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Development Control (South Sunderland)
Sub-Committee 1st December 2009

REPORT ON APPLICATIONS

REPORT BY DIRECTOR OF DEVELOPMENT AND REGENERATION SERVICES

PURPOSE OF REPORT

This report includes recommendations on all applications other than those that are delegated to
the Director of Development and Regeneration Services for determination. Further relevant
information on some of these applications may be received and in these circumstances either a
supplementary report will be circulated a few days before the meeting or if appropriate a report
will be circulated at the meeting.

LIST OF APPLICATIONS

Applications for the following sites are included in this report.

South Area
1. Furniture 2 Go, Hendon Road
2. Saint Anthony's School, Thornhill Terrace
3. Saint Anthonys School, Thornhill Terrace

COMMITTEE ROLE

The Sub Committee has full delegated powers to determine applications on this list. Members of
the Council who have queries or observations on any application should, in advance of the
above date, contact the Sub Committee Chairman or the Deputy Development Control Manager
(ext. 1552) email address dc@sunderland.gov.uk
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DEVELOPMENT PLAN

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
“where in making any determination under the planning Acts, regard is to be had to
the development plan, the determination shall be made in accordance with the plan
unless material consideration indicates otherwise.

Unitary Development Plan - current status

The Unitary Development Plan for Sunderland was adopted on 7th September
1998. In the report on each application specific reference will be made to those
policies and proposals, which are particularly relevant to the application site and
proposal. The UDP also includes a number of city wide and strategic policies and
objectives, which when appropriate will be identified.

STANDARD CONDITIONS

Sections 91 and 92 of the Town and Country Planning Act 1990, as amended by
Section 51 of the Planning and Compulsory Purchase Act 2004 require that any
planning application which is granted either full or outline planning permission shall
include a condition, which limits its duration.

SITE PLANS
The site plans included in each report are illustrative only.

PUBLICITY/CONSULTATIONS

The reports identify if site notices, press notices and/or neighbour notification have
been undertaken. In all cases the consultations and publicity have been carried out
in accordance with the Town and Country Planning (General Development
Procedure) Order 1995.

LOCAL GOVERNMENT ACT 1972 — ACCESS TO INFORMATION

The background papers material to the reports included on this agenda are:

e The application and supporting reports and information;

e Responses from consultees;

e Representations received,;

e Correspondence between the applicant and/or their agent and the Local

Planning Authority;

Correspondence between objectors and the Local Planning Authority;

e Minutes of relevant meetings between interested parties and the Local Planning
Authority;

e Reports and advice by specialist consultants employed by the Local Planning
Authority;

e Other relevant reports.

Please note that not all of the reports will include background papers in every category and
that the background papers will exclude any documents containing exempt or confidential
information as defined by the Act.

These reports are held on the relevant application file and are available for inspection

during normal office hours at the Office of the Chief Executive in the Civic Centre or via the
internet at www.sunderland.gov.uk/online-applications/

Janet Johnson
Deputy Chief Executive

Page 2 of 37



1. South

Sunderland

Reference No.: 09/03880/SUB Resubmission

Proposal: Change of use from warehouse to retail
showroom and alterations to west elevation (
RETROSPECTIVE)

Location: Furniture 2 Go Hendon Road Sunderland SR1 2JD

Ward: Hendon

Applicant: Furniture 2 Go

Date Valid: 13 October 2009

Target Date: 12 January 2010

Location Plan

"This map is ba permission of the Ordnance Survey on behalf of the
Controller of Her Majesty's Stationery Office © Crown copyright. Unauthorised reproduction infringes Crown copyright
and may lead to prosecution or civil proceedings. Licence No. 100018385. Date 2009.

PROPOSAL:

Retrospective planning permission is sought for a change of use from a
warehouse to a retail showroom, including alterations to the west elevation at
Furniture 2 Go (formerly Barringtons), Hendon Road, Hendon, Sunderland, SR1
2JD. The application is a resubmission of a previously submitted scheme,
09/02378/FUL, which was withdrawn by the applicant on 09 September 2009,
following advice from Officers that the application was to be recommended to be
refused. This resubmitted application seeks to secure the same retrospective
consent that was applied for previously, but now also includes a supporting
statement prepared by the applicant as a means of justification for the change of
use.
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The proposed change of use and associated external alterations affect a flat
roofed, single-storey building situated on the edge of the Hendon Industrial Area.
The premises has a long and narrow footprint, measuring 68 metres in width by
16 metres in depth and fronts onto the busy Hendon Road, which is now part of
the Southern Radial Route, from which it is separated by a narrow grass verge.
To the north lies Woodbine Street and the south is Hendon Street, whilst
adjoining to the east (rear) is a unit used for commercial storage. A total of 16
no. parking spaces are indicated as being provided at the site; 8 perpendicular to
the north elevation (accessed from Woodbine Street) and a further 8
perpendicular to the south elevation (accessed from Hendon Street).

The Hendon Industrial Area is characterised by commercial and industrial
development, where premises are predominantly occupied for offices, light /
general industry, and storage / distribution purposes. Such uses are classified as
use classes B1, B2 and B8 respectively under The Town and Country Planning
(Use Classes) Order 1987 (as amended) The west side of Hendon Road, which
faces the principal elevation of the premises is residential in character, with
D'Arcy Court residential towerblock standing directly opposite.

The application proposes a change of use of the building from warehouse (use
class B8) to a retail showroom for furniture (use class Al). The design and
access statement submitted with the application explains that the use of the unit
as a retail showroom began in August 2003 and that for the three years prior to
2003, the unit had been used for a combination of warehousing/storage and
retailing. The application identifies approximately 800 sq. metres of the overall
1000 sg. metres of floorspace as being used as a showroom, with the remaining
200 sg. metres being used for storage and office space and WC's. It should be
noted that planning permission has never been granted for such a use at the
premises, hence this retrospective application.

Historically, Council records show that the unit was subject to a planning
application in 1986 (app. ref. SD/305/86DN), when it was being used as a textiles
factory, to allow the sale of some goods from the premises. This application was
approved on condition that only 450 sq. ft. (approximately 42 sq. metres) of the
unit was used for retail sales and that a minimum of 80% of the goods sold from
the premises were manufactured there. This approval was also granted on the
condition that the permission related only to the sale of textiles goods and for no
other retail purposes.

In addition to the change of use, the application proposes some external
alterations, which involve the removal of windows and piers in the front elevation
and the installation of new white-framed UPVC windows. Council records show
that planning permission was granted for external alterations to the front
elevation of the building, including a small entrance feature, in June 2003 (app ref
03/00806/FUL), but the works which were subsequently implemented do not
accord with the approved plans, hence retrospective planning approval for this
element of the proposal is also being sought. It should be noted that this 2003
approval was for physical works only and did not include any proposals to
change the use of the premises.

Page 4 of 37



TYPE OF PUBLICITY:

Press Notice Advertised
Site Notice Posted
Neighbour Notifications

CONSULTEES:

Port Manager
Director Of Community And Cultural Services
Business Investment Team

Final Date for Receipt of Representations: 28.10.2009

REPRESENTATIONS:

No letters of representation have been received in response to the site notices
posted and the neighbour notifications consultation exercise.

POLICIES:

In the Unitary Development Plan the site is subject to the following
policies;

SA_5 Retention and improvement of existing mixed use site

EN_10_Proposals for unallocated sites to be compatible with the neighbourhood
B_2 Scale, massing layout and setting of new developments

EC_3_Support for new and existing economic activity

EC_4 Retention and improvement of existing business and industrial land

S 13 Resisting retail development on land allocated for industry

SA_1 Retention and improvement of existing employment site

T 14 Accessibility of new developments, need to avoid congestion and safety
problems arising

T 22 Parking standards in new developments

COMMENTS:
The main issues to consider with regard to this application are:
e The Principle of the Development.
e Visual and Residential Amenity.
e Highway Safety.
The Principle of the Development.
The development site lies within the Hendon Industrial Area, which is allocated

as land to be retained and improved for economic development purposes, as
depicted in the proposals map of the City Council's adopted Unitary Development
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Plan (1998). As such, the proposal is subject to policy EC2 of the UDP, which
states that the City Council will seek to ensure an adequate supply of land and
premises to meet the City's economic development needs, maximising choice by
identifying a wide range of sites (by size, type and location). In addition, policy
EC4 states that existing business and industrial land will be retained and
improved for a range of primary and ancillary uses.

