DELEGATED APPLICATION REPORT			

Target Date: 29/10/2018				Extended Target Date: 21/11/2018

Application No: 181511/FUL
Address: 19 Sycamore Road, Reading
Proposal: Change of use from a small C4 House in Multiple Occupation to a large
Houes in Multiple Occupation
Case officer: Claire Ringwood


Introduction 

The application site is a two storey semi-detached property with a detached outbuilding to the rear.  The outbuilding was previously a garage which was converted into ancillary accommodation under a lawful development certificate (171663).  The property is currently in use as a 6 person C4 HMO.  The surrounding area is predominantly residential.

Proposal

The application is for the change of use of the property from a 6 person (6 bedroom) C4 HMO to a sui generis 7 person HMO.  The existing property has 5 bedrooms in the main house and the outbuilding is used as the sixth bedroom.  Although there is no change to the existing floor layout the applicant wishes to introduce a seventh person (therefore two people) in the outbuilding.

No internal or exteneral alterations are proposed.  

Plans Considered

The applicant submitted the following information, received on 31st August 2018:
Location Plan
Block Plan of Site 
Ground Floor Plan
First Floor Plan
Plan of new accommodation (converted garage)
Plan of garage before conversion with elevations
Elevations of converted garaged (now existing)

Relevant planning History 

171663/CLP – Certificate of lawfulness for proposed use of outbuilding for
habitable use.  Permitted 15/11/2017.

Consultation Responses

Transport – raised no objection as two parking spaces are provided.  Bin and cycle storage is also shown on the submitted Block Plan and had the application been acceptable details of the cycle parking would have been required or dealt with via a planning condition.

Properties at 17 and 21 Sycamore Road and 156 and 158 Shinfield Road were consulted.  No comments have been received.

Policy Guidance:

The following local and national planning policy and guidance is relevant to this application:
National Planning Policy Guidance
· National Planning Policy Framework (NPPF) 

Reading Borough Local Development Framework Core Strategy (2008)
· CS18 (Residential Conversions)
· CS24 (Car/Cycle Parking)
· CS34 (Pollution and Water Resources)
	
Reading Borough Local Development Framework Sites and Detailed Policies
Document (2012)
· SD1 (Presumption in Favour of Sustainable Development)
· DM4 (Safeguarding Amenity)
· DM8 (Residential Conversions)
· DM10 (Private and Communal Outdoor Space)
· DM12 (Access, Traffic and Highway-Related Matters)
· DM19 (Air Quality Management Area)

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

ASSESSMENT

The application is for the change of use from a 6 bedroom (6 person) C4 HMO to a 7 person sui generis HMO.  Section A of the Residential Conversions SPD deals with the ‘General Assessment of all Conversions’ (i.e from C3 dwellinghouses to flats or HMOs (both small C4 use and sui generis HMOs).  The SPD sets out a number of checklist items and the relevant ones form the basis of the following assessment.  

The main issues are considered to be: 

(i) Policy background
(ii) Principle of the change of use 
(iii) Mixed and sustainable communities
(iv) Impact of the change of use on amenity of future residents of the property
(v) Impact on neighbouring properties
(vi) Other matters 

(i)	Policy background 

Residential conversions have an important role to play in housing supply in Reading by adding a valuable supply of reasonably affordable private rented accommodation.  However in some circumstances, residential conversions can have a harmful impact on the character of an area, providing poor or inadequate accommodation and leading to problems and issues for adjoining neighbours and the surrounding area.  

Core Strategy Policy CS18: Residential Conversions sets out the strategic approach to converting residential properties for multiple occupation covering aspects such as impact on the amenity and character of the area, loss of privacy and ensuring adequate parking.  Policy DM8: Residential Conversions of the Sites and Detailed Policies Document sets out detailed matters for consideration such as unduly diluting or harming existing mixed and sustainable communities and providing a minimum size of property that is suitable for conversion.

The Residential Conversions SPD adds that adopted policies covering all residential conversions aim to find the right balance between:

-	Making a contribution towards identified housing needs;
-	Ensuring adequate standards of accommodation, which are suited to the needs of the growing number of smaller households;
-	Protecting existing residential amenity;
-	Providing acceptable levels of on-site amenity space and car parking;
-	Ensuring a mixed and sustainable community; and 
-	Maintaining the supply of single family housing.

As such, the proposal for a change of use to a 7 person sui generis HMO needs to be considered against the criteria within the policies and guidance highlighted above.

(ii) Principle of the change of use 

The Council’s policies seek to deliver appropriate residential conversions whilst maintaining a supply of family housing and protecting the character and amenity of the surrounding area.  In this regard properties must be a minimum size as detailed in Policy DM8: Residential Conversions of the Sites and Detailed Policies Document in order to be considered acceptable.

