APPLICATION NO PA/2021/6

APPLICANT Mr Martin Phillips, Ongo Developments

DEVELOPMENT Planning permission to erect four dwellings, including demolition
of existing garages

LOCATION Land between Chaucer Avenue and Chapman Avenue

PARISH Scunthorpe

WARD Brumby

CASE OFFICER Emmanuel Hiamey

SUMMARY Grant permission subject to conditions

RECOMMENDATION

REASONS FOR Significant public interest

REFERENCE TO

COMMITTEE

POLICIES

National Planning Policy Framework:

Chapter 2 (Achieving Sustainable Development)
Chapter 4 (Decision-making)

Chapter 5 (Delivering a Sufficient Supply of Homes)
Chapter 9 (Promoting Sustainable Transport)

Chapter 11 (Making Effective Use of Land)

Chapter 12 (Achieving Well-designed Places)

Chapter 14 (Meeting the Challenge of Climate Change, Flooding, and Coastal Change)
North Lincolnshire Local Plan:

Policy T2 (Access to Development)

Policy T19 (Car Parking Provision and Standards)

Policy DS1 (General Requirements)

Policy DS14 (Foul Sewage and Surface Water Drainage)
Policy DS16 (Flood Risk)
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North Lincolnshire Core Strategy:

Policy CS1 (Spatial Strategy for North Lincolnshire)

Policy CS2 (Delivering More Sustainable Development)
Policy CS3 (Development Limits)

Policy CS5 (Delivering Quality Design in North Lincolnshire)
Policy CS7 (Overall Housing Provision)

Policy CS19 (Flood Risk)

CONSULTATIONS

Environmental Protection: No objections. A Remediation Implementation Plan has been
submitted, which concludes that a cover system is required in the garden and soft
landscaping areas. Considering the above, the department finds the proposal acceptable
subject to a condition being attached to any permission granted.

Drainage Team (Lead Local Flood Authority): No objection subject to conditions.
Highways: No objection subject to conditions.

Historic Environment Record: The proposal does not adversely affect any heritage
assets or their settings. Therefore, no recommendation to make.

PUBLICITY
Site notice posted. Forty-nine responses have been received raising the following concerns:

e increased traffic on the road

houses in the area have no off-street parking (cars are parked on the street)

e the garages to be demolished are regularly used by homeowners on this street

e the development would diminish the value of properties in the area

e drainage

e road safety

e access for emergency vehicles.

ASSESSMENT

Proposal and site description

The site is located within the development boundary of Scunthorpe. The site is 9 Chaucer

Avenue and 10 Chapman Avenue, Scunthorpe. The site partly contains garages for letting
and is partly used as informal car parking space for nearby residents.
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This proposal is infill development, and the application seeks permission to erect a pair of
semi-detached two-storey dwellings, with associated access, parking and amenity space
following demolition of existing garages. The dwellings would contain a kitchen/dining and
living room on the ground floor and three bedrooms on the first floor.

The proposed finish for the walls would be bricks and the roof covering would be tile,
incorporating solar panels. Two car parking spaces would be provided for each dwelling.

The demolition of the garage structures will involve the partial demolition and stabilising of
the rear garage wall which forms the boundary with adjoining gardens. The cross-walls
between the garages are to be retained in part, temporarily, to act as buttresses along the
length of the wall. Once complete, the lower retaining element of the garage wall will be
safely removed (in small sections) and rebuilt as a structural retaining brick boundary wall.
The wall will be constructed just above the retaining level. At the adjacent garden level, a
new 1.8 metre high close-boarded timber fence will be provided to secure the gardens.
Demolition and construction, where possible, will be in quick succession and any temporary
fencing will be provided to ensure ongoing security to the existing side gardens.

At the Chaucer Avenue entrance dropped kerbs are to be incorporated to improve
pedestrian movement along the adopted footpath.

Key issues

The main issues to consider in the determination of this application are:
e the principle of the development;

e impact on scale and character of the surrounding area;

¢ impact on neighbouring amenities;

¢ highways, access, and parking;

e flood risk and drainage; and

e landscaping.

Principle of development

The application site is allocated within the development boundary of Scunthorpe, where
development is supported by policy CS3 of the Core Strategy (Development Limits) as a
key tool in ensuring that future development occurs in sustainable locations. They also
ensure that the countryside is protected from inappropriate development and no
uncontrolled expansion of settlements will take place.

The NPPF sets out the ‘presumption in favour of sustainable development’ and states that
development that accords with the development plan should be approved without delay.
Having specific regard to residential developments, the NPPF requires local planning
authorities to ‘boost significantly the supply of housing.’

