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RECOMMENDATION – GRANT PLANNING PERMISSION SUBJECT TO CONDITIONS
Summary of Proposal and Site
Breckbank is located to the north east of Mansfield town centre and No 21 is located at the northern end of a stretch of residential development on the western side of the road that consists of detached two storey houses. There is a single storey garage attached to the northern side of the house. To the north beyond the garage is a side garden enclosed by a 6 foot high timber fence.

An access track lies alongside the northern boundary of No 21 which provides access to the service area behind a post office and a Chinese takeaway which front onto Barringer Road. Beyond the access track is green open space through the middle of which a public footpath winds its way to a larger area of public open space to the north east of Breckbank.

Permission is sought to erect a dwelling on land to be severed from No 21. The red line of the application site is drawn around the side garden. Accommodation would provide 3 bedrooms. The existing garage attached to the northern side of the house would be demolished.
The originally submitted scheme has been amended slightly by a small shift in the siting of the proposed dwelling and a rearrangement of the proposed car parking details.
Relevant Planning History

No relevant planning history.
Relevant Planning Policies/Guidance

Mansfield District Local Plan 2020

S2 – The Spatial Strategy – seeks to manage growth by directing development to appropriate locations.
P1 – Achieving high quality design

P2 - Safe, Healthy and Attractive Development - Seeks to ensure development creates a strong sense of place and is appropriate to its context.

P7 – Amenity – Seeks to ensure that development proposals do not have a significant adverse effect on the living conditions of existing and new residents, and do not generate a level of activity, noise, light, air-quality, odour, vibration or other pollution which cannot be mitigated to an appropriate standard.

IN9 – Impact of development on the transport network – Proposals will be supported provided that they do not endanger highway safety.

IN10 –Car and cycle parking – Proposal will be supported where there is appropriate provision for vehicles

Other Guidance

Notts. County Highway Design Guide 2021

Statutory, Internal and Other Consultees
	NCC - Highways Development Control North
	
	Following the submission of amended plans the highway Authority has no objection to the proposal.

	Severn Trent Water Ltd
	
	Provide advice regarding drainage hierarchy.

	NCC- Rights Of Way Section
	
	No Comment Received.


Neighbour Consultations/Publicity

	Letter Type
	Date Sent

	Standard Neighbour Letter
	Originally submitted plan 29-11-2022, Amendments on 24-2-2022 and 3-3-2022.



Site Notice Posted – 30th November 2021
Representations

Comments have been received from the following addresses:

40, 42, 44 and 46 Breckbank

Objecting to the original submission and the amended scheme on the following grounds:
· There are existing problems with on road parking. No room on the street for parking and proposal will increase demand for on road parking. Higher risk of accidents. Visitors already block the drives of on-site car parking. It will also cause an increased level of parking on pavements.
· There is a telegraph pole located to the back of the footway in front of the proposed parking space, which could impede access.

· Would result in a high risk of obstructions preventing access to properties and the rear of the retail units that have regular deliveries by large lorries. The turning circle at this end of the road is continually in use by residents, visitors, delivery vans, tradesmen and once a week by council dustcarts who reverse down the access road to empty bins from the retail units. Road will be clogged with construction traffic.

· Materials are unlikely to match existing materials as used on this side of the street which would ruin the aesthetics of the street.

· It would disturb the birds and bats nesting in the trees at the back of the property.
Assessment
The key issues to be assessed in the determination of this planning application are: 

· The principle of development
· Design

· Amenity

· Highway safety and car parking
Principle of development
The application site lies within the defined Mansfield Urban Area and as it would be formed from the side garden of No 21 would be classed as Greenfield land (previously undeveloped land). Policy S2 includes ‘other surplus’ land as being suitable for development. As the application site can be considered to be surplus garden area and lies within an established residential area the proposal to erect a new dwelling is considered to be acceptable in principle.
Design
The originally submitted scheme has been amended slightly by a small shift in the siting of the proposed dwelling and a rearrangement of the proposed car parking details.
A Design and Amenity Statement accompanies the application which puts forward the case for the applicant. The document looks at the context of the surrounding development and explains the reasoning behind the design of the proposed house.

