2005/2159  KINETON GRANGE 84- 86 KINETON GREEN ROAD 
	Application No: 
	2005/2159 



	Ward/Area:
	OLTON


	Location: 
	KINETON GRANGE 84- 86 KINETON GREEN ROAD   SOLIHULL 



	Date Registered:


	20/10/05


	Applicant: 
	COURT WARWICKSHIRE LTD


	Proposal: 
	AMENDMENT TO APPROVED PLANNING APPLICATION NO. 2005/1006 (ERECTION OF NINE FLATS)  TO ERECT TWO ADDITIONAL ONE BEDROOM FLATS.



PROPOSAL 

This proposal seeks full planning permission for the erection of two additional one bedroom units accommodated within two storey development, together with the 18 dwellings already granted planning permission through application ref: 2005/1006 in September 2005. The previous scheme provides for a total of 18 units on site: nine apartments are provided through refurbishment of the existing Kineton Grange and nine new units are proposed in a new build block extending along the sites street elevation at Allesley Road.

The proposed extension would result in an additional bay, adjoining the block of flats already approved under 2005/1006 facing toward the Allesley Road frontage. The extension would measure 6m in width, having the same depth as the adjoining extension. Development would therefore be brought closer to No.7 Allesley Road than previously approved and would encroach upon an area previously proposed as amenity space to serve the approved apartment scheme. 

The design and fenestration detailing of the additional block replicates that of the adjoining flats, although steps down in height to form two storey accommodation as opposed to three.  Accordingly, the extension – at 8.8m in height above ground level - would be 2.3m lower in height than the adjoining block. 

The proposal would extend the “L”- shaped building, which steps progressively back from Allesley Road from 0.4m at the corner most point to 2m adjacent to No.7 Allesley Road, the closest neighbour. A gap of approximately 9.9m would be maintained from the side edge of the proposal to the boundary with No.7 Allesley Road.  

The proposed extension would face the private amenity area to No.88 Kineton Green Road on the opposite side of Allesley Road. A distance of approximately 12m is afforded from the front of the proposed extension to the side boundary with this property. 20m distance would be maintained from the rear elevation of the extension and the boundary with No.82 Kineton Green Road to the north of the application site. 

Approximately 340sqm of communal amenity space is provided to the rear of the building, in a courtyard comprising terrace and lawned garden. 

Car parking is located as previously approved to the front and rear of the site as per the existing situation, but an additional parking space is provided to serve the additional flats to the frontage of the site facing Kineton Green Road. A total of 28 surface level car parking spaces are now provided, with 13 spaces at the rear and 15 at the front. This equates to 140% car parking provision. Car parking areas are interspersed by landscaping to perimeter boundaries. 

CONSULTATION RESPONSES      

	Highway Engineers 


	:
	No objection to principle of development, however cannot support less than 150% car parking provision. 



	Landscape Architects


	:
	Principle of development already accepted. However, concerned about type of landscape species to be used and car parking underneath tree canopies and raised terrace and retaining wall underneath the oak tree to the rear of the property. New surfacing under tree canopies should be a ‘no dig’ construction with a pegged edge. 



	Conservation Advisory Committee
	:


	Object – negative impact on conservation area as a result of the additional extension. 

 

	Severn Trent Water 
	:


	No objection, subject to conditions



	Neighbours Notified

Site Notice displayed 


	:

:
	24/10/05

1/11/05

	Press Notice displayed 
	:
	26/10/05

	
	
	 


REPRESENTATIONS
1 letter of objection has been received to the proposal from the neighbouring property at No.7 Allesley Road and a request from Cllr windmill for the application to be reported to Planning Sub- Committee. A summary of objections raised are as follows:

· Plans do not show a boundary wall between the application site and No.7.

· Bins stores closer to No.7 causing unwanted smells and problem of vermin.

· Car parking area should be secured.

POLICY
West Midlands Regional Spatial Strategy (June 2004)

CF1 – Housing within the Major Urban Areas

QE3 – Creating a high quality built environment for all 

T7 – Car parking standards and management

Adopted UDP (April 1997)

H4 – Development of windfall sites

ENV4- Trees and woodlands

ENV6- Conservation Areas 

UDP First Review 2001-2011 (June 2003) 

H1 – Provision of housing land

H5 – Density design and quality of development 

T13 – Car parking provision

ENV2- Urban Design

ENV6 – Conservation Areas

ENV15 – Trees and Woodlands

Planning Policy Guidance Notes

PPS1 – Delivering sustainable development 

PPG3 – Housing

PPG13 - Transport

PPG15 – Planning and the Historic Environment

SPGs

New Housing in Context

Planning guidelines for housing development

Vehicle parking guidelines (adopted and draft)

