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1.0		Introduction	:	
1.1.1  This statement provides an assessment of the proposals by John Dickie Associates for the construction of 
five dwelling houses,  hard and soft landscaping and garaging at Millhaven,  Lowgate,  Gedney Lincs   PE12 
0BL 
	
In	submitting	this	statement,	the	aim	is	to	briefly	explain	the	planning	and	design	principles	which	have	
been	used	to	formulate	the	Planning	Application.	
	
1.2			The	design	and	access	statement	is	sub-divided	into	the	following:		

• Use		
• Amount	of	Development		
• Scale	
• Layout		
• Landscaping		
• Appearance		
• Access		

	
1.3			The	legislative	requirements	are	set	out	in	the	Town	and	Country	Planning	(General	Development	
Procedure)	(Amendment)	(England)	Order	2006	and	the	Planning	(Applications	for	Planning	Permission,	
Listed	Buildings	and	Conservation	Areas)	(Amendment)	(England)	Regulations	2006.		The	Council	are	



prohibited	from	entertaining	an	application	unless	it	is	accompanied	by	a	Design	and	Access	Statement,	
where	required,	and	the	above	legislative	measures	indicate	what	should	be	contained	in	such	
statements.		
	
1.4			This	Design	and	Access	Statement	will	help	to	ensure	that	development	proposals	are	based	on	a	
thoughtful	design	process	and	a	sustainable	approach	to	access.			The	Statement	is	intended	to	improve	
the	quality	of	proposals:	in	preparing	the	design	and	access	statement,	we	have	considered	and	
subsequently	explained	the	merit	of	the	design	and	how	it	relates	to	the	existing	setting.		
	
2.0			Planning	Policy	Backdrop		
	
2.1			National	Planning	Policy	Framework	
	
2.1.2		The	National	Planning	Policy	Framework	sets	out	the	Government’s	planning	policies	for	England	
and	how	these	are	expected	to	be	applied.		It	sets	out	the	Government’s	requirements	for	the	planning	
system	only	to	the	extent	that	it	is	relevant,	proportionate	and	necessary	to	do	so.			It	provides	a	
framework	within	which	local	people	and	their	accountable	councils	can	produce	their	own	distinctive	
local	and	neighbourhood	plans,	which	reflect	the	needs	and	priorities	of	their	communities.			
	
2.1.3			The	National	Planning	Policy	Framework	must	be	taken	into	account	in	the	preparation	of	local	
and	neighbourhood	plans,	and	is	a	material	consideration	in	planning	decisions.	
	
2.1.4		It	was	adopted	on	the	27th	March	2012	and	is	accompanied	by	the	Technical	Guide	to	the	NPPF	
which	provides	additional	guidance	to	local	planning	authorities	to	ensure	the	effective	implementation	
of	the	planning	policy	set	out	in	the	National	Planning	Policy	Framework	on	development	in	areas	at	risk	
of	flooding	and	in	relation	to	mineral	extraction.		
	
3.0			Regional	Planning	Policy	
3.1.1				The	East	Midland	Regional	Plan	(Government	Office	for	the	East	Midlands	(GOEM),	2009)	
replaced	the	existing	Lincolnshire	Structure	Plan	(Lincolnshire	County	Council	(LCC),	2006)	and	
provides	a	broad	development	strategy	for	the	East	Midlands	up	to	2026.	The	plan	recognised	the	
requirement	for	effective	protection	or	enhancement	of	the	environment.	
3.1.2		The	East	Midlands	Regional	Plan	was	revoked	by	the	Secretary	of	State	on	20	March	2013. 
	
	
4.00		Local	Planning	Policies	
	
2017	Update	on	the	SHDC	Adopted	Policies	and	their	Five	Year	Supply	of	Deliverable	Housing	
Land	:	
On	5th	July	2011	the	South	East	Lincolnshire	Joint	Strategic	Planning	Committee	Order	2011	came	into	
force	(2011	No.1455).	This	Order	establishes	a	Joint	Strategic	Planning	Committee	(Joint	Committee)	for	
the	areas	of	the	districts	of	Boston	and	South	Holland	(known	collectively	as	South	East	Lincolnshire).	
The	constituent	authorities	are	Lincolnshire	County	Council,	Boston	Borough	Council	and	South	Holland	
District	Council.	
	
