AGENDA ITEM NO. 18
Application Number: F/YR12/0572/F
Minor
Parish/Ward: Parson Drove/Wisbech St Mary
Date Received: 23 July 2012
Expiry Date: 17 September 2012
Applicant: AJ & S R Mann
Agent: Swann Edwards Architecture

Proposal: Erection of 3no 2-storey 4-bed dwellings with garages and formation
of new vehicular access.

Location: Land South of Ravens Farm, Plash Drove, Tholomas Drove

Site Area/Density: 0.38 hectares

Reason before Committee: The application is a departure from the

Development Plan.

1. EXECUTIVE SUMMARY/RECOMMENDATION

This application seeks full planning permission for 3 x 2-storey 4-bed dwellings
with garages and formation of new vehicular access at land South of Ravens
Farm, Plash Drove in Tholomas Drove.

The key issues to consider are:

e Siting and Design
¢ Highway Safety

The proposal relates to an existing area of paddock land on the junction of Plash
Drove and Murrow Lane. The key issues have been considered along with
current Local and National Planning Policies and the proposal is considered to
be acceptable. Therefore the application is recommended for approval.

2. HISTORY
Of relevance to this proposal is:

2.1 None relevant.

3.  PLANNING POLICIES

3.1 National Planning Policy Framework:
Paragraph 2: Planning law requires that application for planning permission must
be determined in accordance with the development plan.
Paragraph 14: Presumption in favour of sustainable development.



3.2

3.3

3.4

4.1

4.2

4.3

4.4

4.5

East of England Plan
Policy ENV7 — Quality in the Built Environment

Draft Fenland Core Strategy:

CS1: Spatial Strategy, The Settlement Hierarchy and the Countryside.

CS2: Growth and Housing.

CS10: Rural Areas Development Policy

CS14: Delivering and Protecting High Quality Environments across the District.

Fenland District Wide Local Plan:

H3 — Settlement Development Area Boundaries
E1l — Conservation of the Rural Environment
E8 — Proposals for new development.

CONSULTATIONS

Parish/Town Council Not received at the time of writing this
report.

CCC Highways Requests conditions relating to access
width, gate locations, access construction
and parking and turning provision.

Environment Agency No objections but provide advisory
comments to be forwarded to the
Applicant.

FDC Scientific Officer Requests the unsuspected contamination
condition be attached to any permission
given.

National Grid No response received at the time of writing

this report.



4.6

5.1

6.1

Local Residents:

SITE DESCRIPTION

4 letters of objection received raising the
following concerns:

- Endured disruption, mess and noise
during the construction of 7 new properties
in Plash Drove over the past few years.

- People have started parking on the
verges damaging the visual character of
the area.

- More people are using Plash Drove and
driving at high speeds.

- More houses and cars would be
detrimental to the area.

-The roads are narrow and in a poor state
of repair.

- The area is a rural hamlet and should be
kept so.

- Loss of rural views.

- The wildlife in this area is diverse.

- Detrimental impact on house values of
the existing properties.

- Loss of privacy for existing residents.

- In an area of intensive farming we should
protect the diversity these small fields offer
to the countryside.

The site currently comprises a grassed paddock measuring approximately 0.38
hectares in size. There is an existing hedge around the site boundary and the
site is located on the junction of Plash Drove and Murrow Lane. There is an
existing farm to the North of the site, an industrial unit to the West, residential
properties to the South and further grassed open land to the East of the

application site.

PLANNING ASSESSMENT

The key considerations for this application are:
e Siting and Design
e Highway safety

The application site is outside of any settlement core, but is in an area
characterised by some residential development. The proposal has been
considered in line with the Development Plan Policies and National Guidance
detailed in the Policy Section of this report.

The NPPF seeks to promote sustainable development in rural areas where it
will maintain the vitality of rural communities. This is further supported by the
policies within the Local Plan and Emerging Core Strategy where it is
determined that new development in villages will be supported where it
contributes to the sustainability of the settlement and does not harm the wide,
open character of the countryside.



Policy CS10 of the Fenland Communities Development Plan Emerging Core
Strategy Draft Consultation is relevant in this instance and lists the general
good practice criteria. The criteria listed in this policy details that the site
should be in or adjacent to the existing developed footprint of the village, would
not result in coalescence with neighbouring villages, would not have an
adverse impact on the character and appearance of the surrounding
countryside, should be in keeping with the shape and form of the settlement,
respects natural boundaries, would not result in the loss of high grade
agricultural land and would not result in risks or unacceptable nuisances to
residents and businesses. This site is an existing paddock which sits on a
corner plot adjacent to other developed sites. As such it is considered in this
instance that the site is adjacent to the developed footprint of the village and
will not have an adverse impact on the form and character of the area. The
site does not constitute high grade agricultural land and due to the existing use
on site it is considered that the development of this piece of land would not
have an adverse impact on the character of the countryside. Although the site
falls outside of the categories defined in Policy CS1 (i.e. market towns, growth
villages, limited growth villages and small villages) it is considered that the
development of this site falls within the spirit of Policy CS10 which addresses
development outside of the settlement core. As such the principle of
residential development on this site is considered to be acceptable.

