AGENDA ITEM NO.16

Application Number: F/'YR12/0579/F
Minor

Parish/Ward: Leverington Parish Council
Date Received: 30 July 2012

Expiry Date: 24 September 2012
Applicant: Mr C Crowson

Agent: Swann Edwards Architecture

Proposal: Erection of a 2-storey 4-bed dwelling with integral garage
Location: Land South of Rocksworth, Roman Bank, Leverington

Site Area/Density: 0.01 ha

Reason before Committee: This proposal is before the Planning Committee due
to the level of support for the proposal, which is at variance to the officer
recommendation.

1.

EXECUTIVE SUMMARY/RECOMMENDATION

This application seeks full planning permission to erect a 2-storey, 4-bed
detached house on an open parcel of land located on the east side of Roman
Bank. The site lies between two existing properties, within an isolated group of 6
properties in the open countryside, approximately 1.0km from Leverington
village.

The site is located outside the built-up limits of Leverington. Under criteria
contained in Policy H3 in the Fenland District Wide Local Plan (1993) the
principle of development in such locations is normally unacceptable. Policy H16
restricts development in the open countryside unless associated with agriculture,
horticulture or forestry. Policy CS1 continues the policy approach set out in
Policy H3 and seeks to restrict development that falls outside of the above
locations, unless it is demonstrably essential to the effective operation of the
above rural uses.

Policy CS10 requires applicants for proposals that are located in areas away
from the market towns and villages identified in Policy CS1, to provide supporting
evidence to explain the existing functional need for the dwelling. No evidence
has been provided by the applicant, which could allow a consideration of this
proposal against the criteria contained in Policy CS10. The proposal, therefore,
fails to comply with this policy and would result in the introduction of a new
dwelling in an unsustainable location in the countryside.

The proposed access is located close to a sharp bend in the highway in Roman
Bank, which starts just after the site boundary. The advice from the County
Highway Officer is that the proposal should be refused on the grounds that
inadequate visibility is available each side of the vehicular access to Roman
Bank, which would be detrimental to highway safety.

Consequently the proposal is in conflict with contrary to Policies H3, H16 and E8
of the Fenland District Wide Local Plan and Policies CS1, CS13 and CS14 of the
draft Fenland Core Strategy (July 2012).
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HISTORY

Of relevance to this proposal is:

F/99/0371/0 Erection of 1 x 3-bed bungalow. Refused 10.11.1999
Appeal dismissed
13.09.2000

PLANNING POLICIES

National Planning Policy Framework:

Paragraph 2: Planning law requires that applications for planning permission
must be determined in accordance with the development plan.

Paragraph 14: Presumption in favour of sustainable development.

Paragraph 17: Take account of the different roles and character of different
areas and recognising the intrinsic character and beauty of the countryside and
supporting thriving rural communities within it. Seek to ensure high quality
design and a good standard of amenity for all existing and future occupants.
Paragraph 32: Decisions should take account that a safe and suitable access to
the site can be achieved for all people.

East of England Plan 2008:
ENV7: Quality in the Built Environment

Draft Fenland Core Strategy:

CS1: Spatial Strategy & Settlement Hierarchy

CS2: Growth and Housing

CS10: Rural Areas Development Policy

CS13: Creation of a More Sustainable Transport Network in Fenland
CS14: Delivering High Quality Environments

Fenland District Wide Local Plan:

H3: Development Area Boundaries/Protection of Character and
Amenity/Highway Safety

H16: Agricultural Dwellings

E8: Landscape and amenity protection

TR3: Car Parking

CONSULTATIONS

Parish/Town Council Awaited

FDC Scientific Officer Please attach unsuspected contamination
condition to this application

Cambs CC Highways - Roman Bank is a Class Il classified road

in the CCC hierarchy. The carriageway is of
varying width along the frontage of the site
— in places relatively narrow. The horizontal
alignment is such that along the frontage of
the site and for approximately 70.0m to the
south the carriageway runs in a straight line
on a north west/south east axis. Some
70.0m to the south of the site the
carriageway bends further towards the east



45 Middle Level Commisioners

4.6 Local Residents:

and at the north west corner of the site the
carriageway bends sharply to the north
east.

