LONDON BOROUGH OF ENFIELD

PLANNING COMMITTEE

Date : 27" July 2010

Report of
Assistant Director, Planning &
Environmental Protection

Contact Officer:

Aled Richards Tel: 020 8379 3857
Andy Higham Tel: 020 8379 3848
Mr R. Lancaster Tel: 020 8379 4019

Ward: Bush Hill
Park

Application Number : TP/10/0396

Category: Change of Use

LOCATION: 152, WELLINGTON ROAD, ENFIELD, EN1 2RH

PROPOSAL: Change of use of part of ground floor of bungalow to nursery/day care
centre for a maximum of 8 children at any one time during the hours of 8:00-18:30.

Applicant Name & Address:
Ms Sotiroula Elias

84, AMBERLEY ROAD,
ENFIELD,

EN1 2RA

Agent Name & Address:

RECOMMENDATION:

That planning permission be GRANTED subject to conditions.
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Site and Surroundings

A semi-detached bungalow on the western side of Wellington Road, the
surroundings area has a predominantly residential character. The property is
opposite Raglan Junior School, a bus stop and the junction of Wellington and
Raglan Road. Itis also 12m from the junction between Wellington Road and
Manorway.

This section of Wellington Road is relatively narrow and much of the highway
has on-street parking on each side of the highway, with the exception of
parking restrictions outside the school.

Proposal

Permission is sought for the use of part of the ground floor of the bungalow as
a day care centre / after school club for a maximum of 8 children. The ground
floor has five rooms. Only the lounge/living area, kitchen and bathroom will be
used as a nursery. The first floor will remain solely in residential use.

The hours of use would be 08.00 hours to 18.30 hours Monday to Friday,
term time only. Apart from the occupier there will be no other staff.

The applicant has indicated that the front forecourt area can contain five
parking spaces. However these spaces would not be independent and egress
from the forecourt area would involve reversing onto the highway if five cars
were to use the forecourt simultaneously.

The applicant’s have indicated that they run a similar facility at No.84
Amberley Road, EN1 and seek to relocate to the application site.

Relevant History

TP/09/1760: Change of Use to a Nursery for up to 17 children was refused
planning permission on the following grounds:

1. The proposal by virtue of its location and the nature and intensity of use
would cause undue noise and disturbance to neighbouring residents at
Nos.150 & 154 Wellington Road, detrimental to levels of residential
amenities and contrary to Policies (1)GD1, ()GD2, (INGD1, (1H)GD3 and
(INCS4 of the Unitary Development Plan.

2. The proposal fails to demonstrate that the first floor would be a self-
contained unit and therefore would result in the loss of residential
accommaodation, detrimental to the maintenance and improvement of the
Borough's housing stock and therefore would be contrary to Policies
(INGD1, (I)GD3 and (II)H2 of the Unitary Development Plan.

3. There is insufficient evidence that the floor area/ head height would be
sufficient to provide a reasonable standard of residential accommodation,
detrimental to the living conditions of future occupiers contrary to Policy
(IH16 of the Unitary Development Plan and Supplementary Planning
Guidance: Flat Conversions.

4. The proposed conversion of the single family dwelling into a Day Care
Centre/After School Club provides inadequate off-street parking and
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would result in the potential for future on street parking in the surrounding
roads, resulting in an unacceptable increase in kerbside parking in the
adjacent streets to the detriment of safety and free flow of traffic on the
Highway including pedestrian and public transport traffic using the public
highway. In this respect the proposal is contrary to Policies (I1)GD86,
(INGD8 and 3C.22 of the London Plan.

5. The proposed use would give rise to vehicles calling at the site and
waiting on the adjoining highways leading to on-street parking which could
be hazardous, cause congestion or have an adverse impact on safety and
free flow of traffic on the surrounding highways, this would be
exacerbated by the site's proximity to Raglan School and a Bus Stop,
contrary to Policies (1) GD1, (II) GD6 and (II) T13 of the Unitary
Development Plan.

6. The proposed off street parking spaces due to the restricted size of the
forecourt and the absence of turning facilities would result in vehicles
leaving the site in reverse gear. Due to the nature of traffic flow and the
close proximity to the junction of Wellington Road/Raglan Road, vehicles
reversing onto Wellington Road would have a detrimental effect upon the
free flow of traffic and safety on the public highway, contrary to Policies
(1) GD6 and (lI) GD8 of the Unitary Development Plan.

Consultation

Statutory and Non Statutory Consultation

Thames Water raise no objections.

Transportation raise no objections on the grounds of parking and traffic (see
detail in report).

ECSL Early Years Team raise no planning objections to the scheme.

Environmental Health raise no objections subject to conditions.

