DEVELOPMENT MANAGEMENT PANEL 14 MARCH 2016

Case No: 16/00099/FUL (FULL PLANNING APPLICATION)

Proposal: ERECTION OF A BUNGALOW (AMENDED SCHEME)

Location: LAND AT 16 MANOR DRIVE SAWTRY

Applicant:  Abbey Properties

Grid Ref: 517071 283625

Date of Registration: 27.01.2016

Parish:

SAWTRY

RECOMMENDATION - APPROVAL

This application is referred to Development Management Panel as
Sawtry Parish Council’s recommendation to refuse is contrary to the
officer’s recommendation to approve.
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1.3

1.4

2.1

DESCRIPTION OF SITE AND APPLICATION

The application site is adjacent to 16 Manor Drive and was once part
of their garden land. The land is located at the end of a predominantly
€.1970's residential 'open plan' cul-de-sac within the village of Sawtry.
The land is open and backs onto Fen Lane. On three sides it is
bound by timber fencing and a small tree is growing towards the rear
boundary. The dimensions of the site are 14m wide and 16m deep
from front to back. The Environment Agency flood zone map shows
the land to be at a low probability of flooding, designated as Flood
Zone 1.

In November 2014 members granted planning permission for erection
of a bungalow. This application seeks an amendment to the
application approved at Committee in November 2014. The
amendment seeks to add a rear extension to the approved scheme
with an increase of approx. 24 sq m.

The siting, height, design of the dwelling and car parking provision
remains unchanged from that approved in 2014.

As of this date a signed unilateral undertaking to fund a contribution
to providing wheeled bins has NOT been submitted.

NATIONAL GUIDANCE

The National Planning Policy Framework (2012) sets out the three
dimensions to sustainable development - an economic role, a social
role and an environmental role - and outlines the presumption in
favour of sustainable development. Under the heading of Delivering
Sustainable Development, the Framework sets out the Government's
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3.1

3.2

3.3

3.4

3.5

planning policies for : building a strong, competitive economy;
ensuring the vitality of town centres; supporting a prosperous rural
economy; promoting sustainable transport; supporting high quality
communications infrastructure; delivering a wide choice of high
quality homes; requiring good design; promoting healthy
communities; protecting Green Belt land; meeting the challenge of
climate change, flooding and coastal change; conserving and
enhancing the natural environment; conserving and enhancing the
historic environment; and facilitating the sustainable use of minerals.

Planning Practice Guidance is also relevant, particularly with regard
to the chapter on Design.

Regulation 122 of the Community Infrastructure Levy Regulations
2010 is relevant to the unilateral undertaking to fund the provision of
wheeled bins.

PLANNING POLICIES
Saved policies from the Huntingdonshire Local Plan (1995)

H31: "Residential privacy and amenity standards"
H32: "Sub-division of large curtilages"

En25: "General Design Criteria" -

En18: "Protection for countryside features"

CS8: "water"”

Saved policies from the Huntingdonshire Local Plan Alterations
(2002)

. HL5 - Quality and density of development

Adopted Huntingdonshire Local Development Framework Core
Strategy (2009)

. CS1: "Sustainable development in Huntingdonshire™
J CS3: "The Settlement Hierarchy"
. CS10: "Contributions to Infrastructure Requirements”

Draft Huntingdonshire Local Plan to 2036: Stage 3 (2013)

Policy LP 1 - 'Strategy and principles for development'
Policy LP 2 - 'Contributing to Infrastructure Delivery'
Policy LP 6 - "Flood Risk and Water Management"
Policy LP 9 - 'Development in Key Service Centres'
Policy LP 11 - 'The Relationship Between the Built-up Area
and the Countryside':

Policy LP 13 - 'Quality of Design':

Policy LP 15 - 'Ensuring a High Standard of Amenity":
Policy LP 17 - 'Sustainable Travel':

Policy LP 18 - 'Parking Provision':

Policy LP 29 - 'Trees, Woodland and Related Features':

Huntingdonshire Design Guide SPD 2007 is also relevant.
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4.1
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6.1

Huntingdonshire Local Development Framework - Developer
Contributions SPD 2011 is also relevant with regard to contributions
to wheeled bins provision.

PLANNING HISTORY

1401576FUL Erection of single storey dwelling - APPROVED at
committee November 2014.

CONSULTATIONS

Sawtry Parish Council - recommend refusal; the original objections
still apply — it would be an overdevelopment of the site and would
have an adverse effect on the street scene. The turning area at the
end of the cul de sac would be reduced. The original application
stated that there would be a soak away for surface water. The
amended plans say that surface water will go directly into the mains.
The Parish Council are very concerned the impact this will have on
the possibility of flooding in the area and the consequence if this sets
precedence for future applications on the whole village.

Officer response — The only difference between this scheme and that
approved by members is the addition of a single storey rear
extension. The previous decision is a material consideration in the
determination of this planning application.

REPRESENTATIONS

Received a representation from the occupier of no. 14 Manor Drive,
who obijects to the application for the following summarised reasons:

- visual harm; the dwelling would stand forward of 14B by approx. 1
metre. It is suggested that the dwelling be sited further away from the
highway.

- little outdoor living space.

- detrimental to the area having no garage or storage space, resulting
in parking on the highway.

- development has no merit other than to reduce the green areas and
trees within the village and to increase the council's revenue,
example of creeping development

Received a representation from occupier of no. 14b Manor Drive who
has concerns to the application:

- little garden space
- surface water drainage

Officer response

— The only difference between this scheme and that approved by
members is the addition of a single storey rear extension. The
previous decision is a material consideration in the determination of
this planning application.

