
Report to: PLANNING COMMITTEE Date of Meeting: 6th March 2019

Subject: DC/2018/02181
Land Severed From 29 Moorgate Avenue Crosby Liverpool  L23 
0UE
 

Proposal: Erection of a detached two storey dwelling house with accommodation 
in the roof space

Applicant: Mr Karl Fairley Agent: Mr Ray Horwich
R L Horwich Architects

Ward: Victoria Ward

Summary
This application is for a two storey dwelling house on land to be severed from 29 Moorgate 
Avenue.

The proposal complies with the policies in the Local Plan and is acceptable. 

Recommendation: Approve with Conditions 

Case Officer Mrs Carol Gallagher

Email planning.department@sefton.gov.uk

Telephone 0345 140 0845 (option 4)

Application documents and plans are available at:
http://pa.sefton.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PJ9CZFNW07E00

mailto:planning.department@sefton.gov.uk


Site Location Plan



The Site
The application site is an area of land between No 29 & No 29A Moorgate Avenue Crosby 
and is within the ownership of No 29. It appears it previously housed a garage and the side 
garden area of No 29 Moorgate Avenue.  

History  
DC/2018/00022   29 Moorgate Avenue: Erection of a part two storey, part single storey 
extension and a dormer extension with Juliet balcony to the rear of the dwelling house 
including alterations to the front elevation (Retrospective). Approved with conditions 22nd 
February 2018.

DC/2017/01300   29 Moorgate Avenue: Erection of a two storey extension and dormer 
extension to the rear of the dwelling house and alterations to the front elevation Approved 
with conditions 28th September 2017.

DC/2015/00570   Land to Be Severed from 31 Moorgate Avenue Crosby: Erection of a 
detached two storey dwelling house with accommodation in the roof space. Approved with 
conditions 9th July 2015. (Now known as No 29A Moorgate Avenue)

Consultations
United Utilities & Flooding and Drainage Manager

No objections 

Environmental Health

No objections 

Subject to a suitably worded condition in relation to piling.

Highways Manager

There are no objections to the proposal as there are no highway safety implications.

It is proposed to use an existing footway crossing onto Moorgate Avenue and provide a 
vehicular access to the proposed car parking space at the front of the new dwelling, which 
is acceptable as this access is in excess of 3.2m wide.

Any boundary wall/fence on either side of the proposed access should be no higher than 
1m for two metres either side of the access to ensure intervisibility between vehicles 
emerging from this access and pedestrians walking along the footway on the north west 
side of Moorgate Avenue across the frontage of the site.



There are bus stops on Endbutt Lane and the Northern Road within easy walking distance 
of the site served by bus services that provide access to local and more distant 
destinations.

It is proposed to provide 1 car parking space for the proposed dwelling house, which is 
acceptable given the accessibility of the site to public transport. 

An electric charging point will need to be provided in accordance with Sefton’s SPD 
‘Sustainable Travel and Development’.
 
Neighbour Representations
A petition opposing the development, endorsed by Cllr Michael Roche and signed by 29 
Sefton Residents has been received and 11 letters of objection from local residents on the 
grounds of:

 With so many cars the road is impassable for emergency vehicles
 Mothers with prams often have to walk on the road
 A 3 car driveway is being eroded
 Overlooking to rear of house, blocking out light
 Unsocial working hours
 Invasion of privacy from overlooking 
 Noise pollution during construction
 No existing regard for neighbours
 Cars permanently parked on pavement
 Too many houses being built in gardens
 Impact on wildlife
 Terracing effect from No 27 – No 33
 No usable drives left
 Loss of natural light to habitable room windows

Policy Context
The application site lies within an area designated as primarily residential in the Sefton 
Local Plan which was adopted by the Council in April 2017.  

Assessment of the Proposal
The main issues to consider include the principle of the development, its scale, design and 
visual impact, impacts on residential amenity and highway safety as well as ecological, 
flood risk and tree considerations.



Principle

The site lies within an area designated as residential within the adopted Local Plan which 
means new residential development is acceptable in principle according to Policy HC3 of 
the Local Plan.

Visual Impact

The proposed two storey dwelling is similar in scale and height to surrounding properties. 
Its design complements the mixture of property designs in the vicinity which includes 
detached, semi-detached and terraced properties. The appearance of the proposal is 
considered acceptable and complies with Policy EQ2 ‘Design’.

Residential Amenity

Impacts on the living conditions for occupiers of the proposed dwelling and for surrounding 
residents both need to be taken into consideration and a number of concerns have been 
raised about overlooking and loss of natural light to adjoining windows and loss of light.

The Council’s Guidance on ‘New Housing’ Development provides guidelines for new 
dwellings.

It sets out minimum distances between dwellings in order to prevent unacceptable levels of 
overlooking. 

The proposal does not contravene the minimum distance between the south-west gable 
wall of the proposed dwelling and the north-east side elevation of the adjacent dwelling, 29 
Moorgate Avenue. This is because the gable wall of the new house contains no windows 
and the only first floor window on the side elevation of 29 appears to serve a bathroom. 
There is a ground floor living room window to 29 in the gable elevation but as the front 
elevation of this house is set back behind the window, it is considered there will be no 
impact to this room. 