Public

Consultation letters were sent to 34 neighbouring properties.13 letters of
objection have been received raising all or some of the following points:

Inappropriate use

Highway safety and traffic issues

Noise and disturbance

Sufficient nurseries in the area

Increased traffic and congestion

Increased demand for on-street parking

Reversing off the forecourt area on the highway would be detrimental to
highway safety

Vehicle movements detrimental to safety of children

Commercial enterprise in residential area

Noise and disturbance associated with the children using the rear garden
Over-intensive use of the property and out-of-scale for the location
Limited outdoor space inappropriate for the intended use
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Relevant Policies

London Plan

3A.18 Protection and Enhancement of Social Infrastructure and Community
Facilities

3A.24 Education Facilities

3C.23 Parking Strategy

4B.8 Respect Local Context and Communities

Unitary Development Plan

(hGD1 Regard to surroundings

(hCcs1 Community services appropriate to the needs of the Borough
(INCs4 Day nurseries

(INGD6 Traffic Generation

(INGD8 Site Access and Servicing

(INH2 Change of use from Residential

(IDH16 Flat conversions

(I T13 Pedestrian Safety

Local Development Framework

The Enfield Plan is now proceeding through the Examination in Public
process into the soundness of the Plan. It is considered some weight can now
be attributed to the policies contained in the Core Strategy and the following
policies from this document are of relevance:

SO5 Education, health and wellbeing
CP8 Education

Other Material Considerations

PPS1 Delivering Sustainable Communities
PPG13 Transport
Analysis

Background

In assessing any proposal involving a children’s day nursery, the criteria and
guidance within Policy (II)H2 of the UDP is applicable. In the preamble to this
Policy, paragraph 9.2.6, states that certain non-residential uses are
appropriate in residential areas where they serve the needs of the local
communities. In particular, day nurseries are specifically mentioned as an
example of an appropriate use and should be assessed in accord with the
provisions of Appendix Al.6. This Appendix states that:

“For semi-detached houses, noise and disturbance maybe a concern
and therefore the number of children involved will be an important
consideration, that car facilities will need to be carefully located and
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that the nursery should be of modest scale, probably confined to part
of the ground floor”.

“Day nurseries must provide adequate off-street parking. If a
residential unit is to be retained, then off-street parking will also need
to be provided for the occupiers. On classified roads or roads where
there is a high level of on-street parking, off-street setting down and
picking up facilities may also be an essential requirement. In
assessing the benefits which the facility will provided to the local
community, the Council, as the LPA, will take account of the views of
Directors of Social Services and Education”

“The provision of outside play space is highly desirable and the
Council will take into account when considering the overall
acceptability of any proposed day nursery”.

Loss of Residential

There is a general presumption against the loss of residential
accommodation especially that of family size. However, Policy (II)H2
recognises that it may be appropriate where the use supports the wellbeing of
the local community. The proposed nursery constitutes such a use. Moreover,
as the layout has been revised to remove the semi self-contained of the first
floor, the proposal now supports more effective continued residential
occupation to overcome the previous refusal reason.

Impact on Residential Character

As a semi detached dwelling, it is considered that the property is appropriate
for use as a children’s day nursery subject to it involving an appropriate
number of children. There is no guidance regarding what constitutes an
appropriate number but when considering such proposals, focus is on activity,
the feel of the surrounding area in terms of composition and proximity of other
dwellings and whether the intensification of use would be noticeable and
materially enough to constitute harm that could be used to support a reason
for refusal

In this case, it is considered 8 children given the only staff is the occupier of
the property, would not generate an intensification of use that would
materially affect the outward character of the property and its integration into
the surrounding area. A contributory factor in this is the existing activity
associated with the Raglan School.

Subject to a condition limiting the number of children and the extent of the
property set aside for the nursery use, it is considered the proposed use
would not harm the character of the area.

Impact on Amenities of Neighbouring Properties

It is considered that 8 children would not be inappropriate in itself in terms of
the intensity of use. An important factor to assess is the noise and general
disturbance associated with the property, in particular the use of the rear
garden. It is considered that appropriate conditions limiting the numbers and
times of children using the garden would mitigate this concern. As a result
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this revised proposal is unlikely to give rise to a change in conditions which
would be significantly detrimental to the amenities of neighbouring residents.

Traffic Generation

It is acknowledged that the proposed development is a relocation of an
existing facility within the area. Therefore, on the basis that a new facility isn’t
being introduced, it is accepted that the proposed development will generate
minimal additional trips on the surrounding highway network.

However, it is important to note that Wellington Road is an important local
distributor road and as such is subject to relatively high volumes of commuter
trips during the peak periods. It is a relatively narrow road subject to traffic
calming features, including within the vicinity of the site, and a main bus route.
Together with the traffic associated with the adjacent school, all of these
factors combined mean that during the peak periods Wellington Road can
experience congestion and delay.

Nevertheless, it is also recognised that a number of children attending the
nursery are siblings, that some others are siblings of children otherwise being
picked-up and dropped-off from Raglan School and that some children will
arrive before and leave after the times associated with peak traffic flows, it not
considered that the proposal would have the potential to significantly increase
congestion and hazards particularly associated with vehicles slowing to enter
the site or find a car parking space, thus exacerbating the existing problems
already experienced on this part of the network.

In order to try and establish the impact an increase in on-street parking
demand could have on the surrounding highway network, parking beat
surveys were undertaken on Monday 25" January and Tuesday 26™ January
2010 between 3-6pm. These surveys confirmed concerns that there is
already a significant demand for on-street car parking with substantial levels
of parking recorded on Raglan Road, Manorway, Bagshot Road and
Amberley Road during the whole of the 3-hour survey period. On Wellington
Road, the parking and waiting restrictions somewhat limit the on-street
parking opportunities within the vicinity of the site, with what parking is
available heavily used at present.

