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DARLINGTON BOROUGH COUNCIL

PLANNING APPLICATIONS COMMITTEE

COMMITTEE DATE: 2June 2004 Page

APPLICATION REF. NO: 04/00143FULE

STATUTORY DECISION DATE: 10June 2004

WARD/PARI SH: LINGFIELD

LOCATION: Former British Rail Goods Yard Haughton Road
Darlington

DESCRIPTION: Development of siteto provide new college of

education with associated car parking, playing fields,
exter nal works and accessfrom Haughton Road
(additional infor mation (traffic) received 11 March
2009

APPLICANT: DARLINGTON COLLE GE OF TECHNOLOGY

APPLICATION AND SITE DESCRIPTION

The gplication site is located to the south of Haughton Road and forms part of the former
British Rail goodsyard area. The gplicaion site extends to some 8.33 hedares. The siteis
relatively flat and featureless. Thereis some mature planting onthe site particularly onthe
western boundry of the site, which was planted and landscaped as part of the Rail side Reviva
programme in the late 1980s. The planning application proposes the development of the siteto
provide anew college of techndogy. Thiswould be the relocaion d the college from its ste on
Cleveland Avenue, which isto be developed for housing. The buil ding propacsed is of modern
design and comprises three interlinked blocks. The block to the north of the site fronting
Haughton Road will be three storey in scale with acircular footprint providing the main entrance
atrium. Thisthen hasthreewings, again threestoreysin scale, providing the various educational
facilities. The building then conrects to two additional educaion Hocks to the south of the
atrium block. These ae generally two storeysin scde. In the southern part of the site aetwo
smaller detached blocks each single storey in height providing indoa sports and nusery
provision. The accessto the siteis proposed from alight controlled crossng on Haughton Road,
thiswill provide an accessroad to a parking areafor 400 cars onthe eastern side of the site. The
road will then cross the site to the west and the rear of the blocks to provide service acess.
Three playing pitches are proposed at the southern end d the site.

An Environmental Assesament (EA) has been submitted as part of the gplicaion asthe
development propasal is amajor development under the Environmental Impact Regulations. In
addition a Transport Assessment (TA) is also submitted to suppat the goplication.
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PLANNING HISTORY

Planning permissonwas granted for the devel opment of the part of the site for aretail park and
office park on 5th July 1996(8/94/873DM) thiswas aso to include an al-weaher hockey pitch
onthe southern end d the site. There followed an application undar S.73 d the Act to extend
the time period for implementation d the scheme (01/00484FUL) this applicaionwas
withdrawn and the planning permission for the development originally approved has now | apsed.

PLANNING POLICY BACKGROUND
Thefollowing pdiciesin the development plan are relevant.
TeesValley Structure Plan 2004(TV SP)

Sustainabil ity

SUS1, SUS2

Strategy

REG1, STRAT1

Employment

EMP1, EMP2

Environment

ENV7, ENV10, ENV16, ENV17, ENV21, ENV30
Transport

T5, T6, T24A, T25, T26,T27

Borough of Darlington Local Plan (BDLP)

E1 Keynate Policy for the Protection d the Environment
E10 Protection o Key Townscgpe and Landscgpe Features
E12 Trees and Devel opment

E14 Landscaping of Development

E16 Appeaancefrom Main Travel Routes

E21 Wildlife Corridors

E24 Conservation d Land and Other Resources

E25 Energy Conservation

E23 Nature and Development

E28 Surface Waer and Devel opment

E29 The Setting of New Development

E34 Archaeological Sites of Locd Importance

E45 Development and Art

E46 Safety and Seaurity

E48 Noise Generating Development

E49 Noise Sensitive Devel opment

E47 Contaminated and Unstable Land and Devel opment
H15 The Amenity of Residential Areas

R1 Designing for All
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R3 Provision d Public Facilitiesin New Buildings
R13 Recreation Routes and New Devel opment

R20 New Sports and Reaeation Development

R21 JohnDixon Lane Sports and Reaeation Development
R25 Provision d Community Facilities and Services

EP4 Haughton Road

EP5 Other Usesin Employment Areas

EP7 Office BusinessPark Devel opment

T2 Highway and Transport Management - New Development
T7 Traffic Management and Main Roads

T8 Accessto Main Roads

T11 Traffic Caming New Devel opment

T12 New Development Road Capacity

T13 New Development Standards

T24 Parking and Servicing Requirements for New Developments
T37 Cycle Routesin New Development

T39 Condtions for Pedestrians

T51Location d Services

T52 Drainage Infrastructure

Planning Policy Guidance

PPGL1 (Genera Policy and Principles) PPG13 (Transport) PPG 16 (Archaeology and Planning)
PPG17 (Sport and Recredion) PRG23 (Planning and Poll ution Control) PPG 24 (Planning and
Noise)

RESULT SOF CONSULTATION AND PUBLICITY
Two letters recaved raising the following concerns:

» Haughon Road andEastmount Road dready suffer high volumes of traffic

* An upgade of the local park was prevented for traffic reasons

» Please consider the safety of children

* Problems associated with speeding by cars and bkes on Eastmourt Road

* Movement of HGVsin the area of Montrose Sreet/Dundee Stred

» Anti social behaviour inthe areaisareal problem

» Lossof shot cut to local schod

» Eastmourt Road sed as a short cut between nath Road andHaugtton Road

Environment Agency
The Agency off ers observations on contamination, controlled water, floodng, palution control
and waste but raises no ohection subject to the gplicaion d appropriate planning condtions.

Sport England
The resporse from Sport England had na been finalised at the time of writing thisreport. Sport
Englands positionwill be confirmed onthe day of the Committee.

English Nature
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in respect of the possible presence of bats and reptiles onthe site. Thisisreferred to in the
planning issues section d the report below.

Darlington Civic Trust

Comment that the site dhosen presents an oppatunity for athoroughly modern style of
architecture unconstrained by isaues of townscape and conservation. Any approval shoud be
subject to the requirement to provide a detailed landscaping scheme for the site, which seeksto
preserve the planting, carried ou onthe western part of the site & part of the Railside revival
project.

Durham CC Archaeology

The site has drealy been the subject of a desktop exercise by the applicant's agent. No oljection
raised subject to acondtionrequiring investigation d the site prior to development
commencing.

Northumbrian Water
No ohjedions

The Countryside Agency
No observations

Network Rail
No oljedions

PLANNING ISUES

This application represents a major new educationa facility for the College as areplacement for
its Cleveland Avenue site. The goplication site forms part of alarger area of land currently the
subject of amaster planning exercise to establish aframework for future development andit is
relevant, in determining this application, that Committee have some information onthe
backgroundto this assessment.

The site forms part of an area of land, which comprises some 30 hedares. Thisland lies
between Haughton Road in the north and Y arm Road in the south and is bound ly the main east
coast rail lineto thewest. It potentially includes the depat at Hundens Lane dlotments and
asciated land. The larger siteis currently the subject of a development appraisal ands master
planning exercise spornsored by the regeneration agencies, One North East (One NE) and Tees
Valley Regeneration (TVR). In 2003TVR identified Haughton Road as one of a number of
flagship schemesin the Tees Valley Area andin partnership with the land owvners, Rail Property,
and DBC the siteis one which is now the subject of amaster planning exercise to promote the
development of the site for arange of uses which may include, employment, housing and the
College of Techndogy. It isof course the cae that because the gplication for the @llegeis
submitted in advance of the goplication for the remainder of the site the Locd Planning
Authority needs to satisfy itself that an approval of the scheme, as submitted, will not prejudice
the development potentia of the greater part of the site.

The main issues to be mnsidered in the determination o this applicaion are;
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» The gplication d planning palicy in the development plan in respect of land wse dl ocations
for the site

e Anassesgnent of the proposal in respect of the submitted Environment Agency and
application d relevant planning paliciesin the Development Plan

* Anassessment of the propaosal in respect of traffic and transport impacts

e Genera development control considerations

Land Use Allocation
Planning palicy issues relate to the proposed use of the site for education puposes.

The siteis allocated in the BDLP for employment related uses. Policy EP4 and EP7 state the site
will be reserved for employment related uses (B1 Business Use) and, in respect of palicy EP4,
leisure or recreation to be undertaken comprehensively and in conjunction with pdicy R21 (John
Dixon Lane Sports and Recreation Development) As dated in the planning history, the business
andretail park propcsal was to include an all weaher hockey pitch in accordance with pdicy
R21. Thispitch al weather has now been provided at the Eastbourne Sports complex andisno
longer aplanning requirement onthis site. The gplication daes, in any event make provision
for sports pitches and sports facilities to which the public will have accessas part of the
requirement to replace sports provisionlost at the Cleveland Avenue site.

Although a departure from the specific enployment all ocation for this part of the site, the use of
the goplication site for an educational establishment is considered acceptable use & part of a
future mixed scheme to include housing offices and related uses, in this respect the propasal will
comply with pdicy EP5 (Other Usesin Employment Areas) provided the propasal complies with
other pdicesin the Borough of Darlington Local Plan.

Environmental Assesament (EA)

The gplicationis accompanied by an EA asrequired by Regulation. These studies, which form
an integral part of the preparation and content of a planning application for mgor development,
are used as a predictive todl to identify the potential environmenta effeds, bath pasitive and
negative, of a development and to identify methods to mitigate any identified negative impacts.

The scope of the EA was agreed with officers and covers the following topic aeas:

» Ecology

« Landscape and Visual Impact

* Noise (impact of traffic)

e Land Quality/Ground Water

e Drainage

o Air Quality (impact of traffic)

» Archaeology

e Sustainability and L ocal Community

Heritage and waste, were aeas agreed with the applicants to be of little relevance to the site and
the proposal.

The study assesses dhort (constructionimpads) and longer-term impacts of the development.
Clearly the mnstructionimpacts tend to be less of an issue given their short term and temporary
nature but the study does identify, where gpropriate, short-term impacts that can be mitigated.
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A copy of the nontechnical summary of the submitted EA is attached to this report (Appendix
DBC/1) for Membersinformation.
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Alternative Sites

In resped of aternative development sites the gplicantsin consultation with officers considered
anumber of alternative sites, the development is constrained by the requirement to meet a
catchment area for the student popuation, transport links, land availability, and the desire to use
previoudy development land. The gpli cation site was the only site to generally meet al these
requirements.

Consideration of the EA

Each o the subject areasidentified in the EA has been assessed andis simmarised in the
following sections of the report. Where gpropriate the EA is assessed in respect of the relevant
development plan pdicy in the Borough d Darlington Locd Plan TV SP.

Ecology

The original study has been suppemented by additional survey work in resped of the potential
for bats and rewts onthe site. The main study identifies the site as an area of woodand and
grasdand d no particular nature conservationinterest not identified as such, the siteis
unmanaged and proneto fly tipping. The nearest site of interest is some 350m to the eat at
Hundens Pond, which will not be directly aff ected by the propacsals. The site has notree
preservation adersinforce. The study assssesthe site in respect of palicy E11, E12and E23 d
the BDLP and the Durham Bio Diversity Action Plan. The study caried ou was particularly
concerned with the passible presence on the site of any protected spedes proteded under the
Wildlife and Courtryside Act. The study identifiesin particular the aeaof planting on the
western boundry of the site, carried ou as part of the Rail side Revival programme, as being of
value. No wetlands or water bodes are present onthe site dthough parts are subjed to seasonal
water logging. A range of common kirds was noted in the survey but no protected species were
identified. A supdementary survey has confirmed that there will be no ret lossin the bat
popuation as aresult of the development and English Nature has accepted these findings and hes
withdrawn its holding objection onthisissue. Survey work onthe presence of reptiles sich as
the Great Crested Newt continue although the EA is confident that there is no evidence of
presence on the site of this gecies. The asessment is that the site il lustrates features, which are
widespread and common onsuch sites with some features of locd interest. The siteisjudged to
be of "low local" nature @nservation value.

The study assesses the impad of the development on spedfic parts of the site, the main bulding
complex will impad onlow value aeas andit will be passibleto retain planting on the western
boundiry of the site and atree aljacent to the service road and aline of hawthorn between the
main buldings. Taken asawha e approximately one quarter of the woodand and scrub within
the site will be retained with half the grasdand resource including the most botanically diverse
areas. It isconcluded the overall eclogical significance of the development impacts range from
minor to negligible. Mitigation ogionsinclude retention d some of the e®logical e ementson
the site and the protedion d others during construction. Further survey work isrecommended in
respect of some spedes, and if necessary, a programme of trapping and trandocaion, prior to
the commencement of works, will be required in consultation with conservation agencies.
Works onthe site will be required to avoid the nesting season where this involves the removal of
trees and further survey work may be required to identify and where necessary rel ocate the more
diverse plant species again before the ammmencement of work. The study identifies five key
areas for habitat enhancement;

* Diversificaion d marginal areas by sowing of wild flower seed mix
» Encourage the development of diverse grassland by selective management
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» Reinstatement of hedgerows onthe site
» Credtion d apond @ wetland area onthe site

Planning officers and dficers in the Countryside Team accept the conclusions of the EA in
respect of ecologicd impads of the development. Whilst thereisimpact, thisis not of adegree
or nature that is a bar to the development propased, there ae anumber of final details and
mitigation measures which can be appropriately dealt with by planning condtions.

L andscape and Visual | mpact

The study sets out the context for the site in terms of its physicd characteristics and the main
views into the site for key "receptors’. The study notes the development will alter the visual
appearance and characteristics of the site markedly. Interms of views into the site from the
nearest residentia properties to the eat some 200-300m away, these will be limited to the upper
floor windows over long distances. The impact of the propasal onthe nearest housing areais
judged to be low with the exception d houses on Haughton road oppaite the entrance to the site
where the existing close boarded timber fence will be removed and the entrance opened upto
clea view from those properties and to those pedestrians and motorists passng the site on
Haughton Road. Although na part of the appli cation some lighting will be required onthe site
but this can be designed so as to have aminimal impad on the neaest sensitive receptors.

In terms of mitigation duing construction, the study recognises that the loss of some planting
will affed screening to the site, noise éatement and impad on bo-diversity. Theimpad of this
work can be minimised by the retention d key areas of planting and introducing more df ective
management of the aeas, re-use of felled materials on the site, the use of protective fencing
during construction and rew fencing to the site dong with additional landscaping provision.

In terms of the development itself, mitigation and improvement will be achieved by careful use
of quality materials and future lighting for the site. It is concluded that a sensitively designed
facility, such as that propased, will be an improvement to owerall urban quality and the use of
mitigation methods outlined in the study will minimise impact on sensitive receptors. Officers
accept the conclusions of the report and the mitigation measures identified can be dealt with by
planning condtions. It isconsidered the propasal complies with pdicy E10, E16 and E29 o the
BDLP.

