1.1

Agenda Item 10

PLANNING APPLICATIONS COMMITTEE
11 February 2021

APPLICATION NO. DATE VALID
20/P2779 04/09/2020
ADDRESS/SITE: 49 Queen's Road, Wimbledon, London, SW19 8NP
WARD: Trinity

PROPOSAL: CREATION OF 10 PERSON HMO. ERECTION OF

REAR DORMER WINDOW AND 2NO FRONT FACING ROOFLIGHTS AND 1NO
SLIT WINDOW TO FRONT GABLE ELEMENT.

DRAWING NO. 001; 002; 100 A; 110; 111; 112; 120; 121; 122; 200 D;
210; 211; 212 C; 213 C; 220; 221 C; 222 C;

Contact officer: John Sperling (020 545 3733)

RECOMMENDATION

GRANT Planning Permission subject to conditions

CHECKLIST INFORMATION.

e Conservation Area - Yes

e Area at risk of flooding - No

e Local Development Plan site proposal designation - None
e Controlled Parking Zone - Yes

e Trees-Yes

e Listed Building - No

e |s a Screening Opinion required: No

¢ Is an Environmental Statement required: No

e Has an Environmental Statement been submitted: No
e Press notice: Yes

e Site notice: Yes

e Design Review Panel consulted: No

e Number of neighbours consulted: 20

INTRODUCTION
This application has been brought to the Planning Applications Committee for

determination due to it being called-in by Councillor Paul Kohler and the nature
and number of objections received.
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2. SITE AND SURRONDINGS

2.1

2.2

2.3

2.1

2.2

2.3

2.4

The application site relates to a large semi-detached dwellinghouse located
on the south eastern side of Queen’s Road.

The site was originally a single family dwellinghouse. However, when the
property was recently purchased in July 2018, it was converted into an HMO
for 6 persons. The current layout of the house has 1 bedroom at ground floor
with 3 shared living rooms, a kitchen and bathroom, 4 bedrooms at first floor
each with en-suite bathrooms and 1 shared living room.

The site is located within the South Park Gardens Conservation Area but the
building is not locally or statutorily listed. The site surroundings comprise of
other residential properties.

PROPOSAL

The proposal is seeking to expand the capacity of the HMO to a maximum of
10 persons via internal alterations and a proposed rear dormer window, of
which would measure a height of 2 metres, width of 3.2 metres and depth of
2.8 metres. Materials for the rear dormer would include timber window frames
and brick to match existing. The dormer window would serve the additional
double bedroom proposed to increase the HMO capacity from 8 to 10
persons.

The proposal would include alterations to the front elevation by virtue of 2no
front facing rooflights and slit window to the front gable.

Amended plans:

Due to structural instabilities of the side boundary wall, it was proposed to
remove the maijority of the existing brick boundary wall. However, this was
amended to rejuvenate the front portion of the wall and retain existing
materials due to its contribution to the character of the streetscene. The side
boundary running down the side of the dwelling will be timber fenced and
measure a maximum height of 2 metres.

A further amendment was the removal of the outbuilding from the application
as this was considered to be unacceptable by virtue of its scale and usage as
an accommodation for a carer and separate physiotherapy room for the
property owner within the conservation area in which the property is situated.
Therefore, this element of the application was removed.

3. PLANNING HISTORY

06/T1047: FRONT GARDEN: REMOVAL OF 8 SMALL CYPRESS TREES. Tree
Works Approved 31-05-2006
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16/T0874: FRONT GARDEN: 6X CYPRESS TREES TO BE REMOVED.
Tree Works Approved 08-04-2016

4. CONSULTATION

Consultation letters were sent to the neighbouring properties and a Conservation
Area site notice was erected at the site. 9 representations have been received
raising objection to the application and can be summarised as follows:

- Proposal would convert property into an HMO which would harm the
conservation area which is an “an area of special architectural or historic
interest, the character of which it is desirable to preserve or enhance”.