However given the limited intensity and nature of the use, as well as the
picking-up and dropping-off times, it is not considered to be to the detriment
of free-flow of traffic on the highway, including on Wellington Road, for all
users particularly buses and highway safety and has overcome the previous
refusal reasons.

Parking

The PTAL of the site is 2 which indicates a relative low access to public
transport. The proposed level of car parking is sufficient to accommodate the
residential parking within the site in accordance with the relevant parking
standards within the UDP. Furthermore it is considered that 1 or 2 vehicles at
a time could use the forecourt as a dropping-off area and still egress the site
in forward gear.

Therefore it is considered, taking account of the frequency and times of
vehicles entering and exiting the proposed site and general highway network
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peak period; the use and associated movements would not be to the
detriment of the free flow of traffic and highway safety for road users including
pedestrians and public transport, in accordance with Policies (II) GD6 and (Il)
GD8 of the Unitary Development Plan and has overcome the previous refusal
reasons.

Quality of Provision

It is Ofsted not the Local Authority that is the relevant authority to consider the
quality of provision. Furthermore, a day nursery requires a Certificate of
Registration from Ofsted in order to operate legally.

Notwithstanding the above, a consideration as identified by the Unitary
Development Plan is the desirability of outside play space. There are no
statutory standards for minimum outdoor space standards. However Early
Years Statutory guidance highlights that ‘Wherever possible, there should be
access to an outdoor play area, and this is the expected norm for providers.
In instances where outdoor space cannot be provided, outings should be
planned and taken on a daily basis (unless circumstances make this
inappropriate, for example unsafe weather conditions). In this case, the
garden appears to provide sufficient space for an outdoor play area. In this
case, the application site has a rear garden sufficient for the needs of the
children.

The Statutory Framework for the Early Years Foundation Stage (May 2008)
whilst not a material planning policy, highlights the legal requirements in
terms of space: 3.5 sqm per child under 2; 2.5sgm per child two years old;
2.3sgm per child per child aged 3-5years. However the information submitted
has not indicated the specific ages of the children and therefore it is not
possible to calculate whether this standard would be met. It is fair to say
however that the full use of the ground floor is likely to be of sufficient size to
the meet these minimum standards.

In addition, it is also noted that statutory guidance highlights ‘daylight should
be the main source of light’. The submitted plans showing the layout and
windows indicate that the nursery would receive good levels of natural light.

It should also be noted the Council’'s own Early Years team have raised no
objections to the proposal.

Conclusion

In the light of the above assessment it is considered that the previous refusal
reasons have been overcome and that the application should be approved for
the following reasons:

1. The proposed use would not result in an over-intensive use of the
dwelling or unduly detract from the residential amenities of neighbouring
occupiers, having regard to the likely increase in comings and goings,
traffic generation and noise and disturbance. The proposal is considered
to be in accordance with Policies (I)GD1 and (I1)CS4 of the Unitary
Development Plan.

2. The proposed increase in numbers would not prejudice the provision of
on-street parking nor would it give rise to conditions prejudicial to the free



flow and safety of traffic on the adjoining highways having regard to
Policies (I)GD6 and (I)GD8 of the Unitary Development Plan, Policy
3C.23 of the London Plan and PPG13.

8 Recommendation

8.1 That planning permission be GRANTED subject to the following conditions:

1.

N o g &

That for the purpose hereby approved the children's nursery and its
ancillary accommodation shall be used only between the hours of 0800 to
1830 Mondays to Fridays and not at all on weekends or school holidays
unless otherwise agreed in writing by the Local Planning Authority.

Reason: to ensure that the proposed development does not unduly
prejudice the amenities of nearby occupiers of adjoining and nearby
residential properties.

That the garden area shall be used for outdoor recreation in connection
with the use of part of the ground floor of the premises as a children's
nursery only between the hours of 1020 to 1040 and 12.20 to 13.15 for a
maximum of five children and between the hours of 15.30 to 16.30 for a
maximum of eight children may use the garden area at any one time
unless otherwise agreed in writing by the Local Planning Authority.

Reason: to ensure that the proposed development does not unduly
prejudice the amenities of nearby occupiers of adjoining and nearby
residential properties.

That the lounge/ living room, kitchen and bathroom on the ground floor of
the premises hereby approved shall be used as a children's day nursery/
after school club for a maximum of 8 children and for the times specified,
and for no other purpose within Class D1 of the Town and Country
Planning (Use Classes) Order 1987 without the prior written consent of
the Local Planning Authority, or shall be used for purposes ancillary to the
remainder of the residential use.

Reason: to prevent an unacceptable escalation or intensification of the
permitted use or establishment an alternative D1 use detrimental to the
amenities of nearby residential occupiers and/or free flow or safety of
traffic on the adjoining highways.

C15 Private Vehicles Only - Garages

C16 Private Vehicles Only - Parking Areas
C51A Time Limited Permission

C59 Cycle parking spaces
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