


DELEGATED APPLICATION REPORT - Application No.: 180500
Address: 53 Culver Road
Proposal: Single storey rear extension, rear dormer roof extension, and change of use from C3 residential to C4 Small HMO within the Article 4 area.
Case officer: Alison Amoah
Target Expiry: 16/5/18

Site Description and Surrounding Area:
The site is a two storey semi-detached house with additional accommodation in the converted loft space.  There is on-street parking, but within a Residents Parking Permit Area Zone.  There is a small front garden and long rear garden.  The adjacent property no 51 has a large existing pitched roof single storey rear extension. The property is in the Article 4 Area which removes permitted development rights to change for C3 to C4 small HMO.

Proposal:  The proposal includes the following:
· Flat roof rear dormer 4.6m wide by 2.7m high
· Single storey rear extension, to create a relocated kitchen - to extend the existing single storey rear extension of 2.9m wide, by 3m deep with a mono-pitched roof.
· Change of use from a C3 dwellinghouse to a C4 small HMO to create five rooms; two at ground floor; two at first; and one at top floor.  The change of use would involve some internal changes.  

Plans considered: Received 20th March 2018:
Location and Block Plan – Drawing no: 001 Rev A
Existing Plan Layouts – Drawing no: 002 Rev A
Existing Elevations – Drawing no: 003 Rev A
Proposed Plan Layouts – Drawing no: 007
Proposed Elevations – Drawing no: 008
Proposed Dormer Volume Calculations – Drawing no: 009

Amended received 16th May 2018:
Proposed Plan Layouts – Drawing no: 007, Rev B

Relevant Planning History: 
180183/PREAPP - Proposed Change of Use from residential (C3) to HMO (C4) – Observations sent 2/3/2018
180621/HPA - Rear extension measuring 6m in depth, with a maximum height of 3.9m, and 2.2m in height to eaves level. Notification of the construction of an extension under class A Part 1 of Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015 – pending decision at time or writing

Consultation Responses: Nos 51 & 55 Culver Road and 76 & 78 Crescent Road were consulted.  
14 no. objections were received summarised as follows:

· Three quarters of the houses on Culver Road are already rented out to both students and private tenants. Most of the tenants are car owners and there is a already a severe lack of parking facilities available at the moment. Parking will cause noise, pollution and dust at all times of the day and night. The Road is already a busy and congested road; this additional concentration of traffic and roadside parking will cause traffic problems and create a safety hazard for other motorists.
· Almost all of the rented house's gardens are not maintained properly and rubbish bins are continuously left overflowing on the pavement which is not acceptable.
· Negative effects of noise, disturbance, loss of privacy, general nuisance, shading and loss of daylight. 
· I'd like to see the number of HMOs in this street limited.
· I think the proposed application would mean the number of registered (and unregistered) HMOs was too high in the area under Article 4. 
· The front garden at 53 Culver Rd is tiny and I would be amazed if you could fit 6 bins and a cycle shed into the space. The developers would have to remove all vegetation and it would be an eyesore.  In reality, the bins will be left out in the street as they are in many of the other HMO's in the road, blocking the pavement. 
· Even if they don't park in College/Culver Rds due to lack of parking permits, they will park locally, pushing the problem elsewhere.
· Loss of family home/character of the roads.  HMO's tend to dilute this sense of community as occupants rarely join in with events. 
· The bins will not be probably looked after and will remain on the pavement – after waste collection. The HMO tenants will not bother to place the bins back onto the property’s grounds.
· Many of the existing HMOs in Culver Road are badly managed by absentee landlords.  Lack of soundproofing creates nuisance noise in neighbouring houses.  Lack of management of bins results in the north side of Culver Road being permanently blocked by wheelie bins.  Because the landlords fail to manage these bins, they are frequently not emptied because the tenants put the wrong items in each.  This results in refuse being left in the street in open boxes or plastic bags.  Rats are not an uncommon sight!
· The application claims that there is only one HMO within 50m. Could this verified by someone in the Planning team?  
· I am not happy with the number of HMOs (at least 15) that already exist in Culver and College Roads, particularly on the North side of Culver Road, and I believe that further development of this form could be harmful to public amenity including an impact on litter.  
· Let's have more affordable housing built rather than relying on private landlords!
· To introduce a further HMO would be out of character with other properties in the street and would be detrimental to the overall character of the area.
· Should the HMO be let out to students, the risk of unacceptable unsociable-hours noise will rise accordingly.

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):
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)

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

Legal context: 
Reading Borough Council made an Article 4 Direction in May 2012, which came into force on 16th May 2013, which removes permitted development rights to convert from a dwellinghouse (C3 use) to a house in multiple occupation (C4 – small HMO for 3-6 unrelated persons sharing at least one basic amenity) in parts of Redlands, Katesgrove and Park Wards.  The application site is within the Article 4 Direction Area.

