Committee Date: 18" March 2012

Reference: 11/00915/FUL

Date submitted: 07.12.2011

Applicant: Mr & Mrs Barlow
Location: 2 Mere Road, Waltham on the Wolds, Melton Mowbray lE14 4AL
Proposal: Demolition of existing outbuilding and erection ofnew dwelling
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Introduction:-

The site is a triangular plot of land to the wefs dMere Road, Waltham on the Wolds and currendly &
single storey outbuilding on site which is conndcte the dwelling, and forms part of the garderthia
property. There is also a gas tank on the sitelwisi proposed to be moved to the rear of 2 MerdRmd
buried within the garden. The land is on the coofeMere Road and Burgins Lane with an accesséo t
south of the site to a number of garages for thesé® of Mere Road. The site is currently bound liyn
high chain link fence.

The proposal is for the erection of a small tworbedh detached bungalow which is to be built pdstiah

the site of the existing single storey outbuildicmnnected to 2 Mere Road and within the gardene Th
outbuilding is proposed to be demolished as pathisfapplication. There would be parking for teers

in front of the bungalow, and two new parking sgacesated in front of the existing dwelling. These
would all be accessed from Mere Road once the adw@sbeen adapted as shown on the block plan. The
existing dwelling would be left with a garden t@tlear of the dwelling where the existing gas taitkbe
buried, and a small garden to the front with pagiior two cars.

The new bungalow would have a small garden to ¢fae with a patio and bin storage area, and a larger
garden to the side (west), with parking spacesh&oftont, accessed from Mere Road. The proposed
bungalow is a simple design in an L-shape with bdmHrooms in the front elevation, the bathroom and
lounge overlooking the side garden, and the kitatieer overlooking the rear garden / patio arede T
proposed ridge height would be the same as thérmxisutbuilding, copying the other outbuildingstire
street.



This proposal is submitted in response to applicath 09/00338/0OUT which was refused on {3july
2009 for two 2 bedroom semi-detached properties othe same site. This application was
subsequently refused at appeal on8December 2009.

Members may recall that this application was defért the committee meeting onBebruary 2012,
with a request for further information regarding thas tank and highways issues.

Relevant History:-

09/00338/0OUT —two 2 bedroom semi-detached propertieREFUSED; Appeal subsequently dismissed
on the grounds:

“In the opinion of the Local Planning Authority theroposal would, if approved, result in the erectian
pair of semi detached dwellings which would have adverse impact upon the visual amenity of the
surrounding area. The dwellings would occupy a naw plot which forms an important open feature in
the streetscene and would therefore introduce anangruous feature to the detriment of the streetsee
and surrounding area. The proposal is thereforensidered to be contrary to policies OS1 and BE1 of
the adopted Melton Local Plan which seeks to ensdevelopment is in keeping with the character oéth
locality and that development is designed to harrsswith surroundings”.

Planning Policies:-

PPS 1: Delivering Sustainable Development The guidance says that planning should promote
sustainable and inclusive patterns of developm®&RS1 requires local authorities to deliver develept

that is located in areas which reduce the needatel by car and provide access to all memberfiof t
community to jobs, health, housing, education, shigsure, and community facilities. PPS1 suggtsit

the focus for development should be existing cenéired discourages any new development which would
impact negatively on the environment and activelgoairages development which reduces the impacts of
climate change.

PPS 3: Housing -This guidanceamplifies the advice set out in PPS1, particulémgt housing should be
developed in suitable locations which offer a goadge of community facilities and with good acctss
jobs, key services and infrastructure. The prjodiar development in such locations should be pnesfy
developed land, where appropriate. The amendéehstat has removed residential garden areas frem th
brownfield classification. PPS3 also sets outrcéelvice on determining planning applications,istathat
local planning authorities should have regard te #uitability of a site for housing (including its
environmental sustainability) and that they shandure that proposals are in line with housing aibjes
and do not undermine wider policPPS3 specifically states that “Developers shouidgbforward
proposals for market housing which reflect demamdithe profile of households requiring market hogsi

in order to sustain mixed Communities” (Para 2B relation to market housing PPS3 states that “Qfne
the Government’'s key objectives is to provide aietgrof high quality market housing. This includes
addressing any shortfalls in the supply of markatiding and encouraging the managed replacement of
housing, where appropriate. Local Planning Autliesishould plan for the full range of market hogsiin
particular they should take account of the needdiover low-cost market housing as part of the hogs
mix” (Para 25 & 26) objectives.