The specific uses considered acceptable at the Hendon Industrial Area are
defined by policy SA1. This states that uses falling within use classes Bl
(offices, research and development and light industry), B2 (general industry) and
B8 (storage and distribution) are appropriate in this location. Policy SA1 goes on
to explain that the list of unacceptable uses listed under policy EC4 are
applicable to the Hendon Industrial Area. Uses falling within use class Al (retail)
are only acceptable where they are providing an ancillary retail facility (floor area
of no more than 50 sq. metres) to meet the needs of each estate. Also of
relevance is UDP Policy S13, which states that retailing on land allocated for
industry and/or mixed use on the proposals map will only be permitted if it
accords with the requirements of policy ECA4.

It should also be noted that an assessment and review of the City's employment
land has recently been undertaken, the findings of which were published in the
Sunderland Employment Land Review (SELR) in September 2009. The SELR
aims to inform future policy development and specifically the employment land
and related provisions in LDF upto 2021. The SELR identifies some sites which
may be considered for release from its current UDP allocation, one of which is
the Hendon Industrial Area. The report considers the entire Hendon area
(including housing etc) is in need of regeneration and as part of that process, it
may be necessary, and indeed beneficial, to sacrifice some of the employment
land for alternative purposes to aid the areas wider regeneration. In this context,
it is therefore considered that on balance, the release of this plot of employment
land on its own would not aid the wider regeneration of the Hendon area.

In addition to the above Council policies, Planning Policy Statement 6 (PPS6)
provides national planning policy guidance for town centre development. PPS6
states that the Government's key objective for town centres is to promote their
vitality and viability by planning for the growth and development of existing
centres and promoting and enhancing existing centres by focusing development
in such areas and encouraging a wide range of services within a good
environment. PPS6 provides a list of uses, including retail, which are considered
to be most appropriate in town centre locations.

In determining planning applications for town centre uses, including changes of
use, the Council, acting in its capacity as Local Planning Authority (LPA) should
therefore require applicants to demonstrate:

0] The need for development;

(i) That the development is of an appropriate scale

(i)  That there are no more central sites for the development
(iv)  That there are no unacceptable impacts on existing centres
(v) That locations are accessible

LPA’s are advised to assess planning applications for town centre uses in edge-

of-centre (i.e. 300m from a primary shopping area) or out-of-centre locations on
the basis of the above key considerations and the evidence presented. As a
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general rule, the development should satisfy all these considerations. Following
Officer advice, this resubmitted application has been accompanied by a
supporting statement in an attempt to demonstrate that the above use is
acceptable outside of the town centre. The justifications as to how the applicant
believes the proposal meets the key considerations are set out below:-

(i) The need for development.

The applicant considers that since establishing their business in Fawcett
Street in 1996, the introduction of the one-way traffic system and parking
restrictions led to a dramatic decline in customer visitors, which had an
impact upon turnover and viability. Having been granted consent for a
“shop front” at the application premises in 2003 and witnessing the closure
of several other city centre furniture retailers, the decision was taken to
relocate the entire business to the application site. As mentioned in the
introduction to this report, the 2003 application did not include any
proposals to change the use of the premises.

Whilst the applicant may feel that these factors do demonstrate a need to
relocate their business, it has to be considered that other furniture stores
do still appear to be trading successfully within the City Centre and in
Retail Parks and are able to pay the costs associated with proper retail
premises. Should the LPA permit retail activities in non-retail locations, the
viability of these important designated retailing areas will undoubtedly
suffer, which may encourage other retailers to relocate, causing further
decline.

(i) That the development is of an appropriate scale.

The applicant queries the restrictions against the amount of retalil
floorspace that is permissible in industrial areas, as set out under EC4 of
the UDP and cites a number of other premises in the locality which may
have a sales area greater than what is considered acceptable.

Whilst the applicant may have identified other retailing activities in the
area, these are not the subject of this application, which must be
considered on its own merits. It may be the case that the premises cited
by the applicant may be operating without the benefit of planning
permission. Such matters can be investigated separately from
consideration of this application and should not be taken as being a
reason of justification for the proposed use. It is the opinion of the LPA
that the site is located within an area designated for non-retail business
purposes and should be retained as such.

(iif) That there are no more central sites for the development.
The applicant considers the site to be on a “prime route into the City
Centre” and as such is an appropriate location for the development as the

site “is the businesses only chance to survive as there were no more
central sites for development”
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Whilst the applicant states that the site is close to the City Centre, it is
considered that there are several vacant premises based within the City
Centre or in designated retail parks which could accommodate the
business. Such sites are considered as being more appropriate locations
for this type of use and if utilised would help strengthen designated retalil
centres in the city.

(iv) That there are no unacceptable impacts on existing centres.

The applicant does not provide any explanation as to how the proposal
does not have any impact on the City Centre other than stating “there will
be no unacceptable impacts on the existing centre as discussed previous
with regard to the administration or liquidation of other furniture
businesses”.

The LPA does not consider that the there is no unacceptable impact on
the city centre, but quite the contrary. As explained in response to (i)
above, should the LPA permit retail activities in non-retail locations, the
viability of these important designated retailing areas will undoubtedly
suffer, which may encourage other retailers to relocate, causing further
decline.

(iv) That the location is accessible.

The applicant considers the site to be accessible, due to it being situated
on Hendon Road, which now forms part of the City’s Southern Radial
Route transport corridor, which has been completed recently, in order to
improve access between the city centre and the A19. The applicant
considers the site to offer easier access to the public to collect large items
of furniture, which was not possible at their City Centre premises, due to
the highway configuration and parking restrictions.

Whilst the LPA acknowledges that the site is indeed in an accessible
location, it is considered that the parking arrangements at the premises
are unacceptable, as set out in detail in the following Highway Safety
section.

To conclude matters relating to the acceptability of the principle of the change of
use of the premises to a retail showroom, it is considered that the proposal does
not meet the requirements of policies EC4, S13 and SA1 of the UDP in that it will
lead to the presence of a retail use within an area allocated for uses associated
with light and heavy industry and storage and distribution. Although the
aforementioned approval from 1986 (app. ref. SD/305/86DN) granted planning
permission for some retailing at the premises, it only allowed approximately 4%
of the floor area of the unit to be used for such a purpose, with the vast majority
of the unit remaining in manufacturing use. As such, it is not considered that this
previous approval sets any kind of precedent for accepting retailing of the extent
proposed by this application.
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Furthermore, whilst the SELR considers the entire Hendon area to be in need of
regeneration it is considered on balance, that the release of this plot of
employment land on its own would not aid the wider regeneration of the Hendon
area.

As such, the use if allowed to continue, would result in the presence of a 'town
centre use' in an out of centre location, an arrangement contrary to the advice of
PPS6. The submitted supporting statement is not considered to address the key
considerations set out in PPS6 and as such, the principle of the proposed change
of use is not considered to be acceptable.

Visual and Residential Amenity.

UDP policy B2 requires that the scale, massing and layout of new development
should respect and enhance the best qualities of nearby properties and the
locality.

The alterations to the exterior of the unit are minor in nature and do not harm the
appearance of a building which is considered to be of minimal architectural and
aesthetic value. The external alterations are therefore considered to be
acceptable in terms of their impact on the existing streetscene and visual
amenity.

The proposed use of the building as a retail showroom is not considered to be
one which will lead to significant levels of noise and disturbance in relation to
nearby dwellings, especially those opposite the development site at D'Arcy Court.
The proposal site lies within a well-established and busy commercial and
industrial area which generates significant activity throughout the day. Although
the use will generate further activity (i.e. from vehicular journeys to and from the
site, comings and goings of customers etc), it is not considered this is a
particularly noticeable increase in comparison to that already encountered in the
locality.

With regard to the above, the proposed change of use is therefore not considered
to be harmful to visual amenity or the residential amenity of nearby dwellings and
as such, accords with the requirements of policy B2 of the UDP.

Highway Safety.

