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CASE OFFICER ASSESSMENT

Proposal

This is a planning application that seeks full permission for erection of 2 dwellings at land north of
Highstock Lane, Gedney Hill, Spalding.

Site Description

The site is in close proximity with the built-up area of Gedney Hill. Highstock Lane extends from
west to east. The first half is currently built on the northern side by a row of detached bungalows.
The second half obtained outline permission for 6 dwellings under H07-0945-17. The form of
development would be linear in keeping with the remainder of the frontage. One further frontage
would be built opposite the road under successive planning permissions.

The entire land is currently obscured by overgrown high shrubs onto the road. The application site
hosts the last two plots of the intended frontage. It is located near the junction of Highstock Lane
with Mole Drove. It adjoins the curtilage of No. 5 Mole Drove where the main dwelling is positioned
northwards and facing the parallel highway.

History

HO07-0945-17 - OUTLINE - Residential development (up to 6 dwellings) - Approved

HO07-0285-19 - Residential development (up to 6 dwellings) - approved under H07-0945-17.
Variation of Condition 4 to remove the gross floor area restriction - Approved

HO07-0786-20 - Proposed detached bungalow with detached double garage, means of access,
landscaping and boundary treatment (Plot 5) - Approved

HO07-0787-20 - Proposed detached bungalow with attached double garage, means of access,
landscaping and boundary treatment (Plot 6) - Approved

Consultation Responses

South Holland IDB

No objection.
Reminds the compliance of Board's byelaws.

LCC Highways/SUDS Authority

No objection.

Requests the addition of two informative notes should permission be granted.

Planning Considerations

Principle of development

The site is out of settlement boundaries for Gedney Hill following the Policies Map of South East
Lincolnshire Local Plan (2019). However, outline permission was granted prior to the adoption of the
Local Plan. At that time, the Council was uncapable of delivering a 5-year housing land supply and
permission for residential development was given in the presumption of sustainable development in
accordance with National Planning Policy Framework (NPPF) published in 2012.




The principle of residential development was approved at such location and therefore this is not
disputed with this current application.

Design and layout

Paragraph 127 of National Planning Policy Framework (NPPF), 2019 establishes that planning
policies and decisions should ensure that developments will function well and add to the overall
quality of the area; are visually attractive as a result of good architecture and sympathetic to local
character and history, including the surrounding built environment and landscape setting. Policies 2
and 3 of SELLP 2019 amongst other matters seek to ensure that development respects the
character and appearance of the area and the relationship to existing development and land uses.

The dwelling footprints are proposed insofar as the scheme would sit well within the remainder of
the frontage. Furthermore, the residential buildings would sit well within each plot. The front area
would be sufficiently spacious for a driveway with appropriate turning point for cars manoeuvring
and reversing. The rear gardens would be likewise of decent size to ensure good levels of amenity
to the future residents.

Internally, the communal spaces would be on the ground floor level whereas sleeping
accommodation comprising up to 5 bedrooms. The document "Technical housing standards -
nationally described space standard" was produced by the Department for Communities and Local
Government on March 2015 (DCLG).

Although it has not been embedded to the Local Plan other than houses in multiple occupation and
the sub-division of dwellings, these standards provide some useful guidance to assess whether the
proposals are or is not appropriate in this respect. Having regard the width and gross internal floor
area (GIFA) of each bedroom, it is concluded that all proposed bedrooms would be above the
minimum standards and the future householders would enjoy good living conditions.

The plots would be mostly bounded with a 1.8 metre high timber closeboard fence reducing to 1.2
metres at frontage of dwellings and highway. To the front, the existing hedge would be trimmed and
altered to create vehicular accesses per each plot. To the rear, Lincolnshire post and rail fence
would be erected on the boundary and supplemented by mixed hedging. A pair of trees, one silver
birch and one white beam, would be planted in each rear garden. On balance, the proposals for
landscaping and boundary treatment would be appropriate with existing site features and the
residential use of the land.

The external walls would be coated by Desimpel Heatfield Red facing brickwork. The roof tiles
would be Calderdale slate dark grey. Cream and white tones would be visible in the fenestration
and joinery. Having regard to the materials approved for plots within the new frontage, it is
considered that the proposed material schedule would be sympathetic with the appearance and
visual amenity of the area.

The main roof of each dwelling would have gable pitches on both side elevations. This roof layout
would be replicated in the subservient element used as a garage as well as the two-storey element
and dormer window both on the front elevation. Brick detailing under the roof edge, window lintels
and chimneys breasts would enhance the design standards of the scheme and would make it in
keeping with the semi-rural character of the location.

Flood risk and drainage

The site is within Flood Zone 1 and has no flood hazard in accordance with Environment Agency
and South East Lincolnshire SFRA respectively. In any case, sleeping accommodation would be on
the first-floor level which would reduce the vulnerability of the householders against extreme
flooding event.

Policy 4 of SELLP is concerned on flood risk management and states that new development will be
permitted if appropriate flood resistance and resilience measures are proposed (criterion c);
incorporates the use of Sustainable Drainage Systems (SuDS) (criterion e); and demonstrates that
adequate foul water treatment and disposal already exists or can be provided in time to serve the
development (criterion g).