Noise (Road Traffic Assssment)

The main impact in terms of road traffic noise will be onresidential and aher properties on
Haughton Road immediately oppdaite the entrance to the site. The predictionsin the EA show
that there would beaminor (+0.2dB(A)) increase in the relevant threshold for noise on
Haughton Road, this minor increase is insufficient to aff ect the relevant PPG24 nase category
for the aeawhich will remain in the low, NEC C, bandwidth. During peak hous movement
asciated with the wllege theincrease is predicted at +1.2dB(A) and +1.6dB(A) Anincrease
between +1 to +2dB(A) would be dassed as of marginal significance and the EA conclusionis
that the increase in road traffic noiseis classed orly asaminor negative impact. This conclusion
is accepted by the Environmental Hedth Officers, who comment nore the less that
encouragement of sustainable transport modes is the key to minimising noise impact from
increased traffic movements. It is aso recommended some noise dtenuation, by way of fencing,
is provided along the common bounary to dwellings onVicarage Road. The layout of the site
provides for the most patentially noisy activitiese.g. car workshop, to be & the rear of the site
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relating to ndse insulation onsome elements of the site will be appropriate The EA states a
noise management plan will be prepared to minimise any disturbance during the @nstruction

period andthisiswelcomed. The propacsal is considered acoeptable in terms of palicy H15and
E48 d the Borough of DarlingtonLocd Plan.

Land Quality/Groundwater

The EA study involved techniques of investigation including boreholes and mechanicdly
excavated trail pits. The EA setsout the historical use of the land from its original agricultural
use to its more recent use by the rail companies. The EA describes various survey measures on
the site in respect of mining, hydrology and related issues. Planning and environmenta hedth
officers have assessed the groundinvestigation sedion  the EA and advise that subject to
planning condtions there ae noissues that would indicate permission for the devel opment
canna be granted.

The siteis currently crossed by overhead e ectricity lines on pylons, it has been agreed with
NEDL that these pylonlines will be removed and provided undergroundto facili tate the
development of the gplication site and the larger key site the subject of the master plan.

The propesal is consistent with pdicy E47 d the BDLP, there are no contaminationissues onthe
site that would indicate aplanning permission could na be granted.

Drainage

The EA confirms the existence of both foul and surface water drainslaid to the end o John
Dixon Lane which are available for conrection bu, only restricted surfacewater run df and no
foul water conrection to these points will be permitted by Northumbrian Water (NWL). The EA
recognises that given the limited ogtions onthe site dternative methods of surface water disposal
from the site to restrict the environmental impad of the development is desirable. At present
NWL are undertaking a study to determine the optimum discharge location. The EA describes a
number of options being considered including the use of soakaways, use of permeable paving,
traditional drainage methods, the use of "grey water" which isregycled for irrigation o
landscaped area and flushing of wc'setc. A similar study is being undertaken by NWL in respect
of foul water drainage from the site options under consideration include; a private pumping
station a an adoptable NWL pumping station. There ae anumber of technical assessments to
be made invalving the applicants and NWL but the detail of the final scheme is a matter that can
be dealt with by planning condtions. The propasal does not unaaceptably conflict with pdicy
T52 d the BDLP.

In respect of the issues of land quality, drainage and contamination the Environment Agency
accept the conclusions of the report and recommend any approval be subject of arange of
spedfied condtions dealing with outstanding issues.

Air Quality (Impact from traffic)

The mnsultants have arried ou an assessment for 2004and 2010using the Design Manual for
Roads and Bridges (DM RB) mode with figures from the traffic impact assessment. The
calculations have indicated that the greatest impact on air quality would be on annual mean
nitrogen doxide levels on Haughton Road in 2004with the highest increase over the 'no
development’ scenario being +1.5u9/m3 (lower increases are predicted for other pollutants). All
levels are, however, well within the aurrent and proposed National Air Quality Objectives.
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The Environmental Hedth officer comments;

"The mnstruction phaeis, however likdy to generate increased amourts of nuisance dust in
the area andl would recommend that, if possible a condtion ke attached to ary planning
consent that the propased Dust Action Plan shoud be submitted and appoved by the LPA
before work

commences onsite. The proposed restaurant andkitchen areasin Block B arein relatively
close proximity to the housing onHaughon Road andmay cause odou problems from the
cooking ranges. | would therefore recommend that Sandad Condtion D19 (Control of Fumes
and 3nell) be attached to ary plannng consent.”

There ae noair quality impacts that merit arefusal of planning permission.

Archaeology

The site has been the subject of adetailed desktop assessment to establish the level of
archaenlogical interest inthe site. Thisisthefirst stage of the investigation, which informs the
decision asto whether to proceed to afull investigation d the site. The spedfication d the
desktop study was agreed with the DCC archaeologicd service The EA concludes that the
patential for prehistoric remainsis low, for Roman remains low and for Anglo Saxon remains
low/moderate. The patential for medieval remains is moderate and pcst medieval remains high.
These anclusions indicate that further investigation d the site is appropriate and a planning
condtionwill require such an investigation. Durham CC archaeplogical service concurs with his

approach.

The proposal raises no danning pdicy issues in resped of paicy E34 o the BDLP.

Sustainability and the L ocal Community
The EA identifies key elements of the proposal, which will promote asustainable form of
development these may be summarised as follows:

» The environmental strategy for the development is fully compli ant with the DFEE guidelines
for environmental design in schods

e Thedrainage and geo technical proposalsfor the site am to minimise ground dsturbance
whil st improving drainage from the site

* Protection d existing landscaping during development and enhancement of the same by a
landscape strategy

» Protection d wildlife habitats and enhancement of the same by improved bio dversity and
planting

* Increased acesshility to improved loca educationd facilities

* Theprovision d sports and related services on the site avail able for locd community use

* Promotion d agreen travel strategy to encourage use of transport modes and reducereliance
on the private motor vehicle.

This development strategy is consistent with pdicy E1 of the BDLP.

Conclusionson the submitted EA

Officers have assessd the EA as acomprehensive and robust analysis of theissuesraised by the
development proposed. The cnclusions drawn by the consultant team are generally accepted
and the view is taken that the design of the development has acknowledged the constraints of the
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impads that have been identified are insufficient to merit arefusal of planning permission and
moreover can be further reduced by the use of planning condtions.

Transport Assessment Report
A Transport Assessment Report (TAR) submitted with the application, has been considered by
the highways and transport officers of the department.

The main access to the site will be from alight controlled junction west of Vicarage Road, thisis
considered aaceptable subject to final detailing. There ae anumber of matters that remain to be
resolved bu the majority of these aan be covered by planning condtions, these include:

* Thesubmission d atravel plan to promote sustainable access to the site

e Detail s of pedestrian and cycle accessinto and across the site

» Details of parking for people with disahbilities, car share spaces, safe drop-off fadlities for the
nursery

e Investigation d the provision d real time bus information onthe site and at the nearest bus
stops

» Busaccess andturning fadlities within the site and taxi facilities within the site

e Detailsof cycle parking and if possible asafe separate ¢/cle acess from Haughton Road and
safe gycle routes within the site

» Offdte highway improvements at Freeman's Place as identifiesin the TA.

e Linking of any signalised junctionto the proposed SCOOT traffic management system

»  Wheel washing facilities during development

* Improvements of the pedestrian footway on Haughton Road, the improvement of stree
lighting and the reinstatement of redundant crossings

» Traffic caming will be required onaccess roads within the site.

» Detalls of an emergency access to the site

Provided the above and related issues are aldressed nohighways objections are raised to the
proposal and the propasal complies with transport palicesin the development plan (T2, T7, T8,
T11,T12, T13,T24,T37, T39and T51)

The development will make full provision for people with disabilities and provide arange of
facilities open to the local community; the propacsal is fully compliant with pdicies R1, R2, R3,
and R25.

Conclusions

The development of the land for an educational facility is a departure from the aurrent allocaion
for employment related use in the Borough of Darlington Local Plan. This departureis
considered acceptable. The application proposes amajor new College of Further Educaion o
some a@nsiderable quality and which will be the first phase of amajor mixed use devel opment
onalarge aeaof currently vacant and urmanaged land. The siteisthe only site within the buil t
up areathat meets the ll ege's requirement in terms of accessibility, sizeand locationwithin the
student catchment areas. Given the anourt of land currently all ocated for employment use in the
Borough of Darlington Local Plan, the development of this ste for educational use will not be so
prejudicial to the Courcil's employment strategy to raise planning palicy issuesin resped of land
use.
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accepted. The EA isarobust analysis of al the relevant impads and identifies mitigation
measures to minimise external impacts from the development. There ae a number of issues also
outstanding in respect of highways and transport but again these an be cwvered by arange of
planning condtions.

In terms of general development control considerations, the officers and development agencies
are satisfied that this development, carried out in isolation, will not pregjudice the future
development of the wider site, the subject of the master planning exercise. The design of the
building is considered to be of high quality reflecting the flagship nature of the site. The front

elevation d the building in particular will make astrong pasitive statement and contribute
significantly to the urban landscape. The development will use arestricted pal ette of materials
that will include light coloured blockwork, panel walls, textured bock finishes, exposed
steelwork framing and louvers. The genera layout and dsposition d buildingsonthe siteis
satisfactory asisthe general access parking and servicing arrangements.

There ae anumber of matters that are outstanding and require additional submissions but the
officers are satisfied these can be dfedively and adequately covered by planning condtions.

RECOMM ENDATION

THAT PLANNING PERMISSON BE GRANTED SUBJECT TO THE FOLLOWING
CONDITIONS:

1) A3  Implementation Limit (Five Years)
2) B4 Detail s of Materias (Samples)
3) B5 Detail ed Drawings (Accordance with Plan)

4) Prior to the ammmencement of the development hereby approved, or in such extended
time & may be areed in writing with the Locd Planning Authority, details shall be
submitted and approved o any external li ghting attached to the building or in the grounds
of the site and the development completed in aacordance with the gproved details and
maintained in the goproved manner. No additional floodighting shall beinstalled at the
site without the prior approval of the Local Planning Authority.

REASON - In theinterests of locd visual amenity and the anenity of the nearest
residential properties.

5) D13 Soundpodfing (Equipment & Machinery)
6) D19 Ventilation Equipment (Details required)

7) Prior to the ammmencement of the development hereby approved a method statement to
control the emission d dust from the site during the @nstruction phese of the projed (the
Dust Action Plan) shall be submitted and approved by the Local Planning Authority and
the plan implemented at all times during the @nstruction d the development until final
completion.
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8)

9)

10)

11)

palution duing the construction plese.

Prior to the ammmencement of the development hereby approved a further wildlife site
survey shall be caried ou, in accordancewith a scheme to be ayreed with the Local
Planning Authority, to establi sh the presence or otherwise of gred crested newts,
common lizard and slow worm and if the survey shows the presence of these species on
the site details shall be submitted and approved o the trapping and translocation d the
spedes prior to the commencement of building operations aff eding the identified
habitat(s).

REASON- The Environmental Assessment has identified the need to carry out the further
investigation d animal species on the site to ensure the development does nat have an
adverse impact on the ecology of the aea and to ensure where gpropriate relocdion d
the identified species occurs before the start of works.

Prior to the ammmencement of the development hereby approved a spring /summer
vegetation survey shall be carried out onthe sitein order to determine the locaion d the
most diverse vegetation within the identified central grassland areaidentified in the EA
which will be lost to the devel opment and the study shall identify those aessit is
appropriate to mark and relocate and the relocation shall take place prior to the
commencement on building operations.

REASON - The Environmental Assessment has identified the need to carry out the
further investigation d plant species onthe site to ensure the devel opment does not have
an adverseimpad onthe ecology of the area and to ensure where gpropriate relocdion
of the identified species occurs before the start of works.

Prior to the aommencement of the development hereby approved a survey of the site shall
be carried ou to identify those trees, hedgerows and aher areas of existing planting
which are to be retained and which are to be removed. Those areas to be retained shall be
protected duing the construction period, in accordance with a scheme to be submitted
and approved by the Loca Planning Authority, and the approved protedion measures
shall be retained onthe site in the approved manner urtil the pradical completion d the
development.

REASON - The Environmental Assessment has identified the oppatunity to retain
existing key planting areas and fedures on the site, which will mitigate the impact of the
development onthe locdity and provide an base for landscgpe and hebitat improvement
as part of the enhancement strategy for the site.

A landscaping scheme shall be submitted to, and approved in writing by, the Local
Planning Authority prior to any works commencing and, uponapproval of such schemes,
it shall be fully implemented concurrently with the carrying out of the development, or
within such extended period as may be agreed in writing by, the Local Planning
Authority, and thereafter any trees or shrubs removed, dying, severely damaged o
becoming seriously diseased shall be replaced, and the landscaping scheme maintained
for aperiod d five yeasto the satisfadion d the Locd Planning Authority.
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mitigation measures, the need to retain and devel op existing landscape provision onthe
site to improve the gpearance of the development, mitigates it's impact on the landscape
of the site and to promote bio-diversity onthe site.

12)  Boundary hedgesto the site, identified in the Environmental Assesanent, shall be
reinstated as part of the landscape strategy for the site in accordancewith detail sto be
submitted and approved by the Local Planning Authority and the development carried ou
in accordance with the gproved detail s.

REASON - The Environmental Assessment indicates an oppatunity, as part of the
mitigation measures for the development, to reinstate the boundary hedges where gaps
exist to increase spedes and structura diversity

13)  Prior to the mmmencement of the development hereby approved, detail s sall be
submitted and approved o a surface water pond @ wetland feature on the site with a
management plan for such facilities and the development carried out in accordance with
the gproved details.

REASON - The Environmental Assessment indicates an oppatunity, as part of the
mitigation measures for the development, to provide apond o similar wetland areato
promote biodiversity onthe site and if practical to suppat a sustainable drainage strategy
for the disposal of surface water.

14)  Prior to the development hereby permitted being first occupied, or within such extended
time & may be areed in writing with the Locd Planning Authority, the site shall be
enclosed, onal boundxries, except at the permitted pant of aacess, in accordancewith
detailsto be submitted to, and approved in writing by, the Locd Planning Authority.

REASON - The Environmental Assessment indicates an oppatunity, as part of the
mitigation measures for the development, to provide means of enclosure on key
boundxries of the site to minimise the visual impact of the development and to contribute
visually to the improvement of the aea.

15  Prior to the mmmencement of the development hereby approved details sl be
submitted and approved, of a scheme of noise atenuation onthe boundxry to the
residential properties onVicarage Road and the gproved scheme implemented and
maintained in the goproved manner prior to the occupation d the buildings.