The	Development	Plan	
South	Holland	District	Local	Plan,	July	2006		
The	South	Holland	Local	Plan	2006	was	formally	adopted	on	18	July	2006.	Following	a	direction	from	the	
Government	Office	for	the	East	Midlands	under	paragraph	1(3)	of	Schedule	18	to	the	Planning	and	
Compulsory	Purchase	Act	2004,	as	of	18	July	2009	only	certain	Local	Plan	policies	have	been	extended	
and	continue	to	form	part	of	the	development	plan.	In	the	context	of	those	saved	policies	referred	to	
below,	it	is	considered	that	the	Local	Plan	was	adopted	in	general	accordance	with	the	Planning	and	
Compulsory	Purchase	Act	2004	(albeit	under	the	transitional	arrangements).	Those	policies	referred	to	
below	are	considered	to	accord	with	the	thrust	of	guidance	set	out	in	the	National	Planning	Policy	



Framework,	and	in	the	context	of	paragraph	215	of	the	NPPF	should	therefore	continue	to	be	given	
substantial	weight	in	the	decision	making	process.		
Policy	SG1	-	General	Sustainable	Development	
Policy	SG2	-	Distribution	of	Development	
Policy	SG3	-	Settlement	Hierarchy	
Policy	SG4	-	Development	in	the	Countryside	
Policy	SG11	-	Sustainable	Urban	Drainage	Systems	(SUDS)	
Policy	SG14	-	Design	and	Layout	of	New	Development	
Policy	SG15	-	New	Development:	Facilities	For	Road	Users,	Pedestrians	And	Cyclists	Policy	SG16	-	
Parking	Standards	in	New	Development		
Policy	SG17	-	Protection	of	Residential	Amenity	
Policy	SG18	-	Landscaping	of	New	Development	
Policy	HS6	-	New	Housing	in	the	Group	Centres	(Non-Allocated	Sites)	
Policy	HS7	-	New	Housing	in	Open	Countryside	including	Other	Rural	Settlements		
If	regard	is	to	be	had	to	the	development	plan	for	the	purpose	of	any	determination	to	be	made	under	the	
Planning	Acts,	Section	38	(6)	to	the	Town	and	Country	Planning	Act	as	amended	by	the	2004	Act	states	
that	the	determination	must	be	made	in	accordance	with	the	plan	unless	material	considerations	indicate	
otherwise.		
	
National	Guidance	
National	Planning	Policy	Framework	(NPPF),	March	2012		
Paragraph	14	-	The	presumption	in	favour	of	sustainable	development	Paragraph	17	-	Core	planning	
principles	
Section	4	-	Promoting	Sustainable	Transport	
Section	6	-	Delivery	a	wide	choice	of	high	quality	homes		
Section	7	-	Requiring	good	design	
Section	8	-	Promoting	healthy	communities	
Section	10	-	Meeting	the	challenge	of	climate	change,	flooding	and	coastal	change		
Planning	Practice	Guidance	(PPG),	2014		
	
5.00		MATERIAL	CONSIDERATIONS		
The	key	material	issues	for	considerations	in	this	application	are:	-	Policy;		
-	Flood	risk	and	drainage;	
-	Highway	safety;	
-	The	appearance	and	character	of	the	development	and	likely	impact	upon	residential	amenity	of	nearby	
residents.		
	
Policy		
The	site	is	located	outside	of	the	defined	settlement	limits	of	Gedney	as	outlined	in	the	South	Holland	
Local	Plan,	2006.	In	this	instance,	the	relevant	policy	context	is	Policy	HS7	-	New	Housing	in	Open	
Countryside	including	Other	Rural	Settlements.	HS7	states	that	new	housing	development	will	only	be	
permitted	where:		
1)	it	is	proven	to	be	essential	to	meet	the	needs	of	agricultural,	forestry	or	other	workers	and	complies	
with	Policy	HS12;	or	
2)	the	proposal	is	for	small	scale,	rural	exception	affordable	housing	that	complies	with	Policy	HS9.		
Policy	HS9	-	Rural	Exception	states	that	on	rural	sites	not	identified	for	development	in	the	Local	Plan,	
affordable	housing	to	meet	local	needs	may	be	exceptionally	permitted.	However,	due	to	the	size	of	the	
proposed	development	and	the	likely	number	of	dwellings	presented,	the	applicant	will	not	be	required	
to	enter	into	formal	agreements	for	affordable	housing	contribution.		
	
