HGY/2024/0324 - 25 Keston Road, Tottenham, London, N17 6PJ
Change of use from C3 (single dwellinghouse) to C2 (Residential institutions) Children's care home.

Development proposal
This application seeks to implement a change of use from an 8 bedroom 3 bathroom C3 residential property to use class C2, a children’s care home. It is intended for 5 children to live here, with 4 to 5 staff plus a manager present during the day, and two members of staff present overnight.

The proposed configuration is as follows;

• 5 young person’s bedrooms (2 with ensuites)
• 1 office/ staff sleep-in bedroom with w/c and shower 
• 1 downstairs w/c Shower room (for young persons) 
• 1 upstairs family bathroom (for young persons) 
• 2 living rooms 
• A dining /kitchen room

There is reference within the Planning Statement to the provision of cycle parking 

Location and access
This site is located to the western side of Keston Road, at a point just north of the junction of Keston Road with Kirkstall Avenue.

It has a PTAL value of 2, considered ‘poor’ access to public transport services. 5 different bus services are accessible within 6 to 12 minutes walk of the site. There are no rail stations accessible within the maximum 960m/12 minute walk distance of the site for inclusion into the PTAL value.

It is also located towards the southern periphery of the Bruce Grove West CPZ, which is in operation from 14.00 to 16.00 Monday to Friday.

Transportation considerations
The building has previously been extended and in its current form is an 8 bedroom 3 bathroom residential house.  There will be an overall reduction in the number of bedrooms but there will be both the children and staff attending the site every day, with up to 10 or so people (children and staff/manager). Give the property currently has 8 bedrooms, there will probably be little difference in the numbers of people residing at and travelling to and from the property.

An external cycle parking store is shown located within the rear garden of the property, with space for 7 cycles.  This provision exceeds the London Plan requirement and is welcomed. The maximum number of staff at the site will be 5 to 6 during a typical working day, so this should accommodate cycles for each staff member if they chose to cycle to the site.  Any remaining spaces can be used by children living at the home. In practice it is expected that the 7 spaces should meet overall site demands from staff and children. 

A pre commencement condition requiring submission of full dimensional details for the proposed cycle parking should be in place, requiring full details to demonstrate adherence with TfL’s London Cycles Design Standards. 

It is noted in the planning statement that there is reference to staff working at the site using or applying for parking permits to enable them to park in the locality of the site. The CPZ Is only in place for two hours a day, the applicant/management of the home should encourage staff to travel by active or sustainable modes. Any staff members applying for business permits will be subject to the Borough’s decision on eligibility for the issue of a permit. If there are 4 or 5 staff plus a manager at the site during the day it is assumed that not all will use a car to travel to the site, and there will be secure, weatherproof cycle parking provided, so potential additional parking demands compared to present are not expected to be problematical. 

Summary
This development proposal is for conversion of the existing 8 bedroom residential dwelling to a 6 bedroom children’s care home.  5 children will reside there and there will be day and nighttime staff presence.  The site has no car parking, and potential demands are considered to be similar to the existing use. 

7 cycle parking spaces are proposed for location within an external store.  A pre commencement condition should be in place to require submission of full details of the proposed arrangements for review. 

Subject to satisfactory sight of the cycle parking arrangements, transportation do not object to this application. 
