
REPORT

East Area Planning Committee 8th February 2017
-

Application Number: 16/03129/FUL

Decision Due by: 31st January 2017

Proposal: Change of use from dwellinghouse (Use Class C3) to a 
House in Multiple Occupation (Use Class C4)

Site Address: 105 Green Road Oxford OX3 8LE 

Ward: Quarry And Risinghurst Ward

Agent: Jim Driscoll Applicant: Mr Farooq Ghulam

Application Called in – by Councillors - Dee Sinclair
for the following reasons – Concern with on street parking 
pressures  

Recommendation:

The East Area Planning Committee is recommended to GRANT planning permission 
for the reasons below and subject to conditions:

Reasons

 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 Secured Bicycle Parking 

Main Local Plan Policies:

Oxford Local Plan 2001-2016
CP1 - Development Proposals
CP8 - Design Development to Relate to its Context
CP10 - Siting Development to Meet Functional Needs
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Core Strategy
CS18_ - Urban design, town character, historic environment
CS23_ - Mix of housing

Sites and Housing Plan
MP1 - Model Policy
HP7_ - Houses in Multiple Occupations
HP12_ - Indoor Space
HP15_ - Residential cycle parking
HP16_ - Residential car parking

Other Material Considerations:
National Planning Policy Framework
Planning Practice Guidance
Oxford City Council: Amenities and Facilities for Houses in Multiple Occupation: 
Good Practice Guidance for Landlords.

Relevant Site History:
64/14973/A_H: Conservatory - PERMISSION 26th May 1964.
76/00650/A_H: Two storey extension to form garage and extension to kitchen with
bedroom over - PERMISSION 29th October 1976.
89/01235/NF: Single storey rear and front extensions - PERMISSION 19th March 
1990.

Representations Received:
One representation was received from a neighbouring dwelling at No.107 Green 
Road Risinghurst, Headington Oxford, raising concerns on the following issues:
- Access
- Effect on traffic
- On-street parking
- Accommodation size in relation to proposed occupant
- Parking provision

Statutory and Internal Consultees:
Risinghurst & Sandhills Parish Council - raised objection making the following points:
- Access
- Effect on traffic
- On-street parking
- Parking provision

Barton Community Association – No comment received.

Oxfordshire County Council Highway - No objection

Issues:
Density of HMOs
Amenities and facilities
Parking
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Officers Assessment:

Site Description
105 Green Road is a two storey semi-detached single family dwellinghouse. The site 
is located in a sustainable location with frequent public bus services, cycle network, 
shops and other local facilities/amenities. The application site is not within a 
conservation area nor a listed building.

The application site is not within a controlled parking zone.

Proposal
The application seeks change of use of the existing single family dwelling house 
(Use Class C3) to house in Multiple Occupation (Use Class C4).

Principle
The application site is located within the built-up area of Quarry and Risinghurst.  
The proposed change of use between use classes C3 dwelling houses and C4 
HMO's usually benefits from permitted development rights and does not require a 
planning application to be submitted. However, the Government has given individual 
Councils the power, through the use of an Article 4 Direction, to introduce controls 
locally. Oxford City Council has since removed such rights and has made an Article 4 
Direction allowing it to introduce local planning controls in terms of the change of use 
of a C3 dwelling to an HMO and as of 24 February 2012 planning permission is 
required to change the use of a C3 dwelling house to a shared rented house (C4 
HMO).

Density of HMOs
There are around 42 buildings within a 100m street length of the site, counting both 
directions along the road itself and the adjoining streets to a distance of 100m 
including the application site. There appear to be 3 HMO licensing records for any of 
these buildings. The actual number of  HMOs in the area may be higher, due to some 
HMOs not being licensed. The records indicate that around 7.5% of buildings in the 
relevant area are HMOs, which is below the 20% concentration defined in  Policy 
HP7, even if permission is granted for the current proposal.  As a result the change 
of use would be acceptable in the context of that policy. The proposal is not therefore 
likely to result in a further over-concentration of HMOs in the area.

Amenities and facilities

The first floor includes study room and a separate bathroom, while on the ground 
floor there is a toilet behind the kitchen and an integral garage. Given the overall 
floor space, the building is acceptable as a six persons HMO and satisfies the set 
guideline as indicated in the Council’s Landlord’s Guide to Amenities and Facilities 
for HMOs. 

It is considered that the proposed dwellinghouse has the potential to provide a high 
level of internal facilities and amenities for its likely number  of occupants and that the 
development would not therefore have a detrimental impact upon the living 
conditions for the future occupants. The proposal therefore complies with Policies 
CP1, CP8, CP10, CS18 and HP9.  

161



REPORT

The submitted plan shows details of the provision waste and recycling bins on site, 
located to the front of the property in the small paved front garden space. It was 
noted that most properties along this stretch of Green Road  have their bins similarly 
stored and collection is from Green Road. The bin capacity shown meet the required 
number for this proposed size of HMO.

The submitted plan does not show any provision for secure and covered cycle 
parking spaces. However, a condition would be imposed to ensure secure cycle 
storage is provided and detail submitted to the local planning authority.  

The proposals therefore would comply with Policies HP7, HP12, HP13 and HP15 of 
the Sites and Housing Plan in this regard.

Parking
Oxfordshire County Council, as the Local Highway Authority, has not objected to the 
proposed change of use. The application provides two off street parking at the front 
of the application dwelling and there is an integral garage that could be used for 
vehicle parking proposed on site. Oxfordshire County Council Highway has 
concluded that given the available parking space, the proposed change of use meets 
local standards and that roads immediately surrounding the application site are not 
known to suffer from parking stress and that most developments within the area have 
access to off-street parking spaces. The proposal is therefore considered unlikely to 
restrict existing residents’ access to on-street parking.

The proposed change of use would have no parking implications with regard to the 
council's parking standards.

Conclusion:
On the basis of the above, planning permission should be granted subject to 
conditions.

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
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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 approve, officers consider that the proposal will 
not undermine crime prevention or the promotion of community safety.

Background Papers: 

Contact Officer: Ade Balogun
Extension: 2153
Date: 26th January 2017
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