West Buckinghamshire Area Planning Committee
agenda
Date:

Tuesday 13 October 2020

Time:

6.30 pm

Venue:

Via Video Conference

Membership:
J Adey (Chairman), M Asif, M Clarke, R Farmer, G Hall, J Langley, T Lee, S Raja (ViceChairman), S Saddique, N Teesdale, P Turner and C Whitehead

Webcasting notice
Please note: this meeting may be filmed for live or subsequent broadcast via the council's
website. At the start of the meeting the chairman will confirm if all or part of the meeting is
being filmed.
You should be aware that the council is a data controller under the Data Protection Act.
Data collected during this webcast will be retained in accordance with the council’s
published policy.
Therefore by entering the meeting room, you are consenting to being filmed and to the
possible use of those images and sound recordings for webcasting and/or training purposes.
If members of the public do not wish to have their image captured they should ask the
committee clerk, who will advise where to sit.
If you have any queries regarding this, please contact the Legal & Democratic Service
Director at monitoringofficer@buckinghamshire.gov.uk.

Public Speaking
If you have any queries concerning public speaking at Planning Committee meetings,
including registering your intention to speak, please speak to a member of the Planning
team – planning.wyc@buckinghamshire.gov.uk 01494 421473. Please refer to the Guide to
Public Speaking at Planning Committee here.

Agenda Item
1

Apologies for Absence

2

Declarations of Interest
To receive any disclosure of disclosable pecuniary interests by
Members relating to items on the agenda. If any Member is uncertain
as to whether an interest should be disclosed, he or she is asked if
possible to contact the Monitoring Officer prior to the meeting.
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Members are reminded that if they are declaring an interest they
should state the nature of that interest whether or not they are
required to withdraw from the meeting.
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Minutes of the Last Meeting
To note the minutes of the meeting held on 15 September 2020.

3-6

Planning Applications
4

20/05627/FUL - 10 Clauds Close, Hazlemere, Buckinghamshire, HP15
7AE

7 - 18
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20/06437/VCDN - Land Adjacent 32 Queen Street, High Wycombe,
Buckinghamshire, HP13 6EZ

19 - 32

6

20/06626/FUL - 19 Mendip Way, High Wycombe, Buckinghamshire,
HP13 5TE

33 - 42

7

Date and Time of Next Meeting
Tuesday 10 November 2020 at 6.30pm.

If you would like to attend a meeting, but need extra help to do so, for example because of
a disability, please contact us as early as possible, so that we can try to put the right support
in place.
For further information please contact: Liz Hornby / Elly Cook on 01494 421261 / 01895
837319, email democracy@buckinghamshire.gov.uk.

Agenda Item 3

West Buckinghamshire Area Planning Committee
minutes
Minutes of the meeting of the West Buckinghamshire Area Planning Committee held on
Tuesday 15 September 2020 in Microsoft Teams Meeting, commencing at 6.30 pm and
concluding at 8.45 pm.

Members present
J Adey, M Asif, M Clarke, G Hall, J Langley, T Lee, S Raja, S Saddique, P Turner and
C Whitehead

Others in attendance
G Peart (substitute), E Cook, L Hornby, A Nicholson, C Griffin, T Fowler and S Penney

Agenda Item
16

Apologies for Absence
Apologies were received from Councillors R Farmer and N Teesdale.

17

Declarations of Interest
There were no declarations of interest.

18

Minutes of the Last Meeting
The Minutes of the meeting held on 18 August 2020 were agreed as an accurate
record.

19

20/05457/FUL - 114 Deeds Grove, High Wycombe, Buckinghamshire, HP12 3NZ
Change of use from 5-bed dwelling (C3) to an 8-bed House in Multiple Occupation
(Sui Generis) facilitated by a single storey rear extension, two storey side extension,
rear dormer and replacement front roof lights, widening of dropped kerb and hard
surfacing to front of property.
Members voted in favour of the motion to refuse the application. In the opinion of
the Local Planning Authority, the proposed material change of use to an 8 bedroom
HMO was considered likely to result in an over intensive use of the site by reason of
the following:
1.

The increased comings and goings of occupiers, which would result in noise
and disturbance often at irregular times of the day/night depending on the
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occupiers’ social patterns.
2.

Increased levels of noise and disturbance that would occur as a consequence
of the use of external spaces by residents and their guests and bedrooms in
the summer months when windows are left open.

3.

The transient nature of occupiers which was at odds with the more settled
character of this single household dominated area.

4.

Lack of sufficient parking, resulting partially from loss of on-street parking, to
serve the needs of all the residents.

5.

An insufficient number of internal communal facilities or appropriate level of
external amenity space for the intensity of use proposed, to the detriment of
the amenities of the occupiers.

The intensity of use was considered to result in a form of development which was at
odds with the existing area to the detriment of its established character and the
residential amenities of the neighbouring properties.
As such, the proposal was contrary to policies DM23 (Other Residential Uses), DM33
(Transport and Energy Generation), DM35 (Placemaking and Design Quality) and CP9
(Sense of Place) of the Wycombe District Local Plan (August 2019).
Speaking as Ward Members: Councillors Mrs Lesley Clarke OBE and Alan Hill.
Speaking on behalf of objectors: Mr Peter Newell.
Speaking as the Agent on behalf of the applicant: Mr Dan Hay.
It was proposed by Councillor C Whitehead, seconded by Councillor T Lee.
Resolved: That planning permission be refused for the reasons as laid out
above.
20

20/06141/FUL - 156 Spearing Road, High Wycombe, Buckinghamshire, HP12 3LA
Householder application for construction of single storey rear extension with steps
leading into garden.
Members voted unanimously in favour of the motion to approve the application in
accordance with the officer recommendation.
It was proposed by Councillor S Raja and seconded by Councillor C Whitehead.
Resolved: That planning permission be granted.

21

20/06339/FUL - Rackleys Farm , Marlow Road, Cadmore End, Buckinghamshire,
HP14 3PP
Demolition of existing rear extensions and erection of storm porch to front, two
storey rear extension and change of use of existing farmhouse from dwellinghouses
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(use class C3) to 6-bedroom hotel accommodation for guests in connection with use
of Rackleys Farm as a wedding venue (use class C1).
Members voted in favour of the motion to approve the application in accordance
with the officer recommendation and subject to the amendment in Condition 5 that
planting should be 5 years and not 3 years.
Speaking as Ward Member: Councillor I McEnnis.
Speaking on behalf of objectors: Mr Paul Nicholas.
Speaking as the Agent on behalf of the applicant: Mr Jack Spence.
It was proposed by Councillor T Lee and seconded by Councillor S Saddique.
Resolved: That the application be approved in accordance with the officer
recommendation subject to the amendment of Condition 5.
22

20/06436/FUL - The Old Village School Skirmett Road, Hambleden,
Buckinghamshire, RG9 6RJ
Householder application for conversion of existing garage to residential annexe
ancillary to the main dwelling, roof alternations to garage including replacement
roof and insertion of 3 x conservation lights and associated external alterations.
Members voted in favour of the motion to approve the application in accordance
with the officer recommendation.
Speaking as Ward Member: Councillor C Whitehead.
Speaking on behalf of objectors: Mr Peter Atkin.
Speaking as the Applicant: Mr Andrew Wallas.
It was proposed by Councillor S Raja and seconded by Councillor Councillor M
Clarke.
Resolved: That the application be approved in accordance with the officer
recommendation.

