DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Whitley

App Ref: 180464/FUL
Address: 96 Whitley Wood Lane, Reading, RG2 8PP
Proposals: Change of use from doctors surgery to 2 self contained flats.
Case Officer: Ralph Chakadya
Applicant: Dr Gargav
Date received (valid from): 19 March 2018

Target Decision date: 30 May 2018


1.
INTRODUCTION

Property is a detached two storey building with residential use on the first floor (four bedrooms and bathroom) and all of the ground floor used as a surgery (3 consulting rooms, reception, waiting room and office). Existing floor area 197 sq.m of which 10.75 sq.m appears to be later extensions. 

2.
PROPOSAL AND SUPPORTING INFORMATION

Change of use from doctor’s surgery to 2 self contained flats.
Plans considered:
01 Existing

02 B – Proposed plans and elevations – received 4/6/18
DAS

Letter from doctor to confirm no longer required
3. RELEVANT PLANNING HISTORY 

890914: Extension and alterations to existing doctor’s surgery.  Permitted May 1989.

011432: Erection of 2 houses with separate garages on land to the rear. Refused December 2001 

4.
CONSULTATIONS

4.1
The following addresses were consulted by letter.
102 Whitley Wood Lane, Reading, Berkshire, RG2 8PP

100 Whitley Wood Lane, Reading, Berkshire, RG2 8PP
92 Whitley Wood Lane, Reading

10B Dovecote Road, Reading, Berkshire, RG2 8UJ

10A Dovecote Road, Reading, RG2 8UJ
88 Whitley Wood Lane, Reading, RG2 8PP
10c Dovecote Road, Reading, RG2 8UJ
84 Whitley Wood Lane, Reading, RG2 8PP
86 Whitley Wood Lane, Reading, RG2 8PP
57-59 Bath Road, Reading, RG30 2BA
4.2
No letters of representation have been received.
4.3 
Transport – no objections subject to conditions re parking and cycle parking and bins. 


Env. Health – no objections subject to advice about noise and construction hours
5. LEGAL AND PLANNING POLICY CONTEXT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'.

The following local and national planning policy and guidance is relevant to this application:
Reading Borough Local Development Framework Core Strategy Document, 2008 (altered 2015). 

Policy CS1: Sustainable Construction and Design
Policy CS15: Location, Accessibility, Density and Housing Mix

Policy CS18: Residential Conversions
Policy CS24: Car/Cycle Parking

Policy CS31: Additional and Existing Community Facilities

Policy CS32: Impacts on Community Facilities
Reading Borough Local Development Framework: Sites and Detailed Policies Document (2012, altered 2015)

Policy SD1: Presumption in Favour of Sustainable Development
Policy DM4: Safeguarding Amenity
Policy DM8: Residential Conversions
Policy DM10: Private and Communal Outdoor Space
Policy DM12: Access, Traffic and Highway-Related Matters

Supplementary Planning Guidance/Documents 

Revised Parking Standards and Design (2011)

Residential Conversions (2013)

Technical Housing Standards – Nationally Described Space Standard, DCLG (2015)

6. APPRAISAL
Policy CS18 states that “Proposals to convert properties into self-contained flats or for multiple occupation will be assessed against 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.”  
Policy DM8 provides further detail and states:

“Proposals to convert properties into self-contained flats or for multiple occupation under Core Strategy Policy CS18 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;

· There are no unacceptable adverse impacts to other residential properties arising from noise and disturbance in terms of the number and layout of units proposed and the proximity to other properties; 
· There is appropriate sound insulation between proposed and neighbouring units and layouts avoid inappropriate stacking and location of rooms between units; 
· Bin and cycle storage is of an appropriate size and standard for the units proposed and should be located at ground floor level with easy access. 
Additionally, in the case of self-contained flats: 
· The property to be converted has four or more bedrooms or measures more than 120 square metres gross; 
· 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 occupation with a minimum of two bedrooms; 
· Individual units provide appropriate minimum internal floor standards and headroom in accordance with the Council’s adopted minimum internal floorspace standards; 
Main considerations:

The main issues to be considered are: 
a) Principle of loss of surgery for residential development
b) Mix of units
c) Amenity of proposed residents and existing residents of nearby properties
d) Design 
e) Car/ cycle parking

f) Impact mitigation/ infrastructure contributions 
g) Environmental Matters

a) Principle of residential development; Does the conversion of the property result in unduly diluting or harming a mixed and sustainable community?
The principle of conversion is normally judged against whether the property to be converted measures more than 120 sq.m gross as built (Policy DM8).  The property was probably around 180 sq.m originally (now 197 sq.m) so its size would be more than adequate to be converted to residential use. 

