Public Document Pack

Melton
Borough
A nd Council
g e d Rural Capital of Food
Meeting name Planning Committee
Date Tuesday, 20 February 2018
Start time 6.00 pm
Venue Parkside, Station Approach, Burton Street,
Melton Mowbray, Leicestershire, LE13 1GH
Other information This meeting is open to the public

Members of the Planning Committee are invited to attend the above meeting
to consider the following items of business.

Edd de Coverly
Chief Executive

Membership
Councillors J. lllingworth (Chair) P. Posnett (Vice-Chair)
P. Baguley G. Botterill
P. Chandler P. Cumbers
P. Faulkner M. Glancy
T. Greenow E. Holmes
J. Wyatt
Substitutes L. Higgins A. Pearson
B. Rhodes

Quorum: 4 Councillors

Meeting enquiries Development Control

Email externaldevelopmentcontrol@melton.gov.uk

Agenda despatched | Monday, 12 February 2018

Parkside Station Approach Burton Street Melton Mowbray Leicestershire LE13 1GH
01664 502502 * contactus@melton.gov.uk * www.melton.gov.uk * @MeltonBC



No. | Iltem Page No.

1. APOLOGIES FOR ABSENCE

2. MINUTES 1-50
To confirm the minutes of the previous meetings on 11.01.18 and
01.02.2018

3. DECLARATIONS OF INTEREST 51-52
Members to declare any interest as appropriate in respect of items to
be considered at this meeting.

4. SCHEDULE OF APPLICATIONS

4 .1 117/00671/0UT 53-70
Land North of Main Road, Old Dalby

4 .2 | 17/00996/0UT 71-94
OS Field Number 0349 Manor Road, Easthorpe

4.3 | 17/01139/FUL 95 - 106
Land Adj. The Hall, Main Street, Gaddesby

4 .4 | 17/01389/FUL 107 - 120
Butlers Cottage, 11 Somerby Road, Pickwell

4.5 | 17/01552/FULHH 121 - 126
The Poplars, Waltham Road, Thorpe Arnold

5. URGENT BUSINESS
To consider any other items that the Chair considers urgent
SITE VISIT INSPECTION SCHEDULE 19.02.2018 127 - 128
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Agenda Item 2
Melton

Borough
Council

Minutes sl Copitol of Food

Meeting name Planning Committee

Date Thursday, 11 January 2018

Start time 6.00 pm

Venue Parkside, Station Approach, Burton Street,
Melton Mowbray, Leicestershire, LE13 1GH

Present:

Chair Councillor J. lllingworth (Chair)

Councillors P. Posnett (Vice-Chair) P. Baguley
G. Botterill P. Chandler
P. Cumbers P. Faulkner
M. Glancy T. Greenow
E. Holmes J. Wyatt

Observers

Officers Solicitor To The Council (SP)

Head of Strategic Planning and Regulatory Services
Planning Officer (GBA)

Planning Officer (JL)

Applications And Advice Manager (LP)
Administrative Assistant (MF)
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Minute | Minute

No.

PL69 | Apologies for Absence
None.

PL70 Declarations of Interest
Clir Baguley declared a personal and pecuniary interest in application
17/00507/COU — The John Dory, Barkestone Le Vale.
Clir Greenow declared a personal and pecuniary interest in application
17/01320/FUL — Land South of Hill Top Farm, Melton Mowbray and application
17/01044/FUL — Cattle Market, Melton Mowbray.

PL71 Schedule of Applications

PL71.1 | 17/00507/COU

Applicant: Mike Timson

Location: The John Dory, 2 Rutland Square, Barkestone Le Vale

Proposal: Conversion of former public house/restaurant/living accommodation into
two dwellings

Clir Baguley left the room for the duration of this application at 18:04

The Planning Officer (JL) provided a detailed update on information provider by
both the owner and the prospective purchasers regarding progress towards the
sale of the property to the ‘BHG’ group, explaining the terms being discussed and
the progress towards agreement

She also reported that The BHG have made reference to a recent appeal decision
in Thorpe Satchville. This relates to the Fox Inn, which was dismissed, however in
this case the Inspector was not satisfied that there had been sufficient marketing
carried out (they did also note that the loss of the pub would result in the loss of a
community facility and would not demonstrate sustainable development.

There is also an outstanding ACV nomination on the property. This is yet to be
determined, however the report does provide the previous history on this process,
which has included three rejected ACV nominations in the past.

A ClIr sought clarification on the current state of affairs with regards to the sale of
the pub to the local residents group.

The Planning Officer responded that a purchase price had been agreed and heads
of terms had been agreed.

A ClIr sought legal advice on the current situation.

The Solicitor to the Council responded that even if heads of terms have been
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agreed, there is no legal agreement between the two parties for a deal to go ahead.
The Chair invited a deferral from the floor.

Clir Chandler proposed to defer the application to allow greater time for the details
of the sale to be concluded.

Clir Wyatt seconded the motion to defer the application.
A ClIr queried whether both sides had agreed to the heads of terms.

The Planning Officer responded that the purchaser had not yet agreed to the heads
of terms.

A Vote was taken on the motion to defer.
7 Members supported the motion
2 Members voted against the motion

1 Member abstained from the vote

DETERMINATION: DEFER, to allow more time for negotiations regarding the sale
of the property to be concluded.

PL71.2

17/00982/0UT

Applicant: Mr Gamble

Location: Sunny Cottage, 2 Pinfold Lane, Bottesford

Proposal: Demolition of existing dwelling house and garage. Replacement
development of residential units to include four dwelling houses (C3 use) (amended
proposal for four dwellings not five as previously submitted.)

Clir Baguley returned to the meeting at 18:19
The Planning Officer (GBA) introduced the report and advised:

The application is for four new dwellings outline all matters reserved involving the
demolition of one already on site.

Three more representations have been received which object on grounds of safety,
important corner removing openness and report matters

Site visit will have informed the Committee’s appreciation for density in Bottesford —
it is difficult to estimate and varies in different parts of the village but around the 8
dwellings per hectare.

He apologised that the site is referred to as Greenfield in the report but not the
case.

The site is considered acceptable in terms of highway safety and improvement
through Reserved matters. LCC Highways have been scrutinised over findings and
are satisfied with their recommendation.
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Development proposes two dwellings with good amenities to all and reflect local
need with ample parking Features to integrate the site into the location will be
brought about through a successful Reserved Matters scheme.

Sequential test queries

The flooding advisors maintain the EA guidelines and have been followed.
LLFA comments suggest that the development will have features to mitigate
against impacts of flooding.

a) Bob Bayman, on behalf of the Parish Council, was invited to speak and
stated that:

. Parish Council objects to this application.

. There is a large residential area nearby that gains access through Pinfold
Lane.

. The proposed access is at the narrowest point on Pinfold Lane.

. There are another two junctions nearby and this will make the highways
issue worse.

. This site is near the entrance to the village, and this will damage the village
feel.

. It is a poor design and not in keeping with the street scene.

A ClIr queried whether access had already been decided.

Mr Bayman responded that access is likely to be at the proposed site entrance on
the illustrative plans.

A ClIr asked whether they had been any serious accidents on the road here.
Mr Bayman responded that there are constant near misses, and that you shouldn’t

be waiting for a bad accident before anything is done about it.

b) Kevin Stones, an objector, was invited to speak and stated that:

. His rear garden backs onto this site.

. It is not large enough for the proposed dwellings.

. There are significant objections to this proposal within the village.

. This will cause a lot of on street parking.

. There are highways issues in the area, and a lot of schoolchildren use the
nearby footpaths.

. There are daily near misses in the area.

. The highways issues here have been known to residents for years, and this
proposal will make the site worse.

. This is contrary to the NPPF as it will damage the village feel.

. It will cause a loss of privacy for neighbours.

. The form and character of the village will be ruined.

A ClIr queried where his property was on the map.
Mr Stones pointed out his property on the map, as it backs onto the site.

The Planning Officer (GBA) responded that LCC Highways have no issues with the
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development.

A ClIr sought clarification on what houses and house types would go on the site.
The Case Officer (GBA) responded that this could be decided by the Council at a
later date through the conditions. The application is ‘outline’ only with a minimal
level of information and though led than ideal, this is permissible.

A ClIr commented that there are highways issues on this site, as was demonstrated
by the site visit. Also, this site is a sensitive area, and is next to the High Street
Conservation Area. This proposal would lead to over intensification and
overdevelopment of the site, as it will be at 43 houses per hectare. Also support the
request for more flooding tests on the site.

A Clir commented that there are known highways issues in this area, and the roads
around there are dangerous. We cannot wait for somebody to be killed before
anything is done with the road issues. This would lead to over intensification on the
site.

The Case Officer (GBA) queried whether this site, with the addition of only a few
houses, would affect the highways situation too much.

The Head of Strategic Planning and Regulatory Services commented that LCC
Highways have to look at how much the new development will affect the current
situation, and whether it makes the road safety “severe”, following NPPF
requirements The approach to Highways road safety assessment was changed in
2012 by the NPPF, evidently to make it more favourable to development.

A Clir commented that it is a matter of judgement how bad the current road safety
situation is, and how much the new houses will affect it.

A ClIr queried whether the site was included in either the Local Plan or the
Neighbourhood Plan.

The Head of Strategic Planning and Regulatory Services responded that the site is
too small to be allocated in the Local Plan, and the Neighbourhood Plan for the

area has not yet been published.

A ClIr questioned whether this is already significant allocations for the area in the
Local Plan.

The Head of Strategic Planning and Regulatory Services responded that the area
already has enough sites allocated in the Local Plan.

A Clir commented that they cannot support until the access has been decided.

The Head of Strategic Planning and Regulatory Services commented that the
current plans are only indicative and can change later on.
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A Clir commented that they have concerns with regards to the sequential test and
over intensification on the site, and it is difficult to agree with the Planning Officer.

A CllIr commented that a sequential test was needed to establish flood risk, and this
site is a Zone 2 flood area.

Clir Holmes proposed a motion to refuse the application on grounds of the absence
of a sequential test, over intensification of the site, poor design and site layout, and
highways issues in the area.

Cllr Chandler seconded the motion to refuse.

A CllIr sought clarification as for the reasons for refusal.
The reasons for refusal were reiterated by Clir Holmes.

A Vote was taken on the motion to refuse.

10 Members supported the motion.
0 Members voted against the motion.
1 Member abstained from the vote.

DETERMNATION: REFUSED, for the following reasons:

1. The proposed development is in a location vulnerable to flooding and it
has not been demonstrated, through the application of a 'Sequential Test'
that there are no preferable sites available (in terms of a lower level of flood
risk), therefore, the development is contrary to the

advice in the NPPF at paragraphs 100, 101 & 103.

2. The development proposed is considered to have an adverse impact on the
form and character of this part of the village of Bottesford. The proposed
development on this site fails to respect the open nature of the local area. It is
therefore contrary to policies BE1 of the Melton Local Plan 1999 and Paragraphs
17, 61 and 64 of the NPPF.

3. The development proposed is very close to a junction which is considered very
dangerous for pedestrians, motorists and other road users. The increased traffic
movements which would be caused by this development is considered to also
further increase the likelihood of accidents in the local area. For these reasons the
development proposes a severe impact to highway safety, contrary to National
Planning Policy Framework para. 32.

PL71.3

16/00352/0UT

Applicant: Mr Andy Norris

Location: Field 3957, Manor Road, Easthorpe
Proposal: Proposed residential development

The Head of Strategic Planning and Regulatory Services stated that we are waiting
for the results of a sequential test, as the current results are inconclusive.
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The Chair invited a deferral.
Clir Holmes proposed a deferral.
Clir Chandler seconded the motion for a deferral.

A Clir commented that we should be deciding the application, like the previous
application, to remain consistent.

The Head of Strategic Planning and Regulatory Services commented that the
previous application did not have a sequential test, whilst this application does and
we are currently waiting for conclusive results.

A ClIr stated that this application is off Muston Lane and not Manor Road, and that
we need to wait for the full results of the sequential test.

A ClIr stated that there are worse flood issues here than in the area of the previous
application.

A Vote was taken on the motion to defer.
11 Members supported the motion.
0 Members opposed the motion.

0 Members abstained from the vote.

DETERMINATION: DEFER, to allow for the submission of an updated and
completed Sequential Test.

PL71.4 | 17/00397/FUL
Applicant: Mrs Sarah Grey
Location: Land Opposite 1 and 10, Station Lane, Old Dalby
Proposal: Residential development of up to 80 dwellings, associated infrastructure
and landscaping.
This application was withdrawn from the agenda.
PL71.5 | 17/01047/FUL

Applicant: Redmile Developments LTD

Location: Dairy Houses, 9 Langar Lane, Harby

Proposal: Erection of 5 dwellings (re-locations of Plots 7, 8 and 10 of planning
permission 15/00933/FUL and erection of an additional 2 dwellings plot 11 and 12).

The Planning Officer introduced the application and advised:

. A very detailed response to the Committee report has been submitted from
an objector, commenting on much of its content. This was reported in full and is
summarised as follows:

- The size and scale and mass has already been breached and now the
developer seeks to further undermine that phrase with over development of the site
which is not matched by other properties on Langar Lane. One large property,
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recently built by the developer was given planning consent even though it is out of
proportion to the plot that it sits on and dominates the future development as a
whole.

- Insufficient consideration may be given to the whole situation in favour of a
timed schedule to get properties built.

- The over development makes the site more urban than it is rural and does
not enhance the surrounding countryside or the village atmosphere

- The development proposed is not safe for motorists, pedestrians, horses or
people with disabilities. There appears to be inadequate footpaths suitable for
disability scooters or wheelchairs. A roadway shared with motor vehicles into the
site is not suitable for the disabled transport.

- this latest planning application is approved it will fly in the face of Good
Design, and the site that is over developed and looks very urban will not integrate
and will stand out like sore thumb on one of the main approach roads into Harby,
and this old and historic village.

- How would the three properties he refers to be appropriate and ‘would
address the street scene.”? The rest of the properties on Langar Lane are better
spaced, stand back from the road with greenery to the front of the properties and
wide verges, with nothing built behind them (in the majority of cases) These new
proposed properties are closer together, border the narrow pavements with minimal
area for greenery at the front and there are no bungalows in the proposal.

- LCC Highways are said to have raised no objections on safety grounds.
Why is that? The additional house will attract residents with cars. In theory the
number of residents in each house could easily result in more vehicles than parking
spaces on driveways allow. Where will these vehicles park? Undoubtedly on
Langar Lane. This will create an added danger for drivers entering to leaving the
development and for drivers negotiating parked vehicles on a busy Langar Lane.
Are the Highways fully aware of the difficulties already posed on Langar Lane?
Vehicles speed out of the village and into it over a humpback bridge which makes
visibility difficult in the area of the entrance to this development. Large vehicles
such as tractors with heavy trailers use this route and whilst the drivers will sit
higher in the cabs it will not make negotiating Langar Lane easier if vehicles are
parked outside 3 properties. Two new properties with more parking at the rear
would be safer and more aesthetically pleasing for the area as well reducing the
over development and urban appearance of the site.

- Most of the conditions were not complied with and the whole length of
Langer Lane became a shambles of uncoordinated works and a safety hazard
during the construction phase 1.

- It also states that the Applicant has indicated that School Lane, Dickmans
Lane and Boyer’s Orchard will not be used by delivery drivers. There were several
‘guarantees’ and ‘assurances’ given to resident before construction started. None
were kept.

- Two, four bedroom properties has the potential for at least 4 cars per
household, perhaps more. Parking space is not sufficient on two properties to
accommodate 8 vehicles?

- There is an estimate of available spaces at the school which conveniently
suits the figure of 4 children from the new properties. The school capacity is
limited. What if there are 10 children in the new plots. These estimated figures will
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then be useless and wrong. This section is not a valid argument in my opinion.
Like so many things, the report takes account of the best case scenario and not the
worst case and the best laid plans etc., never — or rarely — work out as expected.

- Access road width is stated as being sufficient to allow two cars to pass
each other. Should any errant parking take place and then a wider vehicle — fire
engine for instance, needs access;

- It is contested whether the size of the gardens proposed are adequate for
the corresponding size of properties from the plans, the gardens are very minimal
which will detract from the individual buildings and the site as a whole.

- ‘The application is for full planning permission and therefore it is considered
that the proposal present is what will be constructed.” This in my opinion is a naive
statement. As we all know, various amendments can be made by the developer
during construction — and have been in the past — and what initial planning is
granted is NOT always what is eventually built.

- If previous bad practice is not recognised and dealt with (and you may pass
the buck and say that this is the problem of other departments) then developments
will despoil the village and ruin the heritage of the area.

- NP POLICY H7: HOUSING DESIGN: The over development does not
enhance the ‘character of the area’

- The over development and bunching of properties on Langar Lane does not
reflect the character or density of the surrounding area.

a) CliIr Tillyard, on behalf of the Parish Council, was invited to speak and stated
that:

. Permission has already been granted on this site for 10 houses.

. There was originally planned to be 5 houses on each side of the road.

. There are concerns about the house on plot 10.

. There would be over-congestion on the site if this application were
approved.

. There are Parking and safety issues on this site and the surrounding area.
. There is no independent access due to plot 10 blocking access.

. Plot 10 makes the site overcrowded.

. There have already been 139 dwellings granted permission in Harby.

Clirs had no questions for Clir Tillyard.

b) Phillip Goodman, an objector, was invited to speak and stated that:

. He is a former planning inspector who helped to produce the local
Neighbourhood Plan.

. The site would be cramped and overcrowded.

. It reduces green space in the area.

. It would cause on street parking in the vicinity.

. There is limited space for refuse bins on the site.

. Housing needs are already met in the Local Plan and the Neighbourhood
Plan.

. The street scene would be very cramped here.

. It is contrary to the NPPF, and Local Plan and the Neighbourhood Plan.
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A ClIr asked what the Neighbourhood Plan allocation was for the site.
Mr Goodman answered that the Neighbourhood Plan allocated 10 dwellings for the
site, which have already been granted.

c) Caroline Chave, the agent, was invited to speak and stated that:

. This site is already a Brownfield site.

. The site is within the village envelope.

. The used to be a dairy on the site, which closed in 2012.

. The Larger self-build units that were intended for the site have not sold, so
are being redeveloped into smaller units.

. This will make better use of the village Brownfield land.

. The proposed buildings are of lower heights that other buildings within the
village.

. The properties are traditionally designed properties.

. Each dwelling will have 2 parking spaces and a garage.

. The self-build projects have central government support.

Clirs had no questions for Ms Chave.

d) Clir Rhodes, the Ward Councillor, was invited to speak and stated that:
. Agree with the Parish Council and with Phillip Goodman.

. There is not room for 5 dwellings on this site.
. LCC Highways advice can be ignored if you disagree.
. There is only room for 2 houses on the front of the development, not the 3

that are planned.
Clirs had no questions for Clir Rhodes.

The Planning Officer (JL) clarified on site parking provision by reference to the
layout plan. Parking is off Langar Lane, and for plot 10, parking is to the rear of the
property.

A ClIr commented that it looks like a promising development, but looks over
intensive. A Neighbour has reported possible issues with drainage in the vicinity of
the development.

Clir Baguley proposed a motion for refusal on grounds that it is over intensive and
out of keeping with the area and the street scene as a result.

Clir Holmes seconded the motion for refusal. It is on a busy road and would lead to
on street parking.

A Clir commented that the development looked nice, but it would be cramped and
overdeveloped. It will cause on street parking and so supports the motion to refuse.

A ClIr queried if we know the numbers and calculations for how cramped the plots
would be. The Head of Strategic Planning and Regulatory Services responded that
there is no specified arithmetic standard. It would be dependent upon the
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Committee’s judgement of the impacts of the development.

A ClIr stated that it would lead to further urbanisation within the village, and that we
need to preserve village character.

A Clir commented that there are no planning reasons for refusal of this
development.

The Head of Strategic Planning and Regulatory Services responded that design
and village character are important considerations for the Committee to judge.

A ClIr stated that it is replacing two large houses with three smaller ones, and so is
in favour of permit.

A ClIr queried the current state of the Neighbourhood Plan.
The Head of Strategic Planning and Regulatory Services stated that the
Neighbourhood Plan is currently post-examination so has significant weight.

A ClIr stated that the Neighbourhood Plan allocated 10 dwellings on this site, so it
should stick to the 10 that have already been granted permission.

The Head of Strategic Planning and Regulatory Services responded that the NPPF
would regard more houses as a benefit, and that Harby already has its NP
allocation.

A CllIr commented that look and appearance of a development must be taken into
account.

A ClIr commented that the site looks too cramped.

A CliIr stated that there would be an increase in on street parking if this
development went ahead, irrespective of the advice of LCC Highways.

The Head of Strategic Planning and Regulatory Services stated that the judgement
must be made on whether the increase in traffic and road safety issues would
represent a hazard and whether it would be severe.

A Vote was taken on the motion to refuse.

7 Councillors supported the motion.
4 Councillors opposed the motion.
0 Councillors abstained from the vote.

DETERMINATION: REFUSED, for the following reason:

In the opinion of the Local Planning Authority, the proposed development is
considered to represent the overdevelopment of the site, especially the
proposed dwellings fronting Langar Lane, which would fail to respect its
surroundings, reinforce local distinctiveness and have an

adverse impact on the quality of the street scene. It is considered that the proposed
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development would be harmful to the character and appearance of the street
scene and wider village. The proposal is considered contrary to Section 7 of the
NPPF 'Requiring Good Design', Policies OS1 and BE1 of the Melton Local Plan
1999 and Policy H7 of the Clawson, Hose and Harby Neighbourhood
Development Plan, which seeks to ensure development is sympathetic to the site
and surroundings. It is not considered that the benefits of the scheme are sufficient
to outweigh these impacts.

PL71.6

17/01320/FUL

Applicant: Mr Martin Brown

Location: Land at South of Hill Top Farm, St Bartholomews Way, Melton Mowbray
Proposal: Farm shop and associated parking and landscaping.

Clir Greenow left the meeting at 19:35.

The Planning Officer (JL) advised there was one late item to report. An amended
plan has been received for the application which demonstrates the split of the
development internally (with the proposed tea room). Therefore the condition
relating to the drawings (no 2) will need to be amended to reflect this amendment-
9th January 2018 (16/43/001)

The application seeks permission to erect a farm shop, associated with Hilltop
Farm, located on Nottingham Road. It is required to be determined by the
committee as approval of the application would be a departure to the 1999 Melton
Local Plan. The proposed farm shop would be outside the village envelope and
positioned approximately 1200m along the road from the host farm. The proposed
development would require the construction of a new building. LCC Highways have
not raised any highway safety concerns.

a) Maurice Fairhurst, the Agent, was invited to speak and stated that:

. There are currently no farm shops in the north of Melton.

. This is for the specific sale of farm products.

. It will sell produce made on the farm.

. It will be single storey and made of natural timber.

. It is a well landscaped design.

. It will provide a greater choice of fresh food.

. It will create more jobs.

. It has good parking on the site.

. It is supported by local residents as well as the NPPF and the Local Plan.

A ClIr questioned the proportions of the site that would be selling the produce made
on site, and the proportion of the site that would be the tea room.

Mr Fairhurst responded that the tea room will take up roughly 25% of the site, and
that of the space within the shop, roughly 75% will be selling goods and produce
that is produced on the farm.

A ClIr queried the butchering facilities nearby.
Mr Fairhurst replied that there is a slaughterhouse in Long Clawson and another at
Six Hills.
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A CliIr queried the plans for both a nice view and for the screening in the plans.
Mr Fairhurst replied that with the correct screening approach, both can be
achieved.

A ClIr asked about the produce and how much will be done externally and how
much on site.

Mr Fairhurst replied that the produce will return from the butchers and
slaughterhouse as ready for sale.

A ClIr questioned the electricity arrangements.
Mr Fairhurst responded that the site does not currently have electricity, but will
have it installed for the application.

A ClIr commented that this type of development is very good, and the type that we
are looking for. It will produce local goods for local people, and requires no new
access roads.

Clir Posnett proposed to approve the application in accordance with the
recommendation.

Clir Baguley seconded the motion to approve the application.
A ClIr states that this is a win-win scenario and should be approved.

A ClIr questions what would happen is the business were to fail.
The Head of Strategic Planning and Regulatory Services responded that it would
have to have a Change Of Use application to become anything else.

A ClIr states that they welcome this application, and that there is a huge demand
for this within the borough.

A Clir comments that this application is very welcome, and that it will be very close
to the proposed bypass.

A Vote was taken on the motion to approve.

10 Councillors supported the motion.
0 Councillors opposed the motion.
0 Councillors abstained from the vote.

DETERMINATION: APPROVED, subiject to the conditions as set out in the report,
amended as per the Planning Officer’s update, for the following reasons:

This proposed development would result in the erection of a building with
associated car parking in a location that whilst not ideal for retail, is acceptable for
the purpose of farm diversification, Farms and their associated ancillary elements
are purposely not located close to the built form of towns and villages.
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Information supplied by the agent demonstrates that whilst not currently on site,
the agent is shortly to acquire additional livestock to ensure that 75% of the
products sold by the farm shop will be reared at the applicants farm, with the
remaining 25% of products will be brought in from elsewhere which will include
seasonal vegetables from local producers. There is also a small tea room element
proposed which will supply home baked bread, cakes and preservatives. As stated
within the recently submitted New Melton Local Plan, Melton Mowbray is England’s
“Rural Capital of Food” and whilst Melton’s food and drink specialism provides
bespoke opportunities and a degree of local resilience, farm businesses are under
pressure to respond to pricing volatility and to adapt to environmental challenges
which adversely impact productivity and farm income.

It is considered that, on the balance of the issues, there are therefore significant
benefits accruing from the proposal when assessed as required under the guidance
in the NPPF in terms of boosting the rural economy. Applying the ‘test’ required by
the NPPF that permission should be granted

unless the impacts would “significantly and demonstrably” outweigh the benefits.
Taking into account the proposed farm shop would be an ancillary use to the
existing farm and provide income to support and increase the current level of
farming activity at Hilltop Farm, it is considered that permission should be
approved.

PL71.7

17/01044/FUL

Applicant: Melton Borough Council

Location: Cattle Market, Scalford Road, Melton Mowbray

Proposal: Use of site of former cattle market as a new temporary car park.

The Planning Officer (GBA) stated that there had been no updates to the report.
A ClIr queried the access onto the site.

The Planning Officer (GBA) stated that entrance is at the North-West of the site,
and the exit is on the South-West of the site.

A ClIr queried why the application was only for a temporary car park.

The Planning Officer (GBA) responded that the site may be used differently in the

future.

A ClIr stated that the exit is very close to the Nottingham Road and Asfordby Road
junction, which is horrific and always has lots of traffic.

Clir Posnett Proposed to Permit the application.
Clir Wyatt Seconded the Motion to Permit.
A Vote was taken on the Motion to Permit.

10 Councillors supported the motion.
0 Councillors opposed the motion.
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0 Councillors abstained from the vote.

DETERMINATION: PERMIT, subject to the conditions as set out in the report, for

the following reasons:

The application seeks consent for a car park for a temporary period which is
acceptable in the location proposed.

Clir Greenow returned to the meeting at 19:52.

PL72

Urgent Business
Approval of the Minutes for the previous Planning Committee meeting on
30.11.2018.

A ClIr noted that the minutes did not include a declaration of interest from Clir
lllingworth for the application on Briars Well Farm.

This was the only amendment to the minutes.

A Vote was held to approve the minutes.

10 Councillors supported the motion.

0 Councillors opposed the motion.

0 Councillors abstained from the vote.

Clir Posnett was not at the meeting so couldn’t vote.

The Motion passes. The Previous minutes are approved.

No Further Business.

The meeting closed at: 8.01 pm

Chair
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Melton
Borough
Council

Minutes sl Copitol of Food

Meeting name

Planning Committee

Date

Thursday, 1 February 2018

Start time 6.00 pm
Venue Parkside, Station Approach, Burton Street,
Melton Mowbray, Leicestershire, LE13 1GH
Present:
Chair Councillor J. lllingworth (Chair)
Councillors P. Posnett (Vice-Chair) P. Baguley
G. Botterill P. Chandler
P. Cumbers P. Faulkner
M. Glancy T. Greenow
E. Holmes J. Wyatt
Observers
Officers Solicitor To The Council (SP)

Assistant Director for Strategic Planning and Regulatory Services
Planning Officer (GBA)

Planning Officer (JL)

Applications And Advice Manager (LP)

Administrative Assistant (AS)
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Minute
No.

Minute

PL73

Apologies for Absence
None

PL74

Minutes
Minutes of the meeting held on 04.12.17 (Special Meeting of the Planning
Committee) and 11.01.18.

Approval of the minutes of the meeting on 04.12.17 was proposed by Clir Holmes
and seconded by ClIr Chandler. It was unanimously agreed that the Chair sign
them as a true record.

Minutes of meeting on 11.01.18 were unanimously agreed to be deferred as all
Members had not had enough time to consider them due to a delay in publishing.

PL75

Declarations of Interest

The Chair stated that Clir Orson, Ward Councillor for Old Dalby, would like it noted
that he would not be speaking regarding application 17/00397/OUT — Land
opposite 1 And 10 Station Lane, Old Dalby due to a disclosable pecuniary interest.

Clir Baguley declared a personal and pecuniary interest in application
17/00507/COU - The John Dory, 2 Rutland Square, Barkestone-Le Vale.

Clir Holmes declared a personal interest in application 14/00808/OUT — Field No
3968, Melton Spinney Road, Thorpe Arnold and noted that she had been advised
by officers that she did not have to declare an interest as she had no input with the
local plan and could take part in the decision. She felt unable to due to emails she
had received.

Clir Posnett declared a personal and pecuniary interest in applications
14/00808/OUT - Field No 3968, Melton Spinney Road, Thorpe Arnold and
17/1019/FUL - Gates Nurseries And Garden Centre, Somerby Road, Cold Overton

CliIr Glancy declared a bias regarding 14/00808/OUT - Field No 3968, Melton
Spinney Road, Thorpe Arnold. She noted that she was also ward Clir for this
application and would like to address the committee members prior to leaving the
room for the duration of the application hearing.

PL76

Schedule of Applications

PL76.1

17/00997/OUT - Report Withdrawn From Agenda
Applicant: Hazelton Homes and Mark Curtis Bennett

Location: Field OS 3300, Oakham Road, Somerby
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Proposal: Residential development for up to 31no dwellings (re-
submission of 16/00100/0UT)

(a) The Head of Strategic Planning and Regulatory Services stated that the
application had been withdrawn from this committee due to further
information still arriving which needed to be publicised and considered.

