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APPLICATION NO: DM/20/00340/FPA 

FULL APPLICATION 

DESCRIPTION: 
Alteration of existing building to provide 
increased/reconfigured living accommodation to 6 
apartments (use class C3) including conservatory to 
gable elevation (revised scheme). 

NAME OF APPLICANT: Mr John Adamson 

ADDRESS: 1A - 1F Victoria Terrace 
Durham 
DH1 4RW 

ELECTORAL DIVISION: Neville’s Cross 

CASE OFFICER: Lisa Morina 
Planning Officer 
Telephone: 03000 264877 
Lisa.morina@durham.gov.uk  

DESCRIPTION OF THE SITE AND PROPOSALS 
 

The Site 
 

1. The application site is an unlisted end terraced four storey property which is 
converted into 6 flats and is located within the Durham City Conservation Area. 
Historic maps indicate that the terrace was built sometime between 1860-94 and it 
has a strong character of quality brick built townhouses with stone detailing.  Victoria 
Terrace in association with the adjacent Albert Street and Western Hill are some of 
Durham’s finest in terms of planned domestic architecture.  
 

2. The terrace is sandwiched between the green wedges of Flass Vale and Wharton 
Park, and the properties have long front gardens facing downwards onto North 
Road, these spaces have visual amenity value in terms of the setting of the terrace 
and North Road in general.  

 

The Proposal 
 

3. This application seeks the alteration of the existing building to provide 
increased/reconfigured living accommodation to the 6 apartments which are all under 
a C3 use class.  An external fire escape is to be removed from the front elevation 
and a conservatory is proposed to the side elevation.  Replacement windows are 
also proposed.   
 

4. Originally a two-storey extension was proposed to the rear of the site which has been 
removed due to concerns over the impact on residential amenity of neighbouring 
properties. A parking area was also shown on plans to the front of the site however, 
again this has been removed from the proposal due to concerns about the impact on 
protected trees and the visual amenity of the conservation area.   

mailto:Lisa.morina@durham.gov.uk


 
5. The application is referred to the Committee at the request of the City of Durham 

Parish Council on design issues and also use class issues.  The proposal has been 
changed since this request.   

 

PLANNING HISTORY 
 

6. There have been various tree work applications previously applied for.     
 

PLANNING POLICY 

NATIONAL POLICY  

7. The following elements of the National Planning Policy Framework (NPPF) are 
considered relevant to this proposal: 

 

8. NPPF Part 11 Making Effective Use of Land - Planning policies and decisions should 
promote an effective use of land in meeting the need for homes and other uses, 
while safeguarding and improving the environment and ensuring safe and healthy 
living conditions. Strategic policies should set out a clear strategy for accommodating 
objectively assessed needs, in a way that makes as much use as possible of 
previously-developed or 'brownfield' land. 

 

9. NPPF Part 12 Achieving Well-Designed Places - The Government attaches great 
importance to the design of the built environment, with good design a key aspect of 
sustainable development, indivisible from good planning. 

 

10. NPPF Part 15 Conserving and Enhancing the Natural Environment - Conserving and 
enhancing the natural environment.  The Planning System should contribute to and 
enhance the natural and local environment by protecting and enhancing valued 
landscapes, geological conservation interests, recognising the wider benefits of 
ecosystems, minimising the impacts on biodiversity, preventing both new and 
existing development from contributing to or being put at unacceptable risk from 
pollution and land stability and remediating contaminated or other degraded land 
where appropriate. 

