PLANNING COMMITTEE - 4™ OCTOBER 2016

APPENDIX A
ITEM 2 APPLICATION NO. 2016/1249
WARD: Uplands

Location: 26 Pinewood Road Uplands Swansea SA2 OLT

Proposal: Change of use from residential (Class C3) to HMO for 4 people (Class
C4)

Applicant: Mrs Sharon Davies
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BACKGROUND INFORMATION

POLICIES

Policy Policy Description

Policy AS6 Provision of car parking in accordance with adopted standards. (City &
County of Swansea Unitary Development Plan 2008)

Policy EV1 New development shall accord with a defined set of criteria of good
design. (City & County of Swansea Unitary Development Plan 2008).

Policy HC5 Proposals for the conversion of dwelling or non-residential properties to
HMO's will be permitted subject to a set of defined criteria including the
effect upon residential amenity; harmful concentration or intensification
of HMO's in an area, effect upon the external appearance of the
property and the locality; effect on local car parking and highway safety;
and adequate refuse storage arrangements. (City & County of Swansea
Unitary Development Plan 2008)

SITE HISTORY

NO RELEVANT PLANNING HISTORY

RESPONSE TO CONSULTATIONS:

Neighbours: The application was advertised in accordance with the Town and Country
Planning (Development Management Procedure) Order 2012 (as amended) by neighbour
notification letters sent to 4 individual neighbouring properties and through display of a site
notice dated 1st July 2016. 30 individual letters of objection were received and a petition
of 75 signatures received raising concerns relating to:

Too many HMO'’s.

Parking issues.

Noise.

Litter problems.

Anti-social behaviour.

Community is in decline.

Need for the development.

Decline in the care of properties.

High turnover of residents has a detrimental impact on area.
10.  Bins and recycling issues.

11.  Properties not looked after which affects house prices.

12.  Letting signs are being left up all year around.

13.  Bus issues with navigating the streets.

14.  Impact approval would have on Councils drive for City Centre regeneration.
15.  Character of area is moving away from families to slums.
16.  Concern over the quality of the report.

17.  Discrepancies within the report.

18.  Accessibility of cycle storage.

CoNOORWN =
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Dwr Cymru/Welsh Water: No objection.
Highways: Change of use from residential (Class C3) to HMO for 4 people (Class C4)

No car parking is available but there is a rear yard area which could provided cycle
storage.

| recommend that no highway objections are raised to the HMO for 4 persons, subject to
cycle parking being erected in accordance with details to be submitted to the LPA, and
implemented prior to beneficial occupation of the HMO.

Pollution Control: No objection.
APPRAISAL:

This application is reported to Committee for decision at the request of Councillor Nick
Davies due to concerns relating to the concentration of HMOs in the area and in light of
the fact there is a petition in excess of 30 individual signatures.

Description

Full planning permission is sought for the change of use of No 26 Pinewood, Uplands from
a residential dwelling to a HMO for up to 4 people (Class C4). The existing dwelling is a
two storey mid link terrace property which is situated within the suburban area of Uplands.
Uplands is a suburban area of Swansea. The area comprises a mix of rows of traditionally
designed terraced properties and large detached properties.

No external alterations are proposed and as such the proposal will have no impact on
visual amenity.

Main Issues

The main issues for consideration during the determination of this application relates to
the principle of this form of use at this location and the resultant impact of the use upon
the residential amenities of the area and highway safety having regard for the provisions
of the Swansea UDP and the Supplementary Planning Guidance document entitled
‘Swansea Parking Standards’.

Principle of Use

Up until March 2016 planning permission was not required for the use of a property as a
HMO for up to 6 people and as such there has been historically a large concentration of
HMO properties in some parts of Swansea which has happened predominately without
planning permission being required.

Following concerns raised by Local Authorities throughout Wales in respect of areas with
a high concentration of HMOs an amendment to the Use Class Order was made
introducing a separate C4 use for HMO properties with more than 2 people living in them.
The amendment was made in order to safeguard the confidence of residents in areas with
large numbers of HMOs, while at the same time protecting the rights of those people living
in them.
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It is acknowledged that large concentrations of HMOs can bring their own problems to
local areas, however Swansea Local Authority has not produced any evidence or
Supplementary Planning Guidance as of yet to quantify the harm caused by the
concentration of these types of uses.