23

Date and Time of Next Meeting
The next meeting of the West Buckinghamshire Area Planning Committee would be
held on Tuesday 13 October 2020 at 6.30pm.
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Agenda Item 4

Buckinghamshire Council
www.buckinghamshire.gov.uk

Report to West Area Planning Committee
Application Number:

20/05627/FUL

Proposal:

Demolition of existing garage and construction of 1 x
detached residential dwelling

Site Location:

10 Clauds Close
Hazlemere
Buckinghamshire
HP15 7AE

Applicant:

Mr Short

Case Officer:

Jackie Sabatini

Ward(s) affected:

Previous Hazlemere North Ward

Parish-Town Council:

Hazlemere Parish Council

Date valid application received:

6th May 2020

Statutory determination date:

1st July 2020

Recommendation

Approval

1.0

Summary & Recommendation/ Reason for Planning Committee Consideration
1.1 Full planning permission is sought for the construction of 1 x 4 bed detached dwelling
with associated off street parking following the demolition of an existing garage.
1.2 The development would provide an adequate standard of living environment for the
occupiers of the new dwelling, without adversely affecting the residential amenities of
the neighbouring properties, the character and appearance of the area, or the safety and
convenience of the users of the adjacent highway.
1.3 The proposal is considered to comply with the relevant Development Plan policies and is
therefore recommended for approval subject to conditions.
1.4 The application is before Committee because the local Member, Councillor R Gaffney has
raised the following concerns:
“Although it is big enough to cope with the construction of a new house in it, it will make
the existing property far too “clustered/crowded” and will totally go against the street
scene/plan. Already houses in this small cul-de-sac are closely compacted.
I am aware that there is opposition to this plan from local residents.
I cannot support this application and if you decide to grant approval I wish to “call it in”
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2.0

Description of Proposed Development
2.1 Full planning permission is sought for the construction of a 4 x bed detached dwelling and
associated off street parking.
2.2 The proposed new dwelling would be sited, in what is currently, the north/west side
garden area of No 10 Clauds Close. It would have a defined frontage and its own vehicular
access via the existing dropped kerb off Clauds Close.
2.3 The proposed dwelling would be approximately 5.9m in width, 11.3m in depth with a
pitch roof containing two roof lights to the front elevation and a dormer to the rear. The
roof of the dwelling would measure approximately 5m to eaves and 8.3m to ridge. The
dwelling would be constructed in materials to match adjacent property No 10 Clauds
Close.
2.4 The application site currently comprises a two storey semi-detached dwelling located at
end of a cul-de-sac off Clauds Close where the surrounding properties are predominately
semi-detached dwellings. Many of which have already had extensive alterations and
extensions that are highly visible from the highway; creating a more varied street scene.
2.5 The application is accompanied by;
a) Plans
b) Ecology and Tree Checklist
c) SUDS Statement

3.0

Relevant Planning History
Reference

20/05626/FUL

4.0

Development

Decision Decision Date

Householder application for construction of PER
part single part two storey rear extension,
front and rear roof dormer in connection with
loft conversion, demolition of garage and
alterations from front vehicle access.

2 June 2020

Policy Considerations and Evaluation
Principle and Location of Development
Wycombe District Local Plan (August 2019): CP1 (Sustainable Development), CP3 (Settlement
Strategy), CP4 (Delivering Homes), DM33 (Managing Carbon Emissions, Transport and
Energy Generation)
DSA: DM1 (Presumption in favour of sustainable development)
4.1 The site is located within an existing residential area. The proposed development is
therefore considered acceptable in principle, subject to compliance with Development
Plan Policies and all other material considerations.
Transport matters and parking
Wycombe District Local Plan (August 2019): CP7 (Delivering the infrastructure to support
growth), DM33 (Managing Carbon Emissions, Transport and Energy Generation)
4.2 It has been acknowledged that objections have been raised by neighbouring residents
with regard to an increase in traffic and potential parking issues within the cul-de-sac as a
result of the proposed development. However the highway authority have been invited to
comment on this application and have raised no objection to the proposal subject to
conditions.
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4.3 This includes that the scheme for parking and manoeuvring indicated on the submitted
plans is laid out prior to the initial occupation of the development
4.4 It should be noted that the hardstanding areas for both the existing and proposed
dwellings could accommodate two parking spaces each with dimensions of 2.8 x5m.
Therefore, the development site would provide the optimum level of parking in
accordance with the Buckinghamshire Countywide Parking Guidance policy document.
4.5 When taking account of the above it is evident that no significant impact, to the
detriment of the highway or its users, would occur as a result of this application that
would justify refusing planning permission.
Raising the quality of place making and design
Wycombe District Local Plan (August 2019): CP9 (Sense of place), DM34 (Delivering Green
Infrastructure and Biodiversity in Development), DM35 (Placemaking and Design Quality), DSA:
DM11 (Green networks and infrastructure), DM16 (Open space in new development) Housing
intensification SPD
Residential Design Guide SPD
4.6

It is noted that the immediate area is characterised by semi-detached dwellings set
close to and highly visible from the street and objection has been raised with regard to
the construction of a detached dwelling within the cul-de-sac being out of character to
the area.

4.7

However, it is equally important to note that although this configuration is not typical
within the area. The area has no established vernacular and many of the properties
within the cul-de-sac already have substantial rear/side extension and roof alterations
that are highly visible within the street scene; contributing to added mass and bulk
between properties.

4.8

In contrast the new dwelling would be set back from the highway and would be set back
from No 10 Clauds Close giving the perception of a lower roof line. This set back and
down helps to minimise its visual impact on the street scene whilst helping to achieve a
sense of continuation to the existing façade at the end of the cul-de-sac.

4.9

It should also be noted that No 10 Clauds Close has an unusually large side garden when
compared to other properties within the area and this development takes advantage of
utilising a substantially sized plot for development that does not sprawl outwards
excessively, but actually forms a development with a sense of containment within the
application site. Additionally, as previously mentioned the substantial size of garden
area is not typical when compared to other plots within the area and as such it would be
difficult to argue that this proposal would set a precedent for similar development
within the immediate area.

