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Proposal :-

Committee date: 7' March 2011

11/00042/FUL
19.01.11
Mr and Mrs Elsome

Land Adjacent to Thorpeholm, 4 Wrights Lane, Wymoncham, LE14 2BA

Erection of house and garage.

This application seeks planning permission for thesrection of a large 3 bedroom dwelling
and garage on land to the side of Thorpeholm.The parcel of land to which this application
relates is designate®rotected Open Area and was formerly residential garden area to
Thorpeholm. The site has since been separated hp@rox 1.8 metre close boarded fence and an
access driveway constructed to allow vehicle acogssthe site. The site is located within the
Village Envelope and designated Conservation Area WWymondham and is surround by
residential properties.

It is considered that the main issues relating tahe application are:
*  Whether the proposal meets identified Local HousingNeeds
* Highway Safety
* The impact of the proposal upon a designated Protezd Open Area.

The application is presented to the Development @ittee due to the level of support received
for the proposal.



Relevant History:-

10/00882/FUL - Erection of 4 bed dwelling and gmra- application was withdrawn on the
30.11.10.

Planning Policies:-

PPS 1: Delivering Sustainable DevelopmentFhe guidance says that planning should promote
sustainable and inclusive patterns of developmBRS1 requires local authorities to deliver
development that is located in areas which redneeneed to travel by car and provide access to
all members of the community to jobs, health, hogseducation, shops, leisure, and community
facilities. PPS1 suggests that the focus for dgreknt should be existing centres and
discourages any new development which would impsdatively on the environment and
actively encourages development which reducestipadts of climate change.

PPS 3: Housing -amplifies the advice set out in PPS1, and partibutays that housing should
be developed in suitable locations, which offeramdyrange of community facilities and with
good access to jobs, key services and infrastreictufhe priority for development in such
locations should be previously developed land, whegpropriate. The amended statement has
removed residential garden are from the brownfidddsification. PPS3 also sets out clear advice
on determining planning applications, stating thatshould have regard to the suitability of a site
for housing (including its environmental sustaitiggi and that we should ensure that proposals
are in line with housing objectives and do not umdee wider policy objectives. PPS3
specifically states that “Developers should brfogvard proposals for market housing which
reflect demand and the profile of households réggimarket housing, in order to sustain mixed
Communities” (Para 23). In relation to market hagdPPS3 states that “One of the Government’s
key objectives is to provide a variety of high dtyatnarket housing. This includes addressing any
shortfalls in the supply of market housing and emaging the managed replacement of housing,
where appropriate. Local Planning Authorities sdquian for the full range of market housing. In
particular, they should take account of the needelover low-cost market housing as part of the
housing mix” (Para 25 & 26)

PPS5‘Planning for the Historic Environment’ outlines the Government's policies for effective
protection of all aspects of the historic enviromtmePlanning has a central role to play in
conserving our heritage assets and utilising thht environment in creating sustainable places.
The Government’s overarching aim is that the histenvironment and its heritage assets should
be conserved and enjoyed for the quality of lifeyttbring to this and future generations. To
achieve this, the Government’s objectives for plagnfor the historic environment seek to
recognise that heritage assets are a non-renewggnarce, recognise that intelligently managed
change may sometimes be necessary if heritagesam®eto be maintained for the long term and
wherever possible, heritage assets are put to proagate and viable use that is consistent with
their conservation.

PPS 7 - Sustainable Development in Rural Areasstates that many country towns and villages
are of considerable historic and architectural @alor make an important contribution to local
countryside character. Planning authorities shaugure that development respects and, where
possible, enhances these particular qualitieshdulsl also contribute to a sense of local identity
and regional diversity and be of an appropriatégieand scale for its location, having regard to
the policies on design contained in PPS3.

PPG 13 ‘Transport’ - A main objective seeks to reduce the need tetr@specially by car. With

regard to rural areas, the guidance makes cletijabgs, shopping, leisure facilities and services
are primarily sited at the most accessible locatiorthe local area. In determining the appropriate
strategy for employment in rural areas, the guidasays that it is important to consider the scale,
impact and likely catchment area of developmenrd, that the larger the number of staff employed



on site, the greater the need to ensure the daweloipis accessible by public transport, walking

and cycling.