From the above, the principle of residential development on the site is acceptable.
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Layout, siting and design

Paragraphs 56 and 58 of the National Planning Policy Framework, policy CS5 of the Core
Strategy (Delivering Quality Design in North Lincolnshire) and policy DS1 of the local plan
(General Requirements) requires all new developments, including associated landscaping,
regardless of location, to adhere to high standards of design.

In considering the siting, the applicant has indicated that permission is sought for the
demolition of the garages within the site, which are proving difficult to let. Given the
significant drive towards sustainable development and making the best use of land within
urban areas, this site is judged a suitable infill site for residential development.

The site layout plan contains the position of the houses, their spaces, boundaries,
highways, access arrangement, amenity areas and the overall shape of the houses, and is
considered to represent a decent layout.

On design, it is judged that the dwellings represent a high quality of design, demonstrating
a relatively traditional architecture, and incorporating a few attractive design features that fit
in well with the character, scale, and design of the surrounding properties, including the
material for the finish of the wall and the roof covering.

Overall, the design of the proposed development is acceptable in the context of the
character and appearance of the site and immediate area.

Amenity standards

Policy DS1 of the local plan expects a high standard of design in all developments, in both
built-up areas and the countryside, and proposals for poorly designed development will be
refused. It requires all proposals to be considered against the quality of the design and
amenity, among others. Further to this, the NPPF advises that planning should always seek
to secure a good standard of amenity for all existing and future occupants of land and
buildings.

Having reviewed the details of the design, the proposal largely meets the principles of
policy DS1 and the NPPF, in terms of the impact of the development on surrounding
properties in terms of its character, impact on the privacy of neighbouring properties,
overbearing impact and overshadowing.

Overall, it is unlikely there would be an issue because of the scale of the dwellings, the
layout of the site and the positioning of the windows.

Access and parking

Policy T2 of the North Lincolnshire Local Plan states that all development should be served
by satisfactory access. Policy T19 is concerned with parking provision as well as general
highway safety.

The proposal shows private amenity spaces (gardens) have been positioned behind the
dwellings and would be fenced to a height of 1.8 metres with separate access restricted to
residents only from Chaucer Avenue and Chapman Avenue, and a turning area would be
formed within the site to serve the properties, plus two dedicated car parking spaces per
plot. The car parking bays will be hard-surfaced.

Planning committee 26 April 2021.docx Page 93



It is worth noting that this access arrangement was discussed with Highways between
August and November 2020 and the advice provided has been taken on board. Highways
have no objection to the proposals, subject to conditions, which will be applied to any grant
of permission.

Overall, it is considered, subject to the conditions, that the proposal would align with
policies T2 and T19 of the North Lincolnshire Local Plan and the National Planning Policy
Framework.

Flood risk and drainage

Policy CS19 of the Core Strategy is concerned with flood risk and policy DS14 of the local
plan is concerned with foul sewage and surface water drainage.

The site lies within Flood Risk Zone 1 and therefore has a low probability of flooding. The
applicant has submitted a Flood Risk Assessment, including a drainage and SuDS strategy.
The submitted document looks at the existing site drainage and ground conditions, and
assesses flood risk and any required mitigation measures. It contains an outline of drainage
strategy and design (including SuDS) and a SuDS maintenance regime.

The report concludes that the site is within Flood Zone 1 and is not at significant risk of
flooding from any source. Surface water disposal will be to soakaways located in the rear
gardens of the residential properties. The SuDS maintenance schedule would be followed.
The proprietary infiltration storage crates would be lined with a permeable felt geotextile
membrane and include a sump and access hatch for maintenance.

The surface water drainage system would be maintained by Ongo Developments. Foul
effluent would discharge via gravity to the 225 millimetre public foul sewer along the grass
verge of Chapman Avenue via a new connection. The foul water drainage system would be
maintained by Ongo Developments with the last pipe of the foul water drainage system
offered for adoption to Severn Trent Water.

Overall, the level of risk and safeguards available are appropriate to the development.

The LLFA Drainage Team has no objection to the proposed development subject to the
imposition of conditions.

Contamination land

The NPPF states that to prevent unacceptable risks from pollution and land instability,
planning policies and decisions should ensure that new development is appropriate for its
location. Policy DS11 is concerned with polluting activities. It states that planning
permission for development, including extensions to existing premises and changes of use,
will only be permitted where it can be demonstrated that levels of potentially polluting
emissions, including effluent, leachates, smoke, fumes, gases, dust, steam, smell, or noise,
do not pose a danger by way of toxic release. Policy DS1 is also concerned with the
protection of amenity.

