


DELEGATED APPLICATION REPORT - Application No.: 172107
Address: 30 Alpine Street
Proposal: Conversion of existing basement into an independent flat.
Case officer: Alison Amoah

Site Description and Surrounding Area:
The site is located on the southern side of Alpine Street and is a two storey terraced house, with basement, and loft conversion, of traditional design.  The property is currently a C3 dwelling rented out.  It has a small front driveway, capable of accommodating one car, and a very small rear courtyard/ garden.  The area is residential. 

VIEW TO FRONT - EXISTING
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The adjacent property has recently developed its basement for an independent flat (ref: 161570) as below:
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Proposal:  The internal reconfiguration to remove internal staircase, and conversion of the basement space into an independent 1 bedroom flat with removal of existing external steps and installation of a new metal staircase, adjacent to the front boundary line.  Reuse of existing door entrance with an adjacent new window to the front to serve the kitchen/living space.  The rear garden space would be for the sole use of the flat and it is the intention to continue to rent the remainder of the building at ground, first and roof levels for C3 use.  Cycle storage is proposed under the stairs, and bin storage within an existing container located to the side of the property, accessible from the front.  
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The proposed sizes of rooms are as follows:
Living room/kitchen = 12sqm; bedroom= 10.6sqm

Plans considered: 
Received 27th November 2017:
Location Plan 
Existing Block Plan

Proposed Floor Plan

Received 16th January 2018:
Proposed Bin storage
Proposed Floor Plan [with dimensions]
Proposed Front Elevation 
Proposed Front Elevation [detail for bicycle storage]
CIL Planning Application Additional Information Requirement Form

Received 29th January 2018:
Bin and Bicycle Storage

Relevant Planning History: 
161570 - Conversion of newly built basement into an independent flat – Approved 25/11/2016 (no. 32 Alpine Street)

Consultation Responses: Nos. 28 and 32 Alpine Street were consulted.  No comments were received.

Transport:  
This application proposes to convert the existing basement to form an independently accessed 1 bedroom flat, therefore in accordance with the adopted Parking Standards and Design SPD, the development would be required to provide a parking provision of 1 parking space for the new dwelling.

The site is located within the Zone 2, the primary core area but on the periphery of the central core area which lies at the heart of Reading Borough, consisting primarily of retail and commercial office developments with good transport hubs.

Our records indicate that this property is entitled to residents permits. 

The development site is located in an area designated as a Residents Parking Permit Area; Zone 10R.  Under the Borough’s current parking standards, this proposal would generate 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 dwelling will not be issued with a resident parking permit which should be covered by condition and an informative applied. 

No bin storage area is indicated in the submitted plans however it is assumed that it would be the same as No30 Alpine Street and the rest of the street.   

Planning Officer note:  An amended plan was submitted to show bin storage to the front.

Cycle storage is not illustrated on plans.  In accordance with the adopted Parking SPD, the development is required to provide a minimum of 1 cycle parking space for the new dwelling which should be in a conveniently located, lockable, covered store.  Clarification is required on this point and a plan submitted illustrating the proposed provision.  This can be dealt with by way of condition.   

Planning Officer note: Further details were provided by the applicant to confirm cycle storage under the stairs to the front.

Transport confirmed that this would be acceptable subject to the bikes being under cover and being secured to the stairs in some way, and in light of the application site’s location within walking distance of the town centre.

There are no transport objections in respect of this proposal subject to conditions and informatives regarding parking permits, bicycle storage and informative re highway works.

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:
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 these applications:

National Planning Policy Framework: 
Part 6 – Delivering a wide choice of high quality homes

Reading Borough Local Development Framework Core Strategy (2008, altered 2015):
Policy CS1 (Sustainable Construction and Design)
Policy CS4 (Accessibility and the Intensity of Development)
Policy CS7 (Design and the Public Realm)
Policy CS9 (Infrastructure, Services, Resources and Amenities)
Policy CS14 (Provision of Housing)
Policy CS15 (Location, Accessibility, Density and Housing Mix)
Policy CS16 (Affordable Housing)
Policy CS18 (Residential Conversions)
Policy CS24 (Car/Cycle Parking)
	
