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Officer Report

Reason for the application being considered by Committee
Councillor Britton has requested that this item be determined by Committee due to:

Scale of development

Visual impact upon the surrounding area
Relationship to adjoining properties
Design — bulk, height, general appearance
Environmental/highway impact

Local concern

1. Purpose of Report

To consider the above application and to recommend that planning permission be
GRANTED subject to conditions

Neighbourhood Responses
14 letters received objecting to the proposal (4 subsequently from the same neighbours)
0 letters of support received

1 letter commenting on the application received

Parish/Town/City Council response

Object to the application for the reasons set out on page 2 of the report

2. Main Issues

The main planning issues to consider are:
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Use of the site and its planning designation

Principle of the development in the Housing Restraint Area and the
neighbourhood

Scale, design and impact on the character of the HRA

Impact on neighbouring amenities

Trees, geology and ecology

Drainage

Highway safety

Public open space provision

N =

©NO O AW

3. Site Description

The site comprises an area of land measuring about 1.4 hectares in size. It is occupied
by a 3 bedroom bungalow (see existing floorplans and elevations), garage and two
sheds, which are situated on an area of higher ground in the northern part of the site.
Much of the plot is laid to grass and contains numerous plants, trees and shrubs. Larger
trees are primarily located on and around the boundaries of the site. There is an existing
vehicular access (gravel drive) to the property from Oak Drive and a gated access
(1920s) is located in the north west corner at Lights Lane. The applicant has certified on
the application form that the Highway Authority own the small parcel of land between
the gate and the public highway at Lights Lane (see red line plan). The gated access
does not have a hard surface, and the LPA has no evidence to confirm whether or not
the access has ever been used for vehicles.

To the north is Lights Lane, and properties include One Oak, Woodside, Cranford,
Bracken, Pwll Deri and Brendon. To the east is Oak Drive, and properties include Fern
Hollow, Oakwood, Arundell, Out of the Way and Mere. To the south, with boundaries
abutting the site, are Wattle Cottage, Clouds and Tanglewood. Bowden’s Copse lies to
the west. Further properties including Caynton’s Lawn, Willow Bank and 1&2 Treetops
are accessed from Oak Drive.

The site lies within the Housing Restraint Area, in the Special Landscape Area and Area
of Archaeological Significance and adjacent to High Trees Wood (County Wildlife Site).

4. Planning History
None for Heatherfield.

Objectors have cited three cases below:

Application Proposal Decision

number

S/2008/851 PROPOSED Refusal: The proposed bungalow to the
DETATCHED end of Oak Drive is considered
BUNGALOW AND unacceptable due to the unsatisfactory form
DOUBLE GARAGE, of access to the site. Oak Drive is a long,
Caynton Lawns narrow track with no passing places. It is

unlit and poorly constructed, suffering also
from poor visibility at its access point to the
public highway. Oak Drive currently serves
nine dwellings and in its current state it is
considered that it is not of a suitable
condition to be used by the additional
vehicular traffic that will be generated by the
proposed dwelling. As such, itis
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considered that the additional traffic
generated by the proposed development

S/2007/2302 | USE OF LAND AS will be detrimental to the safety of the users
EXTENDED of Oak Drive and the adjacent public
RESIDENTIAL GARDEN | highway of Lights Lane, contrary to 'saved'
Wattlle Cottage Policy G2 of the Adopted Salisbury District

Local Plan (June 2003).
S/09/1864 TWO STOREY

EXTENSION WITH Refused: The Council is not satisfied
BASEMENT TO EAST that...the woodland outlined in red is being
ELEVATION, Wattle used as an extension to the domestic
Cottage garden of Wattle Cottage......

Approved 18/02/09

5. The Proposal

The applicant is seeking to demolish the existing buildings, and replace the bungalow
with three two storey dwellings on separate plots, within a landscaped setting. Two
would have four bedrooms, and the third would have three bedrooms. The existing
access to Heatherfield would be stopped up, and a “replacement” access onto Oak
Drive would serve one of the new dwellings. The two other plots would be served from
the gated entrance onto Lights Lane in the north west corner of the site. Improvements
and alterations to this access are proposed.

Proposed materials for the dwellings include brickwork for plinths and decorative panels
with stained natural wood cladding for upper sections under clay tiled roofs (48 and 52
degree pitches). Each dwelling would have a permeable gravelled forecourt and integral
garage. It is intended that each house would achieve Code 4 under the Code for
Sustainable Homes (eg solar panels and rainwater harvesting).

The site is not protected by any tree preservation orders and it is proposed in the
Arboricultural Method Statement to remove a small number of trees as part of the
proposal, whilst important trees would be protected during construction. Appendix 1 of
the AMS shows that none of these trees would be on the boundary of the site.
Additional new deciduous and evergreen planting is proposed within and around the
site. Some boundary planting has already taken place at the southern perimeter. Reptile
and bat mitigation measures have also been proposed as part of the scheme, with two
bat accesses being provided per dwelling and 20% of the site area being separated,
fenced and managed for reptiles (see 1080/P19/A).

