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PART 2 —CONSERVATIONAREA MANAGEMENT PLAN

1.0

11

1.2

2.0

2.1

ROLE OF THE MANAGEMENT PLAN AND | MPLEMENTATION

The Management Plan at this stage of theessis an agenda for future
action and consideration. This part of the documeles on the analysis
contained within the appraisal to set out the issaled negative factors
affecting the both the private and public realnitsis a first professional
assessment made by Wirral Council Conservationid@ees to the issues
which need to be addressed and makes suggestiop®lfoy, guidance
and investment. This agenda needs to be considgegedst budgetary and
staff capacity in future years. As such it is tingt stage in a management
plan process which will refine the plan throughttier consultation, joint
officer working and budgetary request.

It is recommended that the Appraisal asutit @f the Conservation Area
is adopted by Wirral Council and used as a materalsideration in

determining any planning applications within, osually affecting, the

conservation area. The Management Plan shoulddepted for the time
being pending further consultation with the locabnServation Area
Advisory Committee and further review. In accorclamwith the English

Heritage guidance, the Appraisal and Managemenh Raould be

reviewed every 5 years. This review process magdokinto that of the

key Local Development Framework documents to ensoreistency in

approach and referencing.

SUMMARY OF SPECIAL CHARACTER

The following is a list of attributes which pealefine the special character of
the Wellington Road conservation area:

= Itis an important and very early example of a phspeculative estate
of upper-middle class housing on previously undgwed land,;

= The area contains a significant group of early tethtury listed villas of
similar architectural character with long slopiragdens towards the sea;

= Most buildings are relatively intact with the matprof their principal
features surviving;

= Buildings are constructed of high quality materialgth the use of
rendered facades in pale colours and slate rob&ngg prominent;

= There is a high level of architectural and somewimaisual detailing, in
particular that of the rendered facades;

= Good quality original cast iron fencing and gatépa®main around
Marine Park and on the frontage of the villas tdliwmgton Road;
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= All of the main buildings have a northerly view o\ugverpool Bay and
are designed to take account of this view;

= Kings Parade Gardens and the adjoining open spate idip by Kings
Parade provide an open area in front of Wellindkmad and give good
views of its villas;

= Good views are obtained from Marine Park towards Ferch Rock and
the Perch Rock Lighthouse; and

= The association of the area with the foundatiothefGuide Dogs for the
Blind Association.
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3.0 ISSUES POLICIES AND RECOMMENDED ACTIONS
3.1 WNITARY DEVELOPMENT PLAN AND OTHER EXISTING PLANNING PoLicy
3.1.1 Wellington Road is located outside of theg@rBelt but within the Interim

Housing Policy area, therefore there are no résin€ in principle for new
housing developments or increases in residentidgk.uApplications for

planning permission would be assessed for com@ianth the policies set

out in Section 11 of the UDP, Policies CH1, CH2 &t4il8 of the Unitary

Development Plan, as well as Supplementary Guididote SPG35.

| DESIGNATION OF LAND WITHIN UDP I

Issue

Location

Unitary Development Plan may be detrimental teliigracter or setting

The future re-designation of land within or arouhd conservation area in therhroughout

Policy

should be considered in terms the effects on spiexial character and setting.

The future re-designation of land within or arodheé conservation area in the Unitary Developmea

U

Action

Priority

Consider special character of area before any pezhohanges of policy

Mid-long-term

| APPLICATION AND INTERPRETATION OF EXISTING PoOLICY I

Issue

Location

always be rigorously applied during the planningogess, resulting in

conservation area.

development or changes to buildings which arermefrtal to the character of the

Policies CH1, CH2 and CH10, together with the goggain PPG15, may notThroughout

Policy recommendation

together with the relevant sections of PPG15.

Ensure that all new development within the cons&Emarea complies with polices CH1, CH2 and CH

Action

Priority

applications. Improve allocated resources and ledye of planning staff to
ensure that proper consideration is given to tlesses in applications.