- The objectors comment that little outdoor living space would be
provided is noted, but in response Officers advise that there are no
minimum space standards for gardens and the proposed garden is



7.1

not unduly small relative to the proposed dwelling. A refusal could
not reasonably be sustained for this reason.

- The objector's suggestion that the dwelling be sited further away
from the highway is noted, but the Local Planning Authority must
consider the application that has been submitted and not an
alternative. For the reasons given above, Officers have concluded
that unacceptable visual harm would not be caused.

- The objectors concerns relating to drainage and surface water is
noted. This is a matter for the Building Regulations. Officers are
satisfied that a satisfactory means of drainage could be requisitioned
by the developer and their plans indicate connecting into existing
surface and foul water outlets. Officers advice that surface water run-
off from the driveway onto the highway is capable of being controlled
by condition as explained above

SUMMARY OF ISSUES
The main issues to consider are:

* principle of the development.

* Whether the design of the dwelling and its impact on the street
scene are acceptable

* impact on neighbouring occupiers,

* parking and highway safety.

Principle:

7.2

7.3

Policy CS3 of the Huntingdonshire Core Strategy 2009 provides for
the development of land within the built up area of a designated Key
Service Centre for residential development. Sawtry is a Key Service
Centre and the application land is clearly located within the built up
area of Sawtry.

The weight to give to policy CS3 of the Huntingdonshire Core
Strategy 2009 must be graded according to the degree of consistency
with the National Planning Policy Framework as required by
paragraph 215 of Annex 1 of the Framework. Policy CS3 is
considered to be consistent with the overarching aim of the
Framework to promote sustainable development and to meet the
housing needs of the area. The application site would be in a
sustainable location within the built-up area, with access to public
transport and services. As such the principle of developing the land
for housing is acceptable, subject to other material planning
considerations.

Design and impact on the character and appearance of the locality:

7.4

Manor Drive comprises of a tightly spaced group of residential
properties fronting the cul-de-sac, the majority of which are similar
style semi-detached two storey chalet style dwellings that date back
to the 1970's, Nos. 14 and 16 that are situated towards the end of the
cul-de-sac are detached and no 14B is a bungalow that is thought to
have been erected in the 1990's following the grant of planning
permission on appeal in the 1980's). This bungalow provides a built
edge at the end of the cul-de-sac those closes the view from the



7.5

7.6

7.7

7.8

entrance to the cul-de-sac and it turns the building line through 90
degrees. The presence of this bungalow has resulted in the open
nature of the application site appearing as a peculiar element in the
street scene that need not be preserved in its current state.

The design of the proposed dwelling is well proportioned with a
hierarchy of elements to its built form and it would relate satisfactorily
to the surrounding dwellings in terms of scale and form, subject to
appropriate external materials; namely buff brick walls and brown tile
covered roof.

The siting of the proposed dwelling more or less on the building line
established by no. 14B is satisfactory and it would strengthen the built
edge of the cul-de-sac initiated firstly by no. 14B. Furthermore, its
proximity to the flanking dwellings would reinforce the tight spacing of
dwellings around the cul-de-sac, which makes the cul-de-sac
distinctive. Permitted development rights for boundary treatment or
enclosures between the highway and facade would be removed to
enable the Council to maintain the 'open plan' nature of the cul-de-
sac. For these reasons the proposal would not cause unacceptable
visual harm to the street scene.

The roof of the dwelling would be visible in views from Fen Lane to
the south of the application site and above the 2m high boundary
fence, but it would not cause unacceptable harm to the street scheme
as in these views it would be intermingled amongst the surrounding
properties.

For these reasons the proposal would comply with policies H32 and
En25 of the Huntingdonshire Local Plan 1995, policy HL5 of the Local
Plan Alteration 2002 and policy CS1 of the Core Strategy 2009.
These policies are consistent with the emphasis in the National
Planning Policy Framework on the importance of good design and the
protection of local distinctiveness.

Impact on neighbouring occupiers:

7.9

7.10

7.11

The proposed dwelling would not have an unduly overbearing
presence when seen from either of the flanking dwellings and nor
would it cause overshadowing of those dwellings to the extent that
the occupiers living conditions would be unacceptably harmed.

The positions of window openings in the walls of the proposed
dwelling would not lead to unacceptable overlooking of the flanking
dwellings due to the resulting viewing angles and reasonable
standards of privacy would be preserved for occupants of
neighbouring dwellings.

The windows in the facade of no. 16 would allow the neighbouring
occupiers to overlook the proposed bungalow, but this would not lead
to unacceptable living standards for future occupants of the dwelling
because viewing angles would be oblique and not directly into the
windows of the proposed dwelling and vice versa. Overlooking of the
rear garden of the proposed dwelling from the upper floor windows of
no. 16 would be screened by the roof of the proposed dwelling.



7.12

7.13

It is not considered that the domestic activities associated with the
proposed dwelling, such as use of the garden and vehicle parking,
would lead to unacceptable levels of noise and disturbance in the
locality.

For these reasons the proposal would comply with policy H31 of the
Huntingdonshire Local Plan 1995, which is broadly consistent with the
core planning principle in the National Planning Policy Framework
(paragraph 17) of securing a good standard of amenity for all existing
and future occupants of land and buildings.

Highway safety and parking:

7.14

7.15

7.16

7.17

Trees:

7.18

Two off-street parking spaces would be provided within the curtilage
of the proposed development. Off-street parking for no. 16 would be
retained and vehicle turning space would be provided within the
highway as is common to most other properties in the cul-de-sac.

It is noted that vehicles tend to be parked on the highway. While the
proposed development is likely to result in increased parking on the
cul-de-sac, such as visitor parking, there is no reason to conclude
that this would be significantly detrimental to highway safety.