REASON - To minimise the impact on the properties of noise associated with traffic
movements on the propased access road to the devel opment.

16)  No development approved by this permisson shall be ammmenced urtil: -

a) The application site has been subject to adetailed scheme for the investigation and
recording of contamination including soil contamination, groundsurface water
contamination, landfill gas, leachates and stability as appropriate;

b) Detailed propaosals for the removal, containment or otherwise rendering harmless any
contamination (the Reclamation Method Statement) have been determined through risk
asessment and approved in writing by the Local Planning Authority;
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17)

18)

19)

accordance with the gpproved scheme;

Any contamination nd considered in the Reclamation Method Statement but identified
during the reclamation works shoud be subjed to further risk assessment and
remediation propaosals agreed with the Locd Planning Authority.

A report demonstrating that the works were carried out in accordance with the approved
scheme (the Validation Report) shoud be submitted to the Locd Planning Authority
within 2 months of completion d the development.

REASON - The Environmental Assessment has identified contamination onthe site and
the Locd Planning Authority neeals to be satisfied that the site is the subject of a scheme
of remediation to render the site fit for development with the minimum of risk.

No development approved by this permisson shall be ammmenced urtil a scheme for the
provision d surface water drainage works incorporating flow limitation to agreed rates
has been submitted to and approved in writing by the Local Planning Authority. The
drainage works shall be mmpleted in accordance with the details approved, prior to the
occupation d the buildings.

REASON - Whil st the Environmental Assessment identifies constraints to the disposal of
surface water drainage onthe site but no cetail ed proposal for surface water drainage has
been submitted as part of the application. Details are required to be gproved, to prevent
the increased risk of floodng by ensuring the provision d a satisfadory means of surface
water disposal.

No development approved by this permisson shall be ammmenced urtil a scheme for the
disposal of foul water has been submitted to and approved in writing by the Local
Planning Authority. The drainage works shall be cmpleted in accordance with the
details approved, prior to the occupation d the buildings.

REASON - Whil st the Environmental Assessment identifies constraints to the disposal of
foul water drainage on the site, no detailed proposals for foul water drainage has been
submitted as part of the goplication. Detail s are required to be approved to ensure that
foul water disposal form the siteis via an aaceptable scheme.

Any facilities for the storage of oil s, fuels or chemicals shall be sited onimpervious bases
and surrounced by impervious bundwalls.  The volume of the bunded compoundshoud
be d least equivalent to the capacity of the tank plus 10%. If thereis multiple tankage,
the compoundshoud be & least equivalent to the apadty of the largest tank, or the
combined capadty of interconneded tanks, plus 10%. All filling points, vents, gauges
and sight glasses must be located within the bund The drainage system of the bund
shall be seded with nodischarge to any watercourse, land a undergroundstrata.
Associated pipework shoud be locaed above groundand proteded from accidental
damage. All filling paoints and tank overflow pipe outlets shoud be detailed to discharge
downwards into the bund

REASON - To prevent pdlution d the water environment.
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20)

21)

22)

Prior to being discharged into any watercourse, surface water sewer or soakaway system,
al surfacewater drainage from parking aress and hardstandings shall be passed through
an al interceptor designed and constructed to have a cpacity and details compatible with
the site being drained. Roof water shall not passthrough the interceptor.

REASON - To prevent pdlution d the water environment.

No development shall take place until the gplicant has ssaured the implementation o a
phased programmed of archaeologicd works, to include evaluation and, where
appropriate, mitigation, in accordance with awritten scheme of investigation approved by
the Locd Planning Authority.

REASON - The Environmental Assessment concludes the siteisin an area of high
archaeological potential.

Prior to the aommencement of the development hereby approved, or in such time a may
be agreed in writing with the Local Planning Authority, detail s shal be submitted and
approved o the following:

i A turning facility in the form of arounddbou and bus stop provision within the
site

ii. Detail s of the proposed traffic signaled junction at the main pant of aacess from
the ajoining highway, Haughton Road, which will include confirmation d the
propases conredion d the signalsto SCOOT UTC (Split Optimisation
Technique and Urban Traffic Control System)

iii. Detail s of improvementsto be carried ou to the Freeman's Place arm of the

Freeman's Placerouncabou

iv. Improvements to street lighting on the frontage of the site and the removal or
reinstatement of all redundant crossings

V. Improvements to street lighting on the frontage to Haughton Road

vi. Detail s of busfriendly traffic calming on aacess roads within the site

vii.  Detail s of and emergency access

viii.  Detail s of the number and locaion d parking spaces for people with disabilities,
visitor spaces, car share spaces, safe drop df points and safe pedestrian routes
from the parking areas to the main entrances of the buil dings

iX. Detail s of avehicle drop df zone aljoining the propased nursery building

X. Detail s of a ar park management plan

Xi. Detail s of seaure covered cycle parking provision

xii.  Detail s of asafe gycle route from the adjoining highway, Haughton Road and
within the site

The details approved shall be fully implemented prior to the occupation d the
development.

REASON - The detail s listed above aeworks, which have been identified as needing to
be arried ou asaresult of the conclusions of the Transport Assessment Study (TAS) or
are wnsidered necessary by the Locd Plan
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23) B Wheel Washing Fadlity (Details)

24)  Prior to the mmmencement of the development approved a Travel Plan shall be
submitted and approved by the Local Planning Authority and the site shall operatein
accordance with the gproved pan at all times. Thetravel will be submitted in two
stages. Stage one, prior to the commencement of the development, will be astrategy
document identifying those measures to promote acess to the site by sustainable
transport modes, stage two, the implementation dacument will be submitted after the
commencement of the use of the development, in atime scdeto be agreed with the Local
Planning Authority, and will identify how the strategy travel plan isimplemented.

REASON - To promote acessto the site by sustainable transport modes and reduce
reliance on the private motor vehicle and associated car journeys, in accordance with
national and local planning pdlicy.

INFORMATIVE

The decisionto grant planning permisson has been taken having regard to the palicies and
propasas in the Borough of Darlington Locd Plan set out below, andto al relevant material
considerations, including Supdementary Planning Guidance: -

TeesValley Structure Plan 2004(TV SP)

Sustainabil ity

SUSL,SUS2

Strategy

REG1,STRAT1

Employment

EMP1, EMP2

Environment
ENV7,ENV10ENV16ENV17,ENV21,ENV30
Transport

T5, T6, T24A, T25, T26, T27

Borough of Darlington L ocal Plan (BDLP)

E1 Keynate Policy for the Protection d the Environment
E10 Protection o Key Townscgpe and Landscgpe Features
E12 Trees and Devel opment

E14 Landscaping of Development

E16 Appeaancefrom Main Travel Routes

E21 Wildlife Corridors

E24 Conservation d Land and Other Resources

E25 Energy Conservation
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E28 Surface Waer and Devel opment

E29 The Setting of New Development

E34 Archaeological Sites of Locd Importance

E45 Development and Art

E46 Safety and Seaurity

E48 Noise Generating Development

E49 Noise Sensitive Development

E47 Contaminated and Unstable Land and Devel opment
H15 The Amenity of Residential Areas

R1 Designing for All

R2 Accessfor People with Disabil ities

R3 Provision d Public Facilitiesin New Buildings

R13 Recreation Routes and New Devel opment

R20 New Sports and Reaeation Development

R21 JohnDixon Lane Sports and Reaeation Devel opment
R25 Provision d Community Facilities and Services

EP4 Haughton Road

EP5 Other Uses in Employment Areas

EP7 Office BusinessPark Devel opment

T2 Highway and Transport Management - New Development
T7 Traffic Management and Main Roads

T8 Accessto Main Roads

T11 Traffic Calming New Devel opment

T12 New Development Road Capacity

T13 New Development Standards

T24 Parking and Servicing Requirements for New Developments
T37 Cycle Routesin New Development

T39 Condtions for Pedestrians

T51 Location d Services

T52 Drainage Infrastructure

Planning Policy Guidance

PPG1 (General Policy and Principles) PPG13 (Transport) PPG 16 (Archaeology and Planning)
PPGL17 (Sport and Recredion) PRG23 (Planning and Poll ution Control) PPG 24 (Planning and
Noise)
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APPLICATION REF. NO: 04/00153FUL

STATUTORY DECISION DATE: 12 April 2004

WARD/PARISH: MOWDEN
LOCATION: Greytyles Yoredale Avenue Darlington DL 3 9AN
DESCRIPTION: Erection of a single storey side extension to provide

additional accommodation (as amended by plans
received 20 April 2009

APPLICANT: MSJHARDY

APPLICATION AND SITE DESCRIPTION

Thisisadetailed planning applicationfor the eection d asingle storey side extensionwhich
measures approximately 5.9m wide at its widest point; 15.1m long with an owerall height of
5.9m when measured from garden level. The extension comprises:

» three bedrooms;

» alivingroom;

» ahallway; and

» abathroom.

The proposal has been reduced in size. The original scheme involved atwo storey side extension
measuring 5.9m wide; 16.2m long with an owerall height of 9m when measured from the garden.

The amended proposal would replace a caport; adetached garage/storeroom and aflat roofed
two storey extension.

The property is a detached threebedroomed dwelling within a aul-de-sac
PLANNING HISTORY

Nonre.

PLANNING POLICY BACKGROUND

Policy H12 - Alterations and Extensions to Existing Dwellings of the Borough of Darlington
Loca Plan isrelevant aong with Guidance Note 7 - Alterations and Extensions to Dwellings.
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RESULT SOF CONSULT ATION AND PUBLICITY

Twelve letters of objection were submitted, relating to the original scheme, which raised the
following concerns:

» Thesize of the propased extensionin such asmall residential cul-de-sac raises great
concern as to the passibility of a change of use of the property in the future;

» Theconvesionwill add anaddtiond 165 square metres of living space, which is
enormously out of propartion to the property andto the surroundng houses,

* The part of the mnversion agoining my property will be an enormous brick wall, this
will block mnsiderable light from my home;

* Thewall will contain two windows, overlooking my home andinterfering with my

privacy;

» Thereare prospeds of considerable aggavation relating to the upkeep o the
conversion;

» Therewill be considerable and prolonged dsturbance, caused by materials, transport
and nose;

» Car parking could easily be a problem with space for only three @rs at present, on
road pakingin aresidential cul-de-sac would be the only alternative;

» Dropinvalue of existing properties;

e Thisproperty would be two separate dwellings,

» Theextensionisout of character with al other exsting properties,

* Ove devdopment of the site;

* Overbearing when viewed from neighbouing dwellings.

The objedors have dso raised a number of concerns abou the use of the property and whether or
not the property, as extended, would invalve a dange of use from a private dwelling to a small
residential care. Thisisauewill be dealt with in more detail further in the report.

Any further commentsin relation to the amended single storey extensionwill be reported orally
to members at the Committee.

PLANNING ISUES
The main issues to be mnsidered here are;

» theimpact of the extension onthe residential amenities of the neighbouing dwellings;

« theimpact of the extension onthe visual appeaance and charader of the surroundng areg;
* highway matters;

the use of the dwellinghouse.

Residential Amenity
The proposed extensonwould be sited along the boundary with No 31Y oredale Avenue. The
length of the extension along this boundry measures 15.1m.

The overall sizeof the extension has been reduced from atwo storey structure to single storey.
The length has been reduced by approximately 0.9m.
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Anexisting garage is sited onthisboundry. The extensionwould be approximately 0.6m
higher than the garage. The roof would slope away from the boundry line. The windowsin the
side devation have been omitted and replaced with four rocflights.

There ae nowindow openingsin the side devation d No 31andaflat roofed detached garage
would pertially screen a section d the extension when viewed from the neighbouing garden.

However, approximately 9.5m of the extension would be exposed alongside the driveway
belonging to No 31

The rear of the extensionis positioned onaraised patio area, making the overall height of the
extension 59m when measured from the lower garden level. The extension is a more substantial
structure, in terms of size, than the existing detached garage. The rear garden of No 16Y oredale
Drive wraps aroundthe goplication site to the east and the extension would be visible from this
viewpoint.

The proposed extensionwould have an overbearing impact when viewed from the neighbouing
properties by reason d its $ze andlocation.

Visual Appearance
By reducing the size of the extension to single storey, its visual appeaance, when viewed from
the front street, has been minimised.

Whilst the floor area of the extensionislessthan 50% of the floor area of the main dwelling,
Officers consider that the overall footprint of the extensionis excessive. When determining a
household extension applicationit isnormally important to ensure that the extensionis
subservient, in terms of size, to the eisting dwelling.

The extensionwould na be in kegoing with the dharacter of the surroundng dwellingsin the
locality due to the size and extent of the single storey element propaosed..

Highway Matters

The proposal would result in the loss of garaging and areductionin the in-curtilage aea
available for car parking. An areafor afurther three @r parking spaces must be provided within
the aurtilage of the property if this propcsal isto proceed..

The Highway Enginee raises no oljedions subject to the imposition o a suitable mndtionto
cover the above paint.

The Use of the Dwellinghouse

Foll owing discussons with the Enforcement Officer, which occurred prior to the submission o
this application, the gpli cant stated that, along with herself, the dwelling would be occupied by
her partner, her son and three mature gentlemen with very slight learning disabilities.

They used to operate asimilar scheme & their previous residencein North Lodge Terrace and
they are registered with the relevant authoriti es.

All of the fadlitiesin the dwelling, such as kitchen and living rooms, are shared and all three
gentlemen have work placements from Monday to Friday.
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A number of the objectors have expressed concerns over the occupants of the dwelling and
guestion whether or not a change of use has occurred to a small residentia care home.

Under the provisions of ClassC3 (Dwéllinghouses) of the Town and Courtry Planning (Use
Classes) Order 1987, a dwellinghouse (whether or not as a sole or main residence) is defined as a

property occupied by:

A single person a by people living together as a family;
not more thansix residents living together as a single househad (including ahouwsehald where
careis provided for residents.

There ae anumber of issues that Officers need to consider in arder to clarify this matter eg the
extent to which fadlities are shared, the level of co-habitation between all of the occupiers of the
dwelling.

It is considered that foll owing investigations the existing dwelling appeasto fal within the
definition d ClassC3 (Dwellinghouses). In order to confirm this it may be beneficial for the
applicant to submit an application for a Certificate of Lawfulness.

However, Officers have mncerns that the dwelling as extended lendsitself to being defined asa
small residential care house which would be an uracceptable use in thislocation.

Whilst the use of the dwelling may comply with the Class C3 definition, in terms of number of
residents, current case law suggests that the internal arrangements of the propcsal are amaterial
consideration.

