COMMITTEE DATE: 30 ™ November 2017

Reference: 17/01182/FUL

Date submitted: 5 October 2017

Applicant: Mr and Mrs Halford

Location: Owl End 24 Mill Lane Frisby on the Wreake

Proposal: Full planning approval for the erection of single self-build dwelling (resubmission of
application 17/00477/FUL)

Proposal:-
This application seeKsll planning permission for the erection of 1 dwding.

The application site comprises 0.16 hectares ennibrthern edge of Frisby on the Wreake. The isite
currently utilised as amenity area associated ®ivi End positioned to the south of Mill Lane, thmuthern
boundary of the site adjoins 22 Mill lane, to thesteof the site is arable land.

The site is separated from Owl End by garden irlgrand there is tree and shrub planting alongeh®aining
three sides of the property. The site itself id ta grass, with a range of shrubs and fruit tieethe centre.
The site lies outside, but adjoins the Frisby an\Wreake Conservation Area.

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 residential amenities

» Sustainable development

The application is required to be presented toGbemittee due to the level of public interest anelvipus
planning history.



History:-
17/00477/FUL — Two detached dwellings refused - #si017
Reasons for refusal:

1 The proposed development would result in the sahof trees on the site which contribute to the
alleviation issues of flooding in the area. Thiswldbbe contrary to one of the core principles & th
NPPF set out in Paragraph 17 to : Promote mixedleselopments, and encourage multiple benefits
from the use of land in urban and rural areas, geising that some open land can perform many
functions (such as wildlife, recreation, flood risltigation, carbon storage, or food production).

2 The proposal represents over intensificatiorhefsite out of keeping and harmful to its surrongdij
contrary to the objectives of Policy BE1 of the ptml Melton Local plan.

The current application seeks to respond to theasons by reducing the proposal to a single dvgehind
reducing the developed area of the site for bujiginrposes, and retaining more undeveloped aretreesl

Planning Policies:-
Melton Local Plan (saved policies):

Policy OS2 -does not allow for development outside the town dlidge envelopes shown on the proposals
map exceptfor development essential to the operational reguénts of agriculture and forestry, and small
scale development for employment, recreation andsim.

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 amgéet
buildings, adequate open space provided and satisjaaccess and parking provision.

Policy C15 states that planning permission will not be gedrfor development which would have an adverse
effect on the habitat of wildlife species protechydaw unless no other site is suitable for theeflgpment
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 evegit policies are

out -of-date, granting permission unless:

o0 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 deyetent 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 gamatically render older policies obsolete, where
they are in conflict, the NPPF should prevail.

It also establishes 12 planning principles aganfsth 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;
* recognising the intrinsic character and beauthefdountryside



* promote mixed use developments, and encourage banéfits 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 theektlpossible use of public transport, walking and
cycling, and focus significant development in ldaas which are or can be made sustainable.

e Take account of the different roles and characiEdifferent areas, promoting the vitality of urban
areas, recognising the intrinsic character andthe#ithe countryside and support thriving rural
communities.

On Specific issues it advises:

Promoting sustainable transport
» Safe and suitable access to the site can be achievall 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 haypilicies 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.

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 dewelent 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
Highways Authority: No objection, subject to
condition

The County Highway Authority refers the Local| The proposal will introduce a new access pajint,
Planning Authority to standing advice on this | the proposed access will be approximately |40
matter. metres east of the right-angle bend in Mill Lane.

The proposed access can demonstrate sufficient
distances to meet visibility requirement.

The Highways Authority have not expresged




concern over the suitability of the propoged
access.

There are considered to be no grounds to resig
permission based on highways issues.

—

Parish Council: Objects
The Parish Council objects on the following basis

 The application site is outside the limitg Policy related comments are considered and
to development as detailed in the Frisbyaddressed further down in the Planning Policy
Neighbourhood Plan, which is currently r'ésponse.
undergoing examination.

* The access to the site is very limited,
down a very narrow lane. It is beyond a
blind bend with no pavement.

