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1. INTRODUCTION

1.1.

1.2.

1.3.

1.4,

1.5.

This Design and Access Statement has been prepared by Robert Doughty
Consultancy Limited on behalf of Anglia UK Limited to accompany a Full
Planning Application for the erection of an extension to an existing
workshop, the relocation of an existing storage building, the erection of
a communications mast and a manager’s dwelling to replace an existing

mobile home and the use of land to store vehicles.

Anglia UK Ltd is an established local business having first moved to the
Mill Green Road premises in 1999. The company now has a network of
agents across the UK involved in repossession, debt recovery, vehicle

logistics and auditing, which are but a few of the services offered.

The existing site has grown and been adapted over the years to meet
the demands of the growing business which now employs some 45
people who work each day at the Mill Green Road site, plus another 40
who work from the site but do not need to visit each day as they might
go straight from home out to pick up a vehicle. There are a further 40
people who are located around the country and who do not need to visit
the Mill Green Road site.

As a result of the businesses success and both their recent and planned
expansion, a permanent dwelling is proposed to replace the existing

temporary managers accommodation.

The application is supported by a Flood Risk Assessment, prepared in
accordance with the NPPF. The report concludes that the development
is safe from flooding and there will be no impact arising from surface

water run-off to adjacent land uses or users.

Anglia UK Ltd
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2. APPLICATION SITE AND SURROUNDINGS

2.1.

2.2.

2.3.

2.4.

2.5.

2.6.

2.7.

2.8.

The Anglia Business Centre comprises a collection of former agricultural
buildings, which have been extended and adapted over the years to

meet the needs of the applicant company.
The application site measures 1.43ha.

The western section of the application site is characterised by a staff car
park that has a landscaped earth bund to the east and southern
boundaries and a native hedge with tree planting to the Mill Green Road
frontage, together with a concrete parking and turning area, and the

main office buildings beyond.

The eastern section of the application site is characterised by a secure
compound for the storage of vehicles and other items which is
surrounded by steel palisade fencing within which there is a shed used
for storage, and a workshop. Further east there is a mobile home and
domestic curtilage used as accommodation for the site manager, and

east of this there is a gravel parking area.

The applicant company owns land to the south of the application site

which is in agricultural use.

All the administration buildings are painted render and vary in height
from single storey to two storey, all with pitched roofs. The more modern
workshop buildings are clad in green plastic-coated metal profile

sheeting and resemble agricultural stores.

Planning permission has also been granted for a two storey office

building but this has not yet been constructed.

Opposite the application site to the north side of Mill Green Road on the
Fengate Road junction there is an existing horticultural/agricultural
business and to the north of the site fronting Mill Green Road there are

semi-detached, two storey dwellings with long rear gardens.

Anglia UK Ltd
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3. PLANNING POLICY

THE DEVELOPMENT PLAN

South East Lincolnshire Local Plan

3.1.

3.2.

3.3.

3.4.

3.5.

3.6.

3.7.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states
that, “If regard is to be had to the development plan for the purpose of
any determination to be made under the Planning Acts the determination
must be made in accordance with the plan unless material considerations

indicate otherwise.”

The South East Lincolnshire Local Plan (the ‘Local Plan’) was formally
adopted in March 2019, therefore, forms the Development Plan for the
purposes of this application. Those policies considered relevant for the

proposal are set out below.

Policy 1 - ‘Spatial Strategy’ outlines the areas where development
should be directed, where Pinchbeck is identified as a Main Service
Centre. This proposal would help Pinchbeck fulfil its role as a Main
Service Centre by creating local employment opportunities within the

settlement.

Policy 2 - '‘Development Management’ states the Council will support
proposals where they meet the sustainable development considerations.
This development meets all of the appropriate criteria set out in this

policy.

Policy 3 - 'Design of New Development’ requires all development to
incorporate a design and layout which is inclusive and appropriate to its
setting. This proposal will see the extension of a successful business on
site, with buildings being reused where possible and any extensions

using the same materials as already present.

Policy 4 - ‘Approach to Flood Risk’ states that development proposed
within areas at risk of flooding will be permitted where they meet a
number of criteria. The proposal cannot be located elsewhere as it is in
line with current operations on site and is supported by a Flood Risk
Assessment which demonstrates the development is safe from flooding

and does not increase the risk of flooding elsewhere.

