
		


SUPPORTING STATEMENTS

Date:	August 2019
 
Proposal:	Conversion and extension of the existing building to residential dwelling and the change of use from B8 storage and distribution to C3 residential use.  

Site address:		Land adjacent to Woolie Farm, Langary Gate Road, Gedney Hill, PE12 0RU

[bookmark: _GoBack]Planning Portal:		pp-0811875

Presenting the information: 

This statement should be considered in association with the accompanying list of documents, namely:
· LGRGH.PLAN 1		Existing/proposed plans & elevations		scale 1:100
· LGRGH.LP5000		Location Plan 1					scale 1:5000	A3
· LGRGH.LP2500		Location Plan 2					scale 1:2500	A3
· LGRGH.SP500		Site/Block Plan					scale 1:500	A3
· Statements:		Design and Access Statement
				Planning Appraisal

Pre-application discussion: 
No formal pre-application advice has been sought.
















DESIGN & ACCESS STATEMENT (DAS)

The design component:

Amount 		Site area			485m²
Existing floor area		46.41m²
Proposed floor areas		50m² (compliant with minimum standard)

Scale 	
			existing			proposed			
Depth			5.5m			5.5m + weatherboarding and insulation (200mm)
Width			9.5m			10.22m (increase 720mm)
Eaves height		3.1m			2.45m (reduction 650mm)	
Ridge height		4.4m			4.118m (reduction 282mm)







Layout and Landscaping		
Boundary:	1.8m height close boarded timber fence to remain as existing	
Soft landscape:	External storage areas will be removed and reinstated to grass garden.
The remaining area will be laid to grass and shrubs typically found in garden.
Parking:	Gravel
 



Appearance		

The existing building is constructed with stark block walls and double timber access doors. The roof comprises a corrugated asbestos cement roof panels supported with angle iron trusses and purlins. Generally, the building is of no architectural merit in its present form and the surrounding storage area is unsightly, representing an incongruous business use in open countryside.




The development proposal relates to the conversion and renovation of the building to a residential use and the surrounding storage area to be used for an accompanying residential garden purpose. The conversion will require the replacement of the roof structure and the corrugated asbestos covering with a more attractive natural slate. It is also proposed to cover the existing block walls with stained weatherboarding similar to other residential dwellings in Langary Gate Road and more in keeping with a traditional countryside genre.




It is proposed to remove the existing access doors which are of no architectural merit. New timber doors and windows are proposed to serve the converted residential use. The introduction of the canopy porch is intended to serve as a weather protected area to the main access door together with providing an attractive break to the roadside frontage. A hardstanding storage area is proposed for refuse bins at the rear of the property, out of public view.  

Appraising the context including the use	

The character and appearance of the surrounding area is typically Fenland with the general topography relating to flat open countryside with drainage dykes separating the fields. Langary Gate Road is a single lane metalled road running north east from the junction with Long Lane (B1166). The application site is located on the northwest side Langary Gate Road, 640m from the junction with Long Lane. The pattern of development leading to the site from the junction relates to 8 residential dwellings sporadically located on both sides of the road until reaching the application site. Additional dwellings are located further northeast along the road mainly of an agricultural nature. The dwellings are a mixture of single and two storey dwellings.
As described in the earlier text and illustrated on the accompanying plans, the utility building and surrounding area represents an incongruous storage and distribution use in open countryside. The intensity of the lawful use of the site is largely beyond the Council’s control. For reasons of physical, economic and social contextuality local and national policies generally discourage new housing in open countryside, upholding the principle that the countryside should be protected for its own sake. However, the development of previously developed or brownfield sites is encouraged/supported and NPPF 79 and local policy SELLP 23 are permissive exceptions that allow the re-use of redundant or disused buildings especially those that lead to the enhancement of its immediate setting. 
    