Olton Conservation Area Character Appraisal (Draft)

PLANNING HISTORY

2005/2007
Conservation Area demolition. To demolish a two storey flat roofed extension at south end of the building and demolition of existing garage block to rear (Approved Sept. 05)

2005/1006
Demolition of a two storey flat roofed extension at the south end of the building and construction of 9no. new flats and minor modifications to existing building (Approved Sept 05)

63/14463 (28 Oct 1963) [C/A] - two additional flats 

56/14780 (22 Aug 1956) [C/A] Alteration of existing dwellings to 9 self contained flats

SITE DESCRIPTION

The application site comprises a prominent, 3 storey, red brick Victorian property at the junction of Kineton Green Road and Allesley Road, known as Kineton Grange. The property lies within Olton Conservation Area. The existing building is the largest and most prominent building in the immediate streetscene and at various times has been extended. One such extension relates to a prominent, unsympathetic two-storey flat roof side extension exists at the Kineton Green Road and Allesley Road corner and this accommodates two flats. Further extensions include a box dormer which sits between the main gable at front and rear.  

There is extensive car parking at the front of the building facing Kineton Green Road with two access points to the road, one to the junction with Allesley Road and the other to the north of the site, close to a mature Oak Tree. To the rear of the site, there is an access from Allesley Road to a row of semi-derelict single storey flat roof garage units and parking area. Immediately behind the building is a garden area, with mature trees on the north border. A 2m high brick boundary wall fronts onto Allesley Road. 

The building is currently vacant, whilst refurbishment to its interior occurs. Originally built as a pair of dwellings, Kineton Grange was converted into 9no.flats following the grant of planning permission in the late 1950’s and shortly after, in the early 1960’s the flat roof two storey extension was added bringing a total of 11 apartments on site. 

The character of the area is residential, with large houses situated in individual plots. Allesley Road slopes downwards away from the site and the properties along this road are more modern depicted by modest semi-detached houses with hipped roofs. Directly opposite the site on Kineton Green Road, there is a large hotel at the corner of Kineton Green Road and Raddington Drive.      

MAIN ISSUES

· Policy considerations 

· Character and appearance of the Conservation Area

· Neighbour amenity 

· Highways/car parking

· Landscape and ecology 

APPRAISAL
Policy Considerations 

Relevant national policy guidance is contained in PPS1, PPG3, PPG13 and PPG15.  In particular, PPG3 promotes better use of land within urban areas and seeks to provide greater intensity of development at places with good public transport accessibility, such as town and local centres or around major nodes along good quality public transport corridors. The application site is located within the main urban area of Solihull Borough and therefore the proposal broadly complies with aims of this guidance. 

Policy H4 of the adopted UDP is of relevance to the application. This policy states that: ‘The Council will support the development of new windfall development sites…. However, planning permission will only be granted if the proposals pay due regard to the surrounding areas and do not conflict with other policies of the plan’.

Policies T8 of the UDP and T13 of the first Review UDP are also relevant in assessing the level of car parking to be appropriate for the proposal, along with further guidance within SPG Vehicle Parking Guidelines.   

Supplementary Planning Guidance is also relevant to this application, in particular ‘Planning Guidelines for Housing Development’ and ‘ New Housing in Context’ are also relevant. Guidance within ‘New Housing in Context’ aims to maintain and enhance the local distinctiveness, character and quality of Solihull’s residential areas, encouraging the most efficient use of land, whilst complementing surroundings. The guidance also highlights other considerations in assessing applications for residential development, such as impact on amenity, car-parking standards, and access to the site and other relevant planning considerations.   

Section 72 of the Planning (Listed Building and Conservation Areas) Act 1990 requires that special attention shall be paid in the exercise of planning functions to the desirability of preserving or enhancing the character or appearance of a conservation area. PPG15 recognises that new uses may be the key to a building’s or area’s preservation and controls over land use, density, plot ratio, day lighting and other planning matters should be exercised sympathetically where this would enable a historic building or area to be given a new lease of life.

PPG15 also notes that many conservation areas include gap sites, or buildings that make no positive contribution to, or indeed detract from, the character or appearance of the area; their replacement should be a stimulus to imaginative, high quality design, and seen as an opportunity to enhance the area. What is important is not that new buildings should directly imitate earlier styles, but that they should be designed with respect for their context, as part of a larger whole which has a well-established character and appearance of its own. Officers consider that unlike the previously approved scheme, which proposed the loss of unsympathetic extensions to the existing building, the application proposal raises the issue of whether the additional block would be appropriate in terms of its mass, bulk and proportions, set within the Olton Conservation area. 