 

11. NPPF Part 16 Conserving and Enhancing the Historic Environment - Heritage assets 
range from sites and buildings of local historic value to those of the highest 
significance, such as World Heritage Sites which are internationally recognised to be 
of Outstanding Universal Value. These assets are an irreplaceable resource, and 
should be conserved in a manner appropriate to their significance, so that they can 
be enjoyed for their contribution to the quality of life of existing and future 
generations. 

 
https://www.gov.uk/guidance/national-planning-policy-framework 

NATIONAL PLANNING PRACTICE GUIDANCE:  
 

12. The Government has consolidated a number of planning practice guidance notes, 
circulars and other guidance documents into a single Planning Practice Guidance 
Suite. This document provides planning guidance on a wide range of matters. Of 
particular relevance to this application is the practice guidance with regards to; 
conserving and enhancing the historic environment; design; and use of planning 
conditions. 

 
https://www.gov.uk/government/collections/planning-practice-guidance 

 



LOCAL PLAN POLICY:  
 

City of Durham Local Plan 
 

13. Policy E6 (Durham City Conservation Area) sets out the Council's aim to preserve 
the character, appearance and setting of the Durham City Conservation Area by 
ensuring high quality design. 
 

14. Policy E21 (Conservation and Enhancement of the Historic Environment) states that 
the historic environment will be preserved and enhanced by minimising adverse 
impacts by development proposals. 
   

15. Policy E22 (conservation Areas) sets out that the authority seeks to preserve and 
enhance the character and appearance of the conservation area by ensuring that 
development proposal should be sensitive in terms of siting, scale, design and 
materials where appropriate reflecting existing architectural features 

 

16. Policy H13 – (Residential Areas – Impact upon Character and Amenity) protects 
residential areas from development that would have a significant adverse effect on 
their character or appearance, or the amenities of residents within them. 

 

17. Policy Q1 (Design) sets out that the layout and design of all new development should 
take into account the requirements of users including personal safety and crime 
prevention and the access needs of everybody including people with needs of 
disabilities.  
 

18. Policy Q9 (Alterations and Extensions to Residential Properties) states that 
extensions will only be approved when they met a set of specific criteria for example, 
including impact on residential amenity of neighbours and impact on streetscene. 
 

19. Policy T1 (General transport Policy) requires all development to protect highway 
safety and/or have no significant effect on the amenity of occupiers of neighbouring 
properties. 

 

20. Policy T10 (Parking - General Provision) states that vehicles parking should be 
limited in amount, so as to promote sustainable transport choices and reduce the 
land-take of development.   

 

RELEVANT EMERGING POLICY: 
 

21. The County Durham Plan (CDP) which in time will replace the existing saved Local 
Plans in County Durham commenced its Examination in Public (EiP) in Winter 2019. 
The programmed hearing sessions subsequently closed on 6th February 2020, and 
the Inspector’s issued his post hearing advice on 20th February 2020. An amended 
CDP has been prepared to take account of the specific instructions from the 
Inspector, and all the minor/main modifications which the Council proposed following 
the hearing sessions and in response to the action points issued by the Inspector. 
Consultation on the CDP (Main Modifications) commenced on Tuesday 26th May and 
will last until 21st July 2020 (an eight-week period). All comments that are received 
during this consultation period will be sent to the Inspector to inform his final report. 
Paragraph 48 of the NPPF states that decision-takers may give weight to relevant 
policies in emerging plans according to: the stage of the emerging plan; the extent to 
which there are unresolved objections to relevant policies; and, the degree of 
consistency of the policies in the emerging plan to the policies in the NPPF. Although 
the CDP is now at an advanced stage of preparation, it is considered that it should 
not be afforded any weight in the decision-making process until the Inspector’s final 
report has been received. 
 



The above represents a summary of those policies considered most relevant in the Development Plan 
the full text, criteria, and justifications of each may be accessed at 
http://www.cartoplus.co.uk/durham/text/00cont.htm  
 

CONSULTATION AND PUBLICITY RESPONSES 

 
STATUTORY RESPONSES: 
 

22. Highways – No objection, the proposal is within a controlled parking zone and no 
further permits would be given.  

 
INTERNAL CONSULTEE RESPONSES: 
 

23. Design and Conservation – The proposal would have a neutral impact.  
 

24. Ecology - The Bat Risk Assessment report by V Howard is sufficient to inform this 
proposal and no further survey is required. Please condition adherence to the Bat 
Method Statement if the application is approved. 
 