Melton Local Plan (saved policies):

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

keeping with its locality;

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

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

satisfactory access and parking

provision can bdenasailable.

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

Policy BE12 Planning permission will not be granted for depehent within any area shown on
the proposals map as a protected open area exbept & proposal is in conjunction or associated
with an existing use and the development wouldagversely affect the intrinsic character of the

area.

Policy H6: planning permission for residential developmeithin Village Envelopes shown on
the proposals map will be confined to small groapdwellings, single plots or the change of use

of existing buildings.

Melton LDF Core Strategy: seeks to focus development in Melton Mowbray witlsraall
balance (20%) in the surrounding Borough, with exgions to produce mixed, integrated
housing developments and meet local needs by aidgeslentified imbalances in housing stock

in all locations.
therefore, suitability for development.

Consultations:-

Consultation reply

Assessment of Head of Regulatorgervices

Highway Authority —Objects

Wrights Lane is considered unsuitable in design
width to cater for the additional traffic likely toe
generated by further development. Furthermorg
junctions with both Main Street and Edmondtho
Road lack adequate, width, radii and visibil
splays to cater for increase turning traffic. Hite
access has extremely restricted visibility splayd
vehicles turning out of the access would be a s
of danger to users of Wrights Lane.

It is therefore considered that the proposal
unacceptable as the increased traffic generate

the proposed dwelling would be likely to creaté/rights Lane and its junctions. The accompany

increased dangers for highway users, inclug
pedestrians, to the detriment of highway safety.

Before the previous application was withdrawn,
Highway Authority had recommended refusal
that application on the grounds that the site a&c

did not conform to required standards and thate carried out to the satisfaction of the Highw

Wrights Lane was unsuitable to cater for additio

amtle access, along with a stone wall and five
gate had been constructed prior to the submisdig

> {tds application. Wrights Lane is not a classif

rread and planning permission was not requi
tproviding it was to serve development which did
require planning permission.

a
ufthe previous application was withdrawn followi
a recommendation for refusal. The applicant
been informed that it may be possible to provid
sslitable access on to Wrights Lane but that
dwmguld not be able to overcome concerns al

impesign and Access statement (para. 7.1) stateg
the visibility splays can be achieved by realign
the entrance wall and hedgerow however this is
thehown on the submitted plans. Should member
ahinded to approve the application a condition
cered to be imposed to ensure that the improvem

nAluthority.

traffic. Also the junctions at either end of Wrigh
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Lane lacked adequate width, radii and visibil
splays. Whilst it may be possible to provide
access on to Wrights Lane that was acceptable
original concerns abut Wrights Lane and

junctions could not be overcome.

itthe Highways Authority has considered the
aexisting access, which would serve the propose
tiveelling, unsuitable due to lack of visibility and
itsonsiders that vehicles turning out of the acceg
could create additional dangers for highway
users to the detriment of highway safety
Wrights Lane is considered unsuitable in design
and width to cater for the additional traffi, likel y

to be generated by further development.

Housing Policy Officer —within the Rural East o
the borough there is limited need for additio
market housing to 2011, the need for additio
market housing in the area relates mainly to
need for additional smaller units with a signifita
surplus of larger sized properties in the areard
are limited opportunities within village envelop
for significant new residential developments g
therefore residential developments in the 3§
should contribute towards the creation of a mi
community and have regard to local market houg
needs.

The application is for a substantial detach
property comprising 3 large, double bedrooms. ]
housing market analysis shows a significant sur
of such larger properties in the area and
proposed property would add to this imbalance.