The proposal is for the erection of one dwelling,
the number of cars and their daily trips that can b
reasonably associated is not considered as major
or likely to result in a severe impact (please refe

* The areais subject to flooding. The | {5 the comments of the County Highway
previous application for the site was Authority above).

refused due to concerns about the

removal of trees which would increase | The site is located within Flood Zone 1, according
the surface water flooding. This would | 5 the Environment Agency, the risk of flooding

i . ) . is
be just as much an issue with this below 0.1% (1 in 1,000) conditions can ensjre
application. that suitable methods of drainage are submitted to

the Local Planning Authority prior to the
commencement of any development.

The proposal also reduces the proposal from| the
erection of two dwellings to one, therefore the
reduction in development has allowed for the
retention of more trees on the site to aid with

drainage.
* The design of the house is out of The proposal will be constructed of red brick with
character with the surrounding village | slate roof and it is considered would appeat in
cottages. keeping with the surrounding street scene using

traditional materials whilst striking a balance |in
the use of glazing.

Representations:

A Site notice was posted and neighbouring propedansulted. As a resultlletters of objection have been
received from 6 separate households and 1 Action @up, the representations are detailed below:

Representations Assessment of Head of Regulatory Services

Highway Safety

The issues regarding all the vehicles whjcRrawings submitted demonstrate that sufficient
require access to lower Mill Lane, (includingPace is available within the application site for
large delivery lorries, railway vehicles, electyc| Vehicles to turn and leave the site in a forward
cable vehicles, Severn Trent vehicles arftfar.

increasing numbers of tractors and horse boxes), ) ] ]

being able to get round the 90 degree corner proposal is for a single dwelling, therefor

bottom of Mill Lane is already documented. | the cumulative impact of car journeys to and
from this proposal is not considered to be of a

th SS|gn|f|cant level.

D

Any additional traffic generated by

development would add to the ever increadin .
P Ac;;s per comments of the County Highway

Authority, subject to conditions the proposal
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problem and could put pedestrians at risk. is considered acceptable in terms of highway

The speed and volume of traffic, restricted
visibility on the bend in Mill Lane and extensive
pedestrian use are definite hazards which arg of
great concern.

The entrance into Mill Lane from Main Street is a
blind junction whether entering or departing Mill
Lane. The entrance to Mill Lane is very narrow
and is a restricted to a single lane due to |the
protrusion of Yew Tree Barn, making |it
impossible for two cars to pass one another.

Residents are aware of this issue, but others,
whether cars or commercial vehicles visiting|or
delivering to Mill Lane, do not take this into
account and near collisions are frequent. The
centre carriageway markings have been changed
over the years but do not improve the danger at
the junction as the carriageway is so narrow.

Mill Lane is used to access the bridleway at the
end by a range of vehicles including, farmers
going into their fields, a growing horse
stabling/equine centre, allotment holders

30mph is inappropriate fro such a narrow |
The lane is also restricted for bin lorries
larger vehicles accessing, turning and reversing.

children on bikes, children in pushchairs, fa
groups, walking groups, and allotment users

animals and vehicles is a concern
development, given the restricted vision
narrow road.

lane. This causes traffic flow problems,
restricts the road width considerably

safety.




street.

When wedding or funeral services are hold in

chapel or church, the top end of Mill Lane |i

inundated with parked cars.

Access is further restricted by refuse vehic
larger delivery and/or HGV/tradesmen’s vehic
coming up or down or actually working in th
lane. At times the lane becomes blocked v
these vehicles and residents have to wait for
road to clear to be able to drive in or out.
particular this is a major hazard for emerge
vehicles.

There have been several refusals and ap
decisions by the Inspectorate in the past, neq
almost blind bend. These are mainly on accq
of the unsuitable width and junction design
Mill Lane and Main Street.
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Local Plan and Neighbourhood Plan

The dwelling is outside the current line ¢
development and the line proposed by the Fri
Neighbourhood Plan.

Our Neighbourhood Plan has overwhelmi
support from village residents, why can’t MB
recognise this?