Policy 7 - ‘Improving South East Lincolnshire’s Employment Land
Portfolio’ indicates the Council will support the extension of existing

businesses outside the allocated employment sites where buildings are

Anglia UK Ltd 3 Robert Doughty Consultancy Limited
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re-used where possible and they meet a number of criteria. This proposal
has been designed to ensure there are no adverse impacts upon the
character and appearance of the area or on the local highway network

whilst not conflicting with neighbouring land uses.
NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

3.8. The National Planning Policy Framework (the “NPPF”) sets out Central
Government’s planning policies for England and how these are expected

to be applied.

3.9. Paragraph 8 of the NPPF confirms the commitment to sustainable

development based on three dimensions:

“a) an economic objective - to help build a strong, responsive and
competitive economy, by ensuring that sufficient land of the right types
is available in the right places and at the right time to support growth,
innovation and improved productivity; and by identifying and
coordinating the provision of infrastructure;

b) a social objective - to support strong, vibrant and healthy
communities, by ensuring that a sufficient number and range of homes
can be provided to meet the needs of present and future generations;
and by fostering a well-desighed and safe built environment, with
accessible services and open spaces that reflect current and future needs
and support communities’ health, social and cultural well-being; and

c) an environmental objective - to contribute to protecting and
enhancing our natural, built and historic environment; including making
effective use of land, helping to improve biodiversity, using natural
resources prudently, minimising waste and pollution, and mitigating and
adapting to climate change, including moving to a low carbon economy.”

3.10. This is followed by a commitment to a presumption in favour of

sustainable development and at paragraph 11,
“For decision-taking this means:

c) approving development proposals that accord with an up-to-date
development plan without delay; or

d) where there are 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 protect 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.”

Anglia UK Ltd 4 Robert Doughty Consultancy Limited
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3.11.

3.12.

3.13.

Paragraph 38 confirms this to be the case stating decision makers at
every level should seek to approve applications for sustainable

development wherever possible.

The NPPF commits to supporting a prosperous rural economy.

Paragraph 83 states planning policies and decisions should enable,

“a) the sustainable growth and expansion of all types of business in rural
areas, both through conversion of existing buildings and well-designed
new buildings;

b) the development and diversification of agricultural and other land-
based rural businesses;

¢) sustainable rural tourism and leisure developments which respect the
character of the countryside; and

d) the retention and development of accessible local services and
community facilities, such as local shops, meeting places, sports venues,
open space, cultural buildings, public houses and places of worship.”

Paragraph 84 confirms the commitment to rural areas stating,

“Planning policies and decisions should recognise that sites to meet local
business and community needs in rural areas may have to be found
adjacent to or beyond existing settlements, and in locations that are not
well served by public transport... The use of previously developed land,
and sites that are physically well-related to existing settlements, should
be encouraged where suitable opportunities exist.”

Anglia UK Ltd 5 Robert Doughty Consultancy Limited
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4. DESIGN AND ACCESS
Use

4.1. Anglia UK Ltd has been operating from the Mill Green Road site for many
years and is a well-established local employer. As a result of the
company success, there is now a need to extend their existing site to
accommodate a small vehicle storage area for ex-contract hire cars. A
‘replacement’ dwelling is proposed in lieu of the existing consented
temporary accommodation together with the re-siting of an existing
storage building and the extension of the existing workshop. A
communications mast will be installed along the northern boundary of
the site to aid the company’s data transfer to their business resilience
site in Low Fulney which is vital to ensure that the business can continue

to operate at all times.

4.2. In respect of the vehicle collection part of the business, the process is

as follows:

e Anglia collects the vehicle from customer at the end of the
lease/finance period and it is brought back to the site, where the

vehicle is appraised, inspected and valeted to a retail standard.

e The vehicle is then photographed and posted onto a marketing

website with the various condition grades.

e Vehicles are sold via an online web portal within a 20 day
marketing window, with no customers allowed on site to look at

the vehicle as the whole process takes place online.
e Once the vehicle is sold, Anglia deliver it to the purchaser.

e The average timeframe for this process in its entirety is around
22 days.

4.3. At present, the vehicles are brought to site in the same way, prepared
in the same way but instead of being sold online, they are then sent
straight off to a car auction. The only difference with the proposal is

therefore the retention of cars on site until dispatch to the new customer.