The proposal therefore accords with paragraph 32 of the National
Planning Policy Framework as safe and suitable access to the
development can be achieved.

A planning condition would be imposed to reflect the fact that
permitted development rights would require a front driveway of the
surface area proposed to be constructed to prevent surface water-run
off onto the highway in the interests of managing flood risk.

The tree is being removed. The tree is not formally protected by a
tree preservation order and it is does not make a significantly
valuable contribution to visual amenity. As such there is no objection
to this tree being removed.

Other matters:

7.19

7.20

Refuse Bins - all new residential developments in Huntingdonshire
are required to make financial contributions to allow for the provision
of appropriate coloured waste storage containers (wheeled bins), as
outlined in the Developer Contributions Supplementary Planning
Document 2011. This is to be secured by a unilateral undertaking
(UU); whilst a letter was sent out requesting the UU, this has not been
received to date. The agent for the application has however
confirmed that they will be submitting a completed unilateral
undertaking. An update will be given to Members on this prior to the
meeting of the Development Management Panel.

The objector's comment that little outdoor living space would be
provided is noted, but in response Officers advise that there are no
minimum space standards for gardens and the proposed garden is
not unduly small relative to the proposed dwelling. A refusal could
not reasonably be sustained for this reason.



7.21

7.22

The objector's suggestion that the dwelling be sited further away from
the highway is noted, but the Local Planning Authority must consider
the application that has been submitted and not an alternative. For
the reasons given above, Officers have concluded that unacceptable
visual harm would not be caused.

The parish objection relating to drainage and surface water is noted.
This is a matter for the Building Regulations. Officers are satisfied
that a satisfactory means of drainage could be requisitioned by the
developer and their plans indicate connecting into existing surface
and foul water outlets. Officers advice that surface water run-off from
the driveway onto the highway is capable of being controlled by
condition as explained above

RECOMMENDATION - APPROVAL subject to conditions to include
the following:

- Time limit

- Development in accordance with the drawings

- Materials

- Erect approved boundary treatment prior to first occupation.

- Remove permitted development rights for boundary treatment or
other means of enclosure between the facade of the dwelling and the

highway.

- Provide within curtilage parking spaces prior to occupation and use
for no other purpose thereafter.

If you would like a translation of this document, a large text version or an audio
version, please contact us on 01480 388388 and we will try to accommodate
your needs.

CONTACT OFFICER:
Enquiries about this report to Debra Parker-Seale Assistant Development
Management Officer 01480 388406



Parker-Seale, Debra (Planning)

From: Diane Davis - Sawtry Parish Council <clerk@sawtry-pc.gov.uk>
Sent: 16 February 2016 15:05

To: DevelopmentControl

Subject: Comments on applications

Sawtry Parish Council comments:

15/02277/HHFUL - 5 Hill Close — proposed single storey and two storey front, side and rear extension — amended
plans showing reduction in depth of front extension

Recommend refusal — the committees comments remain the same — it would still be an overdevelopment of the
site and there are concerns regarding lack of rear access

16/00099/FUL — land at 16 Manor Drive — erection of a bungalow —amended scheme

Recommend refusal — the original objections still apply — it would be an overdevelopment of the site and would
have an adverse effect on the street scene. The turning area at the end of the cul de sac would be reduced. The
original application stated that there would be a soak away for surface water. The amended plans say that surface
water will go directly into the mains. The Parish Council are very concerned the impact this will have on the
possibility of flooding in the area and the consequence if this sets a precedence for future applications on the whole
village.

Diane Davis
Clerk to Sawtry Parish Council

Tel: 01487 831771

Office Open: 9.00 —1.00
Monday to Friday
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Soil and vent pipe, top