PPS 7 - Sustainable Development in Rural Areasstates that many country towns and villagesadire
considerable historic and architectural value, akenan important contribution to local countryside
character. Planning authorities should ensure deaelopment respects and, where possible, enhances
these particular qualities. It should also contigbto a sense of local identity and regional ditgsnd be

of an appropriate design and scale for its locatlmving regard to the policies on design contaimed
PPS3.



Melton Local Plan (saved policies):

Policies OS1 and BE&llow for development withi

keeping with its locality;

n Village Envelopes piding that:-

the form, character and appearance of the settlieisiant adversely affected;
the form, size, scale, mass, materials and ar¢hitdadetailing of the development is in

amenities as enjoyed by occupants of existing diwgallin the vicinity; and,

satisfactory access and parking

provision can bdenasailable.

the development would not cause undue loss of eail privacy, outlook and

Policy H6 states that planning permission for residentialettgoment within village envelopes will be
confined to small groups of dwellings, single plotghe change of use of existing buildings.

Melton LDF Core Strategy: seeks to focus development in Melton Mowbray wittrzall balance (20%)

in the surrounding Borough, with provision/conttilom of 40% affordable housing from all developnsent
and expectations to produce mixed, integrated hgudevelopments and meet local needs by addressing
identified imbalances in housing stock in all looas. The strategy identifies villages by virtue af
hierarchy reflecting their sustainability and, #fere, suitability for development. Waltham on tWelds
is now identified as a Rural Centre (Category 1age with a good range of local community faciigiand
regular public transport and is suitable for sornading development to meet local need and helpnreta

services and facilities.

Consultations:-

Consultation reply

Assessment of Head of Regulator@ervices

Highway Authority —Ensure that all details of th
proposed development comply with Highw
Authority standards with regard to parking, acce
drainage, surfacing, visibility splays etc.

Noted. Two parking spaces would be provideg

ront of the dwelling which are adequate for thees

éf bungalow proposed and exceed the standard
5F 5m X 2.4m.

20

The site is close to the corner, but it is con®de
that there is good visibility and two addition
vehicles using the road and potentially revers
into the highway will not pose a particular risk
safety. Mere Road and Burgins Lane are b
subject to a 30mph maximum speed limit in
residential area. Mere Road leads to Windsor R
which is in effect a cul-de-sac where there will
little changes to traffic flow in future.

PPG 13 indicates that developers should not
compelled to provide more parking than they wj
to provide, unless the development wo
exacerbate a known problem.

The proposal is considered to provide adequat
parking and would not have a detrimental
impact on highway safety

Further advice was requested from the Highways
Authority in response to comments raised in the
committee meeting of the 28 February 2012.
Whilst the Highways Authority agree that the
parking for the proposed dwelling could be
better, the proposal does meet the required leve
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of parking required. The second parking space




for the dwelling which is at an angle to Mere
Road would be difficult to manoeuvre in and out
of, however the traffic flow on Mere Road is
sufficiently low volume, and visibility is good
enough to prevent highways safety issues. Th
Highway Authority did not feel that the
application could be refused for the parking and
access at this location. Without any evidence t
show that the proposed parking and acces
would be a danger to highway safety the
application is considered acceptable in terms o
highway safety.

MBC Housing Policy Officer - 2 and 3 bed
(lifetime) dwellings are considered to meet thg
local housing need — no objections.

Within the Rural East of the Melton Borough the
is a strong need for smaller market housing suc
2 bedroom houses and bungalows for ol
people/downsizing accommodation and a surplu
larger family accommodation. There are limit
opportunities  within  village envelopes f
significant new residential developments g
therefore residential developments in the 3§

should contribute towards the creation of a mixagh

The ‘local housing need’ in the Waltham on {
» Wolds area is for 2 bedroom houses and bungal
therefore the proposal would be supported
housing policy.

2re

hH®we proposal introduces a much-needed sm
danit, suitable for first-time buyers and / or old
sdople downsizing as identified by the housing n
edurveys of the core strategy.