Draft SPG Guidance contained within the Olton Conservation Area document, which makes reference to a strong sense of visual consistency within the area is based essentially on land use, space, scale, landscaping, design, materials and a general feeling of comfort and ease for residents and visitor alike. The policy intention for the area is to ‘preserve the grain of plot layouts’. 

Given the urban location of the application site there is a presumption for residential development subject to compliance with relevant development plan policy.

Character and appearance of the Conservation Area. 

The proposed amended scheme extends the “L-shaped” arrangement along two road frontages, turning the corner from Kineton Green Road and into Allesley Road to form additional residential accommodation in the form of two bedroom flats. Your planning officers and Members of the Conservation Advisory Committee objected to the original scheme tabled under 2005/1006 on the basis that the proposal would be excessively bulky and of a scale which would be detrimental to the character and appearance of the Conservation Area. Amended plans were subsequently received to delete 2 of the units adjacent to no.7 Allesley Road. This amended application gained planning permission. The current scheme reverts back to an almost identical scheme to that originally tabled under 2005/1006 and because of this, concerns originally stated still apply. 

Kineton Grange is the largest and most prominent building within the immediate street scene. Any  increase in its building footprint will of course have a knock on effect to the overall scale of the building, which must then be considered carefully in terms of its relationship to adjacent suburban residential units. This, together with the drop in the topography to the south, will emphasise the massing of the proposal and the dominance of the development over the adjacent residential units on Allesley Road. The impact of the height difference is emphasised by the lower apparent height of hipped roofs adjacent.

For the above reasons, planning officers negotiated for the footprint and thus the bulk, scale and massing of the proposal to be reduced, by deleting the last block of development. This was necessary to ensure that a comfortable transition and relief is achieved between the returning wing with adjacent Allesley Road dwellings. This reduction has also ensured a better balance between built form and space around the building. The amended scheme reduces the 15m separation gap with neighbouring property, No. 7 Allesley Road to just 10m. 

Although the design of the additional block reflects that of the extensions already approved under 2005/1006, it is the additional bulk, scale and massing which causes concern to both officers and Conservation Advisory Committee.  The development would unacceptably reduce the gap between the development and the two storey houses in Allesley Road. This would result in the scale and mass of the building appearing all the more apparent and dominant next to the existing domestic houses of Aylesbury Road, which themselves are set on a building line further from the road. The loss of soft landscaping on the site frontage to Aylesbury Road is also considered to present a negative impact to the streetscene. Officers consider that the proposal would now fail to preserve the character of this part of the conservation area. 

The number of units now proposed has implications for the space that is required for parking purposes. The provision of an additional vehicle space to the frontage would result in further loss of landscaping on this important street frontage. The layout of the approved car park was assessed carefully by your officers within the previous scheme and once more this proposal would erode the quality of the existing consent. It was the provision of such landscaping which helped to break up the car parking areas required under 2005/1006. This would be further exacerbated by your highway engineers requirement for 150% car parking provision, as opposed to the 140% proposed under this application. I shall return to this matter later. 

Officers consider that the amended scheme results in a development that does not respect the existing character of the application site or that of its neighbours. The proposal fails to preserve or  enhance the character of the parent buildings or the surrounding Conservation Area. The proposal is considered to reinforce officers and that of the Conservation Advisory Committee and conflicts with Policies H4 and ENV6 of the adopted UDP (April 1997) and Policies H5, ENV2 and ENV6 of the Solihull UDP (2001-2011 (Revised Deposit). 

Neighbour amenity 

The extension would bring development closer to properties on Allesley Road, leaving a 10m gap between the side wall of the extension and the boundary with No.7 Allesley Road. However, the resultant building layout, although stepping forward of this property, achieves sufficient separation to ensure that the 45 degree line of vision is not infringed to this adjacent neighbour. A car parking area already exists to the side of this property and therefore, officers are content that noise and disturbance through vehicles entering and leaving the site will not materially increase as a result of the proposal. 

The occupier of No.7 has objected to the position of a bin store at the north west corner of the site on the grounds of smell. Officers do not consider that the impact of this bin would be unacceptable due to its position some 18m from the rear elevation of the property.  However, details of the bin store are required by condition under the approved scheme and as yet details have not been submitted. Any submission pursuant to this condition would require details to show how the bins are to be screened and this enclosure would itself help mitigate against smell.  However, in line with members concerns during consideration of the previous application, a condition could be added to any approval to ensure that the siting of any bin stores be submitted to and approved in writing prior to commencement of development. 

The extension has sufficient separation from both the rear gardens to the north at 20m distance to the closest boundary and the side of properties on the opposite side of Allesley Road at 12m to avoid any significant detrimental impact to through overlooking of neighbouring properties.

