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	Proposal(s)

	Conversion of existing bedsit and self contained flat at ground floor and mezzanine levels to a 2-bed self contained flat (Class C3).


	Recommendation(s):
	Grant conditional permission



	Application Type:
	Full Planning Permission


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	22

	No. of responses

No. electronic
	00

00
	No. of objections


	00



	Summary of consultation responses:


	A press notice was published in the Ham and High on 22 August 2013 expiring 12 September 2013 and a site notice was displayed from 14 August 2013 until 04 September 2013.  

	CAAC/Local groups comments:


	Belsize CAAC were consulted on the proposal and raised no objection. 


	Site Description 

	The application site related to the lower ground floor level of a property sited to the eastern side of Glenmore Road which is a predominantly residential area. At present the lower ground floor level is laid out with a bed-sit to the front and a one-bed self-contained unit with mezzanine to the rear.

The site is located within the Belsize Park Conservation Area however the building is not listed. 

	Relevant History

	There is no relevant history relating to the application property. 

	Relevant policies

	National Planning Policy Framework (NPPF) (2012)

London Plan (2011)

Camden Local Development Framework (LDF)

CS1   (Distribution of growth) 

CS4   (Areas of More Limited Change)

CS5  (Managing the impact of growth and development)

CS6  (Providing Quality Homes)

CS11 (Promoting sustainable and efficient travel)

DP2   (Making Use of Camden’s Capacity for Housing)

DP5   (Homes of Different Sizes)

DP16   (The Transport Implications of Development)

DP17  (Walking, cycling and public transport)

DP18  (Parking Standards and Limiting the Availability of Car Parking)

DP19 (Managing the impact of parking)

DP26 (Managing the impact of development on occupiers and neighbours)

Camden Planning Guidance (2011)

Belsize Conservation Area Statement (2002)

	Assessment

	Proposal 
Planning permission is sought to combine the existing one bed and studio unit into one 2 bed self-contained unit. No external alterations or extensions are proposed as part of the development. 
Land Use

Policy CS6 seeks to prevent the net loss of residential accommodation. DP4 resists development that would involve the net loss of affordable housing space which would include bed-sits. Reviewing the planning history for the application property it appears that planning permission was never granted for the conversion of the property into self-contained units, be it a flats or HMO’s. A pre-application advice was submitted in 2011 which makes reference to the building being an HMO. Reviewing the valuation office website it appears No.35 has been paying Council tax as 8 units since 2008, as such it is likely the use as an HMO would not be lawful through the passage of time as it would need to be in use as an HMO for at least ten years. Therefore given the use of the lower ground floor is not lawfully established, the Council would not raise objection to the loss of the unit. Furthermore although the development would be losing one bedsit it would be providing a suitably sized 2 bed unit, as such there would not be a loss of residential floorspace.
In turn, Policy DP5 which sets out the dwelling size priorities.  With regard to market housing one beds and studio units are in low demand whereas 2 bed units are in very high demand. As such the proposed development would be providing a unit in line with the requirements of DP5. 
Standard of Accommodation
Policy CS6 aims to make full use of Camden’s capacity for housing, which is linked to DP2 which also has the same objective. Policy DP26 seeks to secure development which provides an acceptable standard of accommodation with respect to internal arrangements, rooms sizes and amenity space.
The proposed new unit would measure 69.4sqm, exceeding the Council’s space standards. The unit would also be served by the rear garden area which would provide 40sqm of private amenity space. In terms of daylight and sunlight the living room and bedroom that would be located to the front and rear would be served by relative to the room large openings which are considered to ensure a sufficient level of daylight and sunlight would be received into the rooms. To the central part of the unit would be a study with a mezzanine bedroom, these two areas would be served by a window located in line with the mezzanine level. It is considered this would be sufficient for the proposed uses of the areas. 

In terms of outlook and privacy it is considered the proposed unit would be afforded a good level of outlook whilst being a sufficiently private unit.  
Amenity

Given there would be no external alterations or extensions, there would be no impact on the amenity enjoyed by neighbouring residents. 
Transport

Given the occupiers of the existing units would be able to apply for parking permits, as there would be a reduction in the net number of units it would be unreasonable to request a Section 106 for the new unit to be car free. 
The application has not included the provision of any cycle parking, within the cover letter for the application it has been stated that the occupier of the new unit will be encouraged to cycle however no detail has been provided as to how this will happen. However given CPG5 states that the provision of cycle parking will apply when there is the creation of additional units it is not considered reasonable to request details of cycle parking when the net number of units would be reduced. 
It is considered that the proposed development would not impact detrimentally on the surrounding transport network and as such no objection is raised in this regard.  

Conclusion 
In light of the above, it is considered the proposed works would be an acceptable form of development and no objection is raised. 

Recommendation: Grant conditional permission. 