Clir Holmes and Clir Posnett left the meeting at 6.10pm due their interest in
application 14/00808/OUT.

PL76.2

14/00808/0OUT
Applicant: Taylor Wimpey UK Ltd
Location: Field No 3968, Melton Spinney Road, Thorpe Arnold

Proposal: Residential development for up to 200 dwellings including
means of access, open space and associated development

The Chair explained that Clir Glancy would be present for the Officers report and
then make her statement before leaving.

(@) The Head of Strategic Planning and Regulatory Services stated that: Long
standing application raising many issues.
The application proposes 200 dwellings and the following are the key issues,

e Level of affordable housing: proposes 10% affordable housing, of
which 25% would be bungalows —note narrative explaining viability
appraisal and gov. policy on this subject.

¢ the Local Plan and the NPPF — site is part of the North SUE and is
contributing some parts in accordance with emerging policy

e Transport issues: Highway safety, traffic impact and public transport —
highways satisfied with the impacts subject to a series of mitigations
secured by conditions and s106, including of course the contribution
to the MMDR. Highways have also looked at the detailed issues
raised by residents (e.g. the pinch point, twin lakes traffic etc.) and
consider the application acceptable

e Impact upon residential amenities — site is in outline and whilst an
approach has been suggested, this is not fixed. However the site is
large and there are no doubts an acceptable scheme can be
developed. Members are invited to specify any essentials to achieve
this in the conditions.

e Infrastructure and facilities: A contribution to schools police, libraries
and waste in order to maintain capacity.

e Ecology — no issues , the conditions requested can be
accommodated

e Proximity to, and effect upon, Melton country park — again a scheme
is presented but is indicative. Members are also invited to specify
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their minimum requirements having heard the comments

Further comments on the adequacy of the contribution and the prospects should
the MMDR funding bid not be successful. The response is as follows;

e HA believe inclusion in the wider solution (MMDR) better than bespoke
measures for the app in isolation.

o off-site measures would likely have resulted in a situation where no single
development would be able to proceed, or simply accept residual severe
impacts.

e A contributions-based approach could result in shorter-term impacts prior to
the delivery of mitigation measures, in accordance with LCC Cabinet’s
resolution in September 2015

e |tis correct to identify that there could potentially be a shortfall in developer
contributions towards the MMDR if the £8,653 per dwelling rate is applied to
all sites throughout the Melton North Sustainable Neighbourhood;

e However The MMDR bid includes the northern section of the MMDR, and
takes account of the £8,653 per-dwelling from developers

e Should the bid prove unsuccessful there will be further opportunities to
obtain public funding and that the scheme will be very well placed to take
advantage of these, given the strength of the case

¢ In the (highly unlikely) event that no public funding is secured specific
segments of the road would be built in parallel with development parcels with
specific trigger points as appropriate.

e this would still result in the northern section of MMDR being delivered, albeit
over a longer period than if the Highway Authority does receive public
funding.

e developers would be able to deliver ‘their’ sections of the distributor road at
significantly lower cost

e The £8,653 per-dwelling figure is based on the strategic highway
contribution agreed through the Leicester Road S106 Agreement. Given the
above and the lack of substantive evidence to support an alternative per-
dwelling figure in relation to this site, the CHA considers that this figure
continues to form the most appropriate basis for the contribution.

e when additional evidence and more robust forecasts for growth and
infrastructure requirements become available, please be assured that LCC
will work together with MBC in reconsidering the contributions structure
applied for future planning applications. However, until such time that
evidence is available, we continue to advise that a contribution of £8,653 per
dwelling is sought.

CliIr Glancy, Ward Councillor for Melton Newport Ward, was invited to make her
announcement and stated that: As a ward Councillor representing the residents of
Newport Ward | want the best possible development and the least impact for the
whole town and borough. In some respects this development goes some way
towards this objective with the improved design and layout including buffer zones
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for the Country Park | have managed to negotiate although | would like to see a
much wider buffer for the Country Park to align more with the Local Plan and a limit
to NO 2 and half story or 3 story homes on this land, towering over the landscape
surrounding the park. BUT we still have the problem of no decision on access into
the Country Park and despite what the officer indicated at the site visit — no access
has been agreed. Communities and Social Affairs Committee noted the request for
access but have reserved the final decision until such time as a full ecological study
of the Country Park has been undertaken Clir Son Lumley will no doubt cover more
on this later.

There is the major problem of the severe traffic impact on Thorpe Road/Saxby Rd,
Norman Way/Scalford Rd and Norman Way/Wilton Rd junctions as identified by
Highways in their comments dated March 2017 which | hope you have all read and
further note that until such time as the Melton Mowbray Distributor Road is provided
the impact of this development is considered to be severe the proposals being
contrary to paragraph 14 of the NPPF the impact significantly and demonstrably
outweighing the benefits. Highways suggest implementing SCOOT 3 system to
coordinate the operation of the traffic signals at these junctions which will positively
reduce the impact but acknowledges that the impact will not go below severe. As a
borough Councillor | cannot bury my head in the sand and keep my fingers crossed
that our bid for DfT funding is successful and everything will be OK, | would like to
think it would be but in reality it is unknown. We cannot subject the town to
intolerable traffic congestion which will deter new employers.

YES this land is in the Local Plan as part of the Northern SUE but we have
projected the Sustainable Neighbourhoods to come on line late 5™ year onwards
and no doubt then we will have a clearer picture regarding the DfT funding by then.
| wonder why Taylor Wimpey have gone it alone on this land at a time when the
Local Plan is currently being examined.

| understand Mr Worley has sought further comments from Highways, which we
have just heard. However this afternoon at the Local Plan Examination Andy
Yeomanson from Highways responded when questioned about the MM Transport
Strategy by a developer ‘they could have taken a more rigid approach, there are
still details regarding timing and trigger points to be worked out but thought it best
to have contributions which may or may not be the best way forward — worrying.

| have concluded in order to avoid a mistake that we cannot rectify there are 3
possible solutions:-
1) refuse the application on the grounds of the severe impact on the safe and
efficient operation of the highway network until such time as funding from
DfT is confirmed for the MMDR or
2) defer this application on the grounds of seeking further confirmation of the
DfT funding, after all we should know in about 12 weeks or so BUT
3) should you be mindful to approve | would ask you to include a review of the
developer contribution in the Highways contribution condition should DfT
funding not be forthcoming to enable a recalculation if necessary PLUS a
condition to limit the development to 1 and 2 story homes due to the
topography of the land
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Can | also ask that officers liaise with the ward councillors regarding design and
layout should this application be approved tonight.

ClIr Glancy left the meeting at 6.29pm.
The Chair noted a request to permit 3 objectors to speak regarding this application
and asked if Members would consider suspending standing orders to allow this.

Clir Chandler proposed to permit 3 objectors to speak and Clir Wyatt seconded the
proposal. A vote was taken and the Members voted unanimously to allow the
proposal.

(b)  Jane Wilson (The Friends of the Melton Country Park), on behalf of the
objectors, was invited to speak and stated that: they support the need for
new homes but object to this proposal in its current form. Concerns
regarding:

e Ecology and wildlife. Protected species of birds.

e Adverse affect on biodiversity.

e Does not contribute to and enhance the area.

e 1200 park users signed the petition against.

e Size of buffer zones.

e Height of dwellings on raised ground. Will tower over the park.
e Will change from a country park to a town park.

A Member asked why yellow hammer birds at been declared as rare in the country
park when they are a common bird.

Jane Wilson responded that it was due to data collected over 20 years regarding
the country park.

A Member asked where the highest point of the country park is.
Jane Wilson responded that it is on the north eastern edge of the park.

(c) Craig Heaney (Thorpe Park Residents), on behalf of the objectors, was

invited to speak and stated that: they had concerns due to:

¢ Increased traffic and poor accessibility.

e Severe impact on traffic.

¢ Reliant upon relief road so this decision is premature.

e Highway safety.

e Multi modal solutions are impractical for residents who travel outside of
Melton for work.

e Poor transport links.

e Contravenes NPPF and should be refused.

(d) David Adams, on behalf of the objectors, was invited to speak and stated
that: he had concerns due to:
e Road safety.
e Accident at pinch point in December 2017. This has not featured in the
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report.
e Floods and proposed alleviation methods/ponds.
e Lack of access for emergency services.

(e) Roger Smith, agent for the applicant and Ellie Smith, the applicant, were

invited to speak. Roger Smith stated that:

e The application dates back to 2014.

e Site identified as an urban extension.

e Officers report is comprehensive and well balanced and recommends
approval subject to a section 106.

e Issue of traffic is key and the applicant has tried to address that with LCC
highways.

e Revised the scheme to address concerns of local residents.

¢ Requirement to maintain linear open space.

e Pinch points confirmed by highways as adequate.

e Possible access to the country park in the southwestern corner.

e Section 106 to facilitate link to country park or improvements to the park.

e More ecological work to be undertaken.

e Taylor Wimpey will work with Clirs and residents with regards to reserved
matters.

Ellie Smith, the applicant, stated that:
e There are no outstanding technical objections.
e Will conclude section 106 as soon as possible.
e The development will come forward in a timely manner with a show home
proposed for completion by September 2019.
e Sustainable neighbourhood.
e £1.7 million for highway improvements.
e £750,000 for transport links.
e There will be bungalows on site.
e Contributions towards Secondary education.
¢ Will generate 860 jobs including graduates and trainees.
e Subject to signing of the section 106 agreement.

A Member asked when the development would be completed.

Ellie Smith responded that it would be some where in the region of a 5 year
timescale and proceeded to explain the first house should be in early 2019.

The Chair advised that The Head of Strategic Planning and Regulatory Services
had indicated this as the norm.

(f) Clir Lumley, Ward Councillor for Melton Newport Ward, was invited to speak
and stated that:
¢ They want the best possible development with the least impact.
e There are outstanding fundamental issues that have not been resolved.
e Concerns regarding the additional access in to the country park which has
not been resolved.
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e Request for access to the full ecological study.

e Concerned with type of housing which has been earmarked. The gradient of
the land and the proposed 2 and 3 storey houses would block views and
sunlight.

e The land is unsuitable for town houses and they are short of bungalows.

e The buffer zone between country park and housing developments needs to
be bigger.

e This shouldn’t have a negative impact on current residents.

e (Garages should be big enough for modern vehicles and there should be
sufficient parking.

e Ongoing issue with NP4. Increasing problem with developers transferring
land to council.

e Concerns regarding the maintenance of the buffer zones.

The Chair reminded Members of condition C item 3. There is to be a masterplan
with limits to properties to be no greater than 2 storeys. Layout and planting will
contribute to this. Would think the developers would be mindful of the height of the
land. We could specify a different buffer zone should we desire.

The Head of Strategic Planning and Regulatory Services addressed concerns
regarding buffer zones with regards to wildlife. Drainage will require a fully worked
up scheme with conditions as this is an outline application. The proposed new
access in to the country park is on MBC property so it is not guaranteed and may
never happen. So it is suggested that the application is considered on the basis
that this may not come to fruition. The delays with the application are due
integrating the highways work with LCC’s own data and analysis and the detailed
highways analysis. Agreed with the Chairs comments regarding the masterplan.

The Chair advised Members that it would be pointless trying to condition that there
is an access to the country park when the applicant does not own the land.

The Head of Strategic Planning and Regulatory Services added that the worst case
scenario is that there won'’t be an access.

A Member expressed their concern over their lack of control of the proposed new
access and the increased number of people trying to use the existing accesses.

A Member asked what the average density per head in the town is.

The Head of Strategic Planning and Regulatory Services responded that it is varied
Oten urban locations are cited at 40 per hectare and 30 in villages.

Members raised concerns regarding the size of the proposed buffer zones and the
maintenance of these.

The Head of Strategic Planning and Regulatory Services advised Members that the
buffer zones will be part of the open space of the site, like a playground. The
maintenance of them can be conditioned and MBC adoption is one option.
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A Member noted that the new dwellings will be paying council tax and felt the
council could take the maintenance on.

A Member asked how far it is from the east corner to Twinlakes park.

The Head of Strategic Planning and Regulatory Services responded that it is the
approximate length of the field which adjoins tis application site to the north.

Members discussed the corridors around the proposal and the boundaries and
suggested that they could be made in to woodland instead of vacant space and
become an asset rather than an open border.

Clir Chandler proposed to permit the application. Houses have to be built and
the distributor road will be coming. It is a suitable site and flooding issues will be
addressed as the water will flow. There is not enough affordable housing but they
are paying £1.7 million towards the road.

Clir Wyatt seconded the proposal.

A Member asked it the proposer and seconder would consider adding a condition
regarding the size of the buffer zones.

Clir Chandler agreed as long as it was also conditioned who would maintain them.
Clir Wyatt felt that the proposed buffer zones were adequate.

A Member suggested that a measurement should be agreed.

The Chair suggested that the buffer zones could be increased to 30 metres on the
southern side and 50 metres on the western side. Details of the planting could be
left to officers and involve the ward Clirs and the friends of the country park, as per
the recommendation. The buffer zones could be an extension of the country park.

Clir Chandler, the proposer, agreed to the suggestions.

Clir Wyatt, the seconder, noted that he was more inclined to 20 metres however he
would accept the additions to the proposal to permit.

A Member wished clarify what would happen to northern boundary.

The Chair responded that this is on to an open field. If it became housing in the
future then that would be due to another application.

Members discussed if the size of the proposed buffer zone conditions was
reasonable.

The Head of Strategic Planning and Regulatory Services advised that it is a matter
of judgement but that he felt they are reasonable.

Page 25 Planning Committee : 010218




A Member raised a concern regarding policy H11 and the access to the country
park.

The Head of Strategic Planning and Regulatory Services advised that an
application of this scale will come back to Committee for reserved matters.

A Member raised concerns regarding pedestrian safety (condition 3) and asked if
there could be a barrier at the pinch point to stop vehicles mounting the pavement,
and if this could be added a condition by the proposer and seconder.

The Chair asked if this could be part of reserved matters or if it had to be
conditioned at this stage.

The Head of Strategic Planning and Regulatory Services noted that if Members
think it is essential to the success of the application then it should be done at this
stage.

Clir Chandler, the proposer, agreed to add this condition and also asked officers to
aske highways to advise on any further safety measures that could be taken.

Cllr Wyatt , the seconder, agreed.
A Vote was taken. The Members present voted unanimously to permit.

Determination:
(i) PERMIT, subject to:
e Completion of a s106 in the terms set out in the report
e The conditions as set out in the report, with condition 3 (i) and (ii)
specified as 50m and 30m respectively;
e An additional condition requiring safety measures on the new footpath
link at the point where it meets the existing footpath on Melton Spinney
Rd, subject to agreement by the Highways Authority;
(ii)  the precise wording of conditions delegated to the Head of Strategic
Planning and Regulatory Services in consultation with the Ward Members:
REASONS: The Borough is deficient in terms of housing delivery and this
would be partly addressed by the application. Affordable housing provision
remains one of the Council’s key priorities. This application presents some
affordable housing that helps to meet identified local needs. It is proposed at
a level lower (10%) than that required to meet identified needs and specified
in emerging policy, however it is justified in terms of a detailed Viability
exercise and expectations conveyed by NPPG. This is directly associated
with the contributions the development proposes to make to infrastructure,
and to the MMDR, public transport and education capacity in particular.
Accordingly, the application presents a vehicle for the delivery of affordable
housing of the appropriate quantity, in proportion with the development and
of a type to support the local market housing needs. The site is considered
to be a sustainable location having access to employment, servicers, public
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transport etc. in Melton Mowbray town centre and some closer. Its
sustainability could be enhanced further if a connection is made into the
Country Park and provision has been made to facilitate this within the
proposed s106. However, even without this it is considered to perform well,
and compares favourably to most other development (existing and
proposed). It is considered that there are material considerations that weigh
in favour of the application.

There are also benefits arising from the proposed highways improvements
and, significantly, the substantial contribution towards the MMDR and
progress towards this key infrastructure. There is a strong prospect — though
not a guarantee — that the MMDR could be in place prior to the development
being completed. The application derives support from the emerging Local
Plan owing to its adherence to their content.

It is considered that balanced against the positive elements are the site
specific concerns raised in representations. There is a lengthy range of
issues that require carful attention and many can be mitigated, or eliminated
altogether, by conditions and the content of the s106 For example flooding
and drainage, various transport measures, residential amenity issues etc.
Though capable of mitigation, it is considered that the impact on the Country
Park remains a harmful consequence which needs to be weighed against the
benefits. Also, though again mitigated to a satisfactory level, the impact on
highways conditions until such time as the MMTS solution is effective (if
applicable)..

In conclusion it is considered that, on the balance of the issues, there are
significant benefits accruing from the proposal when assessed as required
under the guidance in the NPPF in terms of housing supply and affordable
housing and contribution to key infrastructure in particular.

Applying the ‘test’ required by the NPPF that permission should be granted
unless the impacts would “significantly and demonstrably” outweigh the
benefits; it is considered that permission can be granted.

Clirs Holmes, Glancy and Posnett returned to the meeting at 7.38pm

PL76.3

17/001234/0UT
Applicant: Davidsons Developments Ltd

Location: Land off Sand Pit Lane, Long Clawson

Proposal: Residential development of up to 55 dwellings, together with
new areas of public open space ,access, landscaping and drainage
infrastructure

(@) The Head of Strategic Planning and Regulatory Services stated that:
This is a duplicate application to that considered on 4th December 2017.

. Issues are the same and representations very similar
. However one notable difference is the position of the LLFA who are seeking
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additional information regarding the impact on the adjacent pond. This is a ‘holding
objection’ but given more fundamental issues we believe it is acceptable to proceed
without resolution.

. Finally the recommendation — and Members will not this is based only on the
content of the NP so only fair to point out it does not replicate the Committee’s full
findings from 4th December — the heritage reason. This is recited in full on page 1
for reference

We have received a request to defer from the applicant:

Following the Committee’s decision to refuse the original application at its meeting
on the 4th December 2017, adding a heritage reason for refusal contrary to officer
recommendation, we have been undertaking further work to review the specific
concerns of Councillors and have been undertaking further work to deal with the
concerns raised. It is our intention to submit this further work in relation to the
second application. We are also looking to address the additional points raised by
the Lead Local Flood Authority.

Given the above, we are concerned that for the Committee to make a decision on
the application before it has had the opportunity to properly consider this additional
information would be clearly premature and prejudicial to a proper and considered
assessment of the proposals taking account of all relevant information.

Accordingly we would strongly urge you to defer consideration of the application
until officers and members have had the opportunity to consider the additional
information we will be submitting in due course. | would be grateful if you could
consider whether, given the above, the item can be removed from the Agenda
ahead of the meeting.

A response has been received from an objector:

a. The Planning Committee strongly supported refusal of the first Sandpit Lane
application both on heritage grounds and because it was contrary to the Clawson,
Hose and Harby NP which carries significant weight.

b. A good case was put on the heritage at the meeting on 4 December and
indeed Heritage England has now reinforced its stance in the latest application in
its letter of 20 November with particular reference to the Manor Farmhouse
fishpond. How can the applicant consider that he can change History and provide
additional information on heritage at this stage — they have had over two years to
address this.

The Chair proposed deferral of the application.

Clir Cumbers seconded the proposal.
A vote was taken. 5 Members voted for deferral and 5 Members voted against
deferral. There was 1 abstention. The Chair had the casting vote and he voted in

favour of deferral.

Determination: DEFER; to allow submission of the material referred to be the
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applicant addressing impacts on heritage assets.

PL76.4

17/00397/0UT
Applicant: Mrs Sarah Grey

Location: Land Opposite 1 And 10, Station Lane Old Dalby

Proposal: Residential development of up to 72 dwellings (revised from 80

(@)

(b)

dwellings), associated infrastructure and landscaping

The Planning Officer (GBA) stated that: The following application relates to
an outline application with access off Station Road, Old Dalby for up to 72
dwellings, revised for an initial 80 when originally submitted.

Since the publication of the report last week, there have been no updates to
report.

On site visit there were queries relating to Pinks which were found to not be
a hindrance to the proposal and there are no conditions on the operation of
the business units at the industrial estate.

The scheme presents increased housing supply in an area that is adjacent
to employment opportunities and public transport links to opportunities
nearby.

It is also close to Old Dalby which presents an area with a primary school
and forms a rural supporter status in the most recent research into areas in
Melton for new housing.

The site is also brownfield which is strongly recommended for development
in the recent housing white paper and in national planning policy and
guidance.

The scheme is an allocated site within the Dalby neighbourhood plan which
further carried weight to in the determination of the application.

It is noted that the site does have land uses that are considered noisy
environments. However the scheme has been required to put a fence to
mitigate against the impacts of the development of noise along with a robust
mitigation scheme that will need to be agreed as part of a subsequent
reserved matters application.

The railway test track has conditions on its use also which limits the activity
on this during unsociable hours.

Contamination remains to be monitored and cleared by way of a robust
scheme which has been controlled by conditions.

Finally, the development is to provide a large expanse of the development
area to ecological improvements in the area.

On balance the development is proposed to offer increased housing supply
on brownfield land in a reasonably sustainable location.

It is in conformity with the neighbourhood plan and offers ecological
improvements with section 106 contributions towards education and other
key facilities.

As such weighing up all issues the scheme is recommended for approval as
per the report.

Clir Schmidt, on behalf of Broughton & Old Dalby Parish Council, was invited
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to speak and stated that:

We object to the number of proposed houses, it should be a smaller number.
Should consider all of the emerging policies. Consider Policy H4

Concerns regarding density and size.

Should be more homes suitable for older people and the less mobile.
Concerns regarding parking spaces. There should be a minimum of 2
parking spaces and more for larger properties.

The play area should be in more central space and accessible for all .
Applications submitted for section 106 but these haven’t been considered in
the report.

There was a discussion regarding the minimum and maximum number of houses.

(c)

Simon Proffitt, on behalf of the objectors, was invited to speak and stated
that:

The harms outweigh the benefits.

Main benefit would be to the housing supply target and to clean up the land.
The housing level for Old Dalby has been exceeded by other permitted
application over the last 18 months.

Not sustainable

Residents would be in close proximity to an operating industrial estate and
rail test line.

The proposed development is too large, too dense and too close to non
residential operations.

Members asked Mr Proffitt if there was a shop and where the nearest Drs surgery

is.

Mr Proffitt confirmed that there isn’t a shop and that the nearest Drs surgery is Long
Clawson which is over subscribed.

(d)

Colin Wilkinson, agent on behalf of the applicant, was invited to speak and
stated that:

It is a redevelopment of a contaminated brown field site.
Already benefited from 15 dwellings on frontage.

Density of 13 dwellings per hectare.

Reduce vehicle speeds and protect pedestrian safety.

The neighbourhood plan identifies this site .

Preferable to further expansion into greenfields sites.

Number of houses - at least 42 with no upper limit. Limit of 42 was
recommend but without evidence.

Policy H2.

Matter of housing design will be dealt with in reserved matters.
Excellent access to open space.
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Members asked if there were sufficient parking spaces per property, if the parking
spaces were adjacent or tandem and for clarification of the open space and the
density of the dwellings.

Mr Wilkinson responded that it is an outline, indicative layout and that they were
proposing 187 parking spaces for 72 units. It is normal to incorporate green spaces
in calculations. 80% to be 2 and 3 bedroom houses. It is a development with many
smaller houses than you would expect to see.

A Member asked where the play area would be.
Mr Wilkinson explained that there would be a formal area of play to the south and in
the north there is a play area in the adjoining development. All houses have good

access to the green areas.

A Member noted that there is a train track close to the play area and felt this would
be a danger to children.

Mr Wilkinson responded that the boundary with railway line will have a 2 metre high
acoustic fence, partly for safety and partly for noise.

A Member asked if the play areas are up to H11 standard and noted that they
would like to see it surrounded by housing rather than a car park.

Mr Wilkinson responded that the car park is there to help for users of the play area
but concerns can be addressed surrounding this.

The Planning Officer (GBA) noted that the examiner had recommended the
minimum of 42 dwellings. The applicant will have to come back with full detail and
will endeavour to achieve the best possible design.

A Member asked about the Deptford pinks.

The Planning Officer (GBA) responded that it hasn’t arisen as an issue for the site
and he understands are on adjacent land.

There was a discussion regarding if this site had been identified in the
neighbourhood plan.

The Head of Strategic Planning and Regulatory Services advised that this site isn’t
in the local plan but that the proposal overlaps with an existing permission for

housing which is at the front part.

A Member asked if the 15 dwellings which are already approved are in the totals
referred to in the Neighbourhood Plan.

The Head of Strategic Planning and Regulatory Services believed they were.
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Members raised concerns regarding the proximity next to an industrial operation
and the lack of amenities in Old Dalby.

Clir Holmes proposed to refuse the application due to lack of amenities, lack of
school places, over intensification and concerns regarding safety due to the play
area being near to a railway track.

Clir Chandler seconded the proposal and emphasised her concerns regarding the
proximity of an industrial estate.

The Planning Officer (GBA) responded that environmental health and reserved
matters will draw out any issues regarding the industrial operations.

The Head of Strategic Planning and Regulatory Services noted that the relationship
with the industrial area and railway had been subject to an assessment. It is an
outline application with an indicative layout.

Mr Wilkinson said the applicant can make adjustments to address concerns.
The Neighbourhood Plan carries significant weight.

There were further discussions regarding the weight of the Neighbourhood Plan,
the possible uplift in the number of houses built, separation distances, if the land
could be used for any other purpose than dwellings and the capability of the site.

Clir Holmes amended her proposal to state over intensification as the reason for
refusal. She noted that she would like the applicant to consider moving the play
area.

Clir Chandler, the seconder, agreed to the amendment to the proposal.
A vote was taken. 2 Members voted for refusal and 9 Members voted against
refusal.

Clir Faulkner proposed to permit the application in line with officers
recommendations.

Clir Cumbers seconded the proposal and added that the agent will have taken
note of Members concerns.

A vote was taken. 9 Members voted in favour to permit and 2 Members voted
against. Clir Chandler and ClIr Holmes asked that their votes against permit be

recorded.

Determination: PERMIT, subject to:

. Completion of a s106 in the terms set out in the report
. The conditions as set out in the report
REASONS:

The application represents a vehicle for the delivery of housing of the
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appropriate quantity, in proportion with the development and of a type to
support the local market housing needs. Old Dalby is considered to be a
reasonably sustainable location where primary education and other services
can be assessed. It is considered that there are material considerations of
significant weight in favour of the application:-

A significant benefit is that this development is proposed on derelict land
which according to the NPPF should be encouraged for new development.
This development will enable remediation of this site and provide housing to
the Melton Borough.

Further positive benefits of the scheme including a large area safeguarded
for its ecological importance, surface water management in the form of a
sustainable drainage along with significant developer contributions to
mitigate impacts upon local services.

The impacts on potential occupiers have been fully considered in light of
advice on noise and contamination. The noise impacts specifically have been
deemed satisfactory and recognise that the Network Rail operated test track
and nearby business have their own operational restrictions.

Following examination of the Broughton and Dalby Neighbourhood Plan, a
modification has proposed that The Site at Station Lane should be allocated
for housing if to proceed to referendum. This has been accepted by the PC as
part of the Neighbourhood Plan and therefore carries significant weight to
approving the site.

Though by no means “optimum?”, the site is considered to perform
reasonably well in terms of access to facilities and transport links: those in
the immediate vicinity and the added benefit of a modest range of additional
services in Neither Broughton and Long Clawson nearby. However there
remain deficiencies, most obviously in relation to secondary/higher
education, shops, health care and leisure/recreation.

It is considered that balanced against the positive elements are the specific
concerns raised in representations, particularly the development of the site
adjacent to noisy environments and the impact on the character of the rural
village with a detachment from the existing built form of the village.

The application derives support from the emerging Neighbourhood Plan
owing to its strong adherence to its content. This is considered to weigh
significantly in favour of the application.

In conclusion it is considered that, on the balance of the issues, there are
significant benefits accruing from the proposal when assessed as required
under the guidance in the NPPF in terms of housing supply and affordable
housing in particular. The balancing issues — development of a site close to
potentially noisy environments — are considered to be of less environmental
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harm than the impact to potential occupiers.

Further improvements through a Reserved Matters application will ensure
that the details on design, layout and house type and associated work are
achieved to a high standard.

Applying the ‘test’ required by the NPPF that permission should be granted
unless the impacts would “significantly and demonstrably” outweigh the
benefits; it is considered that permission should be granted.

PL76.5

17/00507/COU
Applicant: Mr Mike Timson

Location: The John Dory, 2 Rutland Square, Barkestone Le Vale

Proposal: Conversion of former public house/restaurant/living
accommodation into two dwellings

(@) The Planning Officer (JL) stated that:

Late Items

Committee members have been provided a copy of a time line produced by the
BHG group and an email from the Applicant, both stating the current situation (as
they see it) in relation to the offer on the property.

The applicant has stated the following:

Offer was received on 8" Jan, included 160k purchase price and an agreement of
an overage clause of up to 100k.

Offer was accepted (and still acceptable) but insufficient proof of funding was
provided.

After this the applicant requested a 10k non-refundable deposit, payable to solicitor
to give confidence that funds were available.

Upon payment of deposit, applicant was happy to issue heads of terms and issue a
6 month exclusive option to buy and completed purchase. Also agreed to withdraw
planning application on receipt of deposit.

This has now been withdrawn from BHG and replaced with a new offer, void of
overage agreement, with no offer of non-refundable 10k deposit and no proof of
funding. In addition to this, a lease option has also been on offer to the BHG.

Since the previous meeting, there has not been any further progress in relation to
the sale or lease of the property. Whilst a sale price has been agreed, there is still
an outstanding issue in relation to the proposed overage agreement. This is
proposed to be of a monetary value of 100k, to be paid 6 months after the grant of
permission for the change of use of the property (other than to use classes A1, A2,
A3 and A4).

An ACV was placed on the property on 22" January, and this can be considered
as a material consideration, however it is for the Committee to determine the weight
that they give this.

The property has been closed as a public house since October 2016 and for sale in
March 2017.

(b)  Clir Steve Jackson, on behalf of Barkestone, Plungar & Redmile Parish
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Council, was invited to speak and stated that:
e Residents want to build abetter future and it is a strong community.
e The local hub group are trying to raise funds to buy it and residents are
putting their own money in.
e On the market at an inflated price.
¢ Not a genuine attempt to sell as a pub.
e Any efforts to find an agreement have been batted away.
e The vacant building could fall in to disrepair.
e The houses are not needed.

