Committee Date: 16 June 2011
Reference: 11/00263/VAC

Date Submitted: 31.03.2011
Applicant: Mr Kevan Hayward
L ocation: Grimston Lodge Stud, 75 Main Street, Grimston, LE14 3BZ

Alteration of conditions 5 and 6 and deletion of condition 10 to planning application
09/00928/FUL
/

Introduction:-

This is an application under section 73 of the Town and Country Planning Act 1990, to
continue the development (approved under permission 09/00928/FUL) without complying
with condition 10 and with alteration to conditions 5 and 6 in relation to the demolition of
existing stables and accommodation and erection of 5 dwellings and 8 stables.

The application was considered at the Planning Citteenof 25 May 2011, and deferred for a site
visit as members wished to view the site and tap#ated on the issue of the provision of new
‘kerbs’ on the western side of the public highwsda{n Street) as part of the up-grading works,
proposed by the applicant as a means of improviagunction of the site access and Main Street,
to facilitate the traffic from the use of the prepd stables for commercial equestrian use as well
as the residential traffic from the approved dwngjti.



The previous permission relates to a stud farmheneidge of Grimston village, and permission
was granted on¥March 2010 for the demolition of existing stab{asound 30) and the erection
of 5 dwellings and 8 stables. Grimston Stud israpdsing building situated on the approach in to
the village from the South East and Saxelby and lémel concerned lies within the village
envelope on the edge of the village.

The current application seeks to:

0] Delete condition 10 which restricts the use of #t@bles to personal use; the owner
wishes to continue the previous ‘commercial’ usehef stables on a reduced basis, but
operating from the new stable building and in ortemccommodate the traffic from
both the new dwellings and the commercial use @f stables, the applicants are
proposing that the access drive to the developimemtidened (detailed plans of the new
drive are submitted), and as the road will havengkd,

(ii) Vary conditions 5 and 6 need to be to reflect néampfor a changed access drive.

It isconsidered that the main issuesrelating to the proposal are:

*  Whether the use of the new stables on a commercial basis would have an adverse impact on
the amenity of theresidents of the new dwellings or other dwellings,

Whether the additional traffic generated by the changed development can be accommodated
without any undue impact on highway safety, and

*  Whether the changed highway details are visually appropriate

The application is presented to the Committee iz af the level of representations received.

Relevant History:-
09/00730/FUL for the demolition of existing stabsesl accommodation and erection of 5
dwellings and 8 stables was withdrawn.

07/01249/0OUT to demolish existing stable block anettion of 5 single storey dwellings in
mews style was approved in January 2008.

07/00653/0OUT to demolish existing stable block aadstruction of 5 dwellings. (single storey)
was refused in Sept 2007.

09/00928/FUL for the demolition of existing stabsesd accommodation and erection of 5
dwellings and 8 stables was approved on 04.03.2010

Planning Policies.-

PPSL1 - Delivering Sustainable Development - planninthatities should promote more efficient
use of land through higher density development suithbly located previously developed land
and buildings.

PPS3 - Housing - planning system should deliver a fléxibbesponsive supply of land - which
makes efficient and effective use of land, inclgdire-use of previously-developed land. It
promotes designs and layouts which make efficiemd affective use of land, encouraging
innovative approaches. It emphasises the need dod gyuality design contributing to the
distinctiveness of settlements and to providing ltings to meet identified local needs.

PP34 — Delivering Sustainable Economic development - igwciple is giving priority to re-use
of previously-developed (‘brownfield’) sites andcemraging economic growth to sustain rural
areas.



East Midlands Regional Plan

Policies 1 and 3 seeks to locate new developmesiistainable locations that reduce the reliance
on the private car.

Meéelton Local Plan (saved palicies):

Policies OS1 and BE1

» the form, character and appearance of the settleanemot adversely affected;

» the form, size, scale, mass, materials and ardhit@cdetailing of the development is in
keeping with the character of the locality;

» the development would not cause undue loss ofeasa privacy, outlook and amenities as
enjoyed by occupants of existing dwellings in thenity; and,

» satisfactory access and parking provision can bderasailable.

Policy H6:- residential development within village envelspill be confined to small groups of
dwellings, single plots or the change of use o$t@xg buildings.

Policy OS2:- states that planning permission will not be gedrfor development outside the town
and village envelopes except for, amongst othergthi development essential to the operational
requirements of agriculture and forestry and lichitanall scale development for employment,
recreation and tourism which is not significantbtriimental to the appearance and rural character
of the open countryside.

