Delegated Application Report



Target Date: 01/11/2018


Extended Target Date: 07/12/2018
Address: 106 Wantage Road, Reading
Application No: 181350/FUL
Proposal: Change of use from C4 small House in Multiple Occupation to a 7

bedroom sui generis House in Multiple Occupation and replacement of garden room with an extension

Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is a two storey semi-detached property with a two storey rear gable and single storey rear extensions.  The front of the property has decorative brickwork and features.  The surrounding area is predominantly residential.   The property is currently used as a 6 person C4 HMO.
Proposals:

The proposal is for the change of use from a 6 person C4 HMO to a 7 person sui generis HMO.  The proposal also includes a new extension to replace the existing garden room to be used as a seventh bedroom.  
Plans Submitted:

The agent submitted the following drawings, received on 2nd August 2018: 
Drawing No: 6801 – Existing Plans 

Drawing No: 6802 – Proposed Plans & Elevations 
Drawing No: 6803 – Site Location & Block Plan

Planning Statement 

The agent submitted the following amended drawing, received 19th November 2018:

Drawing No: 6802A – Proposed Plans & Elevations  
Relevant Planning History:

05/00524/FUL (Civica Ref: 051058) - Single storey, flat roofed rear domestic extension.  Permitted 11/07/2005.
Consultation Responses:

· Transport raised no objection subject to conditions.
· Properties at 104 and 108 Wantage Road and 55, 57 and 57A Wilson Road were consulted.  Two letters of representation have been received with regards to:
1. Too many HMO’s in the road;

2. Parking issues;

3. Noise and disturbance;
4. HMO’s are damaging to the family neighbourhood feel of the area; and 

5. Impact on sunlight to neighbouring property.

Summary of discussions with applicant/agent:
The agent was advised in an email dated 16th November 2018 that there were concerns with the proposed extension being used as a bedroom as it was accessed directly from the kitchen which was not considered an acceptable level of amenity for future occupiers.  The agent submitted an amended plan on 19th November 2018 showing a separate access to the proposed bedroom.  Although not an ideal arrangement it is not felt the application could be refused on this basis.
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 Guidance

National Planning Policy Framework (NPPF) - Part 5 – Delivering a sufficient supply of homes
Reading Borough Local Development Framework Core Strategy (2008)

CS18 (Residential Conversions)

CS24 (Car/Cycle Parking)

Reading Borough Local Development Framework Sites and Detailed Policies

Document (2012)

DM4 (Safeguarding Amenity)

DM8 (Residential Conversions)

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) 

The main issue to be considered:

i) The principle of development;

ii) Mixed and sustainable communities

iii) Impact on amenity of existing and future residents of the property;

iv) Design and impact on the character of the property and surrounding area;

v) Impact on neighbouring properties;

vi) Traffic generation and parking;

vii) CIL

i) Principle of development  
Policy DM8 of the Sites and Detailed Policies Document states that properties to be converted into Sui Generis HMOs must have four or more bedrooms or measure more than 120 square metres gross.  The original property had 4 bedrooms and has a floor area of approximately 130sqm.  The principle of a change of use to a large HMO is therefore acceptable.  
ii) Mixed and sustainable communities

Policy DM8 states that any proposal to convert a property into a large HMO will only be acceptable where the proposal respects the physical character of the area and additionally would not, either individually or cumulatively, unduly dilute or harm an existing mixed and sustainable community through the significant loss of single family housing.  The Residential Conversions SPD goes on further to state that single family housing should remain the dominant form of dwelling within the vicinity of an application site.  

106 Wantage Road is not in an area which removed permitted development rights for the change of use from a C3 dwellinghouse to a C4 small HMO.  The SPD advises that planning applications for the change of use of a property into a large HMO will be assessed using the threshold limit to identify what proportion of properties an area can accommodate as HMOs.  As the property is already an existing C4 HMO the threshold limit is not applicable in this instance and Officers therefore only need to consider the impact of an additional occupant.
iii) Impact on amenity of existing and future residents of the property 

The Residential Conversions SPD sets out a number of checklist items which provide further detail related to adopted policies DM4, DM8, DM9 and DM10 of the Sites and Detailed Policies Document.  