The	proposal	does	not	comply	with	Policy	HS7.			Furthermore,	Policies	SG2,	SG3	and	SG4	emphasises	the	
importance	of	adopting	a	sequential	approach	which	gives	priority	to	the	use	of	previously	developed	
land	and	buildings	within	defined	settlement	limits,	then	to	greenfield	land	within	defined	settlement	
limits	and	finally	to	land	adjacent	to	defined	settlement	limits.			With	West	Pinchbeck	classed	as	'other'	



rural	settlement,	only	a	very	limited	amount	of	new	development	will	be	permitted	and	only	in	
exceptional	circumstances	to	meet	demonstrated	local	needs	and	where	the	location	of	the	development	
is	well	related	to	the	built	up	area	of	the	settlement.		
	
It	is	felt	that	the	pattern	and	density	of	the	proposal	is	well	related	to	the	current	development	along	
Lowgate.		The	development	proposal,	is	not	considered	to	result	in	an	unacceptable	impact	upon	the	
landscape	character	of	an	area,	either	individually	or	cumulatively			-		as	evidenced	by	the	Street	Scene	
drawing	and	Site	Layout.	
	
At	the	heart	of	the	National	Policy	Framework	(NPPF),	is	a	presumption	in	favour	of	sustainable	
development	which	should	be	seen	as	a	golden	thread	running	through	both	plan-making	and	decision-
taking.	Paragraph	49	of	the	NPPF	states	that	"housing	applications	should	be	considered	in	the	context	of	
the	presumption	in	favour	of	sustainable	development.			Relevant	policies	for	the	supply	of	housing	
should	not	be	considered	up-to-date	if	the	local	planning	authority	cannot	demonstrate	a	five-year	
supply	of	deliverable	housing	sites".			In	that	circumstance,	Paragraph	14	of	the	NPPF	is	quite	clear	that	
permission	should	be	granted	unless	any	adverse	impacts	of	doing	so	would	significantly	and	
demonstrably	outweigh	the	benefits,	when	assessed	against	the	policies	outlined	in	the	NPPF	as	a	whole;	
or	specific	policies	in	the	NPPF	indicate	that	development	should	be	restricted.		
	
The	Council	cannot	currently	demonstrate	a	5-year	supply	of	deliverable	sites	as	per	the	provisions	of	
NPPF.			In	the	context	of	the	objectively	assessed	need	identified	in	the	Council's	Strategic	Housing	
Market	Area	Assessment	(SHMA),	and	including	a	20%	buffer	by	virtue	of	a	persistent	under	delivery	of	
housing,	the	Council	can	only	currently	demonstrate	a	3.3	year	supply	of	deliverable	sites	(as	of	
31/12/16).	As	per	the	provisions	of	Paragraph	49	of	the	NPPF,	the	Council's	Local	Plan	polices	relevant	
to	the	supply	of	housing	are	considered	out-of-date	and	the	presumption	in	favour	of	sustainable	
development	applies.		
	
The	site	(and	ex	bungalow)	is	within	the	built	up	settlement	and	we	would	contend	therefore	that	there	
is	not	considered	to	be	a	policy	objection	to	the	development	in	principle	and	on	the	matter	of	
sustainability	when	assessed	against	Policy	SG1	of	the	Local	Plan	2006.			As	such,	as	per	the	provisions	of	
the	NPPF,	we	strongly	suggest	that	permission	should	be	granted	unless	any	adverse	impacts	of	doing	so	
would	significantly	and	demonstrably	outweigh	the	benefits,	when	assessed	against	the	policies	outlined	
in	the	NPPF	as	a	whole;	or	specific	policies	in	the	NPPF	indicate	that	development	should	be	restricted.		
The	principle	of	residential	development	in	policy	terms	is,		in	our	view,			acceptable.	The	new	dwellings	
proposed	are	not	considered	to	be	excessive	or	of	a	nature	that	would	cause	significant	detrimental	harm	
to	the	amenity	of	the	area.	We	consider	that	residential	development	in	this	location	would	significantly	
and	demonstrably	outweigh	any	dis-benefits	of	housing	development,	in	this	particular	location,	as	per	
the	provisions	of	the	NPPF.		
	