Policy T14 requires proposals for new development to be readily accessible by
pedestrians, cyclists and users of public transport; not cause traffic congestion or
highway safety problems on existing roads; make appropriate safe provision for
access and egress by vehicles, pedestrians, cyclists and other road users; make
provision for the loading and unloading of commercial vehicles and indicate how
parking requirements will be accommodated. Policy T22 states that in deciding
the appropriate level of car and cycle parking to be provided in connection with a
development proposal, the Council will have regard to: development type (e.g.
scale, use, catchment, user characteristics) and locational characteristics (e.g.
accessibility by modes other than private car, population density, historic
character).
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Section 13 of the City Council's Supplementary Planning Guidance (SPG) to the
adopted Unitary Development Plan states that the parking standard for uses
falling into Use Class Al is one space per 50 sq. metres of floor area. Given that
the unit has a floor area of 1000 sq. metres, the proposed change of use would
therefore require a minimum of 20 spaces. Although the plans accompanying the
application identify 16 parking spaces for customer use, the six southernmost
bays extend out onto the public highway (Hendon Street), an arrangement that is
considered to be unacceptable. As such, the proposal is considered to offer less
than half the number of parking spaces normally required for such a use.

Furthermore, the parking bays identified on the site plan are all positioned
perpendicularly to the adjacent carriageway. Such an arrangement is considered
undesirable for frequently used parking spaces, especially given the proximity of
the bays to the junctions between Woodbine Terrace / Hendon Street and the
busy Hendon Road.

With regard to the above, it is considered that the proposal does not provide the
level of parking normally required by Supplementary Planning Guidance for a
retail use occupying a unit of this size. The change of use of the premises is
therefore considered to give rise to unacceptable levels of on-street parking in
the vicinity of the unit. At the site visit carried out during the consideration of the
proposal it was observed that commercial vehicles were parked on the highway
verge and footpaths outside the premises, restricting visibility when accessing
Hendon Road. Additionally, the parking spaces provided are not considered to
be adequately arranged for the expected level of use and the manoeuvring of
vehicles in to and out of the spaces in close proximity to busy junctions may
create conditions prejudicial to highway safety.

As such the proposed development is not considered to comply with the
requirements of policies T14 and T22 of the UDP.

CONCLUSION

The change of use of the premises is not considered to accord with the
requirements of policies EC4, S13, SAl, T14 and T22 of the adopted Unitary
Development Plan or the advice set out in Planning Policy Statement 6, for it
would result in the presence of a 'town centre' use in an out-of-centre location
and create conditions prejudicial to highway safety.

Although the applicant sells what can be described as 'bulky goods', it is not
considered that the sale of such items requires an out-of-centre, “non-retail”
location. PPS6 does not recognise the sale of bulky goods as an individual retail
operation that necessitates an out of town site, and, as a whole, this is also the
City Council's approach towards such development. Sunderland City Centre
provides adequate accommodation for a large number of 'bulky goods' retailers,
thus allowing such retailers to operate in accordance with the policy S13 of the
UDP and the national guidance of PPS6. In addition, policy SA5.3 of the UDP
does allow some bulky goods retailing at Salterfen Industrial Estate, which is
allocated as a 'mixed use' site; the option therefore exists for retailers of such
goods to consider locating their business at that estate.
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The change of use is therefore considered to be contrary to the requirements of
policies EC4, S13 and SA1 of the Unitary Development Plan in that it will lead to
the presence of a large-scale retail use within an area primarily allocated for uses
associated with offices, light and heavy industry and storage and distribution.
The change of use of the unit to an inappropriate use will also serve to reduce
the level of accommodation available for acceptable uses within the estate,
undermining its vitality and viability. The proposal also fails to accord with the
guidance of PPS6 as it results in a use which should be focussed towards a
'town centre' occupying a site in an out-of-centre location. As such, the principle
of the proposed change of use is not considered to be acceptable.

In addition to the above, the proposed change of use does not provide the level
of parking provision normally expected for a retail operation of this scale, as set
out in section 13 of Supplementary Planning Guidance to the UDP (i.e. 20
spaces based on a floorspace of 1000 sg. metres). Furthermore, the layout of the
proposed spaces in relation to adjacent roads raises significant concerns with
regard to highway safety. As such, the proposed change of use is likely to lead
to conditions prejudicial to highway safety, contrary to the requirements of
policies T14 and T22 of the UDP.

As such, the change of use does not comply with the requirements of policies
EC4, S13, SAlL, T14 and T22 of the City Council's adopted Unitary Development
Plan or the guidance set out in Planning Policy Statement 6. The change of use
is therefore considered to be unacceptable and sets an undesirable precedent
and should be refused for the reasons set out below.

RECOMMENDATION: Refuse, for the following reasons:

1. The change of use introduces an inappropriate use to a site allocated for
uses associated with offices, light and heavy industry and storage and
distribution, thereby reducing the level of accommodation available for
acceptable uses within Hendon Industrial area, to the detriment of its
vitality and viability and as such is contrary to policies EC4, S13 and SAl
of the City Council's adopted Unitary Development Plan (1998).

2. The change of use leads to the presence of a 'town centre' use in an out-
of-centre location, an arrangement which would be harmful to the vitality
and viability of existing retail centres and the Hendon Industrial area and
as such is contrary to policy S13 of the adopted Unitary Development Plan
(1998) and the requirements of Planning Policy Statement 6.

3. The development would lead to the attraction of additional vehicles to and
from the site without adequate off street parking facilities, leading to the
creation of conditions prejudicial to road safety and as such is contrary to
policies T14 and T22 of the adopted Unitary Development Plan (1998) and
Section 13 of the Development Control Guidelines Supplementary
Planning Guidance document.

4, The parking provided at the site is not considered to be adequately
arranged for the levels of use, resulting in vehicles manoeuvring in to and
out of parking spaces in proximity to busy junctions and would create
conditions prejudicial to highway safety, and as such is contrary to policies
T14 and T22 of the adopted Unitary Development Plan (1998).
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2. South
Sunderland

Reference No.: 09/04006/FUL Full Application

Proposal: Demolition of a single storey link building
between a listed building and the main hall and
2 temporary classrooms. Construction of a new
2 storey block of 6 classrooms.

Location: Saint Anthony's School Thornhill Terrace Sunderland SR2
7JN

Ward: Millfield

Applicant: R.C Diocese Of Hexham And Newcastle

Date Valid: 23 October 2009

Target Date: 18 December 2009

| P - .
"This map is based upon the Ordnance Survey material with the permission of the Ordnance Survey on behalf of the

Controller of Her Majesty's Stationery Office © Crown copyright. Unauthorised reproduction infringes Crown copyright
and may lead to prosecution or civil proceedings. Licence No. 100018385. Date 2009.

PROPOSAL:

The application relates to the demolition of a single storey flat roofed masonry
building, currently forming staff room accommodation, attached to and linking
Westburn House, a Grade Il listed building, to the Main Hall, together with two
No. single storey demountable buildings and the construction of a two storey six
classroom block including the re-instatement of both hard and soft landscaping at
Saint Anthony's School, Thornhill Terrace, Sunderland.
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The application should be considered along with Listed Building Consent
application number 09/04007/LBC, which seeks Listed Building Consent for this
development due to the demolition works of the attached link building.

The proposal has been subject to pre-application discussions involving the
architect and the Conservation Team, which the principle of the scheme and
main elements of the proposal, namely demolition works, general layout, form,
height and positioning of the new block were generally agreed in principle.
However it must be noted that siting of the block has altered from that presented
at the pre-application stage.

The aim of the development is to improve the level of the school's teaching
accommodation, by removing demountable classrooms and replacing them with
more appropriate and modern buildings. Pupil and teaching levels are to remain
the same.

Saint Anthony's School is located within Ashbrooke Conservation Area in a
predominantly residential area, bound to the west by Abbotsford Grove, the north
by Thornhill Terrace, the east by Tunstall Road and to the south by Clover Dale
House. The existing site boundary treatment varies and comprises natural stone
walls to the south west boundary and a brick wall in part along Abbotsford Grove.

The exact siting of the proposal was historically part of the curtilage to Westburn
House, situated in the south west corner of the school site which was originally a
large three storey dwelling converted and changed in use when purchased by the
current owners. This area of the school is characterised by a variety of mature
trees with the southern boundary protected as a group by Tree Preservation
Order No.6 1971.