The principle of losing the doctor’s surgery use needs to assessed against the requirements of Policy CS31, i.e. that it has been clearly demonstrated that there is no longer a need to retain the doctors’ surgery.  
The submitted DAS explains:

The surgery at Whitley Wood Lane was run from the main hub practice center at Westwood Health Center, Westwood Road, Tilehurst.  Following the retirement of the doctor in Whitley Wood in October 2016 the practice manager in the Westwood Health Center was able to procure some locum doctors in order to keep the Whitley Road practice open however due to a shortage of locums this became increasingly difficult (some days the surgery had to be closed) and after consultation with the Health Authority it was decided that this practice was no longer viable and the decision was made to close.

This decision was discussed and confirmed with the local Primary Care Commissioners.
Therefore the loss of the community use has been justified and the alternative use for residential is supported by policy CS14.  

b) Mix of Units

Policy DM8 seeks that “…at least 25% of the units formed …should be suitable for family occupation with a minimum of two bedrooms.”  The proposal includes 1no 3 bed flat on the ground floor and 1no 2 bed flat on the first floor so complies with policy.   
c) Amenity of proposed residents and existing residents of nearby properties
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 - both flats easily meet the minimum standards as set out in the appendix of the SPD. 
Noise and disturbance – It is not considered that the noise created by the use of the two flats would be at a level which would exceed that experienced when the premises was a doctors’ surgery.  Each unit would need to meet Building Regulations with regard to sound insulation.  An informative will be included.  

Amenity Space – The proposal is deficient in the amount of amenity space provided. 

The proposal would not comply with policy DM10.  The applicant has been asked to justify the amount proposed and to show how it will be sub-divided and the quality improved to mitigate the small areas.  An amended plan has been submitted to demonstrate how the amenity space will be allocated and is just about acceptable enough to comply with policy requirements. The amended plan also demonstrates how the site frontage could be landscaped to enhance the visual amenity of the site by losing the commercial appearance of the site, which helps to mitigate the deficiency in private amenity space.  These landscape areas should be secured by condition to be available for use before occupation and thereafter retained.  
External windows – All habitable rooms would benefit from an external window.
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.  While the layout raises some concerns officers in Building control have confirmed that “Under the Building Regulations, this is a material change of use and Regulations E1 to E3 (resistance to the passage of sound) apply. This will require that the applicant will undertake full acoustic testing to ensure that the proposed floor structure separating the two flats complies with the requirements of the Building Regulations as set out in the Approved Documents”.

An informative is included regarding sound insulation as referred to above.
Overbearing, overlooking/ privacy, daylight/sunlight - The proposed conversion will not have a harmful impact on neighbours. 
d) 
Design of the proposed extension 
The proposed conversion will result in negligible change to the appearance of the property. However, the change to domestic use provides an opportunity to improve the appearance of the site, which currently appears dominated by hardstanding on the front. This would help to mitigate the lack of amenity space and comply with Policy CS7.
e) 
Car/ cycle parking
The site is in an accessible location for alternative modes to the car and the proposal provides policy compliant car parking.  Transport has confirmed that the scheme would be acceptable and compliant with policy subject to a number of conditions, to secure cycle parking and bin storage being included. 

f)
Impact mitigation/infrastructure contributions

The development does not involve the creation of additional C3 floorspace so would not be liable for CIL currently or for providing towards Affordable Housing (Policy DM5). 

7. CONCLUSION  
The proposed development would not be harmful to the character or appearance of the site or its surroundings and would not have a detrimental impact on the appearance of the original building or neighbouring properties or amenity.  The change of use has been supported by evidence that the existing surgery is no longer viable and all patients have been reallocated to other surgeries. As such the proposed change of use is considered to be in accordance with the above relevant policies and permission can be granted. 

Equality Act

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
8.0
RECOMMENDATION  - Grant

