APPLICATION NO

PA/2008/0997

APPLICANT

Keigar Homes Ltd

DEVELOPMENT

Planning permission to erect four dwellings and demolish
an existing dwelling

LOCATION

24 High Street, Wootton

PARISH

WOOTTON

WARD

Ferry

SUMMARY
RECOMMENDATION

Grant permission subject to conditions

REASONS FOR
REFERENCE TO
COMMITTEE

Objection by Wootton Parish Council

POLICIES

Regional Spatial Strategy for Yorkshire and the
Humber: Policy H2 (Sequential Approach to the
Allocation of Housing Land) sets out the sequential
approach to housing that should be applied through
development plans and the allocation of land where
previously developed land is the preferred option, other
infill within urban areas, and then the extension to main
urban areas where the land is accessible or capable of
being made accessible to services and jobs by good
public transport, and conversions before greenfield land.
Policy H4 states that targets for the provision of
affordable housing should be developed through local
housing needs assessments to common standards in
consultation with housing authorities and other social and
affordable housing providers. Releases of land for
housing should take account of the need for different
types and sizes of housing to meet all needs and be
subject to the delivery of an appropriate proportion of
affordable housing.
North Lincolnshire Local Plan: Policy H5 (New Housing
Development) requires all new housing developments to
be well related to existing infrastructure; be in keeping
with the scale and character of the settlement; not result
in the loss of important open space; comprise
development of not more than three dwellings;
reasonably be expected to commence within the lifetime
of the local plan; be appropriate in scale, layout, height,
and materials of construction, which are compatible with
the character and amenity of the immediate environment;
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have an appropriately designed access with adequate
parking facilities; conserve and retain features of
particular
architectural,
historic,
archaeological,
landscape or nature conservation importance; provide a
sufficient amount of private amenity space unless the
development is for flats; and not result in overlooking or
loss of privacy of adjacent land uses.
Policy H8 (Housing Design and Housing Mix) requires
new residential development to respect and reflect the
form, scale, massing, design and detailing of the local
environment; have a high standard of design and layout;
protect existing natural and built features that contribute
to the amenity of the area; prioritise the needs of
pedestrian movement taking into account safety, health
and the security of residents; and provide residents with a
sense of identity and an appropriate mix of dwelling size
and types.
Policy DS1 (General Requirements) requires a high
standard of design in all developments and poorly
designed developments will be refused. The following
criteria will be used to assess each proposal:
(i)

the design and external appearance should reflect
or enhance the character, appearance, and setting
of the immediate area;

(ii)

the design and layout should respect and, where
possible, retain or enhance the existing landform;

(iii)

no unacceptable loss of amenity to neighbouring
land uses should result in terms of noise, smell,
fumes, dust or other nuisance, including
overlooking or overshadowing;

(iv)

amenity open space should be retained where
possible;

(v)

no pollution of water, air or land should result.

CONSULTATIONS

Highways: Advise conditions.

PARISH COUNCIL

Object to the proposal on the following grounds:
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•

the loss of a historic building

•

the proposed building is not in keeping with the
immediate area and changes the sight lines of High
Street and Vicarage Lane
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PUBLICITY

ASSESSMENT

•

the proposal would require the re-siting of the post box
and parish notice board

•

over-development of the site

•

access to the car parking bays is considered to be a
risk to highway safety with cars having to reverse onto
High Street

•

loss of privacy to neighbouring dwellings

•

a recent housing needs survey showed virtually no
demand for this type of property in Wootton

Twenty-four letters of objection have been received,
objecting on the following grounds:
•

loss of a fine example of Victorian architecture

•

over-development of the site

•

any redevelopment would benefit from fronting the
High Street, rather than Vicarage Lane