The proposal requires both the removal of two of the three temporary structures
occupying the proposed site which has an area of 0.2 hectares. The single storey
staff room attached to Westburn House is also to be demolished increasing both
vehicular and pedestrian movement within the site and utilising the existing
access to the site from Thornhill Terrace.

The two storey element of the proposal runs parallel with the south east
boundary enclosure, although set in approximately 9.5 metres, whilst the western
elevation of the proposal is sited approximately 25 metres from the western
boundary enclosure adjacent Abbotsford Grove. Measuring approximately 26.5
metres in length and 10.5 metres in width and reaching 7.7 metres in height the
proposed building provides six classrooms over two floors.

TYPE OF PUBLICITY:
Press Notice Advertised

Site Notice Posted
Neighbour Notifications
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CONSULTEES:

Director Of Community And Cultural Services
Sport England

Environment Agency

English Heritage

Final Date for Receipt of Representations: 23.11.2009

REPRESENTATIONS:
Neighbours.

No representations have been received following the expiry of the consultation
period.

Consultees.

English Heritage.
No comments to make on the application.

Sport England.
No comments to make on the application.

Environment Agency
Has assessed this application as having low environmental risk.

POLICIES:

In the Unitary Development Plan the site is subject to the following
policies;

_2_Scale, massing layout and setting of new developments
Development within conservation areas
Measures to preserve and enhance conservation areas
_10_Development affecting the setting of listed buildings
7_Protection of recreational and amenity land
CF_5_Provision for primary and secondary schools
CN_17_Tree Preservation Orders and replacement of trees
CN_22 Developments affecting protected wildlife species and habitats
T_14 Accessibility of new developments, need to avoid congestion and safety
problems arising
EN_5 Protecting sensitive areas from new noise/vibration generating
developments

B2
B 4_
B 6_
B 1
L
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COMMENTS:
The main issues to consider in determining the application are:-

The Principle of the New Development / Policy Context.

Design, Siting, External Appearance and landscaping (Visual Impact).
Removal of Trees / Wildlife.

Highways and Parking Issues.

Principle of the Development.

The site in question is allocated under Policy L7 of the Unitary Development Plan
(UDP). Policy L7 states in part:

"Land allocated for open space or outdoor recreation, as shown on the
proposals map, will be retained use. This includes playing fields attached
to school or other educational establishment. Permission for other uses on
these sites will only be granted if:

) The development is for educational purposes;

and,

(i) There would be no significant effect on the amenity, recreational and
wildlife habitat of the site."

Policy CF5 requires that where possible, the requirements for the provision of
secondary education needs will be accommodated primarily on existing sites.

It is therefore considered that the small scale addition to the school accords with
relevant policies of the Unitary Development Plan.
Design, Siting and External Appearance (Visual Impact).

In assessing the visual impact of the proposal due consideration has been given
to Policies B2, B4 and B6 of the UDP.

Policy B2 states that:
"The scale, massing, layout or setting of new developments and
extensions to existing buildings should respect and enhance the best
gualities of nearby properties and the locality and retain acceptable levels
of privacy; large scale schemes, creating their own individual character,
should relate harmoniously to adjoining areas."

Due to the location of the school within Ashbrooke Conservation Area, policies
B4 and B6 are of particular relevance.

Policy B4 requires in part that:

"All development within and adjacent to conservation areas will be
required to preserve or enhance their character or appearance.”

Page 15 of 37



Whilst policy B6 expands upon the above policy by a seeking measures including
in part:-

"() Encouraging the retention of existing buildings and the improvement
of features, open spaces, historic street patterns and plot boundaries;

(i) Encouraging the retention of existing mature trees."

With regard to the design of the new classroom, the scale, massing, form and
appearance of the building is considered to be acceptable and by adopting an
innovative, bespoke contemporary design approach, the proposal is setting a
benchmark for future developments within the school site.

Although the siting of the proposal has altered from pre-application discussions, it
would appear from the information submitted that this adjustment is a result of
the proximity of protected trees and as such the re-siting in itself does not present
any issues of concern as the new block remains of sufficient distance and
subservience to the listed building to not impact on its setting. This subservience
is further emphasised in the height and flat roof form of the building.

In assessing the external appearance of the proposal the use of predominantly
timber cladding to the front and side elevations and interlocking metal panels to
the rear along with a glazed colonnade at ground floor level allow the building to
sit well within its relatively heavily wooded context provided by the adjacent belt
of mature trees and shrubbery.

In relation to the design, siting and external appearance of the proposed building,
the visual impact of the development is considered to be both sympathetic and
subordinate to the adjacent listed building.

Notwithstanding the above, however the removal of the lawned garden area to
the rear of Westburn House is a negative change and may be highly detrimental
to the setting of the listed building. This omission is contrary to pre-application
discussions where it was intimated that the existing lawned area to the rear of the
building would be retained and re-landscaped where necessary following the
removal of the demountables to reinstate an attractive landscaped garden setting
to the listed building.

The complete loss of any remnants of the existing garden to hard landscaping as
proposed would be regrettable from both a conservation and visual perspective.
The listed building would be left surrounded by a sea of tarmac, which would be
particularly harmful to its setting and contrary to policy B10. This element of the
proposal has been raised with the architect and should members be minded to
approve the proposal a condition shall be attached requiring the submission of an
amended landscaping scheme.

Removal of Trees / Wildlife.
Following a pre-application site visit and discussions with the applicant, it was
identified that a number of trees would have to be removed to facilitate the

proposal. A supporting tree survey has been provided in support of the
application.
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Policy CN17 of the UDP states that:

"The city council will encourage the retention of trees which make a
valuable contribution to the character of an area by the making of tree
preservation orders and replacing trees in highways and other public
areas, with species which help maintain the character of the locality. The
retention of trees, hedges and landscape features in all new developments
will be required where possible."

The supporting tree survey has identified five trees to be removed. A 12m high
Pear tree, a 4m high Golden Chain Laburnum, a 4m high Berberis, a 6m high
Juneberry and a 6m high Plum. All of these species are located inside the school
site and it is considered that they do not contribute to the wider local visual
amenity as the larger species on the perimeter provide substantial screening.

In light of the limited amenity value of the above species identified for removal
within the tree survey, it is considered that this element of the development
complies with policy CN17 and should members be minded to approve the
proposal, conditions can be attached requiring the planting of suitable
replacements and safeguarding of the existing species.

In addition to the tree survey, the site has been subject to a bat survey, which
also checked for nesting birds and other features where conservation of
biodiversity may be affected by the proposed development.

Policy CN22 of the UDP states that:

"Development which would adversely affect any animal or plant species
afforded special protection by law, or its habitat, either directly or indirectly,
will not be permitted unless mitigating action is achievable through the
use of planning conditions and, where appropriate, planning obligations,
and the overall effect will not be detrimental to the species and the overall
biodiversity of the city.”

The findings of the survey have identified a low risk that the link building provides
potential roosting opportunities for individual common pipistrelle bats at times
throughout the year, excluding hibernation periods. The crevices that are likely to
be suitable for roosts are associated with the felt roof and flashing to adjoining
building and as such are considered unlikely to provide stable temperatures and
hence are unsuitable for hibernating bats. It is not considered that any of the
buildings provide a suitable maternity roost site.

It is therefore considered that with suitable mitigation measures to prevent bats
being harmed or disturbed during the works and to ensure that the site retains
the potential to be used by bats in a similar manner in the long term the
development complies with policy CN22 and is therefore acceptable subject to
appropriate conditions.

Highways and Parking Issues.
It is not proposed that the development will lead to an increase in either pupil,

staff or visitor numbers and with the demolition of the staff room building,
pedestrian and vehicular movement around the site will be assisted.
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Policy T14 relates to proposals for new development and states that in part that:

"New development should not cause traffic congestion or highways safety
problems on existing roads."

Following consultations, the Highways engineer have no observation to report
and as such the proposal is considered to comply with policy T14 of the UDP.

CONCLUSION

The proposed demolition of the existing link building and removal of two
temporary classrooms to allow the construction of a new two storey block of six
classrooms is considered to be acceptable in principle.