Dr

Nehe proposed layout and size of the dwelling i

r'ednsidered acceptable in relation to satisfy
using needs requirements.

community and have regard to local market housing
needs.
Parish Council — The Parish Council objects to this

application on the following grounds:
» A serviceable part of the existing house
x bmetre) is to be demolished to make w
for a newdevelopment and as such
represents overdevelopment of the site

The proposed bungalow would constitute
an alteration to the street scene

Extra entrance on to Mere Road which h
a very busy traffic flow and many parked
cars opposite could constitute a road
hazard

The proposal would not affect the ‘habitability’
the adjacent house. The proposed house is t
Sprovided with adequate car parking and garden
apnd the existing house would similarly rets
adequate provision.  Accordingly, witho
demonstrating a shortfall of provision, it is n
considered that concerns regarding oV
development can be evidenced and, in turn,
cannot be grounds for refusal.

Simply changing the appearance of a street is 1
sufficient basis to refuse an application. It netm
be demonstrated that such a change is harmful {
unacceptable degree and the Parish Council hal
sought to identify how this would be the case. |
all development on residential gardens would ha
detrimental impact upon the character of
neighbourhood and it will be a matter of judgem
to assess the harm development may
(addressed below).

P} is not considered that a dwelling would creat
significant amount of additional traffic. Th
proposal complies with Highways Standing Advi
Mere Road provides the access to Windsor R
which is not a through road. Therefore the ama
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The 1 metre high solid fence around the
property replaces a chain link and is total
out of character.

The proposal to bury an additional gas
tank will create a sterile area above and
around its position

increasing. Other properties within Mere Road h
also created driveways to the front of their horn
and this is not caused any issues within
highway.

The applicant could at any point decide to cha
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Iyhe fencing to close boarded fencing, no highen tha

1m without the benefit of planning permission
this would be within the permitted developme
rights. The proposed fencing around the site wq

be at a height of 0.9m and it is therefore considé¢

that this could not be a reason for an applicato
be refused.

The application does not propose to bury the
tank within the rear garden of 2 Mere Road bu
has been suggested this could be a position fg
relocation. If this was to occur, it would be acled
either as permitted development or with a furt
separate application. It is considered such
arrangement would be an enhancement to
appearance of the streetscene. The burying of
gas tank would cause issues with any build
works on top, but would not interfere with its e
a garden.

In response to the Members concerns with
regards to the gas tank, for the proposeq
dwelling the applicant has confirmed that the gas

tank would be under the lawned area at the side¢
of the new bungalow, which the installers have

confirmed is large enough for this purpose. Its
precise location will need to be agreed with the
installers. The tank would need to be refilled
once or twice a year via a hose and the refillin
would take approx 10-15 minutes. The tanke
would park on the access track to the rear of the
properties which Melton Borough Council
Corporate Property have verbally agreed to.
The suppliers of the gas state that their driverg
are fully trained in safe and courteous parking
and always would choose a safe place to pa
causing the least inconvenience to pedestrian
and road users. The applicant also wishes t
stress that there is a gas tank on site currently
and the burying of the tank will enhance the
streetscene of the area.

There are a number of properties in the villagg
have to use LPG and the refilling of tanks is not
uncommon practice in this location, The applic
could also chose to use another method of heg
and this would not be controlled by planni
legislation. Health and Safety issues associatéul
positioning a tank underground are present in
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and




planning powers cannot be used to eit
complement or amend a separate regulatory regi

The burying of the existing tank is considered ¢
an enhancement to the streetscene and the
matters raised fall outside of planning legislation

her
me.
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Representations:

A site notice was posted and neighbouring propednsulted. As a result 7 letters of objectionehlagen

received. The objections are summarised below:

Representation

Assessment of Head of Regulatory Séres

Impact on residential amenity:
Privacy will be negatively affected by th
bedrooms looking to the north

The proposed bungalow will be visual

dwellings.

aevindows on the north / north east elevation. Th

lyThe proposed bungalow will have a ridge
intrusive; it is not right amongst two storgyaves height the same as the existing outbuild

The proposed bungalow would have two bedrg

windows look towards two storey dwellings on
other side of the road which are
approximately 30m from the proposed site of
bungalow. This separation distance betw
habitable rooms is acceptable with regards
maintaining privacy and would therefore compl
with policies OS1 and BEL1 of the Melton Log
Plan (see above).

which give a coherent ‘rhythm’ to th
development in the area. The bungalow at f{
glance would carry on this pattern of developm
and would not appear to be visually intrus
within the streetscene. It would therefore com
with policy BE1 of the Melton Local Plan.

e

P

Highway Safety:
The additional traffic will pose additional
danger on a busy junction.