25. Tree Officer – No objection subject to details of conservatory depth being provided.   
 

PUBLIC RESPONSES: 
 

26. The application has been advertised by means of site notice and by notifying 
neighbouring residents by letter.  To date, four letters of objection have been 
received from the City of Durham Parish Council and the City of Durham Trust with 
the following comments:  

 

 The application proposes to add 11 bedrooms to an existing property that is 
currently sub-divided into six residential apartments which are believed to be 
occupied by post-graduate students.  

 The proposed three storey extension would significantly extend the mass of 
the building disproportionately and to the detriment of the elevations along 
Princes Street. It would intrude into the view to the Cathedral and the original 
County Hospital buildings.  

 The car park area is considered to have a negative impact and will cause 
traffic disruption and danger to an already congested area.   

 The Parish Council notices that the application form states that there have 
been no pre-application discussions with a planning officer; this is regrettable 
and ill-advised for a scheme such as this in a very sensitive location.  

 The application shouldn’t have been registered as information is missing in 
respect of whether the proposal is C3 or C4.   

 The tidying up of the property is very much needed, including the new 
appropriate style windows and removal of the ugly fire escape but we object to 
the size of the extension and the raised car park. 

 
27. Following re-consultation, the City of Durham Trust provided further comments: 

 

 They welcomed that a number of concerns expressed in the letter of 7 April 
have been satisfactorily addressed in this amended application. It is 
unfortunate that meter boxes feature so prominently on the side of the 
building.  

 The application states that it is for C3 use, but we are concerned that this will 
offer potential for conversion to HMO status.  

http://www.cartoplus.co.uk/durham/text/00cont.htm


 The increase in the amount of bedroom space will inevitably lead to greater 
pressure on parking, refuse storage / collection and general residential 
amenity.  

 If the application is to be approved, we would ask that a condition is applied to 
cover tree protection and the restoration of the garden and steps at the front 
of the building 
 

APPLICANT’S STATEMENT: 
 

28. The applicant has recently acquired the property, which is not generally in a good 
state of repair, as it has been neglected and unsympathetically altered, over a 
significant period of time. The brief is to refurbish the entire building and its private 
garden in order to return the building to its former glory whilst increasing its 
marketability and desirability to potential tenants. 
  

29. It is hoped that the proposed development will have a significant and positive effect 
on the building itself, its setting, the local area and the wider Conservation Area.  

 
30. The major elements of the proposed development are as follows:-  

 

 Removal of the unsightly external steel fire escape stair from the front east 
elevation.  

 Replacement of the uPVC un-sympathetic windows with period timber painted 
windows.  

 Re-construction of a period style timber conservatory to the south elevation.  

 Internal alterations to enable the removal of the external escape stair and to 
increase its marketability of the property and thus provide the additional 
income to invest in the refurbishment development; along with providing funds 
for the on-going repair and maintenance of the building and site.  

 Repair the paving and steps within the garden and generally improvements to 
the garden environment.  

 Provide access directly to the garden area to the east of the building from the 
ground floor apartments such that the outdoor space can be enjoyed.  

 
31. It is also confirmed that the apartments within the property are occupied by a mixture 

of professionals and families; as such it is and will remain in Use Class C3. 
 

The above is not intended to list every point made and represents a summary of the comments received on this 
application. The full written text is available for inspection on the application file which can be viewed at 

https://publicaccess.durham.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=P8X9C0GDL8J00  

 

PLANNING CONSIDERATIONS AND ASSESSMENT 

 
32. Having regard to the requirements of Section 38(6) of the Planning and Compulsory 

Purchase Act 2004, the relevant Development Plan policies, relevant guidance and 
all other material planning considerations, including representations received, it is 
considered that the main planning issues in this instance relate to the principle of the 
development, impact on the visual amenity of the area including the conservation 
area in which the property is located, residential amenity and highways issues.   