A Member asked if they had had a full survey.
Clir Jackson confirmed he didn’t know the answer.

(c) Mr Steve Exwood (Barkestone Hub Group), on behalf of the objectors, was
invited to speak and stated that:
e The group was formed 2 years ago.
e Want to create a sustainable hub using a well tested model.
e Community to buy the building. In a strong position and they can complete.
e Marketed at an inflated rate.
e We have offered to pay substantial deposit. Villagers will financially support.
e Community asset buildings.
e |tis an isolated community.

Members asked if there would be a profit from this and also if there was going to be
a village hall built as well. They understood that there was money towards a village
hall in a trust fund.

Mr Exwood responded that they are not seeking to make a profit from this and that
the hub would be different to a village hall as it would also be a shop and a pub.
The trust has offered to lend us £95,000 toward this venture.

A Member noted that the trust fund was a charity and would be subject to charity
law and asked if they had had a survey of the building.

Mr Exwood responded that there are three funding streams and they had offers in
writing and that they only needed two of these to go ahead. Offers of investment
from the people of the village, the Plunket fund and the trust fund. We’ve had a
valuation of the property and two people have looked at the building for us.

A Member asked for groups expectations on completion.

Mr Exwood replied 4 months.

The Chair advised Members that Meetings are allocated 3 hours and they were
approaching 9pm and that a vote would need to be taken to continue beyond this

time. The Members present voted unanimously to continue to 9.30pm and then
review again at this time.
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(d) Matt Timpson, the applicant, was invited to speak and stated that:

Trying to re-establish the use of a building that has no future.
Need to deliver more housing.

Loss of a community is valid but they need to save the building.
£, million being held for a building for the community.
Withdrawn due to concerns regarding long term viability.

Offered to lease the building. No proof of funding.

Change of use permissions.

¢ Remove exposure to disrepair.

12 month marketing. Viability test document. Not viable as a pub.
Limited foot print and parking.

There was a discussion regarding the marketing price.

(e)  Clir Rhodes, Ward Councillor for Long Clawson & Stathern, was invited to
speak and stated that:

e There is a dispute over the value of the property and its suitability.
There is a clear wish to have a community facility and this building is the
only one available.

2 dwellings is over intensification.

Treat this as a planning application and refuse it.

The Planning Officer (JL) noted that when marketed, lease hold offers were invited.
The appeal was dismissed by the inspector as there was insufficient marketing and
due to viability . With regards to car parking there is no highway objection. With the
application for a conversion it would not significantly increase parking or vehicular
movement.

A Member asked for the number of bedroom per dwelling and how many parking
spaces.

Mr Timpson responded that one would be a 3 bedroomed cottage and the other a 2
bedroomed flat. There would be one parking space per dwelling.

A Member asked if the hub group would need to put in a change of use application.

The Planning Officer (JL) noted that the drawings show two 2 bed properties. It
would become an asset of community value which removes permitted development
rights so they would need a change of use application if it were to change from a
pub.

Some Members raised concerns regarding parking for residents or visitors to a
community hub.
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Some Members felt that parking wouldn’t be an issue if it were a community hub as
local people would walk there.

A Member noted that due to the time the meeting shouldn’t continue.

Clir Posnett proposed to refuse the application due to over intensification and an
unsustainable location.

Clir Glancy seconded the proposal.

A vote was taken. 7 Members voted in favour of refusal and 1 Member voted
against refusal. There were 2 abstentions. Clir Cumbers asked for her vote against
refusal to be recorded.

Clir Holmes left the meeting at 9.22pm.
Clir Baguley returned to the meeting at 9.22pm.

Determination: REFUSE for the following reasons:

1. In the opinion of the Local Planning Authority, the proposed
development is considered to represent the over development of the site. It is
considered that the proposed development would be harmful to the character
of the village. The proposal is considered contrary to Section 7 of the NPPF
'Requiring Good Design', Policies OS1 and BE1 of the Adopted Melton Local
Plan 1999.

2. The proposed development would result in the loss of a valuable
community facility for residents of Barkestone Le Vale, to the detriment of the
life of the community, contrary to saved Policy CF4 of the Adopted Melton
Local Plan 1999, Policy C7 of the draft Melton Local Plan (Submission
version) and Paragraphs 28 and 70 of the National Planning Policy
Framework.

3. In the opinion of the Local Planning Authority the proposal would, if
approved, result in residential development in an unsustainable location. The
development in an unsustainable village location where there are limited
local amenities, facilities and jobs and where future residents are likely to
depend on the use of the car, contrary to the advice contained in NPPF in
promoting sustainable development. It is considered that there is insufficient
reason to depart from the guidance given in the NPPF on sustainable
development in this location and would therefore be contrary to the "core
planning principles contained" within Para 17 of the NPPF.

Clir Holmes returned to the meeting at 9.24pm

PL76.6

17/01107/FUL
Applicant: Caister Castle Trust

Location: Old School House, 2A Church Lane, Wymondham

Proposal: Change of Use to form three dwellings including the demolition
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of the old canteen area
(a) The Planning Officer (GBA) stated that:

The following application relates to a full application for the change of use of and
old school house to three dwellings involving the demolition of the canteen area
marked store on the floor plans.

They will be 1 one bedroom property and two three bedroom properties.

This is a re-submission of a previous application reference 13/00574/FUL that was
approved in October 2013.

Since the publication of the report last week, there has been an additional
representation in support of the proposal from a member of Parochial Church
Council of St Peter's Church.

They raise concern over the amount of vehicles park in the road which makes
some manoeuvres difficult. It has been considered that the parking might be
insufficient therefore for the dwellings proposed.

They are however in favour of the demolition of the buildings which are an eyesore
and re-development of the site for private housing.

The scheme presents new dwellings in a sustainable village that will re-use a
redundant building for two dwellings that meet local need.

They have been seen to suit highway access and parking standards.

It is noted that there is concern about the proximity of this development to the
village hall bit it would still be able to function and is still subject to conforming to
Environmental Health Guidelines. Any new development occupiers will also be
aware of the nearby land uses.

It is considered to be speculative whether events would be held which in turn may
generate complaints from new residents. This in turn would be the subject of further
assessment under Environmental pollution legislation to determine if they are a
statutory Nuisance based on volume , frequency and the nature of noise, and only
could restrictions be imposed. There is further doubt as to whether any such
restrictions would impact on the operation of the Village Hall and affect its
bookings. It is therefore considered that, whilst the concern is recognised, there are
S0 many ‘variables’ involved that it is far from ‘sound’, ‘clear cut’ or supported by
firm evidence and as such would not form a legitimate reasons for refusal.

On the balance of all the issues therefore and that this represents a re-submission
of a previous scheme it is recommended for approval as per the report.

(b) Matthew Williams, on behalf of Wymondham & Edmondthorpe Parish
Council, was invited to speak and stated that: they have concerns regarding

e T1 cumulative impact on traffic flows.
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e Inadequate parking.

¢ Building design.

e Should minimise impact on general amenity.

e Exit on to a narrow cul de sac. No off road parking.

e Density — existing building just matches the footprint.
e Contravenes neighbourhood plan.

¢ Noise measures.

The Chair announced that it was 9.30pm and time to review whether Members
wished to continue. He proposed to proceed to finish the agenda. A vote was taken
and 7 Members voted to continue.

Clir Baguley noted she would abstain from the vote and raised concerns regarding
Members and Officers continuing.

Cllr Cumbers and Clir Chandler also raised concerns.

(c) Jenny Weston (Wymondham Village Hall Committee), on behalf of the
objectors, was invited to speak and stated that:

e Concerns with proximity of properties to village hall.

e Potential for noise complaints, hall used regularly including in the evening.

e understand proposed changes to national policy re noise from existing uses.

e Only village hall in Wymondham for these types of events.

e Noise complaints could have impact on viability.

e Concerns of parking — 2 spaces per dwelling proposed, could be more
vehicles. 7 vehicles belonging to existing Church Lane residents. More when
services at Church or village hall.

e Highway safety concerns. Lane is narrow — concerns over access.

¢ 3 dwellings are too many, 2 more than adequate.

A Member asked if there had been any noise complaints previously.
Jenny Watson responded that there had not.

(d) Adam Murray, agent for the applicant, was invited to speak and stated that:

e 3 new homes, conversion of old school house, identified in local plan as
sustainable.

e Would support local facilities.

e 2013 permission granted. Resubmission of previous proposal.

e Attractive, high quality development.

e Character, scale, massing and density considered.

e Bolster underutilised dwelling and provide different size dwellings.

e No technical reasons for refusal or objections.

e Parking — revised from original version. County Highways satisfied with
scheme now.

e Consistently outlined willingness to submit noise assessment, willing to
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accept a condition relating to this.

(e) Clir Malise Graham, Ward Clir for Wymondham, was invited to speak and stated
that:
e Village hall is the hub of the village and much used.
e Would like officers to take up the applicants willingness to take up noise
testing.
e Church Lane incredibly narrow and the cul de sac has minimum turning
points.
¢ Insufficient parking for 3 dwellings.
¢ Would welcome the committee to consider limiting to 2 dwellings.
[
A Member asked what the neighbourhood plans requirements were for number of
parking spaces per dwelling.

Clir Graham replied that the neighbourhood plan has a minimum requirement for 2
parking spaces per dwelling.

A Member expressed concerns regarding access for emergency vehicles and
asked if there have been problems before.

Cllr Graham responded that he is not a resident but can foresee problems. It is
hard to get to the village hall and turn around after. Larger vehicles would have
problems.

The Planning Officer (GBA) advised that the parking was to highway standards.
Mitigation - a condition is imposed regarding noise. The village hall does have
restrictions on hours.

A Member raised concerns regarding possible noise complaints.

The Chair responded that it is feasible that people would complain, however there
is a process and there are already some restrictions regarding noise and times.

The Head of Strategic Planning and Regulatory Services confirmed that it is a
possibility but is a concern for officers as reasons for refusal need to be based on
demonstrable grounds and his scenario contains a series of unpredictable
variables.

Clir chandler proposed to permit the application but wanted to see mitigation in
conditions that new properties have treble glazing.

Clir Wyatt seconded the proposal.

A Member expressed concerns that it is over intensification of the site. The original
permission has lapsed and we should go back to square one.

A Member expressed concerns regarding parking spaces and Condition no 9
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regarding noise and asked if it could be assessed.

The Head of Strategic Planning and Regulatory Services noted that the noise
check could be undertaken by environmental health.

Members expressed further concerns regarding parking and the length of time
lapsed since planning permission was given.

Clir Chandler withdrew her proposal to permit.

Clir Wyatt proposed to permit the application and Clir Greenow seconded the
proposal.

A vote was taken. 4 Members voted in favour to permit and 6 Members voted
against. There was 1 abstention.

Clir Holmes proposed to refuse the application due to it being a narrow road, the
highway dangers, insufficient parking and over intensification of the site.

Clir Faulkner seconded the proposal and added that it also goes against
neighbourhood plan.

A vote was taken. 6 Members voted in favour of refusal and 2 Members voted
against. There were 3 abstentions.

Determination: REFUSE, for the following reasons:

The proposed development by virtue of the overdeveloped nature of the
proposal fails to provide a sufficient amount of private parking for the
number of dwellings proposed and this therefore would be likely encourage
the parking of vehicles on the public highway which already experiences a
high level of on-street parking, and would be a source of severe danger and
inconvenience to other users of the highway. This is contrary to Policy H7 of
the Wymondham and Edmondthorpe Neighbourhood Plan adopted in
(November 2017)

Clir Holmes left the meeting at 10pm and did not return.

PL76.7

17/01375/FUL
Applicant: Ms Charlotte Burrows

Location: 9 Station Road, Bottesford

Proposal: Erection of one 1.5 storey 3-bedroom dwelling house

(@)  The Planning Officer (JL) stated that:

The has been one late representation in support of the application has been

received — village needs property of this quality and would rather see this sort of
development than any large housing proposal.
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The application seeks permission to construct a 1 2 storey property with three
bedrooms. The proposal would provide off street parking for two cars. There is
currently an application for the proposed remodelling and minor extension to the
existing property at no 9, which has yet to be determined. The application site is not
within a conservation area and is in flood zone 1

Clir Chandler proposed to permit the application as it fits in to all policies.
However she commented that she has concerns regarding the size of the property,
the lack of bus service, the foot path, parking and manoeuvring on to Station Road.
Received complaints regarding the amount of traffic.

The Chair asked if there was deemed to be a turning area for the parking.
The Planning Officer (JL) responded that there wasn'’t.

Clir Wyatt seconded the proposal.

A Member raised concerns regarding the lack of parking for an application for a
bungalow.

The Chair reminded Members that is a separate application to come before the
Committee which may or may not meet their requirements but they can’t pre-empt
what may come.

The Planning Officer (JL) advised that the bungalow is an application to the north
which is due for decision. There is a garage for the proposed property but that is
not where this dwelling is located.

The Chair asked if it could be brought to committee.

A Member commented that they had not received anything regarding the pending
application.

A vote was taken by Members still present and was unanimous.
Determination: PERMIT, subject to the conditions set out in the report

REASON: The site lies within Bottesford and close to the train station and
has a regular bus service. Although the proposed design of the dwelling is
modern, there is no strong character to the dwellings along Station Road.
The proposed materials (white render and slate tiles) are considered
acceptable for this design and location, these materials are seen on other
nearby properties. Taking into account the height of the dwelling compared
to neighbouring properties and the lack of first floor windows to the rear, is
not considered that the proposed dwelling would have an impact on the
amenity of neighbouring occupiers harmful to such a degree to warrant the
refusal of the application. Therefore it is considered that the proposed
development benefits from a presumption in favour of sustainable
development under the Saved Local Plan Policies and the NPPF.
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PL76.8

08/00326/FUL
Applicant: Mr G Dawkins

Location: Beeby’s Yard, Burton Street, Melton Mowbray

Proposal: Conversion of existing buildings to form 7 one and two bed
terraced houses and erection 4 two bedroom terraced dwellings

(@)  The Applications and Advice Manager (LP) stated that: There are updates to
the report, firstly the revised developer contributions have been received from the
County Council, no request has been made towards civic amenity or libraries,
however a secondary school contribution of £29,853.20 is now required should
permission be granted, therefore if members are minded to approve the application
there would need to be a condition requesting the monies through the agreement of
a Section 106 obligation.

Secondly, additional details have been sought from the agent following member’s
questions at committee briefing, and the agent has confirmed that the gables could
be Granite set, should members approve the proposal.

The application seeks permission for the conversion of the existing buildings to
form 7 x one and two bed terraced houses and the erection of 4 x two bedroom
terraced dwellings, forming a total of 11 dwellings.

The site is considered to be a brownfield site with a presumption in favour of
development, with Melton Town Centre being considered a sustainable location for
new housing development.

The proposal does sit within the Conservation area of Melton and many of the
buildings contribute significantly to the character and appearance of the
conservation area.

As such the application is recommended for approval as set out in the report.
A Member asked if it is a conservation area and it was confirmed that it is.

A Member asked if the cobbles would be made of granite and if not would like it
conditioned that they are.

A Member disagreed and felt that cobbles are awful for walking on and difficult for
wheelchairs and prams to navigate. If cobbles have to be incorporated then
recovered ones could be used decoratively. Also concerns regarding the narrow
entrance.

A Member raised concerns regarding access for the fire service and asked if they
had been consulted.

The Applications and Advice Manager (LP) confirmed that the fire service is not a
statutory consultee and not been contacted.

The Head of Strategic Planning and Regulatory Services commented that this is
overcome by the length of hoses.
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Clir Greenow proposed to permit the application subject to a condition regarding
granite cobbles and provision for a section 106 for secondary school contributions.

Clir Botterill seconded the proposal.

A Member raised concerns regarding the access point, over intensification of the
site and lack of parking spaces.

The Head of Strategic Planning and Regulatory Services advised that there is no
requirement for parking spaces due to its location in a town centre but 19 spaces
had been provided.

A Member noted that there needs to be a proper flat footpath access as well as the
cobbles.

Clir Greenow, the proposer, agreed to amend his condition regarding cobbles to
also include a suitable pedestrian access.

Clir Botterill, the seconder, agreed.
A vote was taken. 8 Members voted to permit and 2 Members voted against.

Determination: PERMIT, subject to:
(i) The completion of a s106 agreement securing a secondary school
contribution of £29,853.20
(ii) Conditions, as set out in the report
(iii)an additional condition requiring the submission of access details to
include granite cobbles and a pedestrian access

Clir Posnett left the meeting at 10.20pm due to her declaration of interest.

PL76.9

17/01019/FUL
Applicant: Mr Nigel Gates

Location: Gates Nurseries And Garden Centre, Somerby Road, Cold
Overton

Proposal: Proposed Retail Unit with Offices above

(@)  The Applications and Advice Manager (LP) stated that: There are updates to
the report, since the report has been published, two additional comments have
been received one letter supporting the application, stating that a real farm shop
within working distance of the many elderly residents in Cold Overton will be a big
positive. The ability to source bread, milk and local produce without having to drive
to Oakham will be significant for many residents. Whilst | am aware of the beeping
referred to by others, this is the same for every other delivery van and oil tanker
that service the houses in the village and operations cease at around 5.30pm daily.
In addition a further objection has been received stating that the proposal will
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increase traffic leading to erosion of the local tranquillity and posing a risk to young
children living at the property, increased fork lift truck activing with intrusive noise
which is present from 7:30am to 7pm the extension will result in more noise which
prevents using the garden on weekends to its intrusive nature. Also the two storey
building will affect the view from the back of the house by projecting above the
natural horizon and will be overlooking the back of the house. Flood lights are
often left on around the property this has two effects of causing light pollution at
night but also affects night time driving by mimicking on-coming car headlights and
effecting visibility due to “dazzle” effect. The new property will presumably also
have floodlights. These factors will affect the natural beauty of the area, increase
the risk to pedestrian traffic and reduce the value of properties.

Both of these letters raise points that have been addressed within the committee
report.

The agent has also contacted me with regards to condition 7 of the report stating
that the condition would undermine the viability of the shop because there will be a
lack of variety of products available within the arbitrary catchment imposed. As
stated the application documents, it is the intention of the applicant to sell locally
sourced meat, food and drink products, but he has to look beyond a 25 mile radius
to obtain the range of products necessary to satisfy his customer demands.
Furthermore the applicant requires the ability to change the stock in response to
changing markets. Continually seeking written agreement on updated produce lists
to sell is not a reasonable or viable option.

Should members resolve to approve the application they should consider the
existing wording of condition 7 and amend should they wish.

That is the end of the updates.

The application seeks permission for the introduction of a new retail unit with offices
above, the ground floor would be used for the retailing of locally sourced meats,
food products and drinks, the first floor would be used for office accommodation of
new administrative staff.

The proposal is considered to represent a departure from the local plan policies in
that it cannot be described as small scale however supporting economic growth is
in accordance with national planning policy (NPPF) and not other material
considerations indicate it should depart from this.

As such the application is recommended for approval as set out in the report

(b) ClIr Richard Bates, on behalf of Knossington & Cold Overton Parish Council,
was invited to speak and stated that: he had concerns regarding the following —
¢ Adequate screening
e Closure of the former exit gateway
e Measures undertaken to not increase the noise of forklifts as forklift truck
noise is not a new issue. Since first raised with MBC in 2011, there has been
a major expansion.

e Depends on location of houses and what barrier they have. Neighbour who
is protected by the church wall is not affected.

e Noise can be heard as far away as Knossington when carried on the wind.

e Request forklift truck use be restricted to week days only and only until
12pm.
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A Member asked for clarification regarding the mentioned gateway.

Clir Bates responded that it was the previous gateway but has now superseded. It
was part of a previous approval.

A Member noted that it is the law for forklift to have a warning noise on them for
health and safety reasons.

Clir Bates responded that the noise penetrates through the church walls and that
use should be restricted.

(c) Mrs Aruna Garcea, on behalf of the objectors, was invited to speak and stated

that:

e Lives directly opposite the nursery.

e Whole of our back garden will be facing the development. Only 2 or 3 car
lengths away.

e Loss of privacy.

¢ Noise affects how we use our garden and it can also be difficult in the
kitchen.

e Unable to work from home due to noise.

¢ Noise starts from 7.30am in the morning.

e Also can hear business traffic, such as JCB’s turning.

e Concerned there will be increased traffic due to deliveries of perishable
goods.

e Impacting on our ability to use our house and ability to work from home.

A Member asked if they had approached Gates directly.

Mrs Garcea responded that they had not contacted them directly but had been
trying to collate objective data and had tried to record the noise. We were hoping
things would change.

(d) Mr J Smith, on behalf of the supporters, was invited to speak and stated that:

e Resident of Cold Overton for 4 years. Almost as close to Gates as previous
speaker.

e Gates is our only village amenity.

e Gates are supportive of the village fete.

e Addition of a retail store selling food products would be ideal.

e Doubt traffic increase will be enough to cause problems as people will most
likely be visiting anyway.

e Admit there is a noise issue but the proposal will create a large physical
structure and is likely to obstruct the noise more.

A Member noted that a bund could help reduce noise.
(e) Maurice Fairhurst, agent for the applicant, was invited to speak and stated

that:
e The proposal benefits the village and wider borough.
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e Popular rural business, employing over 100 people.

e Important contribution to local rural economy.

e Attraction for local people and visitors.

¢ No significant adverse impacts on the village. The benefits outweigh the
harm.

e Improved office space on the first floor of the building.

e Greater economic benefits - Increase in business efficiency. Enhance
security of jobs and create 9 new jobs.

e COutlet for local farmers and food/drink producers.

e Proposing to close the existing exit road.

e Environmental benefits - Evergreen landscaping and heavy tree/shrub
screen.

e Existing site contours and degree of cut will allow building floor level to be
below carriageway, ridge will be below existing building next to proposal.

e No objections from consultees or highways.

¢ In accordance with policy regarding economic development to ensure
viability of existing rural businesses.

A Member asked why the existing exit had not been closed off when it is a
condition of an existing approval.

Mr Fairhurst responded that it had not been completed because the programme of
doing so would not align with other permissions allowed. It is firmly within the
applicants intentions and they will accept a condition to ensure it is done early.

A Member asked if the applicants were aware of the residents noise concerns.

Mr Fairhurst responded that it could be looked in to. Siting of the building has been
considered but would be difficult to change. Due to its position it will act as a
barrier to noise. The noise had been investigated by an environmental health
officer, who at the time felt that the noise impact was not a statutory nuisance and
did not recommend any further action. Environmental health could look at it again.
Concerns will be taken back to the applicant and they will do all they can to rectify
the issues.

Members asked for the figures regarding increased vehicle movements and
deliveries.

Mr Fairhurst was unable to provide exact figures but confirmed that there would be
no deliveries through the night.

A Member asked if the applicant would be looking to remove condition 7 should
Members decide to permit.

Mr Fairhurst confirmed they would prefer complete removal but would consider an
alternative.
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(f) CliIr Higgins, Ward Councillor for Somerby, was invited to speak and stated
that: Clir Higgins was unable to attend the meeting but had asked the Chair to read
out the following statement:

Gates’ Garden Centre is the largest employer in the Somerby Ward and a
significant employer and retailer within the Borough. The business currently
employs over 114 people, being 71 Full Time Equivalent staff and has a payroll of
nearly £1.4m. This application | feel speaks for itself but | do have a concern over
condition seven which | would like you to consider very carefully of putting any
overbearing conditions on the business as it needs to be proportionate. | have not
been advised why such condition is warranted and | request the officer provide this
guidance, and any necessary amendment to that condition which may be seen fit,
to you tonight.

| have not been made aware or noticed any overspill of customer cars parked on
the highway as the current car park seems to accommodate the level of customer
adequately.

While, to date, there are two objections to the application who raise concerns of the
expansion of the business and excessive noise | feel the officer report provides
reasonable guidance, however | will impress on the business those concerns to
ensure they are aware of them and, if necessary, take appropriate action. You
should consider their concerns, within the planning balance, in your deliberations
but that of also the supporting voice for the application from within the village.
There is also some level of passive support for the business namely due to the
number of Ward residents who use the garden centre with its many offerings and
there are a good level of Ward residents who are employed by Gates’ currently and
in the past. There are policies which are there to encourage the growth of rural
enterprises and with the Government looking to hand Councils the retention of
business rates we should be ensuring support for our local businesses as
Government policy is encouraging us to do. While strictly Business Rate Retention
is not a Planning reason, there are significant planning reasons to permit the
application due to the economic benefits this scheme is intending to bring to the
area.

Clir Chandler proposed to permit the application with the condition that all food
produce was to be UK produced.

Clir Botterill seconded the proposal.

A Member suggested that the produce emphasis should be local, then regional and
then UK but felt that other countries produce should be allowed.

Another Member agreed with the need to support the British farmers but felt that
20% from anywhere else to allow for more exotic things would be more reasonable.

Clir Chandler did not wish to amend her proposal.

A Member raised concerns regarding the exit and suggested that this be
conditioned.
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It was confirmed that this will be dealt with by enforcement.

A Member noted that the applicant could apply for a variation of condition at any
time.

A vote was taken. 7 Members voted in favour to permit and 2 Members voted
against.

Determination: PERMIT, subject to:

(i) Conditions, as set out in the report

(iii)  the variation of condition 7 that all goods displayed for sale must be of
UK origin.

REASON: The proposal is considered to represent a departure from the local plan
policies in that it cannot be described as ‘small scale’ however supporting economic
growth is in accordance with national planning policy (NPPF) and no other material
considerations indicate it should depart from this.

As stated within the recently submitted new Melton Local Plan, Melton Mowbray is
England’s “Rural Capital of Food” and whilst Melton’s food and drink specialism
provides bespoke opportunities and a degree of local resilience, the proposed retail
unit would at ground floor be used for the retailing of locally sourced meats, food
products and drinks.

In conclusion it is considered that, on balance of the issues, there are therefore
significant benefits accruing from the proposal when assessed as required under
the guidance in the NPPF in terms of boosting the rural economy. Applying the
‘test’ required by the NPPF that permission should be granted unless the impacts
would “significantly and demonstrably” outweigh the benefits. Taking into account
the proposed retail and office unit would be an expansion to the existing business
and provided income to support and increase the sale of locally sourced products, it
is considered that permission should be approved.

PL77

Urgent Business
None

The meeting closed at: 11.04 pm

Chair
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Agenda Iltem 3

Advice on Members’ Interests

COUNCIL MEETINGS - COMMITTEE MINUTES : DECLARATION OF INTERESTS
Interests need not be declared at Full Council in relation to Committee Minutes which do
not become the subject of debate at Full Council (i.e. Minutes referred to solely on a
page by page basis when working through the Minutes of each Committee.)

An interest must be declared at Full Council as soon as it becomes apparent that a
relevant Committee Minute is to be debated — this applies even if an interest has been
declared at Committee and is recorded in the Minutes of that Committee.

PERSONAL AND NON-PECUNIARY INTERESTS

If the issue being discussed affects you, your family or a close associate more than other
people in the area, you have a personal and non-pecuniary interest. You also have a
personal interest if the issue relates to an interest you must register under paragraph 9
of the Members’ Code of Conduct.

You must state that you have a personal and non-pecuniary interest and the nature
of your interest. You may stay, take part and vote in the meeting.

PERSONAL AND PECUNIARY INTERESTS

If a member of the public, who knows all the relevant facts, would view your personal
interest in the issue being discussed to be so great that it is likely to prejudice your
judgement of the public interest and it affects your or the other person or bodies’ financial
position or relates to any approval, consent, licence, permission or registration then you
must state that you have a pecuniary interest, the nature of the interest and you
must leave the room*. You must not seek improperly to influence a decision on that
matter unless you have previously obtained a dispensation from the Authority’s
Governance Committee.

DISCLOSABLE PECUNIARY INTERESTS AND OTHER INTERESTS

If you are present at any meeting of the Council and you have a disclosable
pecuniary interest in any matter to be considered or being considered at the
meeting, if the interest is not already registered, you must disclose the interest to
the meeting. You must not participate in the discussion or the vote and you must
leave the room.

You may not attend a meeting or stay in the room as either an Observer Councillor or
*Ward Councillor or as a member of the public if you have a pecuniary or disclosable
pecuniary interest®.

BIAS

If you have been involved in an issue in such a manner or to such an extent that the
public are likely to perceive you to be biased in your judgement of the public interest
(bias) then you should not take part in the decision-making process; you should leave the
room. You should state that your position in this matter prohibits you from taking
part. You may request permission of the Chair to address the meeting prior to leaving
the room. The Chair will need to assess whether you have a useful contribution to make
or whether complying with this request would prejudice the proceedings. A personal,
pecuniary or disclosable pecuniary interest will take precedence over bias.

In each case above, you should make your declaration at the beginning of the meeting or
as soon as you are aware of the issue being discussed.*

*There are some exceptions — please refer to paragraphs 13(2) and 13(3) of the Code of
Conduct
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Reference:

Date submitted:

Applicant:
Location:

Proposal:

Proposal :-

Agenda Item 4.1

COMMITTEE DATE: 20 " February 2018

17/00671/0OUT
30" May 2017
Mr And Mrs William And Jane Grice

Land north of Main Road, Old Dalby

Outline application for residential development, ca park and open space.

This is an outline application for a residentialvelepment, car park and open space. Access is to be
considered at this stage with all other mattersriesl. The application states that the developmé@htonsist

of 7 new dwellings, 3no. 3 bed bungalows and 4nded chalet bungalows and a car park area for
approximately 20 cars to be used by the playind &d school and public open space.

The application site is located to the east of Dédby on the edge of the built up part of the g#alying to
the north of Main Road the site is on the edgehefgettlement in the open countryside and outsidbeo
designated Conservation Area. The site currentim$opart of a large grass field used for produsitepge in
connection with a dairy farm. To the west is Dalnpok and a thick field boundary hedge. Furtheth®e
west, beyond the brook, is the edge of the schelul,fplaying field and residential properties fliog Main
Road. To the north and east is farmland with tigllay to the south and a field hedgerow forming skte

boundary.