The Environmental Protection team, following consideration of the application, has no
objection subject to a condition relating to implementation of the agreed remediation. The
recommended condition will be applied to any grant of permission. The proposal would
therefore accord with policy DS11 of the North Lincolnshire Local Plan.
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Archaeology

As indicated earlier, the Historic Environment Record has commented that the proposal
does not adversely affect any heritage assets or their settings. They therefore have no
objection to the development.

Community involvement

The applicant has confirmed community involvement in the development. The design
statement indicates that public consultation, including local councillors, took place between
August and September 2020. Due to Covid-19 related restrictions at the time, it was
considered that a community type drop-in event would not be a suitable format for
consultation. Instead, a letter and web-based consultation took place. This involved a letter
drop advising of a web address where development plans for the site could be viewed. This
also gave access to a digital comments form. A hard copy of the consultation drawing and
comments form to be completed was also included in the letter drop, for those who do not
have access to the internet.

Public comments

Turning to concerns raised by the public, on the matter of parking, the applicant
commissioned Local Transport Projects Ltd (LTP) to undertake a parking study in
association with Bridges Road and Chaucer Avenue in the Westcliff area. The survey
concluded that the maximum recorded total occupancy across all three existing parking
areas (Bridges Road, Chaucer Avenue and Chapman Avenue) was 29 vehicles, with a
minimum total occupancy of 14 vehicles. One parking area at Chapman Avenue is to be
retained, with the capacity to accommodate 21 vehicles. It is expected that most vehicles
currently utilising the remaining two parking areas would utilise the area to be retained. This
would result in a maximum residual demand of 8 vehicles, based upon a maximum total
occupancy of 29.

On-street parking surveys demonstrate a maximum overall on-street parking occupancy on
local streets of 46% during the surveyed periods (Sunday at 7am), with a minimum overall
occupancy of 28% (Monday at 1pm). There is, therefore, significant reserve capacity on
local streets to accommodate the displaced residual parking demand.

It is concluded from the assessments within this parking study that the proposed retained
communal and on-street parking provision is suitable to accommodate the likely peak
parking demand, without resulting in a significant impact on the local highway network. This
appears to have the support of Highways, as they have not raised any issues.

On the concerns of impact on property values, this is not a relevant planning matter for
consideration in the assessment of this application.

The drainage concern has been addressed in the Flood Risk and Drainage section of this
report.

On privacy, the windows would be located at the front (facing the road) and the rear (facing
the garden) of the dwellings and are therefore unlikely to take away the privacy of
neighbouring properties.
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Conclusion

The proposed development would be compatible with the character of the site and its
surroundings in terms of its design — including size, scale, height, massing, layout. The
siting and design of the buildings would ensure that the development would have no undue
impact on the amenity of surrounding occupiers by way of overshadowing or loss of
daylight, and a satisfactory level of separation would be achieved between facing
residential elevations to ensure no unacceptable impact through loss of privacy.

The proposal would allow for safe and convenient access and circulation for all modes of
transport and includes sufficient off-street parking provision to ensure the development
would have no detrimental impact on the safe and efficient operation of the highway
network connecting the driveway to the site.

Pre-commencement conditions

The recommended conditions (including pre-commencement) have been agreed with the
agent/applicant.

RECOMMENDATION Grant permission subject to the following conditions

1.
The development must be begun before the expiration of three years from the date of this
permission.

Reason
To comply with section 91 of the Town and Country Planning Act 1990.

2.

The development hereby permitted shall be carried out in accordance with the following
approved plans: Dwg. No. 44802/022 Rev. B, Dwg. No. 19804/03, Dwg. No. 19804/04.
Dwg. No. 19804/05 Rev. B, Dwg. No. 19804/02 Rev. B, Dwg. No. R/2420/1A, Dwg. No.
19802/020 Rev. B, Dwg. No. 19802/021 Rev. B, Dwg. No. 19804/07 Rev. A.

Reason
For the avoidance of doubt and in the interests of proper planning.

3.

No development shall take place until details showing an effective method of preventing
surface water run-off from the highway onto the developed site have been submitted to and
approved in writing by the local planning authority. These facilities shall be implemented
prior to the access and parking facilities being brought into use and thereafter so retained.

