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2006/1247

Dave Rylatt Motors

Planning permission to erect 10 dwellings, comprising 2

blocks of 4 three-storey terraced houses and a pair of
semi-detached bungalows, with car parking and means of
access (resubmission of 2006/0876)

Chancel Road, Bottesford
BOTTESFORD
Bottesford

Grant permission subject to conditions

Objection by Bottesford Town Council
Third party request to address the committee

Humberside Structure Plan: Policies S2 (relating to the

provision of new housing) and S3 (main housing priority
within urban areas) apply.

Regional Spatial Strategy for Yorkshire and the
Humber: Policy H1 relates to the distribution of additional
housing in the region and policy H2 advocates the
sequential approach in using previously developed land
first within urban areas.

North Lincolnshire Local Plan: The site lies within the
defined development boundary of the urban area (policies
ST2 and ST3). Policy H5 (New Housing Development)
states that new housing development should be in
keeping with the scale and character of the settlement
and immediate environment; have an area of private
amenity space; and not result in overlooking, loss of
privacy, loss of light or other loss of amenity to existing
dwellings. Policies H3 (Previously Used Land), HS8
(Housing Mix and Design) and DS1 (General
Requirements) also apply.

Highways: Advise conditions.

Object on the following grounds:

there is no significant alteration from the previous plan



the proposed development is not in keeping with the
character of the area

density of the proposed development

shortage of parking spaces causing additional parking
on adjacent roads

access and egress issues
increase of traffic to Oakwood Rise

the creation of a shortcut between Oakwood Rise and
Chancel Road

overlooking of existing properties

PUBLICITY Neighbouring properties have been notified, and a site
and press notice posted. A large number of objections
have been received raising the following issues:

style of the three-storey blocks totally out of character
with the existing properties in the area which consist
of bungalows and two-storey houses

forward of the building line

8 houses along the front is too many

parking on Chancel Road

traffic through Oakwood Rise and overspill of parking;
access should be from Chancel Road; dustbin lorries

visiting and residents

pedestrian thoroughfare will lead to loss of privacy,
crime and antisocial behaviour; quiet cul-de-sac,
access should be from Chancel Road with existing
boundary maintained

road hazard from workers’ vehicles, building
equipment

road safety and crime prevention will be lost, in other
areas ‘cut-throughs’ are being blocked up

insufficient parking provision, 18 cars will be parking
on Oakwood Rise

problems for traffic flows on surrounding roads



ASSESSMENT

cramming as many properties as possible onto the
site, density too high at 62 homes per hectare

number of dwellings only reduced by one

would destroy security, privacy and safety of
community in Oakwood Rise, the cul-de-sac provides
a safe haven for the children

surrounding  properties are more  spacious
development being semi-detached

three-storey dwellings will impose on privacy and
reduce view, outlook and light to neighbouring
properties

statement of support describes Oakwood Rise as
having 12 properties, this is an error as there are 14

no environmental audit submitted with the planning
application as no doubt there will be spillages and
leakages within the vicinity of the tanks which will
need to be addressed

higher than houses in immediate vicinity, will have
detrimental impact on amenity via building mass and
overlooking

does not comply with policies H5, H8, H9, DS3 or
parking provision guidelines

increase in noise outside ‘office hours’ due to change
from commercial to residential

unit E causes overlooking to property to east,
overbearing impact

access for emergency vehicles would be blocked by
parked cars

Planning permission is sought to erect 10 dwellings at
Chancel Road, Bottesford.

It is proposed to build two blocks of four three-storey
terraced houses across the front of the site and a pair of
semi-detached bungalows to the rear. Access to the site
would be formed off Oakwood Rise.

The main issues to be considered in the
determination of this planning application are
whether the development of 10 dwellings would be



harmful to the character and appearance of the area,
whether the proposals would have an adverse impact
on the residential amenities of surrounding residents
and whether the access and parking arrangements
are acceptable.

The site is Dave Rylatt Motors on Chancel Road,
Bottesford. The existing operations include car sales,
servicing workshop, petrol filling station and vehicle
repairs.

A previous application (2006/0876) was refused on
30 June 2006 on the grounds that (summarised):

(2) an external staircase to unit 10 and windows at
units 9 and 10 would overlook private garden
areas leading to reduced privacy; and

(2) that the proposals were over-development of the
site, out of keeping with the more spacious nature
of surrounding properties.