- The horizontal alignment of the
carriageway to both the north and south of
the site results in vehicle to vehicle visibility
appropriate for the speed of vehicle within
Roman Bank being unachievable.

- Whilst | acknowledge the existence of an
existing access to Roman Bank from the
application site, the access is an historic
agricultural one used to serve the orchard.
The use of the access in association with a
dwelling will result in significant additional
vehicular movements over and above that
which would be anticipated to be generated
by agricultural use of the land.

| recommend that the proposal be refused;-

Inadequate visibility is available each side
of the vehicular access to Roman Bank.
The proposed development would therefore
be detrimental to highway safety.

No objections

7 letters of support raising the following
points:

- land has been derelict and unused for past
20 years. A dwelling would be an attractive
addition to our rural area

- living close by, feel that the building would
enhance the local area. The design is
attractive and in keeping with the rural
location and sympathetic to surroundings

- fully support proposal

- any inward investment and improvement
would be most welcome to the Roman Bank
area

- concern that land could fall prey to misuse
and a mini ‘Dale Farm’ could develop.

1 letter of objection from an adjoining
householder raising the following concerns:
- the road access at this point is extremely
dangerous. There have been a number of
road accidents on the bend in question in
the last 30 years. The existing agricultural
access has only ever been used
intermittently until about 12 years ago.
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- the current plans show windows facing our
property, which result in clear views
between properties.

SITE DESCRIPTION

The application site comprises an open parcel of land located on the east side of
Roman Bank. The site lies between two existing properties, within an isolated
group of 6 properties in the open countryside, approximately 1.0km from
Leverington village.

The site is currently vacant and was previously used as an orchard, although the
trees have recently been felled. There is an existing access into the site off
Roman Bank. There is a 1.8m high close boarded fence along the southern site
boundary. The northern site boundary is marked by a 1.0m high post and rail
fence. The rear boundary is open.

The site is fairly level and is approximately 0.4m lower than the level of the
carriageway on Roman Bank.

The site lies within Flood Zone 1.
Roman Bank is classified as a Class C highway.
PLANNING ASSESSMENT

Background

This application seeks full planning permission to erect a 2-storey, 4-bed
detached house on this land, which comprises a site within an isolated group of 6
properties in the open countryside, approximately 1.0km from Leverington
village.

Planning permission was previously refused for 1 x 3-bed bungalow on the same
site in November 1999 (F/99/0371/0O) on the grounds that was contrary to
Policies H3 and H15 of the Fenland Local Plan; in that it would result in
development in the countryside that was not considered essential to local
agriculture, would result in housing development outside of a development area
boundary, and would result in a form of residential development which was
inappropriate to the site within a small housing group in the open countryside.
This  decision was upheld at appeal in  September 2000
(APP/D0515/A/00/1042282).

The main features of the proposal are as follows:

e The proposed house has an ‘L-shaped’ floor plan with first floor rooms in the
roofspace, lit by a series of dormer windows. It measures 3.7m in height to
the eaves on the main part of the building and 7.5m to the ridge. Half-hips
and bonnet hips are used to reduce the massing of the dwelling.

e The house is positioned in the centre of the site, with the new 4.5 access
located at the northern end of the site frontage, close to the existing dropped
kerb. A turning head is provided within the site, leading to two integral
garages within a wing on the front part of the dwelling.
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¢ A new native hedge with some trees is proposed to be planted along the site
frontage, alongside the existing shallow ditch.

The application is considered to raise the following key issues;

- Principle and policy implications
- Character and density

- Amenity

- Access.

Principle and Policy Implications

The site is located outside the built-up limits of Leverington. Under criteria
contained in Policy H3 in the Fenland District Wide Local Plan (1993) the
principle of development in such locations is normally unacceptable. Policy H16
restricts development in the open countryside unless associated with agriculture,
horticulture or forestry

The emerging Fenland Core Strategy — Further Consultation Draft (July 2012),
seeks to concentrate new housing development in the most sustainable
locations, principally in the main market towns, to a lesser extent in the growth
villages and very limited amounts in either Limited Growth Villages or Small
Villages. Policy CS1 continues the policy approach set out in Policy H3 and
seeks to restrict development that falls outside of the above locations, unless it is
demonstrably essential to the effective operation of local agriculture, horticulture,
forestry, outdoor recreation etc.

