B O R O U G H   O F   K E T T E R I N G

Committee Report                          Report Ref: 8       

Committee:Planning Sub B

Date of Meeting:27th July 2004

1. Application No.KE/04/0601

Location: 
76 Polwell Lane, Barton Seagrave (land at rear)


Proposal: 
Erection of dwelling with parking facilities (Plot 2)


Applicant:
Mr R Mullin
2.
RECOMMENDATION
THE DEVELOPMENT CONTROL MANAGER RECOMMENDS that planning permission be approved subject to the following conditions:-
1
The development shall be begun not later than the expiration

of five years beginning with the date of this permission.

2
Representative samples, or details, of all  external  facing

and  roofing materials shall be submitted to and approved in

writing by the Local Planning Authority.

3
Notwithstanding the provisions contained within the Town and

Country Planning (General Permitted Development) Order 1995

(or any order amending and/or re-enacting that  Order) there

shall be no windows installed in the roof without the prior

written consent of the Local Planning Authority.

4
No  development  shall  take  place  until  there  has  been

submitted  to  and approved in writing by the Local Planning

Authority a  scheme  of  landscaping,  which  shall  include

indications of all existing trees and hedgerows on the land,

and details of any to be retained,  together  with  measures

for their protection in the course of development.

5
All planting, seeding or turfing comprised in the approved

details of landscaping shall be carried out in the first

planting and seeding seasons following the occupation of the

buildings or the completion of the development, whichever is

the sooner.  Any trees or plants which within a period of 5

years from the completion of the development die, are

removed or become seriously 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.

6
Notwithstanding the details shown on the site layout plan B-

911-100 Rev C, before the development hereby permitted is

commenced details of  boundary  treatment  and  means  of

enclosure  shall be submitted to and approved in writing by

the  Local  Planning Authority. These details shall include

the provision of a close boarded fence along the western

boundary of the site to a height of 2.0 metres.  The

approved boundary screening shall be erected prior to the

occupation of the dwelling and shall be retained as such

thereafter.

7
No development shall taken place until the applicant, or

their agents or successors in title, has secured the

implementation of a programme of archaeological work in

accordance with a written scheme of investigation which has

been submitted to and approved by the Local Planning

Authority.

8
The development shall not be occupied until the access,

parking and turning facilities as shown on the approved site

plan B-911-100 rev C have been completed.  This shall

include the hardsurfacing of the first 10 metres of the

access from where it adjoins the highway boundary in a close

bound top surface to a gradient no steeper than 1 in 15

metres and the provision of pedestrian visibility splays of

2 metres by 2 metres at each side of the drive to Polwell

Lane at the highway boundary.  Those areas forward of the

visibility splays shall be cleared of all obstructions and

levelled to a height not exceeding 0.9 metres above

carriageway level and shall thereafter be maintained in this

form.

9
Any gates shall be set back at least 5.5 metres  from  the

near edge of carriageway and hung to open inwards only.

10
NOTE TO APPLICANTS:-

The proposal is in accordance with national and local

policies as set out in Planning Policy Guidance notes 1 and

3,policies GS5, H2, AR6 and T3 of the Northamptonshire

County Structure Plan, policies 16, 30, 35, 37 and 47 of the

Local Plan for Kettering Borough or adopted supplementary

planning guidance note 6.  There are no material

considerations that indicate against the proposal.

11
The archaeological investigation is to be structured around

a "watching brief" on development groundworks, with some

contingency provision for more intensive examination and

recording if this proves necessary.  The investigation must

be undertaken by a professionally qualified archaeological

contractor appointed by the applicant.  For further advice

it is suggested the the applicant/developer contacts Myk

Flitcroft, Historic Environment Team Leader, Built and

Natural Environment, PO Box 163, County Hall, Northampton,

NN1 1AX telephone 01604-237247.

3.
CONSULTATIONS

NCC Highways - Refers to comments made in respect of KE/03/0398.  Raised concerns about the width of the access shown on that application and shortfall in pedestrian visibility splays.  The access exceeds 45 metres in length and consideration should be given to emergency vehicle access and turning.

Issues raised as a result of notification/publicity
Three letters have been received from nearby/neighbouring residents who raise the following objections/comments:-

The trees on site should not be destroyed to make way for the development.

If the development does go ahead a fence should be erected to protect my privacy.

There is no proper hedge along my boundary just old trees and overgrown shrubs.

The planning of the bungalows on paper does not give any indication of the site as it is.

The bungalow has been designed to allow for future alterations and extensions.  It should be restricted to single storey only and no windows or access to the roof should be allowed in the future

No business use should be allowed on the site including the storage of business equipment.

There is inadequate parking to accommodate the possible number of residents in the bungalow.

Any alterations or extensions should not be permitted to the bungalow in the future.

4.
PLANNING HISTORY

KE/01/0596 - Outline permission for residential development refused and then dismissed on appeal July 2002.

KE/02/0695 - Outline permission for two bungalows on land rear of 76 Polwell Lane approved October 2002.

KE/03/0243 - Two storey side extension to 76 Polwell Lane approved May 2003.