Within the site, a spacious area of communal amenity space is provided for future occupants, equating to approximately 340sqm per dwelling unit. I am content that satisfactory level of amenity space is provided for future residents without compromising the character of the area. 

Landscape and ecology

The submitted plan indicates that no trees are scheduled for removal as a result of the proposals. A number of mature Oaks lie to the northern boundary of the site and your landscape officer has recommended a Tree Preservation Order is served upon them, details of which are currently being instigated. 

Your landscape architect raises no objection to proposals, provided that a ‘no dig’ method of construction to the car parking areas in the vicinity of existing trees is employed, along with no changes in levels around the trees to protect the Oak to Kineton Green Road. Officers are content that this can be secured via the imposition of suitably worded conditions attached to any approval. 

Because demolition of the existing extension is involved, a survey of the extension at the south end of the building should be carried out to identify the presence of any bat roots within the site and detailing any necessary measures for mitigation. Officers are content that this can be secured via the imposition of suitable worded conditions attached to any approval.  

Highways/car parking

Your highway engineers have stated a requirement for 150% parking provision to serve the site as a whole. 20 no. units of accommodation are proposed which equates to a requirement for 30 spaces. The submitted scheme provides for 28 spaces, resulting in a shortfall of 2 spaces. The traffic assessment submitted for consideration in support of 2005/1006 concluded that the site is located in a sustainable location, close to bus and rail routes, shops and local services. Nevertheless, officers are concerned that the proposed development of an additional 2 flats would intensify the use of the site to the point that additional car parking is required to avoid on street parking and congestion caused by obstruction to the free flow of traffic in the area. The shortfall in parking spaces is considered to be materially significant and on this basis, your highway engineers raise objection to the proposal. Accordingly, I would recommend that the application is unacceptable to the free flow of traffic and highway safety.

CONCLUSION

The proposed development is not expected to result in undue detrimental harm to neighbouring resident’s amenities, due to the separation distances between the proposed dwellings. I am content that this will not result in unacceptable overlooking or overshadowing of neighbouring properties. 

However, officers are concerned that the additional units proposed will have a detrimental impact on the character of the Conservation Area due to the bulk, scale and massing that would result, particularly when viewed from Allesley Road. The additional built form as proposed closes the important gap between the application site and the more suburban houses of Aylesbury Road, thus appearing harmful in the streetscene, exaggerated further because of the shift in building line between the apartment block and these Alysebury Road properties. Officers consider that the amended scheme results in a development which does not respect the existing building and or that of its neighbours. The proposal would also result in the loss of soft landscaping on the site which has a negative impact on the streetscene and to future residential amenity. For these reasons the proposal fails to preserve or enhance the character of the existing buildings and the surrounding Conservation Area
Your highway engineers consider that the parking requirement should be levied at 150% provision on site. The proposed development results in a shortfall of 2 vehicle parking spaces. Officers consider that even if the shortfall could be remedied, this would intensify the use of land on site at the expense of landscaping, which in turn would be detrimental to the spacious character of the existing site. Your highway engineers raise objection to the proposal and for the above reasons, officers recommend that the planning permission be refused.  

RECOMMENDATION
For the reasons outlined above I recommend refusal.

	

	(1) The proposed additional extension to that which has already been approved under 2005/1006 by reason of its size, bulk and massing would represent an overly intensive form of development that closes the important gap between the site and adjacent domestic scaled houses of Aylesbury Road. This, together with the loss of soft landscaped areas - for the extension itself and associated additional car parking - combines to make the development appear harsh within the streetscene, harmful to the character and appearance of the Olton Conservation Area.The proposals would therefore be contrary to policies H4, ENV4 and ENV6 of the Solihull Unitary Development Plan (June 2003); policies H5, ENV2, ENV6 and ENV14 of the Solihull Unitary Development Plan (First Review  Proposed Modifications 2005);  PPG3 Housing; PPG15: Planning and the Historic Environment; and to the Council’s approved Supplementary Planning Guidance relating to New Housing in Context.

(2) The proposed development would provide a level of car parking on site that is insufficient to meet the needs of the number of units sought. The proposal would result in unacceptable on street parking resulting in congestion caused by obstruction to the free flow of traffic in the area. The proposal would therefore be detrimental to highway safety, contrary to Policy T13 of the Solihull Unitary Development Plan (First Review  Proposed Modifications 2005)and the provisions of PPG13: Transport.

NOTE: For the avoidance of doubt this decision refers to the plans as follows: Plan Number(s): 0515/2.01A, 0515/2.02A, 0515/2.03A, 0515/2.04A, 0515/2.05A, 0515/2.06A.
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