Reason

To prevent the increased risk of flooding to themselves and others, to improve and protect
water quality, and to ensure the implementation and future maintenance of the sustainable
drainage structures in accordance with policy DS16 of the North Lincolnshire Local Plan,
policies CS18 and CS19 of the North Lincolnshire Core Strategy, and paragraphs 155, 157,
163 and 165 of the National Planning Policy Framework.
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4.

No development shall take place until details showing an effective method of preventing
surface water run-off from hard paved areas within the site onto the highway have been
approved in writing by the local planning authority. These facilities shall be implemented
prior to the access and parking facilities being brought into use and thereafter so retained.

Reason

In the interests of highway safety and to comply with policy T19 of the North Lincolnshire
Local Plan, policies CS18 and CS19 of the North Lincolnshire Core Strategy, and
paragraph 163 of the National Planning Policy Framework.

5.

The local planning authority has reviewed and agreed Parts 1 and 2 of the below condition.
However, Parts 3 and 4 still require to be complied with. If unexpected contamination is
found after development has begun, development must be halted on that part of the site
affected by the unexpected contamination to the extent specified by the local planning
authority in writing until Part 4 has been complied with in relation to that contamination.

Part 1: Site Characteristics
An investigation and risk assessment, in addition to any assessment provided with the
planning application, must be completed in accordance with a scheme to assess the nature
and extent of any contamination on the site, whether or not it originates on the site. The
contents of the scheme are subject to the approval in writing of the local planning authority.
The investigation and risk assessment must be undertaken by competent persons and a
written report of the findings must be produced. The written report is subject to the approval
in writing of the local planning authority. The report of the findings must include:
(i) a survey of the extent, scale and nature of contamination;
(i) an assessment of the potential risks to:

- human health;

- property (existing or proposed), including buildings, crops, livestock, pets,
woodland and service lines and pipes;

- adjoining land;
- groundwaters and surface waters;
- ecological systems;
- archaeological sites and ancient monuments;
(i)  an appraisal of remedial options, and a proposal of the preferred option(s).

This must be conducted in accordance with the Environment Agency’s Land Contamination
Risk Management (LCRM) guidance, October 2020.
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Part 2: Submission of Remediation Scheme

A detailed remediation scheme to bring the site to a condition suitable for the intended use
by removing unacceptable risks to human health, buildings and other property and the
natural and historical environment must be prepared, and is subject to the approval in
writing of the local planning authority. The scheme must include all works to be undertaken,
proposed remediation objectives and remediation criteria, a timetable of works and site
management procedures. The scheme must ensure that the site will not qualify as
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.

Part 3: Implementation of Approved Remediation Scheme

The approved remediation scheme must be carried out in accordance with its terms prior to
the commencement of development other than that required to carry out remediation,
unless otherwise agreed in writing by the local planning authority. The local planning
authority must be given two weeks’ written notification of commencement of the remediation
scheme works.

Following completion of measures identified in the approved remediation scheme, a
verification report (referred to in PPS23 as a validation report) that demonstrates the
effectiveness of the remediation carried out must be produced, and is subject to the
approval in writing of the local planning authority.

Part 4: Reporting of Unexpected Contamination

In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the local planning authority. An investigation and risk assessment must be undertaken in
accordance with the requirements of Part 1, and where remediation is necessary a
remediation scheme must be prepared in accordance with the requirements of Part 2,
which is subject to the approval in writing of the local planning authority. Following
completion of measures identified in the approved remediation scheme a verification report
must be prepared, which is subject to the approval in writing of the local planning authority
in accordance with Part 3.

Reason
To ensure the site is safe for future users and construction workers.

6.

No dwelling on the site shall be occupied until the vehicular access to it and the vehicle
parking and turning space serving it have been completed and, once provided, the vehicle
parking and manoeuvring space shall be retained.

Reason
In the interests of highway safety and to comply with policies T2 and T19 of the North
Lincolnshire Local Plan.

Informative 1

The development hereby granted planning permission requires works to be carried out
within the limits of the adopted (public) highway. Therefore:
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- before ANY construction works take place within the limits of the highway you MUST
contact the highway authority on telephone number 01724 297000 to arrange for the
relevant permissions/licenses to be issued;

- before ANY service (utility) connections take place within the limits of the highway you
MUST contact the highway authority on telephone number 01724 297319 to arrange for
the relevant permissions/licenses to be issued.

Informative 2

In determining this application, the council, as local planning authority, has taken account of
the guidance in paragraph 38 of the National Planning Policy Framework in order to seek to
secure sustainable development that improves the economic, social and environmental
conditions of the area.
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