Policy DM8 states that properties to be converted into sui generis HMOs must have four or more bedrooms or measure more than 120 square metres gross.  DM8 also states that 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 (whichever is the later).  The Residential Conversions SPD states that ‘four or more bedrooms’ means the original number of bedrooms in the property as built.

The application property is currently being used as a 6 bedroom (6 person) C4 HMO.  This use does not require planning permission and the property is not located in an Article 4 area which removed permitted development rights for changes between C3 dwellinghouses and C4 small HMOs.  The submitted floor plans show the property as having five bedrooms within the main house and a sixth bedroom in the converted outbuilding.  A calculation of the existing gross external area of the property measures approximately 100sqm.  Although the property currently has four first floor bedrooms the property as originally built was a three bedroom semi-detached property.  The principle of the conversion is therefore not acceptable as the proposal does not meet the size requirements to convert the property into a sui generis HMO and is contrary to Policy DM8 and the SPD.  

For reference the Planning Inspectorate have dismissed two appeals where existing properties did not meet the minimum size requirements.  An appeal at 37 George Street (application ref: 061240) was dismissed on 28th March 2008 for the conversion of a C3 dwellinghouse into two flats.  The original property measured approximately 105sqm and therefore did not meet the minimum size requirement.  The Inspector noted that the property failed to qualify as a dwelling of sufficient size suitable for conversion.  

The Inpectorate also dismissed an appeal at 37 St Georges Road (application ref: 140581) on 11th May 2015 which was for the retrospective conversion of the property to 2 x 1 bedroom flats which did not meet the size requirements necessary to convert the building.  The Inspector noted that the standards provided within the SDPD are minimum ones and the appeal scheme (measuring approx. 100sqm) fell significantly below this requirement.  

Although the application at 19 Sycamore Road is for a sui generis HMO the minimum size requirement still applies.  The use of the converted garage as ancillary accommodation was undertaken under permitted development and does not count towards the overall floorspace calculation.  
 
(iii)	Mixed and sustainable communities

Policy DM8 states that any proposal to convert a property into multiple occupation 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.  

The Residential Conversions SPD in paragraph 4.3 states that where the HMO has already been established the change of use to a large HMO therefore has no further effect in the concentration of HMOs and balance and mix of households in the local community.  As the existing property is already in a C4 HMO use the proposal does not result in the loss of a family dwelling.  In this regard the proposal is acceptable.

(iv)	Impact of the change of use on amenity of future residents of the property

Although it has been established that the general principle of the change of use to a sui generis 7 person HMO is not acceptable the SPD identifies a number of checklist items which must also be addressed in terms of the impact of the proposal on the amenity of existing and future residents of the property, the impact of the proposal on neighbouring properties and the surrounding area and parking provision.  

The proposal is to increase the number of occupants from 6 to 7.  The existing property provides a kitchen and living room measuring 11.31sqm and 14.71sqm.  Bedrooms within the main house range between 10sqm and 6.7sqm and the outbuilding 22.5sqm and all have an external window.  The floor plan of the submitted outbuilding shows a shower room only and it is assumed that the occupant(s) of the outbuilding would use the main house for cooking.  These are generally in line with the standards set out in the Councils Residential Conversions SPD.  

[bookmark: _GoBack]The ‘stacking’ of the rooms within the main house are generally in line with how the property would originally have been arranged other than bedroom one on the ground floor which is next to the kitchen and shower room.  
   
The proposal provides adequate parking and bin storage is to the front of the property.  Cycle storage is shown on the submitted Block Plan, details of which could be dealt with via condition had the application been acceptable.
  
In terms of the impact of the change of use on existing and future residents the proposal is considered acceptable and generally in accordance with polices DM4 and DM8 of the Sites and Detailed Policies Document.

(v)	Impact on neighbouring properties 

Policy 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 proposed change of use to a 7 person sui generis HMO is not significantly different from the existing 6 person C4 HMO arrangement however, had the application been acceptable a condition would have been imposed restricting the number of occupants to 7 to ensure the proposed change of use would not have a harmful effect on neighbouring properties.  

(vi)	Other matters  

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.


Sustainability

Given that there are no alterations to the structure of the property as part of this application, no sustainability standards have been sought.

CIL

The change of use to a sui generis 7 person HMO is specifically excluded from CIL.

Air Quality

The application property is located within an Air Quality Management Area however, as the property would remain in residential use it is not considered to lead to a net increase in emissions and is acceptable in this regard.

RECOMMENDATION

Refusal of the planning application for the following reason:

1. The original dwellinghouse having 3 bedrooms and measuring approximately 100sqm falls significantly below the Council’s minimum standards for residential conversions which requires properties to be converted to have four or more bedrooms or measure more than 120sqm gross floor area.  The property is therefore unsuitable for the conversion to a sui generis HMO.  As such the proposal is contrary to DM8 of the Sites and Detailed Policies Document and the Residential Conversions Supplementary Planning Document.

Informatives:

1. Refused Plans
2. Positive and proactive 
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