It is considered that the main issues arising fronthis proposal are:

e Compliance or otherwise with the Development Planrad the NPPF
* The Impact of the Local and Neighbourhood Plans

e Principle of development

e Impact upon the character of the area

* Impact upon residential amenities

* Highway Safety

» Ecology

The application is required to be presented tdbmmittee due to the number of representationsvede
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History:-

There is no relevant history on the site.
Planning Policies:-

Melton Local Plan (saved policies):

Policy OS2- Planning permission will not be granted for depenent outside the town and village envelopes
shown on the proposals map except for developnsseingial to the operational requirements of agicel

and forestry, limited small scale development fmpyment, recreation and tourism which is not
significantly detrimental to the appearance andlrcinaracter of the open countryside, developmeserdial

to the operational requirements of a public seraigthority, statutory undertaker or a licensed
telecommunications code operator, the change obiaaural building or affordable housing in aatance

with Policy B8. Where such development would leathe coalescence of existing settlements, planning
permission will not be granted.

Policy BE1 - allows for development within the town envelop pded that the form, character and
appearance of the settlement are not adverselgtedfethe form, size, scale, mass, materials actutactural
detailing of the development is in keeping with tiaracter of the locality; the development woubd cause
undue loss of residential privacy, outlook and aitieshas enjoyed by occupants of existing dwellimgshe
vicinity; and satisfactory access and parking miowvi can be made available.

Policy H8 — in exceptional circumstances the Council mayigpdanning permission for development on the
edge of a village which meets a genuine local rfee@ffordable dwellings which cannot be accommedat
within the village envelope providing the need basn established by the Council, it can be legalyured,
the development would be in keeping with the lamatcommunity services are available and othecpsican
be met within the development plan.

The National Planning Policy Framework introduces a ‘presumption in favour of sustainable
development’ meaning:

. approving development proposals that accord withdgvelopment plan without delay; and
. where the development plan is absent, silent ewegit policies are
out -of-date, granting permission unless:
0 any adverse impacts of doing so would significarthyl demonstrably outweigh the benefits,
when assessed against the policies in this Franketaken as a whole; or
o specific policies in this Framework indicate deyat@ent should be restricted.

The NPPF offers direction on the relative weight othe content in comparison to existing Local Plan
policy and advises that whilst the NPPF does not &amatically render older policies obsolete, where
they are in conflict, the NPPF should prevail.

It also establishes 12 planning principles agairigth proposals should be judged. Relevant to this
application are those to:
e proactively drive and support sustainable econataielopment to deliver the homes, business and
industrial units, infrastructure and thriving logdhces that the country needs.
» always seek to secure high quality design and d gtandard of amenity for all existing and future
occupants of land and buildings;
e recognising the intrinsic character and beautyhefdountryside
- promote mixed use developments, and encourage bauéfits from the use of land in urban and
rural areas, recognising that some open land cdarpemany functions (such as for wildlife,
recreation, flood risk mitigation
* actively manage patterns of growth to make thee&tilpossible use of public transport, walking and
cycling, and focus significant development in léaas which are or can be made sustainable.
« Take account of the different roles and charaa€different areas, promoting the vitality of urban
areas, recognising the intrinsic character andtiyezithe countryside and support thriving rural
communities.
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On Specific issues it advises:

Promoting sustainable transport
» Safe and suitable access to the site can be adhiewall people
» Development should located and designed (wheretipa#icto give priority to pedestrian and cycle
movements, and have access to high quality pulalitsport facilities.
» Create safe and secure layouts which minimise ictsitbetween traffic and cyclists or pedestrians
» Consider the needs of people with disabilities bynades of transport.

Delivering a Wide choice of High Quality Homes

* Housing applications should be considered in theeod of the presumption in favour of sustainable
development.

e LPA’s should identify land for 5 years housing slypplus 5% (20% if there is a history of under
delivery). In the absence of a 5 year supply haypiilicies should be considered to be out of date.

« deliver a wide choice of high quality homes, widgportunities for home ownership and create
sustainable, inclusive and mixed communities

< identify the size, type, tenure and range of hausivat is required in particular locations, refiegt
local demand

Require Good Design
» Good design is a key aspect of sustainable devedopris indivisible from good planning, and should
contribute positively to making places better fepple.
» Planning decisions should address the connectietvgelen people and places and the integration of
new development into the natural, built and histenvironment.

This National Planning Policy Framework does narae the statutory status of the development @ahe
starting point for decision making. Proposed depelent that accords with an up-to-date Local Plaxukhbe
approved and proposed development that conflictalldhbe refused unless other material considerstion
indicate otherwise. (NPPF para. 12)

In regard to the specific policy for residential @liings outside of any settlement the NPPF in paly 55
contains guidance directly relating to the congtomcof dwellings in the open countryside. It agdgghat in
order to promote sustainable development in rurds housing should be located where it will echaor
maintain the vitality of rural communities. For exale, where there are groups of smaller settlements
development in one village may support servicea iuillage nearby. Local Planning authorities shcaNdid
new isolated homes in the countryside unless therespecial circumstances such as the essentidlfoea
rural worker to live permanently at or near thdage of work in the countryside or where such depelent
would represent the optimal viable use of a hegitagset or would be appropriate enabling developteen
secure the future of heritage assets, where thelafl@nent would re-use redundant or disused buitdangg
lead to an enhancement to the immediate settitigeoexceptional quality or innovative nature of tesign of
the dwelling.

Consultations:

Consultation reply Assessment of Head of Regulatory Services
Broughton and Old Dalby Parish Council: It | It is acknowledged that the proposal to provide|off
was acknowledged that offers of land for publistreet parking for the wider community has some
use do not happen often and councillors cqufderit in terms of highway safety, especially |in
envisage that uses for this land to benefit tlbose proximity to the school. It is also noted the
community may arise in future years. During theighway Authority raise no objection on the
early consultation phase of the Neighbourhgagounds of highway safety to the proposal, which
Plan there were comments on roadside parkiigydiscussed in more detail below.
which could be addressed by the carpark tg be
provided as part of this development. Despite |théwever, the benefit to the community and the
above considerations councillors voted 3:2| @cceptability on highway safety grounds needs to
oppose the application as it was felt that poténtize balanced with other factors including the
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harm outweighed possible benefits. The concg
expressed were that the area has been identifig
an Area of Separation in both the Local Plan

the recently submitted Neighbourhood PI
These areas are deemed necessary to retai
geographical distinction and visual separat]
between neighbouring settlements. The are
also outside the Limits to Development outlin
in the Neighbourhood Plan and as such shoul
treated as open countryside. The Neighbourh
Plan also identifies this area as containing
important wildlife corridor and the effect on th
of any development would need to be mitigat]
The PC has had insufficient time to consider
detail the implications of being gifted the carlpg
and community space. Before agreeing to suc
undertaking the PC would want to consult {
community with regards to their desires for suc|
space and obtain an indication of full maintena
costings to allow the impact on the precept to
assessed. This application proposes two
entrances on to the Main Road through (
Dalby. Cars often travel through Old Dalby abg
the speed limit, an issue which is of great cong
to many residents. These additional access r
so close to Paradise Lane would result in th
points at which cars join and leave the main r
as cars approach the village at some speed.
presents a risk to drivers and pedestrians.

zrpnciple of housing on this site and the vis
cdngzact of built development. The site occupie
amountryside location, beyond the built confines|
athe village and acts as a buffer between o
ndixeclopments. The development of this site
dmusing is not considered acceptable on vig
a giounds, developing the rural approach to
edillage. This is considered to outweigh t
J lenefits of community parking and addition
obdusing provision in this case.
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Highway Authority: No objection.

Access is the only matter for which approval
being sought. The submitted site plan indicg
land is also reserved for a potential future vidlg
hall and community facility; however, this is n
for determination and has not been conside
The site would be accessed off Main Road, wh
is a 30mph Class Il road. Street lighting is 1
present in the vicinity of the site access; howge
there is an existing footpath leading up to the
access and beyond to the industrial estate.
access shows a width of 5.50m with kerbed rg
While the Highway Authority would usuall
advise a dropped kerb access, and a width
4.25m for a development of 5 dwellings, due
the proposals including a car park, the width an
6m kerbed radii would be accepted on f
occasion. Visibility splays have not be
indicated on the submitted plan, but the Highw
Authority is satisfied appropriate splays can
achieved from the access. The site acces
approximately 36 metres from the 30/40m
speed limit change at the village entry signs. ]
village gateway is enhanced by Dragons Te
and 30/40mph roundel markings on
carriageway at this point. However, due to
narrowness of existing verges either side of
carriageway the Highway Authority consider th
additional speed reducing features proportior]

The application is in outline with only means
igccess submitted for consideration at this st

of

itdhe proposed dwellings would be served vi

otesidential development.
rggovide parking and turning for the residen
igroperties. A separate access is proposed td
natouth-west of the site to provide car park
vespaces for the community parking ar
siapproximately 20 spaces.

The

dithe Highway Authority has no objection to t
y application subject to the provision of conditio
1 infrespect of the access and visibility splayss |
toonsidered that the development could
dasigned to meet these requirements and cou
hisontrolled via means of conditions if the propo
eliis deemed acceptable.

ay

b@verall it is considered that the proposed
swisuld not have a detrimental impact on
phighway safety.
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could not be justified. Furthermore there are
recorded Personal Injury Collisions in proxim
of the site within the last 5 years. The plann
application form details that new public rights
way “are to be provided within or adjacent to {
site”. While the internal layout is not fq
determination at this stage, for clarity, t
Highway Authority will not consider the intern
road network for adoption. Recomme
conditions.

no
ty
ng
of

he
r
he
al
nd

Leicestershire County Council Ecology: No
objection.

It appears that the majority of the site is un
arable cultivation and is therefore unlikely to
of a significant ecological value. However, thg
appears to be a stream corridor on the weg
side of the application site boundary. It is no
that this will be protected by a 5m wide wildli
corridor which we welcome, but the developm
also appears to include a new footbridge and
removal of an existing one. The plans also sug

that the existing hedgerow bordering the south given at the reserved matters stage to the rete

the site will be incorporated into plot boundari
We would recommend that this is retained &
buffered from the development, in order to eng
that it is retained long-term. The new planting
the eastern boundary should comprise loc
native species. However, given that
watercourse is no longer impacted and there
5m buffer in place, alongside the sub-optin
nature of the watercourse to support water vol
this area, no objection to the application.

Would also be concerned if any additior
lighting is proposed in the vicinity of the strea
If it is, we would request that all lighting plarf
must be approved. The stream corridor should
be subject to lighting in excess of 1 lux.

the

Leicestershire County Ecologist has advised t
records
deecorded within the vicinity of the site an
bmitially recommended a Water Vole survey
ereompleted prior to the determination of t
teqpplication. However, following confirmation th
estream would be protected by a 5 metre buffe
fewas concluded the development would not
pitarmful to the protected species and no objec
tee now raised to the development. Sho
gestrmission be forthcoming consideration can

eqf the buffer and hedgerows and to future light
artd protect ecological interests.
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Local Lead Flood Authority: No objection.
When determining planning applications, Lo
Planning Authorities should ensure flood risk
not increased elsewhere and only cons
development appropriate in areas at risk
flooding where, informed by a site-specific flo
risk assessment and will not put the users of
development at risk.

Further to our previous advice advisi
conditional approval on drainage and flood r
grounds, revisions to the masterplan have K
submitted. On review confirm that the propos
do not result in any change to our previg
response: The proposed development would
considered acceptable to Leicestershire Col
Council as the Lead Local Flood Authori
subject to conditions relating to surface wate
surface water management plan, SuDs
infiltration testing.

Comments noted, conditions can be added to
capproval to ensure details of drainage
iprovided prior to the commencement
deevelopment. It is considered drainage could
ahtisfactorily provided on the site.
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Newark Trent Valley Internal
Board: No objection.

The site is within the TVIDB. There are no Bos

Drainage

Comments noted and can be added as
informative.
ird

maintained watercourses in close proximity to this

site. The erection or alteration of any mill da|
weir or other like obstruction to the flow,
erection of alteration of any culvert, wheth
temporary or permanent, within the channel g
riparian watercourse will require the Board’s pr,
written consent. Surface water run-off rates
receiving watercourses must not be increased
result of the development.
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Severn Trent Water: No objection subject tq
condition and informative relating to foul af
surface water drainage and development ned
public sewers.

p Comments noted and can be added as
ndnformative.
\r to

an

LCC Rights of Way: There are no recorde
rights of way cross the site, pleased to see
paths illustrated on the Proposed Site Plan wi
will link the site to the village and school, the
paths would also link south onto the wid
recreational Public Footpath network via Pub
Footpaths H4 and H3. It is noted the open gr
space and community parking area will
maintained in the future by the Parish Coun
will the paths be included in this maintenarn
arrangement? As the paths on the site will |
into an existing permissive path | am assum
this arrangement will continue.

1 Comments noted.
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Network Rail: Whilst Network Rail has nd
objections to the proposed development,
would expect that the developer and the coung
satisfied that suitable noise protection

g

The site is within reasonable proximity to t
wailway line and Environmental Health has be
ilédsnsulted regarding potential noise 4
indisturbance from the railway line to futu

mitigation is put in place to ensure that theccupants of the proposed dwellings. A respg

residents of the new dwellings are not adversg
impacted by the noise from the nearby railw
line.
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Environmental Protection: Generally speaking
any residential development can be mitigated
made ‘acceptable’ under the current plann
regime; it is just a function of cost. Given t
relatively high risk of adversely affectin
residential amenity | would suggest the applic
submits a noise assessment at the ou
stage. This can then be further refined by
mitigation scheme at reserved matters.

) The site lies within relatively close proximity

attte railway line which is likely to generate noi
inghich would adversely impact on the residen
hamenity of future occupants of the propos
gdwellings. It is considered this could be mitigat
aapainst effectively to ensure a satisfactory lefe
liamenity to future occupiers. However, a ng
assessment has not been requested at this sta
the application is recommended for refusal

visual grounds. Should permission be grante
noise survey to include mitigation measu
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would be required.
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Section 106 contributions

Education

Primary School

The site falls within the catchment area of (
Dalby C of E Primary Schoollhe School has 4
net capacity of 147 and 166 pupils arg
projected on the roll should this development
proceed; a deficit of 19 pupil places (of which 1
are existing and 2 are created by t
development). There are currently no pupil pla|
at this school being funded from S106 agreem
for other developments in the area.

There are no other primary schools within a {
mile walking distance of the development.
claim for an education contribution is therefq
justified.

In order to provide the additional primary schq
places anticipated by the proposed developn
the County Council would request a contributi
for the Primary School sector of £14,518.
Based on the table above, this is calculated
number of deficit places created by f
development (1.2) multiplied by the DFE cq
multiplier in the table above (12,099.01) whi
equalst14,518.81

This contribution would be used to accommod
the capacity issues created by the propd
development by improving, remodelling
enhancing existing facilities at Old Dalby C of
Primary School or any other school within t
locality of the development.

The contribution would be spent within five yed
of receipt of final payment.

Secondary School

For 11 to 16 education in Melton Mowbray thg
is one single catchment area to allow parg
greater choice for secondary education.

There are two 11-16 secondary schools in Me
Mowbray; these are The Long Field School §
John Ferneley College.

The schools have a total net capacity of 1900
a total of 1977 pupils projected on roll shouldst
development proceed; a deficit of 77 pupil plag
A total of 7 pupil places are included in t
forecast for this school from S106 agreements
other developments in this area and have td
deducted. This reduces the total deficit for th
schools to 70 (of which 69 are existing and 1
created by this development). A claim for

education contribution in this sector is theref
justified.

The method of calculating Section 106 educa

contributions is based on the net capacity of
Dldatchment school and the availability of places

any other primary school within a 2 mile availal
2 walking route of the development.

7t is considered that the request is proportior
hisith the proposed development and is considg
cés be necessary and specific to the increas
emispils the proposal would bring and is theref
considered compliant with CIL Regulation 122.
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In order to provide the additional 11-16 sch
places anticipated by the proposed developm
the County Council requests a contribution for
11-16 school sector of £15,015.98. Based on
table above, this is calculated the number
deficit places created by the development (0
multiplied by the DFE cost multiplier in the tab)
above (£17,876.17) which equél$5,015.98

This contribution would be used to accommod
the capacity issues created by the propd
development by improving, remodelling
enhancing existing facilities at The Long Fig
School and John Ferneley College or any o
school within the locality of the development.

0
I

No further education contributions requested.
Civic Amenities

The nearest Civic Amenity Site to the propose
development is located at Melton and resider
of the proposed development are likely to u
this site. The Civic Amenity Site at Melton will
be able to meet the demands of the propog
development within the current site thresholg
without the need for further development an
therefore no contribution is required on thi
occasion.

Libraries NO claim required for library
services. The proposed development would 1
have any adverse impact on current sto
provision at the nearest library which is Melto
Mowbray.

~
-

n

hol
ent,
the
the

of

84)
le

ate
sed

r
d

her

Noted.

xd

IS

Noted.

ot

k

Representations:

A Site notice was posted, the application advettiaad neighbouring properties consulted. As a tesul

letters of support have been receivedhe representations are detailed below:

Representations

Assessment of Head of Regulatorgr8ices

* Car park is needed, will enhance safety dropy
and collecting children at school, bungalows
the elderly would release housing for families;

» School drop off will be worse with th
additional development in the locality;

 The spaces would benefit the cricket cl
parking is horrendous as a result of the cricket;

* The proposal will not harm anyone;

» Saddened no village hall included.

ifidne proposal incorporates parking for
farommunity use. Although there is benefit in
this part of the application, both to the
community and in terms of highway safety
ethrough a greater degree of off street parking
this needs to be considered alongside the
negative impacts of the proposal which
J&omprises the erection of 7 dwellings on a fie
adjacent to the village and providing an
important rural approach into the settlement.

The provision of bungalows is also welcome
and the proposal would provide a reasonable
mix of housing sizes. However, the site is
considered beyond the village boundary with
the mature landscaping on the boundary

denoting the commencement of the rural
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environment within which the village sits. Thig
visual harm is considered to be significant an
outweighs the benefits of the proposal.

One representation neither supporting nor objectinghas been receivedthe representations are detailed

below:

Representation

Assessment of Head of Regulatory Services

The school has a neutral standpoint on
application.

tinoted.

43 representations of objection have been receivetie representations are detailed below:

Representation:

Assessment of Head of Regulatory IS&es

Principle of Development

The application totally contradicts all th
extensive work that has been undertaken in
neighbourhood plan, this application should
deferred until the neighbourhood plan has b
finalised as it is so close to completion, t
clearly steps over the current building line of 1
village and steps into an open space. Will exc
the houses needed in the area already with
Six Hills “garden village” so don't need ar
more.

Principle of Development

€The site lies on the edge of Old Dalby on part ¢
tleeger agricultural field. When taken from the 19
bHeocal Plan Village Inset Map the site lies outs
edme defined village envelope. The site, accordin
hithe 1999 Local Plan, lies within the designa
hepen countryside and Policy OS2 is applicable.
eed

thee NPPF advises that local housing policies
Yoe considered out of date where the Cou
cannot demonstrate a 5-year land supply
where proposals promote sustainable developn
objectives it should be supported. The Lo
Planning Authority can demonstrate a 5 y
housing land supply and as such the rele
housing policies are applicable; however, the 1
Melton Local Plan is considered to be out of d

only be given limited weight. In particular, Poli
OS2 cannot be used to restrict developni

development is proposed.

The application is required to be considered
light of the Local Plan and other mater
considerations. The NPPF is a mate
consideration of some significance because o
commitment to boost housing growth. Th
means that the application must be considé
under the ‘presumption in favour of sustaina
development’ as set out in paragraph 14 wh
requires harm to be balanced against benefits
refused only where “any adverse impacts of dag
so would significantly and demonstrably outwei
the benefits, when assessed against the polici
this Framework taken as a whole”.

The Neighbourhood Plan is well advanced an
considered to carry significant weight. On t
basis, the Neighbourhood Plan and its subseq
recommendation carry substantial weight

assessing this application.

within the Neighbourhood Plan and Policy

generally seeks to resist development in

and as such, under paragraph 215 of the NPPF
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countryside. Policy H1 seeks to limit residential
development beyond current commitments; this
site is not committed for housing. Policy ENVY1
seeks to protect local green space and the front of
the site is identified within this policy. Policy
ENV7 identifies this site as part of the area|of
separation between Old Dalby and surrounding
settlements.

The proposal is therefore contrary to the abpve
policies.

The site is adjacent to the village boundary angd is
connected to the village by a footpath and lies in
close proximity to the primary school. The sitg is

on the very edge of the settlement and is well
connected to the village. Old Dalby is considered
to be a sustainable village and due to the close
proximity of the site to facilities within the
settlement the site is considered to be sustainable

Policy H8 advises that in exceptional
circumstances the Council may grant plannjng
permission for development on the edge of a
village which meets a genuine local need |for
affordable dwellings. The proposal is on the edge
of the village but does not present the proposal as
affordable dwellings.

The proposal includes a car park area |for
approximately 20 vehicles to be wused |[in
conjunction with the playing field and school and
public open space. The NPPF supports sustairable
development which reflects the community’s need
and supports health, social and cultural well-bejng
The offer of land for parking and open space is
noted; however, the site would be somewhat
detached from the main village as it is on the edge
of the settlement and separated by a brook |and
there has been no justification for the need |for
such a facility submitted as part of the appliaatip
Furthermore, the Parish Council do not support|the
proposal.

A Housing Needs Study was conducted for fthe
Borough by JG Consulting in August 2016. |In
terms of housing mix (size of homes needed) this
states there are a range of factors which will
influence demand for different sizes of homes,
including demographic changes, future growth in
real earnings and households ability to save,
economic performance and housing affordability.

The analysis linked to long-term (25-year)
demographic change concludes that an appropriate
mix of affordable and market homes across |the
Borough (with some small differences suggested
between urban and rural areas — particularly in
relation to affordable housing) would comprise a
focus of new market housing provision on two and
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housing can be expected from newly forming
households, there may also be some demand for
medium-sized properties (2 and 3 beds) from o|der
households downsizing and looking to release
equity in existing homes, but still retain flexibyl
for friends and family to come and stay.

three bed properties, continued demand for faIily

The assessment found there remains a surplus of
larger family homes, with additional small two apd
three bedroom properties being particularly
required to rebalance the existing stock. New
residential developments in the area shquld
contribute towards the creation of a mixed
community and have regard to local market
housing needs. With regards to the Strategic
Housing Market Assessment, there is an identified
need for small three bedroom dwellings as there
remains a surplus of larger family and executive
style housing.

This application has been submitted for outljne
permission for seven dwellings. The size of the
proposed dwellings has not been stated on|the
application form; however, the D & A Statement
stated that the dwellings would be bungalows and
chalet bungalows comprising 3no. three bed @nd
4no. 4 bed. The Housing Needs Study for the
Borough has indicated that there is a requirement
for two and three bedroomed properties. Policy|H4
(Housing Mix) of the Neighbourhood Plan states
that new housing should provide a mixture | of
housing types specifically to meet local needs.

The provision of 1, 2 and 3 bedrooms and ho
suitable for older people including bungalows
be supported. Whilst the four bedroomed
properties proposed are not an ideal fit

housing mix that should be submitted at
reserved matters stage if the developmen
considered acceptable.

an identified local housing need and
acknowledged that the introduction of seven
residential units would contribute to housihg
provision.  Therefore, the provision of sugh
housing at this location is considered to |be
acceptable in principle on land use terms.
Although there appears to be limited support |for
the parking proposal, this part of the scheme |has
some merit and there are no objections in land|use
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Visual Impact

This application may only be for 6 houses, t

terms. However, consideration must be given
the impact of the proposal on visual and residér
amenity and highway safety.
Visual Impact

hifhe NPPF states that good design is a key as

will totally ruin the aesthetics of Old Dalby

the houses encroach to the railway as it clepdiiould be visually attractive as a result of ga
won't stop at 6, the area left for a future villagarchitecture and appropriate landscaping. Purs
hall will end up being built on as the villagesustainable development involves seeking pos

strongly objects to a new village hall and
open green space, we already have with a vil
park, a green and the recreation/cricket field.

MBC has designated the area as a buffe
separate Old Dalby and Queensway.

The proposed development lies adjacent to
NE edge of the Old Dalby Conservation Ar¢
This is important for providing the setting f
both a heritage asset and the entrance to
village from the east.

of sustainable development and new developn

henprovements in the quality of the built, natu
aged historic environment, as well as in peop
quality of life.

Folicy OS2 seeks to generally restrict developn
in the countryside and allows limited small sc
development for uses including employmé
thdich is not significantly detrimental to th
cdppearance and rural character of the o
Dicountryside. Policy BE1 states planni
p¥@mission will not be granted for new bu
development unless, amongst other things,
development would harmonise with surroundin
would safeguard residential amenity, provi
adequate space around dwellings and prov
adequate access and parking is provided.

The application proposes the erection of se

edge of the settlement of Old Dalby. The site
slightly detached from the main part on part of
settlement on part of a large grass field used
producing sileage in connection with a dairy far
To the west is Dalby Brook and a thick fie
boundary hedge. Further to the west, beyond
brook, is the edge of the school field, playinddi
and residential properties fronting Main Road.
the north and east is farmland with the highway
the south and a field hedgerow forming the
boundary.

The site lies within the open countryside with
mature hedgerow marking the end of |
settlement along the western boundary.
introduction of 7 residential units would result
the erosion of the rural character and appear
of the open countryside and in particular
harmful to the rural approach to Old Dalby. T
site lies to the east of Old Dalby on Main Rqg
which heads out of the village. Properties on M
Road, to the west of the site, are sited fronthmg
highway with individual amenity areas. Wh
approaching Old Dalby from the east the entra|
is characterized by open fields with hedgerow fi
boundaries with built development cleal
beginning after crossing the Dalby Brook. Th
are no residential properties between the brook
the railway test track further to the east.
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The site is a large open field with a tree helt
alongside the Dalby Brook which forms the
western boundary to the site. This forms a strpng
rural boundary to the setting of the village whish
complemented by the hedgerow with interspersed
trees on the southern boundary to Main Road. [The
tree belt, Dalby Brook and hedgerows all form a
strong rural boundary on approach to the
settlement.

Developing the site with seven properties, car

parking and open space would erode the character
of the area and setting of the village, bringing

development eastwards of the Brook. The brpok
forms a natural barrier along the eastern edge of
the settlement and clearly delineates between the
built form and open countryside beyond.

The site has also been identified, under Palicy
ENV7 of the Neighbourhood Plan, as part of a
wider area of separation which aims to protect|the
separateness and distinct character of Nether
Broughton, Queensway and Old Dalby.

Whilst the application is in outline with layout,
scale and appearance reserved for future
consideration, an indicative layout/block plan

extending northwards into the site. Three
properties are shown as fronting Main Road
the remainder sited to the rear.

The erection of seven dwellings in this location

would introduce a form of development which|is

not compatible with the character and appearance
of the rural setting. Whilst the frontage

development could be seen as respecting the linear
form of Main Road it would be detached from the

main built up settlement by the brook, buffer zope,

open space and car park. The development wpuld
also encroach northwards introducing properties to
the rear of the frontage building line, which |is
again out of character in this location. This would
be relatively urban in character with dwellings set
off cul-de-sac arrangements internally within the
site. The proposal would be detached from [the
settlement and would lead to the erosion of the
open countryside and would appear incongrupous
with its surroundings.

The development of the site would have |an
adverse impact upon the character and appeafance
of the countryside which contributes to the setting
of the village and rural approach. The propgsal
fails to accord with the NPPF and Policies BE1
and OS2 of the Local Plan, the latter policy whjch
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Highway Issues

The village overwhelmingly objected to a ne
village hall or need for a car park, the issue of
school and cricket parking has never bee
problem and never been raised, the cricket
use the school car park so there is no nee
park outside of the school, all cars and v
parked on Longcliff Hill are residents vehicl
and visitors to these houses, including the
obstructing the entrance and exit to the sch
car park, hindering traffic travelling alon
Longcliff Hill and cars exiting the school ¢
park which is very dangerous, a maximum of
cars on match days, which easily fit in the
park.

Object to the proposal of a footpath leading fr
this field to the school as this will be ve
dangerous whilst cricket is in play, which in t
height of the season is Tuesday to Saturday
some Sundays.

There would be four entrances coming ont
busy main road, which already have visibil
and speed issues.

Vehicle access will be in a low lit and deser
area, with a cut through to the playi
field/cricket club, causing a security issue.

The creation of a staggered crossroad woulg
dangerous, the development would bring m

cars into the area, which in turn would cause

various problems and questions who would
for the upkeep and of the public footpath.

Drainage

The area already has poor drainage and n
building would have a serious impact
flooding.

The field proposed as an open space is aly
boggy and flooded so will be very rarely fit fi
use.

Infrastructure

The Village has no infrastructure to support m
houses.

Ecology

Buzzards, great Crested Newts and other wild
are nesting in the same location as well as
hedging plants and this would have a seri
impact on the wildlife.

seeks to protect the countryside from harm
development.

Highways

2\WThe application is in outline with only means
access submitted for consideration at this st
N Téve proposed dwellings would be served via a 1
lalecess which would be shared by the reside
ddévelopment. The access would provide park
aRd turning for the residential properties.
E$eparate access is proposed to the south-we
Véifle site to provide car parking spaces for
asdmmunity parking area, approximately 20 spag
9
AIThe Highway Authority has no objection to t
13pplication subject to the provision of conditio
Cafi respect of the access and visibility splayss|
considered that the development could be desig
to meet these requirements and could be contr
DWla means of a condition if the proposal is deer
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Drainage/Infrastructure

héHay proposal, should permission be granted, cd
e conditioned to secure adequate sustain
drainage to serve the development. No objec|

ficer. It is also considered the additior]
hidemands on the village services and infrastruc

could be accommodated given the relatively sn
number of additional dwellings proposed.
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Other Issues Other Issues

The car park will become a magnet for travellershese comments are noted.

joy riders, teenagers and drug users;

The car park which will hardly be used close| to

the playing field/cricket club will increase
insurance liabilities;

The car park will be too far away from the

village amenities (e.g. the school) so unlikely| to

be used;

The footbridge is to be retained and not safe jand
a new access from the development to |the
playing fields needs to be created and
maintained. The Parish Council is already

struggling financially, how/who will pay for this
and maintenance.

Other Material Considerations not raised through representations:

Consideration

Assessment of Head of Regulatory Seces

Residential Amenity

The application site is currently undeveloped land
in the open countryside. There are residential
properties further to the west on Main Road put
these are some distance from the propased
dwellings and separated by the Dalby Brook and
tree belt to the site boundary. To the north, sauth
and east is open countryside.

