
REPORT

East Area Planning Committee - 10th May 2017

Application Number: 17/00557/FUL

Decision Due by: 1st May 2017

Proposal: Change of use from dwellinghouse (Use Class C3) to a 
House in Multiple Occupation (Use Class C4). Provision of 
bin and cycle stores.

Site Address: 114 Leiden Road Oxford OX3 8QU 

Ward: Churchill Ward

Agent: Jim Driscoll Applicant: Mr Niaz Mohammed

Application Called in – by Councillors - Brown, and Cllrs Tanner, Anwar and 
Curran
for the following reasons – lack of parking

Recommendation:

The East Area Planning Committee is recommended to GRANT PLANNING 
PERMISSION for the reasons below and subject to the conditions set out below:

Reason:

1 The Council considers that the proposal accords with the policies of the 
development plan as summarised below.  It has taken into consideration all 
other material matters, including matters raised in response to consultation 
and publicity.  Any material harm that the development would otherwise give 
rise to can be offset by the conditions imposed.

Conditions:

1 Development begun within time limit 
2 Develop in accordance with approved plans 
3 Bicycle and bin storage 
4 SuDs

Main Local Plan Policies:

Oxford Local Plan 2001-2016

CP1 - Development Proposals
CP6 - Efficient Use of Land & Density
CP10 - Siting Development to Meet Functional Needs
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Sites and Housing Plan

HP7_ - Houses in Multiple Occupation
HP13_ - Outdoor Space
HP15_ - Residential cycle parking
HP16_ - Residential car parking
MP1 - Model Policy

Other Material Considerations:

National Planning Policy Framework
Planning Practice Guidance

Relevant Site History:

16/03285/FUL - Change of use from dwellinghouse (Use Class C3) to a large House 
in Multiple Occupation (Sui Generis). WDN 13th February 2017.

Representations Received:

5no. objection comments received (112, 116 Leiden Road x2, 8 Mickle Way, 73 
Chilton Field Way, and 65 Green Road):

- Loss of a family dwellinghouse
- Change in character of the area.
- Extensions to the property under permitted development are contrary to 

covenants.
- Disruption of building works
- Lack of parking
- Lack of room for bicycles and bin stores to the frontage
- Noise and disturbance from the property 
- Fire hazards
- The landlord is not fit and proper
- Purpose built student accommodation is available elsewhere in the city
- Visibility splays cannot be achieved
- Drainage
- Pressure on community facilities
- Impact on house prices

Statutory and Non-Statutory Consultees:

Bullingdon Community Association – no comments received.
Highways – no objection subject to conditions.
Oxford Civic Society – objection due to the plans demonstrating the property has the 
capacity to house more than 6 people.

Issues:

Proportion of HMOs
Design/Residential Amenity
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Highway Impact
Bike and Bin Storage

Officers Assessment:

Site and proposal:

1. 114 Leiden Road is a two storey terraced property situated to the east of the 
city centre in the Churchill ward of East Oxford inside of the ring road. The 
property currently benefits from a rear garden and parking to the front. The 
property has previously been extended to the rear. This application relates to 
the change of use of the property from a dwellinghouse (Use Class C3) to a 
small HMO (Use Class C4).

Proportion of HMOs:

2. As of 24th February 2012 planning permission is required to change the use of 
any dwellinghouse (Use Class C3) in Oxford City to a house in multiple 
occupation (Use Class C4) due to the removal of permitted development 
rights under an Article 4 Direction.

3. Policy HP7 of the Sites and Housing Plan stipulates that change of use to an 
HMO will only be granted where the proportion of buildings used in full or part 
as an HMO within 100m of street length either side of the application site does 
not exceed 20%. This includes side road and footpaths.

4. Within 100m either side of 114 Leiden Road there is a total of 38 buildings 
(including the host property) of which this proposal would result in a maximum 
of 2 of these being classed as an HMO resulting in a total of 5.26%, within the 
allowed 20%.

5. Objections has have been received acknowledging that there is purpose built 
undergraduate accommodation in the area, however Policy HP7 recognises 
that HMOs play an important role in meeting the housing needs of Oxford and 
supports housing for professionals and young workers who would not be able 
to afford to live in the city without them. The proposal would not result in an 
over concentration of Houses in Multiple Occupation within the relevant 100m 
area, which would not have a detrimental impact upon the balance and mix of 
dwelling types within the surrounding area and retaining the objective of 
creating balanced and sustainable communities. The development proposed 
is therefore considered to comply with policy HP7 of the Sites and Housing 
Plan 2011 – 2026.