4.10 When considering the above the proposed scale and form of the development proposed
is considered to be acceptable in terms of density, impact and design and with the use
of appropriate materials would not negatively detract or appear visually intrusive within
the street scene.
4.11 In conclusion no harmful impact on the application site or the area in general is
considered to occur as a result of this application that would justify refusing planning
permission.
Amenity of existing and future residents
Wycombe District Local Plan (August 2019): DM35 (Placemaking and Design Quality), DM40
(Internal space standards)
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Housing intensification SPD
Residential Design Guide SPD
Neighbouring properties
4.12 Although the proposal would result in an increase in mass and bulk to the side garden
area of No 10 Clauds Close, due to the separation distance between the proposal and
any immediate neighbours, it would not impinge on the Councils light angle guidelines
when being measured from the nearest habitable window from any neighbouring
property.
4.13 Fenestration at first floor and above would include two windows and two roof lights to
the front elevation, two windows and a roof dormer to the rear and two windows in the
north side elevation. However the windows to the front would look out onto Clauds
Close, the windows to the rear would look out on to the host dwelling rear amenity
space and the windows in the side elevation would service stairwells and have restricted
overlooking potential. In any case it is considered that the proposal would afford no
more mutual overlooking than would otherwise be reasonably expected in an urban
area.
4.14 In summary, no significant impact is considered to occur to the residential amenities of
any neighbouring property in terms of privacy, overlooking, loss of light or overbearing
issues as a result of this proposal that would justify refusing planning permission.
Future Occupiers
4.15 The proposal would provide an acceptable standard of living environment for the
occupiers of the new dwelling without having a detrimental impact upon the residential
amenities of the neighbouring properties
Environmental issues
Wycombe District Local Plan (August 2019): CP7 (Delivering the infrastructure to support
growth), DM20 (Matters to be determined in accordance with the NPPF)
4.16 The Council’s Environmental Health Officer has been consulted on this application and
raises no objection to the scheme subject to condition.
Flooding and drainage
Wycombe District Local Plan (August 2019): DM39 (Managing Flood Risk and Sustainable
Drainage Systems)
4.17 The site is within flood zone 1, a flood assessment is not therefore required. A
Sustainable Drainage Statement has been submitted and is considered acceptable,
meeting the requirements of policy DM39.
Building sustainability
Wycombe District Local Plan (August 2019): DM41 (Optional Technical Standards for Building
Regulations Approval)
4.18 It is considered necessary to condition water efficiency in accordance with policy DM41.
5.0

Weighing and balancing of issues / Overall Assessment
5.1

This section brings together the assessment that has so far been set out in order to
weigh and balance relevant planning considerations in order to reach a conclusion on
the application.
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5.2

In determining the planning application, section 38(6) of the Planning and Compulsory
Purchase Act 2004 requires that proposals be determined in accordance with the
development plan unless material considerations indicate otherwise. In addition,
Section 143 of the Localism Act amends Section 70 of the Town and Country Planning
Act relating to the determination of planning applications and states that in dealing with
planning applications, the authority shall have regard to:
a. Provision of the development plan insofar as they are material,
b. Any local finance considerations, so far as they are material to the application (such
as CIL if applicable), and,
c. Any other material considerations

5.3
6.0

As set out above it is considered that the proposed development would accord with
most of the development plan policies.

Working with the applicant / agent

7.0

6.1

In accordance with paragraph 38 of the NPPF (2019) the Council approach decisiontaking in a positive and creative way taking a proactive approach to development
proposals focused on solutions and work proactively with applicants to secure
developments.

6.2

The Council work with the applicants/agents in a positive and proactive manner by
offering a pre-application advice service, and as appropriate updating
applications/agents of any issues that may arise in the processing of their application.

6.3

In this instance the agent was informed, after the initial consultation period that the
county highway authority required further information with regard to parking
arrangements for the application site and that this was to include the adjacent property
No 10 Clauds Close to ensure that adequate provision was available for access onto the
site and for off street parking. The agent responded by submitting a parking plan which
was found to be acceptable.

Recommendation Approval
Subject to the following conditions and reasons:1

The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.
Reason: To comply with the requirements of Section 91 of the Town and Country Planning
Act 1990 (As amended).

2

The development hereby permitted shall be built in accordance with the details contained
in the planning application hereby approved and plan numbers 0224/03/B, 0224/07/B,
0224/08/B, 0224/06/B, 01, 02; unless the Local Planning Authority otherwise first agrees in
writing.
Reason: In the interest of proper planning and to ensure a satisfactory development of the
site.

3

The materials to be used for the external surfaces, including walls, roofs, doors and
windows shall be of those contained within the approved application, unless the Local
Planning Authority otherwise first agrees in writing.
Reason: To secure a satisfactory external appearance.
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4

The scheme for parking and manoeuvring indicated on the submitted plans shall be laid
out prior to the initial occupation of the development hereby permitted and that area shall
not thereafter be used for any other purpose.
Reason: To enable vehicles to draw off, park and turn clear of the highway to minimise
danger, obstruction and inconvenience to users of the adjoining highway.

5

The development, hereby permitted, shall be designed and constructed to meet a water
efficiency standard of 110 litres per head per day.
Reason: In the interests of water efficiency as required by Policy DM41 (Optional Technical
Standards for Building Regulations Approval) of the Local Plan.

6

Prior to the occupation of the development hereby permitted, one 32amp electric vehicle
charging points must be installed (one per dwelling).
Reason: To comply with the air quality SPD and, to reduce the carbon emissions and the
impact on the health of Nitrogen Dioxide emissions from the development.

INFORMATIVE(S)
1

In accordance with paragraph 38 of the NPPF2 Buckinghamshire Council approach
decision-taking in a positive and creative way taking a proactive approach to development
proposals focused on solutions and work proactively with applicants to secure
developments. Buckinghamshire Council work with the applicants/agents in a positive and
proactive manner by offering a pre-application advice service, and as appropriate updating
applications/agents of any issues that may arise in the processing of their application.
In this instance the agent was informed, after the initial consultation period that the
county highway authority required further information with regard to parking
arrangements for the application site and the adjacent property No 10 Clauds Close to
ensure that adequate provision was available for access onto the site and off street
parking. The agent responded by submitting a parking plan which was found to be
acceptable.

2

No vehicles associated with the building operations on the development site shall be
parked on the public highway so as to cause an obstruction. Any such wilful obstruction is
an offence under S137 of the Highways Act 1980.

