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TOWN AND COUNTRY PLANNING ACT 1990
SECTION 78 APPEAL

Conversion from Residential (C3) to (C4) House in Multiple Occupation

at 62 Alexandra Road, Wrexham

PLANNING REF: P/2016/0754
PINS REF: 3160172

Statement from R. Alun Jenkins,
Councillor representing Offa Ward on Wrexham County Borough Council
1, Maes Glas, Court Road, Wrexham. LL13 7SN
Telephone: Wrexham 352879

e-mail: alun.jenkins@wrexham.gov.uk

Many residents in my Ward approached me earlier this year expressing their serious concerns regarding the
proposed loss of yet another family residence in the area into an HMO. There was great relief and appreciation
when Wrexham Planning Committee decided in October to REFUSE planning permission for the proposed
change - followed by disappointment when news of this Appeal was announced.

| hope that when all the evidence has been considered and the evident concerns and views of the local residents
have been taken into account, Wrexham County Borough Council’s decision to REFUSE the application will be
supported, and this Appeal will be DISALLOWED.

Committee turned down the proposals on the strength of Policy H4 which states that subdivision of a property
will only be allowed if ”d) the proposal would not result in the overconcentration of Houses in Multiple
Occupation to the detriment of crime levels, the social fabric of the area, and the amenity of existing
residents.”

1: There is already a significant and over concentration of HMOs in the immediate locality.

Wrexham Council introduced the “Additional HMO Licensing Scheme” in 2012. Analysis of the figures on the
Council’s HMO Web page showed that on the 31* March 2016, 316 properties were registered, of which 28
were Mandatory HMOs - generally larger 3 storey properties housing seven or more residents.

85 of these HMOs were in the Offa Ward, around a quarter of all the HMOs in the County Borough, a figure
which included 12 of the Mandatory HMOs. Approaching 10% of the houses in the Ward are already HMOs. 53
of the registered HMOs are in the streets in the immediate area around Alexandra Road / Bersham Road,
including 14 of the 34 houses on one side of Ruabon Road (42%) and 10 of the 61 on Victoria Road (16%).

8 of the 51 houses in Alexandra Road are already HMOs - onein 7 or 14% - which would rise further if this
appeal is allowed. Already a further almost identical application for conversion of 44 Princess Street has been
submitted, and others will inevitably follow. This is certainly creating “a significant or over concentration of this
type of use in the immediate locality”.





2: Creating significant and unacceptable change to the local residential neighbourhood.

The Private Rented Sector is a significant and welcome contributor towards overcoming the pressures for
housing - in fact approaching half of all the houses in this Offa area are privately rented, housing families that
formed an essential part of a very happy and stable community over very many years.

HMOs too have a valuable part to play in the provision of housing, but the high numbers of HMOs in a street or
locality certainly cause problems to local communities. The unsuitability of certain types of housing for
conversion into HMOs, the poor quality of the accommodation provided in many conversions, and the difficult
nature and needs of many of those that will be housed within them are also important contributing factors.

Because of the nature of some of the tenants they house, they cannot be integrated into close residential
neighbourhoods, especially in areas such as this where the majority of properties are small terraced houses, and
the changes impact unacceptably on their neighbours.

The immediate local area has been plagued in recent years by the huge increase in the number of these problem
HMOs, with frequent incidents of antisocial behaviour, noise and disturbance and drink and drug issues linked
to certain HMOs, and frequently extending through the night causing considerable upset and disturbance to
local residents. These considerable problems have caused an excessive and overwhelming workload for the
Council’s Private Rented Sector Team of EHOs who supervise the licensing of these properties, who work with
staff from other internal departments - Public Protection, Community Safety, and Social Services, together with
many external partner agencies including the Police who are called so frequently because of problems from
these properties and their tenants.

All these incidents have a very destabilising effect on the local community. | am told regularly by constituents of
their concerns about the severely detrimental impact they are having on the social fabric of the area, and on
their amenity and quality of life. Some longstanding residents now feel so unhappy living in the area that they
have already packed up and left - increasing the prospect of even more HMOs in the area.

Much of this information may be regarded as anecdotal or circumstantial evidence. As Local Member, | am not
invited to the multi-agency meetings, and therefore do not have access to the greater detail. However, | know
that these changes are creating a very unhappy environment to the extent that residents are saying that they
want their community back!

3: Encroachment into a further part of the Ward

The application is for the conversion of a semi-detached property, similar to others in this limb of Alexandra
Road between the end of Empress Road and Bersham Road which are still family homes - one of the few
remaining lengths of street in the ward with no HMOs. Even so, houses here have been affected by activities in
other nearby HMOs in Alexandra Road and Empress Road. Granting approval for this property would set a
precedent and bring about changes that would further destabilise what has been for generations a very close
community.

4: Over intensive use of the property

The submitted plans show changes to the internal arrangements to provide six bedrooms sharing a common
kitchen on the ground floor. As the application is made for conversion to C4 use, it is presumably intended for
six individual tenants.

Each bedroom is provided with what is referred to as “en-suite facilities”. These amount to a room measuring
1.9 metres by .7 metre, which presumably would contain a WC and wash hand basin, and presumably a shower
- certainly there is not room for a bath in any of this provision - and would leave no more than .5 metre
between the toilet and edge of the shower - hardly suggesting quality! This does not augur well for the type of
HMO envisaged and the impact it will have on the neighbourhood.





| understand that the Private Rented team will now consider Licensing applications only where there is valid
planning approval. It is not known at this stage whether the proposals would meet acceptable licensing
standards, or whether Licensing will consider that the property would merit an HMO Licence, and if so, the
maximum number of residents they would allow.