 
 
 
 
 
 

https://publicaccess.durham.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=P8X9C0GDL8J00
https://publicaccess.durham.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=P8X9C0GDL8J00


Principle of the Development 
 

33. The property in question is currently subdivided into 6 apartments which have been 
confirmed to be within a C3 use.  Objections have been raised that the proposals are 
currently occupied by students and therefore, should be considered in respect of the 
interim policy.  The agent has confirmed however that the proposals are all being 
used as a C3 use and will continue to be C3 and no change of use is therefore 
applied for.  Given this, the interim policy will not apply as the proposal does not 
relate to C4 HMO use.  Students are nevertheless able to occupy these properties 
providing they remain in C3 use occupied by no more than two unrelated individuals. 
 

34. The proposal is, therefore, to be considered as alterations to a residential property in 
which the principle of such is supported under policy Q9 of the City of Durham Local 
Plan which allows extension to residential properties subject to consideration of 
specific issues as considered below.  Paragraph 11 of the NPPF is not engaged as 
policy Q9 is not considered to be out of date and is also consistent with the NPPF 
and therefore, full weight can be given to this policy.    
 

Visual impact of the development on the conservation area 
 

35. The National Planning Policy Framework in part 16 requires that the impact of the 
development is considered against the significance of the Heritage Asset which in 
this case is Durham City Conservation Area. Part 12 of the NPPF deals with good 
design generally advising that it is a key aspect of sustainable development, 
indivisible from good planning that can lead to making places better for people.  
 

36. At a local level Policy E6 and E22 of the City of Durham Local Plan are also 
considered to be relevant. These policies state that the special character, 
appearance and setting of conservation areas will be preserved or enhanced. This 
will be achieved by only approving development that would be sensitive in terms of 
its siting, scale, design and materials. Policy Q9 require any extensions to such 
dwellings are in scale and character with its surroundings and neighbouring 
residential properties. 
 

37. The aforementioned policies and guidance requires the local planning authority to 
pay special attention to the desirability of preserving or enhancing the character or 
appearance of the Conservation Area and this would be entirely in accordance with 
section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.  

 

38. The majority of the proposals will be visible to the main public domain given the 
location of the property.   
 

39. To the front elevation it is proposed to remove the external steel fire escape with the 
damaged areas of brick/stonework to be made good along with the removal and 
replacement of the existing windows.   
 

40. The external fire escape currently has a significant detrimental impact upon the 
building facade and therefore removal and the making good would be beneficial and 
welcomed.  
 

41. The removal of the existing non-original windows including the white low quality upvc 
units offers the opportunity for further improvement.  Originally the design of the 
windows was considered unacceptable however the design has now been amended 
to be multi-paned upper sash and single paned lower sash, which are considered to 
be in keeping with the Victorian age and character of the building and harmonise 
with the style of the top floor windows.  In terms of materials these will be timber 
painted.  This is considered to have an acceptable impact on the host property and 
the conservation area thereby enhancing both.   



 
42. The proposed circular conservatory addition sits comfortably against the side 

elevation appearing entirely subordinate to the host building.  It is considered to have 
been designed to be of a tasteful period design, made from timber, that adds an 
element of aesthetic interest to the side elevation and is therefore considered to be 
in keeping with the character of the grand Victorian townhouse and in turn the 
conservation area in which the property is located.   
 

43. Objections were raised regarding the original two-storey extension however as 
stated above this has been removed and no longer forms part of the application.   
 

44. It is considered therefore, that the development proposal would not cause any 
adverse harm to the sustained historic character and appearance of the property or 
surrounding conservation area subject to conditions regarding materials.  
Accordingly it is considered to be in keeping with the NPPF and policies H9, E6 and 
E22 of the Local Plan. In relation to Section 72 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990, the proposal is considered overall to enhance the 
appearance of the Conservation Area.   

