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1    Introduction
        Format of this Planning Statement 
1.1 [bookmark: _GoBack]This document has been prepared on behalf of Mr Kevan Robinson (the applicant), in                support of a detailed application for planning permission to erect a detached dwelling with revised parking facilities on land adjacent to 38a to 40 Broadway and opposite 56 to 60 Reform Street, Crowland, Lincs PE6 0AN.
1.2     The Planning Statement provides the following information:
· Section 1: An introduction 
· Section 2: The application plot
· Section 3: The recent planning history in the locality
· Section 4: The application proposals
· Section 5: Relevant planning policies and guidance
· Section 6: The main issues for consideration
· Section 7: Conclusions








 2    The Application Plot 

2.1     The plot of land the subject of this planning application is situated in Crowland on the southern side of the town, in an existing and well established residential area close to the town centre. 
2.2    The application plot is located to the rear of three existing residential properties which front onto Broadway (no.s 38a, 38b and 40) and opposite a row of frontage terraced housing along the eastern side of Reform Street.
2.3    An existing entrance along the Reform Street road frontage at the eastern end of the site, currently provides vehicular and pedestrian access into a large underutilised tarmac covered area containing two car park spaces for 38a and 38b Broadway, which are demarcated with brick paviours. A third car parking space is located behind double gates in the rear garden of 40 Broadway, with access to it via the Reform Street entrance.    
2.4    This tarmac covered car parking area provides most of the application site plot area leading in from the Reform Road entrance, with the remainder being a small piece of garden land to the rear of 38a Broadway. 
2.5    The application plot is a relatively flat, rectangular shaped parcel of land, measuring approx. 21 metres in length and 7 metres in width with an area of approx. 0.02 hectare. 
2.6    The existing north, west and southern boundaries of the land are defined by 2 metre high close boarded fencing, with pedestrian access gates included beside the parking spaces to enable rear garden access into 38a and 38b Broadway. The entire eastern frontage onto Reform Street is open.
2.7    Being part of an existing well-established residential neighbourhood close to the town centre of Crowland, the application site constitutes a sustainable “infill” plot within an existing built up area, with good access to public transport bus routes and a range of services and facilities located nearby.
           



3     Recent Planning History in the Locality     

3.1    The land abutting the northern boundary of the application site, having previously been occupied by the former South View Community Primary School (now demolished), has been the subject of recent planning applications for residential development on the vacant land. Whilst these recent proposals have been for larger housing schemes they have all been given conditional planning permissions.

3.2    H02-0405-17 – An Outline planning application for the erection of up to 22 dwellings on the former South View Community Primary School site was granted a conditional consent on the 16th. August 2017. Condition 4 on this permission notice requires the provision and phasing of a minimum of 15 of the total residential units on this site to be Starter Homes to meet local housing needs.

3.3     H02-0448-18 – On the 22nd. August 2018 approval was given to a Reserved Matters application for the erection of 22 dwellings on the former South View Community Primary School site.

3.4     H02-1020-19 - A Reserved Matters application was submitted in 2019 to relocate plots 8, 9 and10 on the former South View Community Primary School land from the northern end to a southern position alongside plots 19 to 22, which abut the northern boundary of the current planning application site. Approval for the erection of these 3 dwellings and associated works on this part of the adjacent development land was granted on the 18th. December 2019. 










4    The Application Proposals

4.1    The application site comprises an area of underused curtilage land to the rear of existing residential properties at 38a, 38b and 40 Broadway, the size, shape and area of which is comparable to other recently approved building plots on the adjacent former South View Community Primary School land. 

4.2     The existing entrance from the site onto the Reform Street will continue to provide vehicular and pedestrian access into the site and the adjacent residential properties at 38a and 40 Broadway. Whilst a rear pedestrian access will be retained for all the existing properties which front onto Broadway, a new vehicular parking and turning area will be provided within the front garden of 39b Broadway for that property.

4.3    The submitted site layout plan shows the proposed detached dwelling positioned in the middle of the plot, with “off street” parking provided along the frontage of Reform Street. In addition to a car space for the proposed dwelling, the spaces previously provided for the occupiers of 38a and 40 Broadway are reallocated alongside.  