5: Parking:

The existing property has no off street car parking provision - there is only a narrow pathway to the right of the
property leading to the small yard / garden at the rear. The house backs on to the listed Wat’s Dyke, so there
would never be the prospect of providing car parking to the rear of the property.

The Council’s Parking Standards as detailed in LPG16 currently sets the maximum requirement for a three
bedroomed house as three spaces, and the requirement for an HMO is one parking space per two bed spaces.
The requirement for conversion of a three bedroomed house to a six bed HMO is therefore the same for both at
3 spaces. However, the practical implications are that a single family in a three bedroomed house in a
predominantly terraced housing area are unlikely to have more than two cars, whereas the six bedded HMO is
quite likely to generate up to six vehicles. As there is no off-street parking available at this property, these
additional vehicles put greater pressure on other residents in an area where there are already insufficient on-
street car parking spaces.

Experience shows that in cases where HMO approvals have been limited by condition to occupation
only by Students, there are generally fewer problems, as they tend to generate fewer vehicles, and the
University is very proactive in tackling any complaints. Many HMOs that are not limited to Students
house employed individuals whose works vehicles are parked in the surrounding streets, and so cause
considerable problems.

6: Refuse and Recycling:

Similarly HMOs generate much more refuse than a normal household, and this too is a cause of
friction, criticism and upset in the locality. The requirements for collection and disposal of refuse in
HMOs needs to be subject to much more stringent control.

7: Management of the HMO:

Although not a material consideration in Planning terms, this application has been submitted by a landlord who
owns a number of HMOs in the immediate area (and in other Wards near the Town Centre), most of which are
amongst the most troublesome in the area, including two just around the corner at 10 and 12 Empress Road,
and visible from Alexandra Road. These have caused a great deal of concern, disturbance and anguish for
residents in the area over a number of years, adversely impacting on their Health and Wellbeing.

Why is this decision important for the Amenity and Wellbeing of the local Community?

In May 2015, Welsh Government issued its report on “Houses in Multiple Occupation: Review and Evidence
Gathering”. They had commissioned the independent report to investigate “the effect HMOs can have on
Communities.” “The report found a clear need to take action to ensure the continued confidence of residents
in areas of large numbers of HMOs, whilst also protecting the rights of those people residing in them.”

As a result, Welsh Government agreed new legislation to help Planning Authorities to manage the impact of
HMOs. This introduced the new use class (C4) for HMOs occupied by not more than six residents, which came
into effect on 25" February 2016, “to help Planning Authorities to identify HMOs and consider the impact those
dwellings may have on the local area before deciding whether to approve the planning application.”





The Minister, Carl Sargeant said:

“HMOs make an important contribution to the private rented sector by catering for the housing needs of certain groups and
provide accommodation for individuals who cannot afford to purchase properties or rent larger accommodation.

“However, as our independent report found, large concentrations of HMOs can bring their own problems to local areas. This
new legislation will allow planning authorities to take action to manage the number of HMOs in their local area.

“I hope this legislation will be welcomed by those local communities affected by high concentrations of HMOs across Wales and
by local authorities.”

The application for 62 Alexandra Road was the first brought to Committee under this legislation. In refusing this
application, the Planning Committee has done precisely what the legislation was meant to do - and the
decision has certainly been welcomed by the local community living in the area affected by this application.

Please find attached a Petition, supporting the decision to refuse this application, signed by around 100
residents from around 67 properties in the immediate local area.

Until February, only the small number of HMOs housing seven or more residents needed planning permission,
an “of its own kind” use class (“sui generis”) which involved full public consultation. Neither the Mandatory
nor the Additional HMO Licensing process involves consultation with local residents - the first they
hear is when the Licence has been issued. The granting of a Licence shows only that the specification of the
property meets minimum requirements, and sets the maximum number of residents. The process does not
determine the suitability of the use for that particular location.

The introduction of the new C4 Planning Use-class in February - although not retrospective - existing
small HMOs will not be required to obtain planning permission - gives local communities the opportunity to
be consulted on ALL future proposals for conversions to HMOs, and to have the opportunity to make
representations on them BEFORE a Planning decision is taken.

Information provided by the Department this week shows that there are now 376 HMOs registered in the
County Borough. The graph attached shows that 80% of these are located mainly in five Wards - Rhosddu (101
- 51 were shown in the March table), Offa (84), Brynyffynnon (49), Smithfield (33) and Erddig (23) - ina
doughnut shape around the Town Centre.

If this appeal is lost, and 62 Alexandra Road becomes an HMO, there will be very little prospect of any
future HMO applications in any of these areas being refused, and the numbers of HMOs in all these
areas will continue to increase without control. There will be a loss of public confidence as a
consequence of the inability of the new legislation and use class to control the spread of HMOs, posing
“a significant and over concentration of this type of use in the immediate locality - to the detriment of crime
levels (antisocial behaviour), the social fabric of the area, and the amenity of existing residents”.

This Appeal needs to be disallowed for all the above reasons.
R. Alun Jenkins,
Councillor Offa Ward

November 2016