The proposal should be refused until the Fri
Village Neighbourhood Plan comes into effé
before consideration of any developments,
residents have been extremely supportive
MBC'’s requirements and it is the wish of t
people for MBC to show the same level
courtesy instead of all the hard work and supj
being completely ignored.

fPlease see section later in report which
sHiscusses the content of the Neighbourhood
Plan and the amount of weight it can be
afforded at its current circumstances.

he Neighbourhood Plan is recognised fully b

BC and is a material consideration for
planning applications, following the advice
provided for such plans that are in preparatio
but not yet finalised set out in the NPPF. The
include, but are not limited to, the extent of
support (see below).

n

sphe Local Planning Authority has a statutory
r@luty to determine applications with set period
alhless further time is allowed by the agreeme
of the applicant. It cannot refuse to determine
h@pplication to allow a Local or Neighbourhooq
oPlan to progress to conclusion. Matters
ngegarding the Neighbourhood Plan are mater
considerations and the weight afforded is
dependent upon their circumstances at a poin
time when the determination is made. There i
no question of the NP being ignored.
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Flooding

This are at the bottom of Mill Lane is on
flooding knife edge

When the first plan was rejected the councill
discussed this at length and the impact
removing trees which are currently helping
soak up the water moving down from the fig
above.

4 he site is located within Flood Zone 1,
according to the Environment Agency, the ris
of flooding is below 0.1% (1 in 1,000)
onditions can ensure that suitable methods
ainage are submitted to the Local Planning
uthority prior to the commencement of any
evelopment .
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Fewer trees will lead to more water entering o
the lane at its most vulnerable point w
inevitable consequences.

This would add to flooding problems alrea
faced by the property across the lane from
development site.

The removal of any mature trees will on
increase the amount of run off water into M
Lane and ultimately into the garden opposite
site which may be unable to cope with it and

There continues to be serious flooding 4
drainage problems along Mill Lane. T

nithe amendment to the proposal and the
theduction of development has also allowed th
retention of more trees to aid drainage.

dy
the

he Planning Authority has to consider each
pplication on its own merit, conditions could

attached to a permission that would ensur
at details of the proposed drainage are

Iy

I
t

10 any development commencing. This would
require that the site is positively drained and

lrlﬁirevent ‘run off’ from following its natural

'Course as it does at present, This in turn can

Leicestershire County Council and Severn Trept

Water have made regular visits to try to imprg
the drainage and flooding spending many d
trying to alleviate matters with virtually n
success.

After heavy rainfall, Mill Lane floods starting

ERduce the extent to which run off contributes

Mo exiting flooding issues as it can be attenua
ZQiﬁd/or diverted elsewhere.

—

its lowest point near the Mill house. This happéns
several times a year, making the road impassable

by vehicles, and flooding the Mill house land
the adjacent orchard.

Leicestershire County Council, the Lead Lo
Flood Authority (LLFA), Environment Agenc
and Severn Trent Water have all failed to resq
these issues.

Historically the higher level footpath with blag
and white railings has been there to all
pedestrians to walk over the flooded area. T}
are also historic cobblestones and wall, dai
from Victorian times (partly exposed), stretchi
from the bend down to these black and wh
railings.
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detrimental to its purpose as a productive gard =I?me'tted to the Local Planning Authority prig
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Character of the area

This is probably the oldest part of the villagetwi
an attractive cobbled area along the edge of th
roadway leading to the raised footpath (used w
the lane is flooded). Any development would
necessitate the removal of some of these ancie
cobbles.

The property will be dominant over facing
cottages and will impact on the surrounding arg
and fail to be in keeping with Mill Lane.

The proposal is out of character with the village
cottages.

t Whilst the site is residential garden area and

e therefore considered as greenfield, it relates

nthe proposed dwelling would lie on the lower
existing built form in that location.

a

hemthe village and would not be isolated in form.

part of the site would follow the landform as p

well

The height of the property will impact on the

These comments are noted
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Conservation Area with the grade 1l listed Mill
House close by.