The proposed extensionincludes a separate living room and hellway, along with three bedrooms
and abathroom. The extensionislinked to the main dwelling viaone doaway. Whilst thereis
only one kitchen area, the provision d a secondliving room and a hallway would nd, in the
opinion d Officers, encourage interaction between all of the occupiers, such aswould be the
norm in adwellinghouse. Thereis aconcern that the dwelling, when extended, would na
sufficiently fulfil the requirements of a dwellinghouse. It would appear that the internal linkage
between the extension and the dwelling is nat significant enough to ensure that the property is
not sold in the future & two separate units of accommodation.

Discussions have taken place with the applicant in order to resolve this issue, however, the
applicant wishes Members to determine the gplicationin the form currently submitted.

RECOMM ENDATION

PLANNING PERMISSION BE REFUSED FOR THE FOLLOWING REASONS:-

1) The proposed extensionwould be detrimental to the anenities of the neighbouing
properties by reason d its $ze and siting and would thereby conflict with Policy H12 -

Alterations and Extensions to Existing Dwellings of the Borough of Darlington Local
Plan and Planning Guidance Note 7 - Alterations and Extensions to Dwellings.
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2) The proposed extensionwould be out of keeping with the dharacter of the locality by
reason d itsform and size and would thereby conflict with Policy H12 - Alterations and
Extensions to Existing Dwellings of the Borough of Darlington Local Plan and Planning
Guidance Note 7 - Alterations and Extensions to Dwellings.

INFORMATIVE

The decision to refuse planning permission hes been taken having regard to the padlicies and
proposals in the Borough o DarlingtonLocd Plan set out below, andto all relevant material
considerations, including Suppementary Planning Guidance: -

Policy H12 - Alterations and Extensions to Existing Dwellings.
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APPLICATION REF. NO: 04/00232FUL

STATUTORY DECISION DATE: 2 May 2004

WARD/PARISH: LASCELLE S
LOCATION: 59 Star mer Crescent Darlington DL1 4DG
DESCRIPTION: Two storey and single storey extension to form

kitchen/breakfast room and bedrooms plus creation of
attic accommodation (as amended by plansreceived 14
May 2004

APPLICANT: MR & MRS C BARKER

APPLICATION AND SITE DESCRIPTION

This application seeks permisson as amended to construct a part two storey extension, part
single storey extension to the rea of a semi detached dwelling. The extension would form a
kitchen/bresfast room at groundfloor and enable internal rearangement of the first floor to
create athird bedroom. In addition attic accommodation would be provided. The extension
would be some 3.3m x 4.7m maximum with at a maximum height to ridge of some 7.5m. The
extensionwould run perallel to the side boundary of the plot, adjacent to the eisting garden of
No 57 Starmer Crescent. The dwelli ng already has a single storey rear wing that currently forms
the kitchen.

The siteis within the development limits as defined for Darlington.
PLANNING HISTORY

There ae no entries on the planning register of relevance
PLANNING POLICY BACKGROUND

Policy H12 (Alterations and Extensions to Existing Dwellings) of the Borough of Darlington
Loca Planisrelevant.

RESULT SOF CONSULT ATION AND PUBLICITY
Comments on the original submisson (for awhaly two storey rear extension) are as follows:

* Therewill beanimpact upontherear of No 57 andthe garden of 57.
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» Theamoun of light to the rooms to the rear of No 57will be greatly reduced.
* Ahipped roof would na reduce the amourt of light lost to the rear of No 57, its garden and
greenhotse.

Any further comments received as aresult of the neighbou natifications onthe amended pans
will be reported orally to Members.

PLANNING ISSUES

The main issues here are whether the proposed development would have adetrimental impact
on:

¢ Theresidential amenities of nearby properties
* The dharacter and visua appearance of the surroundng areaasawhale.

Residential Amenity

The proposed extension would as amended be two storey for a distance of some 1.2m along the
joint boundary with No 57 Starmer Crescent. From this point the extensionwould be single
storey for afurther 2.1m. In terms of the relationship with No 57, the first floor of the extension
would accord with the 45-degree guidance. Regarding the single storey extension, thereis an
existing boundary fence of some 1.8m between the two properties andit is considered that the
groundfloor extension would na additionally reduce the anourt of light entering the garden or
dwelling at No57 so severely as to warrant arecommendation o refusal.

Where the proposal istwo storey for the full depth of the extension, it would be some 3.2m from
the side elevation d No61which aready has asimilar extension. Thereisadiningroom
window in the side elevation d No 61 Asthe height of the extension dopsdown to 6.5min
height, it is considered that there would be little adverse impact uponthe light entering No 61
As amended the propasal has deleted a gable windaw in the dtic that would have otherwise
overlooked the garden of No 61 Rodflights to serve the dtic are now propased in the front and
rear elevations of the origina dwelling.

Asamended it is considered that the proposal would nad result in an uracceptable lossof privacy
or amenity to any neighbouing occupants.

Visual Amenity
The proposed extensionwould be in scale and charader with the existing dwelling and would
nat have an adverse df ect uponthe streetscene or the appearance of the aeain general.

RECOMM ENDATION

THAT PLANNING PERMISSON BE GRANTED SUBJECT TO THE FOLLOWING
CONDITIONS:

1) A3 Implementation Limit (Five Years)
2) B4 Detail s of Materias (Samples)

3) B5 Detail ed Drawings (Accordance with Plan)
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INFORMATIVE

The decisionto grant planning permisgon hes been taken having regard to the palicies and
propasas in the Borough of Darlington Locd Plan set out below, andto al relevant material
considerations, including Supdementary Planning Guidance -

H12 - Alterations and Extensions to Existing Dwellings

It shoud be noted that the planning permission hereby given does not remove the necessity to
fulfil the requirements of the Party Wall etc. Act 1996
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APPLICATION REF. NO: 04/00260FUL

STATUTORY DECISION DATE: 6 May 2004

WARD/PARISH: HARROWGATE HILL
LOCATION: 71Marina Road Darlington DL3 QAN
DESCRIPTION: Erection of atwo storey rear extension (asamended by

plansreceived 30 April 2004

APPLICANT: MR K McDADE

APPLICATION AND SITE DESCRIPTION

The goplication property is a semi-detached property located onMarina Road. Planning
permissionis sought for the eection d atwo storey extension to the rea of the property to
provide adining room at groundfloor with a bathroom above. The property has an existing flat
roofed projectionto the rear, off the kitchen, which is original to the house. Thisisto be
enlarged and the proposed extensionis to measure 2.9 metres wide by 2.8 metres deep, under a
pitched roof 6.8 metresin height at ridge level. Theridge of the proposed extension will be set
some 1 metre below the ridge line of the original dwelling. The extensionisto be constructed of
matching brick andtile.

PLANNING HISTORY

None relevant.

PLANNING POLICY BACKGROUND

The following pdicy of the Borough of Darlington Local Plan is relevant:

H12 - Alterations and Extensions to Existing Dwellings.

RESULT SOF CONSULT ATION AND PUBLICITY

Two letters of objection have been received which raise the following issues:

» Theextensionwill bringthe building ou more andwill block our view to 69 Marina Road
It will also block out early afternoonsunlight to our dining room andsecond kedroom. No
objectionto bulding abwe the existing df-shod.
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* Most light to my kitchen window comes from where the brick exensionisto be built
depriving the kitchen of light. Object to the apgdication onthe grounds of light deprivation.

» Have @lculated the height from the centre line of my kitchen window to the point where this
would intersed the wall of number 71. The plans ssemto have been drawn upin ignarance
of the 45-degree guideline.

PLANNING ISUES
Thefollowing planning isaues are considered relevant to this application:

» Planning Policy
e Visua and Residential Amenity

Planning Policy

Policy H12 d the Borough of Darlington Local Plan is suppative of propasals to extend
dwellings providing that a propacsal isin keeping with the dharacter, design and external
appearance of the property and the wider streeiscene; does nat result in areductionin theliving
condtions of adjacent residentia properties and would na result in an uraaceptable reductionin
the amount of parking or curtil age space aociated with the property. As such, the principle of
extending the property is considered to be acceptable.

Visual and Residential Amenity

The proposed extensionis considered to be acceptable in terms of its scale, design and wse of
matching materials and as such relates well to the property. It will not be unduy visible from
Marina Road and as such is not considered to impact uponthe wider streetscene.

Objections have been received from the occupants of properties either side of the goplication
property (numbers 69 and 73respectively). These objections relate principally to the loss of

light to bah properties. Lossof light to the rear of the adjoining property (73 Marina Road) can
be assessed by way of the 45 degree mde, however the propaosed extension complies with the
code in respect of the nearest groundand first floor windows, and as sich the propased extension
will not result in an uracceptable lossof light to the principal rooms of this property.

The objedionrecdved from the occupiers of 69 Marina Road relates to the loss of light to a
kitchen window in the side (north fadng) elevation d their property. The 45-degree mde does
nat apply in respect of windows which drectly face an extension a for any buildings oppasite
and there is no means of measuring the impad of extensions on side or oppasite windows. The
window presently looks onto the side of the gplication property, with a separation dstance of
approximately 4 metres between the two properties.

The eisting kitchen presently recaves little daylight and consequently is quite a dark room.
While it is acknowledged that the proposed two storey extension will reduce the amourt of light
entering this window once built, the key consideration is whether a further reductionin light to
this room would warrant refusal of the gplication. Policy H12 d the Borough d Darlington
Local Plan seeks to ensure that new extensions maintain adequate dayli ght entering the principal
rooms of nearby buildings, however akitchen is not considered to be aprincipal room. (For the
purpose of this Policy a principal room is considered to be ahabitable room i.e. living rooms,
dining rooms and kedrooms. Exceptionally alarge kitchen/diner may also be considered to be a
principal room). In additionthe window is north facing and the proposed extension could na be
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considered to uraecceptably reduce the amourt of sunlight entering the kitchen. As auchitis
considered dfficult substantiate arefusal of the gplicaion onthe basis of loss of light to a
north-facing, non-principal room. Furthermore, given that the present distance of 4 metres
between the two dwellingsisto be maintained, the proposed extensionis not considered to have
an overbearing impad upon 69Marina Road.

Thereis presently abad to badk distance between the goplication property and the property
directly to therear (84 Alwyn Road) of approximately 21 metres. Thereis an extant planning
permissionfor the gection d afirst floor extensionto the rea of 84 Alwyn Road which when
taken into accournt with the proposed extension at this property, will result in aback to back
separation dstance of approximately 16 metres once both extensions are built. Although the
properties will lookinto ore another and as such give rise to a degree of overlooking between
these two properties and associated garden aress, the proposed extension shoud nd result in an
unacceptable reductionin privacy levels between the two properties 9 asto warrant refusal on
thisbasis.

RECOMM ENDATION

THAT PLANNING PERMISSON BE GRANTED SUBJECT TO THE FOLLOWING
CONDITIONS:

1) A3 Implementation Limit (Five Y ears)

2) B4 Detail s of Materias (Samples)

3) B5 Detail ed Drawings (Accordance with Plan)

4) D2  NoAdditiona Window (Extension)

INFORMATIVE

The decision to grant planning permisson hes been taken having regard to the palicies and
proposals in the Borough of DarlingtonLocd Plan set out below, andto all relevant material

considerations, including Suppementary Planning Guidance: -

H12 - Alterations and Extensions to Existing Dwellings.
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APPLICATION REF. NO: 04/00299FUL

STATUTORY DECISION DATE: 2 June 2004

WARD/PARISH: HEIGHINGTON AND CONISCLIFFE
LOCATION: 20 West Green Heighington Darlington DL5 6RA
DESCRIPTION: Erection of a detached single garageto rear (amended

description and plansreceived 20 May 2004)

APPLICANT: COLIN SMITH

APPLICATION AND SITE DESCRIPTION

The gplication poperty (20 West Green) is amid-terraced property located in the centre of
Heighington \illage, and lies within the Heighington Conservation Area Planning permissionis
sought, in its amended form, for the eection d a detached single garage at the western end d the
long rear garden serving the property. The proposed garage would replace an existing garage to
which vehicular accessis gained via ashort, unmade track off Millbank to the west. The
existing garage is sted at an oldique angle doser the northern boundry of the garden, however it
is propcsed to demoli sh this building and erect the replacement garage aljacent to the western
boundry. Amended plans show that the proposed garage isto measure 4.3 metres wide by 6.6
metres deep, under a pitched roof 4 metresin height and will be some 2.7 metres away from the
western boundry of thesite.  Aswith the existing garage, the propased replacement garage is to
be arendered finished under atiled roof.

PLANNING HISTORY

8/78/00214DM - Erection d atwo storey extension to the rear to form a kitchen with a bedroom
above. GRANTED 24 May 1978

PLANNING POLICY BACKGROUND

The following pdicies of the Borough of Darlington Local Plan are relevant:

E2 - Development Limits

E8 - The Areaof Landscgpe Vaue

E35- Conservation Areas
H12 - Alterations and Extensions to Existing Dwellings
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RESULT SOF CONSULTATION AND PUBLICITY
One letter of objedion hes been recaved to the original plans which raises the following paints:

* Our property is 7 metres away from the bounday fence and ou garden roomisjust 4
metres away from the bounday fence. We will be totally enclosed andlook onto bricks
andtiles. We only have a small garden andthis buil ding would totall y tower over our
garden andproperty.

» Thelength of the garage is 8 metres and dlowing for the driveway into the garage,
would runthe full length of the back garden. Thereisa passibility of upto 4 cars using
thisdrivelgarage. Thereisalot of noise from Millbark withou getting traffic noise
directly into ou back garden.

» Thereisalready a double garage on dot 21. We have no ohectionto bulding behind
the existing gaage runnng paallel with the garage next doa andwould na have the
problems we have set out.

Heighington Parish Courcil has recommended that the application ke approved, however advise
that they consider the height of the roaf to be excessive and suggest that the angle of the pitch be
reduced to 225 degrees. A rodf of this pitch would be lessobtrusive to neighbouing properties
and shoud be apable of accommodating al types of rodf tile.

Memberswill be updated arally on any further comments received as aresult of neighbou
consultations in resped of the anended plans.

PLANNING ISSUES
The main issuesto be considered in determining this appli cation are:

e Planning Policy

» Impact of the Propacsal on the Character and Appeaance of the Heighington Conservation
Area

* Residentia Amenity

» Access and Highway Issues

Planning Policy

The gplication site lies within the Development Limits for Heighington village and Policy E2 is
suppative of proposals for new development within such limits. There ae no Policies contained
within the Borough of Darlington Locd Plan which relate spedfically to the erection d curtilage
buildings, however Policy H12 (Alterations and Extensions to Existing Dwellings) is considered
to be broadly relevant, particularly in resped of residential amenity issues which will be
considered elsewherein thisreport.

