Planning Committee 7 February 2024

Report of the Chief Executive

APPLICATION NUMBER: 23/00814/REG3

LOCATION: 1-27, 29-30, 32-52, 83A, 83-92 Princes Street and

1-22 Wellington Street, Eastwood,
Nottinghamshire

PROPOSAL: Install external wall insulation to front, rear and

side elevations of properties, including enabling
and facilitating works. Numbers 1-27, 29-30, 32-
52, 83A, 83-92 Princes Street and 1-22 Wellington
Street

This application is brought before Committee because the Council is the applicant.
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3.2

4.1

Purpose of the Report

The application seeks planning permission for the installation of external wall
insulation and brick effect render to 85 terraced properties in multiple
ownerships. The majority of the properties are in the ownership of the Council
with the remainder of the properties in private ownership.

Recommendation

The Committee is asked to RESOLVE that planning permission be
refused for the reasons outlined in the appendix.

Detail

The application site consists of a row of 6 blocks of two storey brick built
Victorian terraced properties located within a built up residential area of
Eastwood. This block of properties is one of the two remaining blocks from the
original housing dating back to the late 19th century. The front of the
properties is pedestrianised with vehicular access to the roads to the side and
rear of the properties.

The site is located within the Eastwood Conservation Area.

Financial Implications

The comments from the Head of Finance Services were as follows:

There are no additional financial implications for the Council with the
costs/income being within the normal course of business and contained within
existing budgets. Any separate financial issues associated with S106s (or
similar legal documents) are covered elsewhere in the report.
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Legal Implications

The comments from the Head of Legal Services were as follows:

The Legal implications are set out in the report where relevant, a Legal
advisor will also be present at the meeting should legal considerations arise.

Data Protection Compliance Implications

Due consideration has been given to keeping the planning process as
transparent as possible, whilst ensuring that data protection legislation is
complied with.

Climate Change Implications

Any climate change implications are contained within the report.

Background Papers

None.
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APPENDIX

Details of the application

The application seeks planning permission for the installation of external wall
insulation and brick effect render to 85 terraced properties in multiple
ownerships. The majority of the properties are in the ownership of the council
with the remainder of the properties in private ownership.

Site and surroundings

The application site consists of a row of 6 blocks of two storey brick built
Victorian terraced properties located within a built up residential area of
Eastwood. This block of properties is one of the two remaining blocks from the
original housing dating back to the late 19th century. The front of the properties
is pedestrianised with vehicular access to the roads to the side and rear of the
properties. The site is located on the north and eastern edges of Eastwood
Conservation Area.

Relevant Planning History

23/00606/REG3 Install external wall insulation to the Permission
front, side and rear of 68-82 Granted
Princes Street

Relevant Policies and Guidance

Broxtowe Aligned Core Strategy 2014:

The Council adopted the Core Strategy (CS) on 17 September 2014.
e Policy 1 - Climate Change

e Policy 8 - Housing Size, Mix and Choice

e Policy 10 - Design and Enhancing Local Identity

e Policy 11 - The Historic Environment

Part 2 Local Plan 2019:

The Council adopted the Part 2 Local Plan on 16 October 2019.

e Policy 15 - Housing Size, Mix and Choice

e Policy 17 - Place-Making, Design and Amenity

e Policy 23 - Proposals Affecting Designated and Non-Designated Heritage
Assets

Planning (Listed Buildings and Conservation Areas) Act 1990
e Section 72 - General duty as respects conservation areas in exercise of
planning functions.

National Planning Policy Framework (NPPF) 2023:
e Part 2 - Achieving Sustainable Development.
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5.1

5.2

Part 4 - Decision-making.

Part 16 - Conserving and enhancing the Historic Environment

Part 14 - Meeting the challenge of climate change, flooding and coastal
change.

Consultations

Councillors & Parish/Town Councils:

Councillor D Bagshaw — No Comments Received
Councillor K Woodhead - No Comments Received
Eastwood Town Council - No Comments Received.

Consultees:

Conservation Officer — Recommend that the application is refused, as there
would be less than substantial harm to the character and appearance of the
conservation area, that is not sufficiently counterbalanced by public benefits,
in accordance with Para 202 of the NPPF and Section 72 of the Listed
Building and Conservation Areas Act (1990). There are other opportunities
to thermally upgrade the properties, such as internally, at the side and rears
and also in the roof.
The Conservation Officer has searched the Planning Appeal register on the
government website to try and identify relevant planning applications that
have been decided by the planning inspector. They can only identify appeals
such as

- APP/Y1945/W/21/3279893 - here the Planning Inspector overturned the
LPA's refusal for external insulation - however here the host dwelling was
originally covered in a roughcast render. As such the change is less impactful
than in Eastwood.