Policy CS10 requires applicants for proposals that are located in areas away
from the market towns and villages identified in Policy CS1, to provide supporting
evidence to explain the existing functional need for the dwelling, (including
details of the number of workers who will live in the dwelling, the length of time in
operation and the viability of the enterprise, and the availability of other suitable
accommodation in the area to house the worker(s)).

No evidence has been provided by the applicant, which could allow a
consideration of this proposal against the criteria contained in Policy CS10. The
proposal, therefore, fails to comply with this policy and would result in the
introduction of a new dwelling in an unsustainable location in the countryside.

The proposal is, therefore, considered to be unacceptable in terms of its location
and thus contrary to Policies H3, H16, CS1 and CS14.

Character and Design
As discussed above, the site lies within an isolated group of 6 properties in the
open countryside.

The overall design and appearance of the proposed house is considered to be
acceptable in this location. However, it would result in the introduction of another
element of built form in what is generally a loose knit collection of buildings in the
open countryside. It would thus begin to change the fairly open and fragmented
nature of development in the immediate vicinity, causing serious harm to the
character and appearance of the locality — an issue that was identified by the
Inspector in the 2000 appeal decision.
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The proposal is, therefore, considered to be harmful to the character and
appearance of the locality and thus contrary to Policies H3, E8 and CS14.

Amenity

The proposed dwelling is sited in the centre of the plot and reasonably spaced
between it and adjoining dwellings to the north and south. The only first floor
windows facing northwards (above the garage projection) are positioned 12m
from the site boundary. This distance is considered adequate to avoid loss of
privacy to the garden area of the property immediately to the north. There are no
windows in the first floor of the elevation facing south.

Access
The proposed access to the site is located close to the north-west corner of the
site, which provides a direct access onto the adopted highway (Roman Bank).

The plans show an access width of 4.5m extending into the site. There is a
satisfactory turning head within the site to allow vehicles to leave in a forward
gear. Two parking spaces are available within the garages and sufficient space
is also available within the forecourt to allow further parking.

The proposed access is located close to a sharp bend in the highway in Roman
Bank, which starts just after the site boundary. There are also significant
amounts of trees and vegetation to the north (some within the verge) which block
visibility to the north for vehicles leaving the site. Some visibility is available to
the south for vehicles leaving the site, before another bend is encountered
approximately 70m to the south.

The advice from the County Highway Officer is that the proposal should be
refused on the grounds that inadequate visibility is available each side of the
vehicular access to Roman Bank. The proposed development is considered,
therefore, be detrimental to highway safety and thus contrary to Policy H3, of the
Fenland District Wide Local Plan and Policy CS13 of the draft Fenland Core
Strategy (July 2012).

Note. Amended plans have recently been received, which show the position of
the proposed access further south on Roman Bank. The comments of the
Highways Officer are awaited and will be reported verbally. However, in the light
of earlier discussions it is considered unlikely that these will overcome this
element of concern.

CONCLUSION

This site is, therefore, not considered to be an appropriate location for residential
development being in the open countryside and some distance from the nearest
sustainable settlement (Leverington Village). In addition, it would result in the
introduction of another element of built form in what is generally a loose knit
collection of buildings in the open countryside. It would thus begin to change the
fairly open and fragmented nature of development in the immediate vicinity,
causing serious harm to the character and appearance of the locality

The proposed development would also be detrimental to highway safety on the
grounds that inadequate visibility is available each side of the vehicular access to
Roman Bank.



Consequently the proposal is in conflict with Policies H3, H16 and E8 of the
Fenland District Wide Development Plan and Policies CS1, CS13 and CS14 of
the draft Fenland Core Strategy (July 2012).

RECOMMENDATION

Refuse for the following reasons:

1.