With Frisby Parish Council approval, this part g
the lane has had time and effort put in by thellg
community to recover its beauty and character,

including clearing undergrowth along the
footpath, bulb planting and renovating the
walking posts.

The lane is recognised by the local community.

The ancient cobbles at the edge of the roadwa

are precious in this ancient area of the village g
cutting through them to create the new entranc

should definitely not take place.

The development has more in keeping with

suburbia than, with nearby village houses as pé¢

inspectors appeal decision.

The Committee is reminded that S72 of
Listed Buildings and Conservation Areas A
f 1990 requires that special attention is paid to
cdesirability of preserving or enhancing t
character or appearance of that area.

The proposal is therefore considered maintaif
separation form the Conservation Area and n
impact negatively upon it, therefore satisfying
the requirement to preserve its character and
appearance.
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Other issues raised

The new plan fails to address the fundamental
issues on which the original application was
rejected.

Reasons for refusing building on this site will
hold from previous application.

The application fails to clarify whether existing
trees, in particular an old plum and copper bee
will be retained.

The numerous objections made previously be

residents of our concerns for Mill Lane resident
who will be adversely affected appears to have

been largely ignored.

Permission to build would set a dangerous
precedent for future speculative development.

Continue to oppose these unwarranted and
unwanted attempts to ruin its integrity.

There are already several housing proposed
developments already for Frisby village.

The proposal is to be set into the site wh
would minimise the visual impact from th
development. Windows positions on t
proposed elevations demonstrate that
significant overlooking would be caused by t
proposal.

Planning Policy has changed since the 19§
| with, latterly, particular reference to tf
Chhtroduction of the NPPF, this as mention

above sets a presumption in favour

sustainable development, the application
submitted is required to be determined on
own merits.

The impact on Highway safety has be
consulted and the expert advice of the Highy
sAuthority sought. Concerns have not be
ignored. The advice of the Highway Authori
is that the low level of additional traffic woul
not render highways conditions severe 3§
therefore not attaining the threshold which
NPPF sets fro refusal of applications.

Each application is determined on its o
merits, taking onto account consideratig
applicable at the time.

Noted

Noted
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Other Material Considerations not raised through representations:

Consideration

| Assessment of Head of Regulatory Séces
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Planning Policy
Frisby Neighbourhood Plan

Policy H3:Limits to Development states that
“Development Proposals within the Neighbourhg
Plan area will be supported on sites within the
Limits to Development (as identified in figure 6 o
the Neighbourhood Plan) where it complies with
the policies of the Neighbourhood Plan and subjs
to design and amenity considerations

The application site is outside and adjoins the
boundary of the ‘limits to development’
identified in the Neighbourhood Plan. The
applicable Policy, H3, does not address
development beyond the limit to development
nor has it been identified that this site is subjec
of ‘protective’ policies of the Plan in terms of
important views, biodiversity, heritage assets et

The introductory text to policy H3 explains that
“The purpose of LTD is to ensure that sufficient
sites for new homes and economic activity are
available in appropriate locations that will avoid
impinging into the local countryside. The Local
Plan makes it clear that such a measure is
important to clarify where new development
activity is best located and defines theemixtof
a built-up part of a settlement. It
distinguishes between areas where, in planning
terms, development is acceptable in principle, sy
as in the built-up area of the parish, and where it
would not be acceptable, generally in the least
sustainable locations such as in the open
countryside.

Paragraph 216 of the NPPF states that weight m
be given to relevant policies in emerging plans,
according to :

. The stage of preparation of the emergin
plan ( the more advanced the preparation ,the
greater the weight that may be given)

The extent to which there are unresolved
objections to the relevant policies ( the less
significant the unresolved objections ,the greater
weight that may be given ) ;and

The degree of consistency of the relevar
policies in the emerging plan to the policies iis th
Framework ( the closer the policies in the emerg
plan to the policies in the Framework, the greate
the weight that may be given)

N

oBecember 2017.
f The application site lies outside the identifi

etirectly in conflict with associated Policy H3 as

. defined physical features such as walls, fen

ckensitive’ locations such as important views ¢

—

[ o

The Frisby NP is currently at Examination stg
and is yet to be the subject of Referendum.
Examination Hearing date has been set fdf

‘limits to development’ but does not appear to

is unclear on the approach to development in g

ge
The
12

ed
be

uch

locations. Nor does it appear to conflict with the

objectives of the limits to development
explained, i.e. to prevent impinging into the lo
countryside or least sustainable locations, suc
open countryside (the site is currently garden |
to a house forming part of the village).