Room Sizes - The SPD identifies minimum internal floorspace standards (Appendix 1) as 6.5sqm for a single bedroom and 7sqm for a kitchen.  The kitchen is shown as 16.5sqm, the proposed bedroom 15.5sqm and the smallest bedroom (no. 5 first floor) 8.8sqm.  
Communal Space – There is a lounge and kitchen which is considered acceptable for a sui generis HMO. 

Amenity Space – There is a good sized rear garden. 

Visual Dominance and Overbearing – The proposed rear extension occupies the same footprint as the existing garden room although the height will be increased by 0.4m to match the height of the existing rear extension.  This increase in height is not considered visually dominant or overbearing.

External windows - All habitable rooms would benefit from external windows.

Access to sunlight/daylight – this would be acceptable for proposed residents and existing.  The proposed side extension would only be 0.4m higher than the existing garden room and this is not considered to impact on the level of light to the neighbouring property.

Layout/Stacking of Rooms - The Council’s SPD seeks to avoid layouts which locate living rooms, bathrooms and kitchens, next to, above, or below, proposed or neighbouring bedrooms.  The layout largely achieves this.  

Sound Insulation - DM8 refers to sound insulation between proposed and neighbouring units.  No sound insulation is proposed; this would only be a building regulations requirement where independent units were being created (self-contained flats).  

Privacy and Overlooking – The proposed extension and the existing window arrangement at the property would not have a detrimental effect on overlooking.

Noise and disturbance: In terms of noise and disturbance there is no evidence to suggest that a sui generis HMO for up to 7 individuals would create significantly greater levels of noise than a fully occupied four bedroom family house or a C4 HMO for 6 occupants as currently exists.  

Bin storage: Bins are currently stored to the side of the property and can be brought to the front on collection days.  This is considered acceptable however a condition is recommended regarding the management of the HMO which would include refuse storage.
iv) Design and impact on the character of the property and surrounding area
The proposed extension will replace an existing dilapidated garden room.  The proposed extension would have the same footprint but would be approximately 0.4m higher.  The proposal would have a flat roof and match the height of the existing rear extension.  The proposal would be constructed of brick to match the existing property and is considered acceptable.

v)  Impact on neighbouring properties

DM4: Safeguarding Amenity states that development should not cause a significant detrimental impact to the living environment of neighbouring properties in terms of privacy and overlooking; access to sunlight and daylight; visual dominance and overbearing effects of a development; noise and disturbance; artificial lighting; vibration; dust and fumes, smell; or crime and safety.  
The change of use from a 6 person C4 HMO to a 7 person sui generis HMO is not considered to have a significantly detrimental impact on neighbouring residents or on the surrounding area however a condition will be imposed which restricts the number of occupants to no more than 7.  The proposal is therefore in accordance with policies CS18 of the Core Strategy, DM4 and DM8 of the Sites and Detailed Policies Document and the Council’s SPD on Residential Conversions.  

iv) Traffic generation and parking 

In accordance with the Councils adopted Parking Standards and Design SPD, a HMO property would be required to provide 0.25 car parking spaces per room, however, no on-site parking spaces are available and it is not feasible to provide any given the terraced nature of Wantage Road.  

The HMO is located in an area designated as a Residents Parking Permit Area; Zone 07R.  Under the Borough’s current parking standards, this proposal may result in additional pressure for parking in the area.  Therefore if this application is approved there should be an assumption that any future occupants of the proposed HMO will not be issued with a resident parking permit which should be covered by condition and an informative. 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 Council’s Parking Standards and Design SPD, cycle storage for a HMO should be provided at a ratio of 0.5 secure cycle storage spaces per letting room in the form of a Sheffield type stand within a lockable store.   Cycle storage has been illustrated on the proposed plans, however, it is not clear whether the Sheffield stands are within a covered enclosure.  This can be addressed by way of a condition. 

vii) Community Infrastructure Levy

No CIL is payable.

Conclusion

The proposal 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. Materials to match

4. Number of occupants

5. Communal area to be retained 

6. Tenants management plan
7. Bicycle storage 

8. Parking permits 2 HM5 HM6
Informatives relating to:

1. Positive and proactive

2. Terms and conditions
3. Building Control
4. Construction and demolition 
5. Party Wall and encroachment 
6. Housing Act 

7. Parking permits
8. Highways