The proposed development is located in an unsustainable location in
the open countryside where residential development is not normally
supported unless justified. Development in this location would also
harm the distinctive character of the locality as a result of the
introduction of another element of built form in what is generally a
loose knit collection of buildings in the open countryside, and would
thus begin to change the fairly open and fragmented nature of
development in the immediate vicinity. The proposal is therefore
considered to be contrary to Policies H3, H16 and E8 of the Fenland
District Wide Local Plan and Policies CS1, CS10 and CS14 of the draft
Fenland Core Strategy (July 2012).

The proposed development would also be detrimental to highway
safety on the grounds that inadequate visibility is available each side
of the vehicular access from the site to Roman Bank. The proposal is
therefore contrary to Policy H3, of the Fenland District Wide Local
Plan and Policy CS13 of the draft Fenland Core Strategy (July 2012).



I

Created on: 09/08/2012

© Crown Copyright and database
rights 2012 Ordnance Survey 10023778

F/YR12/0579/F

Scale = 1:2,500

Fenland

CAMBRIDGESHIRE

Fenland District Council




© 2INMOdYdlY SpIemMpT uuems

sallow 0072 ] °|eds sollow 0072 ] °|eds
—— T . —— T .
v 0L UOIlBAS|T 188115 puB U0I108S <|< CO_.._.Umm g 9 b 2 0 CO_H®>®_M H@@xzm v._C@m C@EOW_

uoisinay ‘oN Bm@ 8 9 14 Z 0
SUB|4 UONEDOT pue 8lg
Sd Eolm_w Buimelq swayos
Ag umeiq ON gor oL Bumelq -
e e —
uosmolID D N ] N \W
LV . o
o7iS 198yS 2102 10} uojbulIBAST ueg uewoy g 3 E E
ShoLe Aieniged | ‘YHOMS®O0Y JusdElPY puET 2 ; ’ —
HEA Juswdojars pasodoid P K
oS P ey qor =

%N*00°SPIEMPSUUBMS MMM M 3N°00°SPIEMPaUUBMSBOMUI @ $690GY S¥6L0 )

Y3y €13d "SqUED ‘Yoagsim ‘ulyAng
‘peoY ||ND) ‘9SNOH UBPBA|F ‘8injos)iyoly Splemps uuems

14 4N L 95 343 1 | H O HV

SUaVMUS IS
NVWS HI

sallpuWl 00¢Z: L °|edg

UBlg =S

spjald 1se3

slequinN 89l] pue 2I01g ulg 2102

Bny v

SUOISIAD Y

SollaWl Oom N" _1 m_mom
08 09 0¥ 0z O Cm_ﬂ_ COE@UOI_

GGE'S _ | ~
S
— SSPIY
ﬁoﬁyw_/o\ -

e aus Bunsixg

ybiajuia4

—

a2 = 0ST'S I = .
g —
u - T
. i - N
% \\\ %
. - AN
4 £ . : . qJay ppddoip
m ‘ ; TG, S60'G L — p ~
: n _ _ . 5167 N _Vs
—_ g oy aArel mau ~
W ZOE ) S yings CO AN s
v S T Ay UK N

N N

AN

: ~

~
~
AN
~
uapJteb o

uap.teb

e
mE HHE:
_L HH ]
3 mE
5 as L
=) mE , —
E o S= = -
5 mEi 7 A 3
o e — =3
o ] Bullemq pasodolid g
3 mE 3
o o
: e = L g UOMSYI0Y
g [ 2N 091G = M4 AR W”_ 92Ud} papJteoq aso|d m
oy \ =_— T[T+equmn ubly wez't mau | o7
g ] — 3
] = T m =
T , ; 8
[T 11 , 5
7 2
@

uapJeb Jeal

(sqeys buined

WWwoSHX0SY) syrediooy Buipjing
aleAld mau sajeolpu| pasodoud jo uonisod sareaipu| , S|aAd| d1IS saredlpu|
uapueb
S . (uerd omhvl_l
seale passelb - e uoned0| ABAINS dduUrUIPIO WOUY) saal) uswioads o
MoU Se1EoIpUl UoTEH S ; saiadoud Buuogybiau sareaipu| pasodoud sajeoipu| e —— — i —

