DELEGATED APPLICATION REPORT

APPLICATION NUMBER: 161056/FUL
ADDRESS: 465 Oxford Road
THE PROPOSAL

Conversion of existing warehouse to form a 4 bedroom dwelling with associated works.
SITE DESCRIPTION AND SURROUNDING AREA

465 Oxford Road comprises two separate buildings, the former trade counter on the corner of Oxford Road and Kensington Road, and the application building. The trade counter is in the process of being converted to an A3/A5 use. The application building was previously used as a warehouse associated with the trade counter, and is currently being used to store carpets and beds.
The surrounding area comprises a mixture of residential and commercial uses.

RELEVANT SITE HISTORY

· 890965 (89-01025-FUL).  Demolish existing corrugated iron store and rebuild in brickwork on same line up to boundary of site.  Granted.
· 151866/FUL.  Conversion of existing trade counter (sui generis use class) to form an A3/A5 unit (sui generis use class).  Granted.
RESPONSE TO CONSULTATIONS

The application was assessed at two Applications Steering Group meetings.  It was agreed at the second meeting that the use of the building as a single dwelling would be acceptable.
The Transport Strategy Section, and Environmental Protection Department, have no objections subject to conditions.
RESPONSE TO PUBLICITY

No representations were received.
POLICIES

Legal and Planning Policy Context
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 

Part 4 – Promoting sustainable transport

Part 6 – Delivering a wide choice of high quality homes

Part 7 – Requiring good design
Planning Practice Guidance

· Air Quality

· Design
· Use of Planning Conditions
Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)
CS11 (Use of Employment Land for Alternative Uses)

CS15 (Location, Accessibility, Density and Housing Mix)

CS24 (Car/Cycle Parking)

Sites and Detailed Policies Document (2012)
SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity) 
DM10 (Private and Communal Outdoor Space)

DM12 (Access, Traffic and Highway Related Matters)
DM20 (Hazardous Installations)

SPG/SPD
· Parking Standards and Design (Supplementary Planning Document).
APPRAISAL

Principle of development
The proposal involves the change of use of employment land, and therefore falls to be assessed under Policy CS11.  This poses a number of questions, which are addressed below.
Is access by a choice of means of transport, including access to the strategic road network, poor, and likely to remain poor?

Access to the site by public transport is good.  However, the site has no off-road parking, so in this respect could be considered to be poor.

Is the continued use of the site for employment, including the potential for redevelopment for employment uses, viable?

Given the separation of the application building from the building on the Oxford Road frontage, and notwithstanding the temporary presence of a business in the application building, it is considered that the long term use of the site for employment uses is not particularly viable.
Is there a surplus of a similar size and type of accommodation in Reading?

It is not possible to assess this without carrying out a significant level of research.  Given the very limited size of the site such work is not considered to be expedient.

Would continued employment use of the site detrimentally affect the amenity and character of a residential area?
Given the proximity of the site to existing residential dwellings, there is the potential for the continued employment use of the site to have a detrimental impact on residential amenity.

Is the need for alternative uses stronger than the need for the retention of employment land?

There is a strong need for additional residential accommodation in the Borough.
Would the proposal result in a piecemeal loss of employment land where there is potential for a more comprehensive scheme?

No.

Taking all of the above into consideration it is considered that the principle of the change of use is acceptable.

Residential amenity
The application originally proposed converting the building into two dwellings, one with one bedroom and one with two bedrooms.  With the exception of one of the living room windows, all of the windows would have looked out onto the yard between this building and the buildings on Oxford Road.  The proximity of windows and a balcony at the rear of the Oxford Road properties would have severely compromised privacy in the proposed dwellings.  Officers were also concerned that the westernmost unit, being quite deep, would have suffered from poor levels of light.
The proposal is now for a single four bedroom dwelling occupying the entire building.  Privacy for the north facing living room window will be achieved through the provision of vertical wooden slats that will nonetheless allow light in.  An additional east facing window will allow further light into this room, and the bedroom above will benefit from opaque glazing.  Windows and a balcony will allow three of the bedrooms views toward Kensington Road.  An additional rooflight is proposed to the south facing roofslope at the request of officers.  The head height at first floor level of the dwelling is acceptable.

Given the increased amount of internal space for future occupants, and improvements to light and outlook, the quality of accommodation proposed is considered to be acceptable.

Transport issues
The development site is situated at the junction of Oxford Road and Kensington Road and is located within the Zone 3, the Secondary Core Area but on the periphery of Zone 2, Primary Core Area which directly surrounds the Central Core Area and extends to walking distances of 2 kilometres from the centre of Reading.  The site is located adjacent to premier bus routes with frequent service to and from the town centre and other areas of West Reading  

In accordance with the adopted SPD, the development would be required to provide 2 parking spaces for the dwelling.  The previous use would also have required parking, however, there is no room on site for off street parking.    

There are double yellow lines and a no loading restriction outside the site.  The development site is located in an area designated as a Residents Parking Permit Area; Zone 07R.  Shared user bays are in place on Kensington Road whereby parking for non-permit holders is permitted between 8 am – 8 pm for a maximum of 2 hours and at all other times for permit holders only.  Time limited short stay bays are also located on the Oxford Road itself. 

Whilst the site is accessible to good public transport links and local shops, the shortfall in residential parking should not be accommodated on the surrounding roads where there is already significant demand for on-street parking.   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.  This should be secured by condition.  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.

In accordance with the Council’s Parking Standards and Design SPD, the development should be provided with 2 cycle storage spaces.  Plans submitted indicate an area for this adjacent to the bin storage areas. However details of the type of storage and whether it will be secure has not been detailed. This can be dealt with by condition.

A bin storage area is indicated on the submitted plans. This will be located no further than 15m from the access point of the site and so is acceptable.

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.

RECOMMENDATION

Grant.
Case Officer: Ben Pratley

