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AMENDMENT REPORT

AMENDMENTS/ADDITIONAL INFORMATION IN RESPECT OF THE DIRECTOR OF DEVELOPMENT SERVICES TO THE PLANNING TRANSPORTATION REGULATORY PANEL

PLANNING APPLICATIONS AND RELATED DEVELOPMENT CONTROL MATTERS

PART I (AMENDMENTS)

SECTION 1 : APPLICATIONS FOR PLANNING PERMISSION
18th January 2007

APPLICATION No:
06/53431/FUL

APPLICANT:
        Miss H Staff

LOCATION:
Land Adjacent To 16 Barton Road Worsley M28 2PB    

PROPOSAL:
Erection of a link detached dwelling and garage

WARD:
Worsley

OBSERVATIONS:

+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

ADDITIONAL OBSERVATIONS

An amended ‘red line’ plan has been submitted in response to objections that the red line boundary differed to that shown in the previous permission. The land to the rear would be required as manoeuvring space for the proposed garage. The applicant has advised that she has access rights over the land to the rear of this line. 

+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

DESCRIPTION OF THE SITE

The application relates to the erection of a link detached, three storey dwelling and garage. The footprint of the proposed dwelling would be 6.6m x 7.8m. The property would be link detached to 16 Barton Road, with an over-sailing first floor element allowing a passage for vehicular access to the land to the rear of 10 – 14 Barton Road and the integrated garage which would be located to the rear of the proposed property. The site fronts onto Barton Road, and there is an irregular boundary to the rear. To the rear of the site is a privately owned site, which shares the boundary. Both are currently used to park vehicles. The vehicular access is to the front from Barton Road. The site is currently bounded by a dwarf wall, and this wall has a number of conifers located behind it.

The proposal would be an addition to a row of four terraced houses built in the 19th century. The four properties are grade II listed, have a simple form and present a coherent block. They are rendered brick with a slate roof. The site falls within the core of the Worsley Village Conservation Area and a potential World Heritage Site. Each property is made up of two storeys and has a wing to its rear. The site can be viewed from the green area beside the canal and from the bridge crossing the canal. The site can be partially seen from the canal towpath to the rear of the site.

The site is located facing a new development at 7 Barton Road which was allowed on appeal. The appeal related to an enforcement notice that had been issued as a result of development which was considered to differ from the approved plans (06/52037/FUL). The inspector found that, taking into account the effect on the conservation area, that the changes implemented without planning permission did not have a significant detrimental impact on the conservation area.

THE PROPOSAL
The proposed building would front onto Barton Road and would be linked to number 16 Barton Road, a listed building, at first floor level. It would measure 5.2 metres to the eaves and 7 metres to the ridge of the roof in line with the existing listed buildings. The roof would be lower than the existing buildings where it attaches to the adjacent building. The form is similar, although not identical, to the listed buildings. There would be a hip in the ridgeline of the roof to accommodate a third floor to the rear and this would form the wing to the rear. The architectural treatment has been to keep the front and gable walls in keeping with the existing building. The rear elevation differs from the form of the adjacent buildings. The Design and Access Statement puts forward a number of objectives primarily relating to keeping the external appearance of the properties in character with that of the listed buildings and also stating:

a) That the principal living area should be sited away from Barton Road

b) That the driveway which has a number of rights of way over it, in this proposal, would be maintained.

The proposal seeks to take advantage of the views over the canal and maintain vehicular access to the rear of the site. The design of the building is a response to the constrained nature of the site.

There have been a number of amendments made to the original proposal. The first set of amendments were made in relation to bringing the size and location of the windows into line with the existing building and these were made in response to comments received by the Council’s Urban Design and Conservation Team. 

A separate outline application (06/53616/OUT) was made to the rear of the site which raised issues of rear habitable room windows overlooking the land to the rear. A previous planning permission, which did not have habitable room windows overlooking the rear site, gave permission for a roof balcony, therefore a degree of overlooking was considered to be a material consideration. Therefore restricted habitable room windows overlooking the rear were considered to be no worse than the extant permission and a corner window/balcony was considered to be a solution to the issue of overlooking. However, submitted plans caused further concerns for the Council’s Urban Design Team especially relating to the increasing complexity of the design of the gable and rear elevations. The concerns about the hip in the roof and the impact of the gable elevation on the conservation area were raised at this point.