——

AISIIININ
NASANNNNN,
IRIRIRRIARRRNRY
NN ISONIN IO IR IR ONONIN OO
AN N ISR INININININININN!
A A R RIS
R RRRIRIRSRASRASIAINAS
AN INIININININSNINININI (erewnxoidde
NN NI INININININININ; lewl
SABBBRRAAAATNY —————
sRemaniip arenud paned 5 snw«wnw&www&wwmuww»w«wﬁ aul| ale suonsod 9a1) pakanins-un
320|q MaU sarealpul yoreH . Arepunog aus salealpu| sabpay pue saal] sarealpu|

‘uonuene sisubisep syl 0} Wybnoig aq 01 ale ssouedaidsip Auy TG Bunueld wiod !\\ pakanins

‘suoneoyoads pue sbuimelp SI0}0BIHUOD-QNS }Siel0ads pue M3U JO seale sajedlpu] SS333k 9IS sajedipu] sabpay pue saa1) sajedlpu|
sloaulbus JueAd[al || YUM Uuolounfuod ul peas oq o) Sl Bumelp sSiyl -y
MIOM AUB JO JUBSWSOUSWWOD 8y} O} Joud 8)s uo suoisuswip
[le Ajuaa isnw sladdns pue SI0)0BIHUOD-QNS ‘I0IOBJIIUOD BY] ‘¢ >mvs_ _/_<I_Q M|_l_m
‘POIEIS SSIMIBYIO SSSjUN WW, Ul UMOYS 8le SUOISUsWIp ||V "2
‘pasn ag 0} Ajuo suoisuawip painbly ‘pajeds aq jou |leys Buimesp siyl L
S8JON |elausn)




© 2INMOdYdlY SpIemMpT uuems

\v4 L1

uoisinay ‘'oON Bmg

SuolleAs|3 pue sueld

Sy L£0-3S | pumesg swsyps

g umeig ON 9] apir Bumesg

A" uosmolD O JIN
5715 190US 2102 io} uojbuLBAST Hfueg UBWOY

Kienigey | ‘unomsdooy 1usoelpy pueq
SNoLeA Juswdojeasq pasodold
8|eog ®A] sy gor

%N*"00"SPIBMPSUUEBMS MMM M 3N'0D°SPIBMPIUUBMS®OMUI © $690GY S¥61L0 1

Y3y €13d "SqUED ‘Yoagsim ‘ulyAng
‘peoY ||ND) ‘9SNOH UBPBA|F ‘8injos)iyoly Splemps uuems

14 4N L 95 343 1 | H O HV

SUaVMUS IS
NVWS HI

8l0ls uld 2L0¢ v
Bny

suolIsiney
WISTS'ST yidaqg
WOLE'ET UipIMm
we9'e SsaAe3 juo0.4 01744
wety'L 28p1y jo doj 01744
buamg

(s8ueysano 004 2x3) suoisusawig wnwixe|

[AC) 144 |eiol
WS 0T 100]41s114
W9'sTT (98esenoul) 400|4 punoio

buijamg

sealy 100|4 [eusalu|

$92IS J0 3NPaYdS

‘uonuane siaubisep syl 01 Wbnoig oq 01 ale sspuedaiosip Auy 'G
‘suoneoyoads pue sbuimelp SI0}0BIHUOD-QNS }Siel0ads pue

slosuibus jueAS|al ||B YlM uonounfuod ul pesal aq o} sI Bumelp siyl 4
MIOM AUB JO JUBSWSOUSWWOD 8y} O} Joud 8)s uo suoisuswip

lle AjueA 1snw slalddns pue sI010BIU0D-QNS ‘JOJOBJIIUOD 8y '€

'poIRIS SSIMIBYIO SS8|UN WW, Ul UMOYS 8le Suoisuswip ||y "2

'pasn ag 0} Ajuo suolsuswip painbll ‘psjeds ag 1ou |leys Buimelp siy] |
S8JON |elausn)

sallaw

O0L-} -9[edS

ueld JOOYH

Z11 1]

N

[

[

[

sallow

001

sallew

~<91NSUa: —

00L:L :°IedS
ueld J400[H 1SJi4

S ouoneAs|3 (MN) epIS

sloop abeseh eo

sa|n ureid Ae|d

joos
abeseb o1 diy 18uuoq

= i epea
JuTa) I —
‘ L]