The Guidance recommends a minimum distance between dwellings in relation to windows 
to habitable rooms of 21m. The 21m guideline is met and exceeded to the rear, as there is 
a distance of around 30m between the rear elevation of the proposed dwelling and the rear 
elevation of the dwelling at the rear. The 21m guideline distance is not met at the front of 
the property where there is a distance of 17m between the front elevation of the new 
dwelling and 12c Moorgate Avenue. However, this is considered acceptable as this is a 
fairly narrow street with existing ”front-to-front'' distances typically falling below this, for 
example 16m between Nos 31 and 16 and 13m between Nos 29 and 12b.

The Guidance also recommends a minimum distance of 10.5m between habitable room 
windows and a neighbouring garden. In this case, the proposed habitable room window in 
the rear elevation of the new dwelling is only 8.2m away from the neighbouring gardens at 



the rear, 30 & 32 Seafield Avenue. However, most gardens in Seafield Avenue are 22m 
long so it is considered that any overlooking would be minimal.

It is considered that the proposed dwelling will not cause any significant harm to adjacent 
dwellings through overshadowing. This is due to the scale, positioning and orientation of 
the new building in relation to the existing dwellings. 

In terms of garden sizes for the future residents, the proposed three bedroom dwelling 
provides a rear garden of approximately 64.5sqm and leaves the existing dwelling at 29 
Moorgate Avenue with a rear garden of approximately 55sqm.

The resulting gardens size of 29 Moorgate is below the recommended minimum of 60sqm 
set out in the Guidance. However, this is commensurate with other garden sizes on this 
side of Moorgate Avenue and does provide a usable area of outdoor amenity space which 
is not significantly lower than the guideline figure.

Highway Safety

Local residents have raised concerns about the proposal on the grounds of a lack of off-
street parking provision and traffic congestion in the area. The proposal will provide one 
off-street parking space for the new property. The Highways Manager has raised no 
objections to the proposal on highway safety grounds subject to a condition to secure the 
proposed vehicular access and to provide suitable visibility splays.

Landscaping

The existing area was hard landscaped as it was the access to the now demolished 
garages so no trees have been lost. The proposed plans show three trees to the rear 
garden area and 900mm high timber board fencing to the front of the site and 1.8m fencing 
to the rear which is acceptable.

Conclusion

The proposal is acceptable in principle and in terms of its design and appearance, 
complying with Policies HC3 and EQ2. The development complies with the Council’s 
Guidance for New Housing in virtually every respect.  It is considered there will be no 
significant harm to the living conditions of either existing or proposed residents. Highway 
safety matters can be covered by condition.  Overall the proposal is acceptable. 



Recommendation - Approve with Conditions 
Conditions 

This application has been recommended for approval subject to the following conditions 
and associated reasons:

1) The development hereby permitted shall be commenced before the expiration of 
three years from the date of this permission.

Reason:  To comply with Section 91 (as amended) of the Town and Country Planning 
Act 1990.

2) Before any construction commences:- 

a) Samples of the facing materials to be used in the external construction of this 
development shall be submitted to and approved in writing by the Local Planning 
Authority. 

b) The materials approved under (a) above shall then be used in the construction of 
the development.

Reason: To ensure a satisfactory appearance to the development in the interests of 
visual amenity.

3)  a) The hard/soft landscaping and boundary treatment scheme hereby approved shall 
be carried out prior to the occupation of any part of the development or in accordance 
with a timetable to be agreed in writing with the Local Planning Authority.  

b) Any trees or plants that within a period of five years after planting, are removed, 
die or become, in the opinion of the Local Planning Authority, seriously damaged or 
defective shall be replaced with others of a species, size and number as originally 
approved in the first available planting season.

Reason: In the interests of visual amenity.

4) The dwelling shall not be occupied unless and until an electric vehicle charging point 
has been installed and is operational in accordance with details that shall previously 
have been submitted to and approved in writing by the Local Planning Authority. 

The approved infrastructure shall be permanently retained thereafter.

Reason: To facilitate the use of electric vehicles and to reduce air pollution and 
carbon emissions.

5) No part of the development shall be brought into use until visibility splays of 2.0 



metres x 2.0 metres measured down each side of the access and the back edge of 
the footway have been provided clear of obstruction to visibility at or above a height 
of 0.9 metres above the footway level of Moorgate Avenue.  

Once created, these visibility splays shall be maintained clear of any obstruction and 
retained for their intended purpose at all times.

Reason: In the interests of highway safety.

 6) Should any part of the development incorporate piling works or ground compaction, 
details of the works, proposed duration and hours of piling/ ground compaction and 
details of mitigation methods for the suppression of dust shall be submitted to and 
approved by the Local Planning Authority prior to work commencing on site. 

b) Piling/ ground compaction works shall then be carried out in accordance with the 
details approved above.

Reason: To ensure that the amenities of nearby residents are not unduly harmed by 
noise and dust from piling/ ground compaction works.

 7) The development hereby granted shall be carried out strictly in accordance with the 
following details and plans: - Site outlined in red as shown on Drwg No 1806-L10-02 
Rev C and Drwg No 1806-L10-02 Rev C.

   
Reason:  To ensure a satisfactory development.

Informative

 1) The applicant is advised that the proposal will require the formal allocation of an 
address.  Contact the Development and Support team on 0151 934 4569 or E-Mail 
snn@sefton.gov.uk to apply for a street name/property number.


