
SUMMARY REPORT

Application Ref: 20190451

Site Address: 74 Parrock Street Gravesend Kent DA12 1HF

Application 
Description: Change of Use to Sui Generis House in Multiple Occupation (HMO).  

Applicant: Mr Robert Schulz

Agent: Mr Kingsley Hughes, Designscape Consultancy Limited

Ward: Central

Parish: Non-Parish Area

Decision due date: 3 July 2019

Publicity expiry date: 14 June 2019

Decision Level: Planning Regulatory Board - September 2019

Reason for referral:

Determination of the application deferred from 24 July 2019 meeting to 
enable the applicant to address the Board’s concerns regarding the size 
of the bathrooms and to confirm that they would be fit for purpose and to 
provide further information on the adequacy of the kitchen/diner/utility 
room. 

Recommendation: Permission subject to conditions as per the original recommendation 
_______________________________________________________________________________________________

Summary of Reasons for Recommendations

The application was reported to the 24 July Regulatory Board where members resolved 

(a)  that application 20190451 be DEFERRED to enable negotiations with the applicant 
and/or the applicant’s agent to address the Board’s concerns in regard to the small 
size of the bathrooms and to confirm that they would be fit for purpose, and to 
provide further information regarding the adequacy of the kitchen/diner and the 
utility room; and

(b)  that the application be reported back to the Regulatory Board (Planning) for 
determination of the application.

In recommending planning permission, it was considered by officers that the application site 
was in a suitable location and of an appropriate size for conversion into smaller units.  The 
improvements to the exterior of the building and the visual improvements to the conservation 
area and the street scene were highlighted along with the internal improvements to the building 
which has to date been much neglected.  The proposed internal layout broadly met the 
Council’s adopted amenity standards for HMO’s, and sufficient external space has been 
identified for vehicle/cycle parking given the sustainability of the site’s location, and for waste 
storage.  Attention was drawn to the fact that the property could be converted into an HMO for 



6 occupants without requiring planning permission. In the light of the above, it was considered 
that the proposals were compliant with the development plan.  

Following the Board’s deferral, the applicant has submitted revised plans. 

The ensuite bathrooms have been enlarged (with the exception of one) to provide increased 
space and a kitchen layout plan has been provided to demonstrate that the kitchen/diner/utility 
room can accommodate all the amenities necessary for the proposed number of occupants in 
line with the Council’s Licensing section’s adopted amenity standards for Houses in Multiple 
Occupation (HMO’s - 2006).  

The Private Housing Manager (Licensing) has confirmed that the accommodation meets the 
requirements of that departments adopted amenity standards for HMOs for the proposed 
number of occupants (8) and that there is no reason at this time to refuse a licence.

In the light of the revisions, it is recommended that the original recommendation to approve the 
change of use of the premises from a single dwellinghouse to an 8 person House in Multiple 
Occupation, is adhered to, subject to the amendment of condition 2 attached to the original 
schedule of conditions to reflect the latest drawings.
____________________________________________________________________________

MAIN REPORT

1. Introduction

1.1 The application was originally considered at the last regulatory Board meeting on 24 
July 2019 where the application was deferred to enable negotiations with the applicant 
/applicant’s agent to address the Board’s concerns regarding the small size pf the 
bathrooms and to confirm that they would be fit for purpose and to provide further 
information regarding the adequacy of the kitchen/diner and utility room.  

1.2 The original report to the Board meeting on 24 July 2019 is attached as Appendix A.

1.3 For members information a copy of the Council’s adopted Licensing “Guidance to HMO 
Amenity Standards” (2006) is appended (Appendix B – hereafter referred to as ‘the 
HMO standards’).  The guidance is clear that matters such as ventilation, heating, fire 
precautions, gas and electricity are all matters dealt with through the HMO licence 
rather than the planning process. 

2. Outcome of the discussions with the applicant

2.1 As a result of discussions with the applicant, revised drawings have been submitted 
which seek to address the concerns raised by members.  The proposed revisions are 
discussed in turn below.

