


Delegated Application Report - Application No.: 171524	       
Address: 196 Oxford Road
Proposal: Refurbishment and change of use from a licensed 10 person House in Multiple Occupation (sui generis) to 2 two bed flats and a studio (C3a use)
Case officer: Alison Amoah
Target Date: 17/11/17 (EXT)

Site Description and Surrounding Area:
The application site is a traditional brick built three storey terraced house with third floor as roof space served by large original pitched roof dormers front and back.  There are original bay windows to the ground and first floors and an enclosed front garden with wall and mature hedging.  To the rear is an original pitched roof gable ended projection with a mono-pitched original single storey extension beyond that.  No. 198 (PO and residential above) has extended to the rear at two storey in line with the original single storey extension.

There is an existing rear garden with original brick boundaries between the site and no 198 and no. 194.  The curtilage of no. 2 Salisbury Road is adjacent to the rear boundary.  

It is located close to Central Reading and opposite Reading West Station.  It is not listed nor in a Conservation Area.

The area is a mix of residential and commercial uses with dwellings comprising houses, flats and HMOs.

It is currently vacant, but was previously used as Large Sui Generis HMO for 10 occupants, licensed by Environmental Health for a maximum of 10 persons (licence expired July 2017).  However there is no planning history for a change of use from C3 dwelling. 

Proposal: 
· Change the use to two 2 bedroom flats – one at ground floor and one split between first and second floor, and one studio at first floor
· Associated bin storage to the front
· Amenity space to serve the ground floor flat.
· Demolition of existing single storey rear extension and rebuild with new first floor extension above of 1.1m deep by 3.3m wide (in line with no. 198) 
· New and revised window and door openings of traditional style to match existing and materials to match.

Plans considered: 
As received 4th September 2017:
· Location & Block/Roof Plan - Drawing no: 17005-PL-01
· Existing Site Plan - Drawing no: 17005-PL-02
· Existing Floor Plans - Drawing no: 17005-PL-03
· Existing Front and Rear Elevations -  Drawing no: 17005-PL-04
· Existing Side Elevation - Drawing no: 17005-PL-05
· Proposed Site Plan - Drawing no: 17005-PL-06
· Proposed Floor Plans - Drawing no: 17005-PL-07
· Proposed Front and Rear Elevations - Drawing no: 17005-PL-08
· Proposed Side Elevation - Drawing no: 17005-PL-09
· Design and Access Statement, prepared by Weston & Co Architects

Amended received 27th October 2017:
· Proposed Site Plan - Drawing no: 17005-PL-06 Rev A
· Proposed Floor Plans - Drawing no: 17005-PL-07 Rev A

Amended received 8th November 2017:
· Proposed Site Plan - Drawing no: 17005-PL-06 Rev B
· Proposed Floor Plans - Drawing no: 17005-PL-07 Rev B
· Proposed Front and Rear Elevations - Drawing no: 17005-PL-08 Rev A
· Proposed Side Elevation - Drawing no: 17005-PL-09 Rev A

Relevant Planning History: 
None  

Consultation Responses: Nos, 194 and 198 Oxford Road were consulted.  No responses were received.  

Transport: This site is situated on A329 Oxford Road, which is a busy public transport route between the central Reading and the west and within 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.  

In accordance with the adopted Parking Standards and Design SPD, the development would be required to provide a parking provision of 1 parking space per flat.  Plans submitted do not illustrate or make reference to any planned off road provision for car parking.  The Design and Access statement confirms that there is no capacity on site to provide off road parking and states that prospective residents would apply for on street permits. 

The development site is located in an area designated as a Residents Parking Permit Area; Zone 06R.  Under the Borough’s current parking standards, this proposal would generate additional pressure for parking in the area as stated above.  Therefore if this application is approved there should be an assumption that any future occupants of the proposed dwelling will not be issued with resident parking  or visitor permits which should be covered by condition and an informative applied. This will ensure that the development does not harm the existing amenities of the neighbouring residential properties by adding to the already high level of on street car parking in the area.  There are parking restrictions at the front of the property in the format of double yellow lines and loading restrictions.  Shared user bays are located on the adjacent Salisbury Road where non permit holders are permitted to park between 8am -8pm for a maximum of 2 hours, after which it reverts to a residents parking area only. Given the close proximity of the development to the town centre and the frequent bus service in and out of town a car free development could be considered.