The previous application was for 11 dwellings and whilst
the Chancel Road frontage was the same as the current
application, with 8 three-storey houses in two blocks, the
rear part of the site was significantly different.

The refused application (2006/0876) included three
properties on the rear of the site. These were shown as
flats over garages and the arrangement was cramped
and unacceptable in design terms. The provision of flats
at first floor level would have led to significant overlooking
to private gardens from a staircase and windows.

The new application keeps the frontage terraces but has
completely revised the rear of the site. In place of flats
over garages the new plans show a pair of semi-
detached bungalows. These bungalows would be modest
in size and would have no first floor accommodation or
first floor windows and this can be maintained by
imposing a condition removing permitted development
rights, thereby preventing future insertion of windows.

It is considered, therefore, that the applicants have
overcome reason (1) of the previous refusal and that
material overlooking/loss of privacy would not occur if this
application was to be approved.

Regarding design and the density of the development, it
is recognised that the density is high but the site is in a
built-up urban area within the development boundary for



RECOMMENDATION

Scunthorpe and Bottesford where the efficient use of land
should be encouraged provided it is not harmful to the
appearance of the area or to neighbouring amenities.

The three-storey houses would be higher than existing
neighbouring properties and forward of the ‘building line’
but would not cause material loss of light or privacy.
Neighbouring properties do not have main habitable room
windows on their side elevations at ground floor level and
the new properties would have no windows in their gable
ends.

A heavily builtup area like Bottesford is capable of
integrating a wide range of house types and densities and
a high density is in line with good planning practice as it is
a highly efficient use of brownfield land. Reason for
refusal (2) of 2006/0876 is considered to be overcome.

With regard to highway issues, parking and access,
Highway Control officers have been formally consulted
and they raise no objections subject to conditions being
imposed. It is considered that the highway arrangement,
in terms of access and parking prowusion, is acceptable.
The other main issue raised by objectors is the
pedestrian walkway linking through the development from
Chancel Road to Oakwood Rise. This would give
residents direct access to Chancel Road. It would also
give the wider public access through from/to Chancel
Road. Objectors claim that this, in conjunction with the
open parking area, would lead to antisocial behaviour and
therefore a detrimental impact upon amenity. This is
speculation and it is not considered that this could be
substantiated as a reason for refusing the application.

In conclusion, these amended proposals for this site are
acceptable in terms of design, density, amenity and
highways and have overcome the reasons for refusal of
2006/0876.

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 shall be carried out in accordance with
the submitted drawings and particulars unless otherwise
agreed in writing by the local planning authority in which
case the development shall be carried out in accordance
with the agreed amended details.

Reason

To ensure that the development is carried out in
accordance with the provisions of the Town and Country
Planning Act 1990 or any amending legislation.

3.

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.

4.

The development hereby permitted shall not be
commenced until details of a comprehensive
contaminated land investigation has been submitted to
and approved by the Local Planning Authority and until
the scope of works approved therein have been
implemented. The assessment shall include all of the
following measures unless the Local Planning Authority
dispenses with any such requirements in writing:

(@ A Phase 1 desk study carried out to identify and
evaluate all potential sources of contamination and
the impacts on land and/or controlled waters,
relevant to the site. The desk study shall establish
a 'conceptual model' of the site and identify all
plausible pollutant linkages. Furthermore, the
assessment shall set objectives for intrusive site
investigation works/Quantitative Risk Assessment
(or state if none required). Two full copies of the
desk study and a non-technical summary shall be
submitted to the Local Planning Authority without
delay upon completion.

(b) A site investigation shall be carried out to fully and
effectively characterise the nature and extent of



any land contamination and/or pollution of
controlled waters. It shall specifically include a risk
assessment that adopts the Source-Pathway-
Receptor principle and takes into account the site's
existing status and proposed new use. Two full
copies of the site investigation and findings shall
be forwarded to the Local Planning Authority.

Reason

To address potential hazards from the former use of the
site in terms of land contamination and to ensure
appropriate measures are undertaken as part of the
development in accordance with policy DS7 of the North
Lincolnshire Local Plan.

5.

