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DELEGATED APPLICATION REPORT

Ward: Park ward

App Ref: PL/25/1649 Full planning permission

Address: 122 Wykeham Road, Reading, RG6 1PL

Proposal: Change of use of existing residential dwelling (use class C3) to a 4-bedroom HMO (use class
C4) retrospective application.

Applicant: Mr Ismail Khan

Received date: 17/11/2025

Target Decision date: 02/03/2026 (EOT)

Case Officer: Marcelina Rejwerska

1. SITE DESCRIPTION

The application site is a two-storey mid-terrace property on the south side of Wykeham Road. The
surrounding area is residential in nature, comprising uniform terraced properties. The site is in an Article
4 Direction area, removing permitted development rights for conversions from Class C3 to C4.
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Figure 1 Application site (middle) as seen from the street. Photo taken by case officer on 18 Feb 2026.

2. PROPOSAL AND SUPPORTING INFORMATION

Planning permission is sought retrospectively for the change of use of the dwelling from a single-
occupancy residential dwelling (use class C3) to a 4-bedroom small HMO (use class C4). The proposed
cycle store in the rear garden is the only part of the works which are not yet implemented.

ground floor first floor
PROPOSED FLOOR PLANS



oY i
&5 Reading

2.1. Information submitted:

Planning Statement

Design and Access Statement

WR122-001 Rev P1 — Location Plan

WR122-002 Rev P1 — Block Plan

WR122-002 Rev P1 — Existing Floor Plan

WR122-005 Rev P1 — Existing and Proposed Elevations
Received 17 November 2025

WR122:04 Rev P3 — Proposed Floor Plans
Received 23 February 2026

3. RELEVANT PLANNING HISTORY

PL/25/1142 — Change of use of 3-bedroom residential dwelling (use class C3) to 5 1.No bedroom’s HMO
(use class C4). Application refused on 14 October 2025 due to the following reasons:
1. Poor quality of accommodation failing to meet the required living standards for a 5-bed HMO,
lack of management plan for refuse storage and collection, poorly sized bedrooms, lack of
communal space, insufficient outdoor amenity space.

4. CONSULTATIONS

The following were consulted:
¢ RBC Transport Development Control — No objections subject to conditions.
¢ RBC Planning Enforcement — Complaint received regarding works commencing prior to decision.
¢ RBC Council Tax — We have no knowledge that this property is used as a HMO for CT purposes.

A site notice was also displayed on site. One objection received citing concerns relating to:

¢ Neighbouring properties are both HMOs, | was under the impression the council did not agree to
3 houses in a row being HMO licenced.

e The applicant stated there will not be an impact on parking in the area yet in another part of the
application states that it will be up to the individuals who reside in the property to obtain parking
permits.

e There have also been deliveries of pallets and a skip in the disabled parking bay.

Officer comment — the above concerns are addressed within this report.

5. 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'. However, the NPPF does not change the statutory
status of the development plan as the starting point for decision making (NPPF paragraph 12).

National Policy and Guidance
National Planning Policy Framework
National Planning Practice Guidance

Reading Borough Local Plan (2019)
CC1: PRESUMPTION IN FAVOUR OF SUSTAINABLE DEVELOPMENT
CC5: WASTE MINIMISATION AND STORAGE
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CC7: DESIGN AND THE PUBLIC REALM

CC8: SAFEGUARDING AMENITY

H8: RESIDENTIAL CONVERSIONS

H10: PRIVATE AND COMMUNAL OUTDOOR SPACE

TRS5: CAR AND CYCLE PARKING AND ELECTRIC VEHICLE CHARING

Other documents
Revised Parking Standards and Design SPD 2011
Residential Conversions SPD 2023

Local Plan Update

The current version of the Local Plan (adopted in November 2019) turned five years old on Tuesday 5th
November 2024. The Local Plan was reviewed in March 2023 and around half of the policies in the plan
are considered still up to date. However, the rest need to be considered for updating to reflect changing
circumstances and national policy. A consultation version of the draft updated version of the Local Plan
was published on 6" November 2024.

Although there is a five-year period for carrying out a review of a plan after it is adopted, nothing in the
NPPF or elsewhere says that policies automatically become “out of date” when they are five years old. It
is a matter of planning judgement rather than legal fact whether a plan or policies within it are out-of-date.
This will depend on whether they have been overtaken by things that have happened since the plan was
adopted, either on the ground or through changes in national policy, for example.

Officer advice in respect of the Local Plan policies pertinent to this application listed above is that they
remain in accordance with national policy and that the objectives of those policies remains very similar in
the draft updated Local Plan. Therefore, they can continue to be afforded weight in the appraisal below
and are not considered to be ‘out of date’.

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.

6. APPRAISAL

6.1. Land use matters

Residential Conversions SPD Appendix 4 contains a checklist for all developments relating to
conversions of a residential dwelling to HMO.

Checklist 4 (CC8, H8): A proposal for conversion should not result in a dwellinghouse being located directly
between two HMOs.