Rigorous inspection of planning, conservation agd listed building consentimmediate
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3.2 NEw DEVELOPMENT AND ALTERATION TO EXISTING BUILDINGS AND
SITES
3.2.1 In the event of new development being allowader the criteria set out

above, the following recommendations are made deggrthe quality and
character of new development, scale, materialseffadt on views:

| QUALITY OF NEW BUILDINGS I

Issue Location

Any potential buildings constructed within the cemngtion area may not be of arThroughout
equal quality and do not have the design attribatake historic buildings that
characterise the area, therefore cannot be shol poeserving or enhancing |ts
character.

Policy recommendations

In any new development within Wellington Road Cawaton Area, there should be a strong presumgtion
in favour of using traditional materials such atural red sandstone, red brick, render, timber imgrand
slate.

Any new buildings should match the quality of meatlerand level of architectural design of the avagi
buildings, although simplification of the detailintpy be acceptable.

The use of contrasting modern materials of thedsghuality may be appropriate if it can be satisfaly
demonstrated that they do not have an adversd effdbe setting of neighbouring existing buildings

The use of imitation materials such as reconstitatene or slate should not be permitted.

Action Priority

Promote an understanding of the special qualifiekeoconservation area. Usémmediate
more stringent design criteria in determining fatylanning applications and
require that all applications are accompanied lvamt design details including
materials

| SCALE , MASSING, POSITION OR PROPORTIONS OF NEW BUILDINGS I

Issue Location

New buildings may detract from existing buildings terms of their scalg, Throughout
massing, position or proportions

Policy recommendations

New buildings generally should be no higher thaisteg buildings comparable within their immedigte
vicinity in terms of both their eaves and ridgeghés.

New buildings should respect the footprint sizesxting neighbouring buildings and their relasibips
with each other (spacing), the road and thein®itendaries.

New buildings should match the floor-to-ceilingdiets and general proportions of existing neightmayyi
historic buildings.

Action Priority

Promote an understanding of the special qualifi¢keoconservation area. Usdmmediate
more stringent design criteria in determining fatynlanning applications and
require that all applications are accompanied leveat design details.
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| EFFECT OF DEVELOPMENT ON KEY VIEWS I

Issue Location

New development or extensions to existing buildingsy adversely affect key Throughout
views within or the setting of the conservatioreare

Policy recommendation

within the conservation area must demonstrate, avappropriate, that key views or the setting of
conservation area are not adversely affected.

Applications for planning permission for new deyet®nt or significant extensions to existing buigir

the

Action Priority

Promote an understanding of the special qualifiekeoconservation area. Usdémmediate
more stringent design criteria in determining fatylanning applications and
require that all applications are accompanied Bvaat design details.

3.2.2 SPG 16 “Landscaping and New Development” 8R&G 17 “Trees an

d

Development” set out guidance on landscaping througgthe Wirral. The
following are matters which have been identifiedoagicular issues in the

Wellington Road Conservation Area:

| L ANDSCAPING ASSOCIATED WITH NEW OR EXISTING BUILDINGS I

Issue Location

Poor or inappropriate landscaping around new mgklor extensions to existingrhroughout
buildings can detract from the character of tha are

Policy recommendations

A detailed landscaping scheme should be submitiddamy planning application for new buildings
significant alteration to existing sites

The magnitude of necessary car parking should bsidered alongside the level of occupation of
proposed building. Schemes for buildings that iregan extent of car parking / number of cars it
detract from the character of the conservation sieald be rejected.

hny

New buildings should preserve existing areas ofiredirees and other landscaping. Where any tres
removed, they should be replaced with semi-mateestof the same or more appropriate species
native).

s a
(e.0.

