DEVELOPMENT COMMITTEE: 25 ™ MAY 2011

COMMITTEE UPDATE : 08/00326/FUL - CONVERSION OF EXI STING BUILDINGS TO FORM 7 ONE
AND TWO BED TERRACED HOUSES AND ERECTION 4 TWO BEDROOM TERRACED DWELLINGS,
AT BEEBYS YARD, BURTON STREET , MELTON MOWBRAY, LE13 1 FD

Preface
Members will recall that this application was oniglly brought to the Development Committee on 23aty 2008
where it was resolved to Delegate to Permit sulfeet

the securing of developer contributions as follows:

i) a contribution for new or improved Civic Amenity Site Infrastructure (£878);

i) a contribution for library services (£570);

iii) a contribution towards enhancing healthcare &cilities (£6413)

iv) Four affordable dwellings on site (3 to be soally rented and one intermediate affordable housinguch as
shared equity at 50% equity) with a financial contibution towards alternative affordable housing provsion
equating to outstanding 0.4 contribution requiremer.

Despite an appreciable delay, the Section 106 basbeen signed and the decision is due to be issued

It is therefore considered that as there has bemmsiderable lapse in time between the resolwriginally made at
Committee and the Section 106 being signed thiatriecessary to consider the implications of argnges in material
considerations affecting the resolution reacheduily 2008. In this period there have been changgdanning policy
including the adoption of a new regional plan ancdsed PPS 3 The purpose of this report is tbegefiot to re-
consider all aspects of the application but to eat& whether changes to material planning condidesaffect the
resolution originally made. The original report foe application is included as an appendix to ribyort.

Proposal-
Planning permission was sought for the conversioa t@rrace of buildings to form 7 dwellings ane trection of a

further 4 new build dwellings. The site is locatdBeeby's Yard which is situated off Burton Stiaad lies within the
Melton Mowbray Conservation Area close to the he&rthe historic town. The site is accessed throaghexisting
opening between two listed buildings within theestrfrontage. The site is surrounded by resideptiaperties to the
north and east, and a mixture of commercial arallnenits to the south and west.

Relevant Planning Policies:-
The previous report detailed PPS1, PPS3, PPG13eThave been no changes to PPS1 and PPG13 since the
application was previously considered.

PPS 3 ‘Housing’— The latest version of this document, deletes¢laq@irement for development to meet a ‘minimum
housing density’ it requires new housing to refléne local housing need and omits garden land tterdefinition of
previously developed land.

There are no implications in relation to the cutrnggroposal, as this remains an appropriate re-tiséstoric buildings
close to the town centre, it remains ‘previouslyaleped land in a sustainable location and is @ gphousing that
meets the identified local housing needs as wedffasdable housing.

The report referred to PPG15, this has subsequieady superseded by PPEanning for the historic Environment
(2010)

PPS5 Policy HE7.1 states thain decision-making local planning authorities sldoseek to identify and assess the
particular significance of any element of the histeenvironment that may be affected by the relévamoposal
(including by development affecting the settingadferitage asset) taking account of:

(i) evidence provided with the application

(ii) any designation records

(iii) the historic environment record and similausces of information

(iv) the heritage assets themselves

(v) the outcome of the usual consultations witleiiested parties; and



(vi) where appropriate and when the need to unaedsthe significance of the heritage asset demianelgpert advice
(from in-house experts, experts available througyie@ment with other authorities, or consultants, @mplemented as
appropriate by advice from heritage amenity soesti

PPS5 Policy HE7.4 ocal planning authorities should take into acd¢oun

— the desirability of sustaining and enhancingdigmificance of heritage assets, and of utilisingirt positive role in
place-shaping; and

— the positive contribution that conservation ofitage assets and the historic environment geryecalh make to the
establishment and maintenance of sustainable coitisaiand economic vitality

Policy HE7.5 Local planning authorities should take into acdotire desirability of new development making a
positive contribution to the character and locatidctiveness of the historic environment. The aberstion of design
should include scale, height, massing, alignmeatenals and use.

East Midlands Regional Plan (March 2009)

Policy 1 — Regional Core Objectives— to secure the delivery of sustainable developmathin the East Midlands
which includes a core objective to ensure that affiardable and market housing address the needlaside in all
communities in the region

Policy 2 — Promoting Better Design -states that the layout, design and constructione@f development should be
continuously improved.

Policy 14 — Regional Priorities for Affordable Housng — should have regard to the priorities identifiedthme
Regional Housing Strategy, and include policiekisgethe provision of the mix of dwellings in terro$ size, type,
affordability and location.

Policy 48 — Regional Car Parking Standards -states that Local Planning Authorities should aphly maximum
amounts of vehicle parking for new developmentea®st in PPG13.

The saved policies of the Melton Local Plan remainohanged from the previous report.
Core_Streteqy Preferred Options —This recent policy document, defines a hierarchyseftlements based on

sustainable principles as outlined in PPS 1, PR8dthe Regional Plan. Melton remains the keyesattht for the
provision of new housing.

The document , following PPS 3, seeks to definddhbal housing need following extensive Housingdsts, and that
the proposed development is of a type to meet saels.

Update on S106 Agreement
The terms of the S106 have been agreed in line tithcommittee resolution (with contributions reflag recent
updated amounts) and the agreement has now beetdsgd engrossed.

Conclusion

The Committee is requested to consider the implaalterations to material considerations upon #solution to grant
planning permission previously agreed by the Dguslent Committee on the 24th July 2008. This is wuthe time
period between the resolution at Committee andtt@6 being agreed and signed.

