Committee Date: 18" June 2011

Reference: 11/00302/FUL

Date submitted: 11.04.11

Applicant: Mr Glen Arnold

Location: Culfers Hey, 2 Melton Road, Long Clawson, LE14 4NR,

Proposal: Erection of 1 two bed cottage and 1 three bed timlbe€rame home with associated
garage.

Introduction:-

The site is the rectangular shaped rear garder#alldnds farm, an imposing dwelling at the westeith
of Long Clawson village and a similar ‘plot’ adjatéo No 2 Melton Road. The site consists of hathe
garden to each dwelling, leaving a modest areatilexisting dwelling to create 2 plots.

The proposal is for the erection of a 3 bedroometdahed chalet-style dormer and a 2 bedroomedgeotta
bungalow, located towards the northern end of tbegt 90 degrees and to the rear of the maindwous
‘Headlands Farm’. A double garage at the rear efsite would provide parking with storage withie th
roof. There would be an area of parking/turning andodest garden area. Similarly, the existing timgel
would be left with a modest garden and parking epaerved from the shared drive.

The proposed dwelling is a simple design, basialgctangular bungalow with rooms within the randl
a projecting first floor porch feature and woulé Huwilt to “life-time homes” standard.

The 2 bedroom cottage would lie to the south ofwaadld be served from the existing access to ‘Gslfe
Hay’ and has the appearance of a bungalow and ragtii the roof. The access serves 2 spaces fir ea
dwelling at the front of the properties with a coomal turning area.

The application is presented to the Committee duthé tension of planning policies that the appidra
presents

Relevant History:-

10/00942/FUL-1 two bed cottage and 1 three bed timber frameehwith associated garagaithdrawn
08.03.2011

Planning Policies:-

PPS 1: Delivering Sustainable Development The guidance says that planning should promote
sustainable and inclusive patterns of developmRE1 requires local authorities to deliver develepim
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 cendéred discourages any new development which would
impact negatively on the environment and activelgaeirages development which reduces the impacts of
climate change.

PPS 3: Housing - amplifies the advice set out in PPS1, and partituthat housing should be developed
in suitable locations, which offer a good rangecofnmunity facilities and with good access to jokmsy
services and infrastructure. The priority for depenent in such locations should be previously t&wed
land, where appropriate. The amended statementenasved residential garden are from the brownfield
classification. PPS3 also sets out clear advicdetarmining planning applications, stating thatskeuld



have regard to the suitability of a site for hogs{including its environmental sustainability) atidit we
should ensure that proposals are in line with hausibjectives and do not undermine wider polRS3
specifically states that “Developers should briiogward proposals for market housing which reflect
demand and the profile of households requiring ®tahousing, in order to sustain mixed Communities”
(Para 23). In relation to market housing PPS3 stttat “One of the Government’s key objectivesois t
provide a variety of high quality market housingnisTincludes addressing any shortfalls in the spppl
market housing and encouraging the managed reptatenh housing, where appropriate. Local Planning
Authorities should plan for the full range of markeusing. In particular, they should take accafrthe
need to deliver low-cost market housing as pathefhousing mix” (Para 25 & 26) objectives.

PPS5 ‘Planning for the Historic Environment’ outlines the Government's policies for effective
protection of all aspects of the historic envirommd’lanning has a central role to play in consegnour
heritage assets and utilising the historic envirentmin creating sustainable places. The Government’
overarching aim is that the historic environmerd és heritage assets should be conserved andezhjoy

the quality of life they bring to this and futurergerations. To achieve this, the Government’s objes for
planning for the historic environment seek to reteg that heritage assets are a non-renewableroesou
recognise that intelligently managed change mayesioms be necessary if heritage assets are to be
maintained for the long term and wherever posshieitage assets are put to an appropriate antevisie

that is consistent with their conservation.

PPS 7 - Sustainable Development in Rural Areasstates that many country towns and villagesaére
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 contiébto a sense of local identity and regional ditgnd be

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

Melton Local Plan (saved policies):

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

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

- the form, size, scale, mass, materials and ar¢hitdadetailing of the development is in
keeping with its locality;

- the development would not cause undue loss of eail privacy, outlook and
amenities as enjoyed by occupants of existing diwgalin the vicinity; and,

- satisfactory access and parking provision can kaemaaailable.