6. Planning Policy
The following policies are considered relevant to this proposal

PPS1 and PPS3 Delivering Sustainable Development and Housing (as updated)

G1and G2 Sustainable Development and General principles for
development

D2 Design

H19 Housing Restraint Area

C6 Special Landscape Area

C12 and C13 Protected Species

TR11 Off street parking provision

R2 Public Open Space provision.
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7. Consultations

Parish Council — Object, due to lack of information and on the following general
grounds:

Impact on wildlife and marsh land, impact on trees, geological survey required, access
issues with Lights Lane, House 3 would overlook Wattle Cottage causing loss of
privacy. Need to approach Environment Agency. Trees have been cut down and
question how many more would be cut. Full geological survey required.

Officer notes: The impact on wildlife, geology and the grassland has been considered
in the submitted Ecological reports and the Landscape and Visual Impact Assessment.
No objection is raised by the ecologist. The impact on trees is considered in the
Arboricultural Method Statement and the trees on site are not protected. The Highways
department have provided their recommendation regarding access and highway safety
issues for Oak Drive and Lights Lane (see below). The overlooking and privacy issues
are also considered below. Geology would be addressed through building regulations
(in relation to building foundations) and no planning issues are raised by this application
in relation to geology. The EA do not wish to be consulted, as the site is not within a
Flood Zone. Surface water drainage can be dealt with through building regulations and
by planning condition.

Highways — No objection to amended plans, subject to conditions (see below)
Ecology — No objection subject to conditions (see below)

Fire Authority — Building Regulation requirements referred to. Standard advice
provided.

Wessex Water — No objection. Located in a foul sewered area and water mains are in
the vicinity. Points of connection can be agreed at detailed stage. LPA to be satisfied
with disposal of surface water. Developer to check sewers, mains within or near to site.

Trees - No objection subject to conditions (see below)

8. Publicity

The application was advertised by site notice, press notice and neighbour notification.
Expiry date for the first round of public consultation was the 3™ June 2010.

First round of consultation:

14 letters of objection (in some case, more than one from the same address) and 1
letter of comment have been received. Summary of key points raised:
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Detrimental adverse impact on the peaceful, spacious, rural character of the
area. Overdevelopment of greenfield site. Loss of important open space. Loss of
isolation from Alderbury. Precedence for further development.

Loss of meadow (donkey paddocks). Impact of development on wild flowers and
orchids, deer, foxes, birds, insects, bats, reptiles, loss of trees (prior and post
application), loss of important habitats/grassland. Spring/summer Orchid survey
required. Nitrate/Groundwater Vulnerable Zone. Limited maintenance regime to
field. Additional reptile surveys, insect, bat and ground nesting bird surveys
required. Environmental Impact Assessment and Ecological Impact
Assessments required. Impact of people and chemicals. 1m maintenance strip
and wildlife strip insufficient.

Change of use of donkey/geese field to residential. Trees have been removed
Impact of development on boggy land, affecting drainage patterns and flooding
to Wattle Cottage and Mere. Site prone to flooding.

Visual impact of white rendered wall on House 3. Loss of privacy, loss of view
and overlooking of Wattle Cottage, its pool and garden. Height of Plot 3 above
Wattle Cottage. House 3 visible from Oak Drive. Impaired views from Wattle
Cottage by House 3. Time required for new planting to mature and deciduous
trees provide limited cover. Visual impact of new roofs and first floors. Visual
impact on Clouds. Further mitigation required. Boundary brick wall of House 3
will be visible from Oak Drive. Plot and house sizes larger than surrounding
plots. Flat roofs out of keeping. Large driveway for House 3.

Proposed accesses to Lights Lane and Oak Drive - dangers to highway safety.
Impact on lane due to increased use. Will affect access by emergency/services
to Oak Drive. Need to repair damage. Dangerous pinch point on Lights Lane.
Blind point on Oak Drive, will force vehicles to reverse onto public road. Impact
of construction traffic. Risk to pedestrians (no pavements or lighting) and
cyclists. Noise and safety impacts to dwellings opposite Oak Drive. Route to St
Marys’ Church. Gated access never used for cars. No provision for turning in
Oak Drive. Poor sight lines.

Conflict between D&A statement dimensions of House 3 and elevation/plans.
Inappropriate siting and scale and unsympathetic with landscape.

Historic interest of site

Does not meet planning policy criteria. South Wilts Core Strategy not adopted.
General (non land use planning) points raised regarding plan labels and authors
credentials. Claims bias. Postcode incorrect, incorrect use of words throughout
application documents. Keys not clear. Confusion about scale of drawings. Use
of “Plot 4.” Erosion of Green Belt, Area of High Ecological Value and AONB.