4.4. Over the past 3 to 5 years there has been a change in the buying
behaviour of customers purchasing new vehicles in the United Kingdom.
There has been a significant shift towards the use of personal contract

plans (PCP) to finance new and nearly new vehicles. Several studies
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suggest that this demand is set to continue as consumers shift towards

a rental model for homes, mobile phones and more recently, vehicles.

4.5. A Personal Contract Plan (PCP) involves the customer renting the vehicle
for a three-year period with an option to either buy or return the vehicle
at the end of the agreement. The upfront payments to enter into such
an agreement are much lower than typical Hire Purchase as are the
monthly rentals. Essentially, customers are simply repaying depreciation
and interest during the course of the agreement. This allows customers
who typically may not have been able to afford a new vehicle with
traditional finance, the ability to operate a new vehicle with the option
to purchase it at the end of the agreement. Around 60% of customers
choose to purchase their vehicle at the end of the period with the

remaining 40% going back into the used market.

4.6. The uptake of PCP contracts over the past five years has been significant
with PCP volumes now representing 80.3% of the marketplace for
finance on new vehicles during 2017. As the market matures, this has
led to a large number of vehicles being returned at the end of the
contract plans creating a challenge for remarketing departments to
ensure they realise full value of these vehicles on behalf of the finance

companies.

4.7. Historically, end of contract vehicles used to go to a physical auction site
at one of a number of auctions up and down the country. However, as
the number of vehicles concerned increases, the prices achieved start to
fall as supply outstrips demand. In order to control the supply of vehicles
to the market, funders over the past few years have started to store
vehicles and then drip feed them into remarketing centres over a period
of time. This has paid dividends as used vehicle supply can then be
controlled to meet market demand allowing them to achieve a far better
price at sale. This process is now starting to evolve with the requirement

for discrete storage becoming ever more significant.

4.8. Large physical remarketing centres are becoming less attractive to
lenders due to the fact that the potential buyers are well aware that
there is a compound of similar make and models in plain sight which
potential trade purchasers then become aware will come to market at
some point — normally perceived to be in the near future. Again, this

has a material impact on price. Over the past few years solutions have

Anglia UK Ltd 7 Robert Doughty Consultancy Limited
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been sought to remarket vehicles via online methods from smaller more
discreet locations where the purchaser does not visit the site. This type
of remarketing allows for much more control as the customer views
online images of the vehicle and purchases them via a web portal, never
physically viewing any vehicles. This virtual remarketing process has
become an established method of trade purchase and remarketing and
demand continues to grow. As a result, the demand for Anglia’s services

to collect and deliver vehicles is ever increasing.

4.9. The expansion of existing employment undertakings is acceptable in
principle under Local Plan Policy 7, subject to environmental impact,

traffic movement and intrusion into the open countryside.

4.10. As set out under the “Access” heading below, the traffic movements will
not increase as a result of the development and, having regard to the
location of the new development in relation to the existing buildings on
site and the wider public views of the site, the general provisions of Local

Plan Policy 7 are met.

4.11. The relocated store and workshop extension are located within the
existing business curtilage and will be used for continued storage of
goods associated with the business and the workshop will be used for
maintenance of cars and other vehicles albeit that the work involved is

relatively minor as the vehicles are between 10 and 36 months old.

4.12. The proposed dwelling will essentially replace the existing temporary
unit on site that is occupied by the site manager. The need for this
accommodation has been proven in earlier applications and has been on
site for in excess of 11 years in one form or another. We have prepared
a confidential note on the circumstances surrounding the need for the

managers accommodation as an update to that submitted in 2017.

4.13. The proposed communications mast is required to enable data to be sent
between the company’s headquarters at Mill Green Road and the
resilience centre at Low Fulney. The Low Fulney centre is essentially a
backup site in the event of a catastrophic event which disables the Mill
Green Road site. All the necessary computers and data are stored here,
and the existing office staff can simply leave the Mill Green Road site
and carry on working at Low Fulney. The nature of the business and the

insurance requirements necessitates this arrangement.
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4.14. Presently, the data is transferred via two existing ‘stations’ to the Low
Fulney site, however, with all the new and proposed buildings in and
around Spalding the signal is being interrupted on a regular basis and
accordingly, the applicant company has taken the decision to invest in
its own transmission equipment that will be tall enough to ensure an

uninterrupted connection is maintained.
Amount

4.15. The level of development is commensurate with the operational

requirements of the business.
4.16. Only one communications mast will be installed on site.

4.17. Where possible, existing buildings have been relocated or extended as

part of the proposal.