- APP/X1118/D/16/3159340 - here once more the Planning Inspector
overturned the LPA's refusal - this time it was for external insulation and
render on a 19th century terraced property. However, once more there is not
a direct comparison to the Eastwood case because in this appeal case the
property had already been rendered with a modern cement render,
presumably before the conservation area was designated.
- APP/E2001/D/21/3274144 - in contrast to the above two appeals that were
overturned, here the Inspector dismissed the application for external render
and insulation on a property that was already rendered.

The Inspector stated:

'Insulated render to the front elevation would add to the depth of the property
and this would be particularly noticeable at the eaves line, in the depth of the
window and door reveals and along the line of the joint boundary with the
attached cottage. The additional depth to the front elevation would appear
incongruous with the character of the adjacent cottages and noticeably
change the similarity between them. Consequently, the contribution of the
row of cottages to the street scene would be diminished. The changes to the
front elevation of the cottage would be clearly visible from The Green and
would be detrimental to the character and appearance of the CCA'
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6.2
6.2.1

When turning to the public benefits of thermal upgrading, the Inspector
stated:

‘The Framework supports development that mitigates climate change.
Although not quantified, the insulation of the building would likely reduce
energy consumption. Even so, in the absence of any quantifiable evidence |
can only attach moderate weight to the benefit of reduced energy
consumption. While | have not found harm due to the insulation of the side
gable or the rear elevation of the building in themselves these visual changes
to the cottage are neutral and do not weigh in favour of the proposal. Overall,
the moderate public benefits would not outweigh the great weight to be
attached to the conservation of heritage assets and the proposal would
therefore conflict with the Framework.’

The comments of this Planning Inspector are echoed in relation to the
Eastwood application, specifically where it was stated:

'‘Overall, the moderate public benefits would not outweigh the great weight to
be attached to the conservation of heritage assets and the proposal would
therefore conflict with the Framework.’

Further to my comments that related to the application 23/00814/REG3, my
comments of November 15 submitted to the case officer at 6.13pm, are
directly related to the new application. The level of harm (less than
substantial) to the conservation area still stands and the harm will be
marginally higher now that a precedent has been set for a large number of
properties on the street to be externally insulated. There are still private
properties on the terraced row that will not be carrying out the works and as
such there will be no uniformity, with awkward junctions between the private
/ council owned buildings. As such | do not support the proposal.

Assessment

Principle
The principle of external wall insulation and rendering within a residential

area, is deemed acceptable subject to any assessment of the design and
appearance and its impact on heritage assets.

Design

Policy 1 of the Aligned Core Strategy states that all development proposals will
be expected to mitigate against and adapt to climate change, to comply with
national policy and contribute to local targets on reducing carbon emissions and
energy use unless it can be demonstrated that compliance with the policy is not
viable or feasible. Policy 8 of the Aligned Core Strategy states that residential
development should maintain, provide and contribute to a mix of housing
tenures, types and sizes in order to create sustainable, inclusive and mixed
communities. All residential developments should contain adequate internal
living space and a proportion of homes should be capable of being adapted to
suit the lifetime of its occupants. Policy 10 states that massing, scale,
proportion, materials, architectural style and detailing will be considerations
when assessing development.
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6.2.2

6.2.3

6.2.4

6.2.5

6.2.6

According to the supporting documents, the proposed external wall insulation
system is comprised by mechanically fixed insulation boards with a render
finishes. The total thickness of the proposed insulation system would be 100mm
with approximately 10mm of render attached.

The properties are traditional in appearance with painted lintels and painted
stone projecting cills. At the eaves of the properties there are projecting dogs
tooth detailing located underneath the gutter line. Concerns were raised with
the applicants with regards to how these important characteristics of the
buildings would be retained. Further information was submitted with the finish
detailing for the cills, lintels, eaves and gutter lines that proposed to replicate
the existing detailing as close to like for like as possible.

The installation of the insulation would add a further 100mm to the outside of
the properties. This would create large recesses at both window and door
reveals which would appear as an incongruous feature on the historic buildings.
It was agreed following discussions with the applicants that to overcome this
issue the existing windows and doors would be removed and pulled forward
within the recess to match the existing aperture depth.

Alternatives are available to the external insulation which involves insulating
the internal of the properties were discussed with the applicants. However,
given the upheaval it would cause to the occupants of the properties and the
reduced level of insulation level it would produce this was considered by the
applicants to not be a viable option.