Officer note: Amended plans have been obtained in respect of some of the points
raised, and are detailed below. Furthermore, the applicant served notice on the
Highway Authority and completed Certificate B on the application form in respect of the
ownership of the parcel of land between the north west gate and Lights Lane. A second
round of publicity was engaged upon. The application was re-advertised by site notice,
press notice and neighbour notification. Expiry date for the second round of public
consultation was the 29" July 2010.

4 letters of objection, summary of key points raised:

Require proof that Heatherfield is 3 bedroom - safety hazard of potential
increased use from new 3 bed house. Consider access for House 3 would be
non compliant with current highway standards. Consider there will be an
increase in traffic in Oak Drive from House 3, given increased size of house and
parking. Risk from fire and lack of adequate access to services. Building
regulations issues — non compliant, eg drainage, geology, historic interest,
damage to protected species, overlooking into Wattle Cottage and its garden
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area from House 3, House 3 would be larger than properties in Oak Drive and
plot is too small. Change of use from donkey field to residential required. Could
reinstate balcony to House 3 later. Insufficient mitigation for protected species.
¢ Highway safety danger of Lights Lane access, suggest use of a long standing
access to the site 50 yards closer to Southampton Road which would be safer.
e Loss of habitat and impact on wildlife.
e Loss of important open space and contrary to policy. Impact of splays on trees.
Require TPOs. Overlooking into Wattle Cottage including new extensions.

9. Planning Considerations
9.1 Use of the Site and its Planning Designation

Revised PPS3 has removed residential gardens from the category of previously
developed brownfield land, and therefore, the previous presumption in favour of
brownfield development on gardens such as Heatherfield has gone. The onus is
therefore on the developer to demonstrate that there would be no adverse impact on
the character of the area (Policy H19), or loss of an important open space, and that the
development would be in keeping with its surroundings. Third parties have questioned
the need for a change of use of the site to residential use (on the basis of S/2007/2302)
but the new PPS3 has clarified that for the purposes of planning, the site is not
presumed to be brownfield or previously developed. Officers are of the view that the site
has no planning history but appears as land associated with the dwelling called
Heatherfield on the historical maps (1843 to 1974). It therefore pre dates planning law,
and whilst it has not been proven that the site entirely comprises residential curtilage,
neither has it been proven that any changes of use (eg to a donkey paddock or grazing,
which would have required planning consent) have ever taken place. More conclusively,
the site lies wholly within the Housing Restraint Area, and therefore, it cannot be
considered as countryside for policy application purposes. Furthermore, any change of
use to residential use is implicit in the application and so the principle of new residential
development on this site can be fully considered under Policy H19.

9.2 Principle of Development in the Housing Restraint Area

Policy H19 sets out the criteria for residential development in Housing Restraint Areas.
Residential development will only be acceptable of all the following criteria are met:

i) There will be no adverse impact on the character of the settlement or the
neighbourhood

i) There is no loss of an important open space which contributes to the special
character of the area;

iii) The loss of features such as trees, hedges and walls which contribute to the
character of the area are kept to a minimum and

iv) The development will be in keeping with the character of neighbouring
properties.

The supporting text sets out the considerations for the Local Planning Authority
(including plot size dwelling size and design) and states that there may be occasions
where more than one dwelling will be acceptable, dependent on the size of the plot. The
size of the application site is considerable, and the policy issues are considered below.

9.3 Scale, design and impact on character of HRA and the neighbourhood
Many HRAs on the edge of settlements are characterised by their visual openness,

allowing fingers of countryside to enter settlements and giving them a loose knit and
open appearance. Large garden areas usually contribute visually to this openness and
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houses appear spread out. In contrast, views into the Heatherfield site from Lights Lane
and Oak Drive are characterised by its dense enclosure by trees, shrubs and hedges.
Whilst Heatherfield is a large plot (over a hectare), its openness is not generally visible
from the surrounding areas in Alderbury. Its openness can however be appreciated fully
from within the site, and views out of the site are generally towards belts of trees and
vegetation, with sight of some of the adjacent properties.

The proposal seeks to create three new dwellings (replacing Heatherfield) set in
relatively generous plots. The applicant has sought to retain existing trees and reinforce
site planting, having removed some trees prior to making the application. The Local
Planning Authority cannot control this removal as the site is not protected by Tree
Preservation Orders or Conservation Area status. Officers consider that sufficient
planting cover would be retained on the site to maintain the existing character of the
HRA in this particular area. The improved access onto Lights Lane would have little
visual impact on the existing bank of planting bordering the site, as it is located in the
north west corner, and the replacement access onto Oak Drive would also have little
impact on the wider character of the area, being concealed from view from the public
highway. Criteria (i) of Policy H19 is therefore considered to be satisfied, as there would
be no adverse impact on the character of the settlement or the immediate
neighbourhood.