The East Midlands Regional Plan has been adopfesl, Prevised, the Core Strategy is being advartuedigh the
LDF process and PPS5 has been introduced sinceaghkcation was originally reported to the Devel@mn
Committee. However, it is considered that thesé&cpa@ocuments do not significantly alter the pollzgsis applicable
to the above application. The Local Plan has netredl since consideration of the application ad@ouncil is not
aware of any other material planning considerattbas affect the decision to grant planning periaiss

Recommendation:- Delegate to Permit the applicatiofollowing the signing the Section 106 as originaliresolved
and drafted

Officer to Contact — Robin Forrester




ORIGINAL COMMITTEE REPORT

Committee date: 24" July 2008

Reference: 08/00326/FUL

Date submitted: 04.04.08

Applicant: Mr G Dawkins
Location: Beebys Yard, Burton Street, Melton Mowbray, LE13 1A,
Proposal: Conversion of existing buildings to form 7 one andwo bed terraced houses and

erection 4 two bedroom terraced dwellings.

Proposal :-

Planning permission is sought for the conversion tdrrace of buildings to form 7 dwellings and énection
of a further 4 new build dwellings. The site isated at Beeby's Yard which is situated off Burtore& and
lies within the Melton Mowbray Conservation Areas# to the heart of the historic town. The sitedsessed
through an existing opening between two listeddings within the street frontage. The site is sumded by
residential properties to the north and east, amik&ure of commercial and retail units to the $oaihd west.

The application is to be considered by Committe# isa major development and also because ofistery
of the site.

Relevant History:-

Application 06/00965/FUL for the erection of 11 diveys was refused permission on 20 December 2006 f
the following reasons —

1 The demolition of the existing buildings would result in the loss of a traditional former hunting yard which
makes a positive contribution to the character and appearance of the Conservation Area. Their loss would be

to the detriment of the character and appearance of the area and would adversely affect the setting of the
adjacent listed buildings.

2. The design of the proposed dwellings which are to replace the demolished buildings were not considered
satisfactory for the redevel opment of the site.

3. The development that would adver sely affect the occupants of neighbouring properties on EIms Road by reason
of loss of privacy and overlooking.

4, The proposed development, if permitted, would result in an unacceptable increase in traffic flows at a location

where traffic volume is excessive and the access point is dangerous by virtue of its narrow width and limited
visihbility. The proposal was therefore considered to result in an increased danger for road users to the
detriment of highway safety.

Application 06/00966/CON for the demolition of sommdsting buildings was refused on 20 Decembe6200

Application 06/00264/FUL for the demolition of eftigy buildings and erection of 11 dwellings was
withdrawn.

Application 06/00265/CON for the demolition of lalings for redevelopment was also withdrawn.

Application 96/00787/FUL for the retention of wehop for joinery was granted planning permissior2én
February 1997.

04/00287/0OUT — outline application for erectionwb detached dwellings was granted permission okl2@3
2004.

06/00311/0OUT - outline planning application foricestial development was granted on 10 Septemi@s.20



Planning Policies:-

PPS 1: Delivering Sustainable DevelopmentTFhe guidance says that planning should promoteaisiatile
and inclusive patterns of development. A key ppieiinvolves the need to reduce the need to trayedar
and to identify land for development in locationsese there is, or the potential for, a realistioich of access
by means other than the private car.

PPS 3: Housing— the planning system should deliver a flexibksponsive supply of land - which makes
efficient and effective use of land, including reewf previously-developed land. It supports tHieieht use

of previously developed sites (brownfield). It prot@s designs and layouts which make efficient dfettve

use of land, encouraging innovative approachesdwéllings per hectare (dph) net should be a nationa
indicative minimum to guide decision-making. Dewnsif existing development should not dictate new
housing. It emphasises the need for good qualitygdecontributing to the distinctiveness of settts and
for new housing to contribute to a balanced hougsingmeeting identified needs

PPS7 - Sustainable Development in Rural Areas states that many country towns and villages aire
considerable historic and architectural value, akenan important contribution to local countrysodaracter.
Planning authorities should ensure that developmespects and, where possible, enhances theseuperti
qualities. It should also contribute to a senséocél identity and regional diversity and be of apropriate
design and scale for its location, having regarthtopolicies on design contained in PPS1 and stgghin
‘By Design’.

PPG13: Transport states that ‘to promote more sustainable pattefmieeelopment and make better use of
previously developed land, the focus of additidmalising should be existing towns and cities’ anelsgon to
state that local authorities should “place the seeflpeople before ease of traffic movement in giéag
layout of residential development”.

PPG15- Planning and the Historic Environment - authorities should pay special attention to tesibility
of preserving or enhancing the character and appearof the Conservation Area. The general presampt
should be in favour of retaining buildings whichkaaa positive contribution to the character andeapance
of a conservation area.

Regional Spatial Strategy

Policy 2 — Locational priorities — directs development todgaaccessible urban centres first, with more remot
rural locations being less preferable.

Policy 3— Sustainability criteria — sets out the critddaappraising the suitability of land for developnt in
terms of sustainability. For example, a prefereiocdorownfield land sites is specified, as areessible sites
and sites which shows benefits for local commusiitie

Melton Local Plan (saved policies):

Policies OS1 and BEAllow for development within Village Envelopes piding that:-

- the form, character and appearance of the settleisiant adversely affected;

- the form, size, scale, mass, materials and ard¢hit@adetailing of the development is in keepinghwi
its locality;

- the development would not cause undue loss ofersal privacy, outlook and amenities as enjoyed
by occupants of existing dwellings in the vicinignd,

- satisfactory access and parking provision can bderagailable.