Reading Borough Local Development Framework Sites and Detailed Policies Document (2012. Altered 2015):
Policy SD1 (Presumption in Favour of Sustainable Development)
Policy DM1 (Adaption to Climate Change)
Policy DM3 (Infrastructure)
Policy DM4 (Safeguarding Amenity)
Policy DM5 (Housing Mix)
Policy DM6 (Affordable Housing)
Policy DM8 (Residential Conversions)
Policy DM10 (Private and Communal Outdoor Space)
Policy DM12 (Access, Traffic and Highway-Related Matters)

Supplementary Planning Documents:
A Design Guide to House Extensions (2003) 
Residential Conversions SPD (2013)
Revised Parking Standards and Design SPD (2011) 

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; 

Along with these adopted local planning polices any appraisal for a change of use to flats will be assessed against the Council’s ‘Residential Conversions Supplementary Planning Document SPD (2013)’.  Section A of the SPD, deals with the ‘General Assessment of all Conversions’. 

Main Issues: The main issues are considered to be: 
a) Principle of development
b) Mix of units
c) Amenity of proposed residents and existing residents of nearby properties
d) Design of the proposed extension 
e) Car/ cycle parking
f) Impact mitigation/ infrastructure contributions 

(a) Principle of development
Policy DM8 requires a property to be converted to have four or more bedrooms or measure more than 120sqm (based on external dimensions).  The application site has four bedrooms currently and therefore meets this policy.

Local policy also requires that a proposal “…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 remainder of the property would be retained for C3 dwelling, therefore there would be no loss of single family housing, and is therefore considered to conform with policy requirements under DM8. 


(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 does not include for a larger unit, however, due to the limited amenity space it is less likely to be desirable to families, and therefore not meeting this part of the local policy is considered acceptable in this instance.   

(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.  These are addressed as follows:

Room sizes & Layout– Policy DM8 requires individual units to provide appropriate minimum internal floor standards and headroom in accordance with the Council’s adopted minimum internal floorspace standards.  Appendix 1 of the Council’s adopted Residential Conversion SPD states that bedrooms should be a minimum of 6.5sqm and kitchens a minimum of 7sqm.  All the proposed room sizes meet these standards.

The basement flat would be accessed from the front via a new staircase running adjacent to the front boundary line, which would enable more light to enter the proposed flat.  The ceiling height would be 2.1m for the kitchen/living area and 2.4 for the remainder of the flat, which would meet SPD requirements.
  
Sound Insulation –The applicant has confirmed that full sound insulation will be installed and in any case this would be required to meet building regulation standards.  This would be in accordance with policy requirements (DM4 & 8). 

Amenity Space – The existing rear amenity space is proposed to be for the sole use of the basement flat.  The occupants of the remainder of the house would have no access to outside amenity space, however, on the basis that the existing outside space is very small it is unlikely that it was serving significant provision for the occupants of the house, and there are public open space within reasonable walking distance of the property.  

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 does not achieve this, but sound insulation would be installed between the ground floor space and the proposed basement flat and is therefore considered acceptable.

(c) Design 
The proposed scheme includes for a newly built staircase of metal and a new upvc framed window to the front.  The design is considered acceptable in the context, which although more modern in window proportions than the original house, because it is at basement level it is not considered that this would cause undue harm to the appearance of the existing host building, and is similar to a recently approved scheme at no. 32 Alpine Street.  The proposal is therefore considered to accord with policy CS7.

(d)	Affect car/cycle parking provision
The application site has one off-road car parking space, which would be allocated to the proposed basement flat.  The property already benefits from 2 parking permits and this would be retained.  The requirement for the flat would be one space and this would be met.  Conditions and informatives are recommended regarding no entitlement for further parking permits for the surrounding residential streets, over and above what is currently allocated to the property. 

Cycle storage is proposed adjacent to the staircase to the basement flat.  Transport has accepted this on the basis that bikes would be secured and under the stairs.

Bin storage is proposed to be housed within an existing container to the side of the property, accessible from the front.  

(e) 	Affordable Housing and Infrastructure Contributions 
	This planning application relates to the conversion of an existing property and 	therefore is excluded from the requirements of Policy DM6 and no affordable housing 	contribution is therefore required.