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

Policy BE11:- recognises the preservation of archaeologitet 20 be a material consideration in the
planning process seeks to ensure that developmbithwletrimentally effect archaeological remains
should only be permitted if the importance of tamains outweighs the local value of the remains.

Melton LDF Core Strategy: seeks to focus development in Melton Mowbray wittnall 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 ldoas. The strategy identifies villages by virtue af
hierarchy reflecting their sustainability and, #fere, suitability for development. Long Clawsonnisw
identified as a Rural Centre (Category 1) villagithwa good range of local community facilities and
regular public transport and is suitable for sornading development to meet local need and heljpnreta
services and facilities.



Consultations:-

Consultation reply

Assessment of Head of Regulator@ervices

Highway Authority — Recommend approval and 6

conditions relating to visibility, the formation tife
accesses, parking and turning provision and
positioning of gates.

Noted, the Highway Authority has no concern wji
regards to the proposed access or par

arrangements in the site.

The site is close to the corner, but there is good

visibility and no highway safety issues will arise.

There is adequate parking available for the exgsti
dwellings as well as the proposed units, along wi
turning on-site.

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

LCC Archaeology —The Leicestershire and Rutla
Historic Environment Record (HER) shows that
application site lies in an area of archaeolog
interest. The site is situated within the histg
medieval and post-medieval settlement core of L
Clawson (HER ref. MLE8746), adjacent to t
recorded location of a post-medieval road surf
(MLE5957) and to the south of whe
archaeological works produced post-medie
pottery in 2009 (MLE17354). Consequently, th
is likelihood that buried archaeological remaind v
be affected by the development.

To ensure that any archaeological remains pre
are dealt with appropriately, the applicant sho
provide professional archaeological Attendance
inspection and recording during the groundwo
for the proposed development.
provision for emergency recording and detai
excavation should be made, to the satisfactior
your authority in conjunction with you
archaeological advisors in this Departmer

Historic & Natural Environment Team (HNET).

HNET will provide a formal Brief for the work 3
the applicant’s request. — advises 3 conditions

ndNoted, no further archaeological investigation
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MBC Housing Policy Officer - The 2 and 3 bed
(lifelong) dwellings are considered to meet the
local housing need — no objections.

Within the Rural North of the Melton Borough the
is a strong need for smaller market housing suc
2 bedroom houses and 2-3 bedroom o
people/downsizing accommodation and a surplu
larger family accommodation. There are limit
opportunities  within  village envelopes f
significant new residential developments 3
therefore residential developments in the 3§
should contribute towards the creation of a mi

The appropriate conditions can be applied to en
2 that the development meets local housing need.

ré&he ‘local housing need'’ in the Long Clawson are
hiador 2 bedroomed houses and bungalows, and
dehilst one of the proposed dwellings is a modest
skofd unit — built to life-time homes standard - #mel
etlousing Policy Officer considers that the
brdevelopment as a whole represents an approprid
nahix that meets the policy requirement.
rétawill however be necessary to impose a conditio
dd require that the 2 bedroomed unit is constructg
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community and have regard to local market houg

sifigst and to ensure that the 3 bed unit is not



needs.

constructed in isolation.

The proposal introduces a much-needed smaller
unit, suitable for first-time buyers and young
families as identified by the housing need sunady
the core strategy.

The proposed layout and size of dwellings i
considered acceptable in relation to satisfy
housing needs requirements.
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Environment Agency— The proposed developme
will only be acceptable if a planning condition is
imposed requiring a surface water drainage
limitation schemdor the site, based on sustainabl
drainage principles, to include:

details of how the scheme shall be maintaine
and managed after completion

sustainable drainage techniques or SuDS
incorporated into the design.

Details to show the outflow from the site is
limited to the maximum allowable rate, i.e.
greenfield site run-off. Calculations mutst
included to demonstrate this

nThe site contains a ditch that links into watersesr
that have experienced flooding issues in the past
and which have been found to be inadequate to

paccommodate any additional water flow.

dHowever in this instance, the surface water is¢o
restricted and discharged to the public sewer ang
will not therefore exacerbate any flooding
associated with the ditch/culverted watercourse i
the immediate area and the Environment Agency
raises no objections.

Accordingly, the development is considered to
meet with national Policy in PPS25 regarding the
treatment of water and protection against
flooding.