Action Priority

Promote an understanding of the special qualifigkeoconservation area. Usdmmediate
more stringent design criteria in determining fatynlanning applications and
require that all applications are accompanied byandscaping schemes.
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| PROTECTION , RETENTION AND PROVISION OF HEDGES AND TREES I

Issue Location

To maintain and enhance the character of the adreatian needs to be paid tor hroughout
the retention of hedges as well as trees andgh®iision where appropriate

Policy recommendations

Hedges of native species should be retained irs afezgricultural land and on the boundaries of elstin
curtilages

Trees which contribute to the character of the ensdion area should be retained and if neediriget
removed for reasons of health, replaced by treapfopriate species and maturity.

Planting of further trees and hedges of native ispeshould be promoted, particularly in areas dbedi
such trees and hedges

Action Priority

Promote an understanding of the special qualii¢sedges and trees within thdmmediate
conservation area. Use more stringent designriariia determining future
planning applications and require that all applce are accompanied by ful
landscaping schemes showing the retention of teees hedges and any
replacement planting.

o

3.2.3 Extensions to dwellings are covered by Pot& 11 in the UDP. The
policy covers matters relating to scale, mater@désjgn details, dormers, set

backs of extensions and retention of amenity spathe following are

additional matters which have been identified adiqudar issues in the

Wellington Road Conservation Area:

| EXTENSIONS TO BUILDINGS I

Issue Location

Extensions to buildings within the conservationaameay detract from the Throughout
significance of the individual building or the st of adjoining buildings

Policy Recommendations

Extensions to those buildings that have been shioveontribute to the conservation area should bael
permitted where it can be satisfactorily demonstraihat the additional structure has no adversadirgn
the principal elevations of the parent structUEgtensions should be subservient to the parerdibgil

distraction from the original structure. Generaltyshould be assumed that materials should miatq
terms of colour and texture. Traditional and/durel materials such as sandstone, brick, timbérstate

conservation area. Where buildings are extended traditional forms and materials, the subtléndpof
the new element should be encouraged.

should be used unless an alternative can be a@dgyastified in terms of its visual effect on the

The choice of the materials of the extension shbelconsidered so as to provide the minimum vigual

h

Where a building has existing detrimental featurtt® opportunity should be taken to sec
improvements as part of the new building work.

hre

There should be a strong presumption against eéatenshat adversely affect the balance of pairs
groups of buildings which had symmetry as one eif thriginal predominant design characteristics.

or

Dormers, if acceptable, should be confined to edarations, situated below the ridge and of a saath
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design appropriate to the building on which theyraounted.

Action Priority

Promote an understanding of the special qualifiekeoconservation area. Usdémmediate
more stringent design criteria in determining fatptanning applications.

3.2.4 In carrying out conversions or alterationsttie fabric of buildings and

boundaries the following good conservation practtoeuld be applied:

| ALTERATION TO HISTORIC FABRIC I

Issue Location

Alterations to the historic fabric of a buildingrcead to the loss of some of itAll pre Second World
visual history and aesthetic value and can berdeirial to the visual setting ofWar buildings
the area as a whole.

Policy recommendations

Where alterations can be justified to be necesgarthe continued use of the building they shoutd
prioritised towards the less significant areasefluilding.

Alterations should be chosen that require the Ipassible degree of permanent loss of or chang
historic fabric. For instance, secondary glazihgutd be installed in preference to the wholeq
replacement of existing windows.

like-for-like basis where possible, not exchangmagerials for modern alternatives.

Action Priority

Promote an understanding of the special qualifigkeoconservation area. Usdmmediate
more stringent design criteria in determining fatynlanning applications and
require that all applications are accompanied vemt design details. Prepdre
guidance leaflets for local residents. Take emfiment action where appropriate.

| ALTERATION OR L OSS OFFEATURES ON HISTORIC BUILDINGS I

Issue Location
Alterations to or loss of specific features ondrist buildings can be detrimentalAll pre-Wwill
to the character of the individual building and #inea as a whole. buildings

Policy recommendation

necessary, it should be on a like-for-like basigeims of materials and design. Any changes toai
features such as windows, doors, chimneys and boyimgills should be carefully considered by theld
authority.