4.18. As a result of this expansion, a further 7 full time jobs will be created,

these include:
e 1 MOT Tester
e 2 Vehicle Valeters
e 1 Smart Repair Specialist
e 1 Vehicle Technician
e 2 Vehicle Inspectors

4.19. The site layout can be viewed on the Site Plan which was submitted as

part of this application.
Scale

4.20. The existing storage building which will be relocated as part of this

proposal measures 3.5m to the eaves and 4.3m to the ridge.

4.21. The proposed 2 bay extension to the existing workshop will be kept in
line with the existing design. The extension measures 11.82m in width,

5.0m to the eaves and 6.6m to the ridge.

4.22. The communications mast will be 30m in height, with the specific
dimensions shown on drawing TRS 1-6 120916 Rev 5 which accompanies

this application.
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4.23. The proposed managers accommodation consists of a detached dwelling
with a link attached garage. The dwelling measures 2.7m to the eaves

and 5.0m to the ridge.

4.24. When viewed against other development in the open countryside, the
resultant group of buildings will have a character similar to that of an
agricultural complex. There is also existing development in close
proximity to the application site in what is an edge of settlement

location.

4.25. The proposal is, therefore, compliant with Local Plan Policy 3 in that the

scale, form and height of the proposals respect the character of the area.
Landscaping

4.26. The frontage of the site to Mill Green Road has the benefit of native
hedge planting and trees which have been planted by the applicant and

are now maturing.
4.27. The Mill Green Road frontage provides the main public vista.

4.28. The southern boundary is more open, but there are very limited public
views of the site and those that do exist are long distance ones and, as
such, the site will be viewed against the general ripple of development
on the horizon.

Appearance

4.29. The materials used for the extension to the existing workshop will be
consistent with those existing, the walls will be green metal cladding and

the roof metal sheeting.

4.30. Materials for the proposed managers accommodation consist of timber
cladding to the exterior walls, tiled roof and grey aluminium window and

door frames.
Access

4.31. The site is presently served by a wide access off Mill Green Road, which
leads to a gravel parking area that will continue to cater for the existing
and proposed employees’ vehicles. There is also parking and

manoeuvring in front of the main office building.

4.32. The proposed parking area will be a gravel surface and there will be

security fencing to the boundaries.
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4.33.

4.34.

4.35.

4.36.

4.37.

Access to the proposed managers accommodation will be through the

existing complex from Mill Green Road.

This proposal would not lead to an increase in traffic movements to and

from site.

New vehicles to be sold and delivered will be arriving and leaving on the
back of the applicant company’s trucks which currently leave and return

empty 70% of the time and already operate from site.

Anglia currently operate 20 two car transporters which leave the site in
the mornings and return in the evenings, allowing for a total number of
80 vehicle arrival and departures each day. The breakdown of traffic

movements is:

e Currently, approximately 5 of the transporters arrive and leave
loaded, as the vehicles are collected and left elsewhere (10

arrivals and 10 departures).

e The remaining 15 transporters normally arrive and leave empty
(they go out to pick up a vehicle and then take it somewhere else
rather than bringing it back to site), leading to an additional 60
vehicle movements (30 arrivals and 30 departures) with no

increased impact to traffic movements to and from site.

There are three possible routes to the site: Mill Green Road (from
Pinchbeck village), Fengate Road and Mill Green Road through to Pode
Hole. The traffic visiting the site is, therefore, effectively ‘diluted’ across

these three routes.

Anglia UK Ltd
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5. CONCLUSIONS

5.1.

5.2.

5.3.

5.4.

5.5.

5.6.

5.7.

5.8.

Anglia UK Ltd is a successful business that has operated from the
application site for many years and is now looking to expand the group
of buildings to cater for a change in the operating structure of the

company.

The proposals have been designed to reflect the general agricultural
character of the area and the simple form of buildings currently on the

site.

As outlined, the proposed use of the site will not lead to an increase in

traffic movement to and from the site.

This proposal will help support the local economy by providing an

additional 7 full time employment opportunities.

The proposed managers accommodation will used solely for that

purpose.

The application is supported by a Flood Risk Assessment, prepared in
accordance with the NPPF. The report concludes that the development
is safe from flooding and there will be no impact arising from surface

water run-off to adjacent land uses or users.

A Ground Investigation Report has been commissioned and this
highlights any necessary land remediation in respect of the proposed

dwelling.