The dwelling proposed by the current application ieen designed to meet their needs and allows

not supported as it would add to the local imbada
of the market through the further addition of aykar
property and as such is considered inappropriate
this basis the application is recommended
refusal as the local over supply of larger fam
accommodation would be further
contrary to PPS3.

exacerbatethat

f The LDF Core Strategy introduces a signific
naedirecting of policy requirements in terms

nabusing provision and it is considered that theeG
tisdrategy, particularly in conjunction with the acki
rof PPS3 that it is intended to implement at thelg
ndevel, is of sufficient importance to outweigh t
ekocal Plan. This therefore introduces revis
neequirements for new development to addn
réausing market imbalances.

ed

5iffdne resubmitted application has been reduced i
size but still represents a large three bed dwellmn
which does not support the housing needs for th
neRlural East.

The

bllike applicants have stated that the proposal
tilow them to downsize from their existin
dwelling; Thorpeholm, which would becom
available on the open market. The dwelling

nase of a bedroom as a home office for their own
They consider that the housing policy relating
. Meeting the need of the local community as ha
foeen met. The supporting information which
ilgeen taken from the Council Tax banding shg
there is a mix of dwellings withi
Wymondham. The applicants have stated that t
have been smaller units built in Wymondham si
the studies and further smaller units
Edmondthorpe Road have been submitted to
Planning Department and therefore the needs
been met for Wymondham.

The housing policy seeks to ensure that th
housing needs of the Rural East are met and i
not specific to the village of Wymondham There
are limited opportunities for  housing
development in rural locations and therefore
development proposals must support the loca
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needs of the surrounding villages, where
development may be more constrained.

Parish Council — No objections Noted.

Leicestershire County Council Archaeologist | Noted. The applicants have submitted |an

no objection Archaeology Report as supporting information for
determining the application. The previous




The Officer has checked the site against
Leicestershire & Rutland Historic Environme
Record (HER) and do not feel that a
archaeological work is required as part of
scheme as the site has already been subje
archaeological investigation.

tlpplication  was  withdrawn  following
ntecommendation of refusal on lack of information
nprder to assess the impact upon archaeo
heotential of the site.

Ct to

Conservation Officer — No objections

This is a vacant site adjacent No 4 Wrights L4
There is an existing gated point of access from
Lane that is ramped due to the difference in le
between the highway and the more elevated sit
stone boundary wall has already been built to
frontage and there has been some planting to
frontage to aid the screening of the site. Whilss i
flat and relatively tidy it is somewhat of a negat
element in both the street scene and w
conservation area. In that regard the proposg
develop the site presents the opportunity to add
that.

The proposed dwelling is located towards the ce
of the site and is hence set back from the highw
as are both its neighbouring properties, ang
therefore reflects the pattern of development ia
part of the conservation area. The design
relatively simple and the choice of materi
(natural stone and clay pantiles) respecting thall
vernacular. Stone is clearly predominant in

street scene and in that regard the plain stone
of the garage gable which is presented to
highway will add to the array of plain stonewa
already visible.

néhe site lies within the Conservation Area which
tbensidered to be a Heritage Asset of significars
advised within PPS5. Therefore developmen

thed preserve the Heritage Asset. The developr
freposal presents a simple design using constru
materials that are typically found in the villagé
Wymondham. It is considered that the proposal
deave a positive impact upon the Conservation Ar
| to
rdhorpeholm sits within a designated Protected O
Area and it is intended to construct the propo
dwelling on land, which has now been sectioned
nfrem the host building to create a building pldthe
vdgnd to which this application relates is of litt
niterit and represents a derelict site. Policy Bl
thseeks to protect designated Protected Open A
fiom development unless it is in conjunction

owould not adversely affect the intrinsic charaaier
thbe area. It is considered that the land in iesent
wéokm does not have any value however the lan
thee south of the host building is manicured lawd
rkandscaped areas which are open and have a po

contribution to the Conservation Area and is worl

of the protected status. The development would

affect this part of the site.

Representations:
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A site notice was posted and neighbouring propedansulted. As a result 26 letters have beenvedei
supporting the proposal and one letter objectimghe following grounds:

Representation Supporting the Proposal

Assessmenttidead of Regulatory Services

Character of the area:

Good use, of what has become a redun
piece of land.