Ensuite Shower rooms

2.2 The room layouts have been re-examined to increase the size of the shower rooms 
while ensuring that the living/bedspace size does not fall below 10m², which is the 
minimum acceptable room size for a single occupant, specified in the adopted HMO 
standards.  A detailed layout of each room has been provided to demonstrate how the 
rooms would function for a single person.   It is worth noting that whilst this is the 
requirement for the (Licensing) HMO standards, it is considered to be of more weight 
than the adopted Planning Residential Layout Guidance, which does not specifically 



provide detailed HMO standards, and in particular, there is no equivalent standard for a 
combined living/bedroom in the this guidance, or the Nationally Described Space 
Standards.

2.3 The HMO standards provide guidance on the type of washing facilities required, based 
on the level of occupancy, but there is no minimum space requirement specified.  
Guidance is however provided on bathroom sizes in the Council’s adopted Residential 
Layout Guidelines which states that a family bathroom including a wc should be 3.6m².  
This space standard reduces to 3.5m² for flats.  Separate standards are available for a 
bathroom and a separate wc, but there are no locally adopted standards specifically for 
shower rooms.  

2.4 The table below provides a comparison between the original shower room size and that 
currently proposed.  It will be noted that the size of the shower room to room 3 has not 
increased, but the internal arrangement has changed. 

Room 1 2 3 4 5 6 7 8

Shower 
Room size 

Original 
m²

2.1 2.1 2.1 1.5 2.12 2.12 2.1 2.1

Proposed m² 2.44 2.44 2.1 2.1 2.55 2.55 2.55 2.55

2.5 In the absence of nationally recognised guidance on the space requirements either side 
of (span) and in front of (clearance) bathroom facilities, those produced by a national 
bathroom supplier (Victoria Plumb Ltd) have been used as an indication of the amount 
of space that a reasonable person would generally expect to find within an ensuite.  The 
suggested maximum and minimum space between facilities is as follows:

Span Clearance to the front
Minimum Recommended Minimum Recommended

Basin 760mm 1020mm 510mm 760mm

Showers
Min 

Shower 
size 760 x 
760 mm

610mm 760mm 

W/C 760mm 1020mm 510mm 760mm

2.6 The table below sets out how the enlarged shower rooms compare using the above 
suggested space measurements.

Bedroom 1 2 3 4 5 6 7 8

Toilet
Span(mm) 760 620 980 940 990 990 990 990
Clearance
(mm)

870 790 570 910 650 650 650 650

Washbasin
Span(mm) 760 670 980 900 990 990 990 990
Clearance 870 126

0
570 690 650 650 650 650



Bedroom 1 2 3 4 5 6 7 8

Shower
Dimension
(mm)

105
0 x 
700

900 
x 
700

140
0 x 
700

940 
x 
700

150
0
X 
700

150
0 x 
700

150
0 x 
700

150
0 x 
700

Clearance 
(mm)

107
0

100
0

940 990 990 990 990

2.7 This shows that the proposed shower rooms would in almost all instances accord with the 
suggested minimum measurements, except in the case of room 2 (highlighted) which falls 
marginally the minimum figure.  There is no scope to increase the size of this shower room 
without compromising the size of the living/bedroom, which would result in it falling below 
the minimum standard set out in the HMO amenity standards. 

2.8 There are no changes proposed to shower arrangements for room 4.  This room will still 
have a dedicated off suite bathroom which has been increased in size to provide sufficient 
space between the shower room facilities to accord with the minimum suggested space 
measurement.  The room itself would accord with the minimum acceptable standard for a 
single person (10m²).  While having an off suite facility is not ideal, the applicant considers 
that the provision of a separate but dedicated shower room for this room would be 
preferable to a shared facility.  In particular the applicant states in his supporting Planning 
Statement that the:

“vast majority of HMO tenants (if not all tenants) would much prefer their own private 
shower and WC, as is understandable - especially so at the professional end of the market. 
We could have created larger communal bathrooms, but this would then compromise the 
privacy of the tenants. Sharing also would be highly undesirable due to competition for the 
bathroom(s) – such as the morning rush before going to work. A professional tenant would 
be very frustrated if this ran the risk of missing a train or being late for work”

2.9 For Member’s information, the applicant was asked to consider altering the washing 
arrangements to provide a wc and washbasin in each room with two separate shared 
shower/baths in room 4.  This option was rejected as the applicant for the reasons set 
out above. 

2.10 In the light of changes to the size of the shower rooms, and given the lack of the a 
national or local adopted space standard for shower rooms, the shower rooms and 
resultant changes to the living/bedroom would accord with the Council’s adopted 
amenity standards for HMO’s, and are now considered to be acceptable.

