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12, Squirhill Place, Russell Terrace, Leamington Spa, CV31 1FU
Change of use from dwelling house (Use Class C3) to a 4 bedroom HMO (Use
Class C4) FOR Dr Gogna

This application is being presented to Committee due to the number of
objections received.

SUMMARY OF REPRESENTATIONS

Royal Leamington Spa Town Council: "An objection is raised for the following
reason: There was no provision made for off-street vehicle parking". This
objection has subsequently been withdrawn.

Public Response: 5 letters of objection have been received from 6, 14, 15 & 16
Squirhill Place and 42 Russell Terrace on grounds of high concentration of HMOs
in the locality and the effect on population mix; parking; inadequate refuse
storage capacity; noise and disturbance; precedent for further HMOs; breach of
covenant; limited storage capacity for number of residents. 1 letter of support
has been received from the owner/ occupier of 72 Russell Terrace.

Policy, Projects & Conservation: "From a conservation point of view, I do not
consider there will be any architectural changes to the building, subject to the
appearance remaining as a single dwelling. There are clearly issues of parking
and neighbourliness which need to be considered".

CAAF: Part II item - no comment.
RELEVANT POLICIES

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

DP8 - Parking (Warwick District Local Plan 1996 - 2011)

Vehicle Parking Standards (Supplementary Planning Document)
DP1 - Layout and Design (Warwick District Local Plan 1996 - 2011)

PLANNING HISTORY

Planning permission (ref: W87/1304) for 'demolition of part of building at the
rear, conversions and extensions to existing flats to form 10 dwellings; erection
of a block of 8 flats & provision of car parking for 21 vehicles' was granted in
1987.

Planning permission (ref: W88/1253) for 'conversion of part of dwellinghouse
into 3 flats' was granted in 1988.



KEY ISSUES

The Site and its Location

The application site relates to a 5 bedroom, 3 storey dwellinghouse situated
amongst a complex of apartments and houses on the north side of Russell
Terrace within the Royal Leamington Spa Conservation Area. The application site
benefits from 1no. allocated off street parking space. There is no external
amenity space but a communal refuse storage area is situated in the southeast
corner of the complex close to the junction of Russell Terrace with Willes Road.
Details of the Development

The application as originally submitted was for a 5 bed HMO, but this has been
amended to a 4 bed HMO.

Assessment
The main considerations in the determination of this application are:
1. Principle of use of property as HMO

2. The effect of the proposal on the living conditions of the occupiers of the
neighbouring properties.

3. Parking
4. Refuse
5. Renewable energy

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. Whilst I note the objections received at the number of existing
HMOs in the locality, 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.
Furthermore, I am mindful that a letter dated 7 September 2010 received from
the Chief Planner at the DCLG confirms that a new statutory instrument has
been laid before parliament (The Town & Country Planning (General Permitted
Development) (Amendment) (No.2) (England) Order 2010 (2010 No. 2134)
which will make changes of use from Class C3 (dwellinghouses) to Class C4
(houses in multiple occupation) permitted development. This will come into
effect on 1 October 2010 at which point the proposed development will not
require planning permission. The breach of covenant referred to by neighbours is
not a material planning consideration.

Living conditions / Impact on character/appearance of Conservation Area

I am satisfied that the change of use in itself would not materially alter the
character/appearance of the streetscene as the property would retain its
residential use and there would remain a large number of family homes. With
regard to potential noise and disturbance, this is a five bedroom dwelling which
could accommodate a large family. Whilst I note that objections have been
raised stating that students may not be as responsible as other occupiers, the



occupation of this dwelling by 4 individuals, in my view, would not result in such
additional noise and disturbance such as to justify a refusal in this case.
Nevertheless, should this become an issue, this would be dealt with by
Environmental Health through their legislation.

Parking

As a 5 bedroomed property the requirement for off street parking would be 2
spaces. The requirement for a 4 bedroomed HIMO would also be 2 spaces. As
such in accordance with the Council's Vehicle Parking Standards SPD there is no
requirement for additional off street parking to be provided in this particular
case.

Refuse:

The proposed refuse arrangement will be the same as exists at present, i.e. the
use of the communal bin store. I consider this to be acceptable.

Renewable Energy:

As the property would remain in residential use and the proposal is unlikely to
result in a significant increase in energy demand, I am of the view that a 10%
renewable energy requirement would be unreasonable in this case.

RECOMMENDATION

GRANT, subject to the condition set out 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.

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 development does not
adversely affect the character or appearance of the Conservation Area, the
amenity of nearby residents or highway safety. The proposal is therefore
considered to comply with the policies listed.



