Delegated Application Report



Target Date: 06/02/2018


Extended Target Date: 09/05/2018
Address: 1019 Oxford Road, Tilehurst, Reading
Application No: 172040/FUL
Proposal: Change of Use from C4 (small House in Multiple Occupation) to C2 (residential institution)
Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is a two storey detached property on the south west side of Oxford Road.  The property is at a higher level than the road and the rear garden slopes upwards.  The property has a long rear garden.  The surrounding area is predominantly residential with Tilehurst Station close by.

Proposals:

The application is for the change of use of the existing 8 bedroom property to a residential care home for up to 7 adults who require permanent and/or long term placement.  The application form states the property was previously used as a C4 small HMO although the floor plans show the property as having 8 bedrooms.  It is therefore not clear what the existing use of the property has been but it is now currently vacant.
Notwithstanding this the proposed care home would be managed by Haven Bell.  The agent has advised in an email dated 3rd May 2018 that staff will stay at the property for 2 weeks at a time and will be collected from the train station.  The agent has advised that this system has been used in other homes they manage in London since 2012 and it has been confirmed that none of the staff will be entitled to park at the property.  The agent has advised that they anticipate a maximum of 4-5 staff on duty at any one time however the level of staff will depend on the needs of the service users.
Staff will not live at the premises however the property will be staffed 24/7 on a rota basis.  
There is parking to the front of the property for 3 car, bin and cycle storage.
Plans Submitted:

The agent submitted the following drawings, received on 15th November 2017: 
Block Plan

Drawing No: E-01 – Location Plan 

Drawing No: P-01 – Existing Floor Plans

The agent submitted the following plan, received on 12th December 2017:

Drawing No: P-02 – Parking Plan

Planning Statement

The agent submitted the following amended drawings, received on 12th March 2018:

Block Plan

Drawing No: P-01 – Existing Floor Plans

The agent submitted the following plan, received on 5th April 2018:

Drawing No: E-01 – Location Plan

Amended Planning Statement 

The agent submitted the following amended drawings and information, received on 5th May 2018:

P-03 – Existing Park Plan

P-03 – Existing Park Plan (showing parking)

Amended Planning Statement
Relevant Planning History:

None.

Consultation Responses:

· Transport raised no objection subject to conditions and informatives.
· Environmental Health raised no objection.
· Notification letters were sent to 1017, 1019 and 1021 Oxford Road and 24, 26 and 30 Clevedon Road.  One letter of representation has been received raising two queries relating to 1) why there is a blue section on the Location Plan and 2) the Planning Statement states there are no trees but there are trees in the back garden. 

Summary of discussions with applicant/agent:
The agent was asked to provide additional information with regards to parking and staffing and also asked to confirm the reason for the blue area on the Location Plan.  This did take a number of months to provide however the agent advised that there was no reason for the red and blue lines on the Location Plan and an amended Location Plan was submitted on 5th April 2018.  The proposal was also amended on the 5th May 2018 from 8 to 7 occupiers so there is one room available for staff use and a parking plan showing the retention of the existing landscaping.
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 Framework (2012)

Reading Borough Core Strategy (January 2008):

· CS15 (Location, Accessibility, Density and Housing Mix) 
· CS17 (Protecting the Existing Housing Stock)

Reading Borough Sites and Detailed Policies Document (2012):

· DM4 (Safeguarding Amenity)

· DM5 (Housing Mix)

· DM7 (Accommodation For Vulnerable People)
· DM12 (Access, Traffic and Highway-Related Matters)

Supplementary Planning Document

Revised Parking Standards and Design (2011)

The main issue to be considered:

i) The principle of development;

ii) The effect upon visual amenity and the public realm;

iii) Impact on neighbouring properties;

iv) Traffic generation and parking;

v) CIL

i) Principle of development  
Policy CS17: Protecting the Existing Housing Stock of the Core Strategy states that planning permission will not be granted for any loss of residential accommodation or land unless there are exceptional circumstances, and planning permission will not be granted for a net loss in the number of residential units or gross floor area.  

The Planning Statement states the current use of the property is as a C4 small HMO however the property has 8 bedrooms and there is no planning history to show this use was lawful.  Notwithstanding this, the proposal does involve the loss of dwellinghouse however the proposed use, although C2, would remain as residential accommodation.  The submitted planning statement states the property will “create a home like environment”.  DM7 states that development providing specialist accommodation for vulnerable people will address the identified needs, which are primarily for accommodation that enables occupants to live as independently as possible.  As the proposal would continue to be in residential use and provides suitable accommodation for a C2 use there is no policy objection to the change of use.

ii) The effect upon visual amenity and the public realm 
There are no external alterations proposed to the building and therefore the change of use will not impact on the visual amenity of the area.
iii)  Impact on neighbouring properties

The change of use is not considered to impact on the living environment of neighbouring properties.

iv) Traffic generation and parking 

The property is located on the south side of the A329 Oxford Road, which is one of the main distributor roads into and out of Reading.  It is paramount that free flowing traffic conditions and reasonable average speeds are maintained.  It is therefore essential that any development along the road is self-sufficient in parking provision and will not result in disruptive and conflicting traffic movements. 

The site is accessed from an existing crossover from Oxford Road with good visibility due to the wide verges.  The A329 Oxford Road has parking restrictions in the form of double yellow lines preventing on-street parking on the classified road network.  The parking plan illustrates that 3 parking spaces can be accommodated on-site.  
The site is located within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards and Design SPD.  However, there are no specific parking standards set for this type of facility where residents require a varying level of care.  

It is stated that staff will not live at the premises, but the property will be staffed 24/7 on a rota basis.  The applicant has clarified that the staff will be staying at the property for a period of two weeks at the time and will be collected from a train station and none of the staff have cars that are used to commute to work.  In any event, the applicant anticipates to have no more than a maximum 4-5 staff on duty at any one time which could be accommodated within the on-site parking provision. 

In accordance with the Council’s Parking Standards and Design SPD, a minimum provision 1 space per 3 staff should be provided.  Further details are required regarding the cycle parking provision however, this can be dealt with by condition. 

There are therefore no Transport objections subject to relevant conditions.  

v) Community Infrastructure Levy

The proposed change of use does not attract a CIL charge as it is a change of use of in use floorspace with no additional floorspace proposed.

Conclusion

The proposed change of use 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. Vehicle parking in accordance with approved plans 
4. Bicycle parking 
5. Restrict to 7 service users only

Informatives relating to:

1. Positive and proactive

2. Terms and conditions

3. Highways 
