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3 Union Road, Leamington Spa, CV32 5LT
Proposed change of use from single dwelling (Class C3) to 6 bed student
accommodation (Class C4) FOR Mr T Allen

This application is being presented to Committee due to the number of objections
received, an objection from the Town Council having been received and a request
from ClIr Bill Gifford for this application to be presented to Members of the
Planning Committee.

SUMMARY OF REPRESENTATIONS

Leamington Spa Town Council: An objection is raised for the following
reasons:

1. There are inadequate and unclear plans as to how the building would work as
a six bedroom HIMO.

2. There would be considerable problems regarding parking, given the number of
independent residents proposed in the HIMO.

3. There does not appear to be adequate living space in the cellar area,
especially in terms of light provision.

4. The proposal breaches Policy DP2 of the Local Plan.

Clir Bill Gifford: Object as Union Road is a quiet residential street with sheltered
housing and I am concerned about the effect on these residents; I am
particularly concerned with the cellar rooms and light and the storage of rubbish.
Parking is a problem and this HIMO could increase the number of cars.

CAAF: No comment, part II item.

Environmental Health: The property is not yet occupied but works are being
carried and it is suitable as a HIMO.

WCC Ecology: Recommend notes on bats, birds, reptiles/amphibians and
hedgehogs.

Public response: 13 Letters: Objection on grounds that there is no off road
parking and there is already pressure for street parking; it would set a precedent
for more family properties to be converted into student accommodation which
would alter the character of Union Road; there will be noise and disturbance
which isn't fair on the occupiers of Union Road and concern is raised about the
storage of bins.

University of Warwick: The University will hold the licence for the house and
will ensure that it is kept in good condition. The University will have sub-letting
agreements so tenants will be under the jurisdiction of the University in both
their conduct and studies. We note the comments regarding parking but there is



limited parking at the University and it actively encourages students to use public
transport and Warwick has just won the inaugural Regional Excellence Award for
sustainable travel.

RELEVANT POLICIES

e DP1 - Layout and Design (Warwick District Local Plan 1996 - 2011)

e DP2 - Amenity (Warwick District Local Plan 1996 - 2011)

e DAPS8 - Protection of Conservation Areas (Warwick District Local Plan 1996 -
2011)

e DAP9 - Unlisted Buildings in Conservation Areas (Warwick District Local Plan
1996 - 2011)

PLANNING HISTORY

An application (ref: W/10/0182) for a single storey rear extension following the
demolition of some out buildings was granted earlier this year. The works are
currently being undertaken.

KEY ISSUES
The Site and its Location

The site relates to one half of a pair of semi-detached properties located on the
west side of the road within the designated Conservation Area. To the south is
Gulistan Court which comprises of flats. There is no off street parking for this
property.

Details of the Development

The proposal seeks to convert the existing 4 bed residential property (Class C3)
into a 6 bed HIMO (Class C4) to be operated by the University of Warwick.

Assessment

For the information to the planning committee, the use of a family dwelling
house (Class C3) by up to 6 people living together as a single household did not
require planning permission until April 2010 when the law was changed such that
a new 'use class' was created, Class C4, for where 3 or more people sharing a
house required planning permission. The DCLG website states that the Housing
Minister, Grant Shapps, recently announced that:

"The definition of a small HIMO (the C4 use class) will remain and permitted
development rights will be extended to allow all changes between the C4 and C3
classes without the need for planning applications. In areas where there is a
need to control HIMO development, local authorities will be able to use an Article
4 direction to remove these permitted development rights and require planning
applications for such changes of use."

However this application must be determined as the law currently stands which is
that planning permission is required.

I am of the opinion that the key issues relating to this application is the principle
of the use; impact of neighbours, streetscene within the Conservation Area and
parking.



Principle of use as a HIMO

Within the District Local Plan, no provision is made as to where Houses in
Multiple Occupation or student accommodation is to be directed and therefore I
am of the view that each application is required to be determined on it's
individual merit. There have been no previous planning applications for similar
uses within Union Road and whilst I note the objections received that this would
set a precedent, I am of the view that it would be difficult to sustain a refusal
based on these grounds as the appearance of the property would remain
residential in character and the predominance of family houses would remain.

Impact on neighbours and streetscene within the Conservation Area

I am satisfied that the change of use in itself would not materially alter the
character or appearance of the streetscene within this part of the Conservation
Area. With regard to potential noise and disturbance I am of the view that should
this become an issue, this would be dealt with though Environmental Health and
their legislation. I note concerns raised that the bedrooms in the cellar are of a
poor standard of quality; however Environmental Health (private sector housing)
have been consulted and raise no objection.

Parking and other matters

This property has no off-street car parking. As a 4 bedroomed family property
the requirement for off street parking would be 2 spaces. The requirement for a
6 bedroomed HIMO is 3 spaces, giving a shortfall of one space. Union Road is not
a restricted parking area within a residents' parking zone and does not provide
for a resident's parking scheme run by the County Council. As an increased
requirement for one space, I am of the view that on these grounds a refusal
would not be justified.

The plans show the provision of bins to be within the rear yard area and so can
be wheeled out through the shared access between number 5 Union Road to the
front of the property on collection day. I consider this to be acceptable. As the
property will remain in residential use, I do not consider it would be reasonable
to require the provision of a renewable energy installation.

RECOMMENDATION

GRANT, subject to the conditions listed below.

CONDITIONS

1 The development hereby permitted must be begun not later than the
expiration of three years from the date of this permission. REASON :
To comply with Section 91 of the Town and Country Planning Act 1990,
as amended by Section 51 of the Planning and Compulsory Purchase
Act 2004.

2  The development hereby permitted shall be carried out strictly in
accordance with the details shown on the approved drawing number ra
133.10 and ra 133.12A, and specification contained therein, submitted
on 3 June 2010 unless first agreed otherwise in writing by the District
Planning Authority. REASON : For the avoidance of doubt and to



secure a satisfactory form of development in accordance with Policies
DP1 and DP2 of the Warwick District Local Plan 1996-2011.

INFORMATIVES

For the purposes of Article 22 of the Town and Country Planning (General
Development Procedure) (England) (Amendment) Order 2003, the following
reason(s) for the Council's decision are summarised below:

In the opinion of the District Planning Authority, the proposed use is of an
acceptable standard of design which would harmonise with its surroundings and
does not result in an unacceptable adverse impact on the amenity of nearby
residents. The proposal is therefore considered to comply with the policies listed.