The current set of plans were submitted addressing the concerns regarding the gable and rear elevations. 

SITE HISTORY

A change of use from a garden to a parking area (99/39638/COU) was approved in October 1999 on the site that is the subject of the current application. 

Previous applications for an extension (05/50721/LBC and 05/50292/FUL) have received Listed Building Consent and Planning Permission. This extension was a  two storey side extension and attached garage to number 16 fronting Barton Road. All habitable room windows faced Barton Road, although the rear roof of the garage accommodated a roof balcony. A new vehicular access was also approved. The red line of the current application does differ slightly from the previous application, measuring approximately 240m2, as it includes 16 Barton Road as part of the application site. 

Since the current application was made, an outline application has been made at the land to the rear of the site (06/53616/OUT). This application has been subsequently refused due to insufficient information.

CONSULTATIONS

Director of Environmental Services – No objections

Worsley Civic Trust – no comments received

Worsley Village Community Association – no comments received

PUBLICITY

Site notices were displayed on the 19th October and press notices issued were published in the Advertiser on the 2nd November 2006.

The following neighbour addresses were notified:


5A to 5E Barton Road


7, 7B, 7 Ground Floor, Barton Road


10 – 14 Barton Road


2 Heathfield

REPRESENTATIONS

I have received 4 letters of objection in response to the initial planning application.  The following issues have been raised:-

AMENITY

Loss of privacy and light to the rear garden of 14 Barton Road
CONSERVATION AREA/LISTED BUILDING
Separation distance to the existing Grade II listed building is inadequate
Demolition of wall on the boundary of 16 Barton Road would be required but has not been applied for

Roof line at the rear will be higher than that on Barton Road

Proposed render would only be on the front elevation and not on all elevations, therefore would not be in keeping with the existing properties

Loss of stone wall and conifers
Lower ridgeline of the undercroft is out of keeping with existing terraces

Inappropriate development in a conservation area

Over-development in the area

No development should be approved on this site

PRIVATE RIGHTS

No alterations should be made to the party wall with 16 Barton Road, unless agreed by residents from 14 Barton Road

ACCESS

High vehicles carrying skips would not be able to gain access to the rear of the terraces

Vehicular access would be over private land, or by reversing onto Barton Road

Limiting existing vehicular access for existing residents

No room for vehicle manoeuvre

High vehicles carrying wheelchair and wheelchair lifts would not gain access to the rear of the terraces

The proposed dwelling could be incorporated into 16 Barton Road as an extension

OTHER
Discrepancy in boundaries between this application and application number 05/50292/HH

Safety of the undercroft

Site notice was displayed 15 – 20 yards from the site

Outline planning application to the rear of 16 Barton Road should be taken into account when the decision is being made

The application has been brought before the panel for consideration at the request of Councillor Compton due to concerns about the development having an unacceptable impact on the street scene.

PLANNING POLICY GUIDANCE
PPG15 - Planning and the Historic Environment

UNITARY DEVELOPMENT PLAN POLICY

Site specific policies: 


Other policies:  H1 – Provision of New Housing Development



H2 – Managing the Supply of Housing

CH3 – Works within Conservation Areas



CH1 – Works to, and demolition of, listed buildings

DES1 – Respecting Context

DES7 – Amenity of Users and Neighbours

ST4 – Key Tourism Areas

ST15 – Historic Environment

PLANNING APPRAISAL

Policy H1 states that all new housing development, amongst other criteria, would be required to provide high residential amenity.

Policy H2 states that the release of land for housing development will be managed in accordance with the residential approach set out in ST11. ST11 states that previously developed land in locations that are well served by a choice of public transport and are well related to housing, employment services and infrastructure are acceptable. 

Policy CH1 states that proposals for alterations to listed buildings will be considered in relation to the effect on the listed building; the particular features of the building; the buildings setting and contribution to the local scene and the extent to which the proposed works would bring benefit to the community. Any alterations should preserve or enhance the character of the building.

Policy CH3 states that the Council will seek to preserve or enhance the character and appearance of the conservation area. Criteria by which to assess applications includes: retaining and improving the character or appearance of the conservation area; that development is of a high standard of design; retains existing mature trees; and protects and improves important views into and out the conservation area. 