The bungalow will obstruct the view of
drivers turning into the street.

Ability for visitors to park, causing further
on street parking issues in the area. The

Please see commentary above in respect of
Highway Authority comments. Mere Road leg
to Windsor Road which is in effect a cul-de-s
where there will be little changes to traffic flow
future. It is not considered that the junction
particularly busy, and cars parked at the site dq
not be reversing out into the junction. T
proposed driveway for the bungalow is to

located approximately 30m from the junction at
point where visibility is good.

The proposed fencing along the permieterof
site is proposed to be 0.9,m high, allowing a |
of site over it. At present the garden could
planted in a manner to obstruct visibility and 1
application presents the opportunity to prev
this, and therefore safeguard against the risk
loss of visibility in future.

e

The application proposes two parking spaces
the bungalow and two parking spaces for
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street is already obstructed by cars as th
is limited space within gardens. Visitors t
the new house would add to this.

esxisting dwelling. The dwelling currently has

oparking facilities apart from access to a garag
the rear and the parking spaces provided
reduce the level of on street parking by providir
a driveway for the existing house. The propo
bungalow would have two parking spaces whic
the required number of spaces to comply W
highways recommendations for a two bedro
dwelling. It is therefore not considered that
development would lead to further on str
parking issues in the area.
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Impact on Character and Appearance of the
Area:

The proposed bungalow would spoil view
to the south.

The design is out of character and will
affect the appearance of the streetscene

Its positioning would spoil the flow of the
street. The bungalow would represent ar
over development of the site

dt is not considered that a bungalow on this
would negatively impact views to the south
virtue of its height and position within the plot.

The proposal is considered to be of satisfac
appearance and it is also considered that it wil
in well with the streetscene. Although there ave
bungalows in this section of Mere Road, there
a number of outbuildings between the hou
creating a rhythm to the streetscene.
bungalow would continue this rhythm at fin
glance, with the proposed ridge height the sam
the existing outbuildings.

Miscellaneous
The proposal would devalue surrounding
properties.

Noted. This is however not a consideration wk
dealing with a planning application.

Other material considerations (not raised thragh consultation of representation)
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Consideration

Assessment of Head of Regulatory Seces

Development on Garden Areas as ‘greenfield
land’ (PPS3)

PPS3 was re-issued in 2010 and private reside
gardens are now excluded from the definition
previously developed land. However, t
Government’s strategic housing and plann
policy objectives in PPS3 have not changed. Th
include creating sustainable, inclusive, mix
communities, and delivering well designed hous
developments in suitable locations, offering a g
range of community facilities and with good acc
to jobs, key services and infrastructure.

Although private residential gardens are n
excluded from the definition of previous
developed land, if they are in relatively sustalag
and accessible locations they are potenti
suitable for housing development in policy tern
because they reduce the pressure for develop
elsewhere. The village of Waltham is considere
be sustainable and this proposal is considere
contribute towards the objectives of PPS3.

The Government had responded to the issue|
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overdevelopment in neighbourhoods and ‘Gargen
Grabbing’ by amended PPS3 which reclassified
residential garden area from brownfield [to
Greenfield, which removes the presumption that all
development is favourable. If new housing is
provide to address the shortfall in housing

provisions it will be necessary to consider some

development on residential gardens where |the
locations are considered to be sustainable and the
proposed house type meets the local indentified
housing need.

Not all development on residential gardens would
have a detrimental impact upon the character pf a
neighbourhood and it will be a matter of judgemgnt
to assess the harm development may have
(addressed above). The location is regarded as
sustainable as it is within the village envelgpe
where the focus of new development should| be
through the formulation of the LDF.