Action Priority

Promote an understanding of the special qualifiekeoconservation area. Usdémmediate
more stringent design criteria in determining fatylanning applications and
require that all applications are accompanied lveat design details. Prepare
guidance leaflets for local residents. Take emfiorent action where appropriate.
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| INSTALLATION OF NEW FIXTURES I

Issue Location

The installation of new fixtures, such as aeriaggllite dishes, rooflights andAll buildings
ventilators, generally detracts from the charaofethe individual building and
the area as a whole. Particular care should ntakthe use and location pf
microgeneration equipment to minimise intrusiortt@nbuilding or its setting

Policy recommendation

The installation of rooflights into existing rodbpes should not generally be permitted unlessuit loe
demonstrated that they are not visible from pubtieas or adversely affect the setting of othedmgb.
Any rooflights installed should be of a ‘conserwatitype and fixed flush with the roof covering.

Building owners should be strongly encouraged ty omstall satellite dishes and aerials in postiomot
visible from public areas or adversely affect tbttiisg of other buildings.

Building owners should be strongly encouraged mdigtall ventilators and other fixtures onto relufpes
or prominent elevations. Where they are absolutebessary their visual impact should be minimised
terms of their location, number, size and design.

Whilst microgeneration of energy is to be encoutaigeterms of conservation principles, the impat{ o
buildings and their settings within the conservatizea should be minimised by careful positionimg i
parts and areas not visible from public locations

Action Priority

Promote an understanding of the special qualifiekeoconservation area. UseShort term
more stringent design criteria in determining fatyglanning applications and
require that all applications are accompanied lveat design details. Prepare
guidance leaflets for local residents. Take emfiorent action where appropriate.

| L OSS ORALTERATION TO BOUNDARY WALLS I

Issue Location

The loss of or alteration to boundary walls anggasts would adversely affectThroughout
the character of the conservation area.

Policy recommendation

All existing historic boundary walls and gatepasiteuld be retained. Alteration as part of any mlem
permission should only be permitted in excepti@iralumstances and when fully justified and mitigate

Action Priority

Promote an understanding of the special qualitieshe conservation area.Immediate
Prepare guidance leaflets for local residents. eTetforcement action where
appropriate.

| CHANGES OF USE |

Issue Location

Changes of use of an existing building (subjecteen Belt Policy) can result inAll buildings
a number of incremental changes which result inadwerse effect on the
conservation area.

Policy recommendation

In considering applications for change of use,diencil will require information on the design efuse

Donald Insall Associates Ltd Page 10 of 16



WELLINGTON ROAD CONSERVATIONAREA APPRAISAL& MANAGEMENT PLAN

storage, waste pipes, ventilation fixtures, saéetlishes and aerials, any other fixtures, sigraangk car,
parking.

Action Priority

Promote an understanding of the special qualifiekeoconservation area. Usdmmediate
more stringent design criteria in determining fatylanning applications and
require that all applications are accompanied lBvaat design details.

| ARTICLE 4 DIRECTIONS I

Issue Location

Small scale alterations to buildings in the corstion area can lead to a gradudll buildings
and progressive loss to its character. Article ileations can bring such
alterations under control as matters requiring e permission

Policy recommendation

Consider the need for article 4 directions in respd windows and doors; roof coverings and r
features; colour and surface treatment of elevstiand boundary walls

pof

Action Priority

Promote an understanding of the special qualitieshe conservation area,Short to mid- term
discuss the need for and extent of Article 4 diogst, and determine the priority
for them in relation to other conservation areabtar resources available

3.3 GENERAL GUIDANCE AND | MPROVEMENTS

3.3.1 The following are recommendations relating Hhailding condition,

management of the public realm, highway matterd,iavolvement of local
groups in securing improvements to the Conservafiea. They have

major implications in terms of staff resource andrce but are set out as
agenda for future action.

an

| CONDITION OF INDIVIDUAL SITES AND BUILDINGS I

Issue Location

The condition of an individual site or building cd® detrimental to the Throughout
appearance of the area and may set a poor exaorgiesr owners.