The surface would have either permeable material or remain untreated other than the dwelling
footprint. Foul water would be disposed into a package treatment plant in view of the lack of main




sewers in the area and separately 3 no. soakaways would be installed in each plot to manage
surface water runoff via infiltration.

It is acknowledged the SUDS approach to address drainage matters but infiltration testing should be
undertaken in line with BRE Digest 365 (or equivalent) to determine the efficiency of soakaways at
such location. It is accordingly recommended to submit full details of drainage strategy at a later
stage.

Residential amenity

Paragraph 127 of National Planning Policy Framework (2019) amongst other matters seeks places
with a high standard of amenity for existing and future users. Policies 2 and 3 of South East
Lincolnshire Local Plan (2019) set out residential amenity and relationship to existing development
and land uses as main considerations when making planning decisions.

Both plots would be handed to the extent which single-storey in-built garages would be positioned
side-by-side. In doing so, the main bulk of the dwellings would be well separated from the adjoining
sites.

The two-storey footprints of each plot would be set back 7.60 metres from the adjoining site and 21
metres from the rear boundary. At such position, the sightline from the first-floor bedroom windows
would not be sufficiently direct to overlook the rear gardens of Plot 4 and No. 5 Mole Drove.
Moreover, the separation distances are long enough to prevent any excessive overbearing impact
of the new dwellings upon the residents of current properties.

Highway safety and car parking provision

The proposals are aimed to retain the front verge and hedge onto Highstock Lane. The County
Highways Authority has not objected the principle of creating two independent vehicular access
subject to the submission and subsequent approval at a later stage.

In conjunction with Policy 36 of SELLP 2019, Appendix 6 sets out the minimum standards for
parking provision upon the use class. Three spaces for dwellings with 4 or more bedrooms should
be provided within the curtilage. A garage can count as one space if it is 2.6m x 5.6m internal width.

The proposed dwellings would have up to 5 bedrooms. The in-built garage would ensure 2 no.
spaces which would comply with internal dimensions. The proposed driveway layout would be
sufficient to accommodate two further cars that could enter and egress the site in a safe and
forward manner. Overall, the proposals would ensure minimum parking standards.

Planning balance

The principle of developing the residential scheme is acceptable at such location given the extant
outline permission.

The form of development would be in keeping with the linear pattern of the new frontage and the
built-up area of Gedney Hill. The external materials, landscaping and mean of enclosure would be
sympathetic with the neighbouring land uses and the semi-rural character of the area. The dwelling
footprints would sit well within each plot. The handed layout would ensure that no unduly harm
would occur upon the amenity standards of adjacent neighbours.

On-street parking would be prevented by appropriate car parking arrangement within each plot and
no cumulative impact upon highway safety is anticipated by these additional dwellings in the area.
Surface water management would be in principle appropriate subject to infiltration testing results.
The design of the development would accord with the low floor risk probability on the site and its
setting.

On balance, no adverse impact of granting permission would significantly and demonstrably
outweigh the benefits of doing so, when assessed against the planning policies taken as a whole.

Conclusion

Section 38 (6) of the Town and Country Planning Act, as amended by the 2004 Act, states that the
determination must be made in accordance with the development plan unless material




considerations indicate otherwise.

Taking into account the above, this application contravenes Policies 1, 2, 3, 4, 10,
Appendix 6 of South East Lincolnshire Local Plan (2019) as well as Sections 2, 5,
National Planning Policy Framework (2019).
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Accordingly, it is recommended to approve this application via delegated powers.

Additional Considerations

Public Sector Equality Duty

In making this decision the Authority must have regard to the public sector equality duty (PSED)
under s.149 of the Equalities Act. This means that the Council must have due regard to the need (in
discharging its functions) to:

A. Eliminate unlawful discrimination, harassment and victimisation and other conduct prohibited by
the Act

B. Advance equality of opportunity between people who share a protected characteristic and those
who do not. This may include removing or minimising disadvantages suffered by persons who share
a relevant protected characteristic that are connected to that characteristic; taking steps to meet the
special needs of those with a protected characteristic; encouraging participation in public life (or
other areas where they are underrepresented) of people with a protected characteristic(s).

C. Foster good relations between people who share a protected characteristic and those who do not
including tackling prejudice and promoting understanding.

The protected characteristics are age, disability, gender reassignment, pregnancy and maternity,
race, religion or belief, sex and sexual orientation.

The PSED must be considered as a relevant factor in making this decision but does not impose a
duty to achieve the outcomes in s.149. It is only one factor that needs to be considered, and may be
balanced against other relevant factors.

It is not considered that the recommendation in this case will have a disproportionately adverse
impact on a protected characteristic.

Human Rights

In making a decision, the Authority should be aware of and take into account any implications that
may arise from the Human Rights Act 1998. Under the Act, it is unlawful for a public authority such
as South Holland District Council to act in a manner that is incompatible with the European
Convention on Human Rights. The Authority is referred specifically to Article 8 (right to respect for
private and family life) and Article 1 of the First Protocol (protection of property).

It is not considered that the recommendation in this case interferes with local residents' right to
respect for their private and family life, home and correspondence, except insofar as it is necessary
to protect the rights and freedoms of others (in this case, the rights of the applicant). The Council is
also permitted to control the use of property in accordance with the general public interest and the
recommendation is considered to be a proportionate response to the submitted application based
on the considerations set out in this report.