to terminate min.900mm External CGVITY Walls Roof Construction Internal Plumbmg
above window heads 102mm FACING BRICK OUTER LEAF (to be agreed), 100mm CAVITY, PACKED WITH CONC. INTERLOCKING TILES (colour and supplier to be agreed) ON SUITABLY SIZED TIMBER MIN.100mm DIA SOIL” AND VENT PIPES TO BELOW GROUND DRAINAGE SYSTEM, MIN.
100mm KNAUF EARTHWOOL, DRITHERM CAVITY WALL SLAB INSULATION 100mm BATTENS, ON GANGNAILED ROOF TRUSSES. KLOBER PERMO FORTE, BREATHABLE ROOFING RADIUS OF PIPE STACKS ONTO DRAINS 600mm. AVOID CHANGES IN DIRECTIONS OF
CELCON SOLAR BLOCK INNER LEAF. 12.5mm GYPROC WALLBOARD FIXED IN PLACE USING ~ MEMBRANE LAID OVER TRUSSES. PROVIDE NON—PERMIABLE STRIP AT EAVES LEVEL SOL STACK WITHIN "WET SECTION” HOWEVER IF UNAVOIDABLE ENSURE NO CONNECTION
DOT & DAB METHOD WITH SKIM FINISH. ALL TO GIVE MAX. U VALUE OF 0.28W/m.sq.K BELOW MEMBRANE AND DRESSED OVER TOP OF FASCIA INTO GUTTER. 25x200mm TIMBER IS MADE WITHIN 750mm OF THE BEND. ENSURE LOWEST CONNECTION ONTO THE SOIL
Bathroom extractor 1 LEAVES TIED TOGETHER USING APPROVED GALV. STEEL DOUBLE TRIANGLE WALL TIES FASCIA, 10mm THICK MASTERBOARD OR SUPERLUX SOFFIT BOARDS. 50x100mm TIMBER STACK IS MIN.750mm ABOVE THE DRAIN INVERT. BRANCH PIES ONTO THE STACK TO
fan, through tile AT 750mm HORIZONTAL C/C 450mm VERTICAL C/C REDUCED TO 225mm ADJACENT WALL PLATE STRAPPED DOWN TO INNER LEAF USING 5x30mm GALV. STEEL STRAPS. BE POSITIONED TO AVOID CROSS FLOW INTO ANOTHER PIPE AND OPPOSITE CONNECTIONS
terminator ™ TO OPENING JAMBS. CILL AND JAMB CAVITIES AROUND OPENINGS SEALED USING 100mm  MIN.1000mm LONG PLUGGED AND SCREWED TO INNER LEAF BLOCK LEAF AT MAX.2.0m C/C.  TO BE SEPARATED BY A VERTICAL DISTANCE OF 200mm. PROPRIETARY MULTI POINT
WIDE "THERMABATE” CAVITY CLOSERS OR SIMILAR APPROVED. HEADS OF OPENINGS TO ) CONNECTORS ARE ACCEPTABLE WHERE PIPE RUNS AND GRADIENTS ALLOW. TERMINATE
NG 7 N BE SPANNED WITH FULLY INSULATED, STEEL LINTELS WITH BUILT IN CAVITY TRAYS, e.q. Rainwater Goods VENT STACK MIN 900mm ABOVE WINDOW OPENINGS. FULLY LEAD FLASH AROUND PIPE
} 7 SN / N SN\ PROVIDE "RYTONS RYTWEEP” CAVITY DRAINAGE UNITS BUILT INTO PERPS OF OUTER PLASTIC, 112mm HALF ROUND GUTTERS WITH 68mm DIA DOWN PIPES. DOWN PIPES, AND CAP OFF WITH WIRE CAGE OR PROPRIETARY PLASTIC BIRD GUARD.
Sealed triple glazed stormsure  Ze7 N A N TN Cooker hood extractor ~ LEAF ABOVE ALL OPENINGS AT MAX.450mm C/C. FILL CAVITY BELOW GROUND LEVEL UNLESS RUNNING DIRECTLY INTO AN INSPECTION CHAMBER TO BE FITTED WITH SCREWED BRANCH PIPE SIZES: SINKS 40mm DIA FOR A MAX 3.0m LENGTH OF RUN. 50mm DIA.
energy+ windows by Jeld—Wen T3 —— ' —— - 5 L — : 1 fon outlet TO WITHIN 225mm OF LOWEST LEVEL D.P.C. WITH LEAN MIX CONCRETE. RAKE TOP ACCESS PLATES AT BASE TO ALLOW FOR RODDING. FIXING BRACKETS AND SPACING OF FOR RUNS LENGTHS UP TO 4.0m. 75mm DEPTH OF SEAL TO TRAP. GRADIENT OF WASTE
UK Ltd. with o max. U value of |4 a Ay IE g TOWARDS OUTER LEAF. BRACKETS TO BE AS RECOMMENDED BY SUPPLIER BUT AS SHOWN ON ELEVATIONS. BETWEEN 18—90mm PER METER RUN. BATHS AND SHOWER AS DESCRIBED FOR SINK.
1.2W/m.sq.K B | N H E Electric meter Damp Proof Course Internal Non Loqdbearing Studwork Partitions WATER SUPPLY TO BATH TO PASS THROUGH AN IN LINE BLENDING VALVE SITED DIRECTLY
g — g g L cabinet HYLOAD PITCH POLYMER HORIZONTAL D.P.C. BUILT INTO OUTER LEAF OF CAVITY WALL PARTITIONS FRAMED UP USING 47x89 TIMBER STUDS AT 400mm VERTICAL C/C. PROVIDE BELOW THE BATH ENSURING THE EXIT TEMPERATURE OF THE WATER DOES NOT EXCEED
g § - = MIN.150mm ABOVE ADJACENT FINISHED GROUND LEVELS.BUILD IN SIMILAR D.P.C. INTO 47x89 HORIZONTAL NOGGINS AT MAX.1200mm C/C. ALLOW FOR ADDITIONAL NOGGINS 48deg.C. WASHBASINS, 32mm DIA FOR MAX LENGTH OF 1.7m, 40mm DIA FOR LENGTHS
g g gl | INNER LEAF OF CAVITY WALL AND INTERNAL LOAD BEARING PARTITIONS BELOW FLOOR TO PROVIDE FIXING POINTS FOR BATHROOM APPLIANCES AND FIXTURES. ENCASE SOIL UP TO 3.0m. 75mm DEPTH OF SEAL TO TRAP. CRADIENTS AS DETAILED IN APPROVED
H——= = = = = = = = = = = BEAM BEARINGS. LAP ALL JOINTS BY MIN.150mm PROVIDE DAMP PROOF COURSE IN PIPES USING 2 LAYERS 12.5mm PLASTERBOARD WITH 50x50mm TIMBER FRAMEWORK. %%9:%%%? S|1s E\mg?éMPIgE(%;IC}r;chE)OCrg:TnegEtg?s)OTFOS‘EL/iIJ TESCER/ALSCI?/&Ogbm
| | | | | | | | CHIMNEY STACK AT ROOF JUNCTION AND AT POT LEVEL. - MIN. -6.
. ol i LENGTH WITH GRADIENT OF 90mm PER METER RUN. ALL BENDS IN WASTE PIPES TO
Foundation LineL == -Z----I--Z--Z-I--T-------------ipoo--o-oooh f-----oooor--oo-oo-oo-oo--tooh Natural and Mechanical Ventilation Part M Access for the Dissabled HAVE MIN RADIUS OF 75mm MEASURED AT THE CENTRE LINE OF EACH PIPE. MATERIALS
NATURAL BACKGROUND VENTILATION PROVIDED TO HABITABLE ROOMS VIA TRICKLE FRONT ENTRANCE DOOR TO HAVE A MIN, CLEAR OPENING OF 775mm BRICKWORK TO BE EITHER PLASTIC TO BS 5255 OR uPVC TO BS4514 OR POLYPROPYLENE TO BS5245
Rear (SOLl‘l'h West) Elevation Side (SOUTh East) Elevation VENTS LOCATED IN HEADS OF WINDOWS WITH EQUIVALENT AREA OF 5000mm.sq. FOR OPENING SIZE SHOWN TAKES THIS INTO ACCOUNT. FRAME THRESHOLD TO BE OF THE . DR
HABITABLE ROOMS, 2500mm.sq. FOR KITCHENS, BATHROOMS AND CLOAKROOMS. MOBILITY" TYPE TO ACCOMMODATE EASY ACCESS FOR WHEELCHAIR USERS. MAX.15mm Drainage Specification
: STEP FROM TOP OF THRESHOLD TO FINISHED FLOOR LEVEL. PLATFORM TO BE PROVIDED FULLY INVESTIGATE EXISTING FOUL DRAINAGE SYSTEM TO ESTABLISH FLOW DIRECTION AND EXACT
Windows and Doors AT FRONT ENTRANCE, LEVEL WITH LIP OF THRESHOLD AND BE MIN.900mm WIDE. RAMP DEPTHS OF EXISTING INSPECTION CHAMBERS. LIAISE WITH LOCAL AUTHORITY BUILDING CONTROL
WINDOWS TO ACHIEVE MAX. 1.2W/m.sq.K U VALUE, e.g. JELD-WEN TRIPLE GLAZED, HIGH  UP TO PLATFORM TO BE AT MAX. GRADIENT OF 1in20 AND BE CONSTRUCTED OF FIRM OFFICER TO FULLY AGREE FINAL DEPTHS. FALLS AND SURROUNDING BACKFILL
/ PERFORMANCE CASEMENT, STORMSURE ENERGY+. MATERIAL. DOORS ON GROUND FLOOR TO BE B38mm WIDE TO ALLOW FOR MIN. CLEAR PIPES, INSPECTION CHAMBERS AND CONNECTIONS ETC. BY "WAVIN UK (Holdings) LTD. OR SIMILAR
AAAAAAAAAAAAAARAARAS > 112mm half round DOORS (to clients choice) TO HAVE A U VALUE OF 1.5W/m.sq.K. GLAZING IN DOORS OPENING WIDTH OF 750mm. ELECTRIC SOCKETS TO BE FIXED AT 450mm ABOVE 100mm NOMINAL PIPE BORE, UNPLASTICIZED PVC PIPEWORK INSTALLED IN COMPLETE ACCORDANCE
Concrete interlocking  tiles / 85/ plastic gutters, 68mm WITHIN 1500mm OF FINISHED FLOOR LEVEL AND IN WINDOWS WITHIN 800mm OF FINISHED  FINISHED FLOOR LEVEL AND LIGHT SWITHES FITTED AT MAX.1200mm ABOVE FINISHED WITH B.S. 5955:PART 6: 1980 "CODE OF PRACTICE FOR PLASTIC PIPEWORK.
to be agreed Aanana: S N dia. down pipes FLOOR LEVEL TO BE SAFETY GLASS TYPE TO BS 6206. . FLOOR LEVEL. 450 AND 600mm DIAMETER INSPECTION CHAMBERS TO DEPTHS SHOWN. DIAMETER DETERMINED BY
N A A Boiler and Hot Water System Electrical Works DEPTH AND IN ACCORDANCE WITH MANUFACTURERES DETAILS AND SPECIFICATIONS.