3

The attention of the applicant is drawn to the requirements of section 60 of the control of
pollution Act 1974 in respect of the minimisation of noise on construction and demolition
sites. Application under Section 61 of the Act, for prior consent to the works, can be made
to the environmental Services Division of the Council.
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Appendix

APPENDIX A: 20/05627/FUL
Consultation Responses and Representations
Councillor Gaffney Comments
Comments: I visited the property this morning. I inspected the garden. Although it is big enough to
cope with the construction of a new house in it, it will make the existing property far too
“clustered/crowded” and will totally go against the street scene/plan. Already houses in this small
cul-de-sac are closely compacted. I am aware that there is opposition to this plan from local
residents. I cannot support this application and if you decide to grant approval I wish to “call it in”.
Parish/Town Council Comments
Comments: Clauds Close is a narrow cul-de-sac and the addition of a further property will only add
to its access, traffic and parking issues. The sizeable site has impact on residents in other nearby
roads (Cedar Avenue and The Warren) and these should also be considered, especially where there
is overlooking into bedrooms etc. The Parish Council therefore suggest this is over development in
this close
Consultation Responses
County Highway Authority
Comments following amendments:
You will recall my response dated 19 May 2020, whereby the Highway Authority requested
amended plans demonstrating that two parking spaces could be accommodated within the site for
both the proposed and existing dwellings. These comments should be read in conjunction with the
aforementioned previous comments for this application.
Having reviewed the amended plans, I am now satisfied that the hardstanding areas for both the
existing and proposed dwellings could accommodate 2(no) parking spaces with dimensions of 2.8m
x 5m. Therefore, the development site would provide the optimum level of parking in accordance
with the Buckinghamshire Countywide Parking Guidance policy document.
Mindful of the above, the Highway Authority raises no objections to this application, subject to the
following condition being included on any planning consent that you may grant:
Condition 1: The scheme for parking and manoeuvring indicated on the submitted plans shall be
laid out prior to the initial occupation of the development hereby permitted and that
area shall not thereafter be used for any other purpose.
Reason:

To enable vehicles to draw off, park and turn clear of the highway to minimise
danger, obstruction and inconvenience to users of the adjoining highway.

Informative point
 No vehicles associated with the building operations on the development site shall be parked
on the public highway so as to cause an obstruction. Any such wilful obstruction is an offence
under S137 of the Highways Act 1980.
Original comments:
Clauds Close is an unclassified residential cul-de-sac subject to a 30mph speed restriction. The road
does not have parking or waiting restrictions and benefits from pedestrian footways.
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The application proposes the demolition of a garage and the erection of a single residential dwelling.
Access to the dwelling is proposed via the existing dropped kerb.
Having assessed the proposed development using the Buckinghamshire Countywide Parking
Guidance policy document, I note that the proposed dwelling requires 2(no) parking spaces. In
accordance with the Buckinghamshire Countywide Parking Guidance policy document, parking
spaces should be 2.8m x 5m. I am satisfied that the hardstanding area for the proposed dwelling
could accommodate these spaces. However, the demolition of the garage would result in the loss
of an off-street parking space for the existing dwelling. I note that this application has been
submitted alongside planning application 20/05626/FUL which proposes extensions to the existing
dwelling, demolition of the garage and alterations to the vehicular access.
For this application to be acceptable on its own, the applicant should confirm that the alterations to
the vehicular access and hardstanding area proposed as part of planning application 20/05626/FUL
also feature as part of this application. This is to ensure that the parking space lost as a result of the
demolition of the garage could be accommodated within the site irrespective of whether planning
application 20/05626/FUL is implemented should it be granted planning consent.
Therefore, whilst is stated within the application form that a total of 4(no) off-street parking spaces
would be provided as part of this application, the applicant should provide plans to demonstrate
these spaces within the site to ensure the development could offer a level of parking for both the
existing and proposed dwellings in accordance with the optimum standard.
Mindful of the above, the Highway Authority requests amended plans demonstrating that 2(no)
parking spaces could be accommodated within the site for both the proposed and existing dwellings.
Once in receipt of the information mentioned above I will be in a position to submit my final
comments.
Environment and pollution
Comments: Objection, unless following conditions imposed;
Condition - Electric Vehicle Charging Points
Prior to the occupation of the development hereby permitted, one 32amp electric vehicle charging
points must be installed (one per dwelling).
Reason – to comply with the air quality SPD and, to reduce the carbon emissions and the impact on
the health of Nitrogen Dioxide emissions from the development.
Construction/Demolition Noise
INFORMATIVE
The attention of the applicant is drawn to the requirements of section 60 of the control of pollution
Act 1974 in respect of the minimisation of noise on construction and demolition sites. Application
under Section 61 of the Act, for prior consent to the works, can be made to the environmental
Services Division of the Council.
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Representations
33 emails of objection received: Please note some of these are anonymous and therefore it is not
possible to give an accurate quote of those objecting


Loss of view



Parking problems



Overlooking



Noise and disturbance during construction



Overdevelopment of the site



Not in keeping



Set a precedent

It should be noted that the council can only consider planning matters and planning matters that
relate to the specific application in hand. Any non- planning matters and those relating to other
applications cannot be considered during the determination process of any application.
Planning issues relating to this application


Overlooking



Overdevelopment of the site



Parking



Not in keeping
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Appendix

APPENDX B – SITE LOCATION PLAN
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Agenda Item 5

Buckinghamshire Council
www.buckinghamshire.gov.uk

Report to West Area Planning Committee
Application Number:

20/06437/VCDN

Proposal:

Variation of condition 10 (plans) attached to PP
17/07627/FUL (Erection of 1 x three bed dwelling
attached to No. 32 Queen Street and roof alterations) to
allow for updated design

Site Location:

Land Adjacent
32 Queen Street
High Wycombe
Buckinghamshire
HP13 6EZ

Applicant:

Ms. N. Hodges

Case Officer:

Ian Zabala-Beck

Ward(s) affected:

Terriers & Amersham Hill

Parish-Town Council:

High Wycombe Town Unparished

Date valid application received:

15th June 2020

Statutory determination date:

10th August 2020

Recommendation
1.0

Summary & Recommendation/ Reason for Planning Committee Consideration
1.1

This application is made under S73 of the Town and Country Planning Act 1990 (as
amended) Act to vary the condition specifying “The development hereby permitted
shall be built and retained in accordance with details contained in the planning
application hereby approved and plan numbers 01, 02, 03C, 04C, 05B, 06 and L0619-T
unless the Local Planning Authority otherwise first agrees in writing”.

1.2

Permission is sought for a variation of condition 10 relating to planning permission
ref: 17/07627/FUL to replace the approved plans with alternative plans amending the
design. The revised design alters the roof to the rear of the property, dormer to the
front roof slope, side ground floor window and adds a single storey rear extension.
The alteration to the roof design facilitates the provision of a study on the upper
floor.

1.3

The application was amended during the process of this application to amend the
front dormer (reverting back as per approved) and to reduce the single storey rear
extension by half and set in from the side walls. All other alterations reflect those
that have previously been approved under planning ref: 20/05081/VCDN, those being
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the addition of front rooflights, changes to the windows in the front elevation, an
additional ground floor side window and ground levels.