(a) Siting and Design
The proposal is for 3 x 2-storey dwellings which are to be detached. Two of
the properties are to be sited fronting onto Plash Drove with the third property
to be sited further back within the site adjacent to Murrow Lane. The siting and
designs of the proposed dwellings have been done in such a way as to form a
comprehensive development. The two dwellings closest to Plash Drove have
been designed to have the appearance of traditional agricultural barn
conversions. These are to have a feature window to the front elevations and
attached cart shed style garages resulting in a traditional design. The third
dwelling adjacent to Murrow Lane has been designed to reflect the character of
a traditional farmhouse. The development has been designed to retain the
biodiversity of the site. The existing hedgerow is to be retained, forming a
natural boundary to the site and further planting and the introduction of a pond
is proposed to enhance the biodiversity of the site. In addition vent slot bat
boxes are to be integrated into the gable walls of plots 2 and 3.

The proposed dwellings are considered to sit comfortably within the site. The
existing dwellings in the area are of a mixed design and character and as such
it is considered that the design of this proposed development will enhance the
character of the area and have no adverse visual impact on the surrounding
area. As such the proposed siting and design are considered to be acceptable
in this location.

(b) Highway Safety
The proposed development includes two vehicular accesses. One access is off
Plash Drove and will serve the dwellings on Plots 2 and 3. Plot 1 will be
accessed via a separate vehicular access which is off Murrow Lane. Each
dwelling has been provided with an ample turning and parking area and private
garaging. The turning areas will allow for a vehicle to exit the site in forward
gear and park clear of the public highway. The Local Highway Authority have




7.1

responded and requested conditions as detailed at the beginning of this report.
They advise that the site is located in an area where the carriageways are
relatively narrow and there are no footways to provide safe pedestrian routes
within the small settlement. Having said that, the nearest facilities are in
Wisbech St Mary which is some distance away therefore most trips related to
this development will inevitably be undertaken by private car. The proposed
parking and access arrangements are considered to be acceptable in this
instance and the conditions requested by the Local Highways Authority will be
attached to any permission given.

CONCLUSION

In this instance in this location the proposal is considered to be acceptable in
terms of siting and design and will not give rise to any adverse visual, highway
or residential amenity impacts. As such the proposal is recommended for
approval with appropriate planning conditions.

RECOMMENDATION
Grant — with the following conditions.

The development permitted shall be begun before the expiration of 3
years from the date of this permission.

Reason:

To ensure compliance with Section 51 of the Planning and Compulsory
Purchase Act 2004.

The access to Plash Drove shall be a minimum width of 5.0 metres for a
minimum distance of 10.0 metres measured from the near channel line of
the carriageway.

Reason:

In the interests of highway safety.

Prior to the first occupation of the development any gate or gates to the
access to Murrow Lane shall be set back a minimum of 5.0 metres from
the near channel line of the carriageway. Any gate or gates shall be hung
to open inwards.

Reason:

In the interests of highway safety.

Prior to the commencement of the development the vehicular accesses
where they cross the public highway shall be laid out and constructed in
accordance with the Cambridgeshire County Council construction
specification.

Reason:

In the interests of highway safety.



10.

Prior to the commencement of the development the vehicular crossing of
the ditch watercourse along the Plash Drove frontage of the site shall be
constructed in accordance with a scheme to be submitted to and agreed
with the LPA in consultation with the Drainage Authority.

Reason:

In the interests of highway safety.

Prior to the first occupation of the development the proposed on site
parking and turning area in respect of each plot shall be laid out, levelled,
surfaced and drained in accordance with the submitted plan (03A) and
thereafter retained for that specific use.

Reason:

In the interests of highway safety.

Temporary facilities shall be provided clear of the public highway for the
parking, loading and unloading of all vehicles visiting the site during the
period of construction.

Reason:

In the interests of highway safety.

Prior to the first occupation of the development, the trees along the Plash
Drove frontage of the site must be suitably trimmed back and the lower
branches removed to facilitate vehicle to vehicle visibility at the new
access to Plash Drove and maintained in perpetuity.

Reason:

In the interests of highway safety.

If, during development, contamination not previously identified is found
to be present at the site then no further development (unless otherwise
agreed in writing with the Local Planning Authority) shall be carried out
until the developer has submitted and obtained written approval from the
Local Planning Authority for a remediation strategy detailing how this
unsuspected contamination shall be dealt with. The development shall
then be carried out in full accordance with the remediation strategy.
Reason:

To control pollution of land and controlled waters in the interests of the
environment and public safety.

Prior to the commencement of any works or storage of materials on the
site all trees that are to be retained shall be protected in accordance with
British Standard 5837:2012. Moreover, measures for protection in
accordance with that standard shall be implemented and shall be
maintained to the Local Planning Authority’s reasonable satisfaction until
the completion of development for Building Regulations purposes.
Reason:

To ensure that retained trees are adequately protected.



11.

12.

13.

Except where directly affected by such access requirements as may be
approved by the Local Planning Authority, the existing hedge along the
North East and South East boundaries of the site shall not be uprooted or
removed and shall not be reduced below a minimum height of 1 metre
and shall be retained in perpetuity thereafter.

Reason:

To ensure that the appearance of the development is satisfactory and
that it contributes to the visual character and amenity of the area and
retains a natural boundary to the site.

Prior to the commencement of the development hereby approved full
details of the materials to be used for the external walls and roof shall be
submitted to and approved in writing by the Local Planning Authority.
The development shall then be carried out in accordance with the
approved particulars and retained in perpetuity thereafter.

Reason:

To safeguard the visual amenities of the area.

Approved Plans
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