Impact of the Proposal on the Character and Appearance of the Heighington Conservation
Area

Thereis a statutory duty under Section 720f the Planning (Listed Building and Conservation
Areas) Act to pay specia attention to the desirability of preserving and enhancing the character
and appearance of Conservation Areas. The principal considerationin this instance is whether
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the propased conversion scheme and associated alterations would preserve or enhance the
charader and appearance of the Heighington Conservation Area

The rear garden o the application property is not visible from the Green itself. Limited views of
the existing garage can be seen from Millbank in association with a garage serving the aljacent
property (21 West Green). Neither garage makes a particularly positive @ntribution to the
charader and appearance of the Conservation Area. As sich the removal of the existing garage
can ony enhance the site, which lies on the periphery of the Heighington Conservation Area.
The replacement garage isto be sited adjacent to the western boundry of the property and wil |
be screened to alarge extent by a detached single storey dwelling on Millbank known as The
Copse, such that views of the proposed garage from outside of the site will belimited. The
propaosed garage, in its amended form, is considered to be acceptable in terms of its sze, scale
and general appearance and consequently the removal of the existing garage and its replacement
in amore discreet location is considered to enhancethe charader and appearance of the
Conservation Area.

Residential Amenity

Local Plan Policy H12 (Alterations and Extensions to Existing Dwellings) requires that such
development shoud maintain adequate daylight entering the principal rooms of nearby buil dings
and shoud na be overbearing when viewed from neighbouing properties. An oljection has
been receved from the occupants of The Copse, adetached dwelling to the rea (west) of the
applicaion property. The precise nature of the objection has been set out ealier in the report.

The proposed garage isto be sited close to the mommon boundry between the two properties. In
itsorigina paosition the garage was to be sited 1 metre from the common boundry, resulting in a
distance of approximately 5 metres between the rear of the garage and the garden room to the
rear of The Copse. The anended plan nov shows the garage some 2.7 metres away from the
boundiry, thereby increasing the separation dstanceto 7.7 metres. In amending the propased
garage from adoule garage to a single, the height of the garage has also been reduced from 5
metres to 4 metres. Whil e the proposed garage will be visible from The Copse, in its amended
form itsrelationship with this property is considered to be aceptable and shoud na impad
uponthe amenities of this property to an uracceptable degree.

Concern is aso raised regarding the patential for noise and dsturbance aising from the use of a
garage close to the boundry of The Copse. However the garage is to replace an existing garage
also in relatively close proximity to the boundary of this property, utilising the existing access off
Millbank. As such the replacement garage in the location proposed would be unlikely to
exacerbate any disturbanceto this property such that this would warrant refusal of the
application.

The proposed garage will be some 0.5 metres away from the southern boundry with the property
known as Holmlea and approximately 10 metres away from the property itself. Given the
modest size of the building propased and that it will sit to the north of this property, it isnot
considered that the proposed garage will have an uracceptable impad uponthe anenities of this

property.

Access and Highway | saues
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The Courril's Highway Engineer has raised noobjedion to the propasal, athough has requested

that the provision d a properly constructed vehicle crossing be made a wndtion d any approval
granted.
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RECOMM ENDATION

THAT PLANNING PERMISSION BE GRANTED, SUBJECT TO THE FOLLOWING
CONDITIONS:

1) A3 Implementation Limit (Five Y ears)

2) B4 Detail s of Materias (Samples)

3) B5 Detail ed Drawings (Accordance with Plan)

4) Prior to the garage hereby approved first being brought into use, a vehicle crossng shall
be wnstructed in accordance with a spedficationto be agreed with the locd planning
authority.

REASON - In the interests of road safety.

INFORMATIVE

The decision to grant planning permisson hes been taken having regard to the palicies and

proposals in the Borough of DarlingtonLocd Plan set out below, andto all relevant material

considerations, including Suppementary Planning Guidance.

E2 - Development Limits
H12 - Alterations and Extensions to Existing Dwellings

The goplicant is advised that works are required within the puldic highway, to construct a vehicle
crossng, and contad must be made with the Highways Manager (contact Mr A Ward/Mrs C
Hutchinson 01325388743 to arrange for the works to be caried out or to oltain authority under
Sedion 184of the Highways Act 1980to exeaute the works).
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APPLICATION REF. NO: 04/00304FUL

STATUTORY DECISION DATE: 1 June 2004

WARD/PARISH: CENTRAL

LOCATION: Land At Swan Street Car Park Swan Street
Darlington

DESCRIPTION: Erection of new Health Centre

APPLICANT: DARLINGTON NHSPRIMARY CARE TRUST

APPLICATION AND SITE DESCRIPTION

This application relates to the anstruction d a new Health Centre on land currently used as a
Long Stay Car Park. The development involves aland exchange between the Primary Care Trust
and the Borough Courxil. An applicationto construct anew Courcil Long Stay Car Park onthe
adjacent site aurrently occupied by the eisting Park Place Health Centre dso appears onthis
agenda.

A report onthe land exchange has already been presented to Cabinet in December 2003

The proposal would involvethe erection d atwo storey and single storey brick bult with
rendered upper elevations buil ding, together with 22staff parking spaces with an additional 2
mohility car spaces. Provisionis also made for 3 cycles under cover. The vehicle and service
accessto the building would be from Hird Stred to the east, 5 car parking spaces and a mobility
car space would be located onthe Swan Street frontage.

The main entranceto the facili ty would be from Park Place with separate staff entrance from
Swan Street.

The siteis bounded to the north by the existing Hedth Care buil ding (site proposed for
replacement car park), Park Place and the Fire Station to the west, Swan Stred to the south, with
Swan Street flats beyond The rear of residential properties fronting onto Hargreave Terrace are
located to the esst.

Briefly the accommodation would comprise:-
12 consulting rooms, covering GP services and centistry)

2 Children's clinic areas )  GroundFloor
Central office and patient waiting areas )
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Offices and General Administration Areas First Floor
PLANNING HISTORY

None relevant to the determination o this application.

PLANNING POLICY BACKGROUND

R25 - Provision d Community Facilities and Services

E29 - The setting of New Devel opment

H15 - The Amenity of Residential Areas

T24 - Parking and Servicing requirements for New Developments

RESULT SOF CONSULT ATION AND PUBLICITY
None
PLANNING ISSUES

Planning Policy
Policy R25 (Provision d Community Facilities and Services) of the Borough of Darlington
Local Plan seeksto ensure that the demand for community facilities such asthis are met as
oppatunities arise, subjed to the normal development control criteria being met which are
discussd below.

Visual Appearance

The siteisnot located within a cnservation area. The eisting Hedth Centre to be demolished
onthe ajacent siteisnat of any architecural merit.

The replacement health centre which incorporates brickwork lower elevations and rendered
upper elevations, together with amixture of hipped and gabled rodfs, is considered to contribute
paositively to the general appearance of the street scene, and represents a significant improvement
onthe eisting situation.

Residential Amenity

Theresidentia flat scheme to the south of the development, would have the dosest physical
relationship. The southern elevation d the health centre which is primarily two storey would
contain a number of windows which would service @nsulting rooms at groundfloor and general
offices at first floor level. The central part of this elevation would contain alift shaft and
staircase with nosignificant potential for overlooking.

Whist the flats to the south also contain principal windows looking north towards the health
centre, the distances between the dements range from between 18m (min) and 24m (max),
which is considered to be satisfactory, andwould na cause ay significant overlooking/privacy
problems.

Highway Safety and Access

The Courril's Highway Officer has off ered the following comments:

» Parking provision, in relation to the number of spaces provided and motorcycle provision
(though 2 no. loops must be provided), within the ca park is now acceptable.
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the parking of disabled people on Park Place, and the short stay parking on Swan Stred is
aso acceptable. The dedicaed parking is outside of the highway boundary, there wil|
therefore be no recessty for astopping up ader. The proposed short stay parking on Swan
Street is partly on development land. The latter isto be omitted from the land transfer.
Therewill be arequirement for existing Traffic Regulation Orders (TRO) to be rescinded
and rew TROs to be put in place it must therefore be made acondtion d approval that
TROs on Park Place and Swan Stred areimplemented. The developer must meet all costs
associated with the TROs including all lining and signing.

e Thedeveloper must put in place management plan for control of parking in specialist parking
Spaces.

» Dropped crossingdtactile paving must be provided at crossing point on Park Place and at
accesesto car parks at Hird Stred.

* All redundant crossings on Hird Stree and Park Place must be reinstated and improvement
works must be caried ou to the footway on the Park Place and Hird Street frontagesto the
site.

* 4 na cycle parking spages must be provided at the main entrance (only 2 na indicated on
plan).

» Thereiscurrently alink footpath, into the existing car park, at the south east corner for the
site that will be nolonger required when the development is complete. However, thisisonly
0.6m wide and povidesalink orly to the ar park. It isunlikely that there can be a
presumption d dedicaion andthe footpath shoud be removed as part of the development
propcsals

Other M atters

The Environment Agency

The Environment Agency has no oljections, in principle, to the proposed development, but
recommends that if planning permissionis granted a condtion which requires further details of
the surface water drainage from the site is attached to any approval.

Northumbrian Water

Northumbrian Water has no oljedions to the scheme subject to general advice abou
conrections to the sewerage system, which can be brought to the gplicant’s attention by means
of an informative note attached to any planning approval.

Land Fill Gas

Thereisapre-1974landfill site within 250m of the site. Therisk from landfill gasislikely to be
low, however the Environment Health Officer recommends that a condtion requiring the
applicant to make an assessment of the situation ke dtached to any approval.

RECOMM ENDATION

PLANNING PERMISSION BE GRANTED SUBJECT TO THE FOLLOWING CONDITIONS
1) A3 Implementation Limit (Five Y ears)

2) B5 Detail ed Drawings (Accordance with Plan)

3) E2 Landscaping (Submisson)
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4)

5)

6)

7)

8)

Prior to being discharged into any watercourse, surface water sewer or soakaway system,
al surfacewater drainage from parking areas and hardstandings shall be passed through
an al interceptor installed in accordance with a scheme previously submitted to and
approved in writing by the Locd Planning Authority. Roof water shall nat pass through
the interceptor.

REASON - to prevent pdlution d the water environment.

Prior to the ca park first being used the existing Traffic Regulation Orders (TRO)
adjacent to the site ae to be rescinded and nrew TRO's are to be put in place within Park
Place and Swan Stred. The developer will be resporsible for all associated costs
(including all lining and signing).

REASON - In the interests of highway safety.

Prior to the ca parking, being first used the developer must put in place amanagement
plan for control of parkingin the VIW parking spaces.

REASON - To ensure the eff ective operation d the ca parking spaces.

Prior to the ammmencement of development the following detail s $hall be submitted to
and approved by the LPA and thereafter implemented:-

a. Dropped crossings/tactile paving at the aossng point on Park Place and at
acceses to car parking at Hird Street.

b. All redudant crossings on Hird Stred and Park Place to be reinstated and
improvement works must be carried ou to the parking on Park Place and Hird
Street frontages to the site.

c. Thefoatpath link, into the existing car park, at the South East corner of the site
shoud be removed and made good

REASON - In the interests of the dfective and safe operation d the ar parks.

Prior to development commencing, a scheme for the protection d the development from
landfill gas dhall be submitted and agreed with Local Planning Authority

REASON - To proted the development from the ingress of gas.

INFORMATIVES

The decision to grant planning permisson hes been taken having regard to the palicies and
propasals in the Borough of DarlingtonLocd Plan set out below, andto all relevant material
considerations, including Suppementary Planning Guidance: -

R25 - Provision d Community Facilities and Services
E20 - The setting of New Devel opment
H15 - The Amenity of Residential Areas
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T24 - Parking and Servicing requirements for New Development

The gplicant is advised that works are required within the pullic highway. These will need to
be the subject of a Sedion 38278 Agreement (Highways Act 1980 and contad must be made
with the Highways Manager (contact Mr S Brannan 01325388755 to discuss this matter.

In addition Northumbrian Water has requested that the following be dtached to the dedsion
natice

Production

1. All conredionsto public sewers must be carried ou by Northumbrian Water.

The developer must contad Mr D Greenwoodat our Pity Me Office Te.l 0101 3016696
to discuss details of any new conrections to the sewerage system.

Any other work aff ecting puldic sewers must be carried ou by Northumbrian Water.

2. Thereisan existing puldic sewer within/close to the gplication site & siown onthe
attached plan. this development will/may aff ect the sewer. The sewer must be accurately
located prior to work commencing on site and must be protected before and duing
constructionwork. The developer must contad Mr S Somerville Tel. 0191 301667 %or
further information.

Conrections to the puli c sewerage system must be carried out by Northumbrian Water.
No new buil dings, structures, tree planting or ateration d the land within at least 3m of
the sewer will be dlowed withou the permission d Northumbrian Water.

Trade Effluent

Large car parks (ie over 60 spaces) and areas subject to al or petrol spillages must be drained,
through an all i nterceptor of suitable @padty to trea the wet weather run-off fr om the drainage
area, before discharging to the public sewer, river or watercourse. such dscharges may also
require the gproval of thelocal Fire Authority's Petroleum Regulations Officer.
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APPLICATION REF. NO: 04/00305DC

STATUTORY DECISION DATE: 1 June 2004

WARD/PARISH: CENTRAL

LOCATION: Parkgate Health Centre Park Place Darlington DL 1
5LW

DESCRIPTION: New Pay & Display Car Park (asamended by plans

receved 12 May 2009

APPLICANT: DIRECTOR OF DEVELOPMENT &
ENVIRONMENT

APPLICATION AND SITE DESCRIPTION

This application relates to the formation d anew pulic car park onland currently used by the
Park Place Hedth Centre. The development invalves aland exchange between the Primary Care
Trust and the Borough Courcil, who owvn the adjacent long stay car park. An applicationto
construct a new replacement health centre a so appears on the ayenda on the site of the existing

long stay parking.
A report on the land exchange has already been presented to Cabinet in December 2003

The ar park would provide 95 car parking spaaes and an area for parking d motorcycles
together with peripheral landscagping. In addition 6mobility car spaces would be provided to the
northern edge of the site, adjacent to the highway along side Park Place. A new access/egress
would be formed from Hind Street at a point approximately 18m east of its junction with Park
Place.

The siteis boundkd to the north by Hird Stred and the rear of commercial properties in Parkgate,
Park Place and the Police Stationisto the west. The site for the new Health Centre to the South
with Swan Street flats beyond Therear of residential properties fronting onto Hargreave
Terrace aelocated to the East.