On the village envelope, it advises that cled
hedgerows and roads have been used.

In this part of the village the proposed limit
development boundary follows the old villa
envelope boundary which cuts through gard
and doesn't appear to follow clearly defin
features. Consequently, while the site is outg
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this line logic and purpose of the boundary in this

part of the village is unclear.
Other polices seek to resist development
mentioned opposite which the proposal does

impinge upon.

In order to consider the weight it should attrg

agach of the NPPF criteria are addressed in turn:

The stage of preparation of the emerging plan

stage.
The next stages are:

To undertake the Hearing and receive
outcome of the Examination

NP Group respond - whether to proceed
Referendum, either with or withot
amendments, depending on the outcome
the Examination.
MBC determine
Referendum
Referendum (plus some minor administrat
steps to allow it to be ‘made’)

if it should proceed

Section 70 of the Act has recently been amen
to require that post examination Neighbourhg

ICt,

) The Frisby Neighbourhood Plan is at examination

the

The Examination outcome to be received and

to
it
of
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Plans be treated as a material consideration in
determination of planning applications. T
Frisby NP is not yet at that stage af
accordingly, can only be given less weight th
required by this Act.

The extent to which there are unresolved
objections to the relevant policies

There are unresolved objections to the policie
the plan and there is inconsistency between
emerging Neighbourhood and Local Pla
Specifically, there is objection to the delineati
of the LTD as it relates to this site which t
Examination will need to consider.

These are matters which the Examinations of &
Plans will have to resolve. This could result
amendments being required before the NP |
proceeds to a Referendum. It cannot be assy
that the Plan will proceed in its current form.
accordance with the NPPF it is reasonable to

less weight to the emerging NP on the basis

unresolved objections relevant to the applicatign.

The degree of consistency of the relevar
policies in the emerging plan to the policies in
this Framework

The NP has applied locally derived criteria a:
means to deciding site selection. The Examina]
Hearing proposes to consider consistency of
NP with the NPPF in terms of housing supply g
the sequential test in terms of housing allocatig
amongst other matters.

Making a decision — the planning balance

If planning permission were to be refused on
basis of the emerging NP it would have to
because the adverse impacts of any pote
conflict with the NP must be given such weight
to significantly and demonstrably outweigh t
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benefits of residential development in this

sustainable location .

Therefore, it is considered that the neighbourh
Plan is susceptible to the NPPF criteria that
extent to which there are unresolved objection
relevant policies (the less significant t
unresolved objections, the greater the weight

may be given)” — the objections concerned

considered to be clearly unresolved 4
significant to the content of the NP, and to t
site specifically.

Therefore it is considered that whilst t
Neighbourhood Plan is progressing well and
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reached Examination stage, it can still carry

limited weight in the determination of th
application.

S
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The (new) Melton Local Plan — Pre submission
version.

The Local Plan has recently been submitted to th
Planning Inspectorate for examination and
consideration.

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
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 significa
the unresolved objections, the greater the weigh
that may be given); and

e the degree of consistency of the relevant polig
in the emerging plan to the policies in this
Framework (the closer the policies in the emergi
plan to the policies in the Framework, the greate
the weight that may be given).

The Pre-Submission version of the Local Plan
identifies Frisby on the Wreake as a ‘Rural Hub’,
respect of which, under Policy SS3, ‘windfall’
development is permissible adjacent to villages
subject to meeting several criteria.