Whilst matters relating to siting, appearance and
scale are reserved, it is considered that given the
separation distances, the site can accommagdate
seven dwellings whilst maintaining the residential
amenity of neighbouring properties.

The site lies within relatively close proximity to
the railway line which is likely to generate noise
which would adversely impact on the residential
amenity of future occupants of the proposed
dwellings. It is considered this could be mitigated
against effectively to ensure a satisfactory l@fe|
amenity to future occupiers. However, a nojse
assessment has not been requested at this stage as
the application is recommended for refusal [on
visual grounds. Should permission be granted a
noise survey to include mitigation measufes
would be required.

It is therefore not considered that the propagsal
would have an undue adverse impact on |the
residential amenities of occupiers of neighbouring
properties subject to detailed design, layout and
scale and is considered to comply with the
policies highlighted above.
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The (new) Melton Local Plan —

The emerging Melton Local Plan is at t
examination stage. The NPPF advises that:

From the day of publication, decision-takers ma
also give weight to relevant policies in emergin
plans according to:

The stage of preparation of the emergi
plan (the more advanced the preparati
the greater the weight that may be
given);

objections to relevant policies (the less
significant the unresolved objections, t
greater the weight that may be given);
and

The degree of consistency of the relev.
policies in the emerging plan to the
policies in this Framework (the closer
the policies in the Framework, the
greater the weight that may be given)

The Pre Submission version of the Local Plan
identifies Old Dalby as a ‘Service Centre’,

Service centres are villages that act as a local
focus for services and facilities in the rural areg
They have the essential services and facilities
(primary school, access to employment, fast
broadband, community building) and regular
public transport, as well as a number of other
important and desirable services such that they
are capable of serving basic day to day needs
the residents living in the village and those
Living in nearby settlements. These villages
should have all four of the Essential services a
a good range of important and other facilities.

Policy SS1 Presumption in Favour of Sustainal
Development seeks to secure sustainable
development. Policy SS2 Development Strate
sets out housing development for the Borough.
Policy SS3 Sustainable Communities states
outside sites allocated in the Local Plan
permission will be granted for small scale
development. Other relevant policies include
Policy C2 Housing Mix, Policy C3, National
Space Standards and smaller dwellings, Policy
Health Communities, Policy EN2 Biodiversity
and Geodiversity, Policy EN6 Settlement
Character, Policy EN8 Climate Change, Policy
EN11 minimising the risk of flooding and Policy
D1 Raising the standard of Design.

is consistent with the NPPF (as this is
heequirement allowing its submission) this
contested by many parties. It is theref

alimited at this stage.
g

and Policy SS2 states in open countryside out

hs§e
ngwat which is necessary and appropriate in

open countryside.

is beyond the village boundary for developm
and on land classed as countryside. As such

Alkbnsiderations outweigh this. Although this poli

has not yet been adopted it adds weight to
objection in principle to the development.
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Neighbourhood Plan
The Nether Broughton and Dalby Neighbourhd
Plan has concluded its examination.

Policy S2 Development Proposals Outside

Defined Limited to Development states that Ig
outside the defined limits to development will

treated as open countryside, where developr
will be carefully controlled in line with local an
national strategic policies

Policy H1 Housing Provision states planni
permission will not be granted within the PI
area for new residential development, beyond
current commitments, apart from where f{
proposal complies with Policy H2, Policy H3 a
Policy BE3. Policy H2 relates to a housi
allocation on Station Lane.

Policy H3 Windfall Sites states resident
proposals within the Limits to Development w
be supported subject to proposals being \
designed and meeting relevant requirements
out in other policies.

POLICY H4: HOUSING MIX - requires that
new housing development proposals should

provide a mixture of housing types specifigallhousing, to comply with Policy H4. As th

to meet identified local needs.

Policy H6 Housing Design encourages
development proposals to have regard to build
design principles.

Community Action ENV1 Important Open
Spaces states the Parish will work with MBC a
other partners to secure the protections of
locations and features. The front of the site
abutting the highway is identified.

Policy ENV7 Areas of Separation seeks to ret
the geographical and visual separation betw
neighbouring settlements. Development which
approved in these areas will only be
appropriate types including among others,
facilities providing community amenity and w
be designed to enhance the rural character o
areas between the villages.

Policy CF2 The provision of New Communi
Facilities and Assets states proposals to enh
the range of community facilities will b
supported subject to certain criteria being met.

Policy TR1 Public Car Parking states support
the establishment of new public parking faciliti
at suitable locations.

od

The site is beyond the limits of developmg
within the Neighbourhood Plan and Policy
theenerally seeks to resist development in
ncbuntryside. No justification has been provided
beuggest this policy should not prevail in this ¢3
n&licy H1 seeks to limit residential developmeé

aand the front of the site is identified within th
tpelicy. The proposal would create two new acg
heoints and would adversely impact on the

hgrurthermore, Policy ENV7 identifies this site
part of the area of separation between Old D3
and surrounding settlements. Development of
asite would undermine the intentions of this polig
ill
vdlhe proposal is therefore contrary to the ab

pelicies.

The proposal includes the provision of a mix
three and four bedroom bungalows which
considered to provide an acceptable mix

application is in outline no design details hg
been submitted and consideration under Pg
H6 would be under any subsequent reser
ngnatters application.

The proposal would provide a community facil

navith Policy CF2.
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Conclusion

It is considered that the application presentslanoa of competing objectives and the Committaeviged to
reconcile these in reaching its conclusion.

The Borough is considered to have a sufficient Buppdeliverable housing sites in line with curtgranning
guidance, with the most recent evidence pointingriore than seven years. Despite Old Dalby being
considered a sustainable location for housing ltpatess to various facilities, primary educatiooal shops
and a regular bus services and limited distancesntployment opportunities which has reflected & it
identification as a ‘Service Centre’ in the Emegglrocal Plan, the site is not allocated as a sithdusing in
either the emerging Local Plan or NeighbourhoodhRthich is due for a referendum in the coming weeks

It is considered that balanced against the posiBl@ements are the site specific concerns raised in
representations, particularly the impact on theratter of the village, and concerns regarding itraffand
impact upon character of the area. The proposedigement would have a detrimental impact on thalru
character and appearance of the area and theappedach to the village of Old Dalby

In conclusion it is considered that, on the balancef the issues, there are benefits accruing from ¢h
proposal when assessed as required under the guidanin the NPPF in terms of housing supply,
however the weight attached to the site not allocatl for housing outweighs the benefits in this instece.

Applying the ‘test’ required by the NPPF that pessin should be granted unless the impacts would
“significantly and demonstrably” outweigh the betgfit is considered that permission can not l@ntgd.

Recommendation: REFUSE on the following ground:

In the opinion of the Local Planning Authority theoposed dwellings would occupy a site outsidehefhuilt

up confines of Old Dalby on land that provides mdithe rural setting to the village. The introdantof seven
residential units and parking would result in thies@on of the rural character and appearance obpen
countryside, eroding the clarity of the easternragph to the village through a new development wiwould
detract from the open nature of this rural approatie proposal is therefore contrary to Policied Biad OS2

of the Melton Local Plan, Policies S2, H1, ENV1 d&N\V7 of the Broughton and Dalby NP, Policy S2oé t
emerging Melton Local Plan and the NPPF. Thesecigsliseek to ensure a satisfactory appearance to
development and to restrict inappropriate develagrirethe countryside and to protect important oppaces

and areas of separation.

Officer to contactMr Joe Mitson Date: 8" February 2018
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Agenda Item 4.2

COMMITTEE DATE: 20 " February 2018

Reference: 17/00996/0OUT

Date submitted: 08.08.17

Applicant: Breydon Construction
Location: OS Field Number 0349, Manor Road, Easthorpe.
Proposal: Erection of up to 18 dwellings with associated acss, drainage infrastructure and

amenity open space.

=5 i k !
! Castieview Far t__i

Proposal:-

This application seeks outline planning permisdionup to 18 dwellings with associated accessindge
infrastructure and amenity open space. The deihtlse access have been submitted for approvhisastage,
all other details would be subject to a separaterved matters application.

The land falls outside of the village envelopeBEasthorpe and adjoins the Conservation Area. ifhdas an
area of 1.47ha and lies to the west of Easthormig&o Existing access into the site is providedGiaen
Lane

It is considered that the main issues arising fronthis proposal are:

e Compliance or otherwise with the Development Planrad the NPPF
» Impact upon the character of the area

» Impact upon heritage assets

» Drainage/flooding issues

* Highway safety

* Impact upon residential amenities

» Sustainable development

» The role of the emerging Local and Neighbourhood Rhs

The application is supported by a ArboriculturalpBe, archaeological assessment, Design and Access
Statement, Drainage Survey, Sequential Test, HRiskl Assessment, Ecological Appraisal, Highwaysdrep
Landscape and Visual Appraisal, Planning StateraadtGeophysical Survey. All of these are availdbte
inspection.
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The application is required to be presented tdbmmittee due to the level of public interest.
History:-

No relevant history
Planning Policies:-

Melton Local Plan (saved policies):

Policy OS2 -This policy restricts development including housmgside of town/village envelopes. In the
context of this proposal, this policy could be s&ebe restricting the supply of housing. Therefand based
upon the advice contained in the NPPBlicy OS2 should be considered out of date whenridering the
supply of new housing.

Policy OS3: The Council will impose conditions on planning mé&sions or seek to enter into a legal
agreement with an applicant under section 106 @fTibwn and Country Planning Act 1990 for the primris
of infrastructure which is necessary to serve tloppsed development.

Policy BE1 - allows for new buildings subject to criteria lunding buildings designed to harmonise with
surroundings, no adverse impact on amenities gfhbeiuring properties, adequate space around ancéet
buildings, adequate open space provided and satisjaaccess and parking provision.

Policy H10: planning permission will not be granted for resitild development unless adequate amenity
space is provided within the site in accordancé wsiindards contained in Appendix 5 (requires agreénts

of 10 or more dwellings to incorporate public angrépace for passive recreation with 5% of the gros
development site area set aside for this purpose).

Policy C1: states that planning permission will not be gednfior development which would result in the loss
of the best and most versatile agricultural lar@kafes 1, 2 and 3a), unless the following critara met:
there is an overriding need for the developmemtdlare no suitable sites for the development wigisting
developed areas; the proposal is on land of thedowracticable grade.

Policy C13: states that planning permission will not be granifethe development adversely affects a
designated SSSI or NNR, local Nature Reserve erddiecological interest, site of geological ingtrenless
there is an overriding need for the development.

Policy C15 states that planning permission will not be gedrfor development which would have an adverse
effect on the habitat of wildlife species protechgdaw unless no other site is suitable for theetlgpment
Policy C16.

The National Planning Policy Framework introduces a ‘presumption in favour of sustainable
development’ meaning:

. approving development proposals that accord withdgvelopment plan
without delay; and
. where the development plan is absent, silent evagit policies are

out -of-date, granting permission unless:

0 any adverse impacts of doing so would significarthd demonstrably outweigh the benefits,
when assessed against the policies in this Franketaken as a whole; or

o specific policies in this Framework indicate deyat@ent should be restricted.

The NPPF offers direction on the relative weight othe content in comparison to existing Local Plan
policy and advises that whilst the NPPF does not &amatically render older policies obsolete, where
they are in conflict, the NPPF should prevail.

It also establishes 12 planning principles agairisth proposals should be judged. Relevant to this
application are those to:
« proactively drive and support sustainable econataielopment to deliver the homes, business and
industrial units, infrastructure and thriving logdhces that the country needs.
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» always seek to secure high quality design and d gtandard of amenity for all existing and future
occupants of land and buildings;

e recognising the intrinsic character and beautyhefdountryside

- promote mixed use developments, and encourage bauéfits from the use of land in urban and
rural areas, recognising that some open land cdarpemany functions (such as for wildlife,
recreation, flood risk mitigation

e actively manage patterns of growth to make the&tilpossible use of public transport, walking and
cycling, and focus significant development in lé@as which are or can be made sustainable.

« Take account of the different roles and charad€different areas, promoting the vitality of urban
areas, recognising the intrinsic character andtiyezithe countryside and support thriving rural
communities.

On Specific issues it advises:

Promoting sustainable transport
» Safe and suitable access to the site can be adhiewall people
» Development should located and designed (wheretipa#icto give priority to pedestrian and cycle
movements, and have access to high quality pulalitsport facilities.
» Create safe and secure layouts which minimise ictsfhetween traffic and cyclists or pedestrians
» Consider the needs of people with disabilities bynades of transport.

Delivering a Wide choice of High Quality Homes
* Housing applications should be considered in theod of the presumption in favour of sustainable
development.
« deliver a wide choice of high quality homes, widgportunities for home ownership and create
sustainable, inclusive and mixed communities
< identify the size, type, tenure and range of hausivat is required in particular locations, refiagt
local demand

Require Good Design
» Good design is a key aspect of sustainable devedopris indivisible from good planning, and should
contribute positively to making places better fepple.
» Planning decisions should address the connectietvgelen people and places and the integration of
new development into the natural, built and histenvironment.

Conserving and Enhancing the Historic Environment
« Recognise that heritage assets are an irreplaceaklmurce and conserve them in a manner
appropriate to their significance.
e The positive contribution that conservation of tege assets can make to sustainable communities
including their economic vitality; and
e The desirability of new development making a pusiticontribution to local character and
distinctiveness, and;

* Opportunities to draw on the contribution made bg historic environment to the character of a
place

Conserving and enhancing the natural environment
» Encourage the effective use of land by re-using lgnat has been previously developed (brownfield
land), provided that it is not of high environmdntalue
« Aim to conserve and enhance biodiversity by talapgortunities to incorporate biodiversity in and
around developments

This National Planning Policy Framework does narae the statutory status of the development pathe
starting point for decision making. Proposed depelent that accords with an up-to-date Local Plaulkshbe
approved and proposed development that conflictaildhbe refused unless other material considerstion
indicate otherwise. (NPPF para. 12)
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Consultations:

Consultation reply

Assessment of Head of Regulator8ervices

Highways Authority: No objection, subject to
conditions and developer contributions

The CHA recognises that there was another plan
application in the filed to the east of Green La

granted planning permission in April 2016. Whi
the applicant is different for these two applicasipit
is understood from the information provided on

two application forms that the landowner at

current site was the applicant for the 2015 plagr
application. These highways observations

therefore provided on the basis that any off-
works which are considered as necessary as p3
this planning application can be delivered wheryt
affect land to the east of Green Lane.

The development will be served by three shg
accesses and six individual accesses to plots,
Green Lane as shown on the illustrative lay|
drawing number P16-1032-002 Rev B.

Whilst it is recognised that the submitted sitenpis
an illustrative Layout (Pegasus Drawing P16-10
002 Rev B), only the ‘Village Street’ would &
accepted for adoption (subject to S38 techn
approval) as all other shared drives serve less
five dwellings off any single point of acces
Notwithstanding, the principle of accessing Gre
Lane, subject to improvements on Green Lane it
as described further below, are acceptable; how
the access labelled ‘Village Street’ should
amended to a vehicle cross-over instead of a ke
radii junction as currently shown. It is considk
that this can be secured through planning conditio

The existing hedgerow vegetation on the west sid
Green Lane and a small section of the front
hedgerow to Manor Road would be lost to prov
the visibility splays required for site accesses.

Offsite Highway Implications

Planning conditions were attached to the 2
planning decision to provide improvements to Gr
Lane and the Manor Road/Green Lane junction,
to alter the access arrangements to Easthorpe L
As part of this current application, simil
improvements have been proposed.

Proposed highway works are shown on Al
Drawing no ADC1181/006B, which is appended
the Highways Report. The following observatig
are made in relation to the works which are progag

n:gge application seeks outline consent for a devetop

1
(LPA ref: 15/01016/0UT) for 9 dwellings which wasonsideration is the access into the site. Laysnatle of

siftevelopment with a mixture of housing types.

hThe submitted evidence indicates that there idcefit

Site Access are necessary as part of this proposal to ensghavaly
Access to the proposed development will be |o¥gfety.
Green Lane which is an unclassified adopted road.

up to 18 dwellings. The only matter for detdil
gevelopment, matters relating to appearance (de
and landscape would form a reserved mat]
rpplication should approval be granted.

he

iff is proposed to take the access off Green Larle av
aperies of 3 roads and 6 individual accesses seri

rt of

capacity in the highway network to accommodate
traffic generated by this development. Off-site k&

réfpe Highway Authority has no objection to the
oageess from Green Lane subject to off-sit
pifpprovements.
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- The widening of Green Lane to 5.5mJis
acceptable taking in to consideration the
additional 9 dwellings permitted in 2016 apd
can be secured through planning conditipn.
It should be noted that the previous
application only shows widening to 4.8m
(on the basis of the 9 dwellings which were
applied for at the time); however the CHA
considers the 2016 planning condition to|be
worded flexibly in a way which would nat
result in conflicting conditions being
imposed.

- There are several pieces of street furniture
and equipment, including road signs,
lighting columns and telegraph poles, which
would need to be relocated to accommodate
the improvements to the junction of Green
Lane and Manor Road. Any costs associated
with the relocation of equipment, including
electrical works, must be borne by the
application.

- Tie in details where the proposed footway
along Green Road joins the existing footway
on Manor Road are incomplete (simply
discontinued, or tying in to a hedge line).| It
is advised that details and works are secyred
through planning condition.

- The footway along the eastern side of Green
Lane is generally consistent with the one
proposed as part of the pervious plannjing
application.  However, delivery of th
footway will require the relocation of the
existing access and gate to Easthdrpége.
These works would fall outside the red-line
boundary and in land not within the public
highway. On the basis of the information
provided in the application forms, the CHA
considers that the applicant would hagve
sufficient rights to reconfigure the access,
and it is advised that the details and works
are secured through planning condition.

- Given the direct frontage access on to Green
Street and the number of units which would
be accessed (including those permitted in
2016), a turning head should be provided at
the end of the adopted extents, or as close as
possible to the end of the adopted extents in
land with the Applicant's control. It is
advised that details and works are secured
through planning condition.

)

The number of trips 14 two-way in the AM peak|(3
arrivals and 11 departures) and 13 two-way trips in
the PM peak (9 arrivals and 4 departures) from|the
proposed development can be accommodated on the
wider highway network.

Highway Trees
There is a tree at the junction of Green Lane gnd

Manor Lane which appears to be part of the
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carriageway which is likely to be affected by the
considerable amount of construction works required
as part of the plans. The tree is not currently p&

the adopted highway extent, yet the plan indicates
there will be a verge (where the tree is located) a
footway behind it and on this basis it is assunted [t
the tree would be offered as part of the adopted
extents. Accordingly, the verge should be remoyed
for maintenance purposes as it will not be prattea
maintain the small area of verge around the tree.

Forestry colleagues consider that the roots coel
irrevocably damaged during the construction pracgss
This may result | a tree being offered for adoptjon
which would need to be removed, due to declining
health or an unstable root system.

On the assumption that this tree is to be retaiaed,
assuming that LCC are to adopt the verge and path a
the start of Green Lane, the CHA requests that| the
LPA condition applicant to provide a full

arboricultural method statement and arboricultyral
impact assessment survey including details for|the
tree in question.

Furthermore a robust highway design and method
statement will be required, with appropriate
methodology for works around the tree’s root system
and adequate protection during the construction
process, as per BS 5837.

The applicant should further be advised that |the
retention of the tree and its subsequent adoption
within the highway extents will attract a commuted
sum.

Internal Layout
As this application is for outline planning perniiss

including means of access, drainage, infrastructure
and amenity open space the indicative internaldayo
including parking provision has not been checked
from a highways perspective.

As part of any future reserved matters applicatibe,
CHA would expect off-street parking to be provided
on the basis of 2 spaces for a dwelling with upg to
three bedrooms and 3 spaces for a dwelling with fou
or more bedrooms. Parking spaces should be 2.4
metres x 5.5 metres and any garages must have
minimum internal dimensions of 6 metres x 3 mefres
if they are to be counted as a parking space. €Ther
should also be hard surfaced turning facilitieshimit
the site to allow all vehicles to leave the siteai
forward gear.

Road Safety Considerations
The CHA has checked its database containing
Personal Injury Collision (PIC) data and there have
been no PICs on Manor Road in the last five years.
The CHA do not believe the proposed development
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will exacerbate the current situation and would
seek to resist the application on highway sa
grounds.

Conditions

1) No development shall commence on the site un
such time as a construction traffic management,pl
including as a minimum details of the routing of
construction traffic , wheel cleansing facilities,
vehicle parking facilities, and a timetable forithe
provision, has been submitted to and approved in
writing by the Local Planning Authority. The
construction of the development shall thereafter bg
carried out in accordance with the approved detalil
and timetable.

Reason: To reduce the possibility of deleterious
material (mud, stones etc.) being deposited in the
highway and becoming a hazard for road users, tq
ensure that construction traffic does not use
unsatisfactory road and lead to on-street parking
problems in the area.

2) Notwithstanding the details submitted no
development hereby permitted shall commence uf
such time as an improvement scheme along Gree
Lane including for carriageway widening,
improvements to the Manor Road/Green Lane
junction to provide 2.4m x 43m visibility splays,
footway works, replacement access facilities for
Easthorpe Lodge and a turning head as close as
possible to the adopted extent of Green Lane has
been submitted to the Local Planning Authority for|
approval. The approved scheme shall thereafter &
provided and implemented in full prior to the
occupation of any dwelling hereby permitted.

Reason: To mitigate the impact of the developme
in the general interests of highway safety and in
accordance with Paragraph 32 of the National
Planning Policy Framework 2012.

3) No development shall commence on the site un
such time as an Arboricultural Construction Metho
Statement and details of a suitable replacement fo
any highway tree(s) that are removed or provided
part of this application ahs been submitted to and
approved in writing by the Local Planning Authorit
The development shall thereafter be carried out in
accordance with the approved details and timetab

Reason: To protect the existing highway in the
vicinity of the development site.

4) Notwithstanding the submitted plans no parhef
development hereby permitted shall be occupied U
such time as accesses on to Green Lane have be
provided in accordance with the following
requirements:
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- Main vehicular access (Village Street) servingen
than 5 but no more than 25 dwellings: minimum of
4.8 metres wide for at leas the first 5 metresmhi
the highway boundary with a drop crossing of a
minimum size as shown in Figure DG20 of the
6CsDG at its junction with the adopted road
carriageway.

- Shared private drives serving no more than a tot
of 5 dwelling: minimum of 4.25 metres wide for at
least the first 5 metres behind the highway bounda
with a drop crossing of a minimum size as shown
Figure DG20 of the 6CsDG at its junction with the
adopted road carriageway.

- Individual private access drives on to Green Lan
drop crossing of a minimum size as shown in Figu
DG20 of the 6Cs Design Guide at its junction with
the adopted road carriageway.

To afford adequate visibility off any accesses no
walls, planting or fences shall be erected or atidw
to grown on the highway boundary exceeding 0.6
metres in height above the level of the adjacent
carriageway. All accesses shall be surfaced in a
bound material for a minimum of 5m behind the
highway boundary. The accesses once provided
be so maintained at all times.

Reason: To ensure that vehicles entering andriga
the site may pass each other clear of the highimay
a slow and controlled manner, in the interests of
general highway safety and in accordance with
Paragraph 32 of the National Planning Policy
Framework 2012.

5) The new vehicular accesses herby permitted sh

not be used for a period of more than one montim ff

being first bought into use unless the existing
vehicular access on to Manor Road that becomes
redundant as a result of this proposal has beesed!|q
permanently and reinstated in accordance wit deta
first submitted to an agreed in writing by the Lioca
Planning Authority.

Reason: In the interests of highway and pedestri
safety in accordance with Paragraph 32 of the
National Planning Policy Framework 2012.
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Environment Agency

The Agency has no objections, in principle, to
proposed development but recommends thal
planning permission is granted the followi
conditions are imposed:

1) The development permitted by this plann
permission shall be carried out in accordance thigh
approved Flood Risk Assessment (FRA) EV
Associates Ltd. Final Rev C January 2018 and

thEhe conditions as suggested would be added to
pérmission granted.
ng
Whilst it is acknowledged that the site is withifl@od
zone, mitigation works are proposed as part of
ndevelopment. Access is the only point for consitien
at this time, an exception test has been subniittede
VEPA for consideration and has satisfied the retgii
theints as set out in the NPPF, please see fu

any

the

Si
ther

following mitigation measures details within t

neénformation on drainage in the comments from

the
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FRA.

a) Finished floor levels are set no lower than 88
above Ordnance Datum (AOD).

b) Provision of compensatory flood storage
accordance with Appendix K to the above Flood R
Assessment.

Reason
a) To reduce the risk of flooding to the propos
development and future occupants.

3

LLFA and the sequential test submission.

in
isk

sed

b) To prevent flooding elsewhere by ensuring that

compensatory storage of flood water is provided.

Advice to LPA

The roads bordering the development, Manor R
and Green Lane, are both designated as flood Zor
(functional floodplain) in the document Meltg
Borough Council Level 1 and 2 Strategic Flood R
Assessment Addendum Report Appendices, |
Consulting, September 2016 Appendix B: Detai
site summary tables. Flood Zone 3b is definedhén
NPPF as ‘land where water has to flow or be stg
in times of flood’. During a flood, the site ma
therefore be cut off with no dry access or egr
This should be considered by Melton Borouy
Council when they determine whether the site pa
the Exception Test.

We suggest that another access and egress ro
considered which will be safe during times
flooding, for example a route to the south.

The Environment Agency does not norma
comment on or approve the adequacy of flg
emergency response procedures accompari
development proposals, as we do not carry out t
roles during a flood. Our involvement with th
development during an emergency will be limited
delivering flood warning to occupant/users cove
by our flood warning network.

The Technical Guide to the National Planning Po
Framework (paragraph 9) states that those propa
developments should take advice from the emerge
services when producing an evacuation plan for
development as part of the flood risk assessment.
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Lead Local Flood Authority (LLFA) - Acceptable
subject to condition

When determining planning applications, Melt

pihe application site is within a known Flood Rigle@

Borough Council as the local planning authoritgnd is at risk from flooding. The submitted detak

should ensure flood risk is not increased elsew!
and only consider development appropriate in a
at risk of flooding where informed by a site spiec
flood risk assessment (FRA) confirming it will n

f

ngrart of the application include a drainage repfotd
raésk assessment, sequential and exception test.

offhe proposed development includes SuDS drair

put the users of the development at risk. Where @methods which will ensure that surface water run

FRA is applicable this should be undertaken
accordance with the requirements of the Natig
Planning  Policy Framework (NPPF) a

accompanying Planning Practice Guidance (PPG)

fnom the site can be satisfactorily accommodated.

nal
nd'echnical details have been submitted as part ef
. submission that demonstrate measures can be tak

age
+of

th

en t
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Areas of the proposed development site are idedt
within Environment Agency Flood Zone 2 and 3 g
therefore any advice given by the Environm
Agency should be followed. It is also the duty
Melton Borough Council as the Local Planni
Authority to apply the Sequential and Excepti
Tests.

The proposed development would be considg
acceptable to Leicestershire County Council as
LLFA if the following planning conditions ar
attached to any permission granted.

1) Surface Water

No development approved by this planni
permission shall take place until such time a
surface water drainage scheme has been submits
and approved in writing by, the Local Planni
Authority.

Reason: To prevent flooding by ensuring
satisfactory storage and disposal of surface W
from the site.

2) Construction Surface Water Management Plan
No development approved by this planni
permission shall take place until such time asilde
in relation to the management of surface wateriten
during construction of the development has b
submitted to, and approved in writing by, the Lo
Planning Authority.

Reason: To prevent an increase in flood r
maintain the existing surface water runoff qual
and to prevent damage to the final surface w
management systems through the entire develop
construction phase.

3) SuDS Maintenance Plan and Schedule

No development approved by this planni
permission, shall take place until such time asitie
in relation to the long term maintenance of
sustainable surface water drainage system withan
development have been submitted to, and appr
in writing by, the Local Planning Authority.

Reason: To establish a suitable maintenance reg
that may be monitored over time; that will ensure
long term performance, both in terms of flood r
and water quality, of the sustainable drainageesys
within the proposed development.

4) Infiltration Testing

No development approved by this planni
permission shall take place until such time
infiltration testing has been carried out to canfifor
otherwise) the suitability of the site for the usk
infiltration as a drainage element, and the flois#

ensure the site would be safe to occupants, shimadd
fioccur.
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reflect this in the drainage strategy.

Reason: To demonstrate that the site is suitalle (
otherwise) for the sue of infiltration techniques a
part of the drainage strategy.

Affordable Housing

Total dwellings— up to 18 dwellings

Affordable Housing contribution at current Local
Plan level- 7 (rounded down) 40%
Affordable/intermediate/social rented5
Intermediate housing — 2

Evidence in the Leicester and Leicestershire Haus
and Economic Development Needs Assessment
(HEDNA, Jan, 2017) shows a need for a split of 8(
rented and 20% intermediate housing.

The Melton Borough Council Housing Needs Stud
(HNS, 2016), which examines housing need at a
more detailed ward level, has found a ¢.5% need f
starter homes, which can fall within the interméslial
housing.

The HNS, rather than the HEDNA, needs to be us
as evidence for the housing size mix because it ha
based demographic change likely to be associatec
with 245dpa level of housing delivery (the amount
stated in the Towards a Housing Requirement for
Melton BC document, Jan 2017), to identify the
optimum housing mix. Affordable housing is split
between intermediate housing and social/affordab
rented. This is to reflect the difference in tloising
mix requirements of each.

Affordable/intermediate/social rented:
3 x 2b4p houses

2 x 3b5p houses

Total: 5

Intermediate housing:
2 X 2b4p houses
Total: 2

Market housing mix
2 x 1 bed house

5 x 2 bed houses

3 x 3 bed houses

1 x 4 bed house

Total: 11

A local connection cascade would need to be app
on this application, as per the separate attachmen

The affordable housing would need to be built out
Housing Quality Indicators (HQI) standards. Thes
are set out in the separate attached DCLG docum

This is an outline application which allows theallst of
the housing mix to be considered later, but a damrd
would ensure that a mixed balance of dwellings
provided. The proposed quantity of affordable hogs
is in accordance with identified needs identifigdtbe
evidence, and Development Plan Policy. (Policy H7
inhe adopted Local Plan).
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LCC Archaeology: Recommend that any planning
permission be granted subject to the planning
conditions, to safeguard any important
archaeological remains potentially present.