) 7 AN GENERALLY BOILER AND HOT WATER SYSTEM DESIGNED AND SPECIFIED BY SPECIALIST DESIGN, INSTALLATION AND TESTING OF ALL ELECTRICAL SYSTEMS TO BE IN COMPLETE PIPEWORK ADJACENT TO DWELLING AND BELOW DWELLING BEDDED ON AND SURROUNDED BY MIN.100m
Boiler flue outlet, CAARAARARAARAARARY Z/ARAARAAAARAAARARAARAARARR” N N AARAAAS AND INSTALLED BY APPROVED CONTRACTOR. GAS FIRED. WALL MOUNTED, BALANCED FLUE, ACCORDANCE WITH APPROVED DOCUMENT PART P AND BE CARRIED OQUT BY APPROVED, LEAN MIX CONCRETE, ELSEWHERE PEA SHINGLE. BACKFILL TO GROUND LEVEL WITH STONE FREE SITE
min.300mm_ from - - ‘ \ == T ] . iz AILLANT b 1 " REGISTERED CONTRACTOR,. LOCATION OF FITTINGS TO BE AGREED WITH CLIENT PRIOR MATERIAL. PIPES SURROUNDED BY CONCRETE TO HAVE COMPRESSIBLE MATERIAL COLLARS AT ALL JOINTS
corner = I ] i = ] 1 CONDENSING BOILER WITH SEDBUK EFFICIENCY OF 89.4% e.g. VAILLANT ECOTEC 615. TO INSTALLATION AND BE CARRIED OUT IN ACCORDANCE WITH THE REQUIREMENTS FOR EXTENDING OUT TO FULL WIDTH AND DEPTH OF CONCRETE SURROUND.