Policy recommendations

The local authority should serve Section 215 netior owners of buildings or land whose condi
adversely affects the amenity of the area, requitiiem to remedy the detriments or face the nege
costs for the local authority to do so.

on
bSa

Under section 54 of the Planning (Listed Buildiraged Conservation Areas) Act 1990, urgent wd
notices should be used to secure emergency or irategdpairs on any unoccupied building (or par
building) within a conservation area where it adedr affects the character of the area. Wherg
building is unlisted a direction from the Secretaftate will be required.

rks
Df
the

Prepare a guidance leaflet and issue to all refsideithin the conservation area explaining the benef

Donald Insall Associates Ltd Page 11 of 16



WELLINGTON ROAD CONSERVATIONAREA APPRAISAL& MANAGEMENT PLA

N

good, regular maintenance and appropriate repintgues.

Action Priority

Regularly visit the conservation area, noting aitgssor buildings in a poor Immediate to midterny
condition. Serve relevant notices where appragriaPreparation of guidange
leaflet.

| CONDITION / MAINTENANCE OF EXISTING PUBLIC REALM AREAS I

Issue Location

The existing public realm areas may be insuffityentaintained and act as|a
poor example to conservation area residents.

Policy recommendation

The existing public realm areas should be mainthawed where necessary replanted / resurfaced
standard that befits the conservation area ancheahdhe setting of the existing buildings.

Action Priority

Prepare and agree a maintenance plan for the @anpagving maintenancé Short-term
regimes and identifying necessary physical imprams)

DETRIMENTAL CHANGES TO LISTED BUILDINGS
Issue Location

There have in the past been a number of detrimehgaiges to listed buildings,Listed buildings
such as insertion of replacement windows and clsatgehimneys, boundany

walls and roof coverings. These are not only genital to the appearance of the

individual buildings and their immediate settingf they are also setting a poor

precedent to other building owners.

Policy recommendation

Owners of listed buildings should be notified ofuthorised changes to their buildings. Where exie
is available, (e.g. in the form of dated photoggdpknforcement should be taken to ensure
reinstatement of the original fabric unless reteasipe consent can be given.

\1-2

Action Priority

Carry out a survey of all buildings, photographihgm and noting any changesShort to mid-term.
Notify building owners of unauthorised changes @ necessary enforcement

action. Where changes are unenforceable and tdtustd to the current
owners, the potential for grant-funded reinstatdrabauld be investigated.

| DETRIMENTAL CHANGES TO UNLISTED BUILDINGS I

Issue Location

There are a number of instances of detrimental gdwmito un-listed buildings, Un-listed  buildingd|
such as insertion of replacement windows and clatmehimneys, boundanywhich contribute tg
walls and roof coverings. A particular issue inlkkigton Road is works to stonethe conservation ared
walls, such as insertion of damp-proof coursesrésttbn pointing. These are
not only detrimental to the appearance of the iddal buildings and theif
immediate setting, but they are also setting a poecedent to other building
owners.
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Policy recommendation

Through example and encouragement promote reingate/ retention of historic features and ‘bpst
practice’ maintenance and repair

Action Priority

A guidance leaflet should be issued explaining ltkaefits of reinstatementMid-term
works.

| CHANGES TO FABRIC OF UNLISTED BUILDINGS I

Issue Location

The character of unlisted building may be threatdmefuture changes to historicUn-listed  buildingd|
fabric. which contribute td
the conservation areg

Policy recommendation

Through example, encouragement and extended copt@hote good conservation practice for olfer
buildings and sympathetic change to more recefdibgs.

Action Priority

Put in place article 4 directions to protect uslistfeatures of interest. AShort to mid-term
guidance leaflet should be issued explaining theefits of retaining historig
fabric.

| HIGHWAYS M ARKINGS AND SIGNAGE I

Issue Location

vl

Highway markings and signage can be visually inteusind detrimental to its Roads and pavement
character and appearance. Future highways featswel as speed contrpl
measures may be visually obtrusive and of an irggjate design / materials.