The existing garage attached to the northern side of the house would be demolished to allow for the siting of the proposed dwelling and the provision of car parking. 

Design would be similar to the existing detached houses on the west side of Breckbank. A canopy across the full width of the front elevation would split the building horizontally. An oriel window would be provided under the canopy as in the existing dwellings and the roof would have an eaves and ridge line parallel to the road. 
Scale of the building would be similar to existing dwellings on the western side of Breckbank. Height of the house would be 8.31 metres. Siting of the house is shown to be slightly behind No 21.

Neighbour comments have been received stating that materials are unlikely to match existing materials as used on the western side of the street which would ruin the aesthetics of the street. A condition requiring the facing materials to match those of No 21 is recommended. Although an exact match may not be possible a reasonable match should be possible enabling the new building to blend in with the existing buildings and not harm the appearance of this part of the street.
It is concluded that the proposed dwelling would fit comfortably into the street scene in terms of design, appearance, scale, siting and layout without any significant harm to the character and appearance of this part of Breckbank and the surrounding area.

Amenity

The commercial building to the west of the proposed dwelling would stand about 24 metres away and at a noticeably lower level. It is not considered that there would be any undue to the amenity of the residential parts of this building.

Distance to the dwellings which face the new dwelling on the opposite side of Breckbank would stand 23 metres away which is an adequate separation distance. 

To the north of the site lies a green grassed open public space and the relationship of the proposed dwelling with this area of land would be acceptable. 

Sited behind the front face of the existing dwelling at No 21 the proposed house would extend passed the rear wall of No 21. A conservatory is attached to the rear of No 21 the rear of which would be almost in line with the rear of the proposed house. Standing to the north west of No 21 the proposed new house would not have an adverse impact on the amenity of the dwelling and property at No 21.
Depth of the proposed rear garden would be about roughly 5 to 7 metres in depth behind the house. Width would reach 10 metres. The area of private amenity space to be provided with the dwelling is considered to be adequate.
A comment has been received that the proposal would disturb the birds and bats nesting in the trees at the back of the property. It should be noted that the proposed development is to be sited to the front of the proposed plot and should not have any direct impact on the trees at the back of the plot.
Highway safety and parking

A slight re-positioning of the proposed house and a change of the red line of the application site has allowed car parking to be provided down the southern side of the proposed house with car parking for No 21 to be provided in front of that house. 

Following amendments to the originally submitted scheme the Highway Control Officer has made the following comments:

“The amended drawings show two parking spaces for the proposed new dwelling and two parking spaces for the adjacent existing dwelling of 21 Breckbank. The provision presented for both dwellings is acceptable, and the Highway Authority have no objection to this application.”

There are neighbour comments that a telegraph pole located to the back of the footway in front of the proposed parking space could impede access. With the relocation of the car parking for the new dwelling proposed next to the side wall of No 21 where the existing garage is, the telephone post would not impede access to the proposed car parking.
Conclusion

The proposed house would fit in comfortably with the existing development along this side of Breckbank and consequently there would be no harm to the character and appearance of this part of the street scene. This proposed development would comply with Policies P1 and P2 of the Local Plan as it would be appropriate to its context, respecting the existing pattern of development and contributing to the character of the area.

The development proposal would not have a significant adverse effect on the living conditions of neighbouring occupants and would thereby comply with Policy P7 of the Local plan.

Following the submission of amended plans the County Highways Officer has stated that the car parking provision for both dwellings is acceptable and there is no objection to the proposed development. The amended scheme would meet the need for adequate provision for vehicle parking as required by Policy IN10 of the Local Plan.

For the reasons above it is recommended that the proposed development be approved without any further delay.

RECOMMENDATION:
Grant planning permission, subject to conditions 

Conditions / Reasons 

(1)



Condition: The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

(1)



Reason: In accordance with Section 91(1) of the Town and Country Planning Act 1990, as amended by S51 (1) of the Planning and Compulsory Purchase Act 2004.