Whilst the Local Plan has progressed if
remains in preparation, it can be afforded only
limited weight.

e

The proposal comprises a single self by
dwelling in a sustainable location and as suc
considered to comply with the applicable policig
When assessed against the NPPF crif
opposite:

thiée Local Plan is submitted for Examination g
has the following steps to complete:

Examination for its ‘soundness’ und

the NPPF

Examination results to be published 4
any ‘modifications’ to be the subject
consultation

ies Further examination to take place in
Modifications

ng Final

I recommendations

Adoption by MBC

Inspectors Report ar|

There are several hundred representations tg
ilocal plan covering very many aspects, includ
the quantity of housing provided, its distributi
and contention in respect of site allocationsah

relevant objections remain unresolved

Whilst it is the Council’s view that the Local Plg
is consistent with the NPPF (as this is
requirement allowing its submission) this
contested by many parties. As with the NP abg
this will be the subject of consideration by {
Examination process.

It is therefore considered that it can attract \wei
but this is limited at this stage.

Conclusion
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only be reasonably concluded that very many
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It is considered that the application presentslanoa of competing objectives and the Committéaviged to

reconcile these in reaching its conclusion.

This application proposes a dwelling in a sustdmédration with a reasonable range of facilitiesl @apacity
to accommodate some growth. It is consideredthigat are material considerations of weight in tavaf the

application.

The site is considered to perform reasonably wetérms of access to facilities and transport links

It is considered that balanced against the poséigeents are the specific concerns raised in septations,
particularly the development of the site from itsden state, additional traffic and the impactlon¢haracter

of the village and conflict with Policy H3 of thene

11
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In conclusion it is considered that, on the balaoicthe issues, there are benefits accruing froenpttoposal
when assessed as required under the guidance MRRE in terms of housing supply. The balancisgés
are considered to be of limited harm given theaescsignificance and in the case of the NeighboadhPlan,
the relative weight it can carry in its currentccimstances.

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:-
1. The development shall be begun before the expiralf three years from the date of this permission.

2. No development shall start on site until alleerbl materials to be used in the development lyereb
permitted have been agreed in writing by the L&#ahning Authority. Development shall be carried iou
accordance with the approved details.

3. The proposed development shall be carried agtlgtin accordance with plan drawing numbers

Tree Plan
Elevations
Location Plan
17/01/001
17/01/P2/001
ACD 153/001
S1832/01

O O0OO0OO0O0OO0OO0

Received by the Authority on 19 September and ®ot2017.

4. The development hereby permitted shall not conumeintil drainage plans for the disposal of swfaater
and foul sewage have been submitted to and appiowéte Local Planning Authority. The surface water
disposal shall include recognised Sustainable Rg@rtechniques. The scheme shall be implemented in
accordance with the approved details before theldpwment is first brought into use.

5. No part of the development hereby permitted flgeoccupied until such time as vehicular visikikplays
of 2.4 metres by 39 metres westbound and 2.4 mieyrd8 metres eastbound have been provided aitéhe s
access. These shall thereafter be permanently aivadat with nothing within those splays higher tlBab
metres above the level of the adjacent footwaykighway.

6. Notwithstanding the submitted plans, the prepasccess shall have a width of a minimum of 4.2&es,
a gradient of no more than 1: 12 for a distancat &ast 5 metres behind the highway boundary hali lse
surfaced in a bound material with a 5.5 metre wdidgpped crossing. Drainage shall be provided semdtes
not drain into the Public Highway and the accese@rovided shall be so maintained at all times.

7. The development hereby permitted shall notdmeipied until such time as the parking and turrfiaugjities
have been implemented in accordance with Philipe3afmchitecture drawing number 17/01/001 Rev C.
Thereafter the onsite parking provision shall bensontained in perpetuity.

8. No development shall commence on the site datiils of a suitable replacement scheme for itjeway
trees that are removed as part of this Applicatias been submitted to and approved in writing kylLibcal

Planning Authority. The development shall thereafie carried out in accordance with the approvedilde
and timetable.

Officer to contactMs Louise Parker Date: 28§ November 2017
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