It is acknowledged that the proposal would increase the density of built development on
the Heatherfield site from one dwelling to three, and the dwellings would be larger than
Heatherfield and some of the surrounding properties. However, the site is visually
screened, and for this reason, does not directly contribute to the visual character of the
area. Boundary planting would be maintained and reinforced. Therefore, officers do not
consider that the development is excessively dense, or that it would result in the loss of
an important open space which currently contributes to the “special character” of the
area. Had the site been within the Alderbury Housing Policy Boundary, the Local Plan
would have demanded a significantly higher density of development in order to satisfy
government requirements for affordable housing. Therefore, in contrast, the
development appears to be very low density for the plot size, enabling trees and
planting to be retained. Given the retention of the existing boundary planting, criteria (ii)
and (iii) of H19 are considered to be met.

Neighbouring properties are generally characterised by bungalows and dormer
bungalows to the south and east of the site, with two storey dwellings to the north.
Given the density of the boundary planting and the woodland characteristics of the
setting, the dwellings surrounding the site do not make a dominant visual contribution to
the character of the area. However, the applicant has sought to provide chalet style
dwellings on the site, with a mixture of plain clay rooftiles and softwood cladding above
brick plinths and glazed features. Roofs are intermittently broken up by dormer
windows, gable ends, chimneys and rooflights. Therefore, whilst the dwellings would not
be as modest as Heatherfield or some of the surrounding properties, the design is
considered to be sympathetic with the character of the site and its woodland setting,
and the plots are sufficiently generous that the development does not appear cramped
on the site, in accordance with critiera (iv).

For these reasons, officers consider that Policy H19 would be satisfied.
9.4. Impact on Neighbouring Amenities
Policy G2 sets out the criteria for the consideration of undue disturbance to or conflict

with neighbouring properties. PPS1 and PPS3 also include guidance for new
development.
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North — Lights Lane. Properties on the opposite side of Lights Lane are unlikely to be
unduly disturbed by the development in terms of dominance, loss of privacy or
overlooking, given the retention of the dense boundary planting and separation between
the properties. The proposed access for two of the plots would result in some additional
disturbance to occupiers of One Oak, Woodside, Cranford and Bracken. However, on
balance, these dwellings are set back from the road’s edge and the additional car
movements from the two dwellings are unlikely to cause sufficient disturbance to
occupiers to support refusal under Policy G2.

East — Fern Hollow to Mere. Heatherfiled is a three bedroom bungalow (see floorplans)
and its permitted development rights are intact, and so it could be realistically extended
under the General Permitted Development Order 2008 without any need for planning
permission (roof, walls, swimming pools, more garages and outbuildings etc). The
proposal would replace the bungalow with a 3 bed house and there would be no net
increase in accesses onto Oak Drive as a result of the development. The existing
access to Heatherfield would be stopped up and the new access would serve one
dwelling, to maintain the existing or potential level of vehicular activity in Oak Drive that
could realistically be generated by new occupiers of Heatherfield. Third parties have
raised issues such as degradation of the lane, but this is not a planning matter given its
private ownership. Furthermore, there would be no net increase in its use in planning
terms.

Another criticism raised by users of Oak Drive was the potential visual impact of the
proposed east elevation patio wall for House 3. This has been deleted and replaced
with a timber fence to soften its appearance through the trees, and this is considered to
be acceptable.

The proposed dwellings are not considered to unduly affect the amenities of these
properties in terms of disturbance, overlooking, or dominance, given the separation of
the existing dwellings from the site by Oak Drive, the belt of trees to the east, private
gardens, and the boundary planting to be retained on site. House 3 would be the
closest dwelling to these properties, but its east elevation would be at least 17 metres
from the nearest garden boundary to the east (Mere), which is acceptable.

South — Tanglewood, Clouds and Wattle Cottage

These three properties directly abut the site, and can be seem from within the site
through the trees and vegetation. Third parties have objected to the development on the
grounds of overlooking, loss of privacy, disturbance and other issues covered
elsewhere in this report. House 3 would be the closest property to the south boundary
with Clouds and Wattle Cottage (which has recently received approval for extension).
Occupiers are likely to be able to see House 3 through the trees and boundary planting,
but this house and its terrace would be at least 23metres from the south boundary. A
planning objection on the grounds of disturbance or overlooking would therefore be
unreasonable and unsustainable, particularly given the retention of existing boundary
planting and its reinforcement with new planting. Furthermore, the south elevation has
been amended to delete the proposed first floor balcony, and this would further reduce
any case for perceived overlooking from House 3 into these properties. The balcony’s
reinstatement can be prevented by removal of permitted development rights.

The materials for the south elevation of the garage have been amended from painted
render to timber, to soften the appearance through the trees. Loss of rural views into the
site has also been cited, but this is not a planning matter. It is acknowledged that there
could be some additional activity created along the south boundary by the occupiers of
the proposed dwellings. However, given the low density of the development, the sizes of
the plots and the existing vegetation/trees, it is not considered that an objection under
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Policy G2 could be supported on the grounds of disturbance to existing amenities.