Policy H6 :- residential development within village envelspe&ill be confined to small groups of dwellings,
single plots or the change of use of existing bogd.

Policy H7 states that an appropriate level of affordable imyusill be sought based on evidence of need.

Policy H10 seeks to ensure that adequate amenity opea &ppmvided in new residential developments.



Melton LDF Core Strategy: seeks to focus development in Melton Mowbray witbnzall balance (20%) in
the surrounding Borough, with provision/contributiof 40% affordable housing from all developmeiatsgl
expectations to produce mixed, integrated housegldpments and meet local needs by addressingfiddn
imbalances in housing stock in all locations. Idfe¥ villages by virtue of a hierarchy reflectirgeir
sustainability and, therefore, suitability for de@mment.

Consultations:-

Consultation reply Assessment of Head of Regulatorgervices

| The applicant has been advised of the Highway
Authority concerns and amended plans have been
ught to address their concerns. An amended
out has been submitted with alterations to |the
visibility splays, carriageway and footway widths.
" The plans also show one single point of access pnto
Grantham Road and the removal/alteration of a
mber of trees proposed within the site |to

Highway Authority — Object as the propose
layout does not conform to the conditions laid iouf
the outline planning permission, and if permitte
would be likely to create undesirable dangers
highway users to the detriment of highway safety

—
(@]

Amended plans have been submitted to try R
overcome the highway authority concerns, andt Ecommodate concerns over pedestrian visibility.

Highway Authority have confirmed that they A he plans submitted are in accordance with |the
now satisfied that the development is in accordan

) . . OrdantSnditions imposed on the outline application and
with the conditions imposed on the out — Or@m“”%&refore the proposal is considered acceptable on

objected to the pr(_)posal because the developnnﬁﬁ basis.Noted. A detailed assessment of |the
has too many parking spaces and therefore did ﬂ1 hway issue is considered below
encourage sustainable travel usage. However '

amended plans show the removal of 5 parking
spaces which is considered acceptable. Therefore
have no objections subject to conditions.line
application.

Housing Policy Officer — the housing market
analysis clearly demonstrates that there is a ssifpr'his application is for the development of [12
of larger private market homes and a significadtvellings. The housing units proposed are six 3-
lack of smaller sized properties within Meltorbedroom townhouses, one 4-bedroom house, [two
Borough and the rural north of the borough|iproperties detailed as 4-bedroom houses with an
particular. Future development has therefore| &dlditional ‘family room’ on the third floor which
address the imbalance of stock type and size, potuld easily become a"sbedroom and a furthe
by tenure and location and create a more susta&nailo 5 — bedroom houses.
and balanced housing market. This will require a

bias in favour of small units to address both tHePPS3 specifically states that “Developers should
current shortfall and future demographic. Thisring forward proposals for market housing which
application only proposes larger dwellings of whicteflect demand and the profile of househalds
there is an oversupply in the locality. The mix|afequiring market housing, in order to sustain mixed
housing proposed in this application is therefase (nCommunities” (Para 23). In relation to market
supported. The development should include a wjdesusing PPS3 states that “One of the Government’s
variety of properties; it should address the lackey objectives is to provide a variety of high duya
need for low cost market housing and housimgarket housing. This includes addressing any
suitable for the needs of older households. shortfalls in the supply of market housing and
encouraging the managed replacement of housing,
David Couttie Associates conducted a Housinghere appropriate. Local Planning Authorities
Market Analysis for Melton Borough Coungilshould plan for the full range of market housiny.
(Housing Stock Analysis 2006-2011; 2006) whicharticular, they should take account of the need to
clearly demonstrated that there is a surplus gfelar deliver low-cost market housing as part of the
private market homes and a significant lack| dfousing mix” (Para 25 & 26). The Core Strategy
smaller sized properties within Melton Borough anchrries forward these objectives at the local leyel
the rural north of the borough in particular. Fetubased on the assessment of local market needs.
development has therefore to address the imbalpnce

of stock type and size, both by tenure and locatitins considered that the mix of housing proposed i
to create a more sustainable and balanced houding application seeks to address the local housing
market. This will require a bias in favour of smalheeds. It is therefore considered to be in accalan
units to address both the current shortfall andréut with PPS3 and the findings of the Councils Housing
demographic and household formation chah@&eeds Survey.
which will result in an increase in small housetlsold

=




This application proposes ten 2-bedroom terrg
houses and a single 1-bedroom terraced house
additional study space room on first floor). Thg
properties fit well with the type of housing whith
required within Melton Mowbray and are therefq
supported.

The Melton Local Development Framework Cq

Strategy proposes that all residential dwellingsd the need to achieve a housing development

which are granted planning permission need
make a contribution towards affordable hous

provision and developments of 6 or more dwellingdternative

should provide 40% affordable housing provis
within the development site. As the Melton Lo
Development Framework Core Strategy is ba

upon up to date national and regional policy antis is acceptable and should be included with

robust local evidence of need we consider
policy direction to be a material consideration
planning applications.