State and condition of the building:

The building is constructed of 225mm block walls and an asbestos cement corrugated panelled roof supported by an angle iron trussed roof structure. Large doors front the road elevation for vehicular access and delivery. The condition of the roof is immaterial because it will need to be replaced in the conversion process normally acceptable in these circumstances. The present ridge level is sufficiently high to allow a new roof with a greater pitch to facilitate a natural slate roof resulting in a ridge level lower than the existing. The condition of the walls is poor with signs of subsidence in places. In accordance with good practice, it will be necessary to underpin those failed sections. The eaves height is sufficient to allow a new floor to be laid over the existing floor with the necessary insulation to conform to modern Building Regulation Standards.  In summary, the building can be repaired within permitted development rights and is structurally sound and capable of conversion without the need for significant extension, alteration or rebuilding; 
ACCESS: 	

The buildings spaces already exist and access to public transport lies at a distance of 640m south west of the site at the junction with Long Lane (B1166). 		

The conversion of the building will enable disabled access to the building and access to all facilities within the building including emergency evacuation. In other respects, the proposed residential use lies within a level 5 minutes mobility scooter ride to the shop in Gedney Hill where all day to day essentials can be purchased. Any other shopping can be made on-line and delivered to the site. 	

Emergency and refuse vehicle access will remain as existing in respect of its existing use and the other residential dwellings located in close proximity.  		

The site plan shows the car parking spaces and turning area that conform to acceptable standards of
two car parking spaces (5m x 2.5m) 

PLANNING APPRAISAL

Planning Background:

In May 2017 an enforcement notice was issued by the Council relating to an alleged breach of planning control in respect of the siting and residential use of static caravans A and B shown on the accompanying plan at the time. 

A written ground (a) appeal was lodged on the basis that planning permission should be granted for the matters stated in the appeal notice referred to above. In accordance with procedure, the Council presented material planning arguments in support of the enforcement position, but the Inspector noted that the appellant was unrepresented and that it was not for him to second guess the grounds of appeal. In summary, the Inspector upheld the enforcement notice on the basis that the additional residential use was in an isolated and unsustainable location.

The appeal decision can only be used as a reference point in terms of the subject matter, namely: Change of use from B8 to a mixed B8 and residential caravan site use. The wording of the enforcement notice confirms the Council’s acceptance that B8 storage and distribution is an authorised use. The Inspector found it necessary to correct the LPA by replacing the word ‘residential’ with the words ‘caravan site’ because the unauthorised use fell under the Caravan Site and Control of Development Act 1960, however, this related only to the caravans being used for the purposes of human habitation. It follows that providing the caravan is not used for human habitation the storage of caravans on the site is a lawful use under the banner of B8 storage and distribution use. 

Given the accepted B8 storage and distribution use, the site falls within the NPPF defined category of being ‘previously developed’ or ‘brownfield land’, namely:

Land which is or was occupied by a permanent structure, including the curtilage of the developed land (although it should not be assumed that the whole of the curtilage should be developed) and any associated fixed surface infrastructure. This excludes: land that is or was last occupied by agricultural or forestry buildings; land that has been developed for minerals extraction or waste disposal by landfill, where provision for restoration has been made through development management procedures; land in built-up areas such as residential gardens, parks, recreation grounds and allotments; and land that was previously developed but where the remains of the permanent structure or fixed surface structure have blended into the landscape.

Since the appeal decision, the National Planning Policy Framework (NPPF) has been up-dated and the South East Lincolnshire Local Plan (SELLP) has been adopted.  

Accessibility:

Bus stops are located at the junction with Long Lane (B1166), which is approximately 200m from the settlement edge of Gedney Hill and approximately 400m from the settlement edge of Holbeach Grove.  Gedney Hill is served by a church, village hall, primary school and a shop selling all essential day to day products. Holbeach Grove is served by a shop and fuel filling station. Both villages lie within close proximity of the site (less than a mile) and within easy level cycling or mobility scooter range of 5 minutes. Given the close and convenient proximity of the villages, it is safe to assume any future residents would support those services based on the framework principle that: where there are groups of smaller settlements, development in one village may support services in a village nearby.  

