AGENDA ITEM NO.7
Application Number: F/'YR12/0730/O
Minor
Parish/Ward: Wisbech St Mary
Date Received: 25 September 2012
Expiry Date: 20 November 2012
Applicant: Mrs S Bunn
Agent: Mr N Lowe, Peter Humphrey Associates Ltd.

Proposal: Erection of 3 x 2-storey dwellings involving demolition of existing
dwelling and garage.

Location: Westbury, Gull Road, Guyhirn

Site Area/Density: 0.24 hectares

Reason before Committee: The Parish Council recommendation is contrary to
Officer recommendation.

1. EXECUTIVE SUMMARY/RECOMMENDATION

This application seeks outline planning permission for 3 dwellings involving the
demolition of the existing bungalow at Westbury, Gull Road in Guyhirn. The site
is outside of the main settlement core, however, is sited within an existing area of
residential development. The application is in outline with access and layout
committed at this stage.

The key issues to consider are:

e Principle and Policy Implications
e Site Layout.

The proposal relates to an existing residential plot with a bungalow and
associated garden land. The key issues have been considered along with
current Local and National Planning Policies and the proposal is considered to
be contrary to Policy. Therefore, the application is recommended for refusal.

2. HISTORY
Of relevance to this proposal is:

2.1 F/YR10/0798/0 Erection of a dwelling Granted 17"
December 2010

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




3.3

3.4

4.1

4.2

4.3

4.4

4.5

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

Fenland District Wide Local Plan:

Quality Environments across the District.

H3 — Settlement Development Area Boundaries
E1l — Conservation of the Rural Environment

E8 — Proposals for new development.
CONSULTATIONS

Parish/Town Council

CCC Highways

Environment Agency

FDC Scientific Officer

Local Residents:

Support this development and recommend
approval.

Detail conditions relating to access
visibility, gate positioning, parking and
turning and access arrangements to be
attached to any permission given.

No objections and provide advisory
comments to be forwarded to applicant.

Have agreed a way forward which involves
incorporating gas protection measures into
the property.

4 letters of objection concerning (in
summary):

- Concerns relating to overlooking of
adjoining properties.

- Loss of privacy and amenity.

- In 2006 only bungalows were considered
acceptable in this location.

- Concerns over the density of the
proposal.

- The increase to 3 dwellings seems
unjustified and out of character.

- Two-storey dwellings are out of keeping
with the character of the area.

- Concerns over the number of vehicle
movements that 3 houses will generate.

- The proposal will be detrimental to the
neighbours.

- A car is essential for people living in
Guyhirn as there are little amenities or
alternative transport options.



5.1

6.1

SITE DESCRIPTION

The site currently houses a single bungalow and garage with associated
garden land. The existing bungalow is sited towards the North Western
boundary of the site with the gardens to the rear and South of the property.
The site lies outside of the main settlement core, however, it does sit within an
area of residential development. The site also has the benefit of an extant
outline planning permission for an additional dwelling sited to the South of the
site, within the garden area of the existing site, under planning permission
F/YR10/0798/0.

PLANNING ASSESSMENT

The key considerations for this application are:
e Policy and Principle
e Site Layout.

Policy and Principle

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 has the benefit of an existing residential
use due to the existing bungalow and associated amenity space and the site
sits within an area of existing dwellings. In addition the site has permission for
1 additional dwelling to the south of the existing bungalow.

Policy CS1 of the Fenland Communities Development Plan Emerging Core
Strategy Draft Consultation lists Guyhirn as a small village. The Policy states
that within small villages development will be of a very limited nature and will
be limited to infilling of single or a group of no more than 3 dwellings (or 4 if it
includes at least 3 affordable housing units). It is noted that the proposal is for
3 dwellings, however, this must be assessed in terms of the size and layout of
the site as well as the criteria within CS1.



7.1

Although this site is outside of the defined settlement core it is acknowledged
that the site has the benefit of a residential use due to the existing bungalow on
site and the previous permission for 1 dwelling, is in an area already
characterised by residential development and would not result in any harm to
the countryside. As such it is considered that the principle of residential
development is acceptable in this instance.

Site Layout
The proposal seeks outline consent to demolish the existing bungalow and

garage on site and erect 3 two-storey dwellings. The dwellings are proposed
to sit fronting Gull Road, each with their own access point and driveway. The
submitted elevations are indicative only as this application is in outline,
however, the siting and layout of the dwellings and their accesses are
committed.

Although the principle of residential development on this site is acceptable it is
considered that 3 dwellings would not reflect the character of the immediate
area and adjoining dwellings. The nearby dwellings are sited on larger plots
and the proposed 3 dwellings would, therefore, appear cramped in comparison
with the nearby dwellings. It is considered that 2 dwellings would fit more
comfortably on the site, but that 3 represent overdevelopment and would be
out of keeping with the scale and form of the settlement pattern. It is
acknowledged that the site is now in Flood Zones 2 and 3, which requires
sleeping accommodation to be located away from the ground floor, thus
meaning that the dwellings cannot be bungalows. The submitted layout plan
shows the proposed developments in close proximity to the side boundaries of
the site, which would result in a detrimental impact on the residential amenity
of the adjoining properties through the potential for overlooking and an
overbearing impact.