In accordance with the adopted Parking SPD, the development is required to provide a minimum of 0.5 cycle parking spaces for each dwelling which should be in a conveniently located, lockable, covered store.  This therefore equates to a minimum of 2 cycle parking spaces for this proposed development.   Plans submitted do not illustrate cycle storage.  Revised plans will be required for submission illustrating the proposed provision. 

Bin storage is illustrated on the submitted plan being sited at the front of the property. Bin storage should comply with Manual for Streets and British Standard 5906: 2005 for Waste Management in Buildings and should be located no further than 15m from the access point of the site to avoid the stationing of service vehicles on the carriageway for excessive periods.  It is suggested that the Councils Waste Department should be contacted to ensure the correct number/type of bins are provided. 

In order to fully determine this application, please ask the applicants agent to resubmit revised plans addressing the points above.
Planning Officer note: Due to site constraints and the desire to retain existing boundary treatment no cycle store was provided.  

Environmental Protection & Nuisance: Standing Advice C relates to small residential developments or conversions – 10 dwellings or less – near busy road or near land use of noise/air quality concern.  This recommends that a noise assessment should be submitted in support of applications for new residential proposed in noisy areas, and that the assessment would be assessed against the recommendations for internal noise levels within in accordance with BS 8233:2014 and WHO guidelines for Community Noise. The report should identify any mitigation measures that would be necessary to ensure that the recommended standard is met. 

Where appropriate, the noise assessment data should also include noise events (LAMax) and the design should aim to prevent noise levels from noise events exceeding 45dB within bedrooms at night. Noise levels above 45dB are linked with sleep disturbance.

Internal noise criteria (taken from BS8233:2014)
	Room
	Design criteria 
	Upper limit

	Bedrooms (23:00 to 07:00)
	<30dB LAeq,8hour
	

	Living rooms (07:00 – 23:00)
	<35dB LAeq,16hour
	

	Gardens & Balconies
	<50dB LAeq,T
	<55dB LAeq,T



A condition is recommended and is included below.  
With regard to air quality as the proposed scheme is located within an air quality management area, identified with monitoring as being a pollution hot-spot (likely to breach the EU limit value for NO2) and introduces new exposure / receptors, the advice identities that an assessment and/or mitigation measures should be provided as part of the application, and that the applicant demonstrates sufficient mitigation measures are implemented to protect the residents from the effects of poor air quality.  

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 this application:
National Planning Policy Framework
National Planning Guidance

Reading Borough Local Development Framework Core Strategy Document, 2008 (altered 2015). 
Policy CS1: Sustainable Construction and Design
Policy CS3: Social Inclusion and Diversity
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 CS18: Residential Conversions
Policy CS23: Sustainable Travel and Travel Plans
Policy CS24: Car/Cycle Parking
Policy CS34: Pollution and Water Resources

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 DM8: Residential Conversions
Policy DM10: Private and Communal Outdoor Space
Policy DM12: Access, Traffic and Highway-Related Matters
Policy DM19: Air Quality

Supplementary Planning Guidance/Documents 
A Design Guide to House Extensions (2003) 
Revised Parking Standards and Design (2011)
Revised Sustainable Design and Construction (2011)
Residential Conversions (2013)
Technical Housing Standards – Nationally Described Space Standard, DCLG (2015)
Waste Management Guidelines for Property Developers, Architects, Planners and Contractors (RBC)

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 considerations:
The main issues to be considered are: 
a) Principle of residential 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 
g) Environmental Matters
h) Bin storage

a) Principle of residential development; Does the conversion of the property result in unduly diluting or harming a mixed and sustainable community?
The principle of conversion of the property to residential self-contained flats and studio apartments is acceptable as it accords with Policy DM8 in that it has four or more bedrooms or measures more than 120 square metres gross (external dimensions when built) – it is 171sqm.

The property is currently an HMO and the conversion to independent units would create a more acceptable form of residential development.

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 includes two 2 bedroom flats, which complies with policy.   

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 – The proposed internal floorspace proposed for the units are:
Unit 1 (two-bedroom): 62.8 sqm
Unit 2 (Studio): 27.3 sqm
Unit 3 (two-bedroom): 72.8 sqm

These meet the minimum standards as set out in Appendix 1 of the SPD and is therefore generally acceptable in this regard.  In addition the sizes would meet the standards within the national space standards (DCLG, 2015).