PLANNING HISTORY

None relevant to the determination o this application.
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PLANNING POLICY BACKGROUND
The following pdicies of the Borough of Darlington Loca Plan are mwnsidered to be relevant:-

T20 (Town Centre Surface Car Parks)
T37 (Cycle Routes in New Developments)

RESULT SOF CONSULTATION AND PUBLICITY
None.
PLANNING ISUES

Planning Policy

The Locd Plan mentions the isting longstay car park as being to be retained for Public Use
and an important facility adjacent to the Town Centre. The proposalswould na affed the
overal capadty for off stred parking in the aeaand would provide alditiond facilities for the
parking of motor cycles and fadlities for the disabled. Consequently no pdicy objections are
raised.

Visual Appearance

The sitewould be enclosed onall of its sides with a mntinuouws strip of landscaping, although the
plans doindicate the removal of 4 immature trees along the proposed boundry between the car
park and the new health centre. Theloss of these trees are nat considered to be significant within
the aontext of the stred scene. However, a condtion securing their replacement in amore
suitable location would be advisable shoud Members considered granting planning permisson.

Cycle Route/Secured Car Park Status

The original submitted plans indicated an existing cycle route energing from between the Police
Station and the Fire Station and continuing through the site on an individual track joining up
with Hird Street onthe ca parks eastern side, its most direct route. However foll owing
consultation with the Community Safety section d Durham Constabulary who dfered the
following advice, it has been omitted

"The location d the proposed cyde track between the new health centre and car park increases
the vulnerahbility of all three facilities. the layout, which places the car park and realth centre
adjacent to ore anaher, reduces the oppatunity for criminals to work because thereis nat a
legitimate reasonto loiter in the car park. Furthermore the propaosed cycle track shoud dlow
cyclists to view from one side to the other.".

In the light of the above the proposed route of the gycle path has been re-routed to run along Hird
Street which as well as reducing vulnerability of the health centre and car park, gives the alded
advantage of improving natural surveillance of the g/cle way.

The Police Architectural Liaison Officer is now satisfied that these amended arrangements will
help achieve Secured Car Park status.

Highway Safety and Access
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The Courril's Highway Officer has off ered the following comments:

» parking provision, in relation to the number of spaces provided and motorcycle provision
(though 2 no. loops must be provided), within the ca park is now acceptable.

» the parking of disabled people on Park Place, and the short stay parking on Swan Stred are
aso acceptable. The dedicated parking is outside of the highway boundary, there will
therefore be no recessty for astoppng up order. The propaosed short stay parking on Swan
Street is partly on development land. The latter isto be omitted from the land transfer.
There will be arequirement for existing Traffic Regulation Orders (TRO) to be rescinded
and rew TROsto beput in place it must therefore be made acondtion o approval that
TROs on Park Place and Swan Stred are implemented. The developer must meet all costs
asgciated with the TROs including al lining and signing.

» thedeveloper must put in place management plan for control of parkingin spedalist parking
spaces.

e dropped crosgngs/tactile paving must be provided at crosang point on Park Place and at
acceses to car parks at Hird Stred.

e al redundant crossngs on Hird Street and Park Place must be reinstated and improvement
works must be caried ou to the footway onthe Park Place and Hird Street frontages to the
site.

* 4 na cycle parking spages must be provided at the main entrance (only 2 na indicated on
plan).

» thereiscurrently alink footpath, into the existing car park, at the south east corner for the
site that will be nolonger required when the development is complete. However, thisisonly
0.6m wide and provides alink orly to the ar park. It isunlikely that there can be a
presumption d dedicaion and the footpath shoud be removed as part of the devel opment
propacsals.

Provided the above @mndtions are included with an approval there would be no highway
objectionto the propasal.

Other M atters

The Environment Agency

The Environment Agency has no oljections, in principle, to the propcsed devel opment, but
recommends that if planning permissionis granted a condtion which requires further details of
the surface water drainage from the site is attached to any approval.

Northumbrian Water

Northumbrian Water has no ojedionsto the scheme subject to genera advice about
conrections to the sewerage system, which can be brought to the gplicant's attention by means
of an informative note attached to any planning approval.

RECOMM ENDATION

PLANNING PERMISSON BE GRANTED SUBJECT TO THE FOLLOWING CONDITIONS:
1) A3  Implementation Limit (Five Years)

2) B5 Detail ed Drawings (Accordance with Plan)
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3)

4)

5)

6)

7)

8)

E2 Landscaping (Submisson)

Prior to being discharged into any watercourse, surface water sewer or soakaway system,
al surfacewater drainage from parking aress and hardstandings shall be passed through an
oil interceptor installed in accordance with a scheme previously submitted to and approved
in writing by the Local Planning Authority. Roof water shall not pass through the
interceptor.

REASON - to prevent pdlution d the water environment.

Prior to the ca park first being used the existing Traffic Regulation Orders (TRO) adjacent
to the site aeto be rescinded and rew TRO's areto be put in place within Park Place and
Swan Street. The developer will beresporsible for all asciated costs (including all lining
and signing).

REASON - In the interests of highway safety.

Prior to the ca parking, being first used the developer must put in place amanagement
plan for control of parkingin the VIW parking spaces.

REASON - To ensure the eff ective operation d the ca parking spaces

Prior to the ammmencement of development the following detail s $hall be submitted to and
approved by the LPA and thereafter implemented:-

a) Dropped crossings/tactile paving at the crosgng point on Park Place and at accesses
to car parking at Hird Street.

b) All redundant crossings on Hird Stred and Park Place to be reinstated and
improvement works must be carried ou to the parking on Park Place and Hird Street
frontagesto the site.

c) Thefootpath link, into the existing car park, at the South East corner of the site
shoud be removed and made good

REASON - In the interests of the dfective and safe operation d the ca parks.

Notwithstanding the detail s shown onthe approved plansthe cr park shall be designed
with the intention o adhieving Seaured Car Park Accreditation.

REASON - To ensure that the aar park would achieve "Secured Car Park Status'.

INFORMATIVE

The decisionto grant planning permisson has been taken having regard to the palicies and
propasas in the Borough of Darlington Locd Plan set out below, andto al relevant material
considerations, including Supdementary Planning Guidance: -

T20 (Town Centre Surface Car Parks)
T37 (Cycle Routes in New Devel opment)
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The gplicant is advised that works are required within the puldic highway. These will need to
be the subject of a Sedion 38278 Agreement (Highways Act 1980 and contad must be made
with the Highways Manager (contact Mr S Brannan 01325388759 to dscuss this matter.

In addition Northumbrian Water has requested that the foll owing be atached to the decision
naotice

Production

1. All conredionsto public sewers must be carried ou by Northumbrian Water.

The developer must contad Mr D Greenwoodat our Pity Me Office Tel 0101 30166960
discussdetails of any new connections to the sewerage system.

Any other work aff ecting pulic sewers must be carried ou by Northumbrian Water.

2. Thereisan existing pulic sewer within/close to the gplication site a siown onthe atached
plan. Thisdevelopment will/may aff ect the sewer. The sewer must be accurately located prior
to work commencing on site and must be protected before and duing constructionwork. The
developer must contact Mr S Somerville Tel. 0191 301667%or further information

Conrections to the pulic sewerage system must be carried ou by Northumbrian Water. No new
buildings, structures, treeplanting or ateration of the land within at least 3m of the sewer will be
allowed withou the permission d Northumbrian Water.

Trade Effluent

Large ca parks (ie over 60 spaces) and areas subject to al or petrol spillages must be drained,
through an all i nterceptor of suitable @padty to trea the wet weather run-off from the drainage
area, before discharging to the publlic sewer, river or watercourse. Such dscharges may also
require the gproval of thelocal Fire Authority's Petroleum Regulations Officer.
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APPLICATION REF. NO: 04/00316FUL

STATUTORY DECISION DATE: 18 May 2004

WARD/PARISH: HAUGHTON EAST
LOCATION: 4 Cottage Mews Dar lington
DESCRIPTION: Erection of a conservatory torear (asamended by

plansreceived 21 May 2009

APPLICANT: MR & MRS STEPHENSON

APPLICATION AND SITE DESCRIPTION

This application seeks permission to construct a conservatory to the rear of aterraced dwelling.
The conservatory as amended would be some 3.6m x 2.5m with amono-pitched roof at a
maximum height to ridge of some 2.5m.

The siteis within the development limits as defined for Darlington and is within the Haughton
Village Conservation Area. Thereisagroup d trees that are the subjed of a Tree Preservation
Order onthe land immediately to the rear of the application site.

PLANNING HISTORY

There ae no entries on the planning register that are of relevance

PLANNING POLICY BACKGROUND

Policy H12 (Alterations and Extensions to Existing Dwellings) and Policy E35 (Conservation
Aress) of the Borough o Darlington Local Plan are relevant.

RESULT SOF CONSULT ATION AND PUBLICITY

Two letters of objection have been received which raise the following concerns regarding the
origina submisson:

* The conservatory would seriously impede the right to light of no's 3 and5 Cottage Mews.
There are approximately 10 large trees some 15- 20min height to the rear of Cottage
Mews the branches of which overhangthe gardens. In the summer when the leaves are on
the trees, they forma dense anoypy restricting light to the kitchen/dining room to the rear of
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no 5 Asa result the overhead light is needed to cook, sew read etc. Swch tasks are
performed ona daily basis. Prior to the appication there were arched structures aganst
the fencewith foliage growing aroundthem. In preparation for the conservatory these have
been removed andthe differencein light available is naticeable. If sheds are hung ot to
dry the differencein available light is naticeable.

* Thereare mncerns abou the lossof privacy. The gardens are vey small. The garden to
No5 keing 55m x 4mwide. The proposed conservatory will extend some 3minto the
garden at a width of 3.65m, occupying amajor propartion d the garden. This would result
in the rear of these properties being severely overlooked. Privacy would be reduced in the
garden andin the rear rooms of the house. The occupart of No 5 has a long-termill ness
andis home most of the time; thiswould adversely affect her lifestyle. Consideration has
been gven to opage glass however; this compounds the light issue.

» No 3isnorth of the proposed conservatory and dready loses light as the sun moves around
andthe dfect here would be even more as the kitchen window would be overshadawved.

Any further comments received as aresult of the neighbou natifications onthe amended pans
will be reported orally to members.

PLANNING ISSUES

The main issues here are whether the proposed development would have adetrimental impact
on:

e Theresidentia amenities of nearby properties
» The dharacter and visua appearance of the Conservation Area and the surroundng area & a
whole.

Residential Amenity

The proposed conservatory would be set in from the side boundiries with the neighbouing
dwellings by 0.25m to No. 3 and 040mto No. 5. The gardens are bound ly timber fencing. At
the time of the site visit trellisto a height of approximately 1.8m was paositioned along the
boundry with No. 5 closest to the dwelling. It is understoodthat this has now been removed.
The position and height of the trees to the rea is acknowledged. The conservatory is sngle
storey at aheight of 2.5m closest to the boundiries and given the presence of the existing fencing
and the height of the trellis which has since been removed and the reductionin owerall sizeof the
conservatory, it is considered that any additional loss of light would na be severe. Whist there
will be some alditional loss of light over and abowve that caused by the trees, it would na be so
extreme & the rea of these properties as to warrant arecommendation d refusal. The
conservatory structure is predominantly glazed, including the roof and even with olscure glazing
fitted it shoud all ow light to shine through it to a degree.

Regarding the amncerns relating to loss of privacy the gplicants have ayreal to install obscure
glazang along bath sides of the proposed conservatory. Thiswill prevent any direct overlooking
into the neighbouing gardens.

The garden to the gplicaion siteislonger than the neighbouing sites by approximately 1.0m.
To therear of No. 3isafootpath accessto the garden of No. 4 and the garden o No. 5 tapersto
alength of some 5.5m. The mnservatory would occupy less than half of the garden and would
leave adequate amenity and dying space.
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Visual Amenity

The proposed conservatory would be in scale and character with the eisting dwelling and would
not have an adverse dfed uponthe Conservation Area or the gopearance of the aeain general. It
would, if it has any effect onthe character of the mnservation area at all, have something of a
‘neutral’ effect onthat charader.

RECOMM ENDATION

PLANNING PERMISSION BE GRANTED SUBJECT TO THE FOLLOWING CONDITIONS:

1) A3  Implementation Limit (Five Years)

2) B4 Detail s of Materias (Samples)

3) B5 Detail ed Drawings (Accordance with Plan)

4) Prior to the devel opment commencing, detail s or samples of the obscure glazng to be
installed in the side elevations of the mnservatory shall be submitted to and approved in

writing by the Loca Planning Authority. Thereafter the agreed glazing shall be retained
in perpetuity.

REASON - In arder to protect the privacy and amenity of neighbouing residentsin
accordance with pdicy H12 d the Borough of Darlington Local Plan.

INFORMATIVE

The decisionto grant planning permisson has been taken having regard to the palicies and
propaosals in the Borough of Darlington Locd Plan set out below, andto al relevant material
considerations, including Supdementary Planning Guidance:

H12 - Alterations and Extensions to Existing Dwellings
E35 - Conservation Areas

It shoud be noted that the permisson hereby given dces not remove the necessity to fulfil the
requirements of the Party Wall etc., Act 1996
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APPLICATION REF. NO: 04/00370FUL

STATUTORY DECISION DATE: 31May 2004

WARD/PARISH: HAUGHTON WEST

LOCATION: 9 Boston Close Darlington DL1 2RF
DESCRIPTION: Erection of conservatory to rear
APPLICANT: MRSB WILKES

APPLICATION AND SITE DESCRIPTION

This application seeks permisgon to construct a anservatory to the rear of a semi detached
bungalow. The @mnservatory would be some 3.0m x 2.7m with amono-pitched roof at a
maximum height of some 2.84m. It would be @nstructed of white UPV ¢ frames above
reinforced UPV ¢ panels,

The siteis within the development limits as defined for Darlington. To the rea (north) the siteis
screened to Thompson Street East by timber fencing some 1.8m in height. The siteis bound on
either side by fencing some 1.5m and 18m in height, with leylandii along the east boundary with
no 1Q It isunderstoodthat some of the leylandii will be removed to all ow construction d the
conservatory and maintenancetheredter. To the west, agarage in the rear garden additionally
screens the site.

PLANNING HISTORY

There ae no entries on the planning register that are of relevance.

PLANNING POLICY BACKGROUND

Policy H12 (Alterations and Extensions to Existing Dwellings) is relevant.

RESULT SOF CONSULTATION AND PUBLICITY

One letter of concern has been received which raises the following pants:

» Concernis raised abou the stahility of the fence alongthe bounday with No 10due to the
proximity of the propacsal.