] E FITTED WITH EXTERNAL WEATHER COMPENSATOR. FLUE OUTLET TO BE MIN.300mm FROM THE DISSABLED AS DETAILED IN APPROVED DOGUMENT PART M. ENSURE 100% LOW ENERGY

, , L g OPENINGS INTO THE BUILDING AND 300mm FROM CORNERS. PROVIDE WIRE CAGE GUARD v Z2aile s o fe o e Bl T : .

Facing brick outer leaf — — E TO OUTLET OR AS SUPPLIED BY MANUFACTURER. PROVIDE FULL ZONE CONTROLLED
to be ogreed E HEATING SYSTEM THROUGHOUT WITH INDIVIDUAL CONTROL VALVES FITTED Smoke/Heat Alarms
| IS | | TO EACH RADIATOR. RADIATOR SIZE AND POSITION DESIGNED BY SPECIALIST. 21Qlitre SELF CONTAINED, SEPARATELY FUSED SMOKE/HEAT DETECTORS (CONFORMING TO BS5446:
= = = = = = = = HOT WATER CYLINDER WITH MIN.38mm THICK FOAM INSULATION AND INDEPENDENT TIME PART 1/ BS5839-6:2013) TO BE SITED IN DINING AND KITCHEN AREAS (SEE PLANS)
! ! ! ! ! CONTROL FOR HOT WATER. PROVIDE INSULATION TO PRIMARY HEATING PIPEWORK ALL FITTINGS TO BE INTERLINKED BY WIRING IN ACCORDANCE WITH IEE REGULATIONS,
Foundation Linel == === J0-ZZZZZIZIIZZCCCCCCCCCCCOSIIIIIIZICh C--CCCoCoCooCICIIIIIIIIZIIZIoooh 210litre CYLINDER WITH MAX. STANDING LOSS OF 2.30KwH/24hrs. DETECTORS MAY OPERATE AT LOW VOLTAGE VIA MAINS TRANSFORMERS. LOCATE
Semi sunken gas Underfloor void ventilation PROVIDE 210litre MEGAFLOW ECO CYLINDER WITH 1.5kWhr/24hours STANDING HEAT LOSS DETECTORS MIN.300mm FROM ANY LIGHT FITTING OR WALL AND IN A POSITION SAFE
meter cabinet air bricks FOR ACCESS TO MAINTAIN. LﬁCATE ALSO WITHIN 3.0m OF ANY BEDROOM DOOR AND
3 . . ITHIN 7.0m FROM ANY ROOM WITH HIGH FIRE RISK e.g. KITCHEN.
Front (North East) Elevation Side (North West) Elevation " " 9
Gangnailed roof trusses designed and Concrete. interlock'ing tiles os'ogreed
braced in accordance with BS5268 on planning permission on suitably

sized and spaced timber battens on
breathable roofing membrane e.q.
Klober Permo Forte.

Full spec. calculations and details to
be forwarded to building control dept.
for approval prior to manufacture

Existing 1.8m high

. Connect into surface water
fencing

drain No.0652 in Fen Lane

Single ply roofing membrane dressed up rafters
under roofing felt.

2 layers of 200mm thick Rockwool Roll laid between
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DEVELOPMENT MANAGEMENT PANEL 17 November 2014

Case No: 1401576FUL (FULL PLANNING APPLICATION)
Proposal: ERECTION OF SINGLE STOREY DWELLING
Location: LAND AT 16 MANOR DRIVE SAWTRY
Applicant: MR C WHILE

Grid Ref: 517071 283625

Date of Registration: 21.08.2014

Parish:

SAWTRY

RECOMMENDATION - APPROVE

This application is reported to the Development Management Panel as
the Parish Council’s recommendation differs to the Planning officer.

1.

11

1.2

13

1.4

DESCRIPTION OF SITE AND APPLICATION

This application is referred to the Panel because there is a
disagreement between the recommendation of Planning Officers and
that of Sawtry Parish Council.

The application site is the front garden of 16 Manor Drive, a detached
residential property that is located at the end of a predominantly
€.1970’s residential ‘open plan’ cul-de-sac within the village of Sawtry.
The land is open and laid to lawn, and it backs onto Fen Lane. On
three sides it is bound by timber fencing and a small tree is growing
towards the rear boundary. The dimensions of the site are 14m wide
and 16m deep from front to back. The Environment Agency flood
zone map shows the land to be at a low probability of flooding,
designated as Flood Zone 1.

Planning permission is sought to subdivide the curtilage of the
dwelling and erect a single storey 2 bedroomed dwelling on the front
garden of the property, infilling the gap between nos. 14B and 16
Manor Drive. The proposed dwelling would be sited in the
approximate centre of the site, in line with no. 14B but at right angles
to no. 16. The form of the dwelling would comprise a principal
element with subservient side and rear wings and its footprint would
measure approx. 12.4m x 8m. The nominal depth of the rear garden
would be approx. 5m. Vehicle and pedestrian access is from Manor
Drive with parking for two vehicles on the site frontage.

A signed unilateral undertaking to fund a contribution to providing
wheeled bins has been submitted.



2.1

2.2

2.3

3.1

3.2

3.3

3.4

NATIONAL GUIDANCE

The National Planning Policy Framework (2012) sets out the three
dimensions to sustainable development - an economic role, a social
role and an environmental role - and outlines the presumption in
favour of sustainable development. Under the heading of Delivering
Sustainable Development, the Framework sets out the Government's
planning policies for : building a strong, competitive economy;
ensuring the vitality of town centres; supporting a prosperous rural
economy; promoting sustainable transport; supporting high quality
communications infrastructure; delivering a wide choice of high
guality homes; requiring good design; promoting healthy
communities; protecting Green Belt land; meeting the challenge of
climate change, flooding and coastal change; conserving and
enhancing the natural environment; conserving and enhancing the
historic environment; and facilitating the sustainable use of minerals.