The proposed design, siting and external appearance of the new building is
considered to be well conceived in terms of Urban Design, sympathetic with the
character of the surrounding conservation area and listed building and with
suitable conditions requiring a more appropriate hard and soft landscaping
scheme adding to the setting of the aforementioned listed building.

Appropriate mitigation can also be afforded the development by means of
condition to safeguard both the trees and wildlife contained within the site to the
benefit of the wider community. As such the proposal accords with the above
planning policies and conditional approval of the application is recommended.

RECOMMENDATION: Approve, subject to the conditions set out below:-
Conditions:

1 The development to which this permission relates must be begun not later
than three years beginning with the date on which permission is granted,
as required by section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act
2004 to ensure that the development is carried out within a reasonable
period of time

2 Unless otherwise first agreed in writing with the Local Planning Authority.
the development hereby granted permission shall be carried out in full
accordance with the following approved plans:

Plan No. 0715204, received 26th October 2009, Demolition Plan

Plan No. 0915003, received 26th October 2009, Location Plan

Plan No. 0915001, received 26th October 2009, Existing Site Plan

Plan No. 0915005, received 26th October 2009, Demolition Plan

Plan No. 0915006, received 26th October 2009, Proposed Roof Plan
Plan No. 0915SK005, received 26th October 2009, Axonometric Sketch
Plan No. 0915SK006, received 26th October 2009, N.W.Elevation

Plan No. 0915SKO007, received 26th October 2009, S.E.Elevation

Plan No. 0915SK008, received 26th October 2009, Axonometric Sketch
Plan No. 0915SK009, received 26th October 2009, S.W. Elevation

Plan No. 0915SK014, received 26th October 2009, N.E. Elevation

Plan No. 0915SK015, received 26th October 2009, G.F. Plan
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Plan No. 0915SK016, received 26th October 2009, F.F. Plan

Plan No. 0915SK017, received 26th October 2009, Site / Landscape Plan
Plan No. 0915SK018, received 26th October 2009, Section A A

Plan No. 0915SK019, received 26th October 2009, Section B B

Plan No. 0915221, received 26th October 2009, Westburn Repairs Proposals
Plan No. 0915222, received 26th October 2009, Westburn Repair Elevations
Plan No. 0915223, received 26th October 2009, Westburn Elevations

Plan No. 0915224, received 26th October 2009, Westburn Elevations

Plan No. 0915225, received 26th October 2009, Westburn Elevations

Plan No. 0915226, received 26th October 2009, Westburn Elevations

Plan No. 0915227, received 26th October 2009, Westburn Existing Plans
Plan No. 0915228, received 26th October 2009, Westburn Existing Plans
Plan No. 0915229, received 26th October 2009, Westburn Proposed Plans

In order to ensure that the completed development accords with the
scheme approved and to comply with policy B2 of the adopted Unitary
Development Plan.

Notwithstanding any indication of materials which may have been given in
the application, no development shall take place until a schedule and/or
samples of the materials and finishes to be used for the external surfaces,
including walls, roofs, doors and windows has been submitted to and
approved in writing by the Local Planning Authority. Thereafter, the
development shall not be carried out other than in accordance with the
approved details; in the interests of visual amenity and to comply with
policy B2 of the Unitary Development Plan.

Before the development hereby approved is commenced details of the
means of demolition of the extension, including details of measures to be
taken to protect stonework of the listed building Westburn House shall be
submitted to and approved by the Local Planning Authority. All works shall
be carried out in accordance with the agreed details in order to protect the
amenities of the area and to comply with policy EN5 of the UDP.

No development shall take place unless in accordance with the mitigation
detailed within the wildlife survey of St. Anthony's Girls School, as
outlined in Appendix 4 : Method Statement for Contractors and Appendix 5
: Bats and Trees in order to maintain the favourable conservation status of
protected species and to comply with policies CN18 and CN22 of the
UDP.

No development shall take place until a scheme of working has been
submitted to the satisfaction of the local planning authority; such scheme
to include days and hours of working, siting and organisation of the
construction compound and site cabins, routes to and from the site for
construction traffic, and measures to ameliorate noise, dust, vibration and
other effects, and so implemented, in the interests of the proper planning
of the development and to protect the amenity of adjacent occupiers and
in order to comply with policy B2 of the UDP.

No development shall take place until there has been submitted to and
approved in writing by the Local Planning Authority a scheme of
landscaping and treatment of hard surfaces which shall include indications
of all existing trees and hedgerows on the land, and details for their

Page 19 of 37



10

11

12

13

14

protection during the course of development, in the interests of visual
amenity and to comply with policy B2, B4 and B10 of the UDP.

All planting, seeding or turfing comprised in the approved details of
landscaping shall be carried out in the first planting season following the
occupation of the buildings or the completion of the development
whichever is the sooner, and any trees or plants which within a period of 5
years from the completion of the development die, are removed or
become seriously damaged or diseased shall be replaced in the next
planting season with others of a similar size and species, unless the Local
Planning Authority gives written consent to any variation, in the interests of
visual amenity and to comply with policy B2 and B4 of the UDP.

No tree shown to be retained on the approved plans shall be cut down,
uprooted or destroyed, nor shall any retained tree be topped or lopped
other than in accordance with the approved plans and particulars, without
the written approval of the Local Planning Authority. Any topping or
lopping approved shall be carried out in accordance with British Standard
3998 "Tree Work", in the interests of visual amenity and to comply with
policy CN17 of the UDP.

If any retained tree is removed, uprooted, destroyed or dies, another tree
shall be planted at the same place and that tree shall be of such a size
and species, and shall be planted at such time, as may be specified in
writing by the Local Planning Authority, in the interests of visual amenity
and to comply with policy CN17 of the UDP.

The erection of fencing for the protection of any retained trees shall be
undertaken in accordance with the approved plans and particulars before
any equipment, machinery or materials are brought on to the site for the
purposes of the development, and shall be maintained until all equipment,
machinery and surplus materials have been removed from the site.
Nothing shall be stored or placed in any area fenced in accordance with
this condition and the ground levels within those areas shall not be altered,
nor shall any excavation be made, without the written consent of the Local
Planning Authority, in the interests of visual amenity and to comply with
policy CN17 of the UDP.

Before the development commences a method statement shall be
submitted to the Local Planning Authority detailing the method of
construction for any works to be undertaken within the crown spread of
any trees on the site. Such details to include methods of excavation. All
works shall be carried out in accordance with the agreed details in the
interests of visual amenity and to comply with policy CN17 of the UDP.

No trees shall be felled without the prior consent of the Local Planning
Authority, in the interests of visual amenity and to comply with policy CN17
of the UDP.

Before the trees which are the subject of this application are felled, details
of the location, size and species of the replacement planting shall be
submitted to and agreed with the Local Planning Authority along with a
timescale for the replanting, in the interests of visual amenity and to
comply with policy CN17 of the UDP.
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3. South
Sunderland

Reference No.: 09/04007/LBC Listed Building Consent

Proposal: Demolition of a single storey link building
between a listed building and the main hall and
2 temporary classrooms. Construction of a new
2 storey block of 6 classrooms.

Location: Saint Anthonys School Thornhill Terrace Sunderland SR2
7IN

Ward: Millfield

Applicant: R.C Diocese Of Hexham And Newcastle

Date Valid: 23 October 2009

Target Date: 18 December 2009

Location Plan
; e

N

5 - .

"This map is based upon the Ordnance Surve

Controller of Her Majesty's Stationery Office © Crown copyright. Unauthorised reproduction infringes Crown copyright
and may lead to prosecution or civil proceedings. Licence No. 100018385. Date 2009.

PROPOSAL:

Listed Building Consent is sought for the demolition of the link building which is
attached to Westburn House as part of a larger scheme to construct a new two
storey block of 6 classrooms within the grounds of Saint Anthonys School,
Thornhill Terrace, Sunderland.
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The application should be considered along with application number
09/04006/FUL, which seeks full planning permission for the erection of the two
storey block of 6 classrooms and associated landscaping works.

The proposal has been subject to pre-application discussions between the
Conservation Team and the architect during which the principle of the scheme
and the main elements of the proposal - demolitions, general layout, form, height
and positioning of the new block were generally agreed.