The Desk-Bas

submitted  Archaeological

eflhe site is in a sensitive location in terms

of

Assessment (ULAS report 2017-075) is welcometdchaeology, the applicants have submitted a fuithe

and confirms the archaeological potential of the
shown by the Leicestershire and Rutland Hist
Environment Record (HER). The application sits |
within an area of archaeological interest, withie
Historic Settlement Core of Easthorpe and adjate
the Scheduled Medieval Manorial site and associ
village earthworks and, although the earthworkseh
since been ploughed out, associated below-grg
archaeological remains are likely to survive
Consequently, there is a likelihood that bur
archaeological remains will be affected by
development.

The preservation of archaeological remains is,
course, a material consideration in the deternona
of planning applications. The proposals inclu
operations that will destroy any buried archaealaly

remains that are present, but the archaeological

implications cannot be adequately assessed on
basis of the currently available information.

Since it is likely that archaeological remains will
be adversely affected by this proposal, w
recommend that the Planning Authority defer
determination of the application and request that
the applicant complete an Archaeological Impact
Assessment of the proposals.

sreport as per the request of LCC Archaeology,
bricenching report is also due to be submitted tolLhA,
iea representative from LCC has visited the site stitiie
I trenching was underway and has confirmed to UL
nthat the northern part of the site will requireuatlier
afegramme of archaeological work to be secured
aplanning condition.

und

It is considered that the site
edevelopment subject to conditions.
he

is appropriate

of
ti
de

the

11

Should the applicant be unwilling to supply t

information as part of the application, it may pe
appropriate to consider directing the applicant| to

supply the information under Regulation 4 of
Town and Country Planning (Application
Regulations 1988, or to refuse the applicationese
recommendations conform to the advice provide
DCLG National Planning Policy Framework (NPP
Section 12, Paras. 128,129 & 135).

Should you be minded to refuse this application

other grounds, the lack of archaeological inforomati

should be an additional reason for refusal to en
the archaeological potential is given futy
consideration.
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LCC Ecology — No objection, subject to conditions
securing mitigation.

The ecology survey submitted in support of the
application (Ecolocation, June 2016) is satisfactor
No protected species or habitats of note were
recorded and no further surveys are required st th
stage.

Noted.

The proposal provides an opportunity to provide
biodiversity gains through enhancements within
landscaping. While this is an outline applications
clear that buffer zones could be provided to enbg
biodiversity.

We would recommend that if permission is grante
the applicant is required to follow the

TMitigation measures have been proposed an

net
the

\nc
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recommendations in the report. condition can be imposed to safeguard future
biodiversity of the site.
However, the hedgerows on site were assessed as
having biodiversity value. We welcome the retemtioThe Ecology report has been independently assessgd
and buffering of these hedgerows and would requestnd raises no objection from the County Council
that conditions are in place to ensure that these | Ecologist subject to securing mitigation as propose
buffers are retained when the final layout is
submitted.
The area of retained grassland (‘The Green’) aad th
proposed SUDs areas should be used for biodiversity
enhancement. We would therefore be pleased to
comment on the proposed landscaping plans when
they are available.
In summary, we have no objections to this
development, but would request that the following
are forwarded as a condition of the development:
- All works in accordance with the
recommendations in the ecology report.
- Final layout to be in accordance with the
lllustrative Layout (Rev B), any
amendments must retain at least a 5m buffer
between the existing hedgerows and the
development.
- Landscaping in the areas of Open Space 1o
comprise locally native
species. Landscaping plans to include
biodiversity enhancements. Landscaping|to
be approved.
- Ecology surveys are only considered to be
valid for a period of 2 years. Therefore an
updated survey will be required either in
support of the reserved matters applicatiop,
or prior to determination (whichever is
soonest after June 2018). This should foqus
on a walkover survey of the site to identify
any changes since the previous
survey. More detailed surveys should thep
be completed as appropriate.
Parish Council — Object to the proposal on the
following grounds: The application is in outline and states up to |18

There will be too many properties built in relatimn
the rest of the village, the area of separatiohlveil
lost, it will make Easthorpe lose its charm andehe
are no small properties being built.

dwellings to be developed, as part of the prop
indicative plan has been submitted that demonsttae
dwellings can be provided without appearing cramped
in form. The development sits within close proxymi

to the built form and adjacent to a site that bignéfom
existing planning permission, as yet details of
sizes have not been confirmed, the submitted Design
and Access Statement states th#ie" development

proposals will deliver 18 dwellings on a site 06D.
hectares, the development proposals will delivenia
of housing in line with national and local policyThe
scheme will potentially include a range of hougge
varying from 2 to 5 bed homes. The developmekssee
to deliver a mix of tenures which will provide open
market housing and 37% affordable housing.”

A condition would be added to any permission taiea
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that the proposed housing provides a mix and nee
set out within the requirements of the backgro
documents of the New Melton Local Plan.

d a
und

Developer Contributions: LCC

Waste
The Civic Amenity contribution is outlined in th
Leicestershire Planning Obligations Policy.

The County Council's Waste Management Te
makes an assessment of the demands any pro
development would have on the existi
Leicestershire County Council Civic Ameni
infrastructure.

The nearest Civic Amenity Site to the propog
development is located at Bottesford and resideh
the proposed development are likely to use this
The Civic Amenity Site at Bottesford will be able
meet the demands of the proposed developn
within the current site thresholds without the nésd
further development and therefore no contributier
required on this occasion.

Future developments that affect the Civic Amen
Site at Bottesford may result in a claim for
contribution where none is currently sought.

Libraries

No claim from Leicestershire Library Services dae
the closest library to the development be
Grantham Library.

Highways
No claim from Leicestershire Highway Authority.

Education.

Primary School

The site falls within the catchment area of Bottedf
C of E Primary School. The school has a net céypa
of 315 and 259 pupils are projected on roll shahig
development proceed; a surplus of 56 places
taking into account the 5 pupils generated by
development.

There are currently no pupil places at this sch

eNoted.

S106 payments are governed by Regulation 122 o
a@IL Regulations and require them to be necessar
vadledv the development to proceed, related to

ndevelopment, to be for planning purposes,
Iyeasonable in all other respects.

sed
S

t
nent

ni

ity
a

ACI

after
this

ool

being funded by S106 agreements from other

developments in the area.

An education contribution will therefore not |
requested for this sector.

Secondary School
The site falls within the catchment area of Bely
High School. The school has a net capacity of

e

oir
650

and 636 pupils are projected on roll should this

development proceed; a surplus of 14 pupil pla

ces

after taking into account the 4 pupils generatedhisy

the
y to
the
and
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development.

However a total of 5 pupil places are being funde

this school from S106 agreements for
developments in the area. After taking these

into account the school has a forecast surplus9g

pupil places.

An education contribution will therefore not |

requested for this sector.

d
other
slace
fl

he

Representations:
A site notice was posted and neighbouring propedimsulted. As a resutletters of objection have been received

Representations

Assessment of Head of Regulatorgr8ices

Character of the area

Negative adverse impact on the locality — 18 1

beautiful, peaceful hamlet.

The development is out of scale and out
character — this can be seen clearly from the
of Easthorpe provided in the Highways report.

The development area looks massive
comparison with the hamlet's existing area
dwellings.

The development itself is disproportionate.

houses, of which | assume will be a mix of 2/3/
bedroom houses will have an excessive footp
which completely out of character.

This alongside the 9 houses that are part
another proposed development that the other
of Green Lane. This is a total of 27 houses
off Green Lane, not just 18.

homes will change the whole character of thiéisual Assessment study. This follows accep

elhe applicants have produced a detailed Landscage
professional methodologies.
ile the appearance of the site would be alteresl

would not have a significant impact upon the wi
landscape and the setting of the village.

D

iI'é"uildings of up to two storeys are proposed. Taftects
Fhe general height and scale of buildings in
surrounding area.

1Bayout and landscaping could help assimilate these
Hiato the landscape. Housing on this site wouldapgtear
r'@ be alien or unusual in this location.

‘Blhe proposed density across the site will be 29lldws
sjgry hectare to provide up to 18 dwellings.
wepnsidered to be consistent with the overall dgreitd

character in the surrounding areas.

This] i

ted

—

ler

the

Highway Safety

Notwithstanding the highway report, the numi
of additional vehicles (many families have two
three cars) will create nuisance and risk of dar
in terms of traffic and parking (estate roads
not wide enough and visitors will park on Man
Road creating obstructions and danger — just |
at what happened in Bottesford).

The Highways report dismisses the risk

accidents based on historical data but the siz
this proposed estate will change the data and
the risk.

kS per comments above, the County Highway Autho
dpave assessed the proposal and do not considehémat
g@puld be a significant impact upon highway capacity
~Eafety.
or

ook

of
e of
thus

The Highways report says that Green Lane wd

rity

uld
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be improved. It would not. It is a pleasant, guit
lane and would be converted into a busy estate
road totally out of character with the runal
surroundings. It also says that there would be no
adverse traffic effect on the local highway
network. Adding traffic to a narrow rural road|is
undeniably adverse. This report appears tg be
biased in favour of development.

No though has been given to safe access |and
egress from Castle View Road onto the A52. The
A52 already has road markings in an attempt to
promote traffic calming, which are futile as
anyone leaving for work/returning home at peak
hours will attest to. No though has been given to

access and egress onto Rutland Lane or Gran
Road; both routes North out of Easthorpe.

In terms of traffic, assume most families have 2
cars and both vehicles will be used at peak times,

be it to travel to work or for the school run. Th

would put volume at 2 cars x 2 trips (each per
day) x 5 week days x 18 residences = 360
weekday trips plus leisure travel at the weekends.
The increase in traffic poses a threat to young
families within the village and also to cyclists
who use Manor Road/Easthorpe Road/Castel

View Road as part of the recognised local cy
route (figure 4 of the ADC report). There is a

a working farm on Manor Road plus grazihg

opposite Green Lane, both which are acceg
frequently during the daytime and with increag
frequency at salient times during the year
necessary.

ham

a

cle
SO

sed
ed
as

Flooding

The flood and drainage report commissioned
the applicants advises that the new occup
should be on the EA flood alert system so {

they can evacuate their properties while they [can

still make their way out through Manor Rod
This is an unsustainable site. The LA should
be adding to the number of people in the Paris
Bottesford who are on automatic flood alerts.

[Blease see comments above from the relevant dm
icagthorities, none of which are objecting to theposal
hatibject to certain conditions.

dThe application is in outline and full details, adpwith
noalculations for capacity etc and future managenmer
hreicommended by the LLFA.

Part of the submitted details include a storm w
attenuation feature to be proposed near to thehsou
boundary. It is proposed that this will be desigtedrain
completely so that permanent water features are
created.

nag

ater
t

not

Policy requirements

The development is located in an Area
Separation as outlined in the draft Local Plan.

d?lease see comments below on the New Melton L
Plan.

The proposal is contrary to the local plan polic$X0
(vilage envelopes) however the NPPF is a matg
consideration of some significance because of
commitment to boost housing growth. The 1999 bte
Local pan is considered to be out of date and ah, s

ocal

rial
its

t
u

under para. 215 of the NPPF can only be given dith

it

Pa
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weight.

Other matters

Local amenities, including education premis
doctors and shops have no spare capacity
increase volume. Simply travel into Bottesfg
on a Saturday to go to the Spar or Co-op to
the impact of the current populace.

To assume that people are prepared to cycl
travel up to 5km locally for school or non-leisy
(as per the ADC report) is unreasonable given
major employment is not local.

Major employers reside as far afield

Nottingham, Grantham, Lincoln or Newark but
name a few destinations. Cycling direct to th
locations is dangerous, especially Nottingham
Lincoln (along major arteries including the Af
and A46).

Rail travel from Bottesford poses challenges
parking, especially as it is free. There are m
people who commute from Grantham and
outskirts to take advantage of this free park
and the overflow is often seen on Station Ra
which poses a threat to safety at peak time
either end of the day. Rail travel is oft
congested at peak times with further conges
during the summer months, which may encour
those commuters to take up the opportunity to
back in their cars.

The number of houses (18) proposed is exces
The development is so cramped that it will 1
offer any attractive opportunity for people in lar,

family homes to downsize there and free up larger

houses for families.

eEasthorpe whilst currently not sustainable in itsaight

has been assessed and found due to its close [iyoxin
réottesford and the number of services available lva
seensidered as a sustainable location. The locatidhe
application site sits on the very western pointtioé
village and its proximity to Bottesford is one tlwn be
eréached without the use of a motor car or requiaingry
rehort journey, and where people can access dayyd
thedrvices easily.

However, sustainability also takes into accountecaic
aand environmental factors and it is recognised tthatite
tis ‘greenfield’ without a presumption for developmhe
eJdhis is considered to weigh against the propg
ahtbwever, the land is not identified by any studypolicy
bAS important to the setting of Easthorpe nor is

designated as important countryside, for exampieutjh

National Park, AONB or any other landscape designg
faiving it ‘special’ status. Accordingly it does noieet the
amypes of location that the NPPF requires to beequted
isnd accordingly only limited weight can be afforded
inbis aspect.
ad,

5 lats common to find commuters as part of the oerip
eio new  developments, however the sustainability

atgecation, but this service is considered as an iaidge to

gée location.

Sides. per the comments to the Parish Council, theitlerss
na@ine common this area and the proposal will progideix
gof housing along with an element of affordable hiogis

=)

sal.

—

of

lidottesford does allow people to commute from this

Other Material Considerations,:

Consideration

Assessment of Head of Regulatory Seces

Sequential Test

The application site is located around 250m so
of the River Devon. The application site is sho

to be in an area at risk of flooding on the
Environment Agency (EA) maps . The
Environment Agency have agreed that the
Council’s Strategic Flood Risk Assessment
(SFRA) is more up-to-date than the EA flood
zone data and should be used as the basis for
Flood Risk Assessment which accompanies th
applications submission.

The majority of the site is in Flood Zone 1, a
small area to the south-eastern corner of thass

uthhe applicant has submitted a robust and comprere
weequential test which has been reviewed by botlotta
planning authority and the relevant statutory ctiess.

It is concluded through the evidence provided thate
are no sequentially preferable sites availableowvelr
flood risk areas without constraints that meetaha of
thike project.

)

The proposal meets the 16 sustainability benefhigchy
outweigh flood risk as informed by the Strategiodd
Risk Assessment and therefore fulfils the two ctiods

iteequired to pass the exception test.
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shown in flood zone 2/3a. Green Lane, which

proposed to be widened as apart of the propos
shown as lying within flood zone 2/3a and at th
junction of Manor Road is in zone 3b.

The proposed development is classed as a ‘md
vulnerable’ development in accordance with
Table 2 Flood Risk Vulnerability Classification

~

Possible alternative sites have been limited to

Easthorpe and Bottesford. Alternatives have
been screened from Melton Borough Council’s
SHLAA, Focussed Changes Local Plan, Planni
Applications and windfall searches.

A total of 26 sites were presented within the
submitted Sequential Test whereby all were
discounted due to either viability or existing
constraints.

The proposed development is of an allocated |
within the New Melton Local Plan, whilst it is
acknowledged that the Local Plan is still being
examined, the site has been assessed and allg
subject to the provision of satisfactory flood
mitigation works.

The applicant has summarised that given the s
specific nature of the proposal, there are no
sequentially preferable sites in lower flood risk
areas.

al is
e

of

the National Planning Policy Framework (NPPF).

S

ite

cated

Planning Policies and compliance with the
NPPF

The application is required in law to be conside
against the Local Plan and other material consigrs
The proposal is contrary to the local plan polic$X3
however as stated above the NPPF is a mat
consideration of some significance because of
commitment to boost housing growth.

The 1999 Melton Local pan is considered to be du
date and as such, under para. 215 of the NPPFrdgn
be given limited weight.

This means that the application must be considere
under the ‘presumption in favour of sustainable
development’ as set out in para 14 which require
harm to be balanced against benefits and refusal tn

significantly and demonstrably outweigh the benefi,
when assessed against the policies in this Framewo
taken as a whole”.

The NPPF advises that local housing policies wdl
considered out of date where the Council carn
demonstrate a 5 year land supply and where prop
promote sustainable development objectives it shbel
supported.

where *“any adverse impacts of doing so would

red

erial
its

)

]

r

b
not
psal

The Council can demonstrate a five year land su

bply
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however this on its own is not considered to weigh
favour of approving development that is contrarythe
local plan where harms are identified, such as gegin
located in an unsustainable location. A recenteapp
decision (APP/Y2430/W/16/3154683) in Harby mdde
clear that ‘a supply of 5 years (or more) should ln®
regarded as maximum.’ Therefore any development for
housing must be taken as a whole with an assesahent
other factors such as access, landscape and |other
factors...”
The site is a greenfield site and lies outside wf in
close proximity to the built form of the villageThe site
has been allocated for development in the Locah Pla
However the harm attributed by the development |are
required to be considered against the benefitiimfing
the development in this location. The provision |of
affordable units with the house types that meet |the
identified housing needs is considered to offer esom
benefit, along with promoting housing growth.
The proposal would provide market housing in the
Borough and would contribute to land supply. There
would be some impact upon the appearance of the
area and technical matters which require mitigation
The form of development is considered be acceptable
and the benefits of the proposal outweigh thesp
concerns. It is therefore considered to be i
accordance with the core planning principles of the
NPPF.

The (new) Melton Local Plan — Submitted

version.
Whilst the Local Plan remains in preparation it dzn

The Local Plan has recently been submitted to|tladforded only limited weight.

Planning Inspectorate for examination and

consideration. It is therefore considered that it can attract Wweig

The NPPF advises that:

From the day of publication, decision-takers mayThe ‘Focussed Changes’ document recognises thasite

also give weight to relevant policies in emergingEAST 2 capable of accommodating 12 units as| an

plans according to: ‘allocated site’.

e the stage of preparation of the emerging plan

(the more advanced the preparation, the greaterThe proposal is in conflict with the emerging logddn

the weight that may be given); because the application proposes 18 dwellings wasfe

e the extent to which there are unresolved the allocation is for 12 dwellings, however theesis

objections to relevant policies (the less significa allocated for development and technical mattersehav

the unresolved objections, the greater the weighbeen overcome for development subject to |the

that may be given); and submission of further details, therefore the ppleiof

e the degree of consistency of the relevant development in this location is accepted.

policies in the emerging plan to the policies in

this Framework (the closer the policies in the

emerging plan to the policies in the Framework,

the greater the weight that may be given).

The submitted version of the Local Plan identifies

Easthorpe as a ‘Rural Hub’, in respect of which,

under Policy SS2, two sites are allocated

residential development in the village, this

application site forms the allocated EAST2 within
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the Local Plan.

The application site is referenced as EAST?2 in the
submission version of the New Melton Local Plan
of which the Local Plan advises that

Policy EAST2: Development of site reference
EAST?2 be supported provided

* Food mitigation measures have been put
in place and the drainage infrastructure is
available to accommodate the surface
water from this site.

* The four protected trees tot eh site
frontage (Tree Preservation Order
151/904/6) are retained and suitable
protection measures are put in place
through the duration of the development.

* That suitable measures are incorporated
to ensure there will be no adverse
impacts to protected species;

* There is sensitive boundary treatment to
the south and southwest with the
addition of soft attractive edging,
additional landscaping and sensitive
boundary treatments.

As per the submitted information as part of the
planning application and the detailed consultation
responses received it is considered that the
requirements as set out above have been met and
mitigated.

Policy EN4 identifies an area of separation
between Bottesford and Easthorpe whereby New
development proposals will be required to

A) avoid the coalescence of settlements by
maintaining the principle of separation betweer
them;
B) Retain highly tranquil parts of the landscape
between settlements; and

C) Safeguard the individual character of
settlements.

New development proposals will be supported
where they respect the areas of separation, e sit
does lie within the designated AOS, however as
per the EAST2 site description “The site lies
within the AOS but due to the relationship with
the built form of Easthorpe the site could
accommodate small scale of development similar
to the neighbouring site (SHLAA MBC/028/16)
without giving rise to the appearance or
experience of a coalescence of Easthorpe with
Bottesford.

The site location plan submitted does mimic that
of the outlined allocation site, therefore sitting
within the prescribed designation, however the
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proposal is for up to 18 dwellings, not the 12 ag
set out in the allocation site description.

Bottesford Parish Neighbourhood Plan

Bottesford PC are a qualifying body with an
intention to develop a Neighbourhood Plan.

However no Neighbourhood Plan has been
published and as such cannot be a consideratipn
in this instance.

Conclusion

It is considered that the application presentslanoa of competing objectives and the Committaeviged to
reconcile these in reaching its conclusion.

The Borough is considered to have a sufficient Buppdeliverable housing sites in line with curtgianning
guidance, with the most recent evidence pointingnéoe than seven years

Affordable housing provision remains one of the @uls key priorities. This application presentsirso
affordable housing that helps to meet identifiechl;meeds. Accordingly, the application presentsticle for
the delivery of affordable housing of the approfriguantity, in proportion with the development afda
type to support the local market housing needsstheape is considered to be a relatively sustagbdalation
in close proximity to Bottesford therefore havingcess to employment, health care facilities, prymeand
secondary education, local shops, and regular bdsrain services. It is considered that thereraaterial
considerations that weigh in favour of the appiaat

There are a number of other positive benefits efsbheme which include surface water managemethiein
form of a sustainable drainage.

It is considered that balanced against the poséigments are the specific concerns raised in septations,
particularly the development of the site from itean field state and the impact on the charact¢hefural
village and the allocated area of separation.

In conclusion it is considered that, on the balancef the issues, there are significant benefits aaging
from the proposal when assessed as required unddre guidance in the NPPF in terms of housing supply
and affordable housing in particular. The balancirg issues — development of a green field site andeth
area of separation — are considered to be of limiteharm.

This is because, In this location, the site benedifrom a range of services in the immediate vicinjtand
nearby which mitigate the extent to which travel isnecessary and limits journey distance, the charaet
of the site provides potential for sympathetic deig, careful landscaping, biodiversity and sustainala
drainage opportunities, the site is also allocatefbr development in the submitted Melton Local Plan.

Applying the ‘test’ required by the NPPF that pessimn should be granted unless the impacts would
“significantly and demonstrably” outweigh the bat®fit is considered that permission can be gdnte

Recommendation: PERMIT, subject to:-
(8) The following conditions:

1. Application for approval of the reserved mattgnall be made to the Local Planning Authority ibefo
the expiration of three years from the date of fiesmission and the development to which this
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10.

permission relates shall begin not later than ttpgration of two years from the final approval bkt
reserved matters or, in the case of approval dierdifit dates, the final approval of the last such
matter to be approved.

No development shall commence on the site apgiroval of the details of the "external appearance
of the buildings, Layout, Scale and Landscapinthefsite" (hereinafter called "the reserved mdtiers
has been obtained from the Local Planning Authority

The reserved matters as required by conditiabd¥e, shall provide for a mixed of types and safes
dwellings that will meet the area's local marketiging need.

No development shall start on site until samplethe materials to be used in the constructiothef
external surfaces of the buildings hereby permittade been submitted to and approved in writing by
the Local Planning Authority. Development shall ¢seried out in accordance with the approved
details.

A Landscape Management Plan, including a maames& schedule and a written undertaking,
including proposals for the long term managementaofiscape areas (other than small, privately
occupied, domestic garden areas) shall be subntdtadd approved by the Local Planning Authority
prior to the occupation of the development or ahgge of the development, whichever is the sooner.

The approved landscape scheme (both hard atydskafl be carried out before the occupation ef th
buildings or the completion of the development, chleiver is the sooner; unless otherwise agreed in
writing by the Local Planning Authority. Any trees plants which within a period of 5 years from
the completion of the development die, are remameldecome seriously damaged or diseased shall
be replaced in the next planting season with otleérsimilar size and species, unless the Local
Planning Authority gives written consent to anyiagon.

No development shall commence on the site anth time as a construction traffic management
plan, including as a minimum details of the routofgonstruction traffic , wheel cleansing facdii
vehicle parking facilities, and a timetable forith@rovision, has been submitted to and approved in
writing by the Local Planning Authority. The consttion of the development shall thereafter be
carried out in accordance with the approved desaitstimetable.

Notwithstanding the details submitted no develept hereby permitted shall commence until such
time as an improvement scheme along Green Lanedimg for carriageway widening,
improvements to the Manor Road/Green Lane jundtigorovide 2.4m x 43m visibility splays,
footway works, replacement access facilities fostBarpe Lodge and a turning head as close as
possible to the adopted extent of Green Lane hais gbmitted to the Local Planning Authority for
approval. The approved scheme shall thereaftprdaded and implemented in full prior to the
occupation of any dwelling hereby permitted.

No development shall commence on the site sath time as an Arboricultural Construction Method
Statement and details of a suitable replacemerarfgthighway tree(s) that are removed or provided
as part of this application ahs been submittedtbapproved in writing by the Local Planning
Authority. The development shall thereafter beiedrout in accordance with the approved details
and timetable.

Notwithstanding the submitted plans no pathefdevelopment hereby permitted shall be occupied
until such time as accesses on to Green Lane learefirovided in accordance with the following
requirements:

- Main vehicular access (Village Street) servingentan 5 but no more than 25 dwellings: minimum
of 4.8 metres wide for at leas the first 5 metrelibd the highway boundary with a drop crossing of
minimum size as shown in Figure DG20 of the 6Csb{Bsgunction with the adopted road
carriageway.

- Shared private drives serving no more than d tdta dwelling: minimum of 4.25 metres wide for

at least the first 5 metres behind the highway bamwith a drop crossing of a minimum size as
shown in Figure DG20 of the 6CsDG at its junctiathvthe adopted road carriageway.
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12.

13.

14.

15.

16.

17

18

19

- Individual private access drives on to Green Lanep crossing of a minimum size as shown in
Figure DG20 of the 6Cs Design Guide at its junctioth the adopted road carriageway.

To afford adequate visibility off any accesses radlsy planting or fences shall be erected or albbwe
to grown on the highway boundary exceeding 0.6 esatr height above the level of the adjacent
carriageway. All accesses shall be surfaced iouad material for a minimum of 5m behind the
highway boundary. The accesses once providedshaib maintained at all times.

The new vehicular access hereby permitted sbalbe sued for a period of more than one month
from being first brought into use unless the erigtiehicular access on to Manor Road that become
redundant as a result of this proposal has beaedlpermanently and reinstated in accordance with
details first submitted to and agreed in writingtbg Local Planning Authority

No development shall take place until a prognenof archaeological work, informed by with an
initial phase of trial trenching, has been detailthin a Written Scheme of Investigation, subndtte
to and approved by the local planning authoritwiiting. The scheme shall include an assessment of
significance and research questions; and

e The programme and methodology of site investigatiod recording (including the initial trial
trenching, assessment of results and preparatian appropriate mitigation scheme)

e The programme for post-investigation assessment

* Provision to be made for analysis of the site itigation and recording

« Provision to be made for publication and dissenmmabf the analysis and records of the site
investigation

< Provision to be made for achieve deposition ofahalysis and records of the site investigation

« Nomination of a competent person or persons/org#ois to undertake the works set out within
the Written Scheme of Investigation.

No demolition/development shall take place othan in accordance with the Written Scheme of
Investigation approved under condition 12

The development shall not be occupied untildite investigation and post investigation asseasme
has been completed in accordance with the prograsetneut in the Written Scheme of Investigation
approved under condition 12 and the provision madeanalysis, publication and dissemination of
results and archive deposition has been secured.

The development permitted by this planning pesion shall be carried out in accordance with the
approved Flood Risk Assessment (FRA) EWE Associatds Final Rev C January 2018 and the
following mitigation measures details within the &R

a) Finished floor levels are set no lower than 88above Ordnance Datum (AOD).

b) Provision of compensatory flood storage in adaace with Appendix K to the above Flood Risk
Assessment.

No development approved by this planning pesimis shall take place until such time as a surface
water drainage scheme has been submitted to, ambwegal in writing by, the Local Planning
Authority.

No development approved by this planning peronisshall take place until such time as details in
relation to the management of surface water ondsiting construction of the development has been
submitted to, and approved in writing by, the Laeklnning Authority.

No development approved by this planning pesimis shall take place until such time as details i
relation to the long term maintenance of the snatae surface water drainage system within the
development have been submitted to, and approvedtiting by, the Local Planning Authority.

No development approved by this planning perionisshall take place until such time as infiltratio
testing has been carried out to confirm (or otheeyithe suitability of the site for the use of
infiltration as a drainage element, and the flog# assessment (FRA) has been updated accordingly
to reflect this in the drainage strategy.
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Reasons:

1. To comply with the requirements of Secti@add the Town and Country Planning Act 1990.

2. The application is in outline only.

3. To ensure that the housing needs of the borotgymat.

4, To enable the Local Planning Authority to retaimirol over the external appearance as no details
have been submitted.

5. To ensure that due regard is paid to the continairttancement and preservation of amenity afforded
by landscape areas of communal, public, natureezgason or historical significance.

6. To provide a reasonable period for the megizgent of any planting.

7. To reduce the possibility of deleterious matenml¢, stones etc.) being deposited in the highwaly an
becoming a hazard for road users, to ensure thtreation traffic does not use unsatisfactory road
and lead to on-street parking problems in the area.

8. To mitigate the impact of the development, in teeeyal interests of highway safety and in
accordance with Paragraph 32 of the National PtanRilicy Framework 2012.

9. To protect the existing highway in the vicinitytbe development site.

10. To ensure that vehicles entering and leaving tteerany pass each other clear of the highway, in a
slow and controlled manner, in the interests ofegainhighway safety and in accordance with
Paragraph 32 of the National Planning Policy Fraor&2012.

11. In the interests of highway and pedestrian safetadcordance with Paragraph 32 of the National
Planning Policy Framework 2012.

12. To ensure satisfactory archaeological investigadiot recording

13. To ensure satisfactory archaeological investigaiot recording

14. To ensure satisfactory archaeological investigadiot recording

15. To reduce the risk of flooding to the proposed dwment and future occupants and to prevent
flooding elsewhere by ensuring that compensatamage of flood water is provided.

16. To prevent flooding by ensuring the satisfactoorage and disposal of surface water from the site.

17. To prevent an increase in flood risk, maintain elkisting surface water runoff quality, and to pmave
damage to the final surface water management sgstieraugh the entire development construction
phase.

18. To establish a suitable maintenance regime, thgtheanonitored over time; that will ensure the long
term performance, both in terms of flood risk anatev quality, of the sustainable drainage system
within the proposed development.