Parish Council — The Parish Council objects to th
application on the following grounds:

* ltis against PPS3 as it is classed as greenfig
land;

It does not comply with BE1 c) of the MLDF
i.e. not enough amenity space around the
dwellings;

is

Idhe Government had responded to the issue
overdevelopment in neighbourhoods and ‘Gar
Grabbing’ by amended PPS3 which reclassif
residential garden area from brownfield
Greenfield, which removes the presumption that
development is favourable. If new housing is &0
provide to address the shortfall in housi
provisions it will be necessary to consider so
development on residential gardens where
locations are considered to be sustainable ang
proposed house type meets the local indenti
housing need.

Not all development on residential gardens wo
have a detrimental impact upon the character
neighbourhood and it will be a matter of judgem
to assess the harm development may h
(addressed below). The location is regarded
sustainable as it is within the village envelopeereh
the focus of new development should be through
formulation of the LDF.

It is not considered that the spaces between
dwellings are unacceptable. The immediate area|
wider village has many examples of houses in ¢
proximity to one another and being joined in a s¢
detached and terraced arrangement.
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« It would exacerbate the problem of surface | Please see commentary above in respect of
water in this part of Long Clawson; Environment Agency comments.
« It would mean more vehicle activity on this | Please see commentary above in respect of| the
dangerous corner near the junction of HicklingHighway Authority comments.
Lane, West End
Ecological Advisors Noted. The measures identified can be secured
The ecology report submitted in support of this | through conditions.
application is satisfactory. No protected species
were identified. However, we would recommend
that the applicants attention is drawn to the
recommendations in the report. In addition, we
would request that the wooded area to the south |of
the site is retained as much as possible.
Representations:
A site notice was posted and neighbouring proped@nsulted. As a result 2 letters of objectionehlagen
submitted representing 3 residents.
Representation Assessment of Head of Regulatory Séres
Planning Policy
« PPS 3 allows Councils greater scope to | Please see commentary above in respect Parish
refuse ‘garden’ development and there aréCouncil comments.
few such developments in the locality
Impact on residential amenity: The ‘infill’ plot adjacent to No 2 Melton Road is
e Development is elevated above no 1 of modern style with all windows looking forward
Hickling Lane and will impact due to loss| and rearward and with few side windows and as a

of privacy, over-looking, loss of aspect al
light and being over-bearing — impacts o
tranquillity of the dwelling.

There should be no door facing our
property and all windows should be
obscure glazed and fixed shut

Will impact on future occupants of
dwellings currently in applicants
ownership

No.1 will be surrounded by a building sit
again and our home is being surrounded
developments that were not shown on
searches

ndesult, it will not cause any privacy issues asd it

n reduced scale and size will ensure that it is not
oppressive for the neighbours, nor will there be
any overlooking or loss of privacy.

The dwelling to the rear of Headlands Farm, ha:
been similarly designed such that due to the
orientation in relation to existing property and
their gardens, it will ensure that no appreciable

loss of privacy would result from the proposals
gtom overlooking. No habitable room windows
will face the neighbouring dwelling at first floor
level thereby ensuring that there will be no
overlooking or a loss of privacy.

The 1 1/2 storey scale of the dwelling in relation
to the adjacent dwelling, and the fact that thd ro

O

pitches away from the boundary and the proposgal

—

‘dug in’ have been included to reduce the impag
on the adjacent dwelling, Nol1 Hickling Lane.

However, no 1 Hickling Lane already has a limited

outlook from the rear and a sense of enclosure |n
the part of its garden immediately to the rearef t
house, arising from its own double garage and

The effect of these, together with the house itself

he
newer bungalow recently constructed to the north.



is to ‘box in’ 3 sides of the rear of no.1 and the
proposal would introduce a substantial structure
along the south boundary. It is considered that {
impact would reduce the amenity of no.1 from it
already compromised condition to a level that is|
considered unacceptable.

The garage to the rear of the site would also
impact upon no.1In isolation, and taking into
account the size of the garden and the distance
from the house, it is considered this would be
within acceptable. However, it forms part of a
wider scheme and when understood in conjunct
with the proposed house, it is considered that it

on residential amenity described above.