40% of 11 dwellings equates to 4.4 of the dwelli
to be affordable housing on the site. Based u
local affordable housing needs, this contribut
would be acceptable as either;

chtelton Local Plan Policy H7 states that the Coui
wiilh have regard to evidence of need for afforda
rdeousing in the locality when considering planni
applications for residential development on lantd
rellocated in the local plan. Where there is evide
of need, the Council will negotiate for the inclusi
of an element of affordable housing having reg
reo site, size, suitability, the economics of prawis

tlecorporates a mix of housing types. The agent
ngpnfirmed that they are willing to accept the fi
i.e. the provision of 4 affordah
odwellings on site with a financial contributig
rabwards alternative affordable housing to make|
sdtk outstanding 0.4. It is therefore considered

h&106 agreement.
imhe applicant has been informed of the concern
the housing officer, however, they wish to proce
with the application in its current form.
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o] Four dwellings with a financial contribrti
towards alternative  affordable  housing
provision equating to the outstanding 0.4
contribution requirement; with three of the
affordable dwellings to be socially rented
affordable housing and one dwelling to pe
intermediate affordable housing such as shared
ownership at 50% equity.

o] Five dwellings; with three of the affordiak
dwellings to be socially rented affordahle
housing and a two others to be intermediate
affordable housing such as shared ownership at
50% equity.

The 1-bedroom terraced house would not be meet
the most significant need for socially rented
affordable housing and therefore would not |be
acceptable as such. The plots which are to| be
affordable should be agreed with the Council and be
set out as part of a S106 agreement.

Parish Council — have raised a number of

concerns:-
The site is over intensive with very little off &t
parking available.

No affordable housing has been included

The application proposes 12 dwellings on a
measuring approximately 0.4 hectares. This equ
to 30 dwellings per hectare which meets
requirements of PPS3. The application propd

Authority standards and is therefore conside
acceptable.

The outline application fell below the threshola

sufficient off street parking to meet Highway

site
ates
the
ses

red

(6]

requiring affordable housing. Accordingly it is n




possible to seek affordable housing at resefved
matters stage, which seeks approval only for |the
design and layout of the houses..

A number of trees and hedges could disappear | The trees proposed to be removed are not protected
and the site is not located within a Conservation
Area. Accordingly the trees can be removed without
requiring consent. The trees are not considered to
merit a Preservation Order and it is considered tha
the landscaping scheme proposed is suitable|and
will ensure that the loss is minimal.

Three storey dwellings would be out of keeping

with the character of the surrounding area

Bottesford has sufficient 4 and 5 bedroomA detailed assessment of this issue is set outeabov

properties and smaller dwellings would be more

welcome.

Conservation Officer — The houses frontingg Amended plans have been received which overcome

Grantham Road are in simple cottage style pail of the concerns raised.

respect the street scene. However, makes| the

following observations:-

- In order to give a degree of visual interest and

reduce the identical appearance of the dwellings

suggests ‘handing’ the porch/lean to addition an|th

front of units 3 & 4;

- Incorporate gable end chimney stacks to units{1 —

6 (as unit 12)

- Concerned about the design of the flat rpof

dormers on the rear elevation of plots 1 — 6 & 10

- Concern regarding fenestration on units 7 and 11.

- There is a cast iron milepost (surprisingly mot

listed) fronting units 1 & 2 which must remain |n

situ and be protected during the construction

process.

Amended plans have been received which address

these concerns.

LCC Developer Contributions —

» In respect of additional users of thdt is considered that these contributions relate
existing library facilities a contribution aof appropriately to the development in terms of their
£570 is sought towards the cost of bogksature and scale, and as such are matters apfeopria
materials and other facilities to be sperior a S106 agreement.A Section 106 Lepal
over a period of 12 months on the basig éigreement was signed as part of the outline
the following formulae — application  06/00311/0OUT  which included
1 bedroom houses/apartments @ £27 developer contributions for education and libraries
per house It is not considered reasonable or necessary to
2 bedroom houses/apartments @ £54.88quest these amounts again as they are covered by
per house the current agreement.

(rounded to the nearest £10)

» Waste Management seek a developer
contribution of £878 towards Civic
Amenity Site Infrastructure works at
Melton Mowbray at a rate of £ 79.82 per
new dwelling created.

At the present time there is surplus capacity m|th
local primary, high and upper schools. An education
contribution is therefore not requested for any
sectorLCC Developer Contributions — this

application is a reserved matters application anf a




such the County Council has no comments| in

relation to developer contributions as they pre

covered by the existing S106 agreement attached to

the outline application.

NHS Primary Care Trust — seek a contribution of It is considered that this contribution relates

£6413 towards enhancing healthcare facilities pagpropriately to the development in terms of the

services in the area at a rate of £583 per 1&ature and scale, and as such is appropriate for a

bedroom dwelling. S106 agreement

LCC Archaeology —request a conditions to ensur®oted. These conditions were imposed on |the

that a programme of historic building recording anmlutline application.

archaeological work is carried out.safeguard any

important archaeological remains potentiglly

present.

STW —no objection subject to conditions regardindloted.

satisfactory disposal of foul and surface water

drainage.

Melton Conservation Officer —

It has always been the intention that the range Béeby’'s Yard is considered to be an important part

existing buildings to the north side of the yard |baf Melton Mowbray's heritage and social history, It

retained and restored to a suitable use begistsurrounded by listed buildings within the higtor

residential or commercial. To that end previguswn centre and makes a positive contribution &|th

demolition proposals were resisted. town’s conservation area. The buildings within the
site, although used for the most part, are cuiyent

The current submission therefore meets |tvery poor condition and display a mix of roofing

objective of retaining these buildings througmaterials, fenestration, doors, brickwork (some

conversion to residential use. As such the charagbainted some natural) etc.

of Beeby's Yard is maintained and indeed enharjced

and the setting of adjacent listed building§he previous application was refused on the

(particularly the I11* listed Bede Houses) unaffett
by the proposals.

