


- Overshadowing: The scale and proximity of the structure could lead to
unacceptable loss of light to adjoining properties and outdoor amenity areas.
- Unneighbourly development: A substantial dwelling in a rear garden
environment would create an oppressive and intrusive relationship with
surrounding homes, contrary to the established amenity expectations of the area.
These impacts conflict with:
- SPG2 Residential Layout Guidelines (2020), which set out minimum separation
distances and amenity standards.
- Policy CS19 of the Core Strategy (2014), requiring development to safeguard
the amenity of existing and future residents.
- Paragraph 135 of the NPPF (2024), which emphasises the need to ensure high
standards of amenity for all occupants.
Access, Safety, and Legal Constraints
1. Physical Constraints of the Existing Access Route
- The only vehicular access to the site is a private route measuring approximately
2.7 m between kerbs, narrowing to around 2.5 m due to vegetation.
- This is significantly below the minimum width required for safe two way
movement or emergency vehicle access.
- The route narrows further approximately 10 m into the access, creating a pinch
point that increases the likelihood of conflict between vehicles entering and
exiting.
- Existing homes on the plot-built in 1937 and circa 1970-are large family
properties with multiple vehicles, all relying on this single constrained access.
Additional dwellings would intensify traffic through a route already operating at its
practical limit.
2. Right of Way Limitations
- Any historic or informal access agreement does not automatically extend to new
dwellings within the same plot.
- The 2024 Land Registry title deeds confirm that the right of way terminates at
the line of the existing garage structure.
- As a result, the proposed new homes would not have a legally established right
of vehicular access, which is fundamental for residential development.
3. Non Compliance with Building Regulations (2010) - Approved Document B,
Volume 1
- Building Regulations require a minimum access width of 3.7 m between kerbs
for fire appliances to reach new dwellings.
- The current access falls 1 m short of this requirement, even before accounting
for vegetation.
- The access route exceeds 20 m in length and lacks a turning head or turning
circle, which is mandatory where emergency vehicles cannot enter and exit in a
forward gear.
- Consequently, the existing access cannot meet statutory emergency access
requirements and therefore cannot serve new dwellings under current
regulations.
4. Safety and Operational Concerns
The combination of:
- substandard width,
- narrowing pinch points,
- lack of turning facilities, and
- increased traffic from additional homes
creates a material risk of obstruction, particularly during peak times or
emergencies. Emergency services may be unable to reach new dwellings, which
is a critical planning consideration and a common basis for refusal.
Conclusion
Based on the planning policy conflicts, amenity impacts, physical constraints,
legal limitations, and regulatory non compliance, the proposal represents an
inappropriate and unsustainable form of development. The existing private
access route:
- fails to meet Building Regulations for emergency vehicle access,
- does not provide a legally transferable right of way for new dwellings,
- and is already constrained for existing residents.
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