Kitchen/dining/utility room

2.11 The HMO standards state that where a kitchen is to be shared by between 7 and 10 
occupants, the minimum size of the kitchen should be 11m².  A dining area, the 
equivalent of 2m² per person, is recommended (rather than required).  The proposed 
kitchen/dining space has a combined floor area of 20m², plus a separate utility area 
(2.2m²)which provides space for a washing machine/dryer, cleaning and ironing 
equipment.  The total shared space is 17 % lower than the space standard of 27m² 
recommended in the HMO standards. 



2.12 The size of the kitchen/dining/utility space remains unchanged.  A kitchen layout plan 
has been submitted which demonstrates that the storage and equipment requirements 
for the number of occupants can be accommodated within the kitchen area in line with 
the HMO standards.  

2.13 While the dining space falls below the recommended space standard, this is not a fixed 
standard, and can be applied flexibly, taking account of the overall space being 
provided for the proposed occupants, and the fact that given the nature of the proposed 
accommodation, residents are unlikely to sit and eat together at the same time.

3. Consultations

3.1 The Private Housing Manager has been consulted on the revisions to the proposed 
scheme and has raised the following comments:

“After looking at the revised proposals I have no further comments to make. The 
proposal meets with the adopted HMO amenity standards and I have no reason at this 
time that a licence application would be refused. A visit would be undertaken near or 
upon completion to ensure that adequate standards have been met. In the event that 
amenity standards are lacking, consideration would be given to include any additional 
requirements as a licence condition with a specified time for compliance.”

4. Planning Manager (Development Management) Comments:

4.1 As set out in the main report to the July Board meeting, the application site is on a main 
road, close to the town centre, where a high number of residential conversions have 
already been permitted.  This building is typical of others nearby and is of such a size 
and arrangement that it lends itself to subdivision into smaller units, in line with adopted 
development plan policy. Its proximity to the town centre, with good access to public 
transport and other services and facilities, renders the site sustainably located.  

4.2 The development provides the opportunity to secure positive benefits through the 
internal refurbishment of the building, which is in a poor state of repair, and external 
improvements, including the reinstatement of the front boundary wall and railings which 
is a key characteristic feature of the conservation area. This will significantly enhance 
the frontage of the building, and the wider street scene on this main route into the town, 
subject to the approval of details secured via condition.  

4.3 The proposal will deliver the appropriate treatment of the rear garden, the provision of 
some off street vehicular parking, as well as the provision of suitable waste and cycle 
storage within this area, the details of which are subject to a condition. 

4.4 There have been no objections to the scheme, and the scheme is acceptable in terms 
of the amenity of the occupants of neighbouring properties. 

4.5 The changes to the internal layout to increase the size of the shower rooms for most 
rooms will render these spaces more useable than previously proposed.  While the 
space within one shower room remains limited and the shower room to room 4 remains 
separated, in general, the changes represent an improvement in the usability of these 
rooms while retaining a living/bedroom that accords with the minimum space standards 
in the adopted HMO standards. 



4.6 While there has been no increase in the size of the kitchen/diner/utility room, it has been 
demonstrated that kitchen space is sufficient to provide all the amenities required for the 
proposed number of occupants in accordance with the adopted HMO standards.  The 
dining space is slightly smaller than recommended in the adopted HMO amenity 
standards however this figure is only a recommendation and not a standard and is 
flexibly applied given the nature of the accommodation where all occupants are unlikely 
to eat meals together.

4.7 The Private Housing Manager confirms that the proposal meets the Council’s adopted 
HMO standards and that there is no reason that a licence would be withheld. 

4.8 Overall the scheme is considered to accord with adopted development plan policy and 
the Licensing amenity standards for HMOs and overall will provide a suitable 
accommodation for future occupants in a sustainable, location close to the town centre 

5. Conclusion 

5.1 In the light of the above, it is recommended that planning permission should be granted, 
subject to the conditions listed in the main report dated 24 July, with the exception of 
condition 2 which has been updated to reflect the latest revised drawings. 

________________________________________________________________________

Recommendation

PERMISSION, subject to the followings planning conditions, reasons and informatives:

Time Limit

1 The development to which this permission relates must be begun not later than the 
expiration of three years beginning with the date on which this permission is granted.