In summary, whilst there would be some additional impacts on the amenities of
residents in the immediate vicinity of the site, it is not considered that an objection under
Policy G2 could be supported, for the reasons given.

9.5. Trees, Geology and Ecology

Trees. As previously stated, the trees are not protected by preservation orders, and the
tree officer does not consider that the site warrants such an order being placed upon it.
There are a number of mature trees on the north boundary, which are outside the
application site on the highway verge, in Highway ownership. The tree officer has no
objection to the application, subject to imposition of a condition requiring the
Arboricultural Method Statement to be adhered to. A small number of trees within the
site are proposed for removal, and therefore, the development would not affect the
existing boundary screening.

Any impact of the visibility splays required by the proposed highway conditions on
boundary trees has also been assessed. Please refer to Plan Ref 1080.P19 which
shows the splay. The applicant’s tree consultant has confirmed, following a further site
visit, that whilst there is a minor obstruction to visibility when looking to the east, the
obstruction is as a result of a small amount of Cherry, Laurel and a small Yew leaning
towards the road, each of which can be removed without affecting the character of the
area. Once this minor obstruction has been removed there would be no obstruction, by
either the bank or any of the large trees, to the required visibility splay. There is no
obstruction to the view when looking west, other than a 30 mph road sign which will
probably require re-positioning. The spot height shown at the edge of the carriageway is
90.52. As the gradient of the first 6 metres back into the site cannot exceed 1:15, the
height 2.4 metres from the carriageway will therefore be 90.68 whereas the spot height
of the bank where it intersects with the 43 metre splay is shown on the drawing as 90.78
ie. just 10cm higher. Therefore, whilst there may be a need to clear away some
undergrowth to provide the 1 metre high clearance, it should be possible to retain the
bank intact.

The splay for the Oak Drive access has also been checked, and some foliage
management on some Cherry and Laurel and that there is no need for the loss of any
trees. (Please refer to the slide).

Officers are therefore satisfied that even with the proposed requirements by Highways
for the visibility splays, this would not result in the loss of any significant trees of affect
their root systems through the loss of the banks. Therefore, the existing character of the
Housing Restraint Area would not be harmed through the loss of significant boundary
planting. A condition requiring any replacement hedgerows to reinforce the existing
boundaries could be attached to any permission.

Geology. The Parish Council and a third party have raised concerns regarding the
geology of the site. This is not considered to be a planning consideration, as any
matters relating to geology in relation to land drainage or foundations would be dealt
with under building regulations. Ecological matters that could be related to geology (eg
types of species found on the site) have been considered by the submitted ecological
reports and the ecologist. The Environment Agency do not wish to be consulted as the
site is not within a Flood Zone, and surface water disposal from areas of new
hardstanding can be dealt with by condition.

Ecology. Third partied have raised considerable objections to the development on the
grounds of loss of habitat, trees, flora and fauna. The applicant has submitted
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ecological reports that have been considered by the ecologist. The site is not
designated as countryside, and does not lie within a Site of Special Scientific Interest or
an Area of High Ecological Value, but lies adjacent to High Woods County Wildlife Site.
Therefore, the site itself is not afforded any specific planning protection, and there is no
guidance, policy or legislation that would preclude development on biodiversity grounds.
Furthermore, protected species such as bats and nesting birds are also covered under
separate legislation, which the developer must adhere to and obtain necessary licenses
for.

The ecologist has considered the reports and the mitigation proposals for ecology
including reptiles and bats, and these are considered to be acceptable subject to
conditions being imposed. No further ecological or geological reports have been
considered to be necessary by the ecologist for the development other than those
recommended in the conditions.

9.6. Drainage

The site does not lie within an Environment Agency Flood Zone and therefore, the EA
do not wish to be consulted. Wessex Water have not raised any objection to the
proposals.

Third parties have expressed concern at the potential for flooding in their properties as a
result of the development. The applicant has stated that foul sewage will be disposed of
by connection to the mains sewer, and surface water will be dealt with by soakaways
and a sustainable drainage system (generally advocated by the Environment Agency).
Drainage would normally be dealt with under building control regulations. However, a
condition requiring details of drainage to be submitted could be to cover this issue.

9.7 Highway Safety

Considerable objection has been raised to the development on the grounds of highway,
pedestrian and cyclist safety and other traffic issues in relation to Lights Lane and Oak
Drive. Highways have considered the proposals, after requesting amended details for
the Lights Lane access and confirmation that the Heatherfield access would be stopped
up. Highways have commented as follows:

| refer to the above mentioned planning application received in my department on 6 May
2010.