In addition to the concerns over the scale of the proposed development,
proposals for residential development outside of the main settlement core need
to be assessed against all of the criteria in Policies CS10 and CS14. These
criteria include the design and character of the proposed dwellings needing to
be in keeping with the surrounding area and needing to make a positive
contribution to the local distinctiveness and character of the area. It is
considered that these aspects of the proposal cannot be fully assessed with
the elevations being indicative and, therefore, for proposals outside of the main
settlement core, full applications are required rather than outline applications in
order to be able to fully assess the scheme against the relevant policies.

Taking the above points into consideration, although the principle of residential
development is considered to be acceptable in this location, the site cannot
comfortably accommodate 3 dwellings and as such the application is
recommended for refusal.

CONCLUSION

Although the proposal is acceptable in terms of the principle of residential
development it is considered to be contrary to the relevant policies in terms of
the scale and layout of the proposal, which is not considered to reflect the
character of the area. As such the proposal is recommended for refusal for the
reasons listed below.



RECOMMENDATION
Refuse.

The proposed development, which is located outside the Development
Area Boundary of Guyhirn, is out of keeping with the existing form, scale
and character of the surrounding area, by virtue of the number of
proposed dwellings on the site. The proposal will result in the
overdevelopment of the site and will be detrimental to the residential
amenity of adjoining dwellings due to the proximity of the dwellings to
the site boundaries. As a result the proposal is contrary to the
provisions of the National Planning Policy Framework Paragraphs 11 and
17, Policies CS10 and CS14 of the Draft Core Strategy and Policies E1, H3
and H16 of the Fenland District Wide Local Plan.



B The Orchards

Roans Devon

:\ Elveden House

Threeways

Presiman House

Maple Cott

O

The Chas

%

Fenland

CAMBRIDGESHIRE

Created on: 03/10/2012 F/YR12/0730/0

© Crown Copyright and database 4 %
rights 2012 Ordnance Survey 10023778 Scale = 1:1,250 Fenland District Council




DO FPULL, |RISAD

.
Buipjing w

o 00L-1 FVOS 00L-1 FVOS
NI €13d SENVD HO3ESIM LIMVIN 410 08 ° Cm_& Loo_m H.w.:m Cm_& Loo_m —UCDOL@ ‘PaulDlal 2Q 01 93l) Aup JO Huni}

v_s.ou.\sm_o,ﬂ:w“uﬁmo@mﬁ_".__<s_-m oY) Jo sayoupiq ‘ebpijo) JO WG UIYUIM O] PusIXe P|Nod SaWwb|l 8yl aJaym uonisod b ul 9op|d eyp) ||pys buluing oN e

996 99¥ S¥610 ANOHd3I 131

S
fe———

ONIdTINg ANV NDIS3a |._<m3_.0m:._IUm<

SRS YN FIaC T,

SILVIOOSSY AFIHdNNH ¥3.13d 40 LINISNOD JFHL LNOHLIM
a31d0d YO d3NVOT ‘d3aNSSI 39 LON LSNIN ONIMVHA SIHL :1HDIYAJOD

ONIMVHA SIHL INOd4 31vOS 1ON Od

‘Burous) oA1109104d JOJ SOOUDISIP PAPUSWIWIODS WNWIUILL YlIM 9OUDPJIOJID Ul sylpd JO S80DJINS pJDY MON e

foms ) ‘Auoyiny buluup|d 020 2yl Yyum bunum ul paaibp asimiBylo ssajun ‘21s syl
| UO paulD}a) S93J) AUD JO 3unJl 8y} JO W4 UIYUM Pals ag |[PYS SUlDJp pub S30IAJaS J0j suns adid Jo sayoual} ON e

/£8C Sg YlM 32UDpJo2oD Ul buioa) aanoajold ‘dnosb 9on
10 93J) YODS punoJD paoase aq |[pys Duious) aAjos104d ‘9)IS UO MIOM UOIIONIISUOD AUD JO JUSWSDOUSWWIOD 8y} 0} Jold