KE/03/0398 - Two 3-bed bungalows on land to the rear of 76 Polwell Lane approved August 2003.

KE/04/0323 - Two dwellings (one two storey, one bungalow with rooms in the roof) refused May 2004.
5.
OFFICERS REPORT
Description
This is an L shaped parcel of land which extends to the rear of 76 Polwell Lane and across the rear of 80 and 82 Polwell Lane also.  It is presently overgrown and contains a number of shrubs and self set trees.  To the rear of the site are the back gardens to houses and bungalows in Arden Close and Sherwood Drive.  There is some hedging and overgrown vegetation along the rear boundary but generally the site is quite open here.  The other boundaries are screened by a mixture of plants and some fencing.

The proposal is for one L shaped bungalow to be located in the rear most part of the site.  The proposal measures 16.8 metres by 17 metres overall and is 5.8 metres high. Whilst four bedrooms are shown on the floor plan the bungalow has the potential for 5/6 bedrooms if the study and sitting room were to be used as bedrooms.  The plans show no rooms in the roof.

The applicant has stated that it is his intention to build one of the bungalows as approved under KE/03/0398 which is sited immediately to the rear of 76 Polwell Lane together with this proposal should permission be granted.  Access for the two bungalows would be via a private drive off Polwell Lane.

Planning Policy

National Guidance:
PPG 1
-
General Policy and Principles

PPG 3 - Housing

Northamptonshire County Council Structure Plan:
GS5
-
Good quality design and sustainable development

H2    - Housing to be concentrated in the urban areas

H6    - Density

T3    - Transport and access needs

T9    - maximum parking standards

T10   -
Residential developments containing average of more than 1.5 spaces will not be permitted.

AR6   - Environmental assets

Kettering Borough Local Plan:
16
-
Landscaping

30    - New development

35   
-
Housing normally granted for residential development in the towns

37    - Density and site layout

47 - Residential amenity

Observations

The key issues to consider are:-

1.
The principle of residential development

2.
The design and scale of the proposal

3.
Affect on neighbours

4.
Access

5.
Boundary treatment/landscaping

With regard to the principle of residential development, the site lies within the town boundary and is a brownfield site.  Planning permission has been granted for residential development on land to the rear of 76 Polwell Lane, thus the principle has been established.  The previous application for two dwellings KE/04/0323 was not refused on a matter of principle but rather the detailed design and scale of the proposal and the affect it would have on the character of the area and residential amenity.  It is considered therefore that the principle is acceptable and that the decision on this application should depend on the scale, design and other details as set out below.

The proposal is for a bungalow and although large there would be ample space about the bungalow for private amenity and for parking.  The portion of the site on which this bungalow would be located measures 45 metres by 25 metres.  The corner of the bungalow nearest the properties to the rear is approximately 3 metres away from the boundary and 25 metres away from the nearest residential properties 7 and 8 Arden Close.  The proposed bungalow at 5.9 metres tall will not appear out of keeping or domineering in relation to the character of the surrounding development.  It will be well screened from the neighbouring properties, as covered by the suggested boundary screening condition, and will not be highly visible from any public land.  As development to the rear of properties has already been granted it is not considered that allowing this proposal will be out of character.

It is considered that any development of this site will have some affect on neighbours as presently the land is well treed garden land that is most likely seldom used.  However, the development proposed is not going to result in a loss of light or privacy to any neighbours nor will it be overbearing.  The relationship between the proposed bungalow and properties to the rear is no different to many existing residential relationships and the distance between the dwellings are in excess of the guidelines contained in supplementary planning guidance ie opposing principal windows should be 23 metres apart.  The concerns raised by neighbours in relation to boundary screening are considered to be justified and it would not be acceptable to leave the western boundary as it is.  The planting is too sporadic and unkempt and does not provide adequate screening.  A condition has been imposed requiring that a scheme be submitted for approval which includes a 2 metre high close boarded fence along this boundary.

It is possible that future additions to the roof involving windows could potentially cause disamenity to the neighbours, therefore it is recommended that permitted development rights be removed in respect of windows in the roof.  There is no justification for removing any other permitted development rights.  There is also no justification for refusing this application because of perceived business activity.  The application must be considered on its merits and as with any residential property if complaints were received about alleged unauthorised activity they would be investigated and dealt with accordingly.

The access to the site has already been approved under KE/03/0398 and this permission was for two bungalows.  This application would result in two bungalows having permission on the site.  Details about the construction of the access and parking are covered by condition.  There is adequate space to park at the dwelling and there is no requirement to insist that a garage be provided although one could be built later.

There are numerous trees and bushes on site, most of the trees being self set.  For any development to take place on the site a substantial number of these would have to be removed, although some are to be retained.  None of the trees are protected nor worthy of a tree preservation order.  Although some landscaping is shown on the site plan, a condition is proposed requiring a landscaping scheme to be submitted.  The boundary screening has been discussed above and again this matter is covered by condition.

It is considered that this proposal is acceptable and overcomes Committees' reason for refusing the previous application.  It is therefore recommended that planning permission be granted subject to conditions.

* * *

For further information on this report, please contact Theresa Nicholl, Planning Officer on 01536 534275.