Appraisal:  

Main Issues: The main issues are considered to be: 

(a)	Whether the conversion of the property to C4 use has resulted in unduly diluting or 	harming a mixed and sustainable community;
(b) The impact on amenity of existing residents of the property and those of nearby properties; 
(c) Design 
(d) Effect on car/ cycle parking
(e) Bin storage

Along with the adopted local planning polices the Assessment has mainly been based on the Adopted Residential Conversions SPD (2013).  Section A of the 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).  Section B specifically covers the assessment of applications for HMOs within the area covered by the Article 4 Direction.  This application has been considered against both sections.  The SPD sets out 26 no. checklist items; the relevant ones of these are used to form the basis of the assessment within this report.
 
(a)	Whether the conversion of the property to C4 use has resulted in unduly diluting or harming a mixed and sustainable community
	
	The SPD identifies that the ‘tipping point is when the concentration of HMOs becomes over dominant and the community is no longer considered to be mixed and sustainable.’  The SPD defines that “planning permission will not normally be granted where the proportion of HMOs will result in HMOs representing 25% or more or the residential properties within a circle of 50m radius measured from the application site” (para. 5.43).  The concentration of HMOs in the area surrounding the application site has been calculated as a percentage of the total estimated number of existing HMOs (C4 or sui generis) against the total number of residential properties, i.e. those falling with C3, C4 or sui generis HMO use.  Available data from Environmental Health, Council Tax, extant (unimplemented) permissions for HMOs, and data on sites such as Rightmove, and data held by the Enforcement Team, has been used.  The total number of residential properties within the 50m radius, including the application site, has been calculated as 28 no.  The total number of properties in HMO use, using the above sources of data, including the application site is 5 no, which equates to 17.9%, and is below the threshold maximum of 25%.  Therefore in this regard the principle of the conversion of the application property to a C4 small HMO is considered acceptable.

(b)	The impact on amenity of existing residents of the property and those of nearby properties 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 - 	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 7.8sqm and the smallest bedroom (no. 5 second floor) 8.4sqm ( where the head height is 2.1m and above).  

	Communal Space – There is a lounge and kitchen which is considered acceptable for a small HMO. 

	Amenity Space – There is a good sized rear garden. 

	Visual Dominance and Overbearing – The dormer and single storey extension 	would 	not be visually dominant or overbearing and would be likely to be permitted 	development.

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

	Access to sunlight/daylight – this would be acceptable for proposed residents and existing

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 - There are new windows proposed to the rear within the dormer.  This would allow some overlooking of the rear gardens, but not significantly different to what is possible from existing first floor windows.  In any case this element of development would be likely to be permitted development.  

There are 2 no. proposed front facing velux windows, which would not have a detrimental effect on overlooking.

Noise and disturbance: In terms of noise and disturbance there is no evidence to suggest that an HMO for up to five individuals would create significantly greater levels of noise than a fully occupied three bedroom family house.  

Bin storage: Bins would be stored to the front of the property, although not ideal from an aesthetic point of view, as there is no side access to get to the rear garden there is no other viable option, without having to carry bins through the house.  Objectors have raised concerns regarding the management of bins.  A condition is recommended regarding the management of the HMO which would include with regard to refuse storage.

(c)	Design

	Would the proposal:
· Detract from the appearance of the original building through the use of ill-matching materials and by not fitting in with the design, scale and proportions of the original building;  No   
· Reduce the amount of usable amenity space for the property to an unacceptable degree;   No 
· Require the loss of trees in the garden or put significant trees at risk; No
· Significantly reduce the amount of daylight and sunlight enjoyed by neighbouring properties; No 
· Detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; No 
· Detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; No 

(d) 	Affect car/cycle parking provision

There is currently no off-street parking spaces resulting in a shortfall of two spaces.  In accordance with the SPD, the proposed development would require 1.25 car parking spaces (i.e. 0.25 per room), therefore the shortfall of parking remains unchanged.  As the site is located within a Parking Permit area conditions and informatives removing rights to parking permits for tenants are recommended. 

Although there would be space for cycle storage within the front garden this needs to be balanced against the appearance of the site within the street scene.  Objectors have raised concern that a specific cycle storage structure would create an eyesore in the road.  It is considered that this addition to the front garden would have a detrimental effect and the retention of some landscaping would in this instance have a more positive effect on the property’s appearance in the street.  

RECOMMENDATION:
APPROVE
1) TL1 – standard time limit  
2) Approved plans
3) [bookmark: _GoBack]Parking permits x2
4) Matching materials
5) Retention communal space
6) Tenants Management Plan
7) Noisy Construction
8) Bonfires

Informatives:
Terms and Conditions
Building Control
HMO Management Plan
Encroachment
Housing Act
Positive and Proactive