1
L

salloW

NN N E—

1%

€

l L

0

preogdno HH

sallaw

——— =
¥ € l L 0 Cm_n_

uapueb ol)

0O0lL:L :°|eos
J00|4 punoJD

obeiebh

pue Aemanlp mau

S5

3
PIIIS

SOSNIINSS

LK
S

2R
2

SIS

S5

‘,S‘SS

85

22

N

IS SIS SIS

IS SISEN TSN SIGNS

%
K
K

LLRRRRLRRLRLLRLLRLRLLLL

LRL
%
l‘i
SRR

TIT

= Aujin—

55
2
‘}
PN

LR
LK

M

S
L

—

Buiuip )

S5
&
S5

%
R
K
X

—— ey

S5
&
S5
55

LIl )

RRL

3
"l
SNSS

S5
S5

K

S
S

%
%

wa:

LY

I}
a

R
5
5
55
3

S5

2

22
22

22
22

55
('

i&i«i&il

%
SSSS
3

S
%
R

555

woou Buin

uapJeb Jeal

00L:L :°eds

uoners|3 (3JN) Jesy

N
A\

TITITT TN

sallow

001

: ¢ 1 ouoneAdd (3S) °pIS

sayoJe youq paqgn.

S}Iomd1Ig
Ae|d pawie|dal

gw%w,@

I

A

=

N
D

N
N

AN

x“ &“

N
A\
N\
N

220

sa|n ureid Ae|d

10d Asuwiyo
Ae|d pawiejoal yum

3oels Asuwiyo ouqg

10d Asuwnyo
Ae[o pawiepal yum
or1S Asuwiyd ouq

22

=1\

LT

Spo0B Jaremurel wniuiwnge xoe|q

SoMyoLIq

N\ %
.\\w &\

Ae|o pawiedal

199} Ja)jel pasodxa

N

sallow

MOPUIM JBWIOP Palapual

AN N EN —

1%

€

l L

0

00L:L :°eds

uoneas|g (AS) JUOJ4

S}IoMLIg
Ae|d pawieldal

spoob Jsremurel
wnjujwnre xoe|q

spJeoq abireq yeo

MOPUIM JBWIOP Palapual

el

199} Ja)el pasodxa

0

Homyduq

Ae|o pawirejoal

spoof Jaremurel
wniuiwne 3oe|q

o
@\A@W ;
[TTTTATE

|

e

[[]T/e1]

ainjonis yalod yeo

MOPUIM 3INnJes)

1y611JO0I UOITRAIBSUOD N

sai ured Aejo

sayoJe youq paqgn.

SMOpPUIM

JUBWased Jaquill Xeo

MOPUIM JBWIOP Palapual

10d Asuwiyo
Aelo pawrejoal yum

or1S Asuwiyd ouq




	F YR12 0579 F.doc
	AGENDA ITEM NO.16
	Application Number: F/YR12/0579/F
	Minor 
	Parish/Ward:  Leverington Parish Council
	Date Received: 30 July 2012
	Expiry Date: 24 September 2012
	Applicant: Mr C Crowson
	Agent: Swann Edwards Architecture
	Proposal: Erection of a 2-storey 4-bed dwelling with integral garage
	Location: Land South of Rocksworth, Roman Bank, Leverington
	Site Area/Density: 0.01 ha
	Reason before Committee: This proposal is before the Planning Committee due to the level of support for the proposal, which is at variance to the officer recommendation. 
	EXECUTIVE SUMMARY/RECOMMENDATION 
	HISTORY
	F/99/0371/O
	PLANNING POLICIES
	National Planning Policy Framework:
	East of England Plan 2008:
	Draft Fenland Core Strategy:
	Fenland District Wide Local Plan:
	CONSULTATIONS
	SITE DESCRIPTION
	PLANNING ASSESSMENT
	RECOMMENDATION

	F YR12 0579 F Location Plan.pdf
	F YR12 0579 F Plan A.pdf
	F YR12 0579 F PLan B.pdf