Reason: In pursuance of Section 91 of the Town and Country Planning Act 1990, as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

Approved Plans

2 The development hereby permitted shall be carried out in accordance with the following 
approved plans and documents:

 Application Form (7 May 2019)
 Site Location Plan (7 May 2019)
 Drawing No: 394/75 - Existing Block Plan (7 May 2019)
 Drawing No: 394/76 – Existing Site Layout Plan (7 May 2019)
 Drawing No: 394/77 – Existing Plans (Floor Plans) (7 May 2019)
 Drawing No: 394/78 Rev A - Revised Existing Elevations (10 July 2019)
 Drawing No: 394/100 – Proposed Block Plan (7 May 2019)
 Drawing No: 394/101 Rev C - Revised Proposed Site Layout Plan (12 August 2019)
 Drawing No: 0394/102 Rev F - Revised Proposed Plans (15 August 2019)
 Drawing No: 0394/103 Rev C – Revised Proposed Elevations (10 July 2019)
 Emails from the agent dated 8 July and 11 July 2019
 Planning and Design and Access Statement and Heritage Statement (Rev A – 

August 2019) (12 August 2019)



and pursuant to any conditions contained herein after and there shall be no deviation 
therefrom, save with the prior consent of the Local Planning Authority having first been 
obtained.

Reason: For the avoidance of any doubt and in the interest of proper planning in 
accordance with Policy CS19 of the Gravesham Local Plan Core Strategy (2014).

Prior to first use of the building  

3 Prior to the first use of the building as a house in multiple occupation and notwithstanding 
the details shown on the approved plans, details shall be submitted to and approved in 
writing by the Local Planning Authority of a secure, weather proof cycle store and its 
location within the rear garden, which provides sufficient space for 8 bicycles to be parked. 
The approved cycle store shall be implemented in full prior to the first use of the building as 
a house in multiple occupation and the structure shall thereafter be maintained and kept 
available for the parking of bicycles while the building remains in use as a house in multiple 
occupation. 

Reason: To provide for alternative modes of sustainable transport in line Core Strategy 
policy CS11 (Transport) of the Gravesham Local Plan Core Strategy (2014) and the 
adopted Vehicle Parking Standards (SPG4). 

4 Prior to the first use of the building as a house in multiple occupation and notwithstanding 
the details shown on the approved plans, details shall be submitted to and approved in 
writing by the Local Planning Authority of the location and appearance of the refuse and 
recycling storage area to serve the development and the waste management 
arrangements associated with the proposed use.  The submitted details shall ensure 
adequate provision for non-recyclable waste, food waste and recyclable waste.  The 
approved bin store and waste management arrangements shall be implemented in full prior 
to the first use of the building as a house in multiple occupation and shall thereafter be 
maintained while the building remains in use as a house in multiple occupation.

Reason: In order to ensure the development is served by a suitable refuse storage area, to 
preserve the residential and visual amenities of the locality in accordance with policy CS19 
(Development and Design Principles) of the Gravesham Local Plan Core Strategy (2014)

5 Prior to the first use of the building as a house in multiple occupation and notwithstanding 
the details shown on the approved plans, a scheme of hard and soft landscaping shall be 
submitted to and approved in writing by the Local Planning Authority.  The scheme shall 
include full plans and specifications for all hard and soft landscaping works within the site 
frontage and rear garden, including any new walls or fences and the means of 
safeguarding the trees within the rear garden during any resurfacing works. 

The approved scheme shall be implemented in full prior to the first use of the building as a 
house in multiple occupation.

Reason: To protect the visual amenity and character of the area and ensure an 
satisfactory environment for future occupants in accordance with policy CS19 
(Development and Design Principles) and CS20 (Heritage and the Historic Environment) of 
the Gravesham local Plan Core Strategy, 2014

6 Prior to the first use of the building as a house in multiple occupation and notwithstanding 
the details shown on the approved plans, the two parking spaces shall be laid out in 
accordance with the details approved pursuant to condition 5 and thereafter kept available 



for vehicular parking in connection with the use of the building as a house in multiple 
occupation,

Reason: To ensure an adequate and satisfactory level of parking provision, in accordance 
with policy CS11 (Transport) of the Gravesham local Plan Core Strategy (2014) and saved 
policy P3 of the Gravesham Local Plan First Review (1994). 