Where the risk assessment identifies any unacceptable
risk or risks, a detailed remediation strategy to deal with
land contamination and/or pollution of controlled waters
affecting the site shall be submitted to and approved by
the Local Planning Authority. No works, other than
investigative works, shall be carried out on the site prior
to receipt of written approval of the remediation strategy
by the Local Planning Authority.

Reason

To address potential hazards from the former use of the
site in terms of land contamination and to ensure
appropriate measures are undertaken as part of the
development in accordance with policy DS7 of the North
Lincolnshire Local Plan.

6.

Remediation of the site shall be carried out in accordance
with the approved remediation strategy. No deviation
shall be made from this scheme without the express
written agreement of the Local Planning Authority.

Reason

To address potential hazards from the former use of the
site in terms of land contamination and to ensure
appropriate measures are undertaken as part of the
development in accordance with policy DS7 of the North
Lincolnshire Local Plan.

7.

On completion of remediation, two copies of a closure
report shall be submitted to the Local Planning Authority.
The report shall provide validation and certification that
the required works regarding contamination have been



carried out in accordance with the approved Method
Statement(s). Post remediation sampling and monitoring
results shall be included in the closure report.

Reason

To address potential hazards from the former use of the
site in terms of land contamination and to ensure
appropriate measures are undertaken as part of the
development in accordance with policy DS7 of the North
Lincolnshire Local Plan.

8.

If during development, contamination not previously
considered is identified then the Local Planning Authority
shall be notified immediately and no further work shall be
carried out until a method statement detailing a scheme
for dealing with the suspect contamination has been
submitted to and agreed in writing with the Local Planning
Authority.

Reason

To address potential hazards from the former use of the
site in terms of land contamination and to ensure
appropriate measures are undertaken as part of the
development in accordance with policy DS7 of the North
Lincolnshire Local Plan.

9.

Any redundant access to the site shall be removed and
the area reinstated to footway/ verge (including the
provision of full height kerbs) in accordance with details to
be submitted and approved in writing by the Local
Planning Authority.

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

10.

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.



11.

No loose material shall be placed on any driveway or
parking area within ten 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.

12.

The proposed new vehicle parking and turning facility
shall not be brought into use until the vehicular access
serving it has been completed within highway limits.

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

13.

No development shall begin until details of the private
driveway, including drainage and lighting arrangements,
have been agreed in writing with the Local Planning
Authority and no dwelling on the site shall be occupied
until the private driveway has been constructed in
accordance with the approved details. Once constructed
the private driveway shall be retained.

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

14.

No development shall take place until proposals for
landscaping have been submitted to and approved by the
Local Planning Authority. The proposals shall include
indications of all existing trees and hedgerows on the site,
and details of any to be retained, together with measures
for their protection during the course of development.

Reason
To enhance the appearance of the development in the
interests of amenity.

15.
All the approved landscaping shall be carried out within
twelve months of development being commenced (unless



a longer period is agreed in writing by the Local Planning
Authority). Any trees or plants which die, are removed or
become seriously damaged or diseased within five years
from the date of planting shall be replaced in the next
planting season with others of similar size and species to
those originally required to be planted, unless the Local
Planning Authority agrees in writing to any variation.

Reason

To ensure the implementation and maintenance of the
submitted scheme of landscaping for the proposed
development.

16.

No development shall take place until details of the
positions, design, materials and type of boundary
treatment to be built/planted have been agreed in writing
by the Local Planning Authority. The agreed boundary
treatment shall be built/planted before the change of use
takes place/the building(s) is/are occupied/in accordance
with a programme to be agreed in writing by the Local
Planning Authority before development is commenced,
and once built/planted 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.

17.

Notwithstanding the provisions of Classes A, B, C, D, E of
Part 1 of Schedule 2 of the Town and Country Planning
(General Permitted Development) Order 1995 or any
order revoking and re-enacting that order with or without
modification, no development normally allowed by the
above classes shall be carried out on plots 9 or 10 other
than those expressly authorised by this permission.

Reason

To maintain the present living conditions of adjoining
property in accordance with policy H5 of the North
Lincolnshire Local Plan.

18.

No development shall take place until a scheme for the
disposal o 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.
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Reason

To ensure satisfactory drainage is provided in
accordance with policy DS14 of the North Lincolnshire
Local Plan.
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