The conversion of the range of buildings is achie
by:

stabilising the existing structure whil
maintaining its form;

maximising the use of existing openin
whilst standardising window, windo
heads and door styles;

replacing corrugated asbestos roof
material  with  natural slate an
supplementing the existing red pantiles;
retaining and repairing some of t

architectural details, notably the brick step®

at the west end.

The landscaping proposals,
surfaces etc reflecting the
equestrian use of the yard.

cobbl
form

Naturally all these measure are welcomed to en
the longer term future of this important range
buildings.

Would advocate the repair and retention of the
existing chimney stacks if only as architectu
details. Likewise, some of the brickwork

currently painted white whist some remains natu
The appearance should be standardised one w.
the other. In that regard the new build should 3
match in terms of detailing, brickwork, bondin

and also because the design of the replace
velwellings was not an acceptable alternative. |
considered that this application, which involves
and the addition of 4 new dwellings overcomes

yconsidered acceptable.

nghe Conservation Officer expressed a numbe

goncerns have been overcome.
er
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roofing materials etc.

egrounds that the proposal resulted in the loshef
range of existing buildings to the north of thedyar

stetention and conversion of the existing buildir

grevious reasons for refusal and is theref

t

ment
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dgminor concerns to the original design of the
proposal. Amended plans have been received w
hanclude the retention of the 2 existing chimn
acks and the standardisation of appearance 0
dwellings. It is therefore considered that th¢
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Therefore recommends approval subject to m
amendments and necessary conditions

nor

Melton Civic Society —has some concerns:-

The buildings at the entrance to the site as wse
those adjacent are listed. How will damage to th
structures be avoided?

Headroom at the entrance to the site may have
sufficient for small vans but it is likely that tlee
will be problems for larger removal/delive
vehicles, and emergency vehicle that need acce
dwellings.

If the development is allowed it is likely that the
will be more traffic movements at peak times.
addition there will be delays caused by kerbg
sorting of domestic waste.

As the site has previously been used
industrial/commercial purposes what measures |
been taken to ensure that there is no soil pohu
from oils or chemicals associated with the proces
that have been used on the site?

Generally residential development close to a tq
centre is beneficial but in this location the aiddial
hazards to listed buildings and traffic flow m
outweigh the benefits.

| Bhe application proposes to retain the terrace
elseildings on the northern side of the yard. T
conversion of these existing buildings sho
prevent any damage to the adjacent listed build

commentary on the impact of the setting of
listed buildings is considered below.

hddre Highway Authority consider that due to t
existing commercial useage of the site it is
ypossible to object to the application on thg
sgrimunds.

A consideration of the impact of the developm
lan traffic movements and highway safety
ideported below.

g

nd@fficer has considered the proposal
tiecommends a condition is imposed regarg
sgENtamination.

vinpted.

ay
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he
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which may be caused from demolition. Further

the
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féxs stated below, the Senior Environmental Health

ind
ing

Senior Environmental Health Officer

recommends a condition requiring a desk top studihis can be covered by means of a condition

and walk over site in relation

contaminated land.

inspection

In relation to traffic noise form the adjacent Tpef
End recommends a condition is imposed requirin
noise assessment of the site.

to

It is not considered necessary to impose a comd
gequiring a noise assessment as there are alre
number of residential properties in the area.

tio
ady a

LCC Ecology —computer data indicates that ba
barn owl and grass snake have been recorded i
vicinity of the site. Recommend that the develo
be required to incorporate bat bricks and boxes
the design of the new properties and to plant Bg
trees, common to the area to establish fee
grounds for bats.suggest that a protected spg
survey may be required.

td\oted. It is considered that this can be covered
nribee to the applicant.The outline applicati
peontained a note to applicant recommending gf
irdorridors are maintained/established. It is
tipossible to request any additional conditions et
direserved matters stage.
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Environment Agency — no objections bu

Noted.

recommends conditions

Representations:

A site notice was posted and neighbouring propedansulted. As a result 512 letters has beenvweteobjecting to
the proposal on the following grounds. Severalesgntations were lost in the fire of"3@ay but all contributors have
been contacted and given the opportunity to resuth@ir comments.



Representation

Assessment of Head of RegulatoryrSiees

Objecting to the Development Plan:

1: Layout & design: concerns regarding the heig
of the dwellings proposed at the north-east

corner of the site (plots 1 & 2).
The buildings should not be converted as they
part of Melton’s heritage.

The proposed dormers in the roof constitute
design feature which is out of keeping with thepenings (ground and elevated) of their previ

character of the area and are visually intrusive.

There is no reference to the type of materialseq

used in the construction of the dwellings. Enshie
proposed development is inkeeping with ot
properties fronting Grantham Road.

The site is within one of the mostthigcally rich
hareas of the town centre, opposite the Gradeddi
e@hurch and adjacent Grade Il listed Bede Hou

and behind the Georgian facade of Burton Stn
arbe buildings along Burton Street are identified

the various listing descriptions as having grg
value and it is clear that the context of BeebasdY|
is one of a very important historic environme
with outstanding buildings of a range of dates
styles. The more utilitarian nature of the Beel

Yard buildings adds a further layer of interestttat

diverse historic environment.

