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COWENTS:
Sunmary obj ection

| object to this application. The site is private residenti al

gar den/ backl and, and the proposal would harmlocal character, erode
rear garden spaci ousness, and adversely affect neighbours' anenity,
contrary to Policy TB06 (Devel opnent of Private Residenti al

Gardens). It also fails to denpbnstrate safe access/ parking and
r obust
drai nage/ SuDS. | additionally raise two serious matters: (1)

subsidence risk to ny own property at 5 Chaseside Avenue, and (2)
the recent felling of two mature trees on the Council owned verge,
apparently to facilitate this schene.

1) TB06 / Backland harmto character, pattern and spaci ousness
(Ref use)

The schene slices the rear 15 mof the gardens of 16 & 17 Arnside
Close to create a second row plot , with the new house set only ~10
m f rom Chasesi de Avenue and tight side margins (~1 meast, ~4 m
west). This conpresses the plot, undermning the established grain
and t he spacious rear garden character TB06 seeks to protect.

TB06 indicates the Council wll resist inappropriate garden

devel opnent where it harnms character/l ayout/di stinctiveness; the
proposal's siting, nmassing (front gable, chalet form) and narrow
side gaps would read as a di scordant backl and insertion rather than
contextual infill.

The MDD Resi denti al / Backl and gui dance rei nforces that new dwel |ings
nmust respect building lines, spacing and grain not denonstrably
achi eved here.

Evi dence: Applicant's DAS and plans confirmthe plot derivation from
garden land, the ~10 mfront set back, and the tight ~1 m4 mside
mar gi ns (pl ans RGLO9BS. 02/ . 03).

2) Nei ghbour anenity privacy, overl ooking, overbearing & |ight
(Ref use)

Overlooking & privacy loss: First floor dorners/w ndows and the
raised rear terrace (to deal with | evel changes) bring el evated
vi ews towards nei ghbouring rear gardens and roons. TB06 requires
garden devel opnent not to harmanenity; the conbination of upper
floor outlook and a raised platformintensifies overl ooking.

Encl osure/daylight: Wth a ~7.4 mridge and m ni mal boundary offsets
( 1 meast), the massing is overbearing to adjoining gardens,
despite the east west |evel difference. The Borough Design Guide's



generic separation cues are not convincingly met once actual w ndow
positions, eye levels, and platfornmed terrace are accounted for

3) Highway safety & parking (Refuse)

The | ayout relies on two tandem spaces wi thout on plot turning,
meani ng reversing to/from Chasesi de Avenue as standard. The

submi ssion offers no swept path or ne asured visibility analysis and
sinply

asserts such novenents are "not uncommon". Duplication of poor
practice is not justification; MDD COO7 and good design expect safe,
conveni ent access, typically forward gear egress where feasible.

4) Drainage &anp; SuDS (Not denonstrated contrary to CC09/ CC10;
risk of refusal)

No site specific SuDS | ayout/cal cul ations are submitted. On a
conpact, |evel changi ng backl and pl ot (new hardstandi ngs + raised
terrace), there is credible risk of run off concentrating to
boundari es and affecting nei ghbouring |and. MDD CC09/ CCl0 require
schenes to avoid increasing flood risk el sewhere and to incorporate
appropriate on plot attenuation/infiltration not evidenced here.

5) Subsidence risk to ny property (5 Chaseside Avenue) (Materia
concern)

My hone at 5 Chasesi de Avenue has been di agnosed with mld

subsi dence. Construction i nmedi ately opposite/nearby excavation for
foundati ons, service trenches, conpaction/vibration, and changes in
surface wat er pathways coul d aggravate underlying ground novenent.

The application omts a Constructi on Method Statenent/ Construction
Managenment Pl an addressing vibration control, excavation nethodol ogy
near boundaries, and pre /post condition structural surveys
(dil api dation surveys) for sensitive neighbours such as oursel ves.
At mninmum if not refused, robust conditions should require: (i)
pre commencenent structural/dilapidation surveys of nearby

dwel lings; (ii) a foundation/excavation nethod statenent designed
to mninse ground novenent; (iii) vibration nonitoring limts;
and (iv) a danmge renedi ation protocol. (These go directly to
TB06's anenity protection and the MDD s general design/anenity
principles.)