Planning Practice Guidance is also relevant, particularly with regard
to the chapter on Design.

Regulation 122 of the Community Infrastructure Levy Regulations
2010 is relevant to the unilateral undertaking to fund the provision of
wheeled bins.
PLANNING POLICIES
Saved policies from the Huntingdonshire Local Plan (1995)

e H31: “Residential privacy and amenity standards”

e H32: "Sub-division of large curtilages”

e En25: “General Design Criteria” —

e EnN18: “Protection for countryside features”

e (CS8: “water”

Saved policies from the Huntingdonshire Local Plan Alterations
(2002)

e HL5 — Quality and density of development

Adopted Huntingdonshire Local Development Framework Core
Strategy (2009)

e CS1: “Sustainable development in Huntingdonshire”

e (CS3: “The Settlement Hierarchy”

e (CS10: “Contributions to Infrastructure Requirements”
Draft Huntingdonshire Local Plan to 2036: Stage 3 (2013)

e Policy LP 1 — ‘Strategy and principles for development’



3.5

3.6

5.1

e Policy LP 2 — ‘Contributing to Infrastructure Delivery’
e Policy LP 6 — “Flood Risk and Water Management”
e Policy LP 9 — ‘Development in Key Service Centres’

e Policy LP 11 — ‘The Relationship Between the Built-up Area
and the Countryside’:

e Policy LP 13 - ‘Quality of Design’:

e Policy LP 15 — ‘Ensuring a High Standard of Amenity’:

e Policy LP 17 — ‘Sustainable Travel'

e Policy LP 18 — ‘Parking Provision’

o Policy LP 29 — ‘Trees, Woodland and Related Features’:
Huntingdonshire Design Guide SPD 2007 is also relevant.

Huntingdonshire Local Development Framework - Developer
Contributions SPD 2011 is also relevant with regard to contributions
to wheeled bins provision.

PLANNING HISTORY

None relevant to the application site, however the adjacent bungalow
no. 14b was granted planning permission on appeal in the late 1980’s
ref. 87015110UT and appeal ref. APP/H0520/A/88/91375.

CONSULTATIONS

Sawtry Parish Council — recommend refusal; for the following
summarised reasons:

* overdevelopment of land.

* adverse effect on street scene.

* close to the windows of no. 16 Manor Drive.

* would make manoeuvring within the cul-de-sac worse.

REPRESENTATIONS
Received a representation from the occupier of no. 14 Manor Drive,
who objects to the application for the following summarised reasons:

- visual harm; the dwelling would stand forward of 14B by approx. 1
metre. It is suggested that the dwelling be sited further away from the
highway.

- little outdoor living space.

- detrimental to the area having no garage or storage space, resulting
in parking on the highway.

- access to second bedroom through the kitchen/diner.

- rainwater harvesting and permeable driveway/patio would prevent
extra water flowing onto the highway.

- soakaways are known not to work due to clay soils.



7.1

ASSESSMENT OF ISSUES
The main issues to consider are:
e Principle of the development.

e Whether the design of the dwelling and its impact on the street
scene are acceptable

e Impact on neighbouring occupiers,

e Parking and highway safety.

Principle:

7.2

7.3

Policy CS3 of the Huntingdonshire Core Strategy 2009 provides for
the development of land within the built up area of a designated Key
Service Centre for residential development. Sawtry is a Key Service
Centre and the application land is clearly located within the built up
area of Sawtry.

The weight to give to policy CS3 of the Huntingdonshire Core
Strategy 2009 must be graded according to the degree of consistency
with the National Planning Policy Framework as required by
paragraph 215 of Annex 1 of the Framework. Policy CS3 is
considered to be consistent with the overarching aim of the
Framework to promote sustainable development and to meet the
housing needs of the area. The application site would be in a
sustainable location within the built-up area, with access to public
transport and services. As such the principle of developing the land
for housing is acceptable, subject to other material planning
considerations.

Design and impact on the character and appearance of the locality:

7.4

7.5

7.6

Manor Drive comprises of a tightly spaced group of residential
properties fronting the cul-de-sac, the majority of which are similar
style semi-detached two storey chalet style dwellings that date back
to the 1970’s, Nos. 14 and 16 that are situated towards the end of the
cul-de-sac are detached and no 14B is a bungalow that is thought to
have been erected in the 1990’'s following the grant of planning
permission on appeal in the 1980’s). This bungalow provides a built
edge at the end of the cul-de-sac those closes the view from the
entrance to the cul-de-sac and it turns the building line through 90
degrees. The presence of this bungalow has resulted in the open
nature of the application site appearing as a peculiar element in the
street scene that need not be preserved in its current state.

The design of the proposed dwelling is well proportioned with a
hierarchy of elements to its built form and it would relate satisfactorily
to the surrounding dwellings in terms of scale and form, subject to
appropriate external materials; namely buff brick walls and brown tile
covered roof.

The siting of the proposed dwelling more or less on the building line
established by no. 14B is satisfactory and it would strengthen the built
edge of the cul-de-sac initiated firstly by no. 14B. Furthermore, its



7.7

7.8

proximity to the flanking dwellings would reinforce the tight spacing of
dwellings around the cul-de-sac, which makes the cul-de-sac
distinctive. Permitted development rights for boundary treatment or
enclosures between the highway and facade would be removed to
enable the Council to maintain the ‘open plan’ nature of the cul-de-
sac. For these reasons the proposal would not cause unacceptable
visual harm to the street scene.