The proposal accords with both local and national planning policies and

is acceptable in all other respects.
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	1. INTRODUCTION

	1.1. This Design and Access Statement has been prepared by Robert Doughty Consultancy Limited on behalf of Anglia UK Limited to accompany a Full Planning Application for the erection of an extension to an existing workshop, the relocation of an existing storage building, the erection of a communications mast and a manager’s dwelling to replace an existing mobile home and the use of land to store vehicles.

	1.2. Anglia UK Ltd is an established local business having first moved to the Mill Green Road premises in 1999. The company now has a network of agents across the UK involved in repossession, debt recovery, vehicle logistics and auditing, which are but a few of the services offered.

	1.3. The existing site has grown and been adapted over the years to meet the demands of the growing business which now employs some 45 people who work each day at the Mill Green Road site, plus another 40 who work from the site but do not need to visit each day as they might go straight from home out to pick up a vehicle. There are a further 40 people who are located around the country and who do not need to visit the Mill Green Road site. 

	1.4. As a result of the businesses success and both their recent and planned expansion, a permanent dwelling is proposed to replace the existing temporary managers accommodation. 

	1.5. The application is supported by a Flood Risk Assessment, prepared in accordance with the NPPF. The report concludes that the development is safe from flooding and there will be no impact arising from surface water run-off to adjacent land uses or users.


	2. APPLICATION SITE AND SURROUNDINGS

	2.1. The Anglia Business Centre comprises a collection of former agricultural buildings, which have been extended and adapted over the years to meet the needs of the applicant company.

	2.2. The application site measures 1.43ha.

	2.3. The western section of the application site is characterised by a staff car park that has a landscaped earth bund to the east and southern boundaries and a native hedge with tree planting to the Mill Green Road frontage, together with a concrete parking and turning area, and the main office buildings beyond.

	2.4. The eastern section of the application site is characterised by a secure compound for the storage of vehicles and other items which is surrounded by steel palisade fencing within which there is a shed used for storage, and a workshop. Further east there is a mobile home and domestic curtilage used as accommodation for the site manager, and east of this there is a gravel parking area.

	2.5. The applicant company owns land to the south of the application site which is in agricultural use.

	2.6. All the administration buildings are painted render and vary in height from single storey to two storey, all with pitched roofs. The more modern workshop buildings are clad in green plastic-coated metal profile sheeting and resemble agricultural stores.

	2.7. Planning permission has also been granted for a two storey office building but this has not yet been constructed.

	2.8. Opposite the application site to the north side of Mill Green Road on the Fengate Road junction there is an existing horticultural/agricultural business and to the north of the site fronting Mill Green Road there are semi-detached, two storey dwellings with long rear gardens. 


	3. PLANNING POLICY

	THE DEVELOPMENT PLAN

	South East Lincolnshire Local Plan 

	3.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that, “If regard is to be had to the development plan for the purpose of any determination to be made under the Planning Acts the determination must be made in accordance with the plan unless material considerations indicate otherwise.”

	3.2. The South East Lincolnshire Local Plan (the ‘Local Plan’) was formally adopted in March 2019, therefore, forms the Development Plan for the purposes of this application. Those policies considered relevant for the proposal are set out below. 

	3.3. Policy 1 – ‘Spatial Strategy’ outlines the areas where development should be directed, where Pinchbeck is identified as a Main Service Centre. This proposal would help Pinchbeck fulfil its role as a Main Service Centre by creating local employment opportunities within the settlement. 

	3.4. Policy 2 – ‘Development Management’ states the Council will support proposals where they meet the sustainable development considerations. This development meets all of the appropriate criteria set out in this policy. 

	3.5. Policy 3 – ‘Design of New Development’ requires all development to incorporate a design and layout which is inclusive and appropriate to its setting. This proposal will see the extension of a successful business on site, with buildings being reused where possible and any extensions using the same materials as already present. 

	3.6. Policy 4 – ‘Approach to Flood Risk’ states that development proposed within areas at risk of flooding will be permitted where they meet a number of criteria. The proposal cannot be located elsewhere as it is in line with current operations on site and is supported by a Flood Risk Assessment which demonstrates the development is safe from flooding and does not increase the risk of flooding elsewhere. 

