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| f@ The Planning Inspectorate

Appeal Decision

Site visit made on 5 January 2016

by Andrew Owen MA MRTPI
an Inspector appointed by the Sacretary of State for Communities and Local Government
Decision date: 28 January 2016

Appeal Ref: APP/V2255/W/15/3135783
Land adjacent to 11 Range Road, Eastchurch, Sheerness, Kent ME12 4D

*+ The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.
The appeal is made by Mr Lee Marshall against the dedision of Swale Borough Coundil.
The application Ref 14,/506821/FULL, dated 22 December 2014, was refused by notice
dated 12 August 2015,

+ The development proposed is a pair of 3 badroom semi detached dwellings with
associated garages and parking.

Decision

1. The appeal is allowed and planning permission is granted for a pair of 3
bedroom semi detached dwellings with associated garages and parking at land
adjacent to 11 Range Road, Eastchurch, Sheerness, Kent ME1Z 4DU in
accordance with the terms of the application, Ref 14/506821/FULL, dated
22 December 2014, subject to the conditions listed in the attached Schedule.

Main Issues

-

2. The main issues in this appeal are the effect of the proposal on the character
and appearance of the area and whether the development would constitute
sustainable development.

Reasons
Character and Appearance

3. The site is within a small settlement dominated by three prisons forming the
Sheppy prison cluster and also including a fire station and around 70 dwellings.
It effectively comprises an undeveloped comer plot as it faces Range Road to
its south and east. The adjacent development to the north is a row of two-
storey, semi-detached properties and the dwellings to the west are of a similar
form, design and appearance. There is a playing field to the rear of the site,
Swaleside prison car park to the south and a paddock opposite. The paddock
and the car park are visually separated from the site by bushes and hedgerows
of around five metres in height and hence contnbute little to the visual context
of the site. As a result the site relates more strongly to the neighbounng
residential development than to the rural land opposite. Consequently the
development would have little impact on the character or appearance of the
countryside.
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4.

10.

The dwellings on Range Road are of a regular form, scale and appearance
being exclusively semi-detached, two-storey properties constructed of red or
yellow brick and accompanied in parts by hanging tiles or weatherboarding.
The development would reflect this form and scale and would incorporate
weatherboarding at first floor level. The building would differ from the adjacent
units by being marginally higher, incorporating dormers and having half hipped
roofs. However these differences would not result in the development
appearing incongruous in its sethng.

The garage to the rear of plot 1 would be detached from the main house and
would front the part of Range Road that runs parallel to the south boundary of
the site. The garage would be largely screened from views from the west by
the boundary fence and by a large tree that is positioned just beyond the south
west comer of the site. The driveway in front of this garage would project
forward of the rest of the development and would be visible in the street scene.
However even when a car is parked on here, the driveway would not appear
unduly prominent in the street scene. Indeed many of the other properties
along Range Road have driveways forward of the dwelling. As such, in this
respect the development would also not appear incongruocus in its setting.

Consequently the development would not harm the character and appearance
of the area, including the countryside, and would comply with Policy E1 of the
Swale Borough Local Plan (SBLP) which seeks to ensure development is
appropnate to its location, and Policy E19 of the SBLP which requires
development to be of a high quality design.

Sustainable Development

It iz not disputed that the Council cannot demonstrate a five year supply of
housing land. In such circumstances, paragraph 49 of the Mational Planning
Policy Framework advises that relevant policies for the supply of housing should
not be considered up to date. Policies HZ and RC3 of the SBLP relate to the
provision of housing and so should not be considered up to date. Policy E6 of
the SBLP relates to development generally in the countryside and should also
be considered out of date in so far as it relates to housing supply. As such, I
can give these policies only limited weight.

The presumption in favour of sustainable development is set out in Faragraph
14 of the Framework. It adds that where relevant policies are out of date,
planning permission should be granted unless any adverse impacts of doing so
would significantly and demonstrably outweigh the benefits when assessed
against the Framework as a whole, or where specific policies in the Framework
indicate development should be restricted.

The Framework identifies three dimensions to sustainable development:
economic, social and environmental, and states that planning needs to perform
roles in all three dimensions. It is necessary to consider the proposal in terms
of all three roles to establish whether it constitutes sustainable development.

The site is located outside the defined settlement of Eastchurch, being
approximately 3& mile from the setdement boundary and around 1 mile from
the village centre and the goods and services available there. Church Road,
which links the Sheppy prison cluster to the village centre, does have a footway
along its length and some lighting and so provides a safe pedestrian access to
the wvillage centre. Furthermore, on Church Strest there is a bus stop around
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300 metres from the site which is served by three bus services providing links
to the wvillage centre and larger towns further afield. Accordingly because of
the site’s accessibility to goods, services and public transport links, the
provision of housing in this location would support the well-being of the village
and help to perform the social role in sustainable development.