- Bin overflow

- Cleaning facilities placed in front garden

- Outbuilding not needed for caring, there is sufficient space in the main
dwelling for this

- Outbuilding would be out of character within the wider area by reason of
materials and massing proposed.

- Demolition of boundary wall is out of character within the wider area.

- Proposed outbuilding would be used as additional accommodation after short-
term rehabilitation needs have been met.

- Existing HMO has not received permission.

- Reduced green space in the area and intensity of development within the
conservation area a grave concern.

- Increase carbon footprint.

- Concerned that Queens Road will turn into a noisy neighbourhood.

- Poor external appearance of the dwelling.

- Concerns over the boundary fence in that it forms part of the brick garden
party wall. Whilst this wall reduces in height and becomes part wall and part
fence at the rear it is a fundamental element in the enclosure of my driveway
and garden and as such | would request that it remain albeit stabilised and
made good as necessary.

- Concern over the number of structures in the garden area.

- Increased parking pressures, noise, fire hazards and nuisance as a result of
the development.

- Incorrect plans don’t provide an accurate representation of the existing
conditions of the site.

- Loss of views (trees and green spaces) from neighbouring properties 47 and
51.

- Carer currently living in the communal area.

- The small kitchen is unsuitable for the number of people proposed at the
property.

- Large roof extension and associated windows would be overbearing and
domineering and impinge upon the privacy of neighbouring gardens.

- Dense hostel-style accommodation is out of character and excessive within
the means of the property.

- Increased pressure on the road, namely road usage and parking.

- The proposal would affect the refuse collection.
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- Overdevelopment of the existing property and detrimental impact to the
character of the Conservation Area.

Officer response: The application has been amended with the removal of the
previously proposed outbuilding accommodation and the scale of the rear dormer
window has been reduced in width and design changed to match that of adjoining
property’s rear dormer window at number 51.

41 INTERNAL Consultation:

Council’'s Conservation Officer

The rear dormer window is considered to be unacceptable as it falls within the South
Park Conservation Area. (based on the original plans, now revised to be acceptable)

Council’s Transport Planner

49 Queens Road is a Victorian period semi-detached house that is presently a 6
person occupancy HMO.

The site has a Public Transport Accessibility Level (PTAL) rating of 6a which
indicates excellent accessibility to public transport routes.

The local area forms part of Controlled Parking Zone W3. Restrictions are enforced
from Monday to Saturday between 8:30 am and 11 pm and Sunday 2pm and 6 pm
with a maximum stay of 2 hours for pay and display customers. The majority of on-
street parking in the vicinity of the site is dual-use and can be utilised by resident
permit holders and the general public on a pay and display basis.

Car Parking
No parking available for the occupants.

Permit free option would be acceptable subject to the applicant enters into a
Unilateral Undertaking which would restrict future occupiers of the units from
obtaining an on-street residential parking permit to park in the surrounding controlled
parking zones to be secured by via S106 legal agreement.

One cycle parking space (secure & undercover) per unit is required to satisfy the
London Plan standards.

Refuse as existing

Recommendation: Raise no objection subject to;

e Condition requiring for cycle parking (secure & undercover).

e The applicant will be required to enter into a Sec.106 agreement with the
Council to ensure the development is permit free and no resident within the
development can apply for an on street parking permit in the surrounding
parking zones.
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Council Highways Officer
No objection, subject to informatives.