The roof of the dwelling would be visible in views from Fen Lane to
the south of the application site and above the 2m high boundary
fence, but it would not cause unacceptable harm to the street scheme
as in these views it would be intermingled amongst the surrounding
properties.

For these reasons the proposal would comply with policies H32 and
En25 of the Huntingdonshire Local Plan 1995, policy HL5 of the Local
Plan Alteration 2002 and policy CS1 of the Core Strategy 2009.
These policies are consistent with the emphasis in the National
Planning Policy Framework on the importance of good design and the
protection of local distinctiveness.

Impact on neighbouring occupiers:

7.9

7.10

7.11

7.12

7.13

The proposed dwelling would not have an unduly overbearing
presence when seen from either of the flanking dwellings and nor
would it cause overshadowing of those dwellings to the extent that
the occupiers living conditions would be unacceptably harmed.

The positions of window openings in the walls of the proposed
dwelling would not lead to unacceptable overlooking of the flanking
dwellings due to the resulting viewing angles and reasonable
standards of privacy would be preserved for occupants of
neighbouring dwellings.

The windows in the fagade of no. 16 would allow the neighbouring
occupiers to overlook the proposed bungalow, but this would not lead
to unacceptable living standards for future occupants of the dwelling
because viewing angles would be oblique and not directly into the
windows of the proposed dwelling and vice versa. Overlooking of the
rear garden of the proposed dwelling from the upper floor windows of
no. 16 would be screened by the roof of the proposed dwelling.

It is not considered that the domestic activities associated with the
proposed dwelling, such as use of the garden and vehicle parking,
would lead to unacceptable levels of noise and disturbance in the
locality.

For these reasons the proposal would comply with policy H31 of the
Huntingdonshire Local Plan 1995, which is broadly consistent with the
core planning principle in the National Planning Policy Framework
(paragraph 17) of securing a good standard of amenity for all existing
and future occupants of land and buildings.

Highway safety and parking:

7.14

Two off-street parking spaces would be provided within the curtilage
of the proposed development. Off-street parking for no. 16 would be



7.15

7.16

7.17

Trees:

7.18

retained and vehicle turning space would be provided within the
highway as is common to most other properties in the cul-de-sac.

It is noted that vehicles tend to be parked on the highway. While the
proposed development is likely to result in increased parking on the
cul-de-sac, such as visitor parking, there is no reason to conclude
that this would be significantly detrimental to highway safety.

The proposal therefore accords with paragraph 32 of the National
Planning Policy Framework as safe and suitable access to the
development can be achieved.

A planning condition would be imposed to reflect the fact that
permitted development rights would require a front driveway of the
surface area proposed to be constructed to prevent surface water-run
off onto the highway in the interests of managing flood risk.

A tree is shown as being removed. This tree is not formally protected
by a tree preservation order and it is does not make a significantly
valuable contribution to visual amenity. As such there is no objection
to this tree being felled.

Other matters:

7.19

7.20

7.21

7.22

7.23

The development would meet its reasonable on-site infrastructure
needs by contributing to the funding of wheeled bins for waste and
recycling.

The objector's comment that little outdoor living space would be
provided is noted, but in response Officers advise that there are no
minimum space standards for gardens and the proposed garden is
not unduly small relative to the proposed dwelling. A refusal could
not reasonably be sustained for this reason.

The objector’s suggestion that the dwelling be sited further away from
the highway is noted, but the Local Planning Authority must consider
the application that has been submitted and not an alternative. For
the reasons given above, Officers have concluded that unacceptable
visual harm would not be caused.

The objection on the grounds of parking is addressed by Officers
earlier in this report.

The objection relating to drainage is noted. This is a matter for the
Building Regulations. Officers are satisfied that a satisfactory means
of drainage could be requisitioned by the developer. Officers advise
that there is currently no policy requirement to insist upon rainwater
harvesting and that surface water run-off from the driveway and onto
the highway is capable of being controlled by condition as explained
above

Conclusion:

7.24

Having regard to applicable national and local planning policies, and
having taken all relevant material considerations into account, it is



considered that planning permission should be granted in this
instance.

8. RECOMMENDATION - APPROVAL subject to
condition to include the following

Time limit.

Development in accordance with the drawings.

Materials.

Erect approved boundary treatment prior to first occupation.

Remove permitted development rights for boundary treatment

or other means of enclosure between the facade of the

dwelling and the highway.

e Provide within curtilage parking spaces prior to occupation
and use for no other purpose thereafter.

¢ No discharge of surface water run-off onto the highway.

If you would like a translation of this document, a large text version or an audio
version, please contact us on 01480 388388 and we will try to accommodate
your needs.

CONTACT OFFICER:
Enquiries about this report to Mr Gavin Sylvester Development
Management Officer 01480 387070



To: DevelopmentControl[DevelopmentControl@huntsdc.gov.uk];

Flag Status: 0x00000000

Subject: Comments on planning applications
From: Diane Davis - Sawtry Parish Council
Sent: Wed 10/15/2014 12:02:59 PM

Sawtry Parish Council have made the following recommendations:

1401576FUL — Land at 16 Manor Drive — erection of singe storey dwelling -
Recommend refusal — as the size of the dwelling remains the same as the previous
application it is considered as an overdevelopment of an already oversubscribed site. It
would have an adverse effect on the street scene. The cul de sac location is already
difficult for vehicles to manoeuvre, this development would make the situation worse.
The property would be very close to the windows of the neighbouring property.

1401652FUL/1401652LBC — 3 Church Street — Raise chimney height - Recommend
approval in order to allow the applicant to conform with current regulations.

Regards

Diane Davis

Clerk to Sawtry Parish Council

Tel: 01487 831771

Office Open: 9.00 — 1.00

Monday to Friday
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