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Specific Implications For:  
 
Equality and Diversity 
  
Community Cohesion 
 
Narrowing the Gap 

Electoral Wards Affected:  
 
Gipton & Harehills 

 Ward Members consulted 
 (referred to in report)  
YES 

RECOMMENDATION: RECOMMENDATION: 
Members are asked to note the appeal decision which was allowed with pla
granted for 3 flats including rear dormer and car parking to rear. 
Members are asked to note the appeal decision which was allowed with pla
granted for 3 flats including rear dormer and car parking to rear. 
 
1.0 THE APPEAL WAS DEALT WITH BY WRITTEN REPRESENTAT
1.1 This proposal related to a scheme for the conversion of a mid-terra

flats.  The scheme was reported to the Plans Panel with an officer
for approval but Members resolved to refuse permission for re
impact on the residential character of the area and the loss of famil

1.2 The appeal was lodged on 26 February 2011 and was dealt with th
representations procedure. The Inspector’s decision letter was date

 
2.0 ISSUES IDENTIFIED BY THE INSPECTOR 
2.1 The Inspector considered there were two main issues – the effec

use, firstly, on the residential character of the area and, secondl
mix in the area.  
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3.0 SUMMARY OF COMMENTS 
3.1 The Inspector noted that there were other houses in multiple occupation (HMO’s) 

and flats along the terrace and that only about half of the properties were in single 
household occupation.  In addition, Harehills Avenue is a busy urban thoroughfare 
where there is a hotel and other community buildings nearby, so that there is a 
relatively high background level of activity and associated noise.  Therefore, the 
Inspector considered that the introduction of a further conversion would not have a 
noticeable impact on the living conditions of nearby residents.  In any event, since 
the appeal property is already an HMO, there would seem to be little distinction, in 
terms of comings and goings and the propensity for disturbance, between this use 
and that of three flats. 

3.2 The Inspector felt that the issue of noise transference and impact to adjoining 
properties could be dealt with by condition. 

3.3 In terms of the physical impact of the development, the Inspector agreed with the 
Council, that a condition would be necessary to ensure that provision is made for 
waste bin storage at the back, rather than the front of the property. 

3.4  The Inspector referred to the contents of Supplementary Planning Guidance 6:     
Development of Self-Contained Flats in relation to the cumulative effect of 
conversions being potentially harmful to amenity.  The Inspector found that in this 
case the proposed change of use would not have a materially detrimental effect on 
the residential character of the area. 

3.5  With regard to the issue of Housing Mix, the Inspector referred to the Harehills                
Housing Market Assessment (HHMA) - May 2010 - Final report January 2011 by 
Re’new, which was used as evidence by the Council that there was a need for larger 
housing from the growing proportion of black and minority ethnic households.  
However, the Inspector considered that the HHMA also concludes that there is a 
generally buoyant housing market with healthy demand and a reasonable supply of 
housing options.  Furthermore of the 1353 applications for housing in Chapeltown 
and Harehills from non Council tenants only 258 were seeking a house of 4 
bedrooms or more whereas over 400 wanted one or two bed flats. 

3.6 The Inspector noted there would not be a loss of a family home in this case because 
the property is already an HMO and the small rear garden of the property would not 
be ideal for a family with a number of children.  He considered that no overriding 
need for family housing had been established in this location and that in the 
absence of that evidence the change of use would provide accommodation for 
which there is both a need and a demand and that it would maintain a healthy 
housing mix in the area in accordance with UDP objectives.  

3.7       The Inspector noted the provision of off street parking and agreed there would be no 
significant increase in road dangers. 

 
4.0 DECISION 
4.1  The Inspector allowed the appeal and granted planning permission subject to 

conditions.  Conditions were imposed relating to waste bin storage, sound proofing 
and matching materials for the roof tiles of the dormer and that access should be 
maintained through the building to the rear yard for all occupiers.   

 
 
 
 



5.0 IMPLICATIONS 
5.1 The appeal decision indicates the difficulties of being successful at appeal where 

there is not a clear policy basis for refusal or evidence to back up the concerns 
expressed by Members.  In marginal cases such as this it is sometimes worth 
making the case but the outcomes are always likely to be mixed.    
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Application Files: 10/03600/FU 
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