Impact of Draft National Planning Policy
Framework

The Government released for consultation
purposes a review of National Planning Policy in
July 2011 and has stated that it should be taken
into account as a material consideration. This
included some amendments to existing national
policy that relate to this application as follows:

» presumption in favour of sustainable
development

* Removing the brownfield target for
housing development (60%);allowing
local areas decide the most suitable
locations for housing growth based on
their local circumstances.

» Requiring Councils to identify an
additional 20% to their five year
housing land supply; a minimum
additional 20% on top of current five
year land supply.

It is considered that the content of the NPPF can
only be afforded minimal weight. The proposals for
NPPF are at early stages and there can be no
certainty if they will be adopted in the form they
take in the consultation document nor when this
may take place. In accordance with advice provi
to Inspectors by PINS, account should be taken
the stage that new considerations have reached
when assessing the weight they should attracts Thi
policy document is at early stages of its formulat
and accordingly can be given only minimal weigl
if any at all. S 38(6) of the Planning and
Compulsory Purchase Act 2004 defines how
determinations on planning applications must be
made and there is no suggestion that this primary
legislation is to be amended. Accordingly, the
decision must be led by the development plan
policies and existing national policy and they car
be departed from only if material consideratiores
present that indicate it is appropriate to do so. A
policy statement of such early stage of formulation
cannot be regarded as a material consideration
sufficient to outweigh the development plan.
Since the publication of the NPPF the above
position has been supported by an Inspector at
appeal.
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Comparison with the appeal decision on the site

=

The development differs from the appeal decisio
in that it is smaller in scale (single storey) and
guantity (one bungalow) and as a result is
positioned so as not to occupy as much of the site.

It is considered that these changes in design and
positioning mean that the concerns highlighted i

respect of the appeal proposal have been overcome.

The issues of parking, sightlines and visibilityttz




junction were all present in the considerationhef {]
application and appeal in 2010 but none were found
to be grounds for refusal. This proposal could not
be said to worsen these considerations and as slich

it would be unreasonable to include them as reasons
for refusal.

Conclusion

The application site lies within the village enystoof Waltham on the Wolds and thus benefits from a
presumption in favour of development under policis1 and BE1, and fulfils the objectives of PPS3 in
terms of sustainability and housing need.

The proposed development is considered to be aaepin terms of its design and appearance, parking
and access arrangements and to have no significhugirse impact upon the amenities of neighbouring
properties.

RECOMMENDATION:- Approve, subject to the following conditions:-

1.

The development shall be begun before the eiquiraof three years from the date of this
permission.

No development shall start on site until alltenials to be used in the development hereby
permitted have been submitted to and approveditimgby the Local Planning Authority.

The car parking and any turning facilities showithin the curtilage of the dwelling shall be
provided, hard surfaced and made available for hefere the dwelling is occupied and shall
thereafter be permanently so maintained

No gates shall be erected to the vehicularsscce

Before first use of the development hereby jitbenh its access drive and any turning space shall
be surfaced with tarmacadam, concrete or similed baund material (not loose aggregate) for a
distance of at least 5 metres behind the Highwayntary and thereafter be permanently so
maintained

Before first use of the development hereby pigech drainage shall be provided within the site
such that surface water does not drain into theli®@dtighway and thereafter shall be so
maintained

Notwithstanding the provisions of Part 1 of &thle 2 of the Town and Country Planning

(General Permitted Development Order) 1995 as aate(m any Order revoking and re-enacting

that Order) in respect of the dwelling hereby p#éedino development as specified in Classes A-
E, shall be carried out unless planning permissias first been granted by the Local Planning
Authority.

The reasons for the conditions are:-



1. To comply with the requirements of Section 91hef Town and Country Planning Act 1990.

2. To enable the Local Planning Authority to retadntrol over the external appearance as no detalil
have been submitted

3. To ensure that adequate off-street parking ipi@mv is made to reduce the possibilities of the
proposed development leading to on-street parkioglems in the area

4, To enable a vehicle to stand clear of the highimaorder to protect the free and safe passage of
traffic, including pedestrians, in the public higiaywv

5. To reduce the possibility of deleterious matldseing deposited in the highway (loose stone$ etc
6. To reduce the possibility of surface water frima site being deposited in the highway causing
dangers to road users

7. To enable the Local Planning Authority to retabntrol over future extensions in view of the
form and density of the development proposed.

Contact: Mrs Sarah Legge 5th March 2012
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