11. The prison cluster dominates the context of the site, and the appellant has
commented that the neighbouring houses were onginally buil to house prison
staff and their families. It is not unreasonable to consider that the prisons
could provide employment opportunities for future residents of the dwellings
which would be accessible by walking or cycling. Furthermare there may also
be a short term gain for the local economy during the construction pernod.
Consequently, the development would contribute to the local economy and fulfil
the economic role.

1Z. As set out above, the immediate area has a primarily domestic character and
therefore no harm would be caused to the character or appearance of the
countryside as a result of the development. &s such the development would
protect the countryside and the environmental role would be met,

13. In terms of complying with specific policies in the Framework, Paragraph 55
advises that isolated homes in the countryside should be avoided. However
due to the size of the settlement within which the site is located and the links
to the wvillage centre, I do not consider that the development would be isolated.

14. In summary, there would be no adverse impacts arising from the proposed
dwelling, there would be benefits when considered against the Framewark as a
whole and there are no specific policies in the Framework which indicate that
development should be restricted. For all the abowve reasons, 1 find that the
proposed dwelling would constitute sustainable development as defined in the
Framework. The development would also accord with Policy HZ of the SBLP
which supports sustainable forms of development, and Policy E& of the SBLP
which requires development to protect the character of the countryside.

Conditions

15. I have considered the conditions put forward by the Council against the
requirements of the national Planning Practise Guidance and the Framewaork.
Where necessary and in the interests of clarity and precision, I have altered the
conditions to better reflect this guidance.

16. In addition to the standard timescale condition, I have attached conditions for
the awvoidance of doubt, to protect the character and appearance of the area, in
the interests of sustainable development, in the interests of highway safety and
in the interests of the residential amenity of neighbouring residents. Some
conditions require compliance prior to the commencement of development so
that the effects of the development are properly mitigated for.

Conclusions

17. For the reasons given abowve, and taking account of all other considerations, 1
conclude that the appeal should be allowed and planning permission granted
subject to the conditions in the attached Schedule.
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1)

3)

4)

5)

&)

7)

8)

g)

10)

Schedule of Conditions

The development hereby permitted shall begin not later than three years
from the date of this decision.

The development hereby permitted shall be camried out in accordance
with the following approved plans: 14.48.018, 14.48.026 and 14.48.03A.

Mo development shall take place until samples of the materials to be ussd
in the construction of the external surfaces of the building hereby
permitted have besn submitted to and approved in writing by the local
planning authority. Development shall be cammied out in accordance with
the approved details.

Mo development shall take place until details have been submitted to and
approved in writing by the local planning authority which set out what
measures have been taken to ensure that the development incorporates
sustainable construction techniques such as water conservation and
recycling and energy efficiency. Such measures shall be camied out as
approved.

No development shall take place until full details of both hard and soft
landscape works have been submitted to and approved in wnting by the
local planning authority and these works shall be carvied out as approved
before the occupation of the development. These details shall include
existing trees, shrubs and other landscape features: schedules of plants
noting species (which shall be native species), plant sizes and proposed
numbers/densities where appropriate, means of enclosure, hard surfacing
materials and an implementation programme.

If within a period of five years from the date of the planting of any tree or
shrub that tree or shrub, or any tree or shrub planted in replacement, is
removed, uprooted, destroyed, dies, or becomes, in the opinion of the
local planning authority, seriously damaged or defective, another tree or
shrub of the same species and size as that originally planted shall be
planted in the same place, unless the local planning authority gives its
written approval to any varation.

Mo dwelling shall be occupied until the garages and wehicle parking and
manoeuviing areas have been provided within the site in accordance with
drawing No 14.48.018.

Motwithstanding the provisions of the Town and Country Planning
(General Permitted Development) Crder 2015 (or any order revoking and
re-enacting that Order with or without medification), the garages, vehicle
parking and manoeuvning areas shall be kept available for vehicle parking
and manoeuvring at all times.

Construction works shall not take place outside 0730 hours to 1900 hours
Mondays to Fridays and 0730 hours to 1300 hours on Saturdays nor at
any time on Sundays or Bank Holidays, unless with the prior written
approval of the Local Planning Authority.

Mo development shall take place until a programme for the suppression
of dust during the construction of the development has been submitted to
and approved in writing by the local planning authonty. The approved
Statement shall be adhered to throughout the construction period unless
any variation has been approved by the local planning authority.
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