4.4     A 0.9m brick wall will be erected behind the parking spaces along the Reform Street frontage along with a defined pedestrian access and entrance gate. A new 0.6m high fence will retain and allow visibility to the north of Reform Street, with a 1.8m close boarded fence re-aligned around the rear garden of 40 Broadway to provide adequate visibility to the south along Reform Street. 

4.5    The existing 2m high close boarded timber fencing along the north and western boundaries of the site will be retained, with a new 2m high close boarded timber fence erected along the realigned southern boundary. 

4.6    The proposed layout plan shows a detached house in the middle of the plot, with a rear garden and a side garden which includes a bin storage area and cycle store along the northern side of the plot. A pedestrian access to the rear garden areas of the properties at 38a, 38b and 40 Broadway is provided along the southern boundary of the site.

4.7     To avoid any direct overlooking/loss of privacy to any adjoining residential properties, no doors and only one ground floor window into a living room have been positioned along the northern elevation. With only a wc at ground floor and a landing window at first floor, a similar situation will also exist with regards to the existing properties to the south.

4.8    The accommodation to be provided in the proposed dwelling includes, a kitchen/dining/dining room area, wc, and lobby at ground floor, with 2 bedrooms, a bathroom and landing at first floor. 

4.9    Externally the dwelling will be constructed with buff brick walls, a grey slate roof and porch, upvc/timber doors and windows.

4.10  The proposal has been designed so as to ensure that the scheme not only provides “off street” parking for the proposed dwelling and neighbouring properties but in doing so can also retain acceptable levels of residential curtilage and amenity areas.  

4.11   In terms of an overall assessment of the proposed scheme, the layout of the application site as well as the form/external appearance of the dwelling have all been carefully considered to be in keeping with the locality. 










5     Relevant Planning Policy and Guidance

5.1    In accordance with planning law, planning applications must be determined in accordance with the relevant policies of the Development Plan unless other material considerations indicate otherwise. The current Development Plan and relevant material considerations to be taken into account in planning decisions are included in the following documents:
· South East Lincolnshire Local Plan 2011-2036
· National Planning Policy Framework 2019 (NPPF)
5.2     With the adoption by South Holland DC of the South East Lincolnshire Local Plan 2011-2036 on the 8th. March 2019, the applicant would list the most relevant of these new policies which apply to the current application proposals as follows:
Policy 2 – Development Management.
Policy 3 – Design of New Development.
     Policy 4 – Approach to Flood Risk.
Policy 17 – Providing a Mix of Housing. 
       Policy 18 – Affordable Housing. 
     Policy 36 – Vehicle and Cycle Parking 
          National Planning Policy Framework 2019 (NPPF)
5.3     In Chapter 2. Achieving Sustainable Development, under the heading of “The presumption in favour of sustainable development,” paragraph 11 of the NPPF states: 

              “For decision-taking this means:    
              c)  approving development proposals that accord with an up-to-  
                  date development plan without delay; or 
              d)  where there no relevant development plan policies, or the 
                  policies which are most important for determining the 
                 application are out-of-date, granting permission unless:
i. The application of policies in this Framework that protected areas or assets of particular importance provides a clear reason for refusing the development proposed ;or
ii. 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.”

5.4    In Chapter 4. Decision-Making, paragraph 38, states: 
         38. Local planning authorities should approach decisions on proposed development in a positive and creative way. They should use the full range of planning tools available, including brown field registers and permission in principle, and work proactively with applicants to secure developments that will improve the economic, social and environmental conditions of the area. Decision-makers at every level should seek to approve applications for sustainable development where possible.   

c) support the development of windfall sites through their policies and decisions - giving great weight to the benefits of using suitable sites within existing settlements for homes…;

 5.5   In Chapter 5. Delivering a sufficient supply of homes, paragraph 61, states:  
         “61. Within this context, the size, type and tenure of housing needed for different groups in the community should be assessed and reflected in planning policies (including, but not limited to, those who require affordable housing, families with children, older people, students, people with disabilities, service families, travellers, people who rent their homes and people wishing to commission or build their own homes 26).