	3.7. Policy 7 – ‘Improving South East Lincolnshire’s Employment Land Portfolio’ indicates the Council will support the extension of existing businesses outside the allocated employment sites where buildings are re-used where possible and they meet a number of criteria. This proposal has been designed to ensure there are no adverse impacts upon the character and appearance of the area or on the local highway network whilst not conflicting with neighbouring land uses. 

	NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

	3.8. The National Planning Policy Framework (the “NPPF”) sets out Central Government’s planning policies for England and how these are expected to be applied.

	3.9. Paragraph 8 of the NPPF confirms the commitment to sustainable development based on three dimensions:

	3.10. This is followed by a commitment to a presumption in favour of sustainable development and at paragraph 11,

	3.11. Paragraph 38 confirms this to be the case stating decision makers at every level should seek to approve applications for sustainable development wherever possible. 

	3.12. The NPPF commits to supporting a prosperous rural economy.  Paragraph 83 states planning policies and decisions should enable,

	3.13. Paragraph 84 confirms the commitment to rural areas stating,


	4. DESIGN AND ACCESS

	Use

	4.1. Anglia UK Ltd has been operating from the Mill Green Road site for many years and is a well-established local employer. As a result of the company success, there is now a need to extend their existing site to accommodate a small vehicle storage area for ex-contract hire cars. A ‘replacement’ dwelling is proposed in lieu of the existing consented temporary accommodation together with the re-siting of an existing storage building and the extension of the existing workshop. A communications mast will be installed along the northern boundary of the site to aid the company’s data transfer to their business resilience site in Low Fulney which is vital to ensure that the business can continue to operate at all times. 

	4.2. In respect of the vehicle collection part of the business, the process is as follows:

	 Anglia collects the vehicle from customer at the end of the lease/finance period and it is brought back to the site, where the vehicle is appraised, inspected and valeted to a retail standard.

	 The vehicle is then photographed and posted onto a marketing website with the various condition grades.

	 Vehicles are sold via an online web portal within a 20 day marketing window, with no customers allowed on site to look at the vehicle as the whole process takes place online. 

	 Once the vehicle is sold, Anglia deliver it to the purchaser.

	 The average timeframe for this process in its entirety is around 22 days. 

	4.3. At present, the vehicles are brought to site in the same way, prepared in the same way but instead of being sold online, they are then sent straight off to a car auction. The only difference with the proposal is therefore the retention of cars on site until dispatch to the new customer.

	4.4. Over the past 3 to 5 years there has been a change in the buying behaviour of customers purchasing new vehicles in the United Kingdom. There has been a significant shift towards the use of personal contract plans (PCP) to finance new and nearly new vehicles. Several studies suggest that this demand is set to continue as consumers shift towards a rental model for homes, mobile phones and more recently, vehicles.  

	4.5. A Personal Contract Plan (PCP) involves the customer renting the vehicle for a three-year period with an option to either buy or return the vehicle at the end of the agreement. The upfront payments to enter into such an agreement are much lower than typical Hire Purchase as are the monthly rentals. Essentially, customers are simply repaying depreciation and interest during the course of the agreement. This allows customers who typically may not have been able to afford a new vehicle with traditional finance, the ability to operate a new vehicle with the option to purchase it at the end of the agreement. Around 60% of customers choose to purchase their vehicle at the end of the period with the remaining 40% going back into the used market.

	4.6. The uptake of PCP contracts over the past five years has been significant with PCP volumes now representing 80.3% of the marketplace for finance on new vehicles during 2017. As the market matures, this has led to a large number of vehicles being returned at the end of the contract plans creating a challenge for remarketing departments to ensure they realise full value of these vehicles on behalf of the finance companies.

	4.7. Historically, end of contract vehicles used to go to a physical auction site at one of a number of auctions up and down the country. However, as the number of vehicles concerned increases, the prices achieved start to fall as supply outstrips demand. In order to control the supply of vehicles to the market, funders over the past few years have started to store vehicles and then drip feed them into remarketing centres over a period of time. This has paid dividends as used vehicle supply can then be controlled to meet market demand allowing them to achieve a far better price at sale. This process is now starting to evolve with the requirement for discrete storage becoming ever more significant. 