I note that the proposal seeks the demolition of one dwelling served off Oak Drive, with
the erection of 3 dwellings, 1 to be served off Oak Drive at a new access point and 2 to
be served via a shared access off Light's Lane. Parking and turning associated with all
3 dwellings is sufficient and the new access onto Oak Drive for House 3 is laid out
suitably. However, visibility at this access will need to be maintained at a point 2.4m
back down the centre of the access, to points on the nearside edge of the track 11min
both directions with no obstruction to that visibility at above a height of 1m above the
level of the adjacent track.

I note that concern has been raised over an intensification of Oak Drive, however the
proposal includes only 1 of the 3 new dwellings to be served off this private drive. With
the demolition of the existing dwelling, no intensification or increase in vehicular
movements is likely to occur and the existing access onto Oak Drive will also be
stopped up.

In relation to the shared access off Light's Lane, the details submitted are sufficient to
serve a development such as this, however the visibility splays, especially in the
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Easterly direction, will need to be maintained at all times with no obstruction to that
splay at and above a height of 1m above the adjacent carriageway.

Another concern was with an intensification of Light's Lane itself, as there are no
pedestrian facilities such as footways or street lighting. Despite this, the site is located
at the limit of the Housing Restraint Boundary and with a sufficiently laid out access
such as the one proposed, the increase in vehicular movement along Light's Lane
caused by this development is not deemed detrimental to highway safety in this
instance.

| therefore recommend that no Highway objection is raised subject to conditions being
attached to any permission granted.

The proposal would therefore satisfy Policy G2.
9.8 Public Open Space Provision

The applicant has completed a Section 106 Agreement in accordance with Policy R2 of
the local plan.

10. Conclusion

The proposal seeks to replace an existing three bedroom bungalow in the Housing
Restraint Area with three new dwellings. An existing access onto Oak Drive would be
stopped up and replaced to serve one dwelling, and improvements would be made to a
gated access onto Lights Lane to serve two dwellings. The proposal is considered to be
in accordance with the adopted policies of the Salisbury District Local Plan and recent
government guidance for the reasons set out in this report. However, conditions relating
to highway safety, trees and protected species are recommended.

Recommendation:

It is recommended that planning permission is granted for the following reasons
and subject to no new material considerations being raised in the public
consultation period, which expired on 29" July:

The proposal seeks to replace an existing three bedroom bungalow in the Housing
Restraint Area with three new dwellings. An existing access onto Oak Drive would be
stopped up and replaced to serve one dwelling, and improvements would be made to a
gated access on to Lights Lane to serve two dwellings. Boundary trees and planting
would be protected during construction and retained as part of the development. The
scheme includes mitigation proposals for protected species including bats and reptiles.

Given the site’s enclosure by dense vegetation and trees, the development is not
considered to have an adverse visual impact on the character of the area or result in the
loss of an important open space that contributes to the character of the Housing
Restraint Area. Whilst the development may be visible to some neighbouring properties
through the boundary trees and vegetation, there would be sufficient separation
between the properties to prevent undue disturbance from overlooking or dominance.
Subiject to suitable conditions, the development would not be detrimental to highway
safety, or cause harm to protected species.

The development would therefore by in accordance with the adopted policies G1, G2,
D2, H19, C6, C12, C13, TR11, R2 and the guidance in PPS1 and PPS3.
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And subject to the following conditions:

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 provisions of Section 91 of the Town and Country
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. No development shall commence on site until visibility splays have been provided at
the Oak Drive access between the edge of the carriageway/ track and a line extending
from a point 2.4 metres back from the edge of the carriageway/ track, measured along
the centre line of the access, to the points on the edge of the carriageway/ track 11
metres to the North and 11 metres to the South from the centre of the access in
accordance with the approved plans. Such splays shall thereafter be permanently
maintained free from obstruction to vision above a height of 1m above the level of the
adjacent carriageway/ track.

REASON: In the interests of highway safety.
Policy: G2 General Principles for Development

3. No development shall commence on site until visibility splays have been provided at
the Light's Lane shared access between the edge of the carriageway and a line
extending from a point 2.4 metres back from the edge of the carriageway, measured
along the centre line of the access, to the points on the edge of the carriageway 43
metres to the east and 43 metres to the west from the centre of the access in
accordance with the approved plans. Such splays shall thereafter be permanently
maintained free from obstruction to vision above a height of 1m above the level of the
adjacent carriageway.

REASON: In the interests of highway safety.
Policy: G2 General Principles for Development

4. The development hereby permitted shall not be occupied until the first six metres of
the shared access off Light's Lane, measured from the edge of the carriageway, has
been consolidated and surfaced (not loose stone or gravel). The access shall be
maintained as such thereafter.

REASON: In the interests of highway safety.
Policy: G2 General Principles for Development

5. The gradient of the access way off Light's Lane shall not at any point be steeper
than 1 in 15 for a distance of 5 metres from its junction with the public highway.