Environmental Health Officer
No objection

5. RELEVANT POLICIES

NPPF - National Planning Policy Framework (2019):
Part 5 Delivering a sufficient supply of homes
Part 12 Achieving well-designed places

London Plan Consolidated 2016:

3.3 Increasing housing supply

3.4 Optimising housing potential

3.5 Quality and design of housing developments
3.8 Housing choice

7.4 Local character

7.6 Architecture

7.8 Heritage

Merton Sites and Policies Plan July 2014 policies:

DM D2 Design considerations in all developments

DM D3 Alterations and extensions to existing buildings

DM D4 Managing Heritage Assets

DM H2 Housing Mix

DM H5 Student housing, other housing with shared facilities and bedsits
DM T2 Transport impacts of development

DM T3 Car parking and servicing standards

Merton Core Strategy 2011 policy:
CS 8 Housing Choice

CS 9 Housing provision

CS 11 Infrastructure

CS 14 Design

CS 17 Waste management

CS 18 Transport

CS 20 Parking servicing and delivery

6. KEY PLANNING CONSIDERATIONS

6.1  The main planning considerations concern the principle of development
together with design/visual amenity, neighbour amenity and parking issues.

6.2 Principle of Development
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6.2.1

6.2.2

6.3

6.3.1

6.3.2

6.3.3

6.4

6.4.1

6.5

6.5.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that
when determining a planning application, regard is to be had to the
development plan, and the determination shall be made in accordance with
the development plan, unless material considerations indicate otherwise.

Policy CS 8 states that the Council will seek the provision of a mix of housing
types, sizes and tenures at a local level to meet the needs of the all sectors of
the community. This includes the provision of family sized and smaller
housing units, provision for those unable to compete financially in the housing
market sector and for those with special needs. Property managed and
regulated Houses in Multiple Occupation can offer good quality affordable
accommodation to people who cannot afford to buy their own homes and are
not eligible for social housing. The provision of HMO accommodation is
acceptable in principle.

Change of Use

It must be noted that the HMO would require a separate licence from the
Councils HMO officers, where the standards of the HMO will need to pass the
all the relevant legislation in order of the applicant to obtain the relevant
license. This would include provision that the HMO is a safe environment (The
Housing Health & Safety Rating System).

It must be noted that issuing planning permission does not in any way
override any other legislation requirements for a HMO.

Policy DM H5 of the Site and Policies (July 2014) aims to create socially
mixed communities, catering for all sectors of the community by providing a
choice of housing with respect to dwelling size and type in the borough. The
policy states that Houses in Multiple Occupation Housing will be supported
provided that the following criteria are met:

i. The proposal will not involve the loss of permanent housing;

The current use of the property is an HMO for 6 persons. The current
application involves converting the existing floor space and proposed roof
extension to accommodate the increased numbers of occupiers in the HMO
for 10 persons. A house in multiple occupation is a form of permanent
housing. Paragraph 2.59 in the Supporting text to the policy outlining that
short stay accommodation is intended for occupancy for permits of less than
90 days. The proposal is therefore, considered acceptable in regards to this
criteria.

ii. The proposal will not compromise the capacity to meet the supply of land
for additional self-contained homes;

The proposal is not considered to compromise the capacity of the dwelling to
meet additional occupancy level but is in face improving upon the existing
internal arrangement by providing additional bedroom unit via the proposed
roof extension. The proposed rear dormer would also not compromise a
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6.6

6.6.1

6.6.2

6.6.3

6.6.4

6.6.5

6.7

6.7.1

6.8

6.8.1

6.8.2

conversion of the building back to a single family dwelling should this be
sought in the future.

iii. The proposal meets an identified local need;

The Merton Strategic Housing Market Assessment was commissioned by the
Council to guide the Council's future housing policies including the adopted
Sites and Policies Plan.

The report of the Housing Market Assessment findings advises that

"Much of the growth of extra households in both the low and high estimates is
expected to be single persons. For the low estimates there is projected to be
a rise of 6,900 in number of non-pensioner single person households and
1,900 single pensioners in the period 2006-2026. The high estimates show
there are projected to be rises of 7,900 non-pensioner single person
households and 2,600 single pensioners".

“The implication of this situation for younger person single households is that
they create demand for the private rented sector and this in turn drives its
growth. Given that the income of many single people is below the threshold
for market housing there would be a considerable demand for intermediate
affordable housing".