Policy HC5 of the Swansea UDP supports the conversion of dwellings to HMOs subject to
compliance with the set criteria:

(i) There would be no significant adverse effect upon residential amenity by virtue of
noise, nuisance and/or other disturbance

(i) The development would not contribute to harmful concentration or intensification
of HMOs in a particular area

(i)  There would be no adverse effect upon the external appearance of the property
and the character of the locality,

(iv)  There would be no significant adverse effect on local car parking and highway
safety, and

(v)  Appropriate refuse storage arrangements can be provided
The criteria of the above is addressed below:

Would the proposal result in a significant adverse effect upon residential amenity
by virtue of noise, nuisance and/or other disturbance?

On the basis of the information provided, the proposal will not result in an increase in the
number of bedrooms and as such both the existing and proposed units would
accommodate 4 bedrooms. A large family could occupy the property under the extant
lawful use of the premises and as such it is not considered that the use of the premises for
up to 6 people as a HMO would result in an unacceptable intensification of the use of the
building over and above what could be experienced as a dwelling house.

As such the proposed use will not result in unacceptable noise and disturbance which
could reasonably warrant the refusal of this application. The proposal is considered to
respect residential amenity in compliance with the provisions of Policies EV1, EV40 and
HCS5 of the Swansea UDP.

Would the development contribute to a harmful concentration or intensification of
HMOs in a particular area?

In 2015 the Welsh Government commissioned a study into the impact of houses in
multiple accommodation (HMOs) concentrations on local communities in certain areas
across Wales.
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The Welsh Government identified that HMOs make an important contribution to the
provision of housing for those unable to buy or rent smaller accommodation but the study
revealed common problems associated with high concentrations of HMOs including
damage to social cohesion, difficult access to the area for owner occupiers and first time
buyers, increases in anti-social behaviour, noise, burglary and other crime, reduction in
the quality of the local environment, a change in the character of the area, increased
pressure on parking and a reduction in provision of community facilities for families and
children, in particular pressure on schools through falling rolls. The research
recommended that the definition of a HMO be changed and that the Town and Country
Planning (Use Classes) Order 1987 be amended to give Local Authorities the power to
manage the development of HMOs with fewer than seven residents, which previously
would not have required planning permission.

Following on from the change in legislation the Welsh Government published a document
entitled ‘Houses in Multiple Occupation Practice Guidance (February 2016) HMOs. Within
this it is identified that HMOs provide a source of accommodation for certain groups which
include students temporarily resident and individuals and/or small households unable to
afford self-contained accommodation. It further identifies the concerns, as set above, that
were raised in the study into HMOs as well as setting out good practice measures in
relation to the management of HMOs.

It is evident from visiting the site and viewing the Councils own records that there are a
number of houses in multiple occupation in and around Pinewood Road. The street
comprises a mixture of rows of terraced properties, semi-detached and detached
properties. Pinewood Road is situated towards the northern end of Uplands Ward and
runs horizontally east to west through the area. The street is also crossed vertically by
Glanmor Park Road, Llythrid Avenue, Le Breos Avenue and Hawthorne Avenue. Using
evidence held by our Environmental Health Department (accessed 15" September 2016)
there are currently 4 HMO licenses active between No’s 1 and 69 Pinewood Road
(approximately 63 properties) which is approximately 6% of dwellings within this road.
These properties being No’s 1, 4, 28 and 55 Pinewood Road.

It is clear that approval of the application would result in the addition of a further HMO into
the Uplands Ward that already comprises a concentration of HMOs, however whilst this is
the case there is no empirical evidence that leads conclusively to the conclusion that
approval of this additional HMO would result in a harmful concentration or intensification of
HMOs in this area or street. In terms of the street it can be noted that a low percentage of
properties would be occupied as HMO'’s as a result of the approval of the application (8%).