Loft and basement rooms - For loft rooms the guidance states that these would be acceptable where there is sufficient headroom and is incorporated into accommodation split over two floors.  A large part of the overall area of the loft room (Unit 3Studio G) has a min headroom of 2.15m and meets the required minimum internal space standard. 

Sound Insulation – Each unit should be appropriately insulated to meet building regulation standards and to comply with policy requirements (DM4 & 8).  This would be addressed through Building Regulation requirements, and an informative is included. 

Amenity Space – The property has a rear garden, which it is proposed would be for sole use of the ground floor flat (Unit 1).  With regard to the remaining units these would have no private amenity space, however there is public open space within walking distance.  There is no rear access to the garden other than through the ground floor accommodation.  It was considered that a reconfiguration of the internal space to create access for all the flats would not be an efficient use of the internal space.  

External windows – All habitable rooms would benefit from an external window.

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 partially achieves this, but the constraints of the existing layout have meant that it has not always been possible to propose common room types above and below each other.  An informative is included regarding sound insulation as referred to above and the DAS states that “suitable acoustic upgrade to the floors will be proposed in compliance with Building Regulations”.

d) 	Design of the proposed extension 
The proposed rear extension would be of a scale which it is not considered would have an effect on privacy or overlooking, and would not be visually dominant or overbearing.  Amendments were made to the proposed window detailing to match existing.  The proposed extension is considered to be of an appropriate design, and is considered would accord with policies DM4, DM7, DM9.  

e) 	Car/ cycle parking
The site is in a very accessible location for alternative modes to the car and is therefore considered to be acceptable without parking provision, and Transport has confirmed that there are no objections subject to the inclusion of conditions and informatives that future occupiers would not be entitled to parking permits on surrounding streets.

Cycle storage could be provided within the front garden only, which is a relatively small space, and its provision, combined with bin storage would necessitate the loss of well-established landscaping and would be adjacent to and partially infront of the front facing ground floor windows.  Due to the site constraints, and in light of the site’s accessible location, it was considered acceptable that no cycle storage be provided in this instance. 

f)	Impact mitigation/infrastructure contributions
The development would involve the creation of a small amount of additional C3 residential floorspace, which would be liable for CIL at the rate of £120per sqm.  CIL does not form part of the determination, but informatives are included regarding the CIL process following determination.

As adopted, Policy DM6 of the Sites and Detailed Policies Document - Affordable 	Housing, would apply to this proposal, however following a recent Strategic 	Environment, Planning and Transport Committee it was agreed to implement Policy DM6 as drafted but excluding proposals that solely involve the conversion of an existing property, where the conversion involves the provision of 10 or less dwelling units (i.e. not HMOs).  Therefore no Affordable Housing Section 106 contributions are required for this proposal.  

Although there is a small extension this is not considered of a scale which has enabled an additional unit to be created.  The internal space could have accommodated 3 units without it. 

g) Environmental Matters
The proposed scheme is within an Air Quality Management Area and Policy DM19 requires that developments have regard to the need to improve air quality and reduce the effects of poor air quality through design and mitigation to help to improve local air quality.  The AP&N standing advice is that mitigation is required for developments which introduce sensitive receptors (which includes residential) and suggests some examples.  The application site is an existing residential use and the layout and window positions offer limited opportunity for mitigation.  The property is set back from the highway edge and there is some existing landscaping to the front, and it is considered that the proposed scheme would not be significantly different from the existing situation.  Therefore, no condition is recommended in this instance.

	In terms of noise a condition is recommended requiring measures to be implemented 	prior to occupation.  

h) Bin storage
Storage for bin sis proposed int eh front gadern as there is no other communal accessed external area and no rear access gate.  This would comprise 2no. 360 litre wheelie bins for general refuse and 2no. 360 litre wheelie bins for mixed dry recyclables, within 10 metres of the public highway, which would comply with the Council’s Waste Management Guideline.  Bin storage is indicated on the proposed plan.  A condition is recommended requiring the area to be retained for bin storage.  

RECOMMENDATION:

APPROVE

1) The development hereby permitted shall begin no later than three years from the date of this decision.  
 