7 Prior to the first use of the building as a house in multiple occupation, a scheme for the 
rebuilding of the front boundary wall including railings and piers, shall be submitted to and 
approved in writing by the Local Planning Authority.  The scheme shall include drawings to 
a scale of 1:20 and 1:5 of the proposed wall, railings and piers. The development shall be 
carried out in full in accordance with the approved details prior to the first use of the 
building as a house in multiple occupation. 

Reason:  In order to ensure special regard is paid to protecting the character and 
appearance of the Windmill Hill Conservation Area pursuant to Policy CS20 of the 
Gravesham Local Plan Core Strategy (2014) and saved policy TC3 of the Gravesham 
Local Plan First Review 1994.

8 Prior to the first use of the building as a house in multiple occupation, full joinery details in 
the form of half or full size cross sectional drawings of the replacement third floor front box 
framed vertical sliding sash windows and new four panelled front door (which shall be of 
timber construction only), shall be submitted to and approved in writing by the local 
planning authority The works shall be carried out in full in accordance with the approved 
details prior to the first use of the building as a house in multiple occupation.

Reason: No such details have been submitted and in order to ensure special regard is 
paid to protecting the character and appearance of the Windmill Hill Conservation Area 
pursuant to Policy CS20 of the Gravesham Local Plan Core Strategy (2014) and saved 
policy TC3 of the Gravesham Local Plan First Review (1994).

Other 

9 No post boxes, meter boxes, vents or flues or other service outlets or piping shall be 
attached to or inserted into the front elevation of the building at any time.

Reason:  In order to ensure special regard is paid to protecting the character and 
appearance of the Windmill Hill Conservation Area pursuant to Policy CS20 of the 
Gravesham Local Plan Core Strategy (2014) and saved policy TC3 of the Gravesham 
Local Plan First Review (1994).

INFORMATIVES 

1 STATEMENT OF POSITIVE AND PROACTIVE APPROACH TO DECISION-MAKING

In accordance with Article 35 (2) of the Town and Country Planning (Development 
Management Procedure) (England) Order 2015 (as amended), and paragraph 38 of the 
National Planning Policy Framework (NPPF) 2019, the Local Planning Authority has 
approached the assessment and determination of this application in a positive and 
creative way and, where appropriate, has worked pro-actively with the applicant to 
secure a development that is sustainable and that improves the economic, social and 
environmental conditions of the area, and that is in accordance with the Development 
Plan for the area.



2 DEVIATION FROM THE APPROVED PLANS 

It is possible that any proposed deviation from the approved plans could be classed as 
a ‘material’ change requiring a further application/permission.  In the event that any 
change is proposed, applicants are advised to seek advice from the Local Planning 
Authority [as proceeding without the necessary permissions could nullify this 
permission].

3 WORKS OF CONSTRUCTION

Hours of work of construction site plant, equipment and machinery, should be restricted 
to not earlier than 7.00 a.m. and not later than 6.00 p.m. weekdays and Saturday 
working should be restricted to not earlier than 8.00a.m. and not later than 1.00 p.m.  
No work shall be carried out on Sundays, Bank or Public Holidays. 

i.  Suitable sound attenuation shall be used at all times in respect of all plant, 
machinery and equipment in operation on site in order to aid prevention of noise 
nuisance.  Compliance with BS 5228: Part 1: 1984 and subsequent amendments 
regarding the use of equipment on site will be required in appropriate cases.

ii.  A suitable method of control shall be used in order to aid prevention of dust 
nuisance arising from work activities on site.

iii.  Burning of waste materials shall not be carried out on site.  Such materials are to be 
stored in a suitable receptacle, as far from residential accommodation as reasonably 
practicable, pending disposal off site.

iv.  Adequate arrangements shall be made to remove all waste material from the site on 
a regular basis and to dispose of it at a suitably licensed waste disposal site.

4 BUILDING REGULATIONS AND PARTY WALL ACT 

This decision DOES NOT imply any consent which may be required under the Building 
Regulations or under any other enactment or provision.  Nor does it override any 
private rights which any person may have relating to the land affected by this decision, 
including the provisions of the Party Wall etc. Act 1996.



Regulatory Board 24.07.2019 - Committee Report APPENDIX A 

































 









 



 