No additional C3 floor space would be created therefore no Community Infrastructure Levy would be payable. 


RECOMMENDATION:

APPROVE


1) The development hereby permitted shall begin within three years from the date of this planning permission.

Reason: to prevent an accumulation of unimplemented planning permissions, and in accordance with Section 91 of the Town & Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2) The development hereby permitted shall be carried out in accordance with the following approved plans:

Received 16th January 2018:
	Proposed Floor Plan [with dimensions]
	Proposed Front Elevation 
	Proposed Front Elevation [detail for bicycle storage]

	Received 29th January 2018:
	Bin and Bicycle Storage [with respect to the bin storage only]

	Reason:  because permission is granted in respect of the development as detailed in 	the approved plans only.

3) The materials to be used in the construction of the external surfaces of the development hereby permitted shall be as stated in the application dated 23rd November 2017 and received 27th November 2017.

	Reason: in the interests of ensuring that the new development appears in keeping 	with the existing building in accordance with Policy CS7.

4) No dwelling shall be occupied until the bin storage facility shown on the approved plans has been provided and the bin storage facility shall be retained thereafter for use by occupiers of the dwelling/building at all times.

 	Reason: in the interests of the visual amenity of the area and to ensure that bins can 	be easily accessed when required in accordance with Policy CS7.

5) DC5	Bicycle parking 
	The bicycle parking area as on the approved plan shall be kept free of obstruction and 	available for the approved use at all times. 
		
	Reason: To encourage travel by sustainable alternatives to driving a motorcar in 	accordance with the Local Planning Authority's approved transport policies CS23 and 	CS24.
	
6) DC7	Parking permits 1
No residential unit hereby approved shall be occupied until the Council has been notified in writing of the full postal address of the unit. The notification shall be sent to the Council's Planning Manager quoting the application reference specified on this Notice.
	
Reason:  In order that the Council can update its records to ensure that parking 	permits are not issued to the occupiers of the new residential units hereby approved, and thus ensure that the development does not harm the existing amenities of the occupiers of neighbouring residential properties by adding to the already high level of on street car parking in the area in accordance with Policy CS24 and Policy DM12. 

7) DC8	Parking permits 2
Prior to any agreement being entered into for a new occupation of, or transfer of any interest in, the residential units hereby approved the prospective occupier/transferee shall be informed of the prohibition on entitlement to a car parking permit.  All material utilised for advertising or marketing the residential units for letting or sale shall make it clear to prospective tenants and occupiers that no parking permit will be issued by the Council to occupiers of the residential units.
	
Reason: In order that the prospective occupiers are made aware of the fact that they will not be entitled to an on-street car parking permit, in the interests of the proper management of parking, and to ensure that the development does not harm the existing amenities of the occupiers of neighbouring residential properties by adding to the already high level of on street car parking in the area in accordance with Policy CS24 and Policy DM12. 

[bookmark: _GoBack]Informatives:
Your attention is drawn to the terms and conditions of this permission. Any development which is carried out but which differs materially from the approved plans and details, or does not comply with any condition(s) or planning obligation(s) attached to the permission may result in the Council taking action to remedy the breach of planning control. If you are in any doubt please contact the Council.

The applicant’s attention is drawn to the requirement for submission of a Building Regulations application for the proposed development.  Please contact Building Control on 0118 937 2449 for advice.  

IF3	Highways
i) The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which enables the Highway Authority to recover expenses due to damage caused by extraordinary traffic. 
ii) Any works affecting the Highway shall be in accordance with Reading Borough’s Council’s document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. The applicant should note that compliance with this document is mandatory and licences to work on the Highway will only be issued if the requirements contained within it are met. A copy can be obtained from the Council’s website. 

I13	Parking Permits
The occupiers of the residential units will not be entitled to an on- street car parking
Permit. The parking permit conditions above place a requirement that the Council be notified of postal addresses of the residential units before occupation and that the occupiers/transferees to be informed of the prohibition on entitlement to a car parking permit. There is already a high level of on street car parking in the area and the site is located close to local facilities, with frequent public transport services on nearby roads. 
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