* Isit possible to amend the location d the conservatory to moveit further from the bounday
to ensure the fenceis not damaged duing construction.
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PLANNING ISUES

The main issues here are whether the propased development would have adetrimental impact
on:

e Theresidentia amenities of nearby properties
* The dharacter and visua appearance the surroundng area & awhale.

Residential Amenity

The proposed conservatory would be set in from the side boundary with the neighbouing
dwelling by 0.3m to no10. The propcsed pasition d the conservatory would meet the guidance
of the 45-degree mde. Whilst the concerns of the neighbouring occupant are nated, the
protection d the boundry fence during constructionis essentially a civil matter as oppcsed to a
planning matter. In any event to move the wnservatory further away from the boundary would
then cover a manhde which the gplicant would na wish to da

Some of the leylandii screening the site & the time of site visit have now been removed and in
order to protect privacy the gplicant has agreed to install obscure glazing along the east side of
the propased conservatory. Thiswill prevent any direct overlooking into the neighbouing
garden. The property at No 10already has a mnservatory onthe rear elevation some 0.5m from
the boundary.

The garden to the goplicaion siteis areasonable size and would readily acoommodate a
conservatory of the size proposed.

Visual Amenity
The proposed conservatory would be in scale and character with the existing dwelling and would
nat have an adverse dfed uponthe gpearance of the aeain general.

RECOMM ENDATION

THAT PLANNING PERMISSON BE GRANTED SUBJECT TO THE FOLLOWING
CONDITIONS:

1) A3  Implementation Limit (Five Years)

2) B4 Detail s of Materias (Samples)

3) B5 Detail ed Drawings (Accordance with Plan)

4) D1  Obscure Glazing (east elevation)

INFORMATIVE

The decisionto grant planning permisgon has been taken having regard to the palicies and
propasals in the Borough of Darlington Local Plan set out below, andto al relevant materia

considerations, including Supdementary Planning Guidance: -

H12 - Alterations and Extensions to Existing Dwellings
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It shoud be noted that the planning permission hereby given does not remove the necessity to
fulfil the requirements of the Party Wall etc. Act 1996
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APPLICATION REF. NO: 04/00383FUL

STATUTORY DECISION DATE: 1 June 2004

WARD/PARISH: SADBERGE AND WHESSOE
LOCATION: 3A Church View Bishopton Darlington TS21 1HB
DESCRIPTION: Erection of detached threebedroom dwelling with

associated parking

APPLICANT: PHILIP WATSON

APPLICATION AND SITE DESCRIPTION

The gplication site comprises an areaof land d approximately 250m2. It islocated between
two existing properties no. 3 and na5 Church View in Bishopon. The site lies on the northern
side of the road oppaite St Peters Church Hall. The gplication propcses the eredion d two
storey, three bedroom, detached dwelling. Thiswould have amaximum width of 7.6m a depth of
12.4m and height of 7.6m. The houseis designed in atraditional form being of brick
constructionwith atiled roof. Part of the rear of the dwelling would be single storey providing a
sunroom. Parking is provided onthe front of the site the main property being set badk some 5m
into the site to accommodate ahardstanding. Garden spaceis provided to the rear of the
dwelling.

The gplication site lies within the Bishopton Conservation Area
PLANNING HISTORY

Nonre.

PLANNING POLICY BACKGROUND

The following pdliciesin the Borough of Darlington Local Plan are relevant;
E35- Conservation Areas

H11 - Design and Layout of New Housing Development

RESULT SOF CONSULTATION AND PUBLICITY

Five letters have been recaved oljecting to the gplicaionfor the following reasons:-
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A two storey dwelling onthe site will damage amenities of surroundng properties by
reason d its dominating effect, height and poximity to boundaies.

A single storey bungdow would be a much better solution for the site which would replace
the existing bulding onthe site and provide accommodation for an ageing popuiationin a
village where such provisionis limited andbe more in kegoing with the single storey
element of Town Farm House andthe bungdow approved to the rear of the Talbot PH.
Existing bounday planting shoud be retained onthe site

Infill development in the \village is not appropriate, the BDLP spedfically rules out
extensions of the village boundaiesin order to retain the features of the Conservation Area
and bulding within inappopriate spaces would aso be damaging to the character of the
village andthe same restrictions shoud apgy

The propased dwellingis whally inappropriate to the site andthe surroundng area
Adding afurther property will exacerbate local traffic problems

The buildingis st backin the site out of character with the locality

Contrary to the information onthe apgication frontage parkingis not commonin the area
UPVC windows are out of character with the locality

Concern over the removal of mature tress on the site and pasible structural damage to
adjoining properties

Loss of privacy to properties to the north of the apgication site (Town Farm Close)
Proposal does not comply with PPG1 or PPGY relating to devdopments in Conservation
Areas and cevelopment in rural locations.

Propasal will impact on Human Rightsto privacy and hore life

The apdication shoud be the subjed of a comnitteesite visit

Whilst others have been appoved recently, there must be a limit to the number of infill
schemes within the \illage to protect the character of the area

The propasal is over devd opment of the site

The new dwelling has no gaden andreduces the garden of the exsting howse which wil |
result in the loss of garaging for cars

The dwelling overlooks existing gadens and howses to anunacceptable degree

Houses without gardens have proved dfficult to sell on, the proposal will devalue
properties

A new house of this $ze would namally have at least a doulde garage the apdicant is, we
understand, intending to move away after the development andwill not realise the profits
hoped for

A more appropriate deve opment would be garaging, workshophome gym/granrny annex
Loss of light to gardens and agoining properties.

The Parish Council
Raise no ohjection bu comment that some aeas of parking are in private ownership and are not
designated as common land. The Parish Courcil has paved areas near the Green.

Darlington Association on Disability
Object onthe grounds the gplicaion shows a step at each doa to the proposed dwelling access
to the dwelling shoud belevel.

Darlington Civic Trust
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No oljedion and comment, we consider the goproach adopted by the gplicant very creditable
and praiseworthy, which iswell thought out and well presented. His anaysis of the aea,
athough aimed mainly at the issue of parking, show clearly histhoughts on haw the proposed
new dwelling will fit in the street scene.  Our view is, whilst not outstanding, the proposed
house will not detract and will passibly enhance the appearance and charader of the conservation
area. An observationisthen made in relation to the brick type to be used.

PLANNING ISSUES

The main issuesto be mnsidered in the determination o this applicaion is whether the propcsal
complieswith pdicy inthe BDLP in resped of new housing development within a Conservation
Area Asisthe norm onsuch applications the officer report assesses the proposal against the
criterialisted in pdicy H11 (Design and Layout of New Housing Devel opment) and the test set
out in pdicy E35 Conservation Areas and the requirement to consider S 72 o the Listed
Buildings and Conservation Areas Act 199Q

Application d policy H11

1 RELATE WELL TO THE SURROUNDING AREA, RESPECT ITS
PREDOMINANT CHARACTER AND DENSITY, AND AVOID DAMAGE TO
THE AMENITIES OF ADJOINING PROPERTIES

The predominant built form in the locality is two-storey family dwellings, the gplication
proposal is consistent with the darader of the aea andthereisno valid planning reason
why development at the site shoud be restricted to asingle storey building. Indeedit is
the asethat asingle storey building islikely to be much more out of character with the
immediate locdity. Theplot islarge enough to accommodate adwelling of the size
propcsed. Interms of the relationship to adjoining propertiesthisis considered
acceptable. The most aff ected properties are the adjoining occupiers at 3 and 5Church
View and 17to 20Town Farm Close to the north and nath west of the gpli cation site.

The siteislevel and al properties aff ected by the proposal are two storeysin height. In
respect of 17 and 18Town Farm Close to the north privacy distances will be 25.6m
between principal elevations and this exceeds the 21m standard generally applied andis
acceptable. 19and 20Town Farm Close to the north west lie some 28m from the
propcsed dwelling and there ae nowindows, except afirst floor landing window, which
faces onto those properties and their rear gardens directly. Thefirst floor rear windows
onthe proposed dwelling will overlook rear gardens of the propertiesin Town Farm
Close but given the distances between the properties thereis noloss of privacy or
amenity that would justify arefusa of planning permission. In respect of 3 Church View
only thefirst floor side-landing window will overlook the rear garden of that property and
this can bein olscure glazing, if necessary. Finaly, the rear of the propaosed dwelling
will project some 2m behind the rear elevation d No 5to the east. The proposed
dwelling will impact onafirst floor window to a small bedroom at the first floor level,
thisroom however, has awindow, which faces north and is already in considerable
shadow during the day. The proposed dwelling will increase the amount of
overshadowing for thiswindow but on balance thisis not considered areason to refuse
the goplication, no aher windows to habitable roomsin this property are diredly aff ected
by the propacsal.



APPLICATION REFERENCE NO 04/00385/FUL PAGE

In terms of the design of the property thisis considered acceptable. The origina design
has incorporated changes made by the teams Conservation and Design Officer.  One of
the issues that does need to be considered isthe location d the parking area and the fact
that the building is st bad in the site to accommodate frontage parking.

In pre-application adviceit was suggested that the buil ding could be sited close to the
front of the site to contribute more to the streetscence and dace parking provided to the
rear. The gplication site, however, isnot wide enough to provide a separate vehicular
accessand maintain vehicular accessto the existing property at No. 3 and the landowner
will not agreeto ashared access. The gplicant has also panted ou that there are
numerous examples of parking being provided onthe forecurts of propertiesin the
village and the development would na therefore be so out of character. On balance, this
argument is accepted and the siting of the property some 5m back into the site is not
considered so injurious to the street scene to merit arefusal of planning permission.

The gplication propases the use of UPVC sliding sash windows and rainwater goods.
Whilst every encouragement will normally be given to the use of timber windowsin
particular, many properties in the Bishopton Conservation Area have now replaced
windows with UPVC andit is nat considered appropriate to insist on any different
materia in this applicaion.

2. PROVIDE AN ATTRACTIVE, EFHCIENT AND SAFE RESIDENTIAL
ENVIRONMENT;

The goplication providesfor this.

3. PROVIDE ADEQUATE PRIVACY IN THE ROOMS, GARDENS AND
OTHER OUTDOOR AREAS OF THE PROPOSED DWELLINGS AND
EXISTING ADJACENT PROPERTY

Given the comments on pant 1 above the relationship between the existing and proposed
propertiesis considered acaptable.

4. PROVIDE ADEQUATE DAY LIGHT AND SUNLIGHT ENTERING THE PRINCIPAL
ROOMS OF THE PROPOSED DWELLINGS AND EXISTING ADJACENT
PROPERTY

Theinternal layout of the dwelling is satisfactory. The impact of the propacsal onthe first
floor north-facing window at no.5 isnoted bu is nat considered to be of sufficient impact
to merit arefusal of planning permission.

S. PROVIDE ADEQUATE GARAGING OR CAR PARKING AND OTHER
PRIVATE AMENITY SPACE WITHIN INDIVIDUAL DWELLING
CURTILAGES IN ACCORDANCE WITH POLICY T24

The propaosal provides for two onsite parking spaaes in accordance with adopted
standards on a parking area to the front of the site and area garden area of an acceptable
sizeto suppat the dwelling.
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6. PROVIDE CONVENIENT AND SAFE PEDESTRIAN ACCESSTO
RECREATIONAL FACILITIES (E.G. CHILDREN'S LAY AREAS AND
PLAYING FIELDS) AND OTHER LOCAL SERVICES (E.G. SHOPS AND
PUBLIC TRANSPORT)

The prospective residents will have acessto al vill age ameniti es and services

7. DISCOURAGE UNAUTHORISED PUBLIC ACCESSTO ADJOINING
AGRICULTURAL LAND

Not applicable

8. PROVIDE CONVENIENT AND SAFE ROAD ACCESS FOR RESIDENTS,
VISITORS AND SERVICE VEHICLES IN ACCORDANCE WITH POLICY T13

Accessto the siteisdired from the adjoining hghway. The Highways Engineers have
stated thisis acceptable and creates no additional traffic issues that would merit arefusal
of planning permission.

0. INCORPORATE EXISTING WILDLIFE HABITATS AND LANDSCAPE
FEATURES, WHEREVER APPROPRIATE, AND PROVIDE
OPPORTUNITIES FOR THE CREATION OF NEW WILDLIFE HABITATS

Not applicable

10. LOCATE ANY DWELLINGS FRROVIDED FOR THE ELDERLY OR PEOPLE
WITH DISABILITIESWITHIN 200m OF BUS STOPS

Not applicable

In terms of the impact on the Conservation Areathe officer view isthat the proposal will
nat detrad for the gopearance and character of the Conservation Area and complies with
policy E35 o the BDLP and S.72 d the Listed Buildings and Conservation Aress ad
199Q It will enhance the dharacter of this part of the Conservation Area and certainly
meet the accepted test to achieve adevel opment that has at least a'neutral’ impact onthe
Conservation Area

The objedions raised to the proposal are noted but the goplicaionis considered
acceptable. The site represents an "infill" site within the village boundaries and proposes
adesign, which is acceptable, and hes a satisfactory relationship to the neighbouing
properties consistent with accepted planning standards. The siting of the development
within the site will impact on the streetscence but the propaosals will not have a harmful
impad.

Therewill be sometreelossas aresult of the development but thisisrestricted to
ornamental and conifer treesin the existing garden area, these ae not important
spedmens and their lossraises no danningisaues. The remaining trees onthe site will
arealy benefit from protection by virtue of their siting in the Conservation Area



APPLICATION REFERENCE NO 04/00385/FUL PAGE

Building Regulations will ded with the issue of access to the property, viasteps. The
accessto the site and parking are acceptable and dficers consider thereis nojustifiable
planning reason based onthe submitted oljections, to refuse planning permisson.



APPLICATION REFERENCE NO 04/00385/FUL PAGE

RECOMM ENDATION

THAT PLANNING PERMISSON BE GRANTED SUBJECT TO THE FOLLOWING

CONDITIONS:

1) A3 Implementation Limit (Five Y ears)

2) B5 Detail ed Drawings (Accordance with Plan)

3) C5 Restriction d PD Rights (Residential)

4) E5 Boundary Treatment Submisson

5) G3  Parking (Maintained Buildings)

6) Notwithstanding the detail submitted onthe approved plan, no development shall
commence until final detail s have been agreed of the proposed window types and reveals
onthe gproved dwelling and the devel opment completed in accordance with the agreed
details.

REASON - In arder to protect the dharader and appearance of the locality which forms
part of the Bishopton Conservation Area.