The application site is located next to an existing HMO (124 Wykeham Road) and a single-occupancy
dwelling (120 Wykeham Road), although it has been suggested that 120 Wykeham Road could also be a
HMO; however, the Council have no information to substantiate this. 118 Wykeham Road is also not a
HMO. As such, the proposal does not result in the sandwiching of a single occupancy dwelling between 2
HMOs.
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Checklist 3 (H8): Any residential conversion must contribute to achieving an appropriately mixed and
sustainable community by providing an acceptable housing mix, ensuring that, as appropriate, single
family housing remains the dominant form of dwelling in the vicinity of the application, taking account of
the relevant threshold approach, and ensuring there is not a detrimental impact on the physical character
of the area.

The site is within an Article 4 Direction area (A4D), which removes permitted development rights for the
change of use from a dwellinghouse (C3) to a small HMO (C4). The Residential Conversions SPD 2023
requires proposals for new HMOs in A4D areas to prevent the dilution of sustainable and mixed
communities. While this is hard to objectively define, the SPD provides a guideline threshold requiring that
all proposals for HMOs in A4D areas are assessed on the density of HMOs within a 50m radius being less
than 25%. Having calculated the density within 50m of the site (measured from the front door of 122
Wykeham Road), the proposal would increase the density of HMOs from 15.5% to 17.7%. Therefore, the
proposal will not result in an excess of HMOs within a 50m radius.

While the proposal may meet this policy requirement, the SPD also requires all proposals for small HMOs
to meet a number of requirements relating to design and residential amenity, as listed in Appendix 4
(Checklist) of the Residential Conversions SPD. These are assessed further in this report.

6.2. Design and character

Policy CC7 sets out requirements for good design. The wording of this policy is greatly expanded within
the emerging Local Plan Partial Update. Residential Conversions SPD Appendix 4 Checklist 1 states “Any
external alterations must be carried out sympathetically, respecting the physical character of the area.”

No external alterations are proposed to the property. As such, the development will not affect the character
of the site nor the wider area. The internal alterations are minimal and easily reversible should the property
be reversed back to Class C3 use. Overall, there are no concerns to raise regarding the design of the
proposal.

6.3. Residential amenity

Policy CC8 requires all development to not cause a detrimental impact on the living environment of existing
residential properties or unacceptable living conditions for future occupants. Policy H10 requires dwellings
to be provided with functional private or communal open space. Residential Conversions SPD Appendix
4 Checklist items 5-11 apply.

The property is neighboured by an existing HMO to the left (124 Wykeham Road) and an existing single-
family dwelling to the right (120 Wykeham Road). An objection was received which stated that no. 120
Wykeham Road is also a HMO, however, the Council do not have any evidence of this. Regardless, there
is no concern to be raised with regards to the amenity of the neighbouring residents as the proposed
kitchen/dining and lounge areas are in the same original layout of the properties in the surrounding area.
With 4 occupants, it is not considered that the use of the communal areas would result in unreasonable
levels of noise affecting neighbouring properties.

Similarly, there are no concerns in terms of future occupants. The internal layout of the property is
considered acceptable, as is the provision of communal space. Each bedroom has adequate access to
natural sunlight/daylight and there are no stacking concerns. The property has an existing garden at the
rear which provides adequate outdoor communal amenity space.
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6.4. Parking and refuse

Policy TR5 requires all development to provide car parking and cycle parking that is appropriate to the
location and accessibility of the site to the sustainable transport facilities in the Borough. Policy CC5
requires development to demonstrate adequate, well-designed spaces for waste storage. Residential
Conversions SPD Appendix 4 Checklist items 14-18 apply.

The application site has no off-road parking, and none is proposed. The occupants will not be eligible for
parking permits at the site due to the high demand in the area, however, the site is located close to nearby
bus stops connecting the area to Reading centre, and as such this arrangement is considered acceptable.
A closed and secure cycle store for 2 bikes is proposed in the rear garden, which is considered sufficient
provision for the number of occupants. A condition is recommended to secure the details of this store prior
to first occupation of the property.

With 4 occupants, it is not considered that there is a need for a dedicated refuse store area or any additional
refuse bins. There is sufficient space at the front of the property to keep 2 wheelie bins and a food waste
bin off the road. A dedicated refuse store would not fit within this area and would add to the visual clutter
in the street.

Overall, there are no transport concerns to raise.

7. CONCLUSION

The proposal has been assessed in line with locally adopted policies and is considered in accordance with
those policies.

8. RECOMMENDATION
GRANT PERMISSION

Recommended conditions:

1. Time limit standard

2. Approved plans

3. Communal rooms to be retained as per plans

4. HMO Cycle storage

5. Parking permits — notification to occupants
Informatives:

1. Terms

2. Building Control

3. Complaints about construction

4. Encroachment

5. HMO Management Plan

6. Parking permits

7. Housing Act

8. Positive and proactive