Policy recommendations

enhance the character of the area, whilst maintainénhancing the safety of all users.

Ensure that all future highways features, suchpaed control measures, railings etc are proveretp b
necessary and are of an appropriate design anthaciegl of appropriate materials.

Action Priority

Carry out an assessment of existing signage, highfemtures and markings jnMid-term
terms of their impact on the character of the ai®atain advice on appropriate
alternatives (e.g. narrower lines etc).
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| PuBLIC AWARENESS AND CONTRIBUTION I

Issue Location

Residents are often inadequately aware of the parpba conservation area, the
benefits designation may have to them and how thay influence its future|
The skills and expertise of local residents groujpslividuals or major
landowners may be underutilised.

Policy recommendations

Make conservation area information readily avaddblresidents, using for instance existing ndiards
to publicise boundaries and making appraisals /agmments available in local libraries (or otherl el
used public buildings) / on the internet.

Encourage dialogue between local residents grongsrajor landowners to promote enhancement|and
maintenance works within the conservation area.

Action Priority

Dialogue between local authority, residents gramb major landowners Immediate
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4.0

4.1

41.1

4.2

4.2.1

4.2.2

4.2.3

RECOMMENDATIONS FOR BOUNDARY AMENDMENTS AND
PROVISION OF ARTICLE 4 DIRECTIONS

BOUNDARY AMENDMENT

The current boundary includes King'’s Paradsdéns, Marine Park Gardens
and all the properties on the north side of WelbngRoad as far as but not
including The Cliff. However on the south sideyoMarine Park Mansions
including the Belgravia Hotel are included on tloeith side of the Road;
elsewhere the boundary follows the middle of thadro As mentioned in
paragraphs 6.7.2 and 6.7.3 of the appraisal teexre argument for including
additional properties on the south side of WelbmgtRoad within the
conservation area. The properties identified foclusion are good
representatives of their period and remain largebitered. To include them
would provide a greater degree of visual contairini@nWellington Road
and retain the quality of the setting for the intpot properties on the north
side of the Road. It is recommended that theviolig properties be added:

= no0.115 Rowson Street (corner property), 23, 252and/ellington Rd.

= nos 45 - 63 Wellington Rd. (odd nos)

= nos 65— 91 Wellington Rd. (odd nos.)

ARTICLE 4 DIRECTIONS

The Town and Country Planning (General P&thiDevelopment) Order
1995 allows building owners to carry out a ranganifior developments
without planning consent subject to limits and ¢bods. These ‘permitted
development’ rights are automatically limited withconservation areas:
restrictions include the addition of dormer windowarious types of
cladding, the erection of satellite dishes frontinigighway and the reduction
in the size of extensions.

Article 4 of the General Permitted Developmérder enables local
authorities to withdraw some specified permittedreligoment rights on

buildings or land, such as removal of a chimnegnges around the front
boundary of a building, construction of porchesinfyag of houses or

removal of architectural features such as windowd doors. Local

authorities must notify local people and take aotadf their opinions before
confirming an Article 4 direction and in certainsiances obtain approval
from the Secretary of State.

Article 4 directions are not just automatogequence of conservation area
designation, but should be born out of a carefakssment of what is of
special interest within an area and should be prede Permitted
development rights should only be withdrawn whérerd is evidence to
prove that such development would damage the dearaca conservation
area and is currently taking place.
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424 In the case of Wellington Road there areectiy no Article 4 directions
associated with the unlisted buildings. In orderprotect the existing
unlisted original villas and to encourage the raitesnent of lost features, it
iIs recommended that Article 4 directions are us@tdrawing permitted
development rights for the following elements:

= Windows and doors

= Roof coverings and roof features

= The colour and surface treatment of elevations.
= Gateposts and other boundary treatments.

= Solar Panels

= Microgeneration
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