Ses
eet.
n

up

and
y's

The buildings within Beeby's Yard are a mix
date, style and quality. There are some very ¢
19th century survivals, in brick with bric
segmental arched window heads. These 2-st
> hauildings retain the fenestration pattern and d

use as stabling for hunt horses. Foxhunting w
key element of Melton Mowbray's activit
economy and image from the end of the 18th
century to the Second World War. This association
with an important element of Melton’s history |is
significant, and the buildings represent key evaden
of that past. A number of interesting features imit
the range of buildings are still evident; eg. Uhi
thas brick sett flooring and the queen post trus$ ro
hatructure in Unit 3. Other buildings within theesit
consist of a variety of scales and materials: |eg.
corrugated iron sheds. These are later 20th century
interventions which are considered to be of [no
significance.

It is considered that many of the buildings
Beeby's Yard site make a positive, and import
contribution to the Melton Mowbray conservati
area, both in terms of their architectural for
character, and significance as evidence of
important aspect of Melton's history and th
conversion to residential, whilst maintaining
many original features as possible, will ensure
retention of these buildings for a number of ydar
come. The application proposes the erection o
dwellings.
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Grantham Road has a mixture of semi-detached
detached dwellings and bungalows. The prop
has been designed to mirror the linear patter
development along the south side of Granth
Road

A condition has been imposed on the outline
application requiring materials to be submitted and
approved to retain control over the materials use@.
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Highways :

- Burton Street is a very busy road and acceg
Beeby's Yard is under a narrow archway w
limited visibility.

- The proposed development will create more trg
at peak timesimpact on the highway and incred
traffic

ithave stated that they would seek to resis

segfablished business uses within Beeby's Yard

The access to the site is through the exis
sofeening off Burton Street. The Highway Author

ting

ty

t a
use
thi

ady
that
ely

ffic

on

ase
L is

development that could lead to a more intensive
of an existing, substandard access. However, i
figstance it must be noted that there are alre

amount to a combined floor area of approximat
540 sq metres. The site has an authorised B1 €0
and light Industrial) use in planning terms and
this basis, with reference to the TRICS Datab
(based on measurement of similar uses), i
calculated that the potential for daily trafficinche
existing uses of the site is equivalent to a regide
development of between 7 and 11 dwellings.

Therefore notwithstanding the substandard nature of
the existing access and other road safety congerns
(such as the proximity of the Town Station Site and

the additional traffic this development is likely
attract) and the fact that the number of propased
dwellings is at the upper end of the quoted rartgg,

is unlikely that it would be possible to demongtrat

that traffic using the access would increase
therefore to sustain a reason for refusal on highwa
grounds.

A communal parking area containing 11 spaces is
proposed to the east of the site with a furthgr 3
spaces in front of units 5, 6 and 7. This|is
considered to meet the requirements for parking
provision within the town centre and is accordingly
considered acceptable.

The Highway Authority, therefore have
objection to the proposal subject to conditig
relating to parking and access requireme
Accordingly it is not considered that the propos
development would be detrimental to highw
safety and in view of the absence of an objec
from the Highway Authority the proposed acce
and parking is considered acceptable. Howeve
must be borne in mind that the Committee refu
the previous application on highway safety grou
despite similar advice from the highway Authro
and it must be recognised this issue has not
overcome.

The access to the development was approved 3
outline stage and is not a consideration of
application.
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Privacy and Amenity: the rear dormers servin
units 1 — 6 will result in overlooking and a loss
privacy to 18 Grantham Road.

Loss of privacy and security (the gates are culye
locked at night) and impact on the adjacent B
House

g
dConcern has been expressed with regards to

impact the proposed development would have
the residential amenities of properties on bothElm
nRoad and the garden of Bede House to the north.
edde proposed dwellings are sited along the northern
and eastern boundaries of the site in the locaifon
the existing buildings. The dwellings along the
northern boundary (plots 1 - 7) involve the
conversion of the existing buildings and have [no

the
on

windows proposed in the north elevation adjacent to
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the Bede House gardens. It is therefore considered
that there will be no loss of privacy to the
communal garden.

The proposed dwellings along the southern
boundary (plots 8 - 11) are two storeys in heigitt
the gable end of plot 8 is located approximately] 11
metres from the boundary of the dwellings on Elms
Road. This gable only has one secondary lounge
window on the ground floor. The dwellings on Elns
Road have garden lengths of approximately |19
metres and the dwellings have a total separdtion
distance of approximately 28 metres. The dwellings
therefore exceed the 23 metre separation standard
usually required between dwellings and accordingly
it is considered that the previous refusal reasas| h
now been overcome.

D

Plots 8-11 are proposed to have a numbern of
windows in the rear elevation facing Mill Street.
However, the ground floor windows serving the

kitchens can be well screened by suitable boungdary
treatment and the first floor windows sernve

bathrooms and landings and can be conditioned to
be obscure glazed if necessary.

The site is currently used for a range of induktria
uses which have the potential to adversely affect
residential amenities through noise and other forms
of disturbance. Removal of these uses and
replacement with residential properties is regarged
as a positive impact of the development. It|is
therefore considered that the proposal will pot
adversely affect the residential amenities | of
neighbouring properties.

Impact on adjacent Listed Buildings The site is accessed through an existing opehing
between two listed buildings within the street

frontage. The site is approximately 50m away from

the Grade | listed church of St Mary, the tower| of

which forms an important backdrop to the site.|To

the north west of the proposal site is Bede Hoase,
Grade II* range of almshouses, built in 1640 and
refurbished in 1890. The site itself lies immediate
behind Nos 21-23 (Crawford House), and No |25
Burton Street, both early-mid 19th century houses,
of brick build, 3-storeys high, listed Grade II. e
south east stands No 27, formerly the Manor House,
listed Grade Il it is a building of the 1870s inth§
century style. Accordingly it is important to ensu
that the proposal will not be detrimental to the
historic integrity and character of the adjacent
buildings or their setting.