2.0

1.4

These alterations in design to the roof would lessen the side expanse of the flank wall
by altering the roof-scape with the addition of a rear facing dual pitched roof
interlocking with the front roof-slope. The front dormer remains the same as that
previously approved, and the smaller single storey rear projection is a minor addition
reflecting a large bay window appearance which is set in from the flank elevation.
These amended alterations would neither add nor detract from the issues previously
addressed and is therefore recommended for approval.

1.5

It is considered that the proposed alterations to the design and appearance of the
approved development will have no adverse effect upon the character and
appearance of the surrounding area; the amenities of adjacent residents or highway
safety.

1.6

Cllr Green has called this application in. The reason for consideration by committee:
The additional height of the roof and rear gable will be out of character with other
properties in the conservation area and will be overbearing with relation to
neighbouring properties; The additional extension at the rear will be an over
development of the site.

1.7

The application is recommended for approval.

Description of Proposed Development
2.1

The site is located in an established residential area, close to High Wycombe town
centre and within the Amersham Hill Conservation Area.

2.2

The site was formerly parking and gardens serving No.32 Queen Street. The site,
which measures around 7.7m wide and around 30m deep, is located on the eastern
side of Queen Street. This residential street follows a regular street pattern with
properties on each side of the sloping highway, the properties differ along Queen
Street having terraced, semi-detached and detached types from differing periods
forming a mixed appearance.

2.3

The proposed two storey property would be attached to No.32 Queen Street with
off-street parking and gardens to the rear.

2.4

The application is accompanied by:

2.5

a) Application Form
b) Plans
Amended plans were sought from the agent to alter the revised scheme, which
included:
i.
ii.

3.0

Alteration to front dormer back to within the roof-slope rather than being
included within the front elevation wall,
Reduce the single storey rear element by half and reduce the width

Relevant Planning History
3.1

Relevant planning history for the site:

Reference

16/06570/FUL

Development

Decision Decision Date

Erection of 1x 3 bedroom detached
dwellinghouse with allocated parking and
private garden
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WDN

26 July 2016

4.0

16/07194/FUL

Erection of 1 x 4 bed dwelling attached to
32 Queen Street with allocated parking and
private garden

REF

15 December
2016

17/07627/FUL

Erection of 1 x three bed dwelling attached
to No. 32 Queen Street and roof alterations

PER

18 January
2018

19/07992/CLP

Certificate of lawfulness for proposed single GRCLP
storey rear extension with insertion of 4 x
roof lights and boxed dormer window to
side elevation with 4 x roof lights in
connection with loft conversion

6 March 2020

20/05081/VCDN

Variation of conditions 10 (plan) attached
to PP 17/07627/FUL (Erection of 1 x three
bed dwelling attached to No. 32 Queen
Street and roof alterations) to allow for
update and addition of windows

PER

11 March 2020

20/05110/ADRC

Application for approval of details subject
to conditions 2 (materials) 3 (surfacing), 4
(levels) and 6 (landscaping) of planning
approval ref: 17/07627/FUL

WDN

10 March 2020

Policy Considerations and Evaluation
4.1

The principle of the development was considered and determined under planning
permission 17/07627/FUL for the erection of an attached three bed dwelling.

4.2

The considerations for the current application are based on the design alterations to
the permitted scheme only. The evaluation of this scheme is based upon the impact
on the street scene and neighbouring properties and whether these alterations
adversely impact the character and appearance of the area and neighbours.

Principle and Location of Development
4.3

The principle has been assessed under the previous approved application. Therefore
it is only the changes that need to be assessed. The proposal does not have any
additional implications in terms of access, surface water drainage, ecology or building
sustainability.

Transport matters and parking
Wycombe District Local Plan (August 2019): CP7 (Delivering the infrastructure to support
growth), DM33 (Managing Carbon Emissions, Transport and Energy Generation)
DSA: DM2 (Transport requirements of development sites)
4.4

The proposed changes to the plans increase the number of habitable rooms from five
to six. The site is in residential parking zone A and the parking requirement therefore
remains the same (two spaces) as for the previously approved scheme.

Raising the quality of place making and design
Wycombe District Local Plan (August 2019): CP9 (Sense of place), DM34 (Delivering Green
Infrastructure and Biodiversity in Development), DM35 (Placemaking and Design Quality)
DSA: DM11 (Green networks and infrastructure), DM16 (Open space in new development)
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4.5

The insertion of 2 roof lights, side window, amended roof design and single storey
rear projection do not have an adverse impact upon the overall scheme approved
scheme under reference: 17/07627/FUL.

4.6

It is considered that the proposed changes to the external appearance of the dwelling
are compatible with its location within the Conservation Area and will have no
adverse effect upon the street scene in general.

Amenity of existing and future residents
Wycombe District Local Plan (August 2019): DM35 (Placemaking and Design Quality), DM40
(Internal space standards)
4.7

It is considered that this proposal will have no adverse effect upon the amenities of
either existing residents in the neighbouring area or upon future residents of the new
dwelling.

4.8

The revised plans show a side window at ground floor towards the front of the
property serving a lounge/living room. The neighbouring property, No.30 Queen
Street has a first floor side window serving a bedroom. Due to the levels of Queen
Street the lounge/living room window would have some views towards this
bedroom, therefore it would not be unreasonable to impose a condition to have this
window fixed shut and obscure.

4.9

The change to the roof design would not have a more overbearing impact on number
20 compared to the previously approved scheme.

