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REPORT OF URBAN VISION 



TO THE 

TO COUNCIL ON 19th July 2006


TITLE: ADOPTION OF SALFORD CITY COUNCIL SUPPLEMENTARY PLANNING DOCUMENT:  HOUSE EXTENSIONS

RECOMMENDATIONS:

That the revised draft “Salford City Council Supplementary Planning Document: House Extensions” be adopted.


EXECUTIVE SUMMARY:

The consultation exercise for the draft of the supplementary planning document, “House Extensions”, has now been completed, representations considered and the draft SPD revised as appropriate.  It is therefore recommended that the revised draft SPD now be adopted.


BACKGROUND DOCUMENTS:

(Available for public inspection)

· Consultation Statement (under Regulation 18(4) of the Town and Country Planning (Local Development) (England) Regulations 2004).

· Sustainability Appraisal Report

· Equality Impact Assessment

· Adoption statement


ASSESSMENT OF RISK:
LOW

	


SOURCE OF FUNDING: 

The cost of preparing and printing the document is the council’s revenue UDP budget.  

	


COMMENTS OF THE STRATEGIC DIRECTOR OF CUSTOMER AND SUPPORT SERVICES (or his representative):

1. LEGAL IMPLICATIONS



Provided by:
Ian Sheard

There are no significant legal implications. The documents have been prepared in accordance with statutory requirements.

2. FINANCIAL IMPLICATIONS


Provided by:
Nigel Dickens

There are no significant financial implications.

PROPERTY (if applicable):


Not applicable

HUMAN RESOURCES (if applicable):

Not applicable

	


CONTACT OFFICER:
Anthony Stephenson
0161 779 4841


WARD TO WHICH REPORT RELATES:
ALL WARDS


KEY COUNCIL POLICIES:

Pledge 7:
Enhancing life in Salford 

Unitary Development Plan

Local Development Scheme


DETAILS 

1 Introduction

1.1
The Local Development Scheme (LDS) identifies the production of a Supplementary Planning Document for House Extensions.  The purpose of the House Extensions SPD is to provide clear guidance to homeowners wishing to extend their property on various matters including design.  It will also provide specific details about what types of extension the city council are likely to consider acceptable.
1.1 The House Extensions SPD will be a significant material consideration in the determination of planning applications and appeals.  It will also be conducive to a transparent and efficient planning process.

1.2 A number of consultation exercises, as detailed in the Consultation Statement, have informed the content of the House Extensions SPD.  
1.3 Urban Vision has been appointed to lead on the production of the Supplementary Planning Document and the accompanying Sustainability Appraisal.  
2. Background

2.1 On 13th February 2006, Lead Member for Planning resolved that the draft of the Supplementary Planning Document, “House Extensions”, the Sustainability Appraisal and the Consultation Statement be approved for the purposes of consultation and the proposed consultation arrangements be approved.

2.2 The consultation exercise has now been completed, representations considered and the draft SPD revised.  

2.3 The purpose of this report is to present the outcome of the consultation exercise and progress adoption of the SPD.

2.4 Full details of the consultation exercise, representations received, the proposed adoption draft and the supporting documents are contained in the attached report to council.

3. Response to Consultation

3.1
The following organisations/persons submitted representations within the formal public consultation period:

· Greater Manchester Police
· Government Office North West
· Environment Agency
· Salford Jewish Forum
· Andrew Oppenheimer
· Broughton Park Residents Association
· Upper Kersal Residents Association
· Bernard Joseph Associates
· NMG Architecture
3.2 
The majority of comments received were from, or on behalf of, the Orthodox Jewish Community of Broughton Park.  However, comments were also submitted from Government Office North West and the Environment Agency on flood risk.  The key issues raised and the council’s response are detailed below.

3.3 
Development in flood risk areas: Both the Government Office North West and the Environment Agency raised concern relating to development in close proximity to floor risk areas.  

3.4
The council consider that this issue is best dealt with through the planning application process.  For any works or structures requiring planning permission that are located in, under or within 8m or of the top of the bank of a main river or within 6.7m of a regional sludge main or 6.7m of the Thirlmere Aqueduct, consultations are carried out with both United Utilities and the Environment Agency as well as the city's own engineers. Any advice received would then be taken into account in determining or amending a proposal.  However, the advice provided by both organisations has been added to the “Other Information and Advice Including Submitting a Valid Planning Application” chapter for information.  

3.5 Accommodating the needs of the Orthodox Jewish Community:  A number of representatives from the Orthodox Jewish Community of the Broughton Park area of Salford raised concern that the SPD would be too restrictive and would not provide for the needs of growing and extended families.  Suggested amendments included:

· Allow extensions where existing neighbours do not object.

· Relaxation of the ’45 degree rule.

· A reduction in the aspect distances required.

· Kitchens should not be considered as habitable rooms.

· Relaxation on the guidelines for dormer extensions to allow larger extensions in the roofspace.

3.6
It is recognised that there is a well-established Jewish Community within the Broughton Park area of Salford, and that there is often a need for large extensions to accommodate growing families. One of the key objectives of the House extensions SPD is to strike the correct balance between the needs of the person wishing to extend their property, and the protection of the amenities (e.g. light) of any neighbouring residents.

3.7
With regard to the granting of planning permission for extensions where existing neighbouring residents do not object, it is important that future residents are also taken into account given the permanence of development and the likelihood that different families will occupy dwellings over time. Furthermore, if the decision to grant planning permission rested with the views of existing neighbours, then this could put those neighbours in a difficult position with the person wishing to extend potentially leading to neighbour disputes.

3.8
In terms of the specific reference to 'the 45degree rule' and aspect distances, it is considered that a relaxation of these policies to allow larger extensions would lead to domestic extensions that could have an unacceptable impact on the amenity of neighbouring residents. However, the view is supported that kitchens should not always be considered as habitable rooms, as this could place further restrictions on the development potential of adjacent neighbouring properties. Kitchen/dining areas, however, may be considered habitable depending on their function within the household and whether or not a separate dining area exists.

3.9
With regard to dormer extensions, overly large and poorly designed dormers can have a significant detrimental impact on the character of a dwelling and on the streetscene. Therefore, it is very important to control these aspects of dormers which form part of the streetscene. The size of dormers that may be considered acceptable will be dependent on the character and size of the parent building, and on the character of the streetscene.  The emphasis is on good design rather than specifically restricting the size of dormers.

3.10
A relaxation of the standards set out in the SPD is sometimes acceptable depending on the site characteristics and any special circumstances which exist.  The personal circumstances of each applicant would need to be demonstrated and considered on a case-by-case basis and these would need to be balanced against all other material considerations in determining any planning application. A section has been included in the SPD on personal circumstances to help recognise the needs of applicants. In addition, a section advising on the submission of joint applications was added to the consultation draft. This highlights a further option for neighbours who both wish to extend their properties at the same time. It could, in some circumstances, allow for larger extensions that would otherwise be considered unacceptable.

4 Conclusion

4.1 It is recommended that the revised draft Salford City Council Supplementary Planning Document: House Extensions be adopted by the city council as part of the Local Development Framework.

Malcolm Sykes

STRATEGIC DIRCTOR OF HOUSING AND PLANNING
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