The Housing Market Assessment found that much of the growth of extra
households is expected to be single persons. This is considered to represent
an identified local need for the accommodation that is proposed as part of the
current planning application, which aims to provide "affordable shared
accommodation to working professional people".

iv. The proposal will not result in an overconcentration of similar uses
detrimental to residential character and amenity;

The application site is located within very close proximity to the town centre
location which includes a wide variety of dwelling types. Number 47
comprises 5 flats whereas 51 is a single dwelling house. Opposite the site
comprises a variety of flats. The host building is a large building with a large
frontage and rear garden. The proposal is not considered to cause an
overconcentration of HMO accommodation and officers are not aware of other
nearby HMO properties.

v. The proposal complies with all relevant standards;

The proposal complies with relevant standards. Officers have had regards to
the guidance produced by Merton Council on Houses in Multiple Occupation.

As the change of use included both individual rooms (with shared kitchen
facilities) and with bathroom and shower facilities being available at ground,

Page 7



6.8.3

6.8.4

6.8.5

6.8.6

6.9

6.9.1

6.9.2

6.9.3

first and second floor level, the change of use is considered to fall under the
following definition:

"Houses occupied as individual rooms, bedsits and flatlets that are considered
to have a number of rooms for exclusive occupation, not necessarily behind
one door, with some sharing of amenities usually bathroom and/or toilet and
or (in this instance) kitchen facilities. In such a house each occupancy would
be separately rented.”

Kitchen facility would be located at ground level and none located in individual
rooms. Each room has washing facilities and have the following gross internal
area (GIA):

Room 1 —15m2
Room 2 — 28m2
Room 3 —20m3
Room 4 — 14m?2
Room 5 —13m2
Room 6 — 29m2

The relevant guidance states that:

Single Room Lettings With Shared Kitchen and a Shared Living/
Dining Room

1 person 6.51m2 or more
2 persons 10.22mz2 or more

The size of the bedrooms are of a good size, providing a variety of sized
rooms and spaces. The proposed dormer window and roof conversion would
provide a room od 29 sq m, which is considered a very good sized room and
standard of accommodation. Overall, officers consider the standard of
accommodation to be acceptable.

vi. The proposal is fully integrated into the residential surroundings.

The current application does involve a roof extension; however, the extension
is suitably designed to respect the visual amenities of the area and would
match the adjoining neighbours (number 51) rear dormer window in terms of
design. All other works relate in converting the internal layout of the building
so no impact externally.

The Mayor of London Supplementary Planning Guidance (2016) on housing
advises at paragraph 3.4.1 "There are 21,000 mandatory licensable HMOs in
London and an estimated 195,000 in total. Collectively, they are a strategically
important housing resource, providing flexible and relatively affordable
accommodation through the private market".

The Mayor of London Supplementary Planning Guidance (2016) on housing
advises that "Outside London they are sometimes associated with
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7.0

7.1

7.2

7.4

7.5

7.6

7.7

concentrations of particular types of occupier e.g. students, leading to
concerns about the social mix of some localities. In London, the occupier
profile tends to be more broadly based and HMOs play a particularly
important role in supporting labour market flexibility (especially for new
entrants), and in reducing pressure on publicly provided affordable housing.
However, as elsewhere in the country, their quality can give rise to concern”.
The proposed extensions and change of use to HMO is considered to be
acceptable.

Character and Appearance

London Plan Policies 7.4 and 7.6, Core Strategy Policy CS14 and SPP
Policies DMD2 and DMD3 require well-designed proposals that will respect
the appearance, scale, bulk, form, proportions, materials and character of the
original building and their surroundings. SPP policy DM D3 further seeks for
roof extensions to use compatible materials, to be of a size and design that
respects the character and proportions of the original building and
surrounding context, do not dominate the existing roof profile and are sited
away from prominent roof pitches unless they are a specific feature of the
area. Part 7 of the NPPF, reiterates the importance of achieving well designed
buildings.

The originally proposed rear dormer window was shown, by reason of its
scale, massing and overall visual manifestation to be an insubordinate and
overly dominant addition within the context of the existing dwelling.