 
Residential amenity 
 

45. In terms of the use of property, Policy H13 states that planning permission will not be 
granted for new development or changes of use which would have a significant 
adverse effect on the character or appearance of residential areas, or the amenities 
of residents within them while Policy Q9 also seeks to provide such safeguards.  
 

46. The window replacement and improvement works would not result in any additional 
overlooking or loss of light issues from occurring and in respect of the conservatory, 
given its position, it would only be in close proximity to a building which is part of the 
student accommodation development opposite.  The building in question is used for 
offices and as such given the separation distances which are in excess of 15m, it is 
not considered that the proposal would have a detrimental impact on the occupants 
of this site.   
 

47. The proposed conservatory element would not be visible to the adjoining neighbours 
and in respect of those located to the west in excess of 21m would remain between 
the respective buildings, which complies with the Council’s minimum separation 
distances.  
 

48. In respect of the internal alterations, this does not result in any additional overlooking 
issues and seeks to provide a more appropriate level of amenity for current and 
future occupiers of the site.   
 

49. The proposal therefore is considered to have an acceptable impact on surrounding 
properties in accordance with policy Q9 and H13 of the Local Plan.    

 
Highways issues:  

 
50. Policy T1 of the City of Durham Local Plan states that the Council will not grant 

planning permission for development that would generate a level of traffic that would 
be detrimental to highway safety and/or have a significant effect on the amenity of 
occupiers of neighbouring property.  This policy is not considered to conflict with the 
intentions of the NPPF as it too seeks to secure a good standard of amenity for 
residents. 
 



51. The development site is in a highly sustainable location with good access to public 
transport and within walking distance of local amenities. The property lies within the 
Durham City Controlled Parking Zone therefore on street parking in this street is via 
permit parking or pay and display. Highways officers have been consulted on the 
proposal and raise no objection to the proposed development on this basis.  They 
have stated that no further permits would be issued.  

 
52. Originally, a car parking area was proposed at the front of the site and objections 

were raised in respect of this.  However, this has since been removed from the plans 
and is not to be considered as part of this proposal.   
 

53. The proposal is therefore considered acceptable from a highways viewpoint in 
accordance with policy H9, T1 and T10 of the Local Plan and the NPPF.   
 

Tree/Ecology Issues 
 

54. A bat risk assessment was submitted as part of the application and subject to 
the build being carried out in accordance with the recommendations of the report 
there is no objection from an ecology viewpoint. 
 

55. Policy E14 relates to existing trees and seeks to protect these.  Trees on the site are 
protected given their position within the conservation area.  The trees are located 
mainly within the front garden area and originally a parking area was proposed to the 
front garden area however, this has been removed from the plans and no longer 
forms part of this application.  
 

56. A tree is in close proximity to the conservatory proposed and as such further 
information is required to ensure that there would be no conflict between the 
structure and the tree.  Information has been provided which results in the potential 
for a raft foundation to be provided therefore, a condition is to be added to require 
details of the raft to be provided if required to ensure that the tree can be protected.   

 
57. The proposal, therefore, is considered acceptable in respect of the impact on existing 

trees within the vicinity of the site in accordance with policy E14 of the City of 
Durham Local Plan.  A condition will also be added regarding protection of the trees 
through the addition of protective fencing as per the tree protection plan.     
 

Other Issues 
 

58. The Parish Council consider that not gaining pre-application advice is regrettable and 
ill-advised for a scheme such as this in a very sensitive location.  Pre-application is 
not mandatory however is available should applicants wish to take this route.   
 

59. Concerns have also been raised that the application shouldn’t have been registered 
as information is missing in respect of whether the proposal is C3 or C4.  The 
proposal does not result in a change of use of the property therefore, the correct 
information has been provided as per the details of the proposal.     
 

60. Concern is raised that there will be a significant increase in the number of bedrooms 
and this will result in the potential for a C4 use which would lead to greater pressure 
on parking, refuse storage / collection and general residential amenity.  14 bedrooms 
are proposed as opposed to the original 9.  The property is located within the Article 
4 area and therefore, should the applicants wish to convert to an HMO this would 
require the submission of a further planning permission, which would be considered 
on its merits. 
 