The design is in keeping with oth
properties in the area.

The reuse of the land will introdug
landscaping which will benefit the arg
whilst screen the development.

The materials proposed will compleme
the surrounding built environment.

The plot is ideal as an infill building plot.
A smaller property would look odd on th

The site is designed as Protected Open Area w
jdhe Local Plan and was formerly residential gar
area to the host dwelling. The applicants h
siseparated the land by erecting a close boardee f
which in effect has created a ‘plot’ of land.

dDiscussions paper was published in 2005 an
ngneeting wit the Parish Council was held in {
October 2005 regarding designated Protected
mireas with a view of removing some of the ar
from designation. This part of the site was one
those areas however no formal consultation
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garried out so the designation still stands.




reasonable size plot and would be out

character with the other larger dwellings
the lane.

of

merit as a protected open area as it lacks

the Conservation Area.

Housing Considerations:

The housing policy seeks to st

individuals from building dwellings for although it's to serve the applicants own need

their own needs.
Will provide an opportunity for the curre

owners to downsize so that they caproposal is consider as a market dwelling wh
It theeefo

should meet the identified local need for the Rural

remain in the village.

Will add to the mix of dwellings availab
in the village.
Large family dwellings are still needed

pd he application proposes a market house dwel

personal permissions can not be given with
ntspecial justification. It is therefore requirdtt the

could be available on the open market.
East.

[eThe existing mix of housing in the Boroug
together with population and household format

oit is considered that given that the site haselittl

any

amenity value, an appropriate size dwelling could
enhance the area and make a positive contribuion t
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fforecasts, shows that in order to create a more

the village if families are to be encourage@ustainable and balanced housing market a bigs in

to come to the village to support t
services.

The size and scale is appropriate to
demand of housing within the village

Will free up a larger property for anothenl
family to move into the village, which

would support the services within tl
village.

Recent Development in the village h
2 bedrop

addressed the need for

properties.

Development at the Manor
provides a mix of house types and
proposal for a three bedroom dwelli

would not unbalance the housing mix

available within the village.

Recent developments within the villag%
have addressed the shortfall in small

units.

Gardens \j size of dwelling built in Wymondham over

hdavour of small units will be required to addrg
current shortfall and future need.

th

areas by grouping wards in which the hous
pdnarket show levels of self-containment. T
application site is situated within the village
A ymondham in the Rural East sub-area. Utilis

survey and taking account of planned moveg
existing households; demand from existing and
household formation; and, supply and dem
created by migration the housing stock analy
shows that in the Rural East the private marke
subject to an oversupply of houses with both th
and four or more bedrooms with two bedro
houses showing a shortfall.

The application has placed an emphasis on the

> D

:1 fecent years. This assumption does not give a

Jepresentation of the local housing market wh

X~O

covers a larger area than a single village. To g
on a single village introduces potential distortida
ny figures involved and results cannot

Yonsidered statistically reliable. The Rural Easi-g

market within which Wymondham would fal
Furthermore, the limited number of developm
sites which are available in the rural parts of

which they address, should not be limited to alsir
village.

e
To allow information to be provided at a more logal
evel the Borough has been divided into five sub-
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Development at Gretton Court has satisf]
the low cost housing for the village b
there is still a need for bungalows

ethe application refers to market housing and
utow-cost housing. The recommendation for refy

is based on the size of the dwelling proposed ra
than the cost at which the dwelling would
marketed. The proposal is for a two storey dwgl|
not a bungalow, which would be looked upon m
favourably and support the housing needs for
area.

Wider Benefits:-

The construction of the dwelling wi
provide job opportunities to loca
tradesmen.
The applicants are active and valu
members of the community and should
allowed to remain in the village b
building a modest dwelling to suit the
own needs.

Freeing up a larger family home w
attract younger families to the area whi
will support the school and keep the villal
shop going.

I
]

ednd evidence which found that the borough has
kgurplus of larger dwellings.
ylarger dwellings are no longer supported by the

ch
ge

The Local Development Framework seeks tg
Iprotect rural villages from inappropriate large
executive housing following on from research
Applications for

rCouncil.