4.10 The rear part of the roof would be higher than on the approved scheme, but this is
balanced against the reduction in the height of the flank elevation due to the
reduction in the depth of the side gabled section, with the rear roof section sloping
away from the shared boundary. The application site is on the north side of no. 20 so
the changes will not have any significant impact on direct sunlight to that property.
4.11 Following the amendment of the plans the additional single storey element is a
modest additional which is set in from the side boundaries and will not therefore
have an overbearing impact on the properties either side, or result in an
unacceptable loss of light.
Historic environment
Wycombe District Local Plan (August 2019): CP9 (Sense of place), CP11 (Historic
Environment), DM20 (Matters to be determined in accordance with the NPPF), DM31
(Development Affecting the Historic Environment)
4.12 The site falls within Amersham Hill Conservation Area, but does not affect a Listed
Building. However, the principle of erecting a new dwelling on the application site
has already been established.
4.13 The Council’s conservation officer has not objected to the revised roof design or
single storey extension. Although comments have been made about the rooflights,
these have previously been accepted in the amended scheme permitted under ref.
20/05081/VCDN. Otherwise the application is in accordance with Policy DM31 of the
WDLP subject to the imposition of a condition for the roof-lights to be Conservation
type.
Building sustainability
Wycombe District Local Plan (August 2019): (Submission Version): DM41 (Optional
Technical Standards for Building Regulations Approval)
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4.14 It is necessary to condition water efficiency in accordance with Policy DM41.
Consideration of conditions
4.15 This application is made under Section 73 of the Planning Act. Although often
referred to as an application to vary or remove a condition an application under this
section of the Act actually has no effect on the original permission it is not an
amendment to the earlier permission. It is a separate freestanding permission that
the applicant is entitled to implement or ignore. This application must therefore be
capable of being implemented in its own right and therefore all appropriate
conditions and obligations must be imposed.
4.16 The merits of the condition(s) must be assessed against an up to date development
plan. As any permission granted would in effect be a free standing planning
permission all conditions to which the planning permission should adhere must be
reattached. Section 73 of the Town and Country Planning Act 1990 (as amended)
states:
“Determination of applications to develop land without compliance with conditions
previously attached.
(1) This section applies, subject to subsection (4), to applications for planning
permission for the development of land without complying with conditions subject to
which a previous planning permission was granted.
(2) On such an application the local planning authority shall consider only the
question of the conditions subject to which planning permission should be granted,
and—
a) if they decide that planning permission should be granted subject to conditions
differing from those subject to which the previous permission was granted, or
that it should be granted unconditionally, they shall grant planning permission
accordingly, and
b) if they decide that planning permission should be granted subject to the same
conditions as those subject to which the previous permission was granted, they
shall refuse the application.”
4.17 An assessment of the previously imposed conditions, and whether they continue to
be necessary or require amendment or supplementation in the light of the revised
plans, is set out below.
4.18 Condition 1 – time limit. A S73 application cannot extend the time period for
implementation beyond that of the original permission. Ordinarily that would mean
imposing a condition requiring development to start by 21 September 2020.
However, due to the current Covid-19 situation, legislation has been passed in the
Business and Planning Act 2020 which extends the life of all permissions due to
expire before 31 December 2020 until 1 May 2021. Since the original permission is
therefore extended until that date, a condition requiring development to begin
before 1 May 2021 is appropriate.
4.19 Condition 2 – materials – Submission of materials and finishes condition. Condition
necessary and to be re-imposed.
4.20 Condition 3 – surfacing materials – Submission of surfacing materials condition.
Condition necessary and to be re-imposed.
4.21 Condition 4 - levels – Submission of ground levels condition. Condition necessary and
to be re-imposed.
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4.22 Condition 5 – parking, garaging and manoeuvring – condition necessary and to be reimposed.
4.23 Condition 6 – landscaping – Submission of landscaping scheme condition. Condition
necessary and to be re-imposed.
4.24 Condition 7 – planting – condition necessary and to be re-imposed.
4.25 Condition 8 – no further doors, windows or openings necessary and – condition to be
re-imposed.
4.26 Condition 9 – water efficiency – condition necessary and to be re-imposed, updated
to refer to current Local Plan.
4.27 Condition 10 – plan numbers – new plans condition is required to reflect this
application.
4.28 Condition 11 – General Permitted Development – condition necessary and to be reimposed.
4.29 Condition 12 – Conservation roof-lights – a new condition relating to the
amendments which are part of this application, requiring the use of conservation
rooflights, to ensure the development is in keeping with the conservation area.
4.30 Condition 13 – side window obscure and fixed shut – new condition required in
relation to the new side facing window which is part of this application, to prevent
overlooking.
4.31 Informative 1 – working with applicant/agent – to be altered to reflect the current
application.
4.32 Informative 2 – surface water – to be re-imposed.
4.33 Informative 3 – mud onto highway – to be re-imposed.
4.34 Informative 4 – vehicle obstruction to highway – to be re-imposed.
5.0

Weighing and balancing of issues / Overall Assessment
5.1

This section brings together the assessment that has so far been set out in order to
weigh and balance relevant planning considerations in order to reach a conclusion on
the application.

5.2

In determining the planning application, section 38(6) of the Planning and
Compulsory Purchase Act 2004 requires that proposals be determined in accordance
with the development plan unless material considerations indicate otherwise. In
addition, Section 143 of the Localism Act amends Section 70 of the Town and Country
Planning Act relating to the determination of planning applications and states that in
dealing with planning applications, the authority shall have regard to:

5.3
5.4

a. Provision of the development plan insofar as they are material,
b. Any local finance considerations, so far as they are material to the application
(such as CIL if applicable), and,
c. Any other material considerations
As set out above it is considered that the proposed development would accord with
the development plan policies.
Local Planning Authorities, when making decisions of a strategic nature, must have
due regard, through the Equalities Act, to reducing the inequalities which may result
from socio-economic disadvantage. In this instance, it is not considered that this
proposal would disadvantage any sector of society to a harmful extent].
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6.0

7.0

Working with the applicant / agent
6.1

In accordance with paragraph 38 of the NPPF (2019) the Council approach decisiontaking in a positive and creative way taking a proactive approach to development
proposals focused on solutions and work proactively with applicants to secure
developments.

6.2

The Council work with the applicants/agents in a positive and proactive manner by
offering a pre-application advice service, and as appropriate updating
applications/agents of any issues that may arise in the processing of their application.

6.3

In this instance the applicant/agent was updated of any issues after the initial site
visit, the applicant/ agent responded by submitting amended plans, which were
found to be acceptable and the application was recommended for approval.

Recommendation
Application is recommended for APPROVAL subject to conditions.

1

The development hereby permitted shall be begun before 01 May 2021.
Reason: To comply with the requirements of Section 91 of the Town and Country Planning
Act 1990 (As amended) and Business and Planning Act 2020.

2

Notwithstanding any indication of materials which may have been given in the application,
a schedule and/or samples of the materials and finishes for the development shall be
submitted to and approved in writing by the Local Planning Authority before any
construction works on the external finishes of the development takes place. Thereafter,
the development shall not be carried out other than in accordance with the approved
details.
Reason: To secure a satisfactory external appearance.

3

Notwithstanding any indication of materials which may have been given in the application,
a schedule and/or samples of all surfacing materials shall be submitted to and approved in
writing by the Local Planning Authority before any construction works on the finished
surfacing materials takes place. Thereafter, the development shall not be carried out other
than in accordance with the approved details.
Reason: To secure a satisfactory appearance.

4

Drawings of the site identifying the following shall be submitted to and approved in writing
by the Local Planning Authority before any development takes place;
a) Existing ground levels on site (spot heights) including a datum point that is located
off site. Levels should be Above Ordnance Datum (AOD).
b) The level of the road outside the site. (AOD).
c) The proposed levels on site following completion of the development (for each
existing height a proposed height should be identified.
d) The location and type of any retaining structures needed to support ground level
changes.
e) The Finished Floor Level for every building that is proposed.
f) Cross sections within the site taken up to the site boundaries. The information
supplied should clearly identify if land levels are being raised or lowered.
g) In the case of residential development, sections showing the level of the proposed
garden(s) and retaining structures.
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The development shall be carried out only in accordance with the approved details.
Reason: To ensure that the work is carried out at suitable levels in relation to adjoining
properties and highways.
5

The scheme for parking, garaging and manoeuvring indicated on the submitted plans shall
be laid out prior to the initial occupation of the development hereby permitted and that
area shall not thereafter be used for any other purpose.
Reason: To enable vehicles to draw off, park and turn clear of the highway to minimise
danger, obstruction and inconvenience to users of the adjoining highway.