61. It has been requested that a condition be added for the restoration of the garden 
area however, it is not considered that this can be controlled by this planning 
approval.   

 

CONCLUSION 

62. The principle of development and impact upon the visual amenity of the area and 
impact on residential amenity is considered to be acceptable as it is not considered 
that there would be any significant additional impacts of the proposal, when 
compared with the current layout.  There are no highways objections.  
 

63. The application is considered to meet the requirements of the National Planning 
Policy Framework and Policies E6, E22, H9, H13 and T1 of the City of Durham Local 
Plan 2004, as well as satisfying the requirements of Section 72 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 as it is considered to provide an 
enhancement to the character and appearance of the Conservation Area. 
 

64. The objections and concerns raised have been taken into account and addressed 
within the report. On balance the concerns raised were not felt to be of sufficient 
weight to justify refusal of this application. 

 

RECOMMENDATION 

 
That the application be APPROVED, subject to the conditions detailed below: 

 
1. The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission  
 

Reason: Required to be imposed pursuant to Section 91 of the Town and Country 
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 
2004. 

 
2. The development hereby approved shall be carried out in strict accordance with the 

approved plans listed in Part 3 - Approved Plans. 
 

Reason: To define the consent and ensure that a satisfactory form of development is 
obtained in accordance with Policy Q9 and H13 of the City of Durham Local Plan. 
 

3. Notwithstanding any details of materials submitted with the application no 
development shall commence until precise details of the external materials 
proposed for use on the conservatory extension and precise details of the proposed 
windows (conservatory glazing and replacement windows in main building) shall be 
submitted to and approved in writing by the Local Planning Authority.  The 
development shall be constructed in accordance with the approved details.  

 
Reason: In the interests of the appearance of the area and to comply with Policy Q9 
and H13 of the City of Durham Local Plan. 
 

4. Should exposure of the existing foundations demonstrate that a raft foundation is 
necessary, work on the conservatory element shall cease and not resume until 
details of the raft foundation have been submitted to and approved in writing by the 
Local Planning Authority. The development shall thereafter be constructed in 
accordance with these approved details. 

 
Reason: In the interests of the protected trees on the site in accordance with policy 
E14 of the City of Durham Local Plan.   



 
5. No construction work shall take place, nor any site cabins, materials or machinery be 

brought on site until all trees and hedges are protected by the erection of fencing, 
placed as indicated on the tree constraints and tree protection plan received 3 
March 2020.   

 
No operations whatsoever, no alterations of ground levels, and no storage of any 
materials are to take place inside the fences, and no work is to be done such as to 
affect any tree.  
 
No removal of limbs of trees or other tree work shall be carried out.  
 
No underground services trenches or service runs shall be laid out in root protection 
areas, as defined on the Tree Constraints Plan.  
 
Reason: In the interests of the protected trees on the site in accordance with policy 
E14 of the City of Durham Local Plan.   
 

6. Notwithstanding the details shown on the submitted application the works shall be 
carried out in complete accordance with the Method Statement of the Bat Risk 
Assessment for 1 Victoria Terrace, Durham prepared by Veronica Howard, BSc 
(Hons), PhD, MCIEEM dated February 2020 

     

Reason - To conserve protected species and their habitat in accordance with Section 
15 of the NPPF.   
 

STATEMENT OF PROACTIVE ENGAGEMENT 

 
The Local Planning Authority in arriving at its decision to approve the application has, 
without prejudice to a fair and objective assessment of the proposals, issues raised and 
representations received, sought to work with the applicant in a positive and proactive 
manner with the objective of delivering high quality sustainable development to improve the 
economic, social and environmental conditions of the area in accordance with the NPPF. 
(Statement in accordance with Article 35(2) of the Town and Country Planning 
(Development Management Procedure) (England) Order 2015.) 
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