•

the possibility of bats living on the site

•

the access to the car parking bays is considered to be
a risk to highway safety

Planning permission is sought for the erection of four
linked dwellings and the demolition of an existing
dwelling. The building to be demolished is the old post
office, located on the corner of Vicarage Lane and High
Street, Wootton. It is intended to replace the existing
building with a development of four linked dwellings
fronting Vicarage Lane, with a blank gable wall facing
High Street.
The replacement dwellings are of two and three bedroom
type, and it is intended for them to be bought on the open
market for first-time buyers. The old post office is not
listed and therefore does not require listed building
consent for demolition. Nor does the site lie within a
designated conservation area.
The main issues to consider when determining this
application are whether or not the proposed
development would harm the quality of the street
scene of High Street, Wootton, is over-development
of the site, whether the car parking arrangements are
a threat to highway safety and whether or not the
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proposal adversely affects the privacy of adjoining
properties.
The proposal is in line with policy ST3 that identifies
Wootton as a minimum growth settlement thus restricting
new developments to a maximum of three dwellings. This
is because, as the development involves the demolition of
an existing building and essentially replaces it with a new
dwelling, plus three more, results in a net gain of only
three dwellings.
The new dwellings would be in a linear formation fronting
Vicarage Lane, with a blank gable wall and the rear
garden wall facing High Street. High Street, Wootton is
characterised by frontage development, with the majority
of the properties facing the High Street. The existing
building has outbuildings which stretch to the rear of the
building along Vicarage Lane, and it is the developers’
intentions for the new development to mimic the existing
building pattern of the site.
Policy H5 (New Housing Development) calls for all new
housing to be appropriate in scale and in keeping with the
local area. The proposal is in many respects in keeping
with the scale and character of the village of Wootton,
with the dwellings being two storeys in height and not
dominating the street scene. The existing building has a
frontage to High Street but with outbuildings which stretch
behind along Vicarage Lane. High Street itself is
characterised by frontage development, with the
proposed replacement dwellings fronting Vicarage Lane
This could be considered as having an adverse impact on
the street scene of the High Street. However, it is
important to note that the proposal does mimic the
existing building line of the site. Car parking for the site is
arranged so that two bays are provided fronting High
Street and two facing Vicarage Lane. Highways have no
objections to the car parking layout subject to satisfactory
visibility splays being provided.
Policy H8 (Housing Design and Mix) calls for a high
standard of design in all developments. The proposed
development sits within the existing character of the area
with the design emulating the design of the existing
housing stock of the village. In terms of the proposal’s
impact on the amenity of the adjacent properties, the site
is lined by mature leylandii hedges which screen the
adjacent properties from view. Provided that the leylandii
hedges remain, there will be no issues of overlooking.
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It is important to note that whilst the existing building is of
some local architectural merit, it is not listed and is not in
a conservation area and therefore the argument for it to
be retained cannot be sustained from a policy
perspective. The parish council have commented that the
proposal will have a detrimental effect by changing the
sight lines of High Street and Vicarage Lane, however
Highways are not concerned with the impact of the
development on the junction with High Street/Vicarage
Lane. A simpler solution would be to locate all the
dwellings fronting High Street, with car parking to the
front of the dwellings, however the applicants have asked
that the application be determined as it stands and as
Highways have not objected it is difficult to justify a
refusal for the application.
In conclusion, on the whole the proposal is acceptable.
The proposal does not have a detrimental effect on the
privacy of the adjoining properties and as Highways have
not objected to the application the issue of highway safety
cannot be sustained. It is also considered that the
development of the site for four dwellings is acceptable –
due to the size and scale of the buildings it cannot be
considered that the proposal is over-development of the
site.
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.
No development shall take place until details have been
submitted to and approved in writing by the Local
Planning Authority of the make, type and colour of all
external facing materials for the development and only
the approved materials shall be used.
Reason
To ensure that the building is in keeping with its
surroundings in the interests of visual amenity, in
accordance with policy DS1 of the North Lincolnshire
Local Plan.
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3.
No development shall take place until a scheme for the
disposal of foul and surface water has been agreed in
writing by the Local Planning Authority and none of the
dwellings shall be occupied until it is connected to the
approved drainage system.
Reason
To ensure satisfactory drainage is provided in accordance
with policy DS14 of the North Lincolnshire Local Plan.
4.
No development shall take place until details of a 1.8
metre high screen wall to be built along the southern
boundary of the site have been agreed in writing by the
Local Planning Authority. The agreed wall shall be
erected before any of the dwellings are occupied and
once built it shall be retained.
Reason
To provide an appropriate level of screening in
accordance with policies H8 and DS1 of the North
Lincolnshire Local Plan.
5.
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.
Reason
In the interests of highway safety and to comply with
policy T19 of the North Lincolnshire Local Plan.
6.
No loose material shall be placed on any driveway or
parking area within 10 metres of the adopted highway
unless measures are taken in accordance with details to
be submitted to and approved in writing by the Local
Planning Authority to prevent the material from spilling
onto the highway. Once agreed and implemented these
measures shall be retained.
Reason
In the interests of highway safety and to comply with
policy T19 of the North Lincolnshire Local Plan.
7.
Planning Committee 05 November 2008

Page 29

No dwelling on the site shall be occupied until the
vehicular access to it and the vehicle parking spaces
serving it have been completed and, once provided, the
vehicle parking spaces shall be retained.
Reason
In the interests of highway safety and to comply with
policies T2 and T19 of the North Lincolnshire Local Plan.
8.
The visibility splay shall be incorporated in accordance
with the amended drawing received on 29 July 2008.
Reason
In the interests of highway safety and to comply with
policy T19 of the North Lincolnshire Local Plan.
9.
All works shall be carried out in accordance with sections
7 and 8 of the submitted Ecological Protected Species
Survey Report dated 8 August 2008. Features installed to
support bats and nesting birds shall be retained
thereafter.
Reason
To protect features of nature conservation interest in
accordance with policy LC5 of the North Lincolnshire
Local Plan.
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