6

A fully detailed landscaping scheme for the site shall be submitted to and approved in
writing by the Local Planning Authority before the development hereby permitted is first
occupied. This shall include boundary treatment and landscaping to the front of the site.
The boundary treatment shall thereafter be provided prior to the first occupation of the
dwelling and shall thereafter be retained as approved.
Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping.

7

All planting, seeding or turfing comprised in the approved details of landscaping shall be
carried out in the first planting and seeding season following the occupation of the
buildings or the completion of the development, whichever is the sooner. Any trees, plants
or areas of turfing or seeding which, within a period of 3 years from the completion of the
development, die are removed or become seriously damaged or diseased, shall be
replaced in the next planting season with others of similar size and species, unless the
Local Planning Authority first gives written consent to any variation.
Reason: In the interests of amenity and to ensure a satisfactory standard of landscaping.

8

No further windows, doors or openings of any kind shall be inserted in the side elevations
of the development hereby permitted at first floor level or above without the prior,
express planning permission of the Local Planning Authority.
Reason: To safeguard the privacy of occupiers of the adjoining properties.

9

The development, hereby permitted, shall be designed and constructed to meet a water
efficiency standard of 110 litres per head per day.
Reason: In the interests of water efficiency as required by Policy CS18 of the Adopted Core
Strategy and Policy DM 18 of the Adopted Delivery and Site Allocations Plan (July 2013).

10

The development hereby permitted shall be built in accordance with the details contained
in the planning application hereby approved and plan numbers 20-015-10E, 20-015-11D,
20-015-12C and 20-015-13E; unless the Local Planning Authority otherwise first agrees in
writing.
Reason: In the interest of proper planning and to ensure a satisfactory development of the
site.

11

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development)(England) Order 2015 (as amended) (or any Order revoking and re-enacting
that Order), no development falling within Classes A, C and E of Part 1 of Schedule 2 shall
be carried out without the prior, express planning permission of the Local Planning
Authority.
Reason: In order that the Local Planning Authority can properly consider the effect of any
future proposals on the character and amenity of the locality.
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12

The roof-lights hereby permitted to the front and rear roofslopes shall be 'Conservation
Type' that sit flush with the roofslope.
Reason: In the interest of proper planning and to ensure a satisfactory development within
Amersham Hill Conservation Area.

13

Notwithstanding any other details shown on the plans hereby approved, the window(s)
and any other glazing to be inserted in the side elevation of the extension/dwelling shall be
fixed shut (without any opening mechanism) and glazed in obscure glass. The window(s)
shall thereafter be retained as such.
Reason: In the interests of the amenity of neighbouring properties.

INFORMATIVE(S)
1

In accordance with paragraph 38 of the NPPF (2019) the Council approach decision-taking
in a positive and creative way taking a proactive approach to development proposals
focused on solutions and work proactively with applicants to secure developments.
The Council work with the applicants/agents in a positive and proactive manner by offering
a pre-application advice service, and as appropriate updating applications/agents of any
issues that may arise in the processing of their application.
In this instance the applicant/agent was updated of any issues after the initial site visit, the
applicant/ agent responded by submitting amended plans, which were found to be
acceptable and permission was granted.

2

It is contrary to section 163 of the Highways Act 1980 for surface water from private
development to drain onto the highway or discharge into the highway drainage system.
The development shall therefore be so designed and constructed that surface water from
the development shall not be permitted to drain onto the highway or into the highway
drainage system.

3

It is an offence under S151 of the Highways Act 1980 for vehicles leaving the development
site to carry mud onto the public highway. Facilities should therefore be provided and used
on the development site for cleaning the wheels of vehicles before they leave the site.

4

No vehicles associated with the building operations on the development site shall be
parked on the public highway so as to cause an obstruction. Any such wilful obstruction is
an offence under S137 of the Highways Act 1980.
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Appendix

APPENDIX A: 20/06437/VCDN
Consultation Responses and Representations
Councillor Comments
Cllr Tony Green: The additional height of the roof and rear gable will be out of character with
other properties in the conservation area and will be overbearing with relation to
neighbouring properties; The additional extension at the rear will be an over development of
the site.
Parish/Town Council Comments
Unparished – High Wycombe Town - Terriers & Amersham Hill Ward
Consultation Responses
Highways: No objections or conditions
Conservation Officer: The reduction to a single window on the street elevation is acceptable.
The two roof lights overcomplicate the front roof slope and are awkward adjacent to the
dormer window and should be omitted.
Revised comments received (17.09.20)
The reduction to a single window on the street elevation is acceptable. The two roof lights
overcomplicate the front roof slope and are awkward adjacent to the dormer window: it
would be preferable if they were relocated to the rear roof slope rather than facing the street.
However, it is appreciated that this is a similar arrangement to the previous scheme
(20/05081/VCDN) and as such it would be unreasonable to withhold consent on this basis.
Control of Pollution: I have no objection to this variation.
Representations
4 comments have been received objecting to the original plans:











Over development of the site
Overlooking
Increase in occupation and vehicle movement
Extends beyond rear building line
Out of keeping
Roof alteration
Invasion of privacy
Potential for HMO use
Sunlight
Overbearing

3 comments received objecting to the amended plans:


The comments largely re-state previous objections as outlined above.
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Appendix

APPENDX B – SITE LOCATION PLAN
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Agenda Item 6

Buckinghamshire Council
www.buckinghamshire.gov.uk

Report to West Area Planning Committee
Application Number:

20/06626/FUL

Proposal:

Householder application for construction of first floor
balcony to front

Site Location:

19 Mendip Way
High Wycombe
Buckinghamshire
HP13 5TE

Applicant:

Mr M Hussain

Case Officer:

Judith Orr

Ward(s) affected:

Downley

Parish-Town Council:

High Wycombe Town Unparished

Date valid application received:

2nd July 2020

Statutory determination date:

27th August 2020

Recommendation

Application Permitted

1.0

2.0

Summary & Recommendation/ Reason for Planning Committee Consideration
1.1

This application is to build a balcony at first floor level below a front bedroom
window. This is considered acceptable in principle.

1.2

The application property is set on a steep slope and so the proposed balcony,
positioned at the front of the house, would be clearly visible from the street. The
proposed balcony is considered to maintain an acceptable level of amenity for
neighbouring residential properties in terms of privacy and outlook.