REASON: In the interests of highway safety.
Policy: G2 General Principles for Development

6. No development shall commence on site until a scheme for the discharge of surface
water from the hard surfaces of the site (including surface water from the
access/driveway off Light's Lane and Oak Drive), incorporating sustainable drainage
details, has been submitted to and approved in writing by the Local Planning Authority.
The dwellings shall not be occupied until surface water drainage provision has been
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constructed in accordance with the approved scheme.
REASON: To ensure that the development can be adequately drained.
Policy: G2 General Principles for Development and PPS25

7. The existing access off Oak Drive shall be stopped up in accordance with the
approved details within one month of the first occupation of any of the dwellings hereby
approved. No later than one month after the first occupation of any of the dwellings
hereby approved, the sole means of vehicular access to the development shall be as
shown on the plans hereby approved and listed in Condition 16.

REASON: In the interests of highway safety.
Policy: G2 General Principles for Development

8. The development shall be carried out and completed in accordance with the
Arboricultural Method Statement (AMS) and Tree Protection Plan provided by DJP
Arboricultural Consultancy, dated 16™ March 2010, and also Plan 1080.P19 (Visibility
Splay Diagram) showing the visibility splay and trees (Oak, Sycamore and Lime) on the
north west boundary of the site retained behind the splay.

Prior to commencement of development (including enabling works) a site meeting shall
take place in accordance with section 2.1 of the AMS. At this meeting all aspects of tree
protection shall be discussed and recorded, in the presence of all parties, to ensure that
all parties understand the implementation and timing of the required protection
measures. Any modification of the original AMS shall be recorded and submitted to the
Local Planning Authority for approval in writing before any works take place on site.

Reason: To protect the visual amenity of the site and ensure that important trees are
protected and retained.

Policy: C6 Special Landscape Area, H19 Housing Restraint Area

9. No development shall commence on site until details of the brick, tile, render and
timber materials to be used on the development have been submitted to and approved
in writing by the Local Planning Authority. Development shall be carried out in
accordance with the approved details.

REASON: In the interests of visual amenity and the character and appearance of the
area.

POLICY- D2 Design, C6 Special Landscape Area and H19 Housing Restraint Area

10. No development shall commence on site until a scheme of reinforcement hedgerow
planting and boundary landscaping has been submitted for the north, east and south
boundaries of the site (in accordance with the Mitigation section of the Landscape and
Visual Impact Assessment, April 2010) and approved in writing by the Local Planning
Authority. The landscaping shall be carried out in the first planting and seeding season
following occupation of any of the dwelling or the completion of the development,
whichever is the sooner within that particular phase; any trees or plants which within a
period of five years, die, are removed, or become seriously damaged or diseased, shall
be replaced in the next planting season with others of a similar size and species, unless
otherwise agreed in writing by the Local Planning Authority.

REASON: To ensure a satisfactory landscaped setting for the development.
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POLICY- C6 Special Landscape Area, H19 Housing Restraint Area, and G2 General
Principles for Development

11 (a)No retained tree shall be cut down, uprooted or destroyed, nor shall any retained
tree be topped or lopped other than in accordance with the approved plans and
particulars in the Arboricultural Method Statement and Site Plan 1080.P3B, without the
prior written approval of the Local Planning Authority. Any topping or lopping approved
shall be carried out in accordance with British Standard 3998 (Tree Work).

(b)If any retained tree is removed, uprooted or destroyed or dies, another tree shall be
planted at the same place and that tree shall be of such size and species and shall be
planted at such time, as may be specified in writing by the Local Planning Authority.

(c)No equipment, machinery or materials shall be brought on to the site for the purpose
of the development, until a scheme showing the exact position of protective fencing to
enclose all retained trees beyond the outer edge of the overhang of their branches in
accordance with British Standard 5837 (2005): Trees in Relation to Construction, has
been submitted to and approved in writing by the Local Planning Authority, and; the
protective fencing has been erected in accordance with the approved details. This
fencing shall be maintained until all equipment, machinery and surplus materials have
been removed from the site. Nothing shall be stored or placed in any area fenced in
accordance with this condition and the ground levels within those areas shall not be
altered, nor shall any excavation be made, without the prior written consent of the Local
Planning Authority.

In this condition retained tree means an existing tree which is to be retained in
accordance with the approved plans and particulars in the Arboricultural Method
Statement and Site Plan 1080.P3B; and paragraphs (a) and (b) above shall have effect
until the expiration of five years from the first occupation or the completion of the
development, whichever is the later.

REASON: To enable the Local Planning Authority to ensure the retention of trees and
planting on the site in the interests of visual amenity.

POLICY- C6 Special Landscape Area and H19 Housing Restraint Area

12. No demolition of the bungalow known as Heatherfield shall take place until the
bungalow has been surveyed for bats by a qualified ecologist and a report of their
recommendations has been submitted to and approved in writing by the Local Planning
Authority. Demolition shall only proceed with the written agreement of the Local
Planning Authority and in accordance with the agreed recommendations.