Westburn House, now a part of St. Anthony's Girls School, is a Grade Il listed
building built originally as a single dwellinghouse, changing ownership and use
some 50 years ago. Built around 1850 it has horizontally tooled ashlar stone
walls with smooth sawn faced ashlar plinths, quoins and dressings. The roof
covering is graduated Lakeland slate with Ashlar chimneys.

Additions have been added to Westburn House since the change of ownership,
with extension on both the western and eastern elevations. It is the removal of
the link building attached to the eastern elevation of Westburn House which
forms the basis of this proposal.

As a consequence of the demolition of the corridor link and staffroom addition to
the east of Westburn House, approval is being sought for the repair and
restoration measures required to make good the eastern elevation. These works
include:

)] Replacement and restoration of the two ground floor windows, their
cills and details.

i) Removing all finishes provided when the extensions were built and
reinstating and re-dressing the stonework.

i) Replication of cills and pilaster details lost to previous extension.

iv) Re-pointing of all stonework affected by previous development with a
sand / lime mortar.

V) Internally some window reveal panelling and architraves will need to be
replaced and rebuilt back to form the original window cill and sized
opening. New (replicated) sash windows will be installed.

TYPE OF PUBLICITY:
Press Notice Advertised
Site Notice Posted
Neighbour Notifications
CONSULTEES:

English Heritage

Final Date for Receipt of Representations: 24.11.2009
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REPRESENTATIONS:

Neighbours.

No letters of representation received following the expiry of the consultation

period.

Consultees.

English Heritage.
Have no observations to report.

POLICIES:

In the Unitary Development Plan the site is subject to the following

policies;

B_2 Scale, massing layout and setting of new developments
B_4 Development within conservation areas

B_6_Measures to preserve and enhance conservation areas
B_10_Development affecting the setting of listed buildings

COMMENTS:

In determining the proposal the main issues to consider are

The impact of the demolition works upon the setting of the listed building
The special architectural character of the host property.

PPG15 : Planning and the Historic Environment provides a full statement of
Government policies for the identification and protection of historic buildings.
Section 3.5 sets out the issues that are generally relevant to the consideration of
all listed building consent applications, namely:

)

i)

ii)

The importance of the building, its intrinsic architectural and historic
interest and rarity, in both national and local terms;

The particular physical features of the building (which may include its
design, plan materials or location) which justify its inclusion in the list:
list descriptions may draw attention to features of particular interest or
value, but they are not exhaustive and other features of importance
(e.g. interiors) may come to light after the building's inclusion in the list;

The building's setting and its contribution to the local scene, which may
be very important, e.g. where it forms an element in a group, park,
garden or other townscape or landscape, or where it shares particular
architectural forms or details with other buildings nearby;

The extent to which the proposed works would bring substantial
benefits for the community, in particular by contributing to the
economic regeneration of the area or the enhancement of its
environment (including other listed buildings).
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Section 3.12 goes on to state that:

"in judging the effect of any alteration or extension it is essential to have
assessed the elements that make up the special interest of the building in
guestion. They may comprise not only obvious visual features such as a
decorative facade or, internally, staircases or decorated plaster ceilings,
but the spaces and layout of the building and the archaeological or
technological interest of the surviving structures and surfaces”.

Policy B10 of the Unitary Development Plan states:

"The city council will seek to ensure that development proposals in the
vicinity of listed buildings do not adversely affect their character or setting.”

In summary, and in light of the above guidance and policy, it is considered that
the demolition of the link building and demountable classrooms would be
desirable, removing an unattractive single storey extension from the eastern
elevation and opening up the view of Westburn House from the gardened area to
the rear.

The general scope of the repair and restoration works to the listed building were
discussed with the Conservation section at the pre-application stage and are
reflected in the submitted scheme. Overall, the Conservation section consider
the details provided for the works to be appropriate and provided they are
properly specified and carried out to a high standard of workmanship befitting a
building of special architectural and historic interest they should considerably
enhance the listed building.

In the event members be minded to approve the proposal, and in order to
safeguard the integrity of the listed building, the Conservation section have
requested additional details relating to the proposal to be conditioned, as set out
below:-.

e There is a requirement to provide a full specification and method
statement for all repair and restoration works to the listed building,
including stone repairs, mortar mix and method of finishing for re-pointing
works, other remedial works etc.

e There is a requirement for a method statement for the demolition of the
link building, including details of measures to be taken to protect the
stonework of listed buildings as the extension is taken down.

e There is a requirement for a cross-section of the sliding-sash windows to
be reinstated.

e There is a requirement for all samples of all external materials - including
new stonework for quoins, cills and pilasters along with a sample area of
re-pointing (and bedding of new stone if necessary) to be provided for
inspection.
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CONCLUSION

With regard to the above, the proposal is considered to comply with the general
principles as outlined in PPG15 and policy B10 of the UDP. It is considered that
the appearance and setting of the listed building will benefit from the removal of
the single storey link building and as such members are recommended to
approve the proposal subject to the following conditions.

RECOMMENDATION: Approve, subject to the conditions as set out below

Conditions:

1 The development to which this permission relates must be begun not later
than three years beginning with the date on which permission is granted,
as required by section 18 of the Planning (Listed Buildings and
Conservation Areas) Act 1990 as amended by Section 51 of the Planning
and Compulsory Purchase Act 2004 to ensure that the development is
carried out within a reasonable period of time

2 Notwithstanding any indication of materials which may have been given in
the application, no development shall take place until a schedule and/or
samples of the materials and finishes to be used for the external surfaces,
including new stonework for quoins, cills and pilasters has been submitted
to and approved in writing by the Local Planning Authority. Thereafter, the
development shall not be carried out other than in accordance with the
approved details; in the interests of visual amenity and to comply with
policy B2 of the Unitary Development Plan.

3 Notwithstanding the approved plans, no part of the works hereby granted
consent shall be commenced until a detailed method statement of the
proposed demolition of the link building between Westburn House and the
main hall has been submitted to and approved in writing by the City
Council in its capacity as Local Planning Authority. For the avoidance of
doubt, the method statement shall include a clearly annotated plan
confirming the exact extent of demolition, written details of the means of
demolition, details of measures to be taken to protect the existing
stonework of the listed building as the extension is taken down and the
removal of material from the site.

4 Notwithstanding the approved plans, no part of the works hereby granted
consent shall be commenced until a full specification and method
statement providing precise details of the work necessary for all repair and
restoration works to the listed building, including stone repairs, mortar mix,
and method of finishing for re-pointing works etc. has been submitted to
and agreed in writing with the City Council in its capacity as Local
Planning Authority. Thereafter, the development shall not be carried out
other than in accordance with the approved details, in the interests of
maintaining the historic fabric of the building and to comply with the
requirements of PPG15.
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Notwithstanding the submitted details, a sample panel of repointing (and
bedding of new stone if necessary) must be provided for approval prior to
the implementation of the repointing works on site and the remaining
brickwork shall be repointed in accordance with the agreed method, in
order to protect the fabric of the listed building, in the interests of the visual
amenities of the area, and to comply with policies B2 and B10 of the City
Council's adopted Unitary Development Plan (1998) and PPG15.

Notwithstanding the submitted details, a cross section drawing of the
sliding-sash windows to be reinstated shall be submitted to and approved
in writing by the Local Planning Authority prior to commencement of any
works hereby granted consent in order to achieve a satisfactory form of
development and to comply with policies B2 and B10 of the UDP and
PPG15.

Page 26 of 37



ITEMS FOR INFORMATION

LIST OF OTHER APPLICATIONS CURRENTLY ON HAND BUT NOT REPORTED ON THIS AGENDA WHICH WILL BE
REPORTED WITH A RECOMMENDATION AT A FUTURE MEETING OF THE SUB COMMITTEE

APPLICATION ADDRESS APPLICANT/DESCRIPTION DATE SITE VISIT LAST ON COMMENTS
NUMBER REQUESTED AGENDA
1. | 09/03839/FUL Mill Hill Road, Gentoo Homes Ltd N/A 03.11.09 Pending expiry of
Doxford Park, consultations
Sunderland. Redevelopment of land to provide
76n0. dwellings including stopping
up of highway and change of use
to residential and landscaped
areas.
South
Sunderland
2. | 09/04013/FUL Ingleside Wear Body Positive N/A N/A Pending expiry of
Tunstall Road consultations
Sunderland Change of use from residential
SR2 7RU care home to supported housing

South
Sunderland

for homeless people
(Retrospective).