Policy ST4 identifies Worsley Village as a key tourism area and states that as such any development should be protect and enhance the development.

Policy ST15 states that historical assets will be preserved and enhanced. 

Principle

The proposed site is located in the heart of Worsley Village on previously developed land, and would relate well to existing housing, infrastructure, public transport and other facilities. The proposal is therefore considered to comply with policies H1, H2 and ST11 of the UDP.

Design and Conservation
Policy CH1 requires that any alterations affecting a listing building must preserve or enhance the building. Policy CH3 sets the same test for assessing the impacts of development on a conservation area. The Council’s urban designer and conservation officer have both been consulted and the applicant has amended the plans in response to comments made by them. The increase in height to the roof is designed to enable a third floor to take advantage of the views across the canal. Written objections have been related to this design feature in particular. 

The undercroft has been set back by 0.5m in order to visually separate the proposed building from the existing listed building. Here the ridgeline of the building would be lower than the existing building by 0.3m where it attaches to the existing buildings, and the ridgeline would come up to the same height as number 16 Barton Road on the other side of the undercroft. This aspect of the design was considered to be acceptable as it visually separates the proposed development from the listed building. The conservation officer has advised that the proposed dwelling would not be included as a feature in the listing of the existing building. 

Following comment from the Council’s Urban Design and Conservation Team, various amendments have taken place to simplify the scheme.

The gable and rear elevations have been simplified and support the listed properties and confirms the pattern of development. The hip in the roofline will be visible from the grassed area and is still a concern, however, the proposed design is considered to be acceptable. The conservation officer supports the current plans and considers that the hip in the roof acts to distinguish the proposed development from the listed building. I am of the opinion that the hip in the roof would not have a significant impact upon the street scene and that the view of the gable elevation would preserve the character and appearance of the conservation area. This complies with policy CH3. In terms of the affect on the Listed Buildings, the frontage can be read as the main elevation, and provided that materials are in keeping with the existing buildings, I consider that the proposal complies with policy CH1. The Design and Access Statement states that roughcast render would be used on the front elevation and the roof would be tiled using reclaimed Welsh Slate. Given the amendments made, roughcast render has been agreed on all elevations. A condition has been attached requiring this.  

A 1.2m timber boundary treatment is proposed along the garden fronting Barton Road. This type of boundary treatment is considered to be in keeping with treatment for a private garden. This treatment is considered to be to be in keeping with policy CH3. A condition requiring details of the railing to be submitted has been added.   

Amenity

Objections have been raised regarding the impact of the proposed development on the rear of 14 Barton Road. As 14 Barton Road is effectively one house removed from the application site and the rear of the proposed property does not extend further to the rear than the existing property at 16 Barton Road, I am satisfied that there would be no significant loss of amenity regarding overbearing or overshadowing of 14 Barton Road. There is a rear window on the gable elevation of 16 Barton Road and this would which overlook the application site. However, this room relates to a bathroom and therefore I am satisfied that the proposed development would not have a significant detrimental impact on the amenity of the residents at 16 Barton Road.

There is a habitable window proposed in the gable elevation facing 16 Barton Road, but this could be obscurely glazed to overcome issues of overlooking. There would be a bedroom window to the front of the proposed dwelling at ground floor level. Facing the application site is No.7 Barton Road, an estate agent. I am satisfied there would be no impact on the amenity of overlooking or loss of privacy in this respect.  I am satisfied that future residents would have a sufficient amount of amenity in terms of light and privacy. 

The proposed property would be 0.5m from the rear boundary and there is a site to the rear which is privately owned and currently houses a garage and is used for parking. Ordinarily habitable windows this close to a common boundary would be unacceptable. However, an extant permission (05/50925/HH) incorporates a roof terrace overlooking the site to the rear. I am satisfied that the proposed windows would not have a more detrimental impact than the previously approved balcony.

Access

Issues have been raised over rights of way to private land to the rear. The proposed design does maintain the current access and the issue of rights of way are private matters. I have no objections to the proposal in terms of highway safety as there is sufficient room for vehicles to enter and exit from the site in forward gear. A number of objections have been received regarding the passage element stating that high vehicles would not be able to access the rear of the property. There would be 2.3m to the underside of the tunnel roof. The height of the ‘passage roof would allow ‘normal usage for most vehicles. To allow for the infrequent passage of ‘higher’ vehicle access would not in my view be reasonable.