	4.8. Large physical remarketing centres are becoming less attractive to lenders due to the fact that the potential buyers are well aware that there is a compound of similar make and models in plain sight which potential trade purchasers then become aware will come to market at some point – normally perceived to be in the near future.  Again, this has a material impact on price. Over the past few years solutions have been sought to remarket vehicles via online methods from smaller more discreet locations where the purchaser does not visit the site. This type of remarketing allows for much more control as the customer views online images of the vehicle and purchases them via a web portal, never physically viewing any vehicles. This virtual remarketing process has become an established method of trade purchase and remarketing and demand continues to grow. As a result, the demand for Anglia’s services to collect and deliver vehicles is ever increasing. 

	4.9. The expansion of existing employment undertakings is acceptable in principle under Local Plan Policy 7, subject to environmental impact, traffic movement and intrusion into the open countryside.

	4.10. As set out under the “Access” heading below, the traffic movements will not increase as a result of the development and, having regard to the location of the new development in relation to the existing buildings on site and the wider public views of the site, the general provisions of Local Plan Policy 7 are met.

	4.11. The relocated store and workshop extension are located within the existing business curtilage and will be used for continued storage of goods associated with the business and the workshop will be used for maintenance of cars and other vehicles albeit that the work involved is relatively minor as the vehicles are between 10 and 36 months old.

	4.12. The proposed dwelling will essentially replace the existing temporary unit on site that is occupied by the site manager. The need for this accommodation has been proven in earlier applications and has been on site for in excess of 11 years in one form or another. We have prepared a confidential note on the circumstances surrounding the need for the managers accommodation as an update to that submitted in 2017.

	4.13. The proposed communications mast is required to enable data to be sent between the company’s headquarters at Mill Green Road and the resilience centre at Low Fulney. The Low Fulney centre is essentially a backup site in the event of a catastrophic event which disables the Mill Green Road site. All the necessary computers and data are stored here, and the existing office staff can simply leave the Mill Green Road site and carry on working at Low Fulney. The nature of the business and the insurance requirements necessitates this arrangement.

	4.14. Presently, the data is transferred via two existing ‘stations’ to the Low Fulney site, however, with all the new and proposed buildings in and around Spalding the signal is being interrupted on a regular basis and accordingly, the applicant company has taken the decision to invest in its own transmission equipment that will be tall enough to ensure an uninterrupted connection is maintained. 

	Amount 

	4.15. The level of development is commensurate with the operational requirements of the business. 

	4.16. Only one communications mast will be installed on site. 

	4.17. Where possible, existing buildings have been relocated or extended as part of the proposal. 

	4.18. As a result of this expansion, a further 7 full time jobs will be created, these include:

	 1 MOT Tester

	 2 Vehicle Valeters

	 1 Smart Repair Specialist 

	 1 Vehicle Technician 

	 2 Vehicle Inspectors 

	4.19. The site layout can be viewed on the Site Plan which was submitted as part of this application. 

	Scale

	4.20. The existing storage building which will be relocated as part of this proposal measures 3.5m to the eaves and 4.3m to the ridge.

	4.21. The proposed 2 bay extension to the existing workshop will be kept in line with the existing design. The extension measures 11.82m in width, 5.0m to the eaves and 6.6m to the ridge.

	4.22. The communications mast will be 30m in height, with the specific dimensions shown on drawing TRS 1-6 120916 Rev 5 which accompanies this application. 

	4.23. The proposed managers accommodation consists of a detached dwelling with a link attached garage. The dwelling measures 2.7m to the eaves and 5.0m to the ridge. 

	4.24. When viewed against other development in the open countryside, the resultant group of buildings will have a character similar to that of an agricultural complex. There is also existing development in close proximity to the application site in what is an edge of settlement location.

	4.25. The proposal is, therefore, compliant with Local Plan Policy 3 in that the scale, form and height of the proposals respect the character of the area.

	Landscaping

	4.26. The frontage of the site to Mill Green Road has the benefit of native hedge planting and trees which have been planted by the applicant and are now maturing.

	4.27. The Mill Green Road frontage provides the main public vista.

	4.28. The southern boundary is more open, but there are very limited public views of the site and those that do exist are long distance ones and, as such, the site will be viewed against the general ripple of development on the horizon.

	Appearance 

	4.29. The materials used for the extension to the existing workshop will be consistent with those existing, the walls will be green metal cladding and the roof metal sheeting.

	4.30. Materials for the proposed managers accommodation consist of timber cladding to the exterior walls, tiled roof and grey aluminium window and door frames.

	Access 

	4.31. The site is presently served by a wide access off Mill Green Road, which leads to a gravel parking area that will continue to cater for the existing and proposed employees’ vehicles. There is also parking and