DC (South Sunderland) Sub Committee

01.12.2009
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ITEMS FOR INFORMATION

LIST OF OTHER APPLICATIONS CURRENTLY ON HAND BUT NOT REPORTED ON THIS AGENDA WHICH WILL BE

REPORTED WITH A RECOMMENDATION AT A FUTURE MEETING OF THE SUB COMMITTEE

3. | 09/04099/FUL

South
Sunderland

Farringdon
School House
Allendale Road
Sunderland
SR3 3EL

Director Of Childrens Services

Change of use from caretakers
house into offices and erection of
access ramp

N/A

N/A

Pending expiry of
consultations

DC (South Sunderland) Sub Committee

01.12.2009
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Appeals Received South Sunderland

Between 01/10/2009 and 31/10/2009
Ref No Address Description Date Appeal Ludgeﬁ
D9/0D03B/REF 44 Gavhurst Eraction of single storey 1611072008
Crescant” Sunderland =SR3 2TB extension to front and side
and new boundary wall
09/0003SREF 207 Chester Change of use from A1 [ 2BM2009

12 Movemnber 2009

RoadSunderand 1SR4 FTL

Relail ) to mixed use A7 (
Retail yand A3 [ Cafe with
double garage to the side.
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Appeals Determined Sunderland South

Between 01/10/2009

and 31/10/2009

TEAM Ref No ADDRESS Description Decision Date of Decision
0%/00022/REF Cedars Cofiage. Belford Erection of single starey DISMIS 281072009
Read i Sunderland SR2 and twe storey extension to
T front (south elevation), rear
(north elevation) and sides
(zastiwest elevation) lo
include altarations to
existing roofline.
00002 7IREF 8 Colchester Far two storey and parl DISMIS 22012003
Terrace |Sunderland SR first floor rear extension
4 TRY
08/00032/REF 15 Erection of two storey DIsSMIS 1502004
Bristlecons Sundariang extension (g side
SRI ZNSL
12 Movermnber 2009 Page 1 of 1
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an Inspector appointed by the Secretary of State  Declsion dats:
for Communities and Local Gevernment 28 October 2009

Appeal Ref: APP/J4525/A/09/2106757

Cedars Cottage, Belford Road, Sunderland SR2 77TJ.

s The appeal Is made under section 78 of the Town and Country Planning Act 19390
against a refusal to grant planning permission.

« The appeal Is made by Mr Colin Maginn against the decision of Sunderiand Clty Council.

« The application Ref 08/03930/FUL, dated 16 October 2008, was refused by notice dated
22 December 2008,

= The development proposed Is a front, side and rear extensior.;

e

RECEVED

Decision

28 0CT
1. I dismiss the appeal. 2009
Main Issue SUNDERLAND CITY Col |

2, The main issue is whether the proposal would preserve or enhance the
character or appearance of the conservation area.

Reasons

3. The proposal Includes a front two storey and single storey addition and also
further additions and alterations to the side and rear. The appellant has
submitted plans which omit the front elements and has asked that these form
the basis of the appeal. Given that the front additions are distinct from the
remaining development proposed, I have considered these elements
separately.

4. The property lies within the conservation area which is characterised by the
many street trees and mature gardens. There are a number of buildings that
have a scale or appearance that does not add to the quality of the local
environment but there are also a number of individual buildings and terraces
which do contribute positively to the architectural quality and character of the
area. I consider that the appeal property and its setting add significantly to the
character and appearance of the wider area but more particularly to this
specific part of the canservation area.

5. The public perception of the property relates largely to the simple appearance
of the south facing elevation and the distinctive form of the east facing gable.
The remainder of the development to the north and along the eastern
boundary appears subordinate within the public domain. This is a result of the
set-back of the highest elements, the screening provided by street trees and
the height of the boundary wall in comparison to the limited height of the parts
of the building closest to the eastern boundary.
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, Appeal Decision APP/J4525/A/09/2106757

10.

This proposal would introduce a substantial additional gable, forward of the
existing. Although set-back from the road junction and screened to some
extent by trees, it would dominate the original gable and detract from its
important and distinctive proportions and appearance. The proposed gable
would entirely change the character of the property. I do not consider that the
juxtaposition of these two gables would result in an improvement in the
appearance of the dwelling. Furthermore, the gable would link with the side
elevation of the addition to the rear which would add substantial additional bulk
at first floor level. I consider that this combination would destroy the simple
and pleasing qualities of the dwelling. In addition, the bulk and design of the
new elements would fall to achieve a cohesive or attractive overall appearance.

The addition to the front of the property would bring an element of two storey
development close to the road. This would Increase substantizally its
prominence in the street scene. It would compete visually with the simple
form of the dwelling and detract from the distinctive appearance of the gable.
1 find that this element would detract from the existing character and
appearance of the building and would not result in new design interest.

The existing street trees and the high wall would to some extent reduce the
impact of the side and rear additions. However, I do not agree that these
elements would have a neutral impact as they would detract from the character
of the building and they would be visible from the public realm. I consider that
both the front and the rear elements would, by destroying the attractive and
individual character of the existing property, detract from the wider appearance
and character of the area. I conclude therefore that both individually and
together the two elements of the proposal would fail to preserve or enhance
the character or appearance of the conservation area.

The proposal would be contrary to Policies B2 and B4 of the City of Sunderland
Unitary Development Plan (UDP) which relate to the need for design quality
and the preservation or enhancement of conservation areas. Policy B6 seeks to
preserve or enhance conservation areas and sets out a number of measures to
assist in achieving this. Whilst I agree with the appellant that the development
would not conflict with these measures, I have found that it would fail to meet
the primary objective of the policy. The proposal does not gain support from
Planning Policy Guidance 15: Planning and the Historic Environment (PPG15) as
it would not make a positive contribution or leave the character or appearance
of the conservation area unharmed.

The appellant has submitted a legal agreement relating to the future
management of the street trees which form part of a Tree Preservation Order.
This has not been signed by the Council who I understand are the owners of
the land. I do have some concerns with regard to the scale of works required,
particularly to the nearest ash tree (numbered T7), and also in relation to the
proximity of its lifted and reduced crown to the development. However, even if
1 were to accept that the necessary works would result in a satisfactory
relationship between the development and this tree, it would not address my
concerns relating to the design and scale of the proposal.
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11. I have had regard to the character and appearance of other properties in the

i2.

13.

vicinity, I accept that there is a wide range of styles and that some buildings,
including some more recent developments, do not positively contribute to the
wider conservation area. However, this proposal Is not directly comparable
with any of these. In any event, I have to consider this proposal on its own
particular merits and in the light of policies relating to conservation areas, I
have taken into account the family circumstances of the appellant and also the
difficulties that result from the piecemeal alterations to this property that have
occurred over the years. Although the proposal would result in improved
accommodation, I do not consider that it gains support from either Planning
Policy Statement 1. Delivering Sustainable Development (PP51) or Planning
Policy Statement 3 - Housing (PPS3) due to my concerns with regard to the
overall design.

Reference has been made to Supplementary Guidance entitled Development
Control Guidelines and as this has been adopted and is generally in conformity
with the UDP, I can afford it significant weight. However, I do not find that it
supports the proposal as it lists as an important consideration the design of
extensions or alterations and the effect on the appearance of the house or the
street scene. I have also been provided with limited extracts from The Cedars
Proposed Conservation Area: Character Appraisal and Management Strategy. 1
understand that this document was adopted In 2008 in conjunction with the
designation of the conservation :area. The extract provided by the appellant
shows a photograph of both the gable and the boundary wall. The text states
that the gabled house makes a positive contribution to the conservation area,
although it advises that this Is largely by virtue of the high quality wall. 1do
not have a full copy of this document but although I have had regard to the
appellant’'s commentary relating to its contents, I have no reason to believe
that it offers any encouragement for development which would be harmful to
the conservation area.

Whilst I have considered all the matters put forward by the appellant, including
the lack of objections to the proposal, I do not consider that these are sufficient
to outweigh my concerns that both the front element and the side and rear
elements would individually and together fail to preserve or enhance the
character or appearance of the conservation area. I therefore dismiss the
appeal.