Policy C4- seeks to locate new stable developments withirclose to existing groups of
buildings.

Melton LDF Core Strategy: seeks to focus development in Melton Mowbray witlsraall
balance (20%) in the surrounding Borough, with imn/contribution of 40% affordable housing
from all developments, and expectations to produbed, integrated housing developments and
meet local needs by addressing identified imbakrioehousing stock in all locations. The
strategy identifies villages by virtue of a hiefayaeflecting their sustainability and, therefore,
suitability for development. Grimston is now iddietil as a Category 3 village that is unsuitable
for housing developments.

Consultations:-

Consultation reply

Assessment of Head of Regulatory Services

Highway Authority The plan submitted showing | The agent on the initial application stated that |th
the access alterations is that which the Highway | new stables buildings would be for the use of the
Authority have accepted as being suitable for thel residents of the new dwellings, and the origipal
variation of conditions during pre-application condition (No 10) was imposed due to highway
discussions. concerns that the change from a commercial stgbles

to a residential use and stables could result in
No obj ection subject to conditions. additional traffic.

The applicants are now proposing changes to| the

road junction layout, that would cater for the fiaf
arising from the residential element of the site
well as the commercial use of the new (and m
smaller) stable building.

In the view of the Highway Authority, th
alterations to the access road and junction as1sh
on the plans, will not create any adverse high

as
uch
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safety concerns and it is appropriate to rem
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Additional advicefollowing deferral:

From a highway safety point of view, the kerbing
considered essential:

there already is kerbing on the
application side of the road, therefore th

of the village. The developer has to
provide an extension to the footway on
this side, and the kerb is an essential
requirement to protect pedestrians.

kerb, however the road is being

realigned/relocated closer to the ditch, al

therefore the kerb is required on this sid
to prevent cars driving off the road and
into the ditch, especially in inclement
weather, and to stop the road collapsing
into the ditch.

e proposed road alterations/kerbing.

retention of a kerb on this side cannot be

said to adversely affect the rural characteiThe main issue is therefore whether the modest

On the opposite side of the road there is

ndttention to the existence of a junction, althotigh
p area of new kerb is relatively modest.

condition 10.

Because conditions 5 and 6 state that
development should be carried out in accordg

the
nce

with the original submitted plans (now changed)

then the conditions need to be varied to refleet
‘new’ road layout.

The proposal is considered to be acceptable in
terms of highway safety.

It is apparent that the proposed kerbing is esde

th

ntia

in highway safety terms and the proposed changes

igo the public highway and access road to the

side

(and consequently the proposed removal/variation

of the conditions) is only acceptable with t

of new kerbing now proposed, would appear so
of-place that planning permission ought to
refused.

The new kerbs now proposed, represent a

regnall proportion of the overall length of Main Ste
ers

and their presence will assist in drawing driv

Government guidance contained within Manual-f

he

area
DUt-

be
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or-

Streets indicates that proposals should — where

applicable — create a sense of place rather
being dictated by the requirements of the motor

than
car,

and in this instance there is a balance to be lstruc

between meeting the needs of highway safety
maintaining the character of the area.

Whilst the new kerbs will change to the pres
appearance of the area, the change will not b
significant that they could be said to be signifitta
detrimental to the appearance of the area, anidea
site does not fall within a Conservation Area
other designated ‘sensitive’ site, it is not cdesed
that the refusal of permission on this basis cdnddg
justified.

Parish Council - The Parish Council assume th

the intention is to make the junction safer
Leicestershire County Council is best placed
assess this.

g

The grass verge should be re-instated
sympathetically in keeping with the remainder an

inoroposed variation to the conditions are accept

dwho will ensure the verge reinstatement

not left in a mess

athe Highway Authority have confirmed that t
to terms of highway safety.

The works within the highway will need a licen
and agreement of Leicestershire County Cou

and
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Environmental Health - Neither of condition 5 or
6 are of any significance from an Environmental
Health aspect.

Condition 10 does not directly affect any
Environmental Health matters although it may
affect the running of the establishment. If itds

be removed it is requested that a condition is
imposed to the effect that manure and any other
waste arising as a result of the development 08th
stables is stored and disposed of in such a mann
that it does not give rise to a nuisance.

Any coming and going of vehicles to the stab
would not amount to a nuisance for residents.

Condition 10, which restricted the use of the n
stables to the personal use of the residents,
imposed for highway safety reasons, and
because the traffic from a commercial stab
(unrelated to the new dwellings) would create
noise or disturbance for the residents.

