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Proposed new dwelling

This application seeks planning permission for the erection of a very substantial detached
house with 3 large bedrooms, all en-suite and living accommodation and whiclosated to the
rear of the Public House and the post office, wiioht on to Main Street. The dwelling would be
served from the public house car park and the egkimpy is close to a mature tree. The site is
located on the edge of the Village Envelope antiwithe Conservation Area for Wymondham.

The application is presented to the Committeehat iequest of the Local Member as the
application raises some unique challenges tortteegretation of policy.

The application is being considered as a ‘markeatliéhg’ as although the applicants Design and
Access statement indicates that the building midg be used as staff accommodation (a house
in multi-occupation) or as Bed & Breakfast type @oenodation for the public house, the fee for
consideration of alternative development has nanbpaid and the consultations have been
undertaken on the basis that the proposal is éwelling.

Themain issuesare considered to be:
e The compatibility of the proposal with PPS3 objectivesto addresslocal needs
* Impact on the Conservation Area

Relevant History:-

No relevant History on this site

Planning Palicies:-

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

PPS3 - amplifies the advice set out in PPS1, and pdeitu says that housing should be
developed in suitable locations, which offer a goadge of community facilities and with good
access to jobs, key services and infrastructurbe friority for development in such locations
should be previously developed land, where appatgri The amended statement has removed
residential garden are from the brownfield clasation. PPS3 also sets out clear advice on
determining planning applications, stating thatsleuld have regard to the suitability of a site for
housing (including its environmental sustainabjlignd that we should ensure that proposals are
in line with housing objectives and do not undemnimder policy PPS3 specifically states that
“Developers should bring forward proposals for kearhousing which reflect demand and the
profile of households requiring market housingpiider to sustain mixed Communities” (Para 23).
In relation to market housing PPS3 states that “Ohéhe Government's key objectives is to



provide a variety of high quality market housindiisincludes addressing any shortfalls in the
supply of market housing and encouraging the mahagplacement of housing, where
appropriate. Local Planning Authorities should pfan 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) objectives.

PPS 5 - states that authorities should pay special attentiiothe desirability of preserving or
enhancing the character and appearance of the Gatise Area.

Melton Local Plan (saved palicies):

Policies OS1 and BE4 Allow for development within the village envele of appropriate design

providing:-
the form, character and appearance

of the settieanemot adversely affected,;

keeping with the character of the locality;

enjoyed by occupants of existing dwellings in thenity; and,

satisfactory access and parking prov

ision can bademsailable.

the form, size, scale, mass, materials and archi@cdetailing of the development is in

the development would not cause undue loss ofeasal privacy, outlook and amenities as

Policy H6:- residential development within village envelspeill be confined to small groups of

dwellings, single plots or the change of u

se o$tixg buildings.

Policy BE2:- Requires development within Conservation Areabe of high standard of design
that will enhance the traditional character

Médton LDF Core Strategy: seeks to focus development in Melton Mowbray wittsraall
balance (20%) in the surrounding Borough, with imn/contribution of 40% affordable housing
from all developments, and expectations to prodabed, 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. Wymondham is now idéetl as a Category 2 village that still
provides a reasonably sustainable community arglitgble for small-scale infill development

within the existing built form.

Consultations:-

Consultation reply

Assessment of Head of Regulatory Services

Highway Authority — The vehicular access servin
the site is undesirable, as it lacks adequate width
surfacing and drainage, however given the existi
level of traffic using it, it would beifficult to
sustain areason for refusal asthe proposal is
unlikely to generateasignificant increasein
traffic using the access.

The location of the drive serving the dwelling off
the car park access is unsuitable as it would lack|
suitable visibility splays, however as this isail
private land and will not affect the public highwiay
is not something that could base a reason fosabi
on, however it is something that perhaps you ma|
want to consider in terms of the safety of the sise
of the private drive. If possible it would be

preferable to move the parking area a few metres

dWhilst the access arrangements are not ideal,ah
park entrance is adequate for the provision of
n@ccess to a single dwelling.

There are highway concerns regarding visibility|
the parking area for the dwelling, which should
relocated, both for highway safety reasons as

as concerns in relation to the health of the ma
tree. This could be controlled by means of
condition.
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in order to improve visibility out of the access.
There are concerns that the access to the propog
dwelling restrict/remove parking for the public
house, however the location of the access is suc
that it is unlikely to affect the parking provisiand
is therefore acceptable.

Advises a condition

ed

LCC Archaeology —have checked the site agai
the Leicestershire & Rutland Historic Environmeg
Record (HER) and do not feel that a
archaeological work is required as part of
scheme.
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MBC Conservation Officer — The site is currently
the beer garden to the pub which appears to be
tended and partially screened by trees etc. Althg
not a conservation issue per se the loss of
facility is regretted. There is however a large
parking area to the rear of the PH and part of
could perhaps betilised as an outdoor seating are

The proposed dwelling will be set to the rear &
plot and as such part of the open nature as we
the majority of the trees and some of the boung
treatment (fences, walls etc) will be retained.