=

The rear wall of dwellings 1-7 also form the garden
boundary wall to the adjacent Grade Il listed Bede
Houses and is considered to be an essential elegment
to the setting of the listed building and the
tranquility of the space which it encloses. The

12



proposed plans involve the retention of the
buildings along the northern boundary and
accordingly it is not considered that the propgsal
could adversely affect the setting of the Bede
House.

Flood Risk —concern regarding flood risk

The site lies withire tmaximum extent of floo
zone 3 (high risk) as defined in PPG25:
Development and Flood Risk. However, this area
benefits from the upstream flood alleviation schegme
at Brentingby, which significantly reduces the risk
of flooding. The Environment Agency have been
consulted and have raised no objections to |the
proposal subject to conditions requiring surface
water run-off and discharge. These matters can be
addressed by condition.

Impact on existing businesses -the existing
businesses in Beebys Yard will have to find n
premises — impact on businesses and loss of toa
the town

Planning decisions must be taken in the wider
epublic interest.

de t

Demolition of existing —the single storey building
are asbestos and need to be demolished unde
correct rules and regulations

s This is not a planning matter but will be conside
ruheéer Environmental Health and Buildi
Regulations during the process of demolition.

e

Removal of trees: this application proposes f{
remove two large conifers at the northern boung
of the site but also the adjacent mature hg
chestnut tree. This tree is particular ag
significantly to the amenity of the area and
removal will result in a detrimental impact on t
environment.

0A detailed assessment of this issue is set outeabg
dty is considered that the landscaping schg
rsebmitted will create an aesthetically pleas
ldandscaping layout.
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Other material considerations (not raised through onsultation or representation)

Principle of Development

The application site is situated within the toywn
envelope of Melton Mowbray within cloge
proximity to the shops and public transport. A

principles under local plan policy BE1. PPS 3
supports the redevelopment of such sites| as
effective use of land and ‘brownfield site'
development. PPS 3 seeks greater intensit

The application proposes 11 dwellings on a
measuring approximately 1.77 hectares.

that the site is a key characteristic of
surrounding area and visual amenity and [the
development of the site in accordance with the
density requirements of PPS 3 would hav
detrimental impact on the surrounding area in this
instance.
The application is located within the Town
Envelope where there is a presumption in favour of
development in the Local Plan under policies OS1.

13



Development should therefore be permitted un
is fails to meet the detailed criteria of the pielc
detailed above.

Layout

The internal layout of the scheme has been desi
around two terraces of dwellings, thus maintain
the courtyard feel to the development. In terms
the relationship between dwellings within the

there is a distance of approximately 12.5 me
between the front elevations which is slightly el
the separation distance of 14 metres usually aghp
However, the proposed development retains
existing character and appearance of the yard
accordingly it is not considered that this relasioip

q

is so unsatisfactory to warrant a refusal of plagni

permission.

Impact on the character and appearance of the
area

1%

The development proposes to retain a group
important buildings and use traditional materi
and building elements to provide interest
variety which will be in keeping with the charact
and appearance of the area. It is there
considered that the proposal can contrib
positively to the character and appearance of
area in terms of the layout, scale, form
appearance of the development.

[
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Consideration against PPG15

It is considered that many of the buildings
Beeby's Yard make a positive, and importa
contribution to the Melton Mowbray conservati
area and are significant as evidence of an impb
aspect of Melton's history. Their conversion
residential, whilst maintaining as many origir
features as possible, will preserve the buildings
the setting of the adjacent listed buildings. The
is considered in need of restoration and it
considered that the proposed change of us¢
residential would preserve the setting and chars
of the area and ensure their longer term future.
this basis, it is considered that grounds exist
accept a use other than commercial, in accord
with the objectives of PPG15.
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Open Space

A development of this size and number of units i

required to provide an amenity open space wi
the site on the basis of 5% of the overall siteane
accordance with Policy H10.

The application proposes the provision of a sn
amenity area which is located in the south wes
corner of the site. The area will be overlooked
the houses to the north thus ensuring nat

surveillance of the space. It is therefore consider

that the provision of open space would comply w
policy H10 of the adopted Melton Local Plan.

The proposed dwellings also have a very sn
amenity area either to the front or rear of
dwellings. Although this is below the gard
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standards usually required it is considered that
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to the nature of the development, town centre
location and proximity to Play Close, this provisi

is acceptable in this instance.

A development of this size and number of units is
required to provide amenity open space within [the
site on the basis of 5% of the overall site area in
accordance with Policy H10.

Conclusion

The application site lies within the Town envelageMelton Mowbray and thus benefits from a presuomptn favour of
development under policies OS1 and BE1, and fulitlsobjectives of PPS3 in terms of sustainabditd the density of
development.BE1. Residential development has begneed in principle with approval of outline applioa
06/00311/OUT. The proposed development has beegrdés have limited impact on adjoining propertidse street
scene and has been designed to reflect the suimmuradea. The proposed access and parking arramgenaee
considered acceptable and the site provides seffiidandscaped areas and the internal layout ficieut so as not to
adversely affect the future occupant of the dwgllimits.

The proposal is considered to overcome the previmuneerns regarding loss of important buildings angact on
neighbouring properties However, it concern hasmbm@ressed by the Housing Policy Officer in relatio the mix
and type of dwellings proposed. nor therefore thdives of the currently prevalent policies, PR3®@ the Core
Strategy,and accordingly the application is recomaieel for approval on this basis, However, it isoggised that the
previous application was also refused on highwdgtgagrounds and this proposal does not overcoreeptBvious
refusal reason based on highway safety.