19. To demonstrate that the site is suitable (or otrswfor the sue of infiltration techniques as part
the drainage strategy.

Officer to contact: Ms Louise Parker Date: 6lfaary 2018
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Reference:

Date Submitted:

Applicant:
Location:

Proposal:

Introduction:-

Agenda Iltem 4.3

COMMITTEE DATE: 20th February 2018

17/01139/FUL

20.10.17

Mr & Mrs Jinks

Land Adj The Hall Main Street Gaddesby

Proposed two storey dwelling (with ground floor being subterranean).
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The proposal seeks planning permission for a proposed two storey dwelling (with the ground floor being
subterranean) within the grounds of Gaddesby Hall. The proposed development site is located within the
immediate setting of Gaddesby Hall (a Grade Il listed building) as well as the wider setting of the (Grade |
listed) Church of St Lukes.

It is considered that the main issues arising from this proposal are:

e Compliance or otherwise with the Development Plan and the NPPF
e Impact upon the character of the conservation area

e Impact upon the setting of the listed building

e Impact upon residential amenities

e Impact upon ecology

e Highway safety.

History:- 15/00826/FUL & 16/00691/DIS

One new dwelling was permitted in 2015 on a former tennis court to the rear of Gaddesby Hall. The new
property was a pastiche designed two storey, three bedroom dwelling in reconstructed stone quoins, rustic brick
in stretcher bond and natural slate roof. A number of highway improvements were conditioned as part of the
approval and these were satisfactorily discharged in 2016.
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Planning Policies:-
Melton Local Plan (Saved policies)

Policy OS1 — This policy states that planning permission will only be granted for development within the town
and village envelopes where the form, character and appearance of the settlement is not adversely affected, the
form, size, scale, mass, materials and architectural detailing is in keeping with the character of the locality, the
proposal would not cause undue loss of residential privacy, outlook and amenity enjoyed by occupants of
existing nearby dwellings and that requisite infrastructure, such as public services is available or can be provided
and that satisfactory access and parking provision can be made available.

Policy H6 — This policy states that planning permission for residential development within village envelopes will
be confined to small groups of dwellings, single plots or the change of use of existing buildings.

Policy C15 — This policy states that planning permission will not be granted for development which would have
an adverse effect on the habitat of wildlife species protected by law unless no other site is suitable for the
development and the development is designed to protect the species or arrangements are made for the transfer of
the species to an alternative site of equal value.

Policy BE1 — This policy states that planning permission will not be granted for new buildings unless
(including): the buildings are designed to harmonise with surroundings in terms of height, form, mass, siting,
construction materials and architectural detailing, the buildings would not adversely affect occupants of
neighbouring properties by reason of loss of privacy or sunlight/ daylight and adequate vehicular access and
parking is provided.

The National Planning Policy Framework introduces a ‘presumption in favour of sustainable
development’ meaning:

e approving development proposals that accord with the development plan without delay; and
e where the development plan is absent, silent or relevant policies are out - of- date, granting permission
unless:
o any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when
assessed against the policies in this Framework taken as a whole; or
o specific policies in this Framework indicate development should be restricted.

The NPPF also establishes 12 core planning principles that should underpin decision taking. Those relevant to
this application include:
o proactively drive sustainable economic development to deliver homes, infrastructure and thriving local
places the country needs,
o Always seek to secure high quality design and a good standard of amenity for all existing and future
occupants of land and buildings,
o Take account of the different roles and character of different areas, recognising the intrinsic character
and beauty of the countryside and supporting thriving rural communities within it,
o Actively manage patterns of growth to make the fullest possible use of public transport, walking,
cycling, and focus significant development in locations which are or can be made sustainable.

On Specific issues it advises:
Conserving and enhancing the historic environment

. In determining applications, local planning authorities should require an applicant to describe the
significance of any heritage assets affected, including any contribution made by their setting. The level of detail
should be proportionate to the assets’ importance and no more than is sufficient to understand the potential
impact of the proposal on their significance. As a minimum the relevant historic environment record should have
been consulted and the heritage assets assessed using appropriate expertise where necessary. Where a site on
which development is proposed includes or has the potential to include heritage assets with archaeological
interest, local planning authorities should require developers to submit an appropriate desk-based assessment
and, where necessary, a field evaluation.
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. Local planning authorities should identify and assess the particular significance of any heritage asset
that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking
account of the available evidence and any necessary expertise. They should take this assessment into account
when considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage
asset’s conservation and any aspect of the proposal.

. Where there is evidence of deliberate neglect of or damage to a heritage asset the deteriorated state of
the heritage asset should not be taken into account in any decision.

. In determining planning applications, local planning authorities should take account of:

e the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses
consistent with their conservation;

e the positive contribution that conservation of heritage assets can make to sustainable communities including
their economic vitality; and

o the desirability of new development making a positive contribution to local character and distinctiveness.

. When considering the impact of a proposed development on the significance of a designated heritage
asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the
weight should be. Significance can be harmed or lost through alteration or destruction of the heritage asset or
development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and
convincing justification. Substantial harm to or loss of a grade Il listed building, park or garden should be
exceptional. Substantial harm to or loss of designated heritage assets of the highest significance, notably
scheduled monuments, protected wreck sites, battlefields, grade | and I1* listed buildings, grade | and II*
registered parks and gardens, and World Heritage Sites, should be wholly exceptional.

. Where a development proposal will lead to less than substantial harm to the significance of a designated
heritage asset, this harm should be weighed against the public benefits of the proposal, including securing its
optimum viable use.

Listed Building and Conservation Area Act 1990

As the site adjacent is Gaddesby Hall, a Grade Il listed building, and the development site is within the
Conservation Area, the Committee is reminded of the duties to give special attention to the desirability of
preserving or enhancing the building and it’s setting and preserving and enhancing the conservation area,
sections 66 and 72.

Promoting sustainable transport

Paragraph 34 of the NPPF states that decisions should ensure developments that generate significant movements
are located where the need to travel will be minimised and the use of sustainable transport modes can be
maximised. This needs to take into account policies set elsewhere in the NPPF, particularly in rural areas.
Delivering a wide choice of high quality homes

Paragraph 49 of the NPPF states that housing applications should be considered in the context of the
presumption in favour of sustainable development. Relevant policies for the supply of housing should not be
considered up to date if the local planning authority cannot demonstrate a five-year supply of deliverable
housing sites.

Paragraph 55 states that to promote sustainable development in rural areas, housing should be located where it
will enhance or maintain the viability of rural communities.

Requiring good design
Paragraph 56 states that good design is a key aspect of sustainable development and should contribute positively
to making places better for people. Paragraph 57 further explains that it is important to plan positively for the

achievement of high quality and inclusive design for all development.

Paragraph 61 states that planning decisions should address the connections between people and places and the
integration of new development into the natural, built and historic environment.
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Conserving and enhancing the natural environment

Paragraph 118 states that when determining planning applications, local planning authorities should aim to
conserve and enhance biodiversity. Opportunities to incorporate biodiversity in and around developments should
be encouraged. Planning permission should be refused for development resulting in the loss or deterioration of
irreplaceable habitats, unless the need for, and benefits of, the development in that location clearly outweigh the

loss.

Consultations:-

Consultation Reply

Assessment of Head of Regulatory Services

MBC Building Control
No comment offered.

Noted.

LCC Highways

As the application is for a single dwelling, LCC
Highways has requested that MBC consider the
highways impact of the application (parking
provision, site access width and visibility) using
the County Highway Authorities standing advice
document.

LCC Highways confirmed that while Main Street
is classed as public highway and maintained by
Leicestershire County Council, the development
would be accessed off a private drive connecting
to Main Street.

Noted

In accordance with the LCC’s standing advice, the
parking provision, site access width and visibility

is considered acceptable for the one new dwelling

on the private drive connecting to Main Street.

There is an established number of cars that use the
private road to access their properties to the rear
of Gaddesby Hall, and the addition of one further
dwelling will not sufficiently impact on the access
along the drive to warrant a refusal.

The parking at the site has been revised to include
the removal of a garage as this would have
impacted on the setting of the adjacent listed
buildings. The revised parking layout is at the
front of the property; there is ample space for two
car parking spaces and the visibility when
entering / exiting the proposed site is in
accordance with LCC’s standing advice.

The permission 15/00826/FUL for a new dwelling
to the rear of Gaddesby Hall included conditions
relating to the site access — all these conditions
have been discharged and there are no identified
issues with access in this location.

Gaddesby PC -

Gaddesby Parish Council do not formally object to
the application but they have made a number of
observations:

e The plan gives the impression that the
entire lower floor will be subterranean.
However the western elevation will
appear as a two storey dwelling. When
sun reflects on the south facing window
the reflection will be seen through the
Yew hedge screening.

e The modern nature of the dwelling is not
in keeping with the surrounding
buildings.

e The private drive will only allow single
lane traffic and if the application is

Noted.

Each of Gaddesby Parish Council’s observations
must be considered as part of the application
process:

e While the scale of the western elevation
will appear as over a single storey, it will
not appear as two storeys in height. This
was the view taken by both Historic
England and MBC Conservation who do
not consider this aspect to negatively
impact on the setting of the adjacent
buildings

e  The modern nature of the dwelling is
considered to be a high quality design
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approved there will be too many vehicles
using the access road.

e The Yew hedge has been cut back but not
re-aligned enough to allow access onto
Main Street and the visibility onto the
street is not sufficient.

and innovative response to the site’s
context. The pallet of materials combine
the use of a traditional reclaimed brick in
English garden wall bond with wide
expanses of modern glazing. It replaces
the pastiche design ethos of previous
approvals within the curtilage of
Gaddesbhy Hall. These pastiche buildings
have been constructed in stretcher bond
brickwork and sit incongruously to the
rear of the Hall. Historic England do not
object to the proposal on design terms
and consider the scheme acceptable for
such a sensitive historic location.

e Itis acknowledged that the private drive
is a single lane, however the addition of a
single dwelling is not considered
sufficient grounds to warrant refusal.

LCC Ecology -

LCC Ecology are satisfied that the application
does not require the submission of any surveys but
recommends that should planning permission be
granted, the applicant is required to follow a series
of reasonable avoidance measures to minimise the
impact on any GCN in the vicinity.

Noted.

Any approval would be conditioned in accordance
with the recommendations stated by LCC
Ecology.

Historic England

Historic England were consulted on the
application on the basis that the new dwelling
might impact on the setting of the Grade 1 listed
Church of St Lukes. They did not consider the
impact to the setting of the church to warrant
grounds for a refusal and chose not to offer formal
comments.

Noted

The decision to consult Historic England was
taken on the basis that the Yew hedge which
separates the application site from the Church of
St Lukes may not have been insufficient
screening.

In conversation with a member of the HE
planning team, HE supported MBC’s judgement
that the Yew hedge provides sufficient screening
between the church and newly proposed dwelling.
They did not identify any additional harm that
would arise from the proposed dwelling on the
adjacent heritage assets.

LCC Archaeology

LCC Archaeology stated that in order to safeguard
any important archaeological remains potentially
present no demolition/development should take
place/commence until a written scheme of
investigation (WSI) has been submitted to and
approved by the local planning authority in
writing.

Noted.

Any subsequent approval would be met with a
condition that requires the submission of a written
scheme of investigation prior to commencement
of works.
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Representations:-

The application was advertised by means of a site notice and letters were sent out to a number of neighbouring
properties. Objections were received from eight individuals for the application and 3 letters of support.
Comments received in this objection has been summarised below.

Consideration

Assessment of Head of Regulatory Services

Obijections

The impact of this proposed building will be
considerable on these two historic and listed
buildings. The building will be clearly visible
from the churchyard.

The emerging Melton Local Plan is still under
scrutiny and new houses should not be approved
in Gaddesby until it has become formally adopted.

A planning application for a new dwelling on the
site from 1990 was rejected following an appeal to
the secretary of state.

The planning application states that there are 4
properties that use the private drive. This is
incorrect and if the planning application is
approved then the private drive will be serving 6
properties which is too many.

The obligations to carry out improved
maintenance on the private drive as part of the
approval 15/00826/FUL

Support

The new dwelling will be a high quality building
that will compliment the surrounding historic
environment.

The impact of the new development will be minor

The issue of increased traffic along the single
width private drive was the principle point of
objection. However this has been considered in
the Highways consultation response. The addition
of a single two-bedroom dwelling is not
considered sufficient to grounds to warrant a
refusal. If a new development of multiple
dwellings was proposed then the circumstances
would require further consideration.

The issues of the impact on the setting of
Gaddesby Hall and the church of St Lukes has
been considered in the response from Historic
England and the assessment taken by MBC
Conservation.

The new design is not considered to be unduly
prominent when viewed from the rear of
Gaddesby Hall; the high quality detailing in
English garden wall bond with reclaimed brick
will reference a traditional single storey
outbuilding ancillary to a large country house, and
the overall composition will make a neutral
contribution to the setting of the two listed
buildings.

This new design contrasts with the other recent
developments within the curtilage of the Hall that
are crude pastiche buildings in stretcher bond
brickwork that contribute a marginal degree of
harm to the historic environment. Finally the yew
hedge which is located in front of the Church of St
Lukes is considered to provide sufficient
screening between the application site and the
Grade | listed building.

The objection that houses cannot be developed
while the emerging plan is still under
consideration is not sufficient grounds to warrant
a refusal. Furthermore the application that was
rejected in 1990 was taken at a point in time when
the surrounding environs to Gaddesby Hall was
significantly different. New development to the
rear of the site has set a precedent for change and
this can be supported if the proposal is in
accordance with Paragraph 132 of the NPPF.

Finally any issues requiring the maintenance of
the private drive is not a material consideration in
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this planning application. The driveway is
considered suitable for the provision of an
additional dwelling and there are no grounds to
warrant a recommendation for refusal.

Other Material Considerations not raised through representations:

Consideration

Assessment of Head of Regulatory Services

Planning Policies and compliance with the
NPPF

The application is required to be considered
against the Local Plan and other material
considerations. The proposal is partially contrary
to the local plan policy OS1; however, the NPPF
is a material consideration of some significance
because of its commitment to boost housing
growth. The NPPF advises that local housing
policies will be considered out of date where the
Council cannot demonstrate a 5 year land supply
and where proposals promote sustainable
development objectives it should be supported.

The Council’s most recent analysis shows that
there is the provision of a 5 year land supply and
as such the relevant housing polices are
applicable.

However, the 1999 Melton Local pan is
considered to be out of date and as such, under
pars 215 of the NPPF can only be given limited
weight.

This means that the application must be
considered under the ‘presumption in favour of
sustainable development’ as set out in para 14
which requires harm to be balanced against
benefits and refusal only where “any adverse
impacts of doing so would significantly and
demonstrably outweigh the benefits, when
assessed against the policies in this

Framework taken as a whole”

The provision of one new dwelling in Gaddesby is
acceptable in terms of a general location.

The application is considered acceptable against
paragraph 134 of the NPPF which states that:
“where a development proposal will lead to less
than substantial harm to the significance of a
designated heritage asset, this harm should be
weighed against the public benefits of the
proposal, including securing its optimum viable
use.”

The application is considered to make an overall
neutral contribution to the setting of the Grade Il
listed Gaddesby Hall. The marginal degree of
harm caused by introducing new built form within
close vicinity to the Hall / Church is mitigated by
the replacement of an unsightly close boarded
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fence around the perimeter of the site with new
hedge planting of various species.

The Application Site lies within the built
framework of Gaddesby, and the development of a
single dwelling in this location will not
significantly disrupt the provision of existing rural
facilities and services within the village. The Site
lies within an area of established residential
development and is not therefore incongruous
with the surrounding urban grain.

The (new) Melton Local Plan —

The Pre Submission version of the Local Plan was
agreed by the Council on 20" October 2017 and in
February 2018 it is under consideration for full
adoption.

The NPPF advises that:

From the day of publication, decision-takers may
also give weight to relevant policies in emerging
plans according to:

e the stage of preparation of the emerging plan
(the more advanced the preparation, the greater
the weight that may be given);

e the extent to which there are unresolved
objections to relevant policies (the less significant
the unresolved objections, the greater the weight
that may be given); and

e the degree of consistency of the relevant
policies in the emerging plan to the policies in this
Framework (the closer the policies in the
emerging plan to the policies in the Framework,
the greater the weight that may be given).

The Pre Submission version of the Local Plan
identifies Gaddesby as a rural hub, in respect of
which development of up to 3 dwellings would be
acceptable, subject to satisfying a range of criteria
specified.

Policy ENG states that:

Development proposals will be supported where
they do not harm open areas which contribute
positively to the individual character of a
settlement.

Policy EN13 states that:

The Council will take a positive approach to the
conservation of heritage assets and the wider
historic environment through:

A) seeking to ensure the protection and
enhancement of Heritage Assets including non-

The new Local Plan is currently under
consideration for full adoption, however until such
time as a decision has been taken, it can only be
afforded limited weight. It is therefore considered
that it can attract weight but this is quite limited at
this stage.

The proposal is in alignment with the emerging
local plan in terms of the number of dwellings
proposed for a rural hub, in which development of
up to 3 dwellings would be acceptable.

Furthermore the application is acceptable in
accordance with Policy EN as it is not considered
to harm the open area around Gaddesby hall.

The application adheres to Policy EN13 of the
emerging Local Plan as it meets the criteria stated
in A-C by ensuring the proposal would not impact
on the historic significance of Gaddesby Hall of
the Church of St Lukes.
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designated heritage assets when considering
proposals for development affecting their
significance and setting. Proposed development
should avoid harm to the significance of historic
sites, buildings or areas, including their setting.
B) seeking new developments to make a
positive contribution to the character and
distinctiveness of the local area.

C) ensuring that new developments in
conservation areas are consistent with the
identified special character of those areas, and
seeking to identify new conservation areas, where
appropriate;

D) seeking to secure the viable and
sustainable future of heritage assets through uses
that are consistent with the heritage asset and its
conservation;

E) allowing sustainable tourism
opportunities in Heritage Assets in the Borough
where the uses are appropriate and would not
undermine the integrity or significance of the
heritage asset: and

F) the use of Article 4 directions where
appropriate.

Conclusion

It is considered that the application is acceptable for its location by virtue of its high quality design and
architectural detailing. The building provides an innovative response to the provision of a new dwelling in a
sensitive position with two listed building flanking its front / rear elevations. The accommodation is provided by
introducing a subterranean element at basement level with the ground (upper) floor level remaining at standard
single storey eaves height. The use of English garden wall bond reclaimed brickwork will ensure the building
appears as a contemporary interpretation of an outbuilding to a country house / hunting lodge.

Any identified harm to the adjacent heritage assets caused by the new development will be mitigated by the
removal of an unsightly close boarded fence around the perimeter, to be replaced with attractive hedge planting.
The site presently appears as an undeveloped plot of building land and if a new dwelling is to be provided in this
location, it is the consideration of MBC Conservation that this is the most viable solution.

The primary consideration to arise from neighbour objections relates to the addition of more cars on a private
drive that is only single width. The increased capacity of cars using the drive through the provision of one new
dwelling is not considered sufficient grounds to warrant a refusal.

The applicant has submitted a comprehensive heritage statement which has identified the significance of the
adjacent listed buildings, and it is clear that the proposal is considered acceptable in accordance with paragraph
131 of the NPPF which recognises the desirability of new development to make a positive contribution to local
character and distinctiveness. The proposal would make an overall neutral / marginally positive contribution to
the historic environment at Gaddesby Hall.

It is considered that the issue of new residential development in a sensitive location within the Gaddesby
Conservation Area requires good quality contemporary design, to ensure there is limited impact and harm to the
character of the Conservation Area and the legibility of the listed buildings. Strict conditions have been placed
on materials as part of any subsequent approval to ensure the innovative design appears in accordance with the
plans submitted.

Applying the ‘test’ required by the NPPF that permission should be granted unless the impacts would

“significantly and demonstrably” outweigh the benefits; it is considered that on the balance of the issues,
permission should be permitted.
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Recommendation: PERMIT, subject to:-

(a) The following conditions:

1:

2:

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

All work must be carried out in strict accordance with the plans submitted to the Local Authority: 091 (SK)

16; 091 (08) 03 P6; 091 (08) 05 P6; 091 (08) P6

3:

4.

5:

6:

7:

In order to minimise the impact on any Great Crested Newts in the vicinity:

- All materials to be stored off the ground (for example on pallets) to minimise the likelihood of GCN
accessing them for refuge.

- All spoil/waste materials to be removed from site at the end of each working day (or stored in a skip).
- The site should be maintained as sub-optimal prior to the commencement of works.

Works shall not commence until such time as samples of all external materials to be used on the works
hereby granted consent shall be submitted to and agreed in writing by the Local Planning Authority. The
works shall be carried out only in accordance with the agreed materials.

No demolition/development shall take place/commence until a written scheme of investigation (WSI) has
been submitted to and approved by the local planning authority in writing. For land that is included within
the WSI, no demolition/development shall take place other than in accordance with the agreed WSI, which
shall include the statement of significance and research objectives, and;

* The programme and methodology of site investigation and recording and the nomination of a competent
person(s) or organisation to undertake the agreed works

* The programme for post-investigation assessment and subsequent analysis, publication & dissemination
and deposition of resulting material. This part of the condition shall not be discharged until these
elements have been fulfilled in accordance with the programme set out in the WSI

The approved landscape scheme (both hard and soft) shall be carried out before the occupation of the
buildings or the completion of the development, whichever is the sooner; unless otherwise agreed in writing
by the Local Planning Authority. Any trees or plants which within a period of 5 years from the completion
of the development die, are removed or become seriously damaged or diseased shall be replaced in the next
planting season with others of similar size and species, unless the Local Planning Authority gives written
consent to any variation.

In this condition "retained tree” means an existing tree which is to be retained in accordance with the
approved plans and particulars; and paragraphs (a) and (b) below shall have effect until the expiration of 5
years from (the date of the occupation of the building for its permitted use).

() No retained tree or hedgerow shall be cut down, uprooted or destroyed, nor shall any retained tree be topped

or lopped other than in accordance with the approved plans and particulars, without the written approval of
the local planning authority. Any topping or lopping approved shall be carried out in accordance with British
Standard (3998 (Tree Work)).

(b) If any retained tree or hedgerow is removed, uprooted or destroyed or dies, another tree shall be planted at

the same place and that tree shall be of such size and species, and shall be planted at such time as may be
specified in writing by the local planning authority.

(c) The erection of fencing for the protection of any retained tree or hedgerow shall be undertaken in accordance

with the approved plans and particulars before any equipment, machinery or materials are brought on to the
site for the purposes of the development, and shall be maintained until all equipment, machinery and surplus
materials have been removed from the site. Nothing shall be stored or placed in any area fenced in
accordance with this condition and the ground levels within those areas shall not be altered, nor shall any
excavation be made, without the written consent of the local planning authority.
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8:

Notwithstanding the provisions of Part 8 of Schedule 2, of the Town and Country Planning (General
Permitted Development Order) 1995 as amended (or any Order revoking and re-enacting that Order) the
building(s) hereby approved shall not be extended or altered unless planning permission has first been
granted by the Local Planning Authority.

Reasons:

1

~No b wWN

To comply with the requirements of Section 91 of the Town and Country Planning Act 1990 as
amended by S51 of the Planning and Compulsory Purchase Act 2004.

For the avoidance of doubt.

In the interests of ecology and for the protection of all wildlife in close vicinity

To preserve the special architectural and historic interest of the listed building.

To ensure satisfactory archaeological investigation and recording

To provide a reasonable period for the replacement of any planting.

To enable the Local Planning Authority to assess the effect of the development on existing trees and
hedgerows in the interests of visual amenity.

To safeguard the visual amenities of the locality.

Officer to contact: Toby Ebbs Date: 25.1.2018
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Reference:

Date Submitted:

Applicant:
Location:

Proposal:

Introduction:-

Agenda ltem 4.4

COMMITTEE DATE: 20 " February 2018

17/01389/FUL
3% November 2018
Mr & Mrs Kavan Brook Shanahan

Butlers Cottage, 11 Somerby Road, PickwkelLE14 2RG

Demolition of dwelling and the constructbn of 5 "Alms Style" 2 storey
dwellings and associated gardens and garaging offrew single access
from Somerby Road.

The application seeks full planning permissiongémadlish an existing dwelling and construct 5
“Alms Style” properties. The application site istside the Conservation Area for Pickwell, but oa th
boundary with the Conservation Area. The applicasiibe is also located outside the village
envelope. It is proposed that the developmentaaitisist of 1 three bed property and 4 two bed

properties.

The application is presented to the committee duké level of representations received.

It is considered that the main issues relating tohe development are:

. Compliance or otherwise with the Development Plaand the NPPF

. Impact on the character of the area and conservain area
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. Impact on the amenity of nearby residential occuiers
Relevant History:

There is no relevant planning history for the site.

Planning Policies:-

Melton Local Plan (Saved policies)

Policy OS2— This policy states that planning permission wdt be granted for development outside
the town and village envelopes except for the dgrakent essential to the operational requirements
of agriculture and forestry and affordable housmgccordance with policy H8.

Although Local Plan Policy OS2 is saved, receneappecisions have made it clear that it is out of
date when considering the supply of housing by ttesitrictive nature.

Policy H8 — This policy states that in exceptional circumstss, planning permission may be granted
for a development on the edge of a village whiclet®@ genuine local need for affordable dwellings
which cannot be accommodated within a village evpel provided that: the need is established by
the Council, a legal agreement is entered to semunership and benefits to successive occupiers and
ensure availability of affordable housing for lopalople in need, the development would be in
keeping with the scale, character and setting@fillage and would have no adverse impact on the
community or local environment and that communéyvies are available nearby to serve the needs
of the occupants.

Policy C15- This policy states that planning permission wit be granted for development which
would have an adverse effect on the habitat oflifiéldpecies protected by law unless no otherisite
suitable for the development and the developmet¢ssgned to protect the species or arrangements
are made for the transfer of the species to amalige site of equal value.

Policy BE1— This policy states that planning permission wdt be granted for new buildings unless
(including): the buildings are designed to harmenidth surroundings in terms of height, form, mass,
siting, construction materials and architecturahtiag, the buildings would not adversely affect
occupants of neighbouring properties by reasonsx bf privacy or sunlight/ daylight and adequate
vehicular access and parking is provided.

The National Planning Policy Framework introduces a‘presumption in favour of sustainable
development’ meaning:

e approving development proposals that accord withdsvelopment plan without delay; and
» where the development plan is absent, silent ceveglt policies are outof-date, granting
permission unless:
0 any adverse impacts of doing so would significargtyd demonstrably outweigh the
benefits, when assessed against the policiesdr-taimework taken as a whole; or
0 specific policies in this Framework indicate deyeteent should be restricted.

The NPPF also establishes 12 core planning prieifilat should underpin decision taking. Those
relevant to this application include:
0 proactively drive sustainable economic developntentleliver homes, infrastructure and
thriving local places the country needs,
0 Always seek to secure high quality design and algaandard of amenity for all existing and
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future occupants of land and buildings,

o Take account of the different roles and charadtalifterent areas, recognising the intrinsic
character and beauty of the countryside and supgdtiriving rural communities within it,

o0 Actively manage patterns of growth to make theeftlipossible use of public transport,
walking, cycling, and focus significant developmémtiocations which are or can be made
sustainable.

On Specific issues it advises:
Promoting sustainable transport

Paragraph 34 of the NPPF states that decisionddskasure developments that generate significant
movements are located where the need to travebwithinimised and the use of sustainable transport
modes can be maximised. This needs to take intouatcpolicies set elsewhere in the NPPF,
particularly in rural areas.

Delivering a wide choice of high quality homes

Paragraph 49 of the NPPF states that housing apipls should be considered in the context of the
presumption in favour of sustainable developmeete¥ant policies for the supply of housing should
not be considered up to date if the local planminthority cannot demonstrate a five-year supply of
deliverable housing sites.

Paragraph 55 states that to promote sustainabtdaement in rural areas, housing should be located
where it will enhance or maintain the viability fral communities.

Requiring good design

Paragraph 56 states that good design is a keytasipgestainable development and should contribute
positively to making places better for people. Beaph 57 further explains that it is important tanp
positively for the achievement of high quality andlusive design for all development.

Paragraph 61 states that planning decisions slaalgcess the connections between people and places
and the integration of new development into themrat built and historic environment.

Conserving and enhancing the natural environment

Paragraph 118 states that when determining plaragppdjcations, local planning authorities should
aim to conserve and enhance biodiversity. Oppdrasmio incorporate biodiversity in and around
developments should be encouraged. Planning peomisshould be refused for development
resulting in the loss or deterioration of irreplalske habitats, unless the need for, and benefitthef
development in that location clearly outweigh thesl

Conserving and enhancing the historic environment
Paragraph 135 of the NPPF states that the effeeanofpplication on the significance of a non-
designated heritage asset should be taken intawategen determining the application. In weighing

applications that affect directly or indirectly ndasignated heritage assets, a balanced judgenient w
be required having regard to the scale of any lmarloss and the significance of the heritage asset.

Consultations:-

Consultation Reply Assessment of Head of Strategilanning and
Regulatory Services
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LCC Ecology

The Ecology Survey submitted in support of th
application (Hillier Ecology, October 2017) is
satisfactory. No protected species were

identified. However, we would recommend that

a note to applicant is added to any permission
granted to draw the applicants’ attention to the
recommendations in the report.

(4

Noted comments made.

LCC Highways

The Local Highway Authority understands this
a full planning application for the demolition of
dwelling and the construction of 5 "Alms Style'
storey dwellings and associated gardens and

garaging off a new single access from Somerhy

Road, Pickwell.

Somerby Road is a publically maintained
classified road within a 30mph speed limit and
the last 5 years there are no recoded personal
injury collisions within the vicinity of the
proposed access. Whilst the proposal is for an
increased number of dwellings which in turn is

a
2

n

likely to increase the number of trips at the asges

it is the view of the LHA that the residual
cumulative impacts of the development are no

[

considered severe in accordance with Paragraph

32 of the NPPF.
Conditions

1. Notwithstanding the provisions of Part
of Schedule 2, Article 3 of the Town and Coun
Planning (General Permitted Development)
(England) Order 2015 (or any Order revoking

and re-enacting that Order) no vehicular access

gates, barriers, bollards, chains or other

such obstructions shall be erected within a
distance of 5 metres of the highway
boundary, nor shall any be erected within a
distance of 5 metres of the highway boundary
unless hung to open away from the highway.