INFORMATIVE

The decisionto grant planning permisgon has been taken having regard to the palicies and
propasals in the Borough of Darlington Locd Plan set out below, andto al relevant material
considerations, including Supdementary Planning Guidance: -

E35- Conservation Areas
H11 - Design and Layout of New Housing Development
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APPLICATION REF. NO: 04/00386CAC

STATUTORY DECISION DATE: 1 June 2004

WARD/PARISH: SADBERGE AND WHESSOE

LOCATION: Town Farm House 3 Church View Bishopton
Darlington TS21 1HB

DESCRIPTION: Demoalition of existing shed

APPLICANT: PHILIP WATSON

APPLICATION AND SITE DESCRIPTION

The gplication site comprises an areaof land d approximately 250m2. It islocaed between
two existing properties no.3 and na5 Church View in Bishopon. The site lies onthe northern
side of the road oppaite St Peters Church hall. The application propaoses the demolition d an
existing single storey open sided bulding to facili tate the erection d two storey, three bedroom,
detached dwelling an applicaion for which is considered el sewhere on this agenda.

The goplication site lies within the Bishopton Conservation Area

PLANNING HISTORY

None relevant.

PLANNING POLICY BACKGROUND

The following pdlicy in the Borough of Darlington Local Plan isrelevant;

E35 Conservation Areas

RESULT SOF CONSULT ATION AND PUBLICITY

Four letters of objection have been received which qude the CAC application reference but

these relate to the planning application (Ref 04/00385FUL) reported elsewhere on the agenda.
None of the letters received oljed specifically to the removal of the existing building.
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PLANNING ISUES

The only issue to be considered in the determination d this appli cation is whether the demolition
of the existing building is acceptable in terms of its impact onthe gpearance and character of
the Conservation Area.

The eisting buil ding the subject of the gplicaionislocated onthe eastern boundry of the rear
garden of the applicaion site. It comprises and open sided bulding in timber onabrick plinth
used for parking and damestic storage for the property. The building is of nointrinsic
architectural value and makes no contribution to the charader and appeaance of the
Conservation Area. Itsdemolitionwill arguably improve the quality of the local environment.

S.72 d the Listed Buildings and Conservation Areas Act, requires the Local Planning Authority
to pay particular regard to the impact of aproposal onthe gpearance and character of the
Conservation Area and the accepted test is now that a development shoud have d least a neutral
eff ect on such areas and nd detrad from them. Given the nature of the buil ding, the application
to demolish will med thisrequired test and could, arguably, enhance the gpearance and
charader of thearea The gproval of such applicaionisnormally the subject of a planning
condtion that prevents demolition urtil a cntract for the new building works has been let. Such
a andtion is not appropriate in this case mainly because of the poar quality of the existing
structure.

IT ISRECOMMENDED THAT CONSERVATION AREA CONSENT BE GRANTED
INFORMATIVE

The decisionto grant planning permisgon has been taken having regard to the palicies and
propasas in the Borough of Darlington Locd Plan set out below, andto al relevant material

considerations, including Supdementary Planning Guidance: -

E35 - Conservation Aress
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APPLICATION REF.NO: ° 04/00392CU

STATUTORY DECISION DATE: 2 June 2004

WARD/PARISH: MOWDEN
LOCATION: 2 Fulthorpe Avenue Darlington DL3 9XT
DESCRIPTION: Proposed Change of Use from Retail Shop (Class A1)

to Youth and Community Resource Centre (Class D1)

APPLICANT: ELM RIDGE METHODIST CHURCH

APPLICATION AND SITE DESCRIPTION

The propasal invalves a change of use of aretail unit to a'Y outh and Community Resource
Centre.

The unit consists of agroundfloor vacant shopwith aflat above within ashoppng parade. It is
located at the northern end o the parade.

The parade was constructed in the 1960s but it has recently been the subject of refurbishment
work. It consists of alarge mnwvenience store at its uthern end and there ae 10 smaller units
Two o the units are occupied by hot foodtakeaways. Living accommodation can be found
abowve the shops.

The surroundng areais predominately residential. A new flat development, Sandringham Court,
is stuated to the north of the parade.

Planning History

70/16(b) In June 1966 planning permission was GRANTED for the eection d ashopgng
centre with first floor flats.

00/00319FUL - In January 2001, planning permission was GRANTED for the demolition d
three shops, erection d 32flats and car parking. Addition d pitched roof and alterations to
remaining shops and flats. Landscgping to the front and provision d parking.

02/00094CU - In April 2002 planning permission was REFUSED for a change of use from
retail shopto ha foodtakeaway.
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03/01266CU - In January 2004 planning permission was REFUSED for a change of use from
retail shopto ha foodtakeaway.

PLANNING POLICY BACKGROUND
The following pdlicies within the Borough of Darlington Locd Plan are relevant:

H15 - Amenity of Residential Areas
R25 - Provision d Community Facilities and Services
S10 - Safeguarding the District and Local Centres.

RESULT SOF CONSULT ATION AND PUBLICITY

Fifteen letters of objection have been received raising the following concerns:

* This shop unt is unsuitable

* It will cause anti-social behaviour

* Itistoo rear an df-licence, shops andresidential area.

* Where will the youths go dter 9:00pm?

» ExtraNoise

o ExtralLitter

» Extra unceragedrinking d alcohd

» Extra pressure of paiceresources andlocal residents

* How will extra number of youths be mped with?

* Theunit shodd remain asaretail unit

* Why dorit EImRidge hald it in their own grounds?

e | would exped a reduction in my Courcil Tax

» Thecreation d this unit will exacerbate current problems of vanddism, hodigarnism, drugs
and dunkenness

* Any development will attract youths from outside of the area

» This development will devalue the saleable value of our property

» Unsuitable usein this area andl have no confidencein the people to organ se the youths

* Youths currently loiter in large groups, are abwsive leavelitter; use stepsasa windl;
drink alcohd

» Thiswill increase the problemrather thansolveit

* An appeal was recently turned down for an Indian Takeaway on the grounds of nuisance
and nase to the local residents. This will be 20 times wor se.

Both Ward Members have objected to the proposal on the following grounds:

» Thisproperty is not big enoughto accommodate the number of youths. It would be more
appropriate for one of the schods to be open orce or twice a week.

» This Centre will not be popuar with the shops and| understandthat a petition in excess of
900 nares has been raised aganst the proposed Centre.

* It will cause friction amongst shopkeepers andresidents who live dose at hand andwho
have recently paid considerable sums of moneyfor their new properties.

* Thisislikely to cause extra ndse, youngsters houting etc.

e Morelitter
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e Likelihood d addtiond underage drinking which is already a problemin the Ward
*  What would be the hous of opening?
* Aretherelikely to be discos and dher events?

PLANNING ISUES

The main issuesto be mnsidered here ae whether or not the propased change of useis
acceptable in the following terms

» Planning Policy
* Residential Amenity
e Highway Safety

Planning Policy

Policy H15 states that planning permission would na be granted for the establishment of non
residential uses which would urecceptably confli ct with the amenities of surroundng areas
having a predominately residential character.

Policy R25 states that propasals for change of use and conversion d existing buildings for
community purposes including youth centres will be encouraged having regard to the need to
safeguard residential amenity, the charader and appearance of the surroundngs and highway
safety.

The suppating text for Policy R25 states that due to the variety of operating hours and
condtions, applications for such uses which will function at off peak times, or uses which create
noise & abnamal hous, may be granted permisson onatemporary basis, at the outset, to
establish their impad on residential amenity.

Under the provisions of the Plan, the shoppang parade is defined as alocal centre. Policy S10
states that the Council will safeguard the vitality and viability of the local Centre such as
Mowden andin particular will safeguard their role for foodshopgang. Developments which
would undermine that vitality and viability will not be permitted.

Three of the smaller units are aurrently in nonretail use. These ae alaunderette and the two
aforementioned ha foodtakeaways. The proposal would result in the loss of afurther retail unit.

Planning permissonwas recently refused for a hot foodtakeaway at No. 86 Fulthorpe Avenue
on nase and general disturbance isaues and itsimpad onthe vitality and viability of the local
Centre. Thisdecisionwas upheld onappeal but the Inspector, when assessing the propacsal, did
not consider that the loss of the unit to nonretail use would undermine the vitality and viability
of thelocal centre as aretail shoppng parade. The gpeal was upheld onnaoise and genera
disturbance grounds only. But it isworth naing that the hot foodtakeaway intended to open
until 23:00 hrs each night.

Asaresult of the Inspector's commentsit could be agued that the Centre would na have a
detrimental impact onthe vitaity and viability of the shoppng parade.
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Residential Amenity
A copy of the letter from the Agent is attadhed to this report outlining how the Centre will be
operated. A copy of thisletter has been sent to the objedors andlocal residents.

Briefly, the Centre would accommodate 30 young people. It will initially open as a cdé with
associated internet and video facilities. Future activities may include ats and crafts classes,

homework clubs, health and keauty workshops. These activities will be identified foll owing
consultations with the yourg people.

The Centre will open initially on Tuesday and Thursday evenings from 6:30 pm to 900 pm. The
applicants have decided nad to open Friday or Saturday evenings.

The Centre will be staffed by people well experienced in youth work and behavioural
management. The Y outh Worker/Projed Leader would live in the first floor flat.

Asstated in the letter attached to this report the Anti-Social Behaviour Management Officer
from the Poli ce has been invaved in the propcsal and the staff are fully qualified to deal with

yourg people.

As part of the redevelopment of the flats and the wnstruction d the flats development, a live
CCTV system has been installed which covers the frontages of the shoppng parade and thisis
conrected to the main control room at the Town Hall.

There have been two previous planning refusals for haot foodtakeaways at this unit based upon
the impact such ause would have onthe residential amenities of neighbouing properties. Itis
considered that the proposed use can be viewed in adifferent manner to a hot food takeaway.
The hours of opening for the Y outh Centre would be |ess than the |ate night requirements of a
hot foodtakeaway. Takeavays aso have the patential to generate noise disturbance from the
operation of extradion equipment, especially if it isnot well maintained or becomes faulty.
Takeaways can aso result in cooking smells and odouts, and excessive traffic movement.

The concerns which have been raised by the objectors have been acknowledged and taken into
consideration. Asaresult, the gplicant has agreed to the imposition o a cndtionrestricting
the length of any planning permissionto 18 months. Thiswould comply with the alvice given
in Policy R25 o the Plan.

This applicationis finely balanced, however, Officers consider that the imposition d suitable
planning condtions would help the Courxil to establish the impad of the Centre onthe
amenities of the aea and reassess the situation at the gpropriate time.

Highway Matters
No highway objedions have been raised.

RECOMM ENDATION

THAT PLANNING PERMISSON BE GRANTED SUBJECT TO THE FOLLOWING
CONDITIONS:

1) A3  Implementation Limit (Five Years)
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2) C2  Limited Period (Use)

3) C12 Restriction d Use (Use Classes Order)

4) The use hereby permitted shall be carried ou during the hous 0900- to 2100Sundays to
Thursdays. The Centre shall not open onFridays to Saturdays.
REASON - In arder to safeguard the amenities of nearby residential properties.

5) B5 Detail ed Drawings (Accordance with Plan)

6) No amplified instruments shall be played and nodiscos sall occur within the premises.
REASON - To safeguard the anenities of nearby residential properties.

INFORMATIVE

The decision to grant planning permisson hes been taken having regard to the palicies and
proposals in the Borough o DarlingtonLocd Plan set out below, andto all relevant material
considerations, including Suppementary Planning Guidance: -

H15 - Amenity of Residential Areas
R25 - Provision d Community Facilities and Services
A10 - Safeguarding the District and Local Centres
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APPLICATION REF. NO: 0400492DC

STATUTORY DECISION DATE: 24 June 2004

WARD/PARISH: Hurworth

LOCATION: Hurworth Comprehensive Schoad Croft Road Hurworth
Darlington DL2 2JG

DESCRIPTION: Erection of a new clasgoom

APPLICANT: Director Of Development And Environment

APPLICATION AND SITE DESCRIPTION

Thisisafull planning application submitted under Regulation 3of the Town and Courtry
Planning (General Regulations) 1992

The gplication proposes the erection d a single storey flat roofed classroom measuring 23.1m
in length, 7.8m in width and 37m in height and would be constructed in brick.

The building would be located within the quadrangle of an existing classroom block.

The schod liesto the south of Croft Road within extensive grounds. The schod is bounded to
the east by dwelling houses, to the west by the grounds of Rockcliffe Court (a specia needs
houwsing unit) and to the south by open courtryside.

PLANNING HISTORY

None of any relevance

PLANNING POLICY BACKGROUND

The following pdliciesin the Borough of Darlington Local Plan are relevant:-

E2 - Development Limits

E4 - New Buildingsin the Courtryside
E8 - Areaof High Landscape Value
E29 - Setting d New Development

H15 - The Amenity of Residential Areas
R1 - Designing for All

R2 - Accessfor People with Disabilities
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R25 - Provision d Community Facilities and Services
RESULT SOF CONSULT ATION AND PUBLICITY

At the time this report was written, the Parish Courcil had na replied to the consultation onthe
propcsal. Any comments will be made orally to the Committee.

PLANNING ISSUES

The principal issue to be ansidered is whether the proposal would materially aff ect the visua
amenities of the locdity.

The proposed classroom is of aflat roof design and would match the existing complex of flat
roofed buldings and given itslocation it would na be visible from outside the existing
classroom block. Consequently, no materia harm would be caised to the gppearance of the
existing schod or the visual amenities of the locality.

RECOMM ENDATION

SUBJECT TO THERE BEING NO GBJECTION TO THE DEVELOPMENT, UPON THE
EXPIRY OF THE STATUTORY PERIOD OF PUBLICITY ON 4 JUNE 2004 THE
DIRECTOR FOR DEVELOPMENT AND ENVIRONMENT BE GIVEN DELEGATED
AUTHORITY TO GRANT PLANNING PERMISSION UNDER REGULATION 3 OF THE
TOWN AND COUNTRY PLANNING (GENERAL REGULATIONS) 1992 SUBJECT TO
THE FOLLOWING CONDITIONS:-

1) A3 Implementation Limit (Five Y ears)

2) B4 Detail s of Materias (Samples)

3) B5 Detail ed Drawings (Accordance with Plan)
INFORMATIVE

The decisionto grant planning permisson has been taken having regard to the palicies and
propasals in the Borough of Darlington Locd Plan set out below andto all relevant material
considerations, including Supdementary Planning Guidance: -

E2 - Development Limits

E4 - New Buildingsin the Courtryside

E8 - Areaof High Landscape Value

E29 - Setting d New Development

H15 - The Amenity of Residential Areas

R1 - Designing for All

R2 - Accessfor People with Disabilities

R25 - Provision d Community Fadlities and Services
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