Design/Residential Amenity:

6. Policy HP7 also states that the applicant needs to demonstrate they have 
complied with the Council’s good practice guidance on HMO amenities and 
facilities. The property could potentially contain up to 9 bedrooms, however 
the proposed floor plans show 5. These bedrooms all meet the minimum size 
for non-study bedrooms (6.5m2) meaning there is a requirement for a living 

49



REPORT

room. The ground floor kitchen/diner/living area exceeds the required size of 
24m2 and there are numerous bathrooms including en-suites. The proposal is 
therefore considered to provide a more than acceptable amenity space for the 
occupiers.

7. Concerns have been raised that the property has capacity to house more than 
6 people making it a large HMO. If permission were to be granted for a small 
HMO and the property was then occupied by more than 6 unrelated occupiers 
the use would be unauthorised and would become an enforcement matter.

8. The proposal is therefore considered to comply with policies CP1 and CP10 of 
the Local Plan and HP7 of the Sites and Housing Plan.

Highway Impact/Bike and Bin Storage:

9. The County Council notes that the application proposes 8 cycle parking 
spaces located within a bike store. This is in excess of the  requirements of 
policy HP15 of the Sites and Housing Plan which requires one space per 
occupant. The scale of this is preventing access to the front door if two cars 
are also parked on the driveway. Therefore a smaller revised cycle store is 
requested by condition. The policy also states that standards on cycle storage 
may be relaxed where all other aspects of a change of use are acceptable.

10.The plans indicate the two adequately sized off road parking spaces to which 
the Local Highway Authority has raised no objection. This is in line with the 
maximum parking standard as set out in policy HP16. Further off road parking 
could not be requested as the maximum standard has been achieved.

11.The Local Highway Authority has requested a condition in relation to 2x2 
metre visibility splays. These would encroach onto neighbouring land where 
the growing of plants, provision of means of enclosure and positioning of 
objects is out of the applicant’s control. Given that the parking could be 
providing in any case under permitted development, and has already occurred 
at many properties in Leiden Road, it is not considered that this condition is 
reasonable or enforceable. A condition is however recommended that this 
area is drained using SuDs techniques to minimise run-off onto the public 
highway and thus reduce flooding.

12.The proposal is therefore considered to comply with policies CP1 of the Local 
Plan and HP13, HP15 and HP16 of the Sites and Housing Plan. 

Other matters:

13.Concerns have been raised in relation to the building works which have 
already taken place to the property. These are not being considered under 
this application.

14.Concerns have also been raised that the future occupiers will cause noise and 
disturbance. This cannot be assumed, or that the property will be occupied by 
students. 
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15.Fire hazards and whether the landlord is not fit and proper are checked 
before a licence is issued. If the property benefitted from planning but not 
a licence then the property would not be able to be used as an HMO.

16.There is no evidence to suggest that the provision of an additional HMO will 
create an increased pressure on community facilities or undue pressure on 
utilities cause issues with drainage.

17.The impact on house prices is not a material planning consideration.

Conclusion:

18.Officer’s recommend that the application is approved.

Human Rights Act 1998

Officers have considered the Human Rights Act 1998 in reaching a 
recommendation to grant planning permission, subject to conditions.  Officers 
have considered the potential interference with the rights of the owners/occupiers 
of surrounding properties under Article 8 and/or Article 1 of the First Protocol of 
the Act and consider that it is proportionate.

Officers have also considered the interference with the human rights of the 
applicant under Article 8 and/or Article 1 of the First Protocol caused by imposing 
conditions.  Officers consider that the conditions are necessary to protect the 
rights and freedoms of others and to control the use of property in accordance 
with the general interest.  The interference is therefore justifiable and 
proportionate.

Section 17 of the Crime and Disorder Act 1998

Officers have considered, with due regard, the likely effect of the proposal on the 
need to reduce crime and disorder as part of the determination of this 
application, in accordance with section 17 of the Crime and Disorder Act 1998.  
In reaching a recommendation to grant approval, officers consider that the 
proposal will not undermine crime prevention or the promotion of community 
safety.

Background Papers: 

17/00557/FUL

Contact Officer: Sarah Orchard
Date: 20th April 2017
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