Replacement dwelling at 2, Inchfield Close, Norden, Rochdale, OL11 5SB 
Planning statement
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February 2017 
Prepared by Hartley Planning and Development Associates Ltd

Site and Proposal
In June 2016 a fire destroyed the bungalow at 2, Inchfield close to such an extent that the site has had to be completely cleared (See above photograph).

The application is to replace the former bungalow as the applicant’s family home.

Inchfield Close is composed of detached bungalows (some with dormers) and the proposal is to construct a replacement bungalow in keeping with the surrounding houses and using the same external brick and tile materials

Photo of Inchfield Close
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The proposal is to increase the ridge height of the original building by some 1.2m to permit the use of the loft space.

Off street parking will be available for 3 cars

Extracts from Rochdale News and Photographs from the Manchester Evening news are submitted as part of the application. 
Planning history

88/D21584

Single storey side extension approved on the 12th of April, 1988

Planning policy
The proposed development conforms to the following national and local policies
National policy (National Planning Policy Framework)
Achieving sustainable development

14. At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development, which should be seen as a golden thread running through both plan-making and decision-taking.

For decision-taking this means:

·  approving development proposals that accord with the development plan without delay; and

·  where the development plan is absent, silent or relevant policies are out‑of‑date, granting permission unless: 

––any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this Framework taken as a whole; or

––specific policies in this Framework indicate development should be restricted.
 Local Policy - Core Strategy
P3 - Improving design of new development

We will require all new developments, including associated landscaping, regardless of location in the borough, to adhere to high standards of design. The following design principles should be adhered to wherever relevant:

 Enhance the borough’s identity and sense of place, by respecting context where it is positive and having regard to the scale, density, massing, height, layout, landscape, materials and access of surrounding buildings and areas in general;
The proposed replacement dwelling is of a size and character similar to the dwelling it replaces and comparable to the existing dwellings in the cul- de- sac
 Ensure that buildings contribute positively to the townscape, and are well proportioned;

As above

 Incorporating design measures that design out crime and ensure developments and spaces are safe to use and access (including lighting as appropriate);
It is possible that the fire is a result of arson. The applicants will be particularly vigilant in terms of security measures for the new dwelling

 Provide an appropriate mix of uses and consider the needs of all sections of society;
This is simply a replacement house on a house plot to replace the one burnt down

 Ensure a development is easy to move through and get around, especially for

pedestrians, cyclists, public transport, disabled people and emergency service vehicles;
N/A as this is an application for one house on an existing housing area

 Provide a hierarchy of routes, streets and spaces, relating positively to visual connections between the development and its surroundings;
N/A

 Ensure that the intended functions of buildings and spaces are easily understood, and their entrances appropriately located and visible;
The proposed building and its entrance is easily read

 Ensure buildings can be easily adapted to meet future/alternative needs of occupants;
Internal walls can be easily re arranged to adapt to new circumstances
There are bedrooms at ground floor level as well as in the roof space

 Minimise impact upon the environment, and help adapt to the impacts of climate change, including by re-using existing buildings and materials (maximising the benefits of existing embodied energy) and utilising sustainable drainage (Policies G1 and G2);
Unfortunately it has been necessary to remove from site virtually the entire fire damaged property

 Design buildings and spaces so that quality and appearance can be maintained over time;
Traditional materials of brick and tile are proposed and which have a long life span

 and

 Reduce the monotony and visual impact of car parking areas by using substantial and well integrated landscaping.
Three off street car parking spaces are proposed and which still leaves a very adequate garden area

All developments should have regard to the principles outlined in the following documents (or equivalent documents which replace them), which set out in detail the Council’s design expectations for new development:

 Urban Design Guides SPDs, September 2007

o Urban Design Guide SPD, September 2007;

o Residential Design Guide SPD, September 2007;

o Public Realm Design Guide SPD, September 2007;

 Littleborough Town Design Statement SPG, 2005;

 Shopfronts and Security Shutters SPD, 2012; and

 Guidelines and Standards for Residential Development SPD, 2016.

Design and access statements and design briefs must include demonstration of how these design principles have been taken into account in the design of development proposals.
Guidelines & Standards for Residential Development SPD

Adopted June 2016
4. New Residential Development 
Please note that this guidance should be read in conjunction with the Urban Design Guidance Supplementary Planning Documents, which set out general design principles, as well as all other relevant planning policies and guidance. 

Space Standards 
4.1 Although it is expected that most new development will have some impact on neighbours, it is important to ensure that the impact is not so significant that it results in unacceptable harm. All new developments should avoid causing a significant loss of privacy and/or light for occupiers of new neighbouring dwellings and existing dwellings. The following minimum space standards will be applied to all new residential developments and developments which affect existing residential properties: 

(i) 21m between directly facing principal windows of habitable rooms, at an upper floor level AND 10.5m between a principal window at an upper floor level and a directly facing boundary of the curtilage (Figure 2); 

(ii) 14m between a principal window and any directly facing two storey elevation which does not contain a principal window to a habitable room (Figure 3); 

(iii) 10m between a principal window and any directly facing single storey elevation which does not contain a principal window to a habitable room (Figure 4). 

4.2 Where buildings of three or more storeys are proposed, or there is a marked difference in levels, it may be necessary for the minimum distances set out in (ii) and (iii) above to be increased. 

4.3 Exceptions to theses minimum space standards may be acceptable in some circumstances and applications will be considered on their individual merits. For example, where the character and density of the surrounding area would be best preserved by reduced distances and this would not detract from the general levels of privacy and amenity typical in the area, then exceptions may be made. 

4.4 Balconies and elevated terraces can result in adverse overlooking of neighbouring private garden areas or habitable room windows if they are located in close proximity to the boundary of the curtilage. They should be carefully designed to prevent unreasonable overlooking of neighbouring properties.
The front elevation onto Inchfield Close faces West and the distance to windows on the opposite site of the road accords with the SPD. 

The elevation facing North and towards the adjoining house has the single storey garage and there are no windows other than a velux for the proposed bathroom.

The elevation facing the property to the South has no windows other than veluxes to the ground floor kitchen and to the upstairs snug

Access and parking
Provision is made for three off street parking spaces (One of which is the proposed garage)

The proposed garage abuts that of the adjoining property as did the former bungalow prior to it being burnt down and demolished

Landscaping and boundary treatment
The landscaping for the site will be simple and reflect what was on site previously with a lawned front and back garden.
Boundaries will be as existing  
 Bin storage
Bin storage will be to the rear of the property

Security

The property would include window and door locks and would be alarmed.  Cars would be parked close to the property thereby ensuring convenient overlooking from the property.

Summary

The proposal accords with both local and national planning policies.  The replacement dwelling reflects the size of the original dwelling on the site and that of other properties in the cul de sac.  
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