Following receipt of amended plans in the lifetime of the application, the
dimensions of the rear dormer window were amended into an acceptable
scheme by reason of the being centrally positioned and subordinately sized
within the roof space, balanced well with the adjoining property and appear
consistent with the prevailing character of development in the wider locality
and conservation area. Therefore, the amended rear dormer window is not
considered to have a materially harmful impact on the character of the
existing property, the streetscene, wider area and conservation area in which
the property is situated. The Conservation officers comments were based on
the original submitted application and officers are satisfied that the amended
plans have overcome this concern raised.

Further, alterations to the front elevation of the dwelling, namely the front
rooflights and gable window, are considered to be acceptable on character
grounds.

The proposed boundary wall alterations, by virtue of the front portion of the
brick boundary wall being reinstated and improved is not considered to result
in detrimental harm to the character of the streetscene and wider area. The
new boundary fence to the side of the garden is also acceptable.

Therefore, it is considered that the proposed development would not result in

a harmful impact on the character and appearance of the streetscene, wider
area and the South Park Gardens Conservation Area and would comply with
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8.0

8.1

8.2

8.3

8.4

8.5

8.6

9.0

9.1

Policies 7.4 and 7.6 of the London Plans 2016, Policy CS14 and the Core
Planning Strategy 2011 and Policies DMD2, DMD3 and DMD4 of the Sites
and Policies Plan 2014.

Impact on neighbouring amenity

Policy DM D3 seeks to ensure that development does not adversely impact
on the amenity of nearby residential properties. The proposed roof extension
is well distanced away from neighbouring properties to the front and rear of
the application site to ensure that there is no undue loss of amenity.

The proposed rear dormer window is not considered to result in detrimental
impact to the surrounding residential property within the nearby vicinity by
reason of overlooking, harmful impact to visual amenity and loss of privacy.
Further, it is noted that dormers are widely seen and the current proposal is
not considered to introduce a development that would unacceptable harm the
residential amenities of surrounding residents.

In regards to the impact of the conversion on the surrounding residents it is
worth acknowledging that the South Park Gardens Conservation Area’s
Character Appraisal states the following:

Dudley Road borders the southern side of South Park Gardens and therefore
enjoys the double benefit of having attractive north views into the Park and
south facing back gardens. Because it is not a through road, the setting of the
houses is generally peaceful and tranquil, unlike Queen’s Road and
particularly Trinity Road, immediately to the east.

This shows that the location of the application site is not typically
characterised as peaceful and tranquil as other pockets of the same
conservation area. As such, it is not considered that the increased occupancy
potential will cause harm to the character of this part of the conservation area
in which the property is located, by virtue of the area already being a
characterised as a bustling, high-footfall location within close proximity of the
town centre.

As such, the scale, form and positioning of the proposed extensions to 49
Queens Road is not considered to cause a harmful impact on the residential
amenities enjoyed by current or future occupiers and would comply with
Policies 7.4 and 7.6 of the London Plan 2016, Policy CS14 of the Core
Planning Strategy 2011 and Policies DMD2 and DMD3 of the Sites and
Policies Plan 2014.

Refuse collection
Given the constraints of the site, refuse collection would operate in the same

manner as the existing 6 person HMO. Officers are satisfied that the
additional capacity can be accommodated on site given the large side
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10.0

10.1

11.0

11.1

11.2

12.0

121

passage to the dwelling. In order to reduce the impact of loose bins in the
streetscene, officers recommend a condition seeking a secure bin storage
facility to be provided for the whole building.

Cycle Storage

Following internal consultation it is considered that one cycle parking space
(secure & undercover) per unit is required to satisfy the London Plan
standards. It is noted existing cycle parking spaces are provided for residents
to the rear of the dwelling. Additional spaces, located to the rear of the
dwelling, will be secured by way of condition. The LPA acknowledges that the
property has a PTAL rating of 6a and is thus well served with public transport
links and so have other opportunity for mobility.