Peter Eggleton

INSPECTOR
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Appeal Ref: APP/J4525/A/09/2108443
8 Colchester Terrace, Sunderland SR4 7RY

The appeal |s made under sectlon 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.

The appeal is made by Mrs Pauline Forster against the decision of Sunderland City
Councll,

The application Ref 09/00820/FUL, dated 1 March 2009, was refused by notlce dated
28 April 2009,

The development proposed is double storey rear extension.

Decision DE?ELD:;!&TJE%DNTHGL
1. I dismiss the appeal. ; 22 0CT 2009

Main issues
2.

| SUNDERLAND CITY COUNCIL

I consider the main issues to be the effect of the proposed developmeént on the
character and appearance of the area with regard to the street scene and its
effect on the living conditions of neighbouring occuplers with regard to outlook,
privacy and loss of light.

Reasons

3.

The appeal site is part of a terrace of houses with a distinctive stepped
arrangement of two and one storey projections to the rear built as part of the
original development. Some have been altered, Including the immediately
neighbouring property at No 6, the rendered extension to which [ understand
to be unauthorised. However, for the most part, the overall character and
appearance of the rear elevation to the terrace remains as originally intended.
Although Its visibility in the public domain of the street is confined primarily to
the access way between Colchester Terrace and Dunbar Street, its
distinctiveness contributes to the cohesiveness and overall quality of the dense
residential environment of the area nonetheless,

The proposed development would project significantly further at two storeys
than the existing two storey projection and noticeably more so than the
extension at No 6, the incongruity and dominance of which would be
reproduced as a consequence, compounding the overall detriment to the street
scene. Development of the scale proposed, particularly if replicated in broadly
similar fashion at a number of points along the rear of the terrace, would
significantly diminish the distinctiveness of the area as designed and in that
sense conflict with the intentions of saved policy B2 of the Council’s Unitary
Development Plan (UDP). Amongst other things, this seeks to ensure that
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extensions respect and enhance the best qualities of nearby properties, a
theme reflected in both longstanding and more recent supplementary guidance
produced by the Council, which seeks to prevent visually intrusive extensions.

5. It seems to me that the original design of the rear of Colchester Terrace
achieves a balance between the need for internal space on the compact sites of
the individual dwellings and the need for outdoor amenity space that Is not
unduly overlooked, overshadowed or dominated by the height and depth of
adjacent property. The proposed development Is ambitious in respect of the
additional internal space it seeks to achieve, but I consider that this would be
at the expense of the living conditions of adjacent neighbouring residents to
either side, whose outlook from their outdoor space and certain windows would
be dominated by the mass of the extension. The orientation and topography of
the site is such that No 6 would, I consider, In winter months at least suffer
from a reduction in sunlight. Again, such effects are contrary to the general
intentlons of saved policy B2 and associated guidance.

6. I accept that the direct overlooking of the yard of No 6 from the proposed
study could be avoided by obscured glazing, certainly if combined with
restricted window opening, notwithstanding that this would reduce the utility of
that room for many purposes. However, the proposed development must
necessarily be considered as a whole and, bearing in mind my conclusions
concerning its effect on the street scene and the other concerns regarding the
living conditions of neighbouring occupiers that I have identified, together with
the thrust concerning rear extensions of the Council’s longstanding
Supplementary Planning Guidance to the UDP, I consider that the balance of
planning advantage lies with rejection of the scheme of extension as currently
conceived,

7. 1 acknowledge that the existence of the extension at No 6 and the lack of
objection from that quarter and others might seem to be persuasive factors but
my starting point has to be the development plan and such considerations do
not outweigh the conflict with its intentions that I have identified. Nor can I
place significant weight upon the appellant’s apparent unawareness of
opportunities to engage with the Council prior to finalising the detalls of the
proposed development. I am obliged to determine the appeal as I find it.

8. For the reasons given above, and having taken all other matters raised into
account, including the appellant’s stated need to improve the available space
within the house, I conclude that the appeal should be dismissed.

Keith Manning

Inspector

Page 35 of 37




OAlooo32iree  FOm HBepon decision
Appeal Decision I Marin pacrat

Tempie Quay House

’ - 2 The Square
Site visit made on 5 October 2009 Temple Quay
Bristol BS1 6PN
= W 0117 372 6372
by Robin Brooks Ba (Hons) MRTPI email:enquires@pins.gsl.g
ov.uk

an Inspector appolnted by the Secretary of State  Decision date:
for Communities and Local Government 15 October 2009

Appeal Ref: APP/14525/D/09/2112439
15 Bristlecone, Burdon Vale, Sunderland SR3 2NS

»

The appeal is made under Section 78 of the Town and Country Planning Act 1990
agalnst a refusal to grant planning permission,

The appeal is made by Mr Stephen McNay against the decision of Sunderland City
Council,

The application Ref 09/02499/FUL, dated 2 July 2009, was refused by notice dated 26

August 2009,
¢ The development proposed is erection of a two storey side extansion
DRV ELCOPTMEN T CONTRUL |

i
Policy Context and Main Issues- SUNDERLAND CITY COUNCIL
2.

15 0CT 200
I dismiss the appeal, 2008

Policy B2 of the Sunderland Unitary Development Plan (UDP) states that
extensions to existing buildings should respect and enhance the best qualities
of nearby properties and the locality. The Councll have also published a range
of guidelines on residential extensions. In summary these advise that
extensions should be in keeping with the existing property and its surroundings
and should not harm neighbours’ living conditions; that outlook is an
important amenity; and that a minimum distance of 14 m should separate the
main windows in one house from the side elevation of another.

Bearing in mind the aims of this policy and guidance, the determining issues in
the appeal are the effects that the proposed extension would have on:

(i) the character and appearance of the street scene; and

(ii) the living conditions of occupants of 33 Englemann Way In terms of
possible loss of open outlook.

Reasons

The Street Scene

4,

Although there is only limited room between the side elevations of houses in
and around Bristlecone, the general appearance of the street scene is balanced
and harmonious. A garage has evidently been added to the side of the
adjacent house to No. 15 but it is set well back from the road so that the pair
of houses seen from the front appears symmetrical. However, the front
elevation of the proposed extension would be almost as wide as that of the
existing property; the ridge of its roof would be as high; and its ground floor
would project forward to the face of the present porch. As such it would in my
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view unbalance the appearance of the pair of houses and would look unduly
bulky and overbearing. I conclude on the first main issue that the proposal
would unacceptably harm the character and appearance of the street scene.

Neighbours’ Living Conditions

P

1 do not interpret the Council’s 14 m separation figure, referred to above, as a
standard to be applied rigldly but rather as a guideline to be used pragmatically
in the light of the situation at any particular site. In the present case too, it is
evident that one of the purposes of the separation guidelines, to safeguard
privacy, is not relevant as there would be no windows in the end elevation of
the proposed extension. However, the standard also has a broader purpose of
safeguarding space around dwellings and the figure of 14 m appears to me to
be broadly appropriate in this case. The proposed extension would in fact be
only some 10 m from the rear windows of 33 Englemann Way, and closer still
to the large conservatory of that property that extends for about half the
length of its garden, I consider that the height and width of the extension,
seen at such close guarters from the neighbouring house and its garden, would
appear dominant and overbearing. 1 conclude on the second main issue that it
would unacceptably harm the living conditions of occupants of 33 Englemann
Way in terms of loss of open outlook,

Other Extensions

6.

On my visit I also saw the side extensions at 11 Monterey and 9 Englemann
Way that have been referred to. The former appears to be somewhat smaller
than what is proposed here, being set back from the main house and with a
lower ridge line. It also has less Impact on the street scene and there is a
greater sense of space between it and 27 and 29 Englemann Way.

The latter extension is akin to the appeal proposal in size but stands at
something of an angle to 1 Whitebark so that its apparent bulk, seen from that
property, would be reduced to the point where it would not appear unduly
overbearing. For these various reasons neither of these extensions has close
parallels with the appeal proposal or lends support to it,

Conclusion

8.

The harm I have identified under the two main issues would run counter to the
aims of UDP Policy B2 and the Council’s guidance. Accordingly, for the reasons
given above and taking account of all other matters raised, I conclude that the
appeal should be dismissed.

Robin Brooks

INSPECTOR
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