Notwithstanding the close proximity of shops and services, national policies relating to centralised employment and education have resulted in the increasing endemic use of the private car, typified by rush hour traffic, especially during the school term. In reality, everyone, other than those living in the centre of a town or city, is heavily reliant upon the car, especially those living in villages or rural areas. The established storage and distribution use, including the storage of caravans, generates greater traffic movements and impact upon the highway network than the proposed residential use generated by a modest single dwelling. 

Notwithstanding the location of the site, the proposed residential use would make no difference to the necessary deliveries or refuse collection that already exist with the established use and necessary to serve the existing nearby dwellings in Langary Gate Road including the dwelling on the opposite side of the road.

Permitted development:

In assessing the planning balance, it is necessary to establish what is already authorised within its existing use compared with the proposed residential use, relevant planning policies and the public interest generally. 

It has already been established that the lawful use of the site relates to B8 storage and distribution. This right also extends to B1 business use. Under permitted development rights the Council has little control over what can be stored, the intensity of storage, vehicle movements, the size of vehicles or the time the vehicles come and go to and from the site. In this respect, cars, caravans and containers can be stored over the entire site served by container lorries and car transporters.  

Permitted development rights allow for the building to be repaired or damaged areas replaced providing the entire building is not demolished in the process, including the replacement of the roof. 
Relevant planning policies and objectives:

The up-to-date National Planning Policy Framework (NPPF) applies a presumption in favour of sustainable development unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits. For decision-taking this means approving development proposals that accord with an up-to-date development plan without delay. The South East Lincolnshire Local Plan (SELLP) represents the up-to-date development plan.

The NPPF requires Local planning Authorities (LPA’s) to approach decisions on proposed development in a positive and creative way by working 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 including ‘brownfield’ sites where possible.

The NPPF now devotes an entire section to the effective use of land to meet the need for homes in a way that makes as much use as possible of previously-developed or ‘brownfield’ land including service yards and lock-ups. It cites small and medium sized sites that can make an important contribution to meeting the housing requirement of an area and are often built-out relatively quickly. 
Notwithstanding the sites isolated location, the Local Plan SELLP Policy 23 is a permissive policy that echoes paragraph 79 of the NPPF allowing the conversion of existing buildings which are located outside defined settlement boundaries to residential use, subject to certain criteria. In this case the building is sufficiently structurally sound and capable of being converted without the need for significant extension, alteration or rebuilding other than a minor extension of 720mm and some repair work, both of which fall within permitted development rights. The building is of no architectural or historic merit and makes no contribution to the character of the landscape, however, its conversion will be more in keeping and sympathetic with its surroundings and lead to an enhancement of the immediate setting in accordance with the policy.      

The development proposal will result in full compliance with the aims and objectives of both the NPPF and SELLP Development Plan by the benefits demonstrably outweighing any adverse impacts in respect of: 
· making a small contribution to the housing supply;
· removing an inappropriate use in open countryside
· functioning better with the overall quality of the area in the long term; 
· providing a visually more attractive building with effective landscaping; 
· is more sympathetic to the local character of the surrounding setting; 
· optimises the potential of a brownfield site; 
· reduces traffic movements
For the reasons outlined in the supporting statement, the applicant respectfully asks the Council to grant planning permission.


ACH PLANNING LIMITED
Directors: Adrian C Hoy & Victoria Hoy
Registered Office: 3 Carrera House, Merlin Centre, Gatehouse Close, Aylesbury, Buckinghamshire HP19 8DP
VAT Registration Number: 203 8732 24 Company Number: 9563249
Bank Details: Metro Bank Sort Code: 23-05-80 Account Number: 18220385
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EXISTING PLAN (before conversion)

PROPOSED PLAN (after conversion)
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Existing structure:

Roof:

corrugated asbestos sheets and angle iron trusses to be removed by licensed

contractors and replaced with timber 'W' fink trusses and slate roof covering.

Walls:

200mm thick blocks to be retained and utilised in the conversion process.

State and condition:

The existing structure is in poor condition with elements of structural subsidence that can be

repaired under permitted development rights. In all other respects the existing structure is

sound enough to be capable of being converted without the need for significant extension,

alteration or re-building.
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