G01d-€091 oneor  umoyssy 3wvos ZL0zdes 31va

NNNE S S INTID "UONIONJISUOD DULNP 1S U0 S9aJ] JO UOI0910Jd JO] JUSWIDIS POUIoN
SAINVO
NAIHAND .
avod 11N9
OL IN3OVrav anv1 - ulD}oy pooY S4NJON 00¢°0 000V 00S°G 494107 144
SIOVHYO AIHOVLLY uID}ayY pooY SINIDN 00¢°0 000V 00S°G 494107 N4
HLIM SMOTVONNE 131VHO ONE d3S0d0dd S IALTN ¥3d SINYId 9 uibled | P99 I 00£°0 000% 00S°S PJU0Y | &
103r0¥d VOIdS VINANVAVTXIT13H Y43d3H uib}oy PooY 9INIDIN 0060 0006 0006 yoJdig Jan|IS 4
‘SITVLINOZIYOH ¥31SYaNO10D 9AOWBY 1004 8N 00¢°0 000} 0009 J941u0) 0¢
BONIA1INg ANV NDI1S3d TVHNLOILIHOHY SINVd €309 ANNO=S 99 | aAOWaY 1004 3INJD 000 000 % 0009 Juoy | 6l
. mﬁgo@mm{.gg_ _§ S0 WW0S, 1Y A3LNYd anowsy | Jood | ainjoy 000 000} 0009 Jajluoy | gl
P4 ) _ 120907 F2I ONWNY 1d anoway | 4ood | ainyop 00£°0 0007 0009 sapuoy [ /1
SIMVOTNA VONRIAS SNSVHIOOHNYT SNNNYd . aAOWaY Po09 24n1DJ\ 007°0 000°9 00S'S uomoy | 9}
VSOONY YSOY IAZHO 0103NIOS NSISId ONF1IMA IALLYOIAN 0041 ITVOS . . .
JNV14 109 VYIS VILYITId VEIDINOT NOILLVAT13 LNOY4 uib1ay pooY 94NN 00¢°0 000Y 0009 41 Gl
JANTONI OL ONILNV1d 9NYHS dS uin}ay po09 2INIDI 00¢°0 000 v 0009 a4 vl
SAOWDY pooY Uil 00¢°0 000V 0009 4] ¢l
00G:} Ue|d &S pasodo.d | | ] | AOWRY | PO09 | SINYOW 00£°0 00S'¥ 000°L |zl
SAOWIBY pooY 9INIDN 00¢°0 0097 000, 114 !
SAOWIBY pooY QINIDN 00¢°0 0097 000, 114 0l
_ : /— |l SAOWIBY pooY 9INIDN 00¢°0 0097 000, 114 6
UuID19Y pooY QINIDY 06¢°0 00G'8 00G6°¢ Yyoulg JoA|IS 8
— uID1oY pooY QINIDY 06¢°0 00G'8 000°L Yyoulg JoA|IS L
] : — | i uID1oY pooY SINIDN 06¢°0 00G'8 000°L Youlg IS 9
,<\ h / UIDYRY | poog 3IN)D)\ 00¢°0 0058 000, | yduIg SIS | G
uID1oY pooY 9INIDN 06¢°0 00G'8 000°L Youlg IS 14
uID1oY pooY SINIDN 00€°0 00S'8 000°L Youlg IS ¢
uID1oY pooY SINIDN 06¢°0 00S'8 000°L Youlg IS 14
UuID19Y poog 2INJ0N 0G¢°0 00S'8 000°L Yyoulg JoAIS |
(w) (w) (w) oWbU 98}
g SUONDPUBWWIOD3Y | uonipuo) | 9bp 9ai] | Jorawpip yuni| | Jorawpip Adoup) 1ybIaH UOWIWIoY) | "ON 994]
osSeyd 9yl (UOIIONJISUOO 0} UOND[SS Ul S884]  /¢8G Sg YHM 90UDPJoodD Ul — FINQIHOS IIML

062} UBld S bunsix3 < /\
, ve
w/)'Z

paAowal 8q 0]
abpaH Joyuo) X3

00G2: Ueld 8)g pssodold

seyo ayL

S

abpay
“Jajluo)

©)

uowlisalid

asnoH enr uep S
led Aisjieo

A siaque|
$

E m . N SpIRUYRIO BYL &

Wt

V o




	F YR12 0730 O.DOC
	AGENDA ITEM NO.8 
	Application Number: F/YR12/0730/O
	Minor
	Parish/Ward: Wisbech St Mary
	Date Received: 25 September 2012
	Expiry Date: 20 November 2012
	Applicant: Mrs S Bunn 
	Proposal: Erection of 3 x 2-storey dwellings involving demolition of existing dwelling and garage.   
	Location: Westbury, Gull Road, Guyhirn 
	Site Area/Density: 0.24 hectares
	Reason before Committee: The Parish Council recommendation is contrary to Officer recommendation.  
	EXECUTIVE SUMMARY/RECOMMENDATION 
	HISTORY 
	F/YR10/0798/O 
	PLANNING POLICIES 
	National Planning Policy Framework: 
	Draft Fenland Core Strategy: 
	Fenland District Wide Local Plan: 
	H3 – Settlement Development Area Boundaries 
	E8 – Proposals for new development. 
	CONSULTATIONS 
	SITE DESCRIPTION 
	PLANNING ASSESSMENT 
	The key considerations for this application are: 
	RECOMMENDATION 


	F YR12 0730 O Location Plan.pdf