(2)



Condition: This permission shall be read in accordance with the Approved Plans & Documents listed below. The development shall thereafter be undertaken in accordance with these plans unless otherwise agreed in writing by the Local Planning Authority.

(2)



Reason: To define the permission, for the avoidance of doubt.

(3)

Condition: The materials to be used in the development hereby permitted shall match as closely as possible those used in the construction of the dwelling at No 21 Breckbank as on the date of this notice, unless otherwise agreed in writing by the Local Planning Authority.


(3)

Reason: In the interests of visual amenity and to accord with Policy P6 of the Mansfield District Local Plan.

(4)
Condition: Prior to commencement of works for the hereby approved dwelling, the car parking spaces as shown on Drawing No. SC/OB/28/10/21/02 Rev. B shall be provided to the front of No 21 and thereafter retained exclusively for the use of the parking of vehicles. The car parking spaces shown to be provided for the hereby approved dwelling shall be provided prior to the first occupation of the dwelling and thereafter retained exclusively for the use of the parking of vehicles.
(4)

Reason: To ensure that adequate car parking provision is provided within the plot of No 21 during the construction phase and thereafter, and to ensure adequate car parking is provided for the new dwelling in a timely manner.
(5)
Condition: Building operations shall not be commenced until details of the existing and proposed ground levels and proposed finished floor levels of the building(s) have been submitted to and approved in writing by the Local Planning Authority.  The development thereafter shall be undertaken in accordance with the approved details.
(5)
Reason: To ensure that the development relates well to surrounding ground levels and development.
(6)
Condition: The hours of work during construction and the delivery of materials on to the site shall be restricted to 08.00-18.00 hours Monday-Friday, 08.00-13.00 hours Saturdays and no working shall take place on Sundays and Bank Holidays.
(6)


Reason: In the interests of the amenity of neighbouring residential properties.
Notes To Applicant
(1)

The development makes it necessary to create a new vehicular crossing over a footway of the public highway. These works shall be carried out to the satisfaction of the Highway Authority. You are therefore required to contact the County Council’s Agent, Via East Midlands to arrange for these works to be carried out. Email: licences@viaem.co.uk Tel. 0300 500 8080.
(2)

Please note for the use or reuse of sewer connections either direct or indirect to the public sewerage system the applicant will be required to make a formal application to the Company under Section 106 of the Water Industry Act 1991. Copies of their current guidance notes and application form from either their website (www.stwater.co.uk) or by contacting their Developer Services Team (Tel: 0800 707 6600).  

Severn Trent Water advises that there is a public sewer located within the application site. Public sewers have statutory protection by virtue of the Water Industry Act 1991 as amended by the Water Act 2003 and you may not build close to, directly over or divert a public sewer without consent. You are advised to contact Severn Trent Water to discuss your proposals. Severn Trent Water will seek to assist you in obtaining a solution which protects both the public sewer and the proposed development. Copies of their current guidance notes and application form from either their website (www.stwater.co.uk) or by contacting the Build Team (Tel: 0345 2667930 / email: building.over@severntrent.co.uk).

Statement of positive and proactive working 

The Local Planning Authority has worked positively and proactively with the applicant by requesting amendments to the originally proposed scheme so that adequate car parking facilities could be provided for both the house at No 21 and the proposed house.
Approved Plans

	Description
	Reference No
	Version
	Date Received

	Amended Car Park Layout Plan, Landscape Plan and Site Location Plan
	SC/OB/28/10/21/02
	B
	1st March 2022

	Amended Proposed Elevations, Floor Plans and Site Location Plan
	SC/OB/28/10/21/01
	B
	1st March 2022


Human Rights Act

Regard has been given to the following articles where applicable in consideration of this application.  The Council’s Solicitor & Monitoring Officer is happy to advise on the application of the Human Rights Act should any particular issue arise.

Articles 6, 7, 8, 9, 10, 11, 14 and 18      Article 1
1st Protocol
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