could lead to potentially 9 occupants.  Due to the layout of the proposed flats this is considered harmful to the living environment of the neighbouring property in terms of noise and disturbance.

As such the proposal is contrary to policy CS18 (Residential Conversions) of the Core Strategy and DM4 (Safeguarding Amenity) and DM8 (Residential Conversions) of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Document - Residential Conversions SPD (2013).

Transport/ parking
The proposal includes the provision of 4 spaces to the rear of the property however these are located outside of the red line and therefore cannot be accepted as dedicated car parking for the site.  The existing property would have required the provision of 2 spaces and the proposed dwelling would require the provision of 2 spaces per dwelling.  The agent has confirmed that parking is to the rear of the property and provided an extract from a Land Registry document however this has not been illustrated on the Location Plan and it has not been confirmed whether Notice should have been served on a third party.  The proposal therefore fails to demonstrate adequate parking can be provided.

An amended Site/Block Plan was submitted illustrating the provision of 2 cycle spaces equating to 1 Sheffield type stand, covered and lockable, which meets the Council’s standards and is acceptable. 

The refuse store has been illustrated at the rear of the property and the agent has confirmed this is an existing arrangement.  

Community Infrastructure Levy
Had the proposal been acceptable it would have been liable to the Community Infrastructure Levy regime that is applicable to all decisions for planning applications made from the 01/04/2015. The details are available on the Council’s website: 
http://www.reading.gov.uk/media/2791/Community-Infrastructure-Levy-Advice-to-Applicants/pdf/CIL_Advice_to_Applicants.pdf

Affordable Housing 
The proposal comprises the conversion and extension of the existing property.  The proposed extensions enable the creation of both flats and therefore the Policy DM6: Affordable Housing requirement of 10% affordable housing provision as a commuted sum has been applied.  The applicant has not provided two independent valuations and the affordable housing contribution cannot therefore be calculated.  As the application is recommended for refusal this is a further reason for refusal.

RECOMMENDATION

Refusal of the planning application for the following reasons:

1. The original property is not of a size that is suitable for conversion to two flats and the property falls below the standards sought by policy DM8 of the Sites and Detailed Policies Document for conversion.  The principle of the conversion is therefore not acceptable and is contrary to Policy DM8: Residential Conversions of the Sites and Detailed Policy Document, Policy CS18: Residential Conversions of the Core Strategy and the Residential Conversions Supplementary Planning Document.

2. The proposal would result in the loss of a property that could be occupied as a single family dwelling. As such the application does not comply with Policy DM8 of the Reading Borough SDPD, Policy CS18 of the Reading Borough LDF Core Strategy, the Council's House Conversions and Houses in and Multiple Occupation Guidance and the Residential Conversions SPD.

3. Due to the layout of the proposed units the proposal is considered harmful to the living environment of future occupiers and neighbouring properties in terms of noise and disturbance.  As such the proposal is contrary to policy CS18 (Residential Conversions) of the Core Strategy and DM4 (Safeguarding Amenity) and DM8 (Residential Conversions) of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Document - Residential Conversions SPD (2013).
4. The application fails to demonstrate adequate car parking provision and is contrary to policies CS18 (Residential Conversions) and CS24 (Car/Cycle Parking) of the Core Strategy and DM8 (Residential Conversions) and DM12 (Access, Traffic and Highway-Related Matters) of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Document - Residential Conversions SPD (2013).

5. In the absence of a completed legal agreement to secure an acceptable contribution towards the provision of Affordable Housing, the proposal fails to contribute adequately to the housing needs of Reading Borough and the objective of creating mixed and balanced communities, and as such is contrary to Policy DM6 (Affordable Housing) of the Reading Borough Sites and Detailed Policies Document 2012 (altered 2015), Affordable Housing Supplementary Planning Document (2013) and para.62 of the NPPF.

Informatives:

1. Positive and proactive
2. Refused plans
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