RECOMMENDATION: Permit

A: subject to the securing of developer contributias$ollows:

i) a contribution for new or improved Civic AméniSite Infrastructure;
i) a contribution for library services;

iii) a contribution towards enhancing healthcaeilities

iv) appropriate affordable housing provision oa ite.

B : the following conditions:
AND

C : Delegate to Refuse if agreement in respedi@ficontributions described at (a) above is notreecwithin 1 month
on the basis of policy OS3 (see above - the preeisding to be delegated to the Head of RegulaSemnyices).
1 The development shall be begun before the expiraf three years from the date of this permission

2 No development shall start on site until all enils to be used in the development hereby pexdiiiave been
submitted to and approved in writing by the Locanming Authority.

3 No development shall start on site until a l@age scheme has been submitted to and approvedtiimgvby
the Local Planning Authority. This scheme shadligate full details of the treatment proposed fbhard and
soft ground surfaces and boundaries together \withspecies and materials proposed, their disposital
existing and finished levels or contours. The swheshall also indicate and specify all existingesreand
hedgerows on the land which shall be retainedeéir #ntirety, unless otherwise agreed in writingtiy Local
Planning Authority, together with measures for thpeotection in the course of development.

4 The approved landscape scheme (both hard at)dskafl be carried out before the occupation eflihildings
or the completion of the development, whichevehéssooner; unless otherwise agreed in writinghieyl tocal
Planning Authority. Any trees or plants which vifitha period of 5 years from the completion of the
development die, are removed or become serioushadad or diseased shall be replaced in the nentipia
season with others of similar size and speciegssrthe Local Planning Authority gives written aamtsto any
variation.
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5 No development shall commence on site until jsfom has been made for the satisfactory dispdsaiub and
surface water from the site in accordance withheste which shall first have been submitted to gmt@ved
by the Local Planning Authority.

6 The proposed car parking shown on the amendma p869-101 rev A shall be provided, hard surfaced,
marked out and made available for use before angllihg hereby permitted is first occupied and shall
thereafter be permanently so maintained.

7 If any vehicular access gates, barriers, balactains or other such obstructions are to beexteébey shall be
set back a minimum distance of 10 metres behindHighway boundary and shall be hung so as to open
inwards only.

8 No development shall take place within the aggion area until the applicant, or their agemtsuzcessors in

title, has secured the implementation of a progranaihistoric building recording and archaeologiwalrk.
This should include Level 2 building survey andiitial stage of exploratory trial trenching foll@d by an
appropriate mitigation strategy. This work shall benducted in accordance with a written scheme of
investigation, which has been submitted and appravevriting by the Local Planning Authority.

9 Finished floor levels of the new buildings shmlset at least 300mm above existing ground level

10 No development approved by this permission shallcommenced until a scheme for the provision and
implementation of surface water run-off limitatibas been submitted to and approved in writinghieyltocal
Planning Authority. The scheme shall incorporatstainable drainage principles and shall be impléetem
accordance with the approved programme and details.

11 Prior to being discharged into any watercousseface water sewer or soakaway system, all susister
drainage from parking areas and hardstandings bbalhssed through trapped gullies with an oveegdhcity
compatible with the site being drained.

12 The proposed development shall be carried oigtlgtin accordance with the amended plans depdsitith
the Local Planning Authority on 26 June 2008

13 Details of the means of maintenance of all pafrthe site not falling within the residential Glage of any of
the dwellings shall be submitted to and approvethiylLocal Planning Authority prior to the commement
of development. The arrangements shall be impleadeptior to the occupation of any of the dwelliragsd
shall be adhered to thereafter on a permanent.basis

14 No development shall start on site until a dedasurvey of possible contaminants affecting tte lsas been
submitted to and approved in writing to the Lockriring Authority. The survey shall be carried byta
specialist and include any necessary remedial wiorkieal with hazards identified. Any contamingmtssent
considered to be or likely to be a "significank?io proposed users of the site and create atffjofi linkage"
shall be removed to a suitable disposal site aydhaaterial brought onto the site shall be from searwhich
would not contain any contaminants.

15 The bathroom windows on the south elevationlatsB-12 shall be obscure glazed and shall be taiaigd as
such at all times

Reasons :-

1 To comply with the requirements of Section 9thef Town and Country Planning Act 1990.

2 To enable the Local Planning Authority to retedmtrol over the external appearance as no ddtaie been
submitted

3 To ensure satisfactory landscaping is providikinva reasonable period.

4 To provide a reasonable period for the replacgmiany planting.

5 To ensure that satisfactory provision is madbe@ppropriate time for the disposal of foul andace water.
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To ensure that adequate off-street parking prowiis made to reduce the possibilities of theppsed
development leading to on-street parking problemtbé area.

To enable a vehicle to stand clear of the highwahilst the gates are opened/closed and protecfrée and
safe passage of traffic, including pedestrianghénpublic highway.

To ensure satisfactory archaeological investigaand recording and historic building recording.
To afford a degree of protection to propertyrfrextreme flood events

To prevent the increased risk of flooding

To prevent pollution of the water environment

To enable the Local Planning Authority to reteimtrol in the amount of off-street parking, iretimterests of
highway safety.

To ensure a suitable means of maintenance arraapent basis for all parts of the site, in therst of
public and visual amenity.

To safeguard against potential danger from cointants

In the interest of residential amenity
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