Highway Safety:
Access is dangerous — more so since the
dairy relocated its access

Extra use of access for 2 dwellings as wg¢
as existing will result in 8 cars exiting on
bad bend and are a danger and a signifiq
increase in traffic — Hathaway Cottage
development was refused due to traffic

» Please see commentary above in respect of
Highway Authority comments.

s|The application at Hathaway Cottage comprise
adwellings was not refused on Highways groun
aRecently, improvements have been made to
junction in front of the application site, assoeih
with the new access to Long Clawson Da
further north on Hickling Lane

Impact
Area:

on Character and Appearance of the

Headlands farm curtilage has already be
sub-divided to create 1 Hickling Road, al
further dwellings will be out-of-character
Dwelling on Melton Road will appear
cramped and out-of-place

Contrary to policies OS1 and BE1 as
backland is out-of-character with form of
village, development has little amenity
space, surrounding housing is at a lower
density and headlands in an important
historical village asset

There are few oak-framed properties
within the village

Design and access statement contains
factual errors

Other sites allowed in backland form hav
been farmyard re-developments

efhe proposal is considered to be of satisfactory
cappearance, as there is no single identifiable
character in the locality and a large variety of
dwelling designs exists along the village street.
Whilst the larger unit is a timber-framed
construction, this is not considered to be so dut;
character so as to warrant a refusal of permissig
and the dwelling will be partially screened from
public vantage points.

Drainage and Flooding:
Agent is incorrect in stating that there are
no water-courses and the development v
add to flooding elsewhere on Claxton Rig
The Council commissioned report and
S.F.R.A indicates that the water-course
needs to be improved

Surface water from the development will

» Please see commentary above in
viEnvironment Agency comments.

e

Surface water is to be restricted and discharge

the public sewer and will not therefore exacerh

respect

watercourse in the immediate area and
denvironment Agency raises no objections. Indg

add to flooding as land is waterlogged ar
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government guidance states that this is a the drainage scheme will collect surface water that
major factor to be considered currently enters the ditch naturally and divert it

e Approval of the development will leave theaway.

Council open to negligence claim if further
flooding occurs
Wildlife

» Impact on trees and wildlife should be Please see commentary above in respect of
considered and applicant has removed | Ecological advisors comments. There is |no
several trees evidence to suggest that the application wduld

have an adverse impact on wildlife.
Heritage Assets

» Headlands farm is a heritage asset of logaPPS 5 seeks the protection of heritage assets, and

interest at the important pump corner that demolition needs to be fully justified, ané th
more important the heritage assets, the less likgly
it is that demolition could be justified.
Headlands Farm is not listed nor within the
Conservation Area — although it is an attractive
and imposing building of local interest — however
no actual demolition is proposed in this instance
and the sole issue in relation to heritage assets|i
the impact on the setting of the building withie th
street scene.
The setting of the building will be unharmed and
the development will not detract from its character
as the dwelling and garage is both to the reanef t
farmhouse and very well screened from public
vantage points and the proposed buildings are
clearly subservient to the farmhouse.
The status of the farmhouse and its imposing
position in the village street will be unharmed by
the proposal
The other proposed dwelling is a significant
distance from the farmhouse and will not detract
from its character.

Miscellaneous

e Garage should only be used for The use of the garage could be controlled by a
cars/storage condition.

«  Council officers have held discussions wjttNoted. It is not accepted that this is grounds to
the applicant to assist them in amending| present the application to the Committee. Rre-
the proposal- - and therefore the matter | application advice are offered to all prospective
should be considered by Committee to | developers (and to interested parties, incluging
ensure objectivity objectors) but do not detract from the Council's

duty to consider applications objectively.

«  The 2 bed roomed dwelling is a cynical | Please see commentary above on page 3
attempt to score points, and we are
concerned that it would never be built —
should be conditioned that it be provided
before the 3 bed units

Conclusion

The application site lies within the village envatoof Long Clawson and thus benefits from a prediomp
in favour of development under policies OS1 and B&Aid fulfils the objectives of PPS3 in terms of



sustainability and housing need. Detailed issuesafess and drainage have been addressed by the
applicant and can be overcome by the use of comditi

The application is considered to provide adequateess and internal parking/turning arrangements.
However, the proposed development would have arradweffect on the amenities of an adjacent prgpert
and as such in considered to be unacceptablesimabpect.

RECOMMENDATION:- Refuse :-

1. In the opinion of the Local Planning Authority the proposal would, if approved, result in a
development which would unacceptably affect the rédential amenities of the adjacent
property, no.1 Hickling Lane, by virtue of the introduction of an overbearing structure and
resultant loss of outlook. Accordingly, the develoment is contrary to Policy OS1 of the
Adopted Melton Local Plan.

Contact: Mr J W orley % June 2011