Transport and Parking

The application site is located within an area with a PTAL score of 6a which
indicates excellent public transport provision. The site, with the existing use
and the roof extension would accommodate for up to 10 persons and so the
occupiers could apply for car parking permits. It should be noted that the
existing occupants (up to 6 people) could apply for parking permits. Whilst the
proposal would increase the number of bedrooms by 1 to the building and
therefore increase in potential car ownership, due to the strong existing
transportation links with a PTAL of 6a, the additional likely pressure generated
by the proposal on parking is not considered to be significant.

Also, consideration should also be given to the type of accommodation
proposed which is likely to attract single occupants, which in combination with
the town centre location and lack of parking close to the site would discourage
car ownership in any event. Therefore in this instance, officers do not consider
that a permit-free agreement can be justified. Given the acceptable scale of
the development it is considered that there would be no harm to the local
highway network.

Conclusion

The proposal would provide an additional bedroom to facilitate the existing
HMO and expand its capacity. Amendments have been made during the
application assessment which has included the removal of an outbuilding and
reduction in width of the dormer window, including altering its design to match
that of the existing dormer window at adjoining property number 51. The
bedroom sizes for the HMO would provide good standard of accommodation,
with each having their own bathroom facilities. Overall, the proposal would
provide extra residential accommodation in a sustainable location without
causing harm to surrounding amenities and permission is therefore
recommended to be granted, subject to conditions.

13.0 RECOMMENDATION
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Grant permission subject to the conditions below:

The development to which this permission relates shall be commenced not
later than the expiration of 3 years from the date of this permission.

Reason: To comply with Section 91 (as amended) of the Town & Country
Planning Act 1990.

The development hereby permitted shall be carried out in accordance with the
following approved plans: 001; 002; 100 A; 110; 111; 112; 120; 121; 122; 200
D; 210; 211; 212 C; 213 C; 220; 221 C; 222 C.

Reason: For the avoidance of doubt and in the interests of proper planning.

The facing materials used in the development hereby permitted shall match
those of the existing building in materials, style, colour, texture and, in the case
of brickwork, bonding, coursing and pointing.

Reason: To ensure a satisfactory appearance of the development and to
comply with policy CS14 of Merton's Core Planning Strategy 2011 and policies
DM, D2 and D3 of Merton's Sites and Policies Plan 2014.

Prior to first occupation details of secure cycle parking facilities for the
occupants of, and visitors to, the development shall be submitted to and
approved in writing by the Local Planning Authority. The approved facilities
shall be fully implemented and made available for use prior to the first
occupation of the development and thereafter retained for use at all times.

Reason: To ensure satisfactory facilities for cycle parking are provided and to
comply with the following Development Plan policies for Merton: policy 6.13 of
the London Plan 2016, policy CS18 of Merton's Core Planning Strategy 2011
and policy DM T1 of Merton's Sites and Policies Plan 2014.

Prior to first occupation a scheme for the storage of refuse and recycling shall
be submitted in writing for approval to the Local Planning Authority. No works
which are the subject of this condition shall be carried out until the scheme has
been approved, and the development shall not be occupied until the scheme
has been approved and has been carried out in full. Those facilities and
measures shall thereafter be retained for use at all times from the date of first
occupation.

Reason: To ensure the provision of satisfactory facilities for the storage of
refuse and recycling material and to comply with the following Development
Plan policies for Merton: policy 5.17 of the London Plan 2016, policy CS17 of
Merton's Core Planning Strategy 2011 and policy DM D2 of Merton's Sites and
Policies Plan 2014.

INFORMATIVE

The applicant is advised to check the requirements of the Party Wall Act 1996
relating to work on an existing wall shared with another property, building on
the boundary with a neighbouring property, or excavating near a neighbouring
building. Further information is available at the following link:

Page 12



http://www.planningportal.gov.uk/buildingregulations/buildingpolicyandlegislatio
n/current legislation/partywallact
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