Given the fact that the properties in question are not all in the ownership of the
applicants then there is no control by the applicants that the works will be able
to be carried out to all of the properties. This could potentially result in a stepped
effect in the insulation creating a detrimental visual impact on the street scene
and specifically the Conservation Area. Out of the 85 properties in question 26
of these are in third party ownership. This could result in multiple steps in the
street frontage along the six rows of housing having a further negative impact
on the street scene.

There are multiple breaks in the terraces to allow for access to the rear of the
properties. These passages are narrow in design and once the external
insulation and render has been applied to the properties, these passages will
narrow considerably and may become impractical in terms of being used as
walkways for access to the rear of the properties and narrowed to such an
extent that wheelie bins would not fit through them. This could result in
additional clutter being created on the pedestrianised street frontage with
wheelie bins being left to the front of the properties.

The properties within Wellington Street are located on a hill and so the
properties are individually stepped from the proceeding one. This would cause
concerns with regards to the appearance of the installation of the insulation as
the base of the insulation is required to be level. This would create a step
between the insulation and the base course of the properties which would also
step in line with the properties. This new addition to the visual appearance of
the property is considered to be an incongruous feature and not in line with
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6.3
6.3.1

6.4
6.4.1

6.4.2

properties of this period. This step in the insulation would be further enhanced
if not all of the properties are insulated due to ownership constraints.

The properties in question all have the services to them on the principle
elevations. Given the complexities involved with regards to the moving of the
services to the properties it will not be possible to relocate the gas pipes to the
face of the proposed insulation. To overcome this issue, the insulation is
proposed to be installed around the pipework with a removable faux panel
installed over the pipes. There are concerns with regards to the installation of
removable panels as there is no assurances that these panels will remain in
place permanently and if these panels are damaged/removed or lost then the
increase in the depth of the insulation and render will be enhanced and bare
edged white insulation will be visible within these voids.

Amenity

Policy 10 of the Aligned Core Strategy states that development will be assessed
in terms of the impact on the amenity of nearby residents or occupiers. Policy
17 of the Part 2 Local Plan 2019 states that any development should not cause
an unacceptable loss of amenity for the occupiers of neighbouring properties.

Given the scope of the works involved it is considered that the proposal would
have no negative impact on the neighbour amenity of the surrounding
properties.

Conservation

The statutory duty of sections 72(1) of the Planning (Listed Buildings and
Conservation Areas) Act 1990 requires Local Planning Authorities to have
special regard to the desirability of preserving or enhancing the character or
appearance of that area.

Paragraph 194 of the NPPF (2023) states that in determining applications, local
planning authorities should require an applicant to describe the significance of
any heritage assets affected and paragraph 197 states in determining
applications, local planning authorities should take into account a) the
desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation.

Paragraph 202 of the NPPF (2023) states that where a development proposal
will lead to less than substantial harm to the significance of a designated
heritage asset, this harm should be weighed against the public benefits of the
proposal including, where appropriate, securing its optimum viable use.

Policy 11 of the Aligned Core Strategy states that development will be
supported where the historic environment and heritage assets and their settings
are conserved and/or enhanced in line with their assets and significance. Policy
23 of the Part 2 Local Plan 2019 states that proposals will be supported where
heritage assets and their settings are conserved or enhanced in line with their
significance.

The basic Heritage and Design Statement states that the addition of the
external wall insulation will have a limited detrimental effect on the appearance
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6.4.4

6.4.5

of the property as it will be very similar and will not cause loss of character to
the existing dwelling given the minimal change to the appearance of the
properties. It also states that the external insulation will positively enhance the
appearance of the house and will be consistent with the character of the
Conservation Area. It is considered the heritage statement inadequately
explains the impact of the proposed wall insulation on the external appearance
of the house, as the Conservation officer advised that the exterior of the
property would be detrimentally altered.

This application relates to the proposal to externally insulate the late Victorian
terraced row of properties within the Eastwood Conservation Area, that are
situated between Albert, Victoria and Wellington Street. The properties are
visible on the 1880 OS 25" map and are recognised as 'bye-law' terraced
housing that were built, most likely after the passing of the 1875 Public Health
Act. The 1880 and 1900 map show a primitive Methodist chapel at the heart of
these terraced properties. The original builder of these houses is uncertain, but
it is likely they were built speculatively and some may have an association to
the Methodist church. The houses are located in close proximity to the D. H
Lawrence Museum and they form a strong association with the D. H Lawrence
heritage of the town. Thus they are considered an integral component of
Eastwood's literary heritage and also hold a strong association with the former
mining industry.