5.6    Under the sub heading of “Identifying land for homes”, paragraph 68 states:
         68. Small and medium sized sites can make an important contribution to meeting the housing requirement of an area, and are often built-out relatively quickly…  
















  
6    The Main Issues for Consideration

6.1    Taken into account the guidance set out in the NPPF 2019, the planning policies contained in the South East Lincolnshire Local Plan 2011-36 and the recent planning history on the adjacent site, the applicant would identify the following issues as being particularly relevant in the determination of this planning application for a detached dwelling with revised car parking facilities at this location.
· The principle of development.
· The relevant design aspects of the proposal. 
· Other Material Considerations

The Principle of Development 
6.2     In the current adopted South East Lincolnshire Local Plan 2011-36, Crowland is identified as a Main Service Centre where – 
          “... within the settlement boundaries, development will be permitted that supports their role as a service centre for the settlement itself, helps sustain existing facilities or helps meet the service needs of other local communities.”

6.5    As the site is located within the settlement boundary of Crowland in an existing residential neighbourhood and close to the town centre, the principle of an additional dwelling on this site is considered to be acceptable and consistent with the relevant planning policies and guidance. 

The Relevant Design Aspects of the Proposal 
Retention of Parking Spaces, Pedestrian Access and Amenity Areas
6.6    As will be evident from a site visit, the application land to the rear of the existing properties at 38a, 38b and 40 Broadway is underutilised, containing only two car parking spaces and pedestrian accesses to the rear of these existing dwellings.
6.7     The proposed scheme would not only result in a more beneficial use of the land, but its development as a single building plot can be undertaken without detriment to the provision of the facilities enjoyed by the existing properties at 38a, 38b and 40 Broadway.
6.8    The design and layout of the application plot not only provides “off-street” parking provision, pedestrian access and appropriate garden amenity areas for the proposed dwelling, but it will also allow the existing properties to retain these benefits too.   
          Size, Scale and Appearance
6.9     Being a proposal for only a modest two bedroom detached dwelling, the overall size of the proposed development will have a “building footprint to plot ratio” density in keeping with existing residential properties in the immediate locality.      
6.10   To ensure the character and appearance of site is maintained, a condition could be included on a planning permission for a landscaping scheme to be agreed with the LPA, which would conserve and enhance biodiversity on the site as required by Paragraph 175 of the NPPF. 
6.11   Although the proposed dwelling will be located behind the rear gardens of the existing properties which front onto Broadway, there will be public views of it from the Reform Street.
6.12   In assessing the impact the proposed scheme would have on this Street Scene, this consideration needs to be made within the context that the application site is not included within the Conservation Area or designated as being within an area of “Open Space” or as a “Gap for Protection”. 
6.13   Taking into account the size, scale and design of the proposed dwelling, the development would enhance the character and appearance of locality in this residential area of Crowland.  
6.14   In addition to the benefits to those set out above, the proposed development would also achieve other planning objectives. 

          Other Materials Considerations
6.15   In Paragraph 7 of the NPPF it is stated - The purpose of the planning system is to contribute to the achievement of sustainable development. The proposed development does achieve the objectives set out Paragraph 8 as it comprises a sustainable scheme which has economic, social and environmental benefits:
a) Economic – The proposed development would provide short-term economic benefits during the construction period as well as in the longer term through the support of local services and facilities in Crowland and the surrounding area.
b) Social – The proposal provides an additional residential unit in a sustainable location with public transport available at a bus stop located in Broadway and links to services and facilities in the nearby town centre. This new dwelling would add to the range of housing needed in the local area by providing a modest home in this existing residential neighbourhood.
c) Environmental – The layout, scale and design of the proposed development will not only preserve and enhance the character of the existing locality, but in making a more effective use of this vacant and redundant area of land, together with additional landscaping will also improve and result in a net gain to biodiversity. 










7    Conclusions

7.1     For the reasons set out in this Planning Statement, the proposed erection of a detached dwelling on this site, which is located within the built-up area and close to the town centre of Crowland, is in accordance with the all the relevant policies concerning this type of housing. 
7.2     The proposed scheme will comprise an acceptable infill development which will not only preserve and enhance the character and appearance of the locality, it will also be able to achieve net gains for biodiversity. 
7.3     As such, the application proposal is in keeping with the provisions of the Development Plan, the NPPF and all other relevant advice relating to this form of residential development and therefore should be given a conditional planning permission.
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