6) Trees & | andscape recent felling on the Council verg e
(Serious issue; contrary to TB06 ai ns & CC03)

Residents (including ne) witnessed two nature, established trees
on the Council owned verge/ comon | and bei ng cut down shortly
before/around the tine of this application. Wen chall enged,
operatives ¢ lainmed the trees were diseased; the clean stunps



i ndi cate otherwise. W believe the intention was to clear the way
for the proposed access/buil d.

Regardl ess of tinmng or contractor identity, the loss of mature
verge trees harns the street scene and underni nes green
infrastructure

directly clashing with MDD CCO3 (Green Infrastructure, Trees and
Landscapi ng) and with TB06's intent to protect area character and
spaci ousness. The application provides no arboricultural assessnent,
no replacenent planting plan, and no acknow edgnent of the incident
or its inpact. This is unacceptable on a backl and/ garden proposa
where boundary vegetation and public realmtrees are integral to
character.

Request: Please refer this matter to Tree/ H ghways and Pl anni ng
Enfor cenent and, if the Council is mnded to approve, inpose a
repl acenent planting condition (like for |like sem mature heavy
standards, species to H ghways Tree Oficer's approval) within the
public verge and on plot, secured with 5 year aftercare. Also
require a full BS5837 tree survey/AlA/TPP to protect remaining
trees/ hedges.

7) Borough Design Guide distances not convincingly net

The DAS cites select distances (e.g., ~15 mfromnew flank to rears
of Nos. 16/17; ~11 mgarden depth) to argue conpliance. But with
upper floor dornmers, raised terrace, tight side offsets, and | eve
changes, the real privacy and enclosure effects remain harnful in
the round. TBO6 requires a holistic anenity judgnent, not nuneric
box ti cki ng.

Concl usi on (devel opnent plan conflict)

For the reasons above, the proposal conflicts with TB06

(garden/ backl and harmto character and anenity), CCO3
(trees/ | andscape), CCQ07 (parking/hi ghway safety), and CC09/ CC10
(drai nage/ SuDS), as well as the Borough Design Guide. Perm ssion
shoul d be refused.

W t hout prejudice if the Council is nminded to approve, please
i mpose at m ni num

Renove the raised terrace (or fix at natural ground with 2.0 m
privacy screening on any platformw thin 3 mof boundaries); no
| evel changes that el evate overl ooki ng.

bscure glazing to all upper floor side wi ndows (east/west), no
opening below 1.7 minternal cill; no additional upper floor
openi ngs wi t hout perm ssion

Structural protection & construction controls:



Pre commencem ent dil api dati on surveys of nearby dwellings
(including 5 Chasesi de Avenue).

Foundat i on/ excavati on net hod statenent m nin sing ground novenent
(no vibro piling; controlled conpaction).

Vibration nonitoring with trigger |levels and stop works protocol

Ful I Construction Managenent Plan (routing, parking, hours,
dust/ noi se).

Trees & | andscapi ng (BS5837):

Tree Survey/ Al A/ TPP, protection fencing, and native boundary
rei nforcenment. Replacenent planting in the public verge (sem
mat ure standards) to Highways Tree Oficer's spec, with 5 year
mai nt enance.

SuDS/ dr ai nage: Perneabl e pavi ng, BRE365 tested soakaways, on pl ot
attenuation with exceedance routes, and as built certification prior
to occupati on.

H ghways:
On plot turning for forward gear egress or swept path proof of safe

reversing; visibility splays, bin drag distances and cycl e parking
to WBC st andards.

Docunents relied upon (key references):

Pl ans/ secti ons: RGLO9BS. 01 (Location); RGL09BS. 02
(Exi sting/ Proposed site plan, section & streetscene).

El evati ons/fl oor plans (showi ng raised terrace, dornmers, bin/cycle
stores): RGLO9BS. 03.

Pl anning & DAS (Jan 2026): applicant's justification
di stances/| evel s, access, and drai nage/ BNG asserti ons.

Policy: TB0O6 sumary (WBC MDD); MDD Local Pl an
(Resi denti al / backl and/ aneni ty, CC03, CC07, CC09/CC10).