In comparing the proposed render sample to the existing houses it was evident
that the impact on the street scene of the conservation area would be harmful,
as it would transform the character of the Victorian terraced rows The reveals
of the windows would be deepened with the subsequent distortion of original
proportions, the rustic humble brickwork of the terraced properties would be
wholly compromised, the external imitation brick render would not finish at the
base of the building (as it needs to avoid water penetration) and the faux mortar
joints and brick bond cannot be imitated so as to be indistinguishable from the
original facade.

An application such as this will always be a delicate balancing act because the
public benefits of the proposal are so plainly evident - the tenure is social
housing, there is a climate emergency with escalating fuel bills and there is a
pressing requirement to thermally upgrade these properties. The public benefits
must be considered as a counter balance to the harm caused to the street
scene of the conservation area, in accordance with Paragraph 202 of the NPPF.

The level of harm caused by the proposed insulation render is considered to be
less than substantial, with the level set at a moderate to higher level of less than
substantial harm. It is not entirely the role of the conservation officer to identify
the public benefits of the proposal - and it is noted the applicant (Broxtowe
Estates) has not taken the time to carry out a detailed Heritage Impact
Assessment or demonstrate the public benefits in great detail - however it is my
estimation that the public benefits do not outweigh the harm in this instance.
The terraced properties contribute so much significance to the DH Lawrence
literary history of Eastwood, which is a town that has had its heritage so heavily
compromised in other areas. If the character of these terraced rows were
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compromised to this extent, there would be an impact that would transcend its
immediate location; the harm caused to its kinetic setting would permeate
outwardly, towards the DH Lawrence Museum and onto Nottingham Street.

As previously stated in paragraph 6.2.4 there is the potential for some of the
properties to be left uninsulated due to third party ownership. This would result
in the facades of the properties stepping in and out where the works have not
been carried out. The resulting appearance of old traditional brick finish and
modern render would negatively impact the Conservation Area.

A previous application 23/00606/REG3 is in close proximity to the site within
the conservation area, was previously approved at planning committee for
external insulation to be carried out to a separate block of housing. This sets
the precedent for this form of work within the area and is considered to cause
moderate to substantial harm to the Conservation Area and the inclusion of
further properties having a modern render finish applied will considerably
increase this harm and irreparably damage the historic visual appearance of
the area.

Ecology
A bat survey was carried out due to the potential for bat habitation within the

houses in question. The survey returned no bats present within the buildings
but did pick up potential bat roost in locations that were not able to be inspected
without scaffolding. A condition, should planning permission be granted, has
been requested by Notts Wildlife Trust that requires several of the properties to
be re-inspected once scaffolding has been erected.

During this survey a separate assessment was carried out regarding nesting
birds. It was decided that if works are carried out between March and
September then a check for nesting birds should be carried out prior to any
works commencing. It was also requested that a condition be added to any
decision requiring the installation of two groups of three swift boxes be installed
within the scheme. However, this would result in the boxes being located to the
front of the properties which could detract from the appearances of the
buildings. Any mitigational bat and bird boxes would need to be located to the
rear of the properties to minimise any additional negative impact on the
Conservation Area.

Conclusion

The proposal fails to demonstrate that the proposed works would not create a
substantial harm to the character and appearance of the conservation area and
of the existing buildings. All relevant matters have been taken into account
when appraising this application. It is considered that the proposal does not
accord with the principles and policies contained within the Development Plan
and is unacceptable in terms of applicable material considerations and
planning permission should be refused.
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Recommendation

The Committee is asked to RESOLVE that planning permission be
refused subject to the following conditions.

1.

Reason: The external insulation system constitutes an
incongruous feature in terms of detail and material which would
appear out of character with the buildings and surrounding area.
The proposal therefore would create substantial harm to the
character and appearance of the Eastwood Conservation Area and
to the existing buildings, and there are no public benefits which
would outweigh this harm. Accordingly, the development would be
contrary to the aims of Policies 10 and 11 of the Broxtowe Aligned
Core Strategy (2014), Policies 17 and 23 of the Broxtowe Part 2
Local Plan (2019) with Section 202 of the NPPF and Section 72 of
the Listed Building and Conservation Areas Act (1990).

