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

Committee Report                          Report Ref: 10       

Committee:Planning Sub B

Date of Meeting:27th July 2004

1. Application No.KE/04/0543

Location: 
33 & 35 High Street, Rothwell (land to rear of)


Proposal: 
Erection of 3 town houses with parking area


Applicant:
Mr J Ribiero
2.
RECOMMENDATION
THE DEVELOPMENT CONTROL MANAGER RECOMMENDS that planning permission be granted 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
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.   The  agreed  details to be implemented prior to

the use of the building/land.

4
Disposal of surface water and  waste  water  from  the  site

shall  be  carried  out  in a manner to be agreed in writing

with the Local Planning Authority prior to the  commencement

of development.

5
Before the development hereby permitted is brought into use,

the  vehicular  access,  parking  and manoeuvring facilities

indicated on the approved plans shall have been provided and

shall, thereafter, be permanently set aside and reserved for

such purposes.

6
The finished floor levels of the proposed building(s) shall

be  submitted  to  and  approved  in  writing  by  the local

planning Authority before any development is commenced.

7
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.

8
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.

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
The initial 10 metres of the access  shall be hard surfaced

with a hard bound material. Adequate provision must be made

to prevent  the  unregulated discharge  of  surface  water

from the access to the highway.

11
Before the commencement  of  development  on  the  site  the

existing  public footpath shall be safeguarded in accordance

with details to be submitted to and approved in  writing  by

the Local Planning Authority. Any windows fronting the right

of way shall be prevented from opening outwards over the

right of way.

12
NOTE TO APPLICANTS:-

The proposal is in accordance with national and local

policies as set out in Planning Policy Guidance note 3,

policies GS5 of the Northamptonshire County Structure Plan,

policies 30, 37 and 47 of the Local Plan for Kettering

Borough.  There are no material considerations that indicate

against the proposal.

13
The development hereby permitted shall be carried out in

accordance with the approved plans including the amended

plans received by the Local Planning Authority on 9th and

14th July 2004 unless otherwise agreed in writing with the

Local Planning Authority.

3.
CONSULTATIONS
Rothwell Town Council - Objection, over development and insufficient parking and manoeuvring for 3 dwellings. Any new building should be 2 storey only and should not occupy the whole of the rear boundary against the public footpath.

Highways - NCC - Although I still have concerns regarding any intensification of the existing substandard access onto the miniroundabout, I do not propose to object subject to the imposition of conditions regarding access, gates and right of way.

Highways - NCC Rights of Way - No observations.
Issues raised as a result of notification/publicity
2 letters received, the houses are too tall and would have an overbearing effect, blocking sunlight to a garden area, lack of manoeuvring space, prefer stone buildings, the boundary wall to the car parking area should be built back to its original height to maintain privacy to Droue Court.

4.
PLANNING HISTORY

KE/02/0469 - Demolition of factory and erection of 2 houses. Approved 17.12.02.

KE/02/0470/CA - Demolition of factory. Approved 23.12.02.

KE/03/0312 - 6 flats and parking. Refused 3.6.03. Appeal dismissed 22.12.03.

KE/04/0035 - 5 flats and parking. Application withdrawn 27.2.04.
5.
OFFICERS REPORT
Description
This is a full application for the construction of 3 terraced 2 and 2.5 storey houses at land to the rear of 33-35, High Street, Rothwell. This is a revised proposal following a withdrawal and an earlier dismissal on appeal of an application for 6 flats. 

The proposal comprises  two 3-bed  and one 2-bed terraced houses  positioned hard up to the western site boundary adjacent to the public footpath which leads from High Street to Droue Close. The houses are 4.5 metres to eaves and 9 metres to ridge for the 2.5 storey houses and 7.3 metres to ridge for the 2 storey house, closest to the southern site boundary. The existing access serves the development and 6 parking spaces are provided. A small amenity area is located in the north west part of the site.

The site is within the Conservation Area and adjoins a Listed Building, Town Farmhouse, to the north and the houses on Droue Court to the west whilst dwellings lie to the east. The site is within the town limit for Rothwell.

Planning Policy

National Guidance:
PPG3
-
Housing

Northamptonshire County Council Structure Plan:
GS5
-
Design

H6    - Density and Site Layout

T10   - Parking for Houses

AR6   - Cultural Heritage

Kettering Borough Local Plan:
30    - Environment : New development

37    - Housing : Density and Layout

47    - Housing : Residential Amenity

84    - Transportation : New Development

Observations

The key issues in the consideration of this proposal are density, layout, residential amenity and access/parking.

The main differences between this revised submission and the previous schemes are the removal of all buildings against the northern site boundary and the substitution here of 6 parking places and the reduction of the number of dwellings to 3.

The new scheme attempts to overcome the Inspectors objection to the previous schemes adverse impact on the Listed Building, by way of overbearing and overshadowing, by removing the proposed buildings from the northern boundary. There is now a front to side distance of 12 metres between the new development and the Listed Building. The application site is some 1.5 metres lower than the Listed Building therefore the impact of the proposed development on the Listed Building and its setting is reduced. It is considered that the new scheme overcomes the previous objection and no longer has an adverse impact on the Listed Building.

The Inspector's second objection to the earlier scheme was that of highway safety due to the limited manoeuvring space for vehicles within the site and the danger of vehicles reversing out onto High Street. He concluded that the amount of development would be excessive and not adequately balanced with the amount and disposition of vehicle spaces. The revised scheme has reduced the number of dwellings from 6 to 3 and rearranged the parking to provide 6 parking spaces in tandem. The Highway Authority does not object to the proposal provided condtions are imposed on any permission.

The applicants have been requested to reduce the height of the 2.5 storey houses to 8m to ridge in order to lessen their impact on neighbouring properties, to incorporate an additional chimney  and to increase the amount of manoeuvring space.  

Amended plans have been received which include an additional chimney, a 1.2 m. high retaining boundary wall on the northern boundary and an increase in the size of the parking /turning area by reducing the front garden areas. 

The applicants have not agreed to reduce the height of the buildings and argue that because the site is some 1.2m. lower than the surrounding properties the new buildings will not be overly dominant. A cross section through the site to confirm this point has been received which demonstrates that the eaves height of the new dwellings will be lower than the house on Droue Court whilst the ridge height of the new build will be 0.6 metres higher than that of the existing dwelling. The cross section also shows the new build in relation to Town Farmhouse with the Listed Building, because of its elevated position, dominating the new build. It is considered that the proposed height of the new build satisfactorily relates to the surrounding development.   

It is considered that the proposal is acceptable and approval is recommended.

* * *

For further information on this report, please contact Barbara Graves, Planning Officer on 01536 534174.