Conclusion	on	Policy	;	
Whilst	the	development	does	not	wholly	comply	with	local	plan	policy	the	lack	of	a	5	year	housing	land	
supply	means	that	the	guidance	within	the	NPPF	takes	precedence	and	the	development	is	considered	to	
be	sustainable	in	nature	and	to	comply	with	NPPF	guidance	and	will	help	deliver	much	needed	housing.		
	
	
	
	
	
	
	
	
	
	
	



6.0		The	Design	Solution	as	Submitted	

Site	Layout	Plan	

	

Proposed	Buildings	
	

	



	

	



	

	

	



	
Site	Location	Plan	

	



	
	
	
	
	
	
	
7.1.1		Use	:	
The	proposal	is	general	needs	housing	
	
7.1.2		Amount	of	Development	:	
The	application	site	area	is	2446	sq	m	(0.6	acres)		-		ex	bungalow	has	a	248	sq	m	footprint.			The	gross	
footprint	of	the	new	buildings	is	644	sq	m.			
GIA	SCHEDULE	
Detached	garage		=		29	sq	m	
Plot	One		=		148	sq	m	+	Car	Port	
Plot	Two		=		180	sq	m	
Plot	Three		=		160	sq	m	
Plot	Four		=		137	sq	m	
Plot	five		=		137	sq	m	
	
	
7.1.3		Scale:	
The	proportion	of	‘developed	site’	reflects	the	form	and	scale	of	development	in	the	locale	in	terms	of	the	
‘footprint	to	plot’	ratio		-		the	garden/amenity	area	to	the	proposed	dwellings	is	commensurate	with	the	
scale	of	the	properties.		Similarly,		the	height	and	massing	of	the	built	forms	echoe	the	prevailing	
neighbouring	properties	on	the	otherwise	built	up	frontage.	
	
7.1.4		Layout	:	
The	floor	layout	of	the	proposed	dwellings	have	been	carefully	considered	in	order	to	avoid	any	harmful	
overlooking	or	impact	of	the	adjacent	properties.		The	positioning	of	the	buildings	within	the	confines	of	
the	plot	has	also	been	the	subject	of	careful	deliberation	in	order	to	minimise	the	visual	impact	and	
effects	of	‘massing’	upon	the	adjacent	properties	and	the	surrounding	landscape.			
	
7.1.5		Landscaping	:	
Given	the	proportions	of	the	plot	and	the	mature	nature	of	the	perimeter	planting,		there	are	clearly	
limited	opportunities	for	the	introduction	of	new	soft	landscaping.		That	said,		the	proposed	Site	Layout	
incorporates	appropriate	scope	for	both	hard	and	soft	landscaping	within	the	constraints	of	the	
application	site	area.		None	of	the	trees	on	the	site	are	protected.	
	
7.1.6		Appearance	:	
Much	thought	has	been	given	to	the	apperance	of	the	development		-		not	only	the	street	scene	but	also	
the	internal	views.		The	frontage	properties	in	particular	have	been	designed	to	create	a	high	quality	infill	
development	with	a	cohesive	architectural	vocabulary.	
	
7.1.7		Access	:	
Both	vehicular	and	pedestrian	access	is	via	Lowgate	and	the	dwellings	will	be	designed	and	built	to	
accord	fully	with	the	requirements	of	Part	M	of	the	Building	Regulations.		There	are	no	steep	gradients	
either	within	the	site	area	or	at	the	road	frontage.		All	vehicles	will	be	able	to	leave	the	site	in	forward	
gear.	
	
	
8.00		Planning	backdrop	:	
None.	



	

9.0		Conformity	Checklist	for	the	residential	development	at	Lowgate.	

The	proposed	development	has	been	assessed	against	the	CABE	checklist	for	the	preparation	of	Design	&	
Access	Statements	

• Process	

Does	the	statement	show	that	the	applicant	has	assessed	the	site’s	full	context,	including	physical	social	
and	economic	characteristics	and	relevant	planning	policies?	