In design terms the building reflects some featy
of other local properties, notably the plinth a
eaves detail. The alien features however are
pitched roof dormers, there are very few dorn
windows in the vicinity, those on the nearby Ma
House have a flat roof —therefore it is suggested
monopitch roofed dormers would improve
design in this case as they would merge better
the roofline.

Materials have been chosen to respect the |
vernacular ie; natural stone walls, brick wind
heads and slate roof.

The building will of course be set back from t
highway behind the Post Office and Public Ho
and as such will barely be visible from the highw
or beyond the site confines.

Does not feel that this building will adverselyeaff
the setting of the designated heritage a
(conservation area) and raises no objections.

Whilst the basic design of the dwelling is accel#s
viellconservation area terms (subject to appropt
ugnaterials), the dormers are alien features thatlgh
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MBC Housing Palicy Officer - PPS3 specifically
states that
proposals for market housing which reflect dem
and the profile of households requiring mar
housing, in order to sustain mixed Communitig

(Para 23). In relation to market housing PPS3 statdentified local need for 2 bedroomed or smallg

“Developers should bring forwarsubstantial property with the bedrooms being Vv

The proposal, albeit of 3 bedrooms, is a v

at@arge (one is 5.82m x 4.46m in size)
ket
24t is therefore consider that this fails to mg
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that “One of the Government’s key objectives ig
provide a variety of high quality market housir
This includes addressing any shortfalls in the suf
of market housing and encouraging the mang
replacement of housing, where appropriate. Ld
Planning Authorities should plan for the full ran
of market housing. In particular, they should tg
account of the need to deliver low-cost mar
housing as part of the housing mix” (Para 25 & 2
Paragraph 3.1.11 of the East Midlands Regig
Plan also states that local authorities should fz|
strategic vision of the kinds of communities th
wish to foster, in particular neighbourhoods wh
ensure that in the market sector a reasonable fmn
housing is available, addressing any identif
imbalance.

David Couttie Associates conducted a Hous
Market Analysis for Melton Borough Coung
(Housing Stock Analysis 2006-2011; 2006) wh
clearly demonstrated that there is a surplus gfelia)
private market homes and a significant lack
smaller sized properties within Melton Boroug
Future development has therefore to address
imbalance of stock type and size, both by tenutk
location, to create a more sustainable and bala
housing market. This will require a bias in favofr,
small units to address both the current shortfadl
future demographic and household format
change which will result in an increase in sm
households and downsizing of dwellings.

The assessment found within the Rural East of
borough that 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 2 and 3 bedroom units; ther

only a significant surplus of larger sized propesti

in the area. There are limited opportunities wit
village envelopes for significant new resident
developments and therefore residen
developments in the area should contribute tow.
the creation of a mixed community and have reg
to local market housing needs.

The application is for a substantial 3 bedro
detached property; the dwelling has a floor areg
approximately 170 sgm with each bedroom hay
ensuite facilities. The housing market analy

shows a significant surplus of such larger properti

in the area. However, the design and acq
statement submitted with the application descri
the intention of the proposal to provide ancillg
living or bed and breakfast accommodation
association with The Berkeley Arms.

twedroomed dwellings, and the proposal there
geonflicts with PPS 3 advice.

bp

g€de Council has regularly resisted the erectiorn
darger ‘executive’ style units of which there is
gever-supply in order to address the hous
kienbalance.

ket

6)his issue is made slightly more complex beca
rtabusing need’ is often discussed in terms of
vaumber of bedrooms. However, this is normally|
ethe context of conventional approaches to hg
ctiesign and commensurate internal layouts.

ix 0

iddowever, the objective relates to the hous
market and exceptionally large houses — ever

irge not considered to fulfil identified needs.
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The Leicester and Leicestershire Strategic Hou
Market Assessment (Bline Housing, 2009) supp
the findings of the Housing Market Analysis a
states that controls need to be established t@gtr
the Melton Borough (particularly its rur.
settlements) from the over development of lal

executive housing, and to encourage a balanced

supply of suitable family housing (for middle a
lower incomes), as well as housing for sma|
households (both starter homes and for downsizi
It continues to state that the undersupply of biets
smaller sized dwellings needs to be addresse

take account of shrinking household size which if

not addressed will exacerbate under-occupation
lead to polarised, unmixed communities due
middle and lower income households being una
to access housing in the most expensive and
sparsely populated rural areas.

The dwelling proposed by the application,
contributing to the local housing market, is 1
supported as it would add to the local imbalancg
the market through the further addition of a lar

property and as such is considered inappropriate.

this basis the application is recommended
refusal as the local over supply of larger fam
accommodation and the under supply of bunga
accommodation would be further exacerbat
contrary to PPS3. However, if the application
permitted as ancillary accommodation associa
with the Berkeley Arms then a condition should
sought to ensure that the proposal remains anci
and does not further exacerbate local imbalanc
the housing market.