Reason: In the interests of protected species.
Policy C12 and C13 Protected Species

13. No works, including demolition, shall begin on site until reptiles have been
translocated to a secure mitigation area (as shown on Gerald Steer drawing number
1080.P19A) by a qualified ecologist in accordance with section 7.1 of the Ecological
Environmental Impact Assessment (Gould Ecology, May 2010) and a report of the
translocation has been submitted and approved in writing by the Local Planning
Authority. The mitigation area shall not be incorporated into garden space nor built on
and shall be maintained solely for the purpose of wildlife conservation thereafter for the
lifetime of the development, in accordance with the details on plan P1080.P19A. In
accordance with this plan, the area is to be permanently fenced from the rest of the
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gardens before there is any occupation of the dwellings, maintained as open grassland,
and mown once a year with occasional hedgerow clipping.

Reason: In the interests of protected species.
Policy C12 and C13 Protected Species

14. No trees shall be felled within the red line of the application site until their potential
to support bat roosts has been assessed by a qualified ecologist and a report of their
recommendations has been submitted to and agreed in writing by the Local Planning
Authority. Felling may only proceed with written agreement of the Local Planning
Authority and in accordance with the agreed recommendations.

Reason: In the interests of protected species.
Policy C12 and C13 Protected Species

15. The development hereby approved shall be implemented in accordance with the Bat
Access Tile Set details before there is any occupation of the dwellings. The bat access
roof tiles shall be maintained in this condition thereafter.

Reason: In the interests of protected species.
Policy C12 and C13 Protected Species

16. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (as amended by the Town and Country Planning (General Permitted
Development) (Amendment) (No.2) (England) Order 2008 (or any Order revoking or re-enacting
or amending those Orders with or without modification), no development within Part 1, Classes A
(including provision of any verandah or balcony other than those expressly permitted), B, E(a)
and F shall take place on the dwellinghouse(s) hereby permitted or within their curtilage.

REASON: In the interests of the amenity of the area and to enable the Local Planning Authority
to consider individually whether planning permission should be granted for additions, extensions
or enlargements.

POLICY- H19 Housing Restraint Area, C6 Special Landscape Area, G2 General Principles for
Development.

16. This decision relates to documents/plans submitted with the application, listed
below. No variation from the approved documents should be made without the prior
approval of this Council.

1080.P4 House 1 Floorplans 1080.P7 House 2 Floorplans

1080.P5A House 1 Elevations 1080.P8 House 2 Elevations

1080.P6 House 1 Elevations 1080.P9 House 2 Elevations

1080.P10B House 3 Ground Floor Plan 1080.P15 House 2 Sections and Bin
Store

1080.P12B House 3 Elevations
1080.P13B House 3 Elevations
1080.P11B House 3 First Floor Plan

Tudor Roof Tiles Bat Access Tile Set 1080.P1 Site Location Plan (red line)
1080.P3B Site Plan 1080.Sk1 Perspectives
1080.P19A Reptile Mitigation Plan 1080.P14 Site Sections

1080.P18 Plan of North West Driveway 1080.P19 Visibility Splay Diagram
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Gould Ecology, Ecological Environmental Impact Assessment May 2010
Protected Species Survey, 25/9/2009, by S. Laurence
Orchids survey, by David Tullis

Landscape and Visual Impact Assessment, Plan A, April 2010
Arboricutural Method Statement DJP, 16/3/2010

Reason: For the avoidance of doubt

Appendices:

NONE

Background
Documents Used
in the Preparation
of this Report:

1080.P4 House 1 Floorplans
1080.P5A House 1 Elevations
1080.P6 House 1 Elevations
1080.P10B House 3 Ground
Floor Plan

1080.P12B House 3
Elevations

1080.P13B House 3
Elevations

1080.P11B House 3 First
Floor Plan

Tudor Roof Tiles Bat Access
Tile Set

1080.P3B Site Plan
1080.P19A Reptile Mitigation
Plan

1080.P18 Plan of North West
Driveway

1080.P7 House 2 Floorplans
1080.P8 House 2 Elevations
1080.P9 House 2 Elevations
1080.P15 House 2 Sections
and Bin Store

1080.P1 Site Location Plan
(red line)

1080.Sk1 Perspectives
1080.P14 Site Sections

1080.P19 Visibility Splay
Diagram

Gould Ecology, Ecological Environmental Impact Assessment

May 2010

Protected Species Survey, 25/9/2009, by S. Laurence

Orchids survey, by David Tullis

Landscape and Visual Impact Assessment, Plan A, April 2010
Arboricutural Method Statement DJP, 16/3/2010
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REPLACEMENT OF EXISTING BUNGALOW WITH 3 DWELLINGS
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