The	application	documentation	sets	out	an	appraisal	that	has	been	use	to	evaluate	and	formulate	the	
proposals.	From	the	appraisal	conclusions	are	drawn	to	inform	and	guide	the	design	response.	Criteria	
satisfied.	

Has	the	applicant	demonstrated	how	they	have	taken	account	of	the	results	of	any	community	
involvement?	

Not	applicable	in	this	case	

Does	the	statement	show	that	the	scheme	has	emerged	from	a	rigorous	assessment-	involvement-
evaluation-design	process	rather	than	trying	to	justify	retrospectively	a	predetermined	solution?	

The	relevant	planning	context	of	the	site	has	been	carefully	considered.	Criteria	satisfied.	

• Design	

Use	

Would	the	application	help	to	create	an	appropriate	mix	of	uses	in	the	area?	

The	proposed	use	would	be	compatible	with	the	overall	character	of	this	locality.	Criteria	satisfied.	

Would	different	uses	work	together	well,	or	would	they	cause	unacceptable	annoyance?	

The	proposed	use	is	compatible	with	surrounding	development.	As	such	no	compatibility	issues	are	raised.	

Criteria	satisfied.	

• Amount	

Is	the	density	appropriate?	

The	scale	of	development	proposed	is	compatible	with	the	scale	and	density	of	surrounding	development.	It	
is	proportionate	to	the	site	area.		Criteria	satisfied.	

Could	the	neighbourhood’s	services	support	the	amount	of	development	planned?	

Not	relevant	or	applicable	in	this	case.	

• Layout	

Do	all	spaces	have	a	purpose?	

Yes.	The	proposed	use	of	space,	and	the	arrangements	of	the	proposed	buildings	and	car	parking/turning	
areas	illustrate	an	appropriate	use	of	space.	Criteria	satisfied.	



Will	public	spaces	be	practical,	safe,	overlooked	and	inclusive?	

There	is	no	public	space	as	part	of	this	scheme.	

Will	private	spaces	be	adaptable,	secure	and	inviting?	

Yes.	The	development	will	be	adaptable,	secure	and	inviting	

• Scale	

Will	the	buildings	sit	comfortably	with	their	surroundings?	

Yes.	The	design	solution	will	ensure	a	development	that	is	compatible	with	its	surroundings.		Criteria	
satisfied.	

Will	they,	and	parts	like	doors	and	windows	be	of	a	comfortable	scale	for	people?	

The	scale	and	form	of	development	will	complement	adjoining	developments.	Criteria	satisfied.	

• Landscaping	

Has	landscaping	been	properly	considered	from	the	start?	

Yes.	A	generic	Landscaping	scheme	has	been	included	in	the	proposal.	Criteria	satisfied.	

Will	it	help	to	make	the	place	look	good	and	work	well,	and	will	it	meet	any	specific	aims	for	the	site?	

Landscaping	presently	makes	a	contribution	to	the	character	of	the	existing	dwellings.	This	will	not	be	
compromised	by	the	scheme	proposals.			Criteria	satisfied.	

Appearance	

How	will	the	development	visually	relate	to	its	surroundings?	

In	design	terms,	the	development	will	complement	adjoining	development.	This	will	ensure	the	buildinsg	
integrate	satisfactorily	with	the	surroundings.	Criteria	satisfied.	

Will	it	look	attractive?	

Yes.	This	application	represents	an	opportunity	to	provide	a	high	quality	of	design.		Design,	scale	and	
building	form	are	the	most	critical	elements.	Criteria	satisfied.	

• Access	

Will	the	space	be	safe	and	easy	for	everyone	to	move	around?	

Yes.	It	provides	as	safe	an	easy	environment	for	users.	Criteria	satisfied.		

Will	it	make	the	most	of	the	surrounding	movement	network?	

The	site	relates	well	to	existing	movement	networks.	Criteria	satisfied.		

Has	the	applicant	clearly	described	their	policy	approach	and	consultation,	whether	carried	out	or	
planned?	

The	development	conforms	to	relevant	National,	Regional	and	Local	policies.	Criteria	satisfied.	
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Appendix	One	
Environment	Agency	Flood	Mapping	

	

	