The removal of condition 10, would allow the use
the new stables on a ‘commercial’ basis,
€currently occurs on a larger scale, and the ope
€bf the stables might be un-related to the occup
of the new dwellings and in order to protect th
amenity in the future, it will be necessary to irep
& different condition, require an appropriate man
to dispose of manure arising from the stal

was
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development.

Representations:

A site notice was posted and neighbouring propertiensulted. 25 letters of representation from 24
households have been received commenting on tlosviah:

Representations

| Assessment of Head of Regulatory Services

Street scene

Widening and kerbs will impact on the
rural character of the area and have ar
urbanising affect.

Kerbs are only needed to retain a
roadway, and village road is in good

The original proposal required widening/kerbing
access, drainage and improved radii and this
application to vary the conditions will not be
significantly different to the extant approval.

condition

Kerbs affect run-off and will encourage
water on the road and ice.

Will destroy a beautiful village and the
community character.

The highway authority has indicated that the ne
kerbs are essential for safety purposes

The Highway Authority will ensure that the work
are undertaken to an appropriate standard.

The visual impact of the new access road workg
whilst ‘kerbs’ are introduced, these are not

considered to be detrimental to the appeara
village approach road.

not appear dissimilar from the approved schaj
n

Highway safety

Saxelby Lane is used by walkers and

The impact on all users of the highway will have

horse riders who will be forced in to roadeen assessed by the highway authority

by the widening.
Widening of the road will increase spet
in to the village, most villages are
reducing width to slow traffic.

sd'he ‘widening’ works are to the private access
road and not to the main public highway. On the
submitted plans, it does show the verge altered

(opposite the access road) and it states on tins pla

that the road is ‘widened’. However, the submitt|
plans show that the main street is ‘narrowed’ on
the other side (next to the access road) and the
result is that the main street is no wider that
currently exists.
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Effectively, the whole highway is just moved




Road already wide enough for 2 lorrieg
to pass.

Developer already has permission to
remove willow and hedge to provide
visibility for the 5 dwellings.

Widening road compromises safety for|
all road users.

Widening road will encourage parking
there is already difficulty accessing
driveways.

The stables were always in use and ro
was always adequate for equine use
therefore there is no need to widen

across slightly, in a S.W direction away from the
access road, to allow better radius curves/wider
access road and better visibility splays at the
junction.

The works are necessary for highway safety
purposes.

Noted

The same visibility splays will still be required th
extant planning permission and the visual impa
similar.

Already assessdaly Highway authority and deem
to be acceptable

The proposals are not considered to impact on
current on-street parking

ad

site from a large commercial stables to dwelling
and domestictables and the road was deemed t
adequate for that use. The approved developmé
with, additional traffic generated by houses and
smaller commercial stables, necessitates the ro
changes proposed.

Stables use

Grimston Stud was always run as a
business and permission has been giv
to replace it with 5 dwellings. There is
no need to add commercial stables or
widen the road.

Original use of stables was by resident
and extra commercial use will cause
problem and condition should not be
lifted.

Will lead to further commercial
development

The housing development replaced part of the
piirimston Stud site, and whilst the original intent
was br the commercial use to cease, the owner
owishes to continue their business (albeit on a
reduced scale) and this necessitates the widef
the access road.

sUse of land for smalécale equestrian uses (up tc
stables) is considered appropriate development
this location, supported by PPS4

Any additional equestrian developments wéltjuire
consent and will be assessed on its own merits.

Amenity M atters

» We moved to village for its peace and
tranquillity there should not be a
commercial stable.

Grimston Stud has always been a commercial
stables, and current proposal will retain a much
smaller commercial use, in addition to the 5
approved dwellings. The change from private to|
commerciastable is not considered to impact on

village.

ed

tis

The previous development changed the use of the
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» Stables linked to the dwellings would
ensure their future maintenance, but th
will not occur with an unrestrained use

It is the interest of the operator of a commercial
isstables to maintain the building.

Others
» Devaluation of property with
commercial business nearby

* It was always odd that 5 dwellings
would be built without garages the
stables could have been used for
domestic storage

This is not a material planning consideratrion.

The construction of dwellings without garages it
unusual and so lgnas adequate parking is provi
within the site there is no planning requirememt
dwellings to have garages.

fo

Other material considerations (not raised through consultation or representation)

Considerations

Assessment of Head of Regulatory Services

Application of Planning Policy

The previous application assessed the developm
against Development Plan and National policy, a
permission was granted and the situation is
unchanged by this application.