Reason: To enable a vehicle to stand clear of
highway in order to protect the free and safe
passage of traffic including pedestrians in the
public highway in accordance with Paragraph
of the National Planning Policy Framework 201

2. No part of the development hereby
permitted shall be occupied until such time as
vehicular visibility splays of 2.4 metres by 43
metres have been provided at the site access.
These shall thereafter be permanently maintai

try

32
12.

Noted comments made. Highway concerns ha|
isot been raised by any consultees or neighbou

he

ve

ned
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with nothing within those splays higher than 0.
metres above the level of the adjacent
footway/verge/highway.

Reason: To afford adequate visibility at the

access to cater for the expected volume of traffic

joining the existing highway network, in the
interests of general highway safety, and in
accordance with Paragraph 32 of the National
Planning Policy Framework 2012.

3. Notwithstanding the submitted plans, t
proposed access shall have a width of a mininj
of 4.25 metres for a minimum distance of at leg
5 metres behind the highway boundary and sh
be surfaced in a bound material. The access (¢
provided shall be so maintained at all times.

Reason: To ensure that vehicles entering and
leaving the site may pass each other clear of t
highway, in a slow and controlled manner, in tf
interests of general highway safety and in
accordance with Paragraph 32 of the National
Planning Policy Framework 2012.

4. The development hereby permitted shg
not be occupied until such time as the parking
and turning facilities have been implemented i
accordance with drawing number 791/17/3.
Thereafter the onsite parking provision shall bé
S0 maintained in perpetuity.

Reason: To ensure that adequate off-street
parking provision is made to reduce the
possibility of the proposed development leadin
to on-street parking problems locally (and to
enable vehicles to enter and leave the site in g
forward direction) in the interests of highway
safety and in accordance with Paragraphs 32 ;
35 of the National Planning Policy Framework
2012.

Informative(s)

Planning Permission does not give you approy
to work on the public highway. Therefore, priof
to carrying out any works on the public highwa
you must ensure all necessary

licences/permits/agreements are in place. For
further information, please telephone 0116 305
0001. It is an offence under Section 148 and
Section 151 of the Highways Act 1980 to depg
mud on the public highway and therefore you
should take every effort to prevent this occurrif
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MBC Housing Policy Officer

I can confirm that there is not a requirement to
provide affordable housing on residential
developments which comprise less than 11 un

I understand from you that your intention is to
develop 4 x 2 bed properties at either market s
or market rent in the village of Pickwell. The
smaller properties, although they would not be
considered to be ‘affordable housing’, due the
size of the properties, would assist in balancin
the Borough'’s housing stock. (email
correspondence with applicant).

Previous comments - . If they are for sale, to

make them affordable, they would need to be sdlde applicant for the development has not ma

for no more than 80% of the market value. If
they are rented, the rent would need to be no
more than the Local Housing Allowance rate.
For that area, this would be :

For a 2 bed, the rent could not exceed
£109.32pw/E£473.72pcm.

Noted.

The applicant has stated in the application forn
that the development would be for market
thousing, not “affordable housing”. The design
and access statement submitted for the
application has indicated that the development
aleould attract an initial rental value of £650 -
£700 pcm for a two bed property.

As stated by the Housing Policy Officer, the
jdevelopment would not be considered to provi
“affordable housing” but would provide smaller
dwellings. Due to the size of the proposed
development, there is no requirement for the
applicant to have to provide affordable housing

any commitment to providing any affordable/
starter homes.

=)

de

).

MBC Building Control

Noted.
Layout appears satisfactory for both Fire and
Refuge appliance access
MBC Conservation Officer

Noted.

The application for 5 new dwellings on the
fringes of the Pickwell Conservation Area was
considered during the pre-application stage wi
the applicant. The proposal was broadly
supported on the basis of the detailed drawing

and plans submitted which were considered tg li&onservation Area. It has to be noted that the

of high architectural merit and appropriate for i
setting.

The development would take place on the
immediate boundary of the Grade Il listed
Pickwell Hall and the Pickwell Conservation
Area. Pickwell Hall is an important building wit
C16-C17 origins and much of its original
associated park and gardens in good conditior
and positively contributes to the setting of the
Hall.

There is sufficient screening between the Hall

and the newly proposed dwellings to ensure the

setting of the listed building will not be
compromised, and furthermore the new built
form will marginally enhance the overall

experience of the Hall and the associated park
and gardens because it is proposed in matching

ironstone and is elegantly proportioned in the

From the comments received from the
tiConservation Officer it is noted that the proposg
development would not be harmful to the settir
sof the Grade Il Listed building or the wider

tsdevelopment site is not within the Conservatio
Area.

-

ed
g
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‘olde-English’ style with mullioned windows,
multi pane casement windows, prominent poin
gables and dormer windows.

The scheme must be given particular
consideration because it will form a new visual
landmark as the entrance to Pickwell Village. A
present the entrance to the village is read as a
continuous hedge row with a grass verge,
interrupted by the present Butlers Cottage whi
is a mid C20 building that makes a neutral
contribution to the surrounding area. The loss
this building as part of the development is not
considered to negatively impact the Hall. Its
proposed replacement, while on a much larger
footprint, is an architectural enhancement. It is
noted that the parking would be located to the
rear of the properties within a carport, stylecda
cart shed. This will protect the street scene fro
the sight of cars that would be incongruous in |
location.

It is noted that the proposal is a facsimile of th¢
olde-English style in its proportions, materials,
rhythm, scale and massing. In order to achievg
this a high specification of materials should be
employed, as if the development was completg
that did not reflect the quality of the plans

submitted, it would harm the boundary character

of the Pickwell Conservation Area and the wid
setting of the Grade Il listed Hall.

This would include the need for high quality sla
for the roofing material, ironstone to match the
surrounding vernacular buildings, lime mortar
pointing on the ironstone fagade and the absol
insistence that the multi-pane slim profile doub
glazed casement windows include integral
glazing bars and are not planted onto the glass
Therefore it is essential that any subsequent
approval includes the following conditions:

Details of windows/doors / doors heads/cills to
agreed timber

All external joinery including windows and doo
shall be of a timber construction only. Details g
their design, specification, method of opening,
method of fixing and finish, in the form of
drawings and sections of no less than 1:20 sca
shall be submitted to and agreed in writing by |
Local Planning Authority. The works shall be
carried out only in accordance with the agreed
details.

ted

\tit is agreed that the proposed development wg
create a new entrance to Pickwell village, as
approached from Somerby. Whilst the propose
cldevelopment would be considered to have a
positive impact on the appearance of the
ofConservation Area, it is noted that the
Conservation Officer considers that the existin
development on the site make a neutral
contribution.
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Reason: Inadequate details of these matters have
been submitted with the application and in order
to ensure that the works preserve the special
architectural and historic interest of the listed
building.

Trickle vents

In relation to the above condition, trickle vents
shall not be inserted into the windows/doors
hereby granted consent.

Reason: To preserve the special architectural and
historic interest of the listed building.

External materials to be agreed — roofs

Works shall not commence until such time as
samples (or detailed specifications) of all new
roof tiles/slates to be used on the works hereby
granted consent, which shall be natural clay non-
interlocking pantiles/natural slates/plain clay
tiles/rosemary tiles, shall be submitted to and
agreed in writing by the Local Planning
Authority. The works shall be carried out only i
accordance with the agreed materials.

>

Reason: To preserve the special architectural and
historic interest of the listed building.

External materials to be agreed - walls

Works shall not commence until such time as
samples of all new brick/stone walls shall be

submitted to and agreed in writing by the Local
Planning Authority. The works shall be carried
out only in accordance with the agreed details

Reason: To preserve the special architectural and
historic interest of the listed building.

Brick/stone sample panel to be provided

Works shall not commence until such time as a
brick/stone sample panel showing brick/stone,
bond, mortar and pointing technique shall be
provided on site for inspection and agreed in
writing by the Local Planning Authority. The
works shall be carried out only in accordance
with the agreed details.

Reason: To preserve the special architectural and
historic interest of the listed building.
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Vent of roof not to be provided via tile vent

Ventilation of the roof space shall not be
provided via tile vents.

Reason: To preserve the special architectural and
historic interest of the listed building.

Details of treatment of verges & eaves

Works shall not commence until such time as
details of the treatment of verges and eaves shall
be submitted to and agreed in writing by the
Local Planning Authority. The works shall be
carried out only in accordance with the agreed
details.

Reason: Inadequate details of these matters have
been submitted with the application and in order
to ensure that the works preserve the special
architectural and historic interest of the listed
building.

Rainwater goods to be cast metal, half round

All rainwater goods shall be cast metal and

painted black. Guttering shall be half round in
profile and fixed by rise and fall brackets with no
fascia board fitted.

Reason: To preserve the special architectural and
historic interest of the listed building.

Mortar — hydraulic lime or lime putty

Mortar for the purposes of pointing shall be
carried out using hydraulic lime or lime putty.
The sand mix, colour, texture and pointing finish
shall match as closely as possible the historic
pointing found elsewhere on surrounding
buildings.

Reason: To preserve the special architectural and
historic interest of the listed building.

Somerby Parish Council
Noted comments raised by the Parish Council|
Somerby Parish Council voted to approve this
application by a majority of 4 to 1. Please find
below some comments from the Councillors:
The sustainability of Pickwell is considered
Refuse - Concerns regarding the sustainability fafrther in the report (Other Material

the village. There is a recent development of 5 Considerations and Conclusion).

houses, plus a planned site on land opposite this

application for 8 houses.
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Approve - Stylish proposal as long as it is kept
this size of house. Good example of sensible
organic growth.

Approve - A well designed development with o

road parking.

Approve - If applicant can deliver this it will be

very good. Appropriate size, design and off roa

parking and access. Local Authority MUST
address speed issues on Somerby Road.

Approve - | approve in principle.

Observations:

i) There is an exit from the houses on to the m
road as shown in the site plan. This must be
extinguished. (Subsequent conversation with t
applicant revealed that he was unaware of, an
not in favour of, this path. He did not know it wj
on the drawing)

ii) It's the right sized development for this vijja
but | share the nervousness about the amount
housing being proposed in Pickwell.

iii) The applicant has volunteered to part fund
speed tables at both ends of Pickwell - good fq
slowing down traffic.

—

(0]

ff-

It is not the responsibility of Melton Borough
idCouncil to address any speed issues in the
village/ on Somerby Road.

alnCC Highways have not raised any concerns

heroposed dwellings.
d
as

dbpeed tables have not been requested by the
County Highways Authority. Additionally the
applicant has not proposed the provision of a
rspeed table in the application.

with the footpath on to Somerby Road from the

Representations:-

The application was advertised with a site notiog advert in the Melton Times. As a result, 6
representations in support of the application weceived.

Representation

Assessment of Head of Strategic Plaing and
Regulatory Services

A lot to recommend itself.

Great deal of thought given to high
guality design and using local materialg
preserving architectural integrity.
Contribute to preserving character of th
village.

Reflects historic nature of the site.
Picks up details and proportions of Alm
Houses in Melton Mowbray.
Enhance village approach of Pickwell -
nestled behind tree lined avenue and
against backdrop of mature trees.
Demolition of existing cottage would
enhance the area.

Applicant has experience and credibilit
in producing sensitive and well detaileg
properties — valuable addition.

Whilst it is considered that the proposed desig
of the development is appropriate for the desig
and location, there are other material
econsiderations to be taken into account such 8
the sustainability credentials of Pickwell.

It is proposed that the existing hedge to Some
Y Road will be retained and additional hedging/
trees are to be planted.

=]

.by
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Ample off road parking
Does not exceed village boundary.
Will grow village in organic way.

The site is outside the village envelope and
Conservation Area for Pickwell.

Addresses local need.

Add to housing stock for rent.

Need small, well designed houses with
gardens and parking.

Identified as a type of housing in need
the Neighbourhood Plan questionnaire
Will improve sustainability.

Satisfy need for smaller housing —
provide for those wanting to downsize
get on the property ladder.

The proposed application is for 5 dwellings (4X
bed and 1x3 bed).

nrhere is currently no draft neighbourhood plan
therefore there are no neighbourhood plan
policies to consider when determining this
application.

)
Whilst the applicant has stated in the submitte

design and access statement that

Other Material Considerations not raised through regresentations:

Consideration

Assessment of Head of Regulatory Seces

Planning Policies and compliance with the
NPPF

The application is required to be conside
against the Local Plan and other mate
considerations. The proposal is contrary to
local plan policy OS2; however, the NPPF i
material consideration of some significan
because of its commitment to boost hous
growth. The NPPF advises that local hous
policies will be considered out of date where
Council cannot demonstrate a 5 year land su
and where proposals

The Council's most recent analysis shows 1
there is the provision of a 5 year land supply
as such the relevant housing polices
applicable.

However, the 1999 Melton Local Plan
considered to be out of date and as such, u
para. 215 of the NPPF can only be given limi
weight.

This means that the application must
considered under the ‘presumption in favour
sustainable development’ as set out in parg

benefits and refusal only where “any adve
impacts of doing so would significantly af
demonstrably outweigh the benefits, wh
assessed against the policies in this Framey
taken as a whole”

The (new) Melton Local Plan — Pre submission
version.

Whilst clearly the Local Plan has progressed
advancing to Examination stage, it remaing
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The Pre Submission version of the Local Plan
agreed by the Council on®@ctober went

January, early February 2018.

The NPPF advises that:
From the day of publication, decision-takers ma
also give weight to relevant policies in emergin
plans according to:

e the stage of preparation of the emerging plal
(the more advanced the preparation, the greatg
the weight that may be given);

e the extent to which there are unresolved
objections to relevant policies (the less signiiica
the unresolved objections, the greater the weig
that may be given); and

e the degree of consistency of the relevant
policies in the emerging plan to the policies iist
Framework (the closer the policies in the
emerging plan to the policies in the Framework
the greater the weight that may be given).

The Pre Submission version of the Local Plan
identifies Pickwell as a ‘rural settlement’ in
respect of which, under Policy SS3, Rural
Settlements will accommodate a proportion of {
Borough'’s housing need, to support their role i
the Borough through planning positively for ney
homes as ‘windfall’ sites within and adjoining
settlements by 2036. This development will be
delivered through small unallocated sites which
meet needs and enhance the sustainability of t
settlement in accordance with Policy SS3.

In rural settlements outside of the main urbar
area, the Council will seek to protect and
enhance existing services and facilities and V
support sustainable development proposals
which contribute towards meeting local
development needs, contributing towards the
vision and strategic priorities of the plan, and

improving the sustainability of our rural areas.

vaseparation and as such can be afforded

ysustainable location for new development. D
gPolicy SS3 requires that development would

rof the settlement.

Although the proposed development would re
1 in the addition of 5 new dwellings in Pickwell,

demonstrated to satisfy an unfulfilled need
would improve the sustainability of the village.
h

, adds limited weight towards refusal of t
application.

he
i

<

vill

limited weight. It is therefore considered that
through the Examination in Public process in latean attract weight but this is limited at this gtag

The proposal is contrary to the emerging Ig
plan as Pickwell is not considered to be
served by sustainable infrastructure or proy

n new infrastructure or services to the wider ben

his not considered that this development has |

It is therefore considered that the new Local H
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Conclusion:-

The Borough is considered to have an adequaterwplasid supply. Whilst the site would add to this
a maximum of 5, the contribution it would makeimited. It is considered that due to the limited
need for further supply and the contribution theadiepment would make, the weight attached to
provision is limited (and reduced from circumstanedere there is a shortfall that needs addressing)
Whilst the proposed development would replace dloshgavhich currently makes a “neutral”

contribution to the village, it is not considerdeat the development of 5 houses to replace this one
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dwelling would be of significant benefit which walubutweigh the harm of the siting of a
development in this unsustainable location.

Balanced against this, Pickwell has a poor randecafl facilities and services and therefore is not
considered to be a settlement suitable for resalafévelopment. Evidence produced in the
formulation of the new Local Plan shows that thetaimability ‘credentials’ of Pickwell are very
limited and as a result it proposes limited resi@development in specific circumstances. The
application does not satisfy this approach andiel this conflict is considered to add to the be¢an
against granting permission. Whilst the villageeiatively close to Somerby, which has an offering
of facilities and services, public transport lirde® restricted and it is considered that the nmigjofi
the village residents would be reliant on privade ¢

Whilst the applicant has stated that the proposeeldpment would provide “affordable housing” for
local people, the application form has stated tteidevelopment would be for market housing. Due
to the size of the site, there is no requiremeprévide affordable housing. The comments from the
Housing Policy Officer have been put forward to ftgent for the application (in relation to the
amount considered to be “affordable rent”). Howehey still consider that a rent of “initially at
around £650 to £700 per month” is appropriate (cameg to £473.72pcm as given from the Housing
Policy Officer, taken from Leicester broad rentarket area information from the Valuation Office
Agency). Whilst the development has been descrisé@d\ims Style” dwellings, this is in design only
and not in the traditional “charitable” sense.

In conclusion it is considered that, on the balasfdbe issues, there are limited benefits accruing
from the proposal when assessed as required umelgutdance in the NPPF in terms of housing

supply. However, the balancing issues — the postagability of the village and the conflict withet
Pre Submission version of the Local Plan — areidensd to outweigh the benefits.

Applying the ‘test’ required by the NPPF that pession should be granted unless the impacts would
“significantly and demonstrably” outweigh the batsfit is considered that on the balance of the
issues, permission should be refused.

Recommendation: Refuse, for the following reason:

1. In the opinion of the Local Planning Authority theoposal would, if approved, result in
the erection of residential dwellings in an unsinstiale location. The development in an
unsustainable location where there are limitedllan#enities, facilities and bus services
and where future residents are likely to depentheruse of the car, contrary to the
advice contained in NPPF in promoting sustainabletbpment. It is considered that
there is insufficient benefits arising from the posal to outweigh the guidance given in
the NPPF on sustainable development in this loeatial would therefore be contrary to
the "core planning principles” contained within &gaph 17 of the NPPF.

Officer to contact: Mrs J Lunn Date: 9" February 2018
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Agenda Iltem 4.5

Reference: 17/01552/FULHH

Date submitted: 7.12.17

Applicant: Mr John Leach
Location: The Poplars, Waltham Road, Thorpe Arnold LE14 4SD
Proposal: Convert and alter existing kennels to form double grage and annexe

Proposal :-

This application seeks planning permission for¢baversion of existing kennels to form a doubleagarand
annexe. The site is located on the main A607 rfoah Melton Mowbray to Grantham being outside the
village envelope for Thorpe Arnold. The propertynidetached dwelling and lies adjacent to one qiregrerty.
The annexe would have a use associated with thestemdwelling. The alterations would be carried asing
white render with a tiled Redland Grey roof with\J® windows and doors.

It is considered that the main issues relating tohe proposal are:-

e Impact upon the Character of the Area
» Impact upon Neighbouring Properties
* Highway issues

The application is to be considered by Committee tduthe applicant is related to a member of Cduataff.
Relevant History:-

06/00491/0OUT — Conversion of existing disused kerlseinto a single storey dwelling and erection of a
double detached garage — Refused 21.7.06.

12/00781/FULHH — Erection of first floor extensionabove garage, convert existing garage into a
habitable room, single storey rear extension and deched garage — Permitted 17.12.12.
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Development Plan Policies:
Melton Local Plan (saved policies):

Policies OS2 and BEH&llow for development outside Village Envelopesyiding that:-

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

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

- the development would not cause undue loss ofeasal privacy, outlook and amenities as
enjoyed by occupants of existing dwellings in tienity; and,

- satisfactory access and parking provision can k#eraaailable

Policy Cl1allows for extensions and alterations to existimgellings outside village envelopes providing that:

- The size, scale, form, design and construction mnaddeare in keeping with the dwelling and
locality.

Waltham on the Wolds and Thorpe Arnold Neighbouth&an has passed the examination and carries some
weight.

The National Planning Policy Framework was publishd 27" March 2012 and replaced the previous
collection of PPS. It introduces a ‘presumption irfavour of sustainable development’ meaning:

. approving development proposals that accord withdgvelopment plan
without delay; and
. where the development plan is absent, silent ewagit policies are

out-of-date, granting permission unless:

— any adverse impacts of doing so would significaatiyl demonstrably outweigh the benefits, when asses
against the policies in this Framework taken ashaley or
— specific policies in this Framework indicate deyeteent should be restricted.

The NPPF offers direction on the relative weightha content in comparison to existing Local Platiqy and
advises that whilst the NPPF does not automaticelhgler older policies obsolete, where they areoflict,
the NPPF should prevail. It also offers advice loa Wweight to be given to ‘emerging’ policy depemgdon its
stage of preparation, extent of unresolved (disputesues and compatibility with the NPPF.

The NPPF introduces three dimensions to the terrstaBiable Development: economic, social and
environmental. It also establishes 12 core planmpnigciples against which proposals should be jddge
Relevant to this application are those to:

« deliver development in sustainable patterns;

e re-using brownfield land.;

< always seek to secure high quality design and & gtendard of amenity for all existing and
future occupants of land and buildings.

On Specific issues it advises:

Promoting sustainable transport
» Safe and suitable access to the site can be achievall people
» Development should located and designed (wherdipaicto give priority to pedestrian and
cycle movements, and have access to high qualliliquiansport facilities.
» Create safe and secure layouts which minimise itmfbetween traffic and cyclists or
pedestrians
» Consider the needs of people with disabilities bynades of transport.
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Delivering a Wide choice of High Quality Homes
« Housing applications should be considered in thetecd of the presumption in favour of
sustainable development.
« deliver a wide choice of high quality homes, widgpportunities for home ownership and
create sustainable, inclusive and mixed communities
« identify the size, type, tenure and range of haypdhmat is required in particular locations,
reflecting local demand

Require Good Design
» Good design is a key aspect of sustainable deveopns indivisible from good planning,
and should contribute positively to making placetidr for people.
» Planning decisions should address the connecti@mt®&/elen people and places and the
integration of new development into the naturalltiand historic environment.

Conserving and enhancing the natural environment
* Encourage the effective use of land by re-usingl Itmat has been previously developed
(brownfield land), provided that it is not of higinvironmental value

Aim to conserve and enhance biodiversity by takopgortunities to incorporate biodiversity in anadwnrd

developments
This National Planning Policy Framework does nairge the statutory status of the development pdathe
starting point for decision making. Proposed depeient that accords with an up-to-date Local Plaukhbe
approved and proposed development that conflictaildhbe refused unless other material considerstion
indicate otherwise. (NPPF para. 12)

Consultations:-

Consultation reply Assessment of Head of Regulatorgervices
Highway Authority : The Highway Authority have The proposed conversion of the existing kennels to
no objection. an annexe would not lead to a material increasg in

vehicular movement. The Highway Authority has
raised no objection.

It is not considered that the proposal would have
a detrimental impact on highway safety.

Parish Council: Have made no observations. Noted.

Representations:The consultation was publicised by way of a sitécedbeing posted at the entrance to the
site and 8 neighbouring properties were informedekigr. No letters of representation have beenived.

Other material considerations (not raised through onsultation or representation)

Consideration Assessment of Head of Regulatory Seces

Policy Considerations: The site sits outside theThe proposal is to convert an existing unused Kenne
village envelope and Policies BE1 and C11 seeklitock into a new garage and annexe consisting of a
ensure that development respects the charactemed lounge, kitchen/diner, wet room and bedropm.
the area, that there would be no loss of residenfidne proposal would improve the existing buildipg
amenities and satisfactory access and parkibgt would not cause harm to the visual amenity of
provisions can be complied with. the site or surroundings. The principle of the
proposal is considered to be acceptable as thefuse
Policy OS2 generally presumes agaipse building would be ancillary to the main dwedjin
development in the open countryside other than fand this could be controlled by a condition.
certain exceptions.
It is considered that the applicant has taken into
consideration the policies OS2, BE1, C11, the
applicable policies
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The (new) Melton Local Plan — Submitted
version.

The Local Plan has recently been submitted to
Planning Inspectorate for examination &
consideration.

The NPPF advises that:
From the day of publication, decision-takers n
also give weight to relevant policies in emerg
plans according to:

e the stage of preparation of the emerging plan
more advanced the preparation, the greater
weight that may be given);

e the extent to which there are unresoly
objections to relevant policies (the less signiiic
the unresolved objections, the greater the we
that may be given); and

e the degree of consistency of the relevant poli
in the emerging plan to the policies in t
Framework (the closer the policies in the emerg
plan to the policies in the Framework, the grea
the weight that may be given).

Policy D1 — Raising the Standard of Design

All new developments should be of high qual
design. All development proposals will be asseg
against all the following criteria:

Siting and layout should be sympathetic to the.ar

Buildings and development should be designec

reflect the local vernacular without stiflin
innovative design.
Amenities of neighbours and neighbouri

properties should not be compromised

Appropriate provision should be made for f{
sustainable management of waste , includ
collection and storage facilities for recyclabledg
other waste

Safe connection to the existing Highway Network
Makes adequate provision for car parking

Development should be managed so as to co
disruption caused by construction for reasong

safeguarding and improving health and well-be
for all.

A

Cies

Whilst the Local Plan remains in preparation it g
be afforded only limited weight.

thés therefore considered that it can attract Wweig
nd

ay
ng

the
the

ed

ight

is
ing
ater

The design of the proposals are of a good qu
itand would benefit the building which
sadteriorating.

The building would be improved and would ha

eaimilar render to the host property with a til

pitched roof. This would be an improvement on

] existing flat roofed building.

gThe neighbouring properties would not be affec
by the proposal.

nghe usual waste collections for the property wo
continue.

h&he Highways' Authority have no adver
impmments to make.
nParking would be available within the site.

would be taken with egress and access to the sit

htrol

ing

an

ality

ve
ed
the

ted

uld

Construction would be within the site and care

a)

Waltham on the Wolds and Thorpe Arnold
Neighbourhood Plan states that:-

Policy H7: All house extensions or conversig
should follow the style and vernacular of t
original building, paying particular attention

The Waltham on the Wolds and Thorpe Arn
Neighbourhood Plan has passed Examination
carries significant weight.

ns

hé is considered that the proposal would enhaneg
tcbuilding while being sympathetic and is theref
ticonsidered to satisfy thecriteria of policy H7

nld
and

bre

details e.g. roof shapes, pitch angles, fenestra
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brickwork and tile colour. The combined buildingpposite.
should not significantly change the form, bulk and
general design of the original or harm its landscap
character or setting.

Impact on Visual and Residential Amenity The proposal is of a size, location and orientatio
not considered to be to the detriment to the
neighbouring properties or cause undue losy of
residential privacy, outlook and amenities |as
enjoyed by occupants of existing dwellings in the
vicinity. Furthermore, the proposed works to the
building would enhance the appearance without
adding significantly to the size and scale of the
building.

As such it is considered to comply with the
policies as stated above of the Melton Local Plar
the Neighbourhood Plan and the NPPF.

Conclusion

The proposal would convert an existing buildingpiah annexe which would be ancillary to the mairiting
and could be controlled by a condition; as sucke fimoposal is acceptable in principle. The proposed
development has been designed to have limited impaadjoining properties and would reflect therelger
and appearance of the surrounding area. The propmsdd not have an adverse impact on highway gafet
Accordingly, the proposal complies with the abowdigies and guidance and is recommended for approva
subject to conditions.

RECOMMENDATION:- Approve — Subject to the following conditions:

1. The development shall be begun before the eiqiraf three years from the date of this permissio

2. The external materials to be used in the devedopt hereby permitted shall be in strict accordawitie those
specified in the application unless alternative amiats are first agreed in writing by the Local fitiang
Authority.

3. The development hereby permitted shall be lenifirely in accordance with the plans submittethto Local
Planning Authority on 7 December 2017 (plan 3, 4 and 5).

4. The garage and annexe hereby approved shalimeancillary to the main dwellinghouse and shall ne
sold, leased, or rented separately from the mallchghouse, nor shall a business be run from it.

The reasons for the conditions are:-

1. To comply with the requirements of Section 9th&f Town and Country Planning Act 1990 as amermed
S51 of the Planning and Compulsory Purchase Ac4200

2. To ensure a satisfactory standard of exterrad¢a@mnce.

3. For the avoidance of doubt.

4. In the interests of general highways safety imndccordance with Paragraph 32 of the Nationahiihg
Policy Framework 2012 as a more traffic-intensiexelopment at this site would be inappropriate @uthe

limitations of the vehicular access and/or the ll@oad network and a separate dwelling would nosiigable
in terms of visual and residential amenity.

Case Officer:- Karen Jensch Date: ' February 2018
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Agenda Annex

PLANNING COMMITTEE SITE VISITS Monday 19" February 2018
PROGRAMME OF MEMBERS'’ SITE INSPECTIONS AND COMMITTEE TIMETABLE

NOTE - These are not public meetings and no decisions are made at site visits.

The purpose of a site visit is for Members to gain factual knowledge and make a visual assessment of the
development proposal, the application site and its relationship to adjacent sites.

There is no discussion of the merits of the case at these visits. The appropriate place to do this is at the
Planning Committee itself, where the all parties have the opportunity to attend and speak.

Meeting at 9:55 departing 10:00 — Parkside

The following application sites are to be visited.

Application Ref Application Site Approx. time on site
1. 17/01552/FULHH The Poplars, Waltham Road, Thorpe Arnold 10.05
2. 17/00996/0UT OS Field Number 0349 Manor Road, 10.40
Easthorpe
3. 17/00671/0UT Land North of Main Road, Old Dalby 11.15

Coffee Break
4, 17/01139/FUL Land Adj. The Hall, Main Street, Gaddesby 12.00

5. 17/01389/FUL Butlers Cottage, 11 Somerby Road, Pickwell 12.25

Return 12:45 for Briefing at 12:55 at Parkside

Committee Meeting: 6:00pm, Parkside, Burton St, Melton Mowbray
Tuesday 20" February 2018

Please note: that the above times may be subject to change and are approximate only.
You are advised to contact the Development Control Section to check the above information on 01664
504242,

ORDER FOR HEARING APPLICATIONS AT THE MEETING

Application Ref Application Site
1. 17/00671/0UT Land North of Main Road, Old Dalby
2. 17/00996/0UT OS Field Number 0349 Manor Road, Easthorpe
3. 17/01139/FUL Land Adj. The Hall, Main Street, Gaddesby
4, 17/01389/FUL Butlers Cottage, 11 Somerby Road, Pickwell
5. 17/01552/FULHH The Poplars, Waltham Road, Thorpe Arnold
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