Representation Objecting to the Proposal

Assessmeot Head of Regulatory Services

Validation Issues —

The block plan submitted does not sh
the adjoining neighbours. Members of {
public and Members will therefore n
have a true representation of the imp
upon neighbouring properties. T
application should not have been validats

location for development, identifying the site gt
red outline, whilst the site plan shows the foatp
of the dwelling and dimensions in relation to {
application site. It is considered that
information provide is sufficient to be able to ess)
the impact upon neighbouring properties. Offic
and Members have the benefit of a site visit pido
determining any proposal.

Out of Character with the Area —

The size and shape of the plot is at o
with other neighbouring properties and w
lead to a cramped appearance on
streetscene.

ilconsists of two dwellings both sitting in extens
tidots.  The application site is between the t
properties but still represents a larger than e
plot. Along the east side of Wrights lane the
sizes are more modest and more comparable t
application site. It is not considered that

development would represent cramped developn

due to still occupying a large plot with adequ
separation distances from the neighbour
dwellings. The streetscene would not be und
affected.
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hto take a proportionate approach when validating
ptproposals and to only request information if the
agiformation submitted is not adequate or clear to
n@ssist with determining the proposal.
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Area. Discussions have taken place
remove the area but this has not g¢
through public consultation so th
designation still stands.

The designhas no ‘local distinctiveness
and is a typical estate house which does
enhance or preserves the Conserva
Area.

The development would amount to ‘gard
grabbing’ and will be harmful to th
character of the area.

The site is designated Protected Opeh discussion paper was circulated in 2005

rirough.

telation to the Protected Open Areas across
Within the village of Wymondha
giscussions had taken place in regards to keepir
removing some of the designations however this
not progressed any further and policy BE12 is
relevant. Policy BE12 seeks to protect designa
Protected Open Areas from development unless
in conjunction or associated with an existing
and the development would not adversely affect
intrinsic character of the area. It is considetteat
the land in its present form does not add any v.
and represents a derelict site. Development &
location can only enhance the area. It is consitl
that there are sufficient grounds to depart fromm
local plan in this instance.

'The design is relatively simple and has bg
reéduced in size from the previous application wh
tisyas withdrawn. The street comprises of a mixt
of size and style of dwellings and the propo
design will not be out of keeping with the areaegi
that there is a variety. The principle elevatioii v
face on to the highway with the attached gar
presented gable end facing on to the street. H
and PPS5 seeks to ensure that development
good quality design which includes construct
materials.

The layout and choice of materials (natural st
and clay pantiles) is considered to respect thal
vernacular along Wrights Lane. Stone is cled
predominant in the street scene and the constru
materials are considered acceptable in this logg
and will not unduly affect the designated herita
asset that being the Conservation Area.

emhe application site was formerly part of t
presidential curtilage to the host building whi
occupies an extensive plot. This part of the Isite
been separated by the erection of a close bog
fence and has a different character to the lan@st
garden to the south of the dwelling. PPS3
removed residential garden from the ‘brownfig
classification which deters development where
character of the area would be unduly altered
development proposals. It is considered that gi
the existing character of the site, which represer
brownfield plot due to its lack of landscapin
development on this land would not have a harn
effect.
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Other considerations not raised through representaon.

Representation

Assessment of Head of Regulatoryr8Siees

Impact upon neighbouring properties:

The proposal is to the north of the host building

1574

will sit on elevated land. The existing close lutzat




fence is to be replaced with a stone wall. A sn
bedroom window is proposed at first floor level g
there is an existing window on the host buildi
serving small bedroom. The separation distg
from the host building to the proposed dwelling
approximately 18 metres which is less than

nall
nd
ng
nce
is
the

recommend separation distance of 21 metres from

window to window. However the propose
dwelling has been off set from the host so that
overlooking can be created. It is considered it
arrangement is acceptable and will not reduce

residential amenities of the neighbouring property.