Applications to remove or vary a condition, can
only review the condition itself and not the
principle of the development. In this instance, the
issue of whether the condition should be varied,
been assessed above in relation to highway safe
and amenity.

ent
nd

ha
ty

Visual Appearance

The development itself, i.e. the erection of
dwellings and 8 stables is unchanged, the ¢
change to the visual appearance results from
alterations to the access road, although the clsa
are quite minor.

The introduction of ‘kerbs’ to the edges of t
junction between the access road and the main
are not considered to be seriously detrimentahéo
appearance of the settlement.

Subject to the re-instatement of the grass ver
which are a concern to the Parish Coun
following the alterations to the access road, th
would be little visual change arising from the n
proposals and the visual amenity of the localitgl
the character of the village, and the approachoi
the settlement, will be unharmed by the proposal
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Conclusion

It is considered that the only matter for the Cotteeito consider is whether the variation of canditLO,
which will change from stables utilised by resideof the dwellings, to a commercial stables is ptaige

in Highway safety and amenity terms, and whether finoposed highway alterations are visually
acceptable.

As the site is currently a commercial stables (darger scale) it is considered that the propogalld/ not
have a detrimental impact on residential amenitiye revisions to the access road will ensure that t
traffic can be accommodated without harming highwafety, and the change to the visual amenity ef th
street scene arising from the access road amendméhbe minimal.

In view of the above the proposal is recommendea@pproval.

RECOMMENDATION:- Permit subject to the following conditions:-

1.

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

No development shall start on site until allteni@ls to be used in the development hereby
permitted have been submitted to and approveditmgiby the Local Planning Authority.

No development shall commence on site until isiom has been made for the satisfactory
disposal of foul and surface water from the sitadoordance with a scheme which shall first have
been submitted to and approved by the Local PlgnAirthority.

No development shall start on site until a lraghe scheme has been submitted to and approved in
writing by the Local Planning Authority. This sche shall indicate full details of the treatment
proposed for all hard and soft ground surfacestanuhdaries together with the species and
materials proposed, their disposition and existing finished levels or contours. The scheme

shall also indicate and specify all existing traed hedgerows on the land which shall be retained
in their entirety, unless otherwise agreed in wgtby the Local Planning Authority, together with
measures for their protection in the course of bigraent.

The approved landscape scheme (both hard d)dsbkall be carried out before the occupation of
the buildings or the completion of the developmaenittjchever is the sooner; unless otherwise
agreed in writing by the Local Planning Authoritiny trees or plants which within a period of 5
years from the completion of the development die,ramoved or become seriously damaged or
diseased shall be replaced in the next plantingoseavith others of similar size and species,
unless the Local Planning Authority gives writtemsent to any variation.

If any vehicular access gates, barriers, balacains or other such obstructions are to bdestec
they shall be set back a minimum distance of 15esdiehind the highway boundary and shall be
hung so as to open inwards only.

The gradient of the access drive shall noteddel2 for the first 5 metres behind the highway
boundary.

The proposed access alterations, including tbpegsed footway, and the visibility splays shown
on the drawing by Banners Gate No. P376/102D s$teafirovided in accordance with Highway
Authority standards, before any dwelling is firstapied and shall thereafter be permanently so
maintained.



10.

Before first occupation of any dwelling, the iroped vehicular access shown on the submitted
plan, shall have been surfaced with tarmacadantretspaving or similar hard bound material
(not loose aggregate) for a distance of at leashétses behind the highway boundary and shall be
S0 maintained at all times.

No development shall take place until detaitstfie storage and disposal of manure and waste
arising from the stables have been submitted toagptoved in writing by the Local Planning
Authority. The development shall thereafter beiedrout in accordance with the approved
details.

The reasons for the conditions are:-

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

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

3. To ensure that satisfactory provision is maddetppropriate time for the disposal of foul and
surface water.

4. To ensure satisfactory landscaping is provigdigdin a reasonable period.

5. In the general interests of highway safety.

6. To enable vehicles to enter and leave the héghiw a slow and controlled manner and in the
interests of general highway safety.

7. To enable a vehicle to stand clear of the haghwhilst the gates are opened/closed and protect
the free and safe passage of traffic, includingegthns, in the public highway.

8. In the general interests of highway safety.

9. To reduce the possibility of deleterious matldseing deposited in the highway (loose stone$ etc

10. Such details are required in the interest efrésidential amenity of the occupiers of the ngarb
dwellings.

Officer to Contact: Mr Robin Forrester 10" May 2011