In the absence of a percentage or other similar calculation based approach it is difficult to
determine what number of HMOs in an area would constitute a ‘harmful concentration’. As
such whilst this application will result in further concentration of HMOs it cannot be
regarded that this is a harmful concentration such that it complies with the aims of this
criterion.

There would be no significant adverse effect on local car parking and highway
safety
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Having consulted the Head of Transportation and Engineering it is acknowledged that
there is no car parking available to support this application. However, the absence of car
parking in itself is not a reason for refusal of a planning application. There is a need to
demonstrate that the lack of car parking results in harm to highway safety within the
immediate area.

It can be noted that the site is located in a sustainable location with access to amenities
and public transport. It is not considered the use of the premises for up to 4 residents (or 6
residents within a C4 Use Class) would result in significant additional parking demand
over and above the extant consent. A condition will be added to ensure the provision of
cycle parking as an alternative means of sustainable transport is provided.

Therefore subject to an appropriately worded condition the proposal to provide for
sustainable transport it is not considered to have any greater impact on highway safety or
parking over and above the existing extant use of the property in compliance with the
provisions of Policies EV1, HC5 and AS6.

Appropriate refuse storage arrangements can be provided
The site has a large enough rear garden to accommodate refuse bins and as such it is
reasonable to suggest that appropriate refuse storage arrangements can be provided and

agreed via an appropriately worded condition.

Response to Consultations

Notwithstanding the above 30 individual letters of objection and a petition of 75 objections
were received which raised concerns relating to the number of HMOs in the area, parking
issues, community impact, impact on character of an area, bins and recycling, highway
safety. The issues pertaining to which have been addressed above.

Further concerns were raised with respect of litter, noise and anti-social behaviour orders.
This is a stereotypical assumption to make and the planning process cannot legislate for
the behaviour of residents. Alternatively the occupiers of this property could be model
citizens and it is for other bodies to legislate the behaviour of residents. As such these
issues raised are covered under separate legislation via Environmental Health or the
Police and as such cannot be taken into consideration during the determination of this
application.

In terms of the impact HMOs have on property prices are not material planning
considerations which can be taken into account during the determination of an application.

In addition to this concern has been raised with respect landlords leaving letting signs up
all year around. This is a Licensing and Enforcement issue and would need to be pursued
separately.

Concern has been raised with respect discrepancies within the Officer report which was
reported to Committee on the 61" September 2016. Officers acknowledged that there were
errors within the report and these have been addressed. It should be noted that the errors
contained within the report had no bearing upon the decision reached and as such the
application is reported to Committee for decision with a recommendation of approval.
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With respect the cycle storage to the rear, the Local Planning Authority cannot force
residents to cycle to their place of work or study etc, however it can offer alternative
means of transport which Condition No 3 seeks to achieve.

Conclusion

It is considered that the Local Authority has no evidence to suggest that the use of this
property as HMO would result in a harmful concentration of HMOs within this area.
Furthermore the proposal would it is considered have an acceptable impact upon the
visual amenities of the area, the residential amenities of neighbouring properties and
highway safety having regard for the provisions of Policies EV1, AS6 and HC5 of the
Swansea UDP and approval is recommended.

RECOMMENDATION:

APPROVE, subject to the following conditions:

1 The development hereby permitted shall begin not later than five years from the
date of this decision.

Reason: To comply with the provisions of Section 91 of the Town and Country
Planning Act, 1990.

2 The development shall be carried out in accordance with the following approved
plans and documents: Site Plan received 22nd June, Existing and Proposed Plan
and Site Location Plan received 27th June 2016.

Reason: To define the extent of the permission granted.

3 Details of facilities for the secure and undercover storage of four cycles and
storage of refuse shall be submitted to and approved in writing by the Local
Planning Authority. The approved details shall be implemented prior to the
beneficial use of the development and shall thereafter be retained for the
approved use and not used for any other purpose.

Reason: In the interest of highway safety and sustainability.

INFORMATIVES

1 The development plan covering the City and County of Swansea is the City and
County of Swansea Unitary Development Plan. The following policies were
relevant to the consideration of the application: EV1, HC5 and AS6.

2 This consent is issued without prejudice to any other consents or easements that
may be required in connection with the proposed development.