NOTES TO APPLICANT

The Council has acted positively and proactively in the
determination of this application by working to seek amendments
to the plans to make the development acceptable but amendments
were not forthcoming which would render the proposal acceptable.
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Photo of a site with the proposed works already carried out, which
demonstrates increased depth of reveals and gaps to ground level.
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Plans
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Proposea wall inish: Nk eMlect [ender 10 ML EI0e and FEar 2IEvations 1o Maton exIsting LIck. Proposad to repiace e
maroen renger witn r2d brick effect rendsr i IMprove ppearance. Noe: some side eievalions have 3 grey finkeh. Froposad to

replace these 350 Wi rad brick efiact render

‘appearance. and 1t maioh Me reoant w)

Render patem to Incluge SIoNe/tream colUred wInow INtEls 3N sIkS to match the edstng,

I UPVC. Proposed fo FEIZcE Wit new UPVC WINGows wih 3EaMIon 0f GE0rgian bars 10 MEtM 1 3 mare tradisonal

oW replacements on Prnces Street.

BIICK COMEIS 10 D FEDIICIEq WIN 3N EXTUSION INEgRated 10 INsUaton/ render AnEn
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exemal wal
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Do not scale dimensions.
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Ty A Type A Type s TeeE Typ=B Trees Type & Typec

Existing Side (West Elevation) Existing Front Elevations (South Elevation)

i fi i
B i [0 il
o
. B ) Typec Tk Tees Types Types TypeB Type
Existing Side (East Elevation) Existing Rear Elevations (North Elevation)
Natee:
ProsEcT Princes & Wellington Street + TypeA- appiies o Nos 1,13,14,29, 30 Princes Street; Type B - applies 1o NOs. 2-5, 512, 15-20, 23-27, 32 - 36, 38 - 41, 63 - 91. Princss.
Exiemal Wall Insulation Sireet: Type C applies fo Nos. 7.8, 21.22. 37,38 Princes Street,
+  Exisng wall inish: Red beick with stone painted cream or grey lintes and sl 10 windows
e . +  Proposed wal finish: Red brick effect render to front, skle and rear elevations o match existng brick. Proposed 1o replace the maroon
Existing Elevations. Type Fenr Wit ren bAick eMect ranget i IMpoVe SppEarance
A8 C Princes Strest
- Renger patiern to Inchude stonelcream coloured window lintels and sl fo match the existing.
ity wpartment
Coanon Omiase - . + Where windows are oid UPVC, Proposed fo repiace wih new UPVC windows wih 3ddilion of G2orglan bars o retum io a more raditonal
Feater Avenus seacs: 14100 DaTe: 2011272023 appearance, and to match the recent window repiacements on Princes Srast
Bescion e eI
m Fax GIEIETT 3O0 | o SG [CHEoc SCILI [sz= A2 «  Brick Corbels fo be repicated with an extrusien Integrated to Insulation render finish.
Eman: sovam
Dwe No: CWW24.010.012
NoTes:
r Do not scale dimensions.
If in doubt, please ask!
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Type A Ty A TypeB TyeeB Types TypeB TypeE Typec
Existing Side (West Elevation) Existing Front Elevations (South Elevation)

i i i i
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. . TypeC i Typec TypeE Type B Type B Type B TypeB Type A
Existing Side (East Elevation) Existing Rear Elevations (North Elevation)

Notes:

Prouscr: Prinoes & Welligton Street + Type - SPPIESs NOE 1.13,1429, 30 P Sy TypS B - PSS 1 NGS. 26, 512, 1520, 2327, 3235, 39 41, 8231, Prneas Syt Tyme

Eroxtowﬁ al Wall Insulation C applies fo Nos. 7.8, 21.22, 37.33 Princes Sireet
oroug

C OUMNCIL| ™& ProposedSeusions, Type = Proposad wall inish: Red brick effect render to front, skde and rear elevations b match existing brick. Propassd to repiace the maroon rendsr with rd
- A C Princes Street brics eMct rener to morove agpearance.

Existing wall flsh; Red Driek with stona/ painted cream or grey Intels and 155 10 wWINGows.

Render pattem to Include stona/cream coloursd window intels and 1S o match the existng.

Gounaal Offass Seats: 1:100 Date: 201272023 = Wnere windows are olf UPVC. Proposed to repiace with new UPVC windows with addiion of Gearglan bars o retium to 3 more traditional
Foster Avenue —— appearance, and to mateh the recent window replacements on Frinces Street
Nottingham Fax: (#1961 817 2800
e Drawse 5G |Cwecs SCILJ |szE: A2 = Brick Corets to De replicaled RN 30 exirusion Integrated o Insulation/ render Misn,
Emall: pavak

Dws ho: CW24.010013