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 8th November 2017:

[bookmark: _GoBack]	Proposed Site Plan - Drawing no: 17005-PL-06 Rev B
	Proposed Floor Plans - Drawing no: 17005-PL-07 Rev B
	Proposed Front and Rear Elevations - Drawing no: 17005-PL-08 Rev A
	Proposed Side Elevation - Drawing no: 17005-PL-09 Rev A

Reason: because permission is only granted in respect of the development detailed in the approved plans.
3) The materials to be used in the construction of the external surfaces of this development shall match those used on the existing building and as detailed on the approved plans.

Reason: as no details of the materials have been submitted and in the interests of ensuring that the new development appears in keeping with the existing building in accordance with Policy CS7. 

4) 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.

5) Prior to any agreement being entered into for a new occupation of, or transfer of any interest in, the residential flat hereby approved the prospective occupier/transferee shall be informed of the prohibition of entitlement to a car parking permit.  All material utilised for advertising or marketing the residential units/houses/flats/apartments 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 flats.  

	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 Adopted 	Core Strategy (2008, altered 2015) Policy CS24 and Sites and Detailed Policies 	Document (2012, altered 2015) Policy DM12.

6) The hours of noisy construction, demolition and associated deliveries shall be restricted to the hours of 08:00hrs to 18:00hrs Mondays to Fridays, and 09:00hrs to 13:00hrs on Saturdays, and not at any time on Sundays and Bank or Statutory Holidays without prior approval from the Local Planning Authority.

	Reason: In the interests of the amenities of nearby residents in accordance with Site 	and Detailed Policies Document (2012, altered 2015) Policy DM4.

7) No materials or green waste produced as a result of the clearance of the site, demolition works or construction works associated with the development hereby approved shall be burnt on site.

	Reason: In the interests of air quality, the amenity of neighbours, and to promote 	more sustainable approaches to waste management in accordance with Policies CS34 	and CS2.

8) The area shown for bin storage on the approved plan shall not be used for any purpose other than bin storage.

Reason: To ensure that adequate provision is made for the storage and collection of refuse in accordance with Policy CS2 and Policy DM12.

9) Prior to occupation measures shall be implemented to protect the flats from the external noise environment of the area.  The scheme itself shall be designed, specified and constructed so that the sound insulation performance of the structure and the layout of the dwellings are such that the indoor ambient noise levels accord with guidance within BS 8233:2014 (Guidance on Sound Insulation and Noise Reduction for Buildings).

	Reason: to protect the amenity of future occupants of the proposed development in accordance with Policy DM4.

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. Specifically this would include with regard to fire safety, means of escape and sound insulation.    

Complaints are commonly received about noise and dust caused by construction and demolition works, particularly working outside reasonable hours and smoke from bonfires associated with the burning of waste on site.  The developer is reminded that construction and demolition associated with the approved development will be subject to environmental health law.

The applicant should ensure that the escape route from the upper floors provides the necessary fire protection.  Precise requirements can be discussed with the Council’s Building Control office. Further guidance is also available in the LACORS guidance document ‘Housing – Fire Safety’ available at: www.gov.uk/workplace-fire-safety-your- responsibilities/fire-safety-advice-documents.

The occupiers of these residential units will not be entitled to an on-street car parking Permit.  Current and new occupiers should be informed of the prohibition on entitlement to a car parking permit as explained on the Council’s website.  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. 

The Council introduced the Community Infrastructure Levy (CIL) on 1st April 2015.  CIL is a way of securing financial contributions towards infrastructure from new development, and partially replaces the Section 106 planning obligation regime. It is a set charge per sq m of
floorspace for different uses, and, unlike Section 106, it is non- negotiable.  It applies to developments which result in at least one dwelling; where the space has not been in lawful use for 6 months within the last 3 years or 100 sq m of new floorspace. For this approved development the CIL status is CHARGEABLE).   If chargeable you will be sent a
CIL Liability Notice with the calculated amount soon. CIL becomes payable on commencement of the development or by instalments.

For more information go to:
http://www.reading.gov.uk/media/2791/Community-Infrastructure-Levy-
Advice-to-Applicants/pdf/CIL_Advice_to_Applicants.pdf

The local planning authority has worked positively and proactively with the applicant to resolve relevant matters to allow permission to be granted within the prescribed target or agreed extended timescale for the decision to be issued.


  