The Housing Market Analysis found a surplus
larger private market housing in the Borough wit
need within the Rural North of the Borough relati
to smaller sized units.
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albe submitted for consideration.
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Representations:

A site notice was posted and neighbouring propertnsulted. Consultation period ended on 19 August
2010 and 2 letters of representation have beeiivegtat the time of writing this report which state

Representation

Assessment of Head of Regulatory Services

I nappropriate MaterialgBuilding too large

Local materials are ironstone and slate and
brick/tile as stated. Dwelling is out-of-scg
with Nos 53 & 57 Main Street, being twice t
floor area and taller

nte area is a mixed one and not exclusive
leronstone/slate.

hénappropriate.

ly

The materials proposed are not



Lossof Light
The mid-point of the north bedroom window ¢fDue to the orientation of the proposed dwelling
No53 would be 6.75m from the west elevationand location in relation to the neighbours, it & n
of the dwelling. considered that any appreciable loss of light wquld
result that would warrant a refusal of permission.
Loss of Privacy
The west elevation of the new dwelling will | Due to the distances between the propgsed
over-look the back door, north windows and | dwelling and the neighbours, it is not considered
garden of No 53 and would be 1.3m higher thahat any appreciable loss of privacy would result
the first floor windows of No 53 that would warrant a refusal of permission.
L oss of Residential Amenity
The closest bedroom of No 53 is occupied by Due to the distance involved and the nearby public
an 82 year old resident and we are concernedhouse car park, it is not considered that a refusal
about noise. Whilst we have only objected to| on noise could be justified.
noise from the Pub on one occasion, the
location of the parking next to No 57, would
give rise to noise and disturbance from vehicdle
exhausts.
Need for development not proven
There has been practically no use of the The application under consideration is a dwelljng
Berkley Arms paddock by caravans, so and not a B & B use. However, it would not b¢ a
question the need for B & B accommodation| requirement to ‘justify’ a need as Government
advice encourages tourist uses within larger
villages.
Protection of Recreation area
Proposal is on the beer garden which has a Vi@e site is not an area identified by Policy BE$2 a
of the windmill and has been used over the | a Protected Open Area and so has no statutory
years for village centre venues, bowls, tennis, protection. It's use for recreation was an informal
skittles and family activities and it is an arrangement.
important recreational facility. Loss would be
contrary to 11.24 — many areas of open spage
contribute to the texture of the urban fabric and
P.P.G 17 says they should be taken in to
account when considering the communities
needs when development is proposed. Policy
BE12 identifies these areas.
Other material considerations (not raised through consultation of representation)
Considerations Assessment of Head of Regulatory Services
Impact on the street scene The development is set well back from the public
highway, although glimpses would be seen through
gaps in the built fabric and from other view-points
and views in to and out of the Conservation Area
are material considerations.
Changes to the design of the dwelling could readily
be made to improve the overall appearance and
create a design that more closely reflects the
traditional character and materials of construction
will be particularly important in this location.




Impact on Mature Tree The proposed car parking for the dwelling is lodate
directly above the root bowl of a mature tree that
adds to the street scene and views in to thelsite.
considered necessary, in order to ensure the futyre
health and survival of the tree, that the parksg i
relocated, although there is adequate land availabl
to allow for this and it could be secured through a
condition..

Conclusion

It is considered that the main issue for the Coreaits to balance the breach of the PPS 3 and #ieiv
Core Strategy policy of meeting local needs for lnaunits/not adding to the over-supply of larger
dwellings, with the applicants desire to provideuaastantial property The issue of alternative (Be& B
accommodation for the public house and staff accodation) are not being considered as part of this
application, which is for an open market dwellinfgsabstantial proportions. There is also a cont¢kat

the design of the proposed dwelling is not appedprfor the Conservation Area status of the sitd,the
parking area under the tree could affect its la@rgathealth and therefore impact on the Conservatiea.

Whilst the general principle of a dwelling in tHecation would be appropriate, it is considered tay
new dwelling should be of a more modest scale,impker design (deleting the dormers) and with the
parking moved elsewhere on the site to protectttbe and improve visibility, Such an amended design
could then be supported, although this would bégaificant amendment from the current proposal and
would need to be the subject of a resubmitted eatidin.

In view of the above justification the proposatésommended for refusal.
RECOMMENDATION:- Refusal for the following reasons:-

1. The proposal relates to a substantial ‘executits@edwelling, adding to the over-supply of such
dwellings as identified in the Councils Housing Ketr Assessment surveys and as such it does
not meet the local demand for smaller 2 and 3 ledeal dwellings and the proposal therefore
fails to reflect the guidance contained within B.P3 — Housing, and conflicts with the
requirements of The Melton Local Development FrawmwCore Strategy (Preferred Options)
Jan 2008, which seeks to meet the Local Housing aee not add to the over-supply of larger
units.

2. The proposed development introduces an alieturiean the form of dormer windows and
therefore fails to reflect the locally distinctigbaracter as required by P.P.S 1, and the proposed
car parking would be likely to harm the long-tereatih of the mature tree, resulting in its loss.
The proposal would therefore be harmful to the abi@ar of the Conservation Area, contrary to
Policies OS1, BE1 and BE2 of the Adopted MeltordldPlan

Contact: Rob Forrester 23 August 2010