To the north of the site is a large detached dnglli

which backs on to the application site and

principle windows at ground and first floor leveh
bathroom window is proposed at first floor whi
will be obscurely glazed. Windows on the groy

floor will serve the utility room and dining room

and will be screened by the existing close boal
fence. It is considered that due to the design
separation distance there will not be an advg
impact upon the residential amenities of
neighbouring property.

To the rear of the site (west) is a detached ptgp
which sits at an angled between the Edmondth
Road and the application site. The separd
distance is in excess of the current standards
due to the positioning of the neighbouring dwelli
no overlooking can be created ensuring that
residential amenities are not affected.

Across the highway (east) is a two storey dwell
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which sits on the lower land level facing onto the

highway. The principle elevation of the propos
dwelling contains windows at first and ground flg
level and is set approx. 17.5 metres into the

The front boundary consists of a low level stg
wall with beech hedge above. Views into the

will be limited from the opposite dwelling as
result of existing landscaping.

The topography of the site is higher than the lan
the south by more than a metre in some parts.
land is to be levelled out which will reduce thada
level but it will still be higher. The proposedidet
of the dwelling is at approx 8.5 metres sloping

ed
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site
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The

to

eaves height of approx. 4.6 metres. The host

dwelling Thorpeholm has a finished roof lev
which will be higher than the proposal whi
ensures that the dwelling will not be overbear
within the streetscene.

The proposal is considered to comply with the
development plan policies OS1 and BE1 and wi
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not have an adverse impact upon the residentigl
amenities of any of the neighbouring properties
This is due to the design, bulk and mass being in
keeping with the surrounding properties.

Conclusion

The application site lies within the village enygtoand thus benefits from a presumption in favdur o
development under policies OS1 and BE1. The prapdsgelopment has been designed to have a limited
impact on adjoining properties, and is considerguable of reflecting the character and appearahtteeo
surrounding area. Although it would represent thev rintroduction of a building on land currently
designated as Protected Open Area, views intoitth@veuld be improved as the dwelling would introdu
landscaping which would have a positive impact uphansite and the Conservation Area. The dwebisg
proposed is not considered to support the Boroulghising needs as an open market dwelling however i
has been designed specifically for the needs o&fipdicants with the opportunity to downsize andulslo
freeing up a family home for new residents to tillage. The proposal would result in the creatafra
substandard access on to Wrights Lane which lad&gueate visibility splays and due to the narrowrtdss
the lane the intensification of the highway is sopported. Accordingly the proposal is considdrete
detrimental to highway safety and is recommendedefusal on these grounds.

RECOMMENDATION:- Refuse for the following reason:-

1. In the opinion of the Local Planning Authorityet proposed development would, if approved,
result in the intensification in use of a substaddaccess on to Wrights Lane. This access lacks
adequate visibility splays and therefore vehiclesihg out of the access could create additional
dangers for highway users to the detriment of hajwsafety. Wrights Lane is considered
unsuitable in design and width to cater for theitzmtubl traffic likely to be generated by further
development and its junctions with both Main Streatl Edmondthorpe Road lack adequate,
width, radii and visibility splays to cater for i@ase turning traffic. The proposal is therefore
considered to be contrary to OS1 and BEL1 of the@t@doMelton Local Plan.

2. In the opinion of the local planning authoribetproposed type of house does not address the
imbalance of stock type and size of dwellings regplito reflect the housing needs of the area. The
Housing Stock Analysis conducted in 2006 clearlyndastrates that there is a surplus of larger
private market homes and a significant lack of senadized properties within Melton Borough
and the rural west of the Borough. Accordingly pineposal fails to contribute to a sustainable and
balanced housing market and is therefore considerbeé contrary to PPS3 and the Melton LDF
Core Strategy (Preferred Options).The large exeewtetached home proposed in this application
cannot be supported as it would exacerbate themuimbalance of larger housing stock in the
local housing market contrary to the aims of PPS3.

Officer to contact: Mrs Denise Knipe 4th March 2010
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