1.3

The applicant is Mr Mohammed Hussain. The application is before the Committee as
the property belongs to his father, local Member, Councillor Mr. M Hussain.

1.4

The application is recommended for approval.

Description of Proposed Development
2.1

No. 19 Mendip Way is an end terrace in a staggered row of five dwellings. It is built of
brick and has a pitched roof. The property has already had a two storey extension
constructed at the front of the dwelling and has parking on the driveway for 4
vehicles. The application site slopes up from the front to the rear with the
surrounding area sloping down considerably from the north to the south.
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3.0

2.2

This application is to build a balcony on the front bedroom at first floor level. The
balcony is proposed to project forward by 1.6 metres and have a width of 2.6 metres
and a height of 1.2 metres and would be of steel construction.

2.3

The property is located in an established residential area and is surrounded by
properties of a similar style and design.

2.4

The application is accompanied by an Ecology and Trees checklist

Relevant Planning History
3.1

93/06668/FUL - 2-Storey Front Extension – Permitted (09.12.93)

3.2

01/07185/FUL - Construction of two storey front extension – Permitted (05.11.01)

3.3. 06/05783/FUL - Insertion of dormer window to front in connection with loft
conversion and gable roof to create open porch – Refused (22.06.06)
3.4
4.0

06/07721/FUL - Insertion of dormer window to front in connection with loft
conversion and gable roof to create open porch – Permitted

Policy Considerations and Evaluation
Principle and Design of Development
ALP: CP9 (Sense of Place), DM33 (Managing Carbon Emissions, Transport and Energy
Generation), DM34 (Delivering Green Infrastructure and Biodiversity in Development)
DM35 (Placemaking and Design Quality), DM36 (Extensions and Alterations to Existing
Dwellings)
Additional Guidance: Householder Planning and Design Guide SPD, Buckinghamshire
County Parking Guidance
4.1

The application property is set on a steep slope and so the proposed balcony,
positioned at the front of the house, would be clearly visible from the street. No
other balconies exist on the front of properties in this street and so this would
represent a new external feature in this vicinity. However, the feature will not
detrimentally harm the character or appearance of the area.

4.2

The adopted Householder Planning and Design Guide SPD clearly sets out that:
“alterations to include a balcony …will not be acceptable where they are likely to
impact on privacy of neighbouring properties” and so this issue is of critical
importance in considering this application.

Transport matters and parking
ALP: CP7 (Delivering the infrastructure to support growth), DM33 (Managing Carbon
Emissions, Transport and Energy Generation), Buckinghamshire Countywide Parking
Guidance
DSA: DM2 (Transport requirements of development sites
4.3

This application would not result in any increase in the number of rooms and
consequently would not impact on the parking requirements at the property.

Amenity of existing and future residents
ALP: DM35 (Placemaking and Design Quality), DM40 (Internal space standards)
4.4

This proposal will result in additional amenity space being provided at the
application property.
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4.5

The location of this property, at the end of a terrace of staggered dwellings, means
that this property is set forward of its immediate neighbours and consequently the
erection of the balcony will not adversely affect the privacy, light levels or outlook of
the adjoining neighbouring properties.

4.6

In addition, the application property slopes up from the front to the rear with the
surrounding area sloping down considerably from the north to the south. This means
that the outlook from the balcony will be over the roofs of the properties across the
street and consequently there will not be a significant loss of privacy for these
dwellings.

Green networks, biodiversity and infrastructure
ALP: CP7 (Delivering the infrastructure to support growth), DM34 (Delivering Green
Infrastructure and Biodiversity in Development)
DSA: DM11 (Green networks and infrastructure), DM13 (Conservation and enhancement of
sites, habitats and species of biodiversity and geodiversity importance), DM14 (Biodiversity
in development)
4.7 Policy DM34 requires all development to protect and enhance both biodiversity and
green infrastructure features and networks both on and off site for the lifetime of the
development.
4.8 In this case, given the limited scope of the proposal, enhancement is not considered
necessary.
5.0

Weighing and balancing of issues / Overall Assessment
5.1

This section brings together the assessment that has so far been set out in order to
weigh and balance relevant planning considerations in order to reach a conclusion on
the application.

5.2

In determining the planning application, section 38(6) of the Planning and
Compulsory Purchase Act 2004 requires that proposals be determined in accordance
with the development plan unless material considerations indicate otherwise. In
addition, Section 143 of the Localism Act amends Section 70 of the Town and Country
Planning Act relating to the determination of planning applications and states that in
dealing with planning applications, the authority shall have regard to:
a. Provision of the development plan insofar as they are material,
b. Any local finance considerations, so far as they are material to the application
(such as CIL if applicable), and,
c. Any other material considerations

5.3
6.0

As set out above it is considered that the proposed development would accord with
the development plan policies.

Working with the applicant / agent
6.1

In accordance with paragraph 38 of the NPPF (2019) the Council approach decisiontaking in a positive and creative way taking a proactive approach to development
proposals focused on solutions and work proactively with applicants to secure
developments.

6.2

The Council work with the applicants/agents in a positive and proactive manner by
offering a pre-application advice service, and as appropriate updating applications /
agents of any issues that may arise in the processing of their application.
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6.3

7.0

Due to Covid-19 2020 the site visit which took place did not go into the dwelling but
only looked at the outside of the building and its immediate surroundings. However
given the location and existing photographic evidence, plans and planning history the
application could be determined in this instance.

Recommendation
Permission. Subject to the following conditions and informative:

1.

The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.
Reason: To comply with the requirements of Section 91 of the Town and Country Planning
Act 1990 (As amended).

2.

The development hereby permitted shall be built in accordance with the details contained
in the planning application hereby approved and plan numbers DRG.01 and DRG.02; unless
the Local Planning Authority otherwise first agrees in writing.
Reason: In the interest of proper planning and to ensure a satisfactory development of the
site.
INFORMATIVE
In accordance with paragraph 38 of the NPPF (2019) the Council approach decision-taking
in a positive and creative way taking a proactive approach to development proposals
focused on solutions and work proactively with applicants to secure developments. The
Council work with the applicants/agents in a positive and proactive manner by offering a
pre-application advice service, and as appropriate updating applications/agents of any
issues that may arise in the processing of their application.
Due to Covid-19 2020 the site visit which took place did not go into the dwelling but only
looked at the outside of the building and its immediate surroundings. However given the
location and existing photographic evidence, plans and planning history the application
could be determined in this instance.
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Appendix

APPENDIX A: 20/06626/FUL
Consultation Responses and Representations
Councillor Comments
None received.
Parish/Town Council Comments
None received.
Consultation Responses
None received.
Representations
None received.
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Appendix

APPENDX B – SITE LOCATION PLAN
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