Other Issues
With regards to the objections that have not been addressed above, there is no guidance requiring separation distances between listed buildings and new development. The safety of the passage would be a structural issue for Building Control under building regulations. Issues regarding the development or demolition along party walls is a matter for the applicant and the owner of the adjoining property, and is not a material consideration. However, any demolition relating to a listed building would require the necessary consent.  Although not applied for concurrently, the applicant has been advised that Listed Building Consent would be required before works could commence. One comment regarded the fact that site notices were displayed on lampposts some 15 – 20 yards from the site. I consider that this is satisfactory to inform a cross section of the public about the proposals and given that the neighbours are notified in writing, I consider that increasing awareness about the application is in the public interest.

CONCLUSION

The principle of development on this site is considered to be acceptable. In assessing this application regard has to be had to extant permission (05/50292/HH) which allows a degree of overlooking the site to the rear. Amendments have been made in response to comments received from the Council’s urban designer and the conservation officer in an attempt to satisfy the design issues raised. The current plans reflect the proposal in relation to the comments received relating to design. Given the context of the site, as a Conservation Area, the affect on the listed building and the designation as a tourism area, the design of any development of this site needs to be sensitive to these considerations. I am satisfied that the proposed development as amended meets the tests set out in policies CH1, CH3 ST4 and ST11. The proposal is also compliant with policies H1, H2, and DES1 and DES7 of the UDP, and is therefore recommended for approval.

RECOMMENDATION:

Approve Subject to the following Conditions

1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.

2.
Prior to the commencement of the development hereby approved, samples and details of the materials for the walls and roof  of the development shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall be carried out using the approved materials, unless agreed otherwise in writing by the Local Planning Authority.

3.
Prior to commencement, details of the drainage provision shall be submitted in writing to the Local Planning Authority for written approval.

4.
Prior to the approved dwelling being brought into first use, the lounge window facing the party boundary with 16 Barton Road shall be obscurely glazed and retained thereafter.

5.
No development shall be started until full details of the colour and type of facing materials to be used for the fence of the development have been submitted to and approved in writing by the Local Planning Authority. The scheme shall be carried out using the approved materials, unless agreed otherwise in writing by the Local Planning Authority.

6.
The minimum floor level shall be 300mm above the adjacent road. Details shall be submitted in writing to the Local Planning Authority for written approval prior to commencement.

(Reasons)

1.
Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

2.
Reason: To ensure the development fits in with the existing building in accordance with policy DES1 of the City of Salford Unitary Development Plan.

3.
Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

4.
Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

5.
Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

6.
Reason: To safeguard the amenity of the future occupants of the development in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

Note(s) for Applicant

1.
The proposed development lies within a coal mining area. In the circumstances the Applicant should take account of any coal mining related hazards to the stability of their proposal. Developers must also seek permission from the Coal Authority before undertaking any operation that involves entry into any coal or mines of coal, including coal mine shafts and adits and the implementation of site investigations or other works.   Property specific summary information on any past, current or proposed surface and underground mining activity to affect the development can be obtained from the Coal Authority. The Coal Authority Mining Reports Service can be contacted on 0845 762 6848 or at www.coal.gov.uk

2.
The applicant is advised that a building over agreement will be required if there are any section 24 Sewers within 3m of the building.

3.
The applicant is advised to contact the Environment Agency prior to the commencement of development in relation to sewer connection.

4.
The applicant is advised to contact United Utilities prior to the commencement of development in relation to sewer connection.

5.
The responsibility to properly address contaminated land issues, including safe development, irrespective of any action taken by this authority, lies with the owner/developer of the site. The applicant/developer is requested to contact the Council's Environmental Protection Unit as soon as is practicable should contamination be encountered during development of the site. Historical map searches have identified a former potentially contaminative use (i.e. may be a former industrial use, an infilled feature such as a pond etc.) that may effect the development of the site. You need to ensure that your builder and the building control officer dealing with the developer are aware of this so that appropriate precautions can be taken to protect the developer, the public, the environment and the future occupants from contamination issues.


For further discussions regarding the requirements of the Contaminated Land Advisor, the applicant/developer is advised to contact the Environmental Protection Team in the Directorate of Environmental Services (Tel: (0161) 737 0551).

