Delegated Application Report


Target Date: 21/05/2018



Address: 11 Denmark Road, Reading
Application No: 180407/FUL
Proposal: Change of use from 5 bedroom C4 House in Multiple Occupation to a 7 bedroom sui generis House in Multiple Occupation.
Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is a three storey semi-detached property with a three storey rear gable and a single storey rear extension.  The surrounding area is predominantly residential.  The property is within the Alexandra Road Conservation Area. 

A Certificate of Lawfulness for the existing use of the property as a 5 bedroom House in Multiple Occupation was granted in July 2015.

The property falls within an Article 4 area which removed permitted development rights for changes from C3 dwellinghouses to C4 small HMOs.

Proposals:

The proposal is for the change of use from two reception rooms in an existing 5 bedroom C4 HMO to two bedrooms to create a 7 bedroom sui generis HMO.  All other rooms within the property will remain as existing.
Plans Submitted:

The applicant submitted the following plan and information, received on 5th March 2018: 
Existing Floor Plans
Various correspondence and photographs of previous and existing use.

The applicant submitted the following plan, received on 19th March 2018:

Location Plan

The applicant submitted the following plan, received on 26th March 2018:

Bin Storage and Bike Storage Locations

The applicant submitted the following plan, received 4th May 2018:

Proposed Floor Plan

Relevant Planning History:

150121/CLE - Certificate of Lawfulness for existing use as 5 bedroom House in Multiple Occupation consisting of 3 bedrooms on the first floor and 2 bedrooms on the second floor.  Permitted 03/07/2015.
Consultation Responses:

· Transport raised no objection subject to conditions restricting parking permits.
· Conservation Area Advisory Committee – no comments at the time of writing.

· Properties at 6, 8, 9 and 13 Denmark Road and 6 Alexandra Road were consulted and no comments have been received.

Summary of discussions with applicant/agent:
None.  

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 Guidance

National Planning Policy Framework (NPPF) - 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)

DM12 (Access, Traffic and Highway-Related Matters)
Supplementary Planning Guidance/ Documents:  

Residential Conversions SPD (2013)

Revised Parking Standards and Design SPD (2011) 

The main issue to be considered:

i) The principle of development;

ii) Mixed and sustainable communities

iii) Impact on amenity of existing and future residents of the property;

iv) Design and impact on the character of the property and surrounding area;

v) Impact on neighbouring properties;

vi) Traffic generation and parking;

vii) CIL

i) Principle of development  
Policy DM8 of the Sites and Detailed Policies Document states that properties to be converted into Sui Generis HMOs must have four or more bedrooms or measure more than 120 square metres gross.  The property has 5 bedrooms and has a floor area of approximately 200sqm.  The principle of a change of use to a large HMO is therefore acceptable.  
ii) Mixed and sustainable communities

Policy DM8 states that any proposal to convert a property into a large HMO 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.  

11 Denmark Road falls within an Article 4 Direction Area which removed permitted development rights for the change of use from a C3 dwellinghouse to a C4 small HMO, the SPD advises that planning applications for the change of use of a property into a large HMO will be assessed using the threshold limit to identify what proportion of properties an area can accommodate as HMOs.  As the property is already an existing C4 HMO the threshold limit is not applicable in this instance.
iii) Impact on amenity of existing and future residents of the property 

The two rooms to be converted have floor areas of approximately 20sqm and 10.80sqm and therefore provide adequate space to ensure suitable accommodation can be provided for future occupants.  The property has a large kitchen/breakfast room measuring approximately 24sqm and a communal area in the basement measuring approximately 25sqm.  Both proposed bedrooms would have external windows.  A condition will be imposed to ensure the communal area is retained.  As such, the proposed layout of the property is considered acceptable in terms of its impact on existing and future occupiers and is in accordance with polices DM4 and DM8 of the Sites and Detailed Policies Document. 
iv) Design and impact on the character of the property and surrounding area
No external alterations are proposed to the property and bin and cycle storage will remain as existing.
v)  Impact on neighbouring properties

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 change of use from a 5 bedroom C4 HMO to a 7 bedroom sui generis HMO is not considered to have a significantly detrimental impact on neighbouring residents or on the surrounding area however a condition will be imposed which restricts the number of occupants to no more than 10.  The proposal is therefore in accordance with policies CS18 of the Core Strategy, DM4 and DM8 of the Sites and Detailed Policies Document and the Council’s SPD on Residential Conversions.  

iv) Traffic generation and parking 

There is no off-street parking at the property and Denmark Road is controlled by a residents permit parking scheme.  Given the restrictions in place preventing unauthorized on street parking and the controlled residents parking permit scheme which operates in roads adjacent to the site the proposal is acceptable subject to appropriate conditions to prevent future occupants to apply for Residents Parking Permits.  Cycle and bin storage will remain as existing and are acceptable. 

vii) Community Infrastructure Levy

No CIL is payable.

Conclusion

The proposal 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. Number of occupants

4. Communal area to be retained HM2

5. Bin and bicycle storage in accordance with approved plan
6. Parking permits 2

Informatives relating to:

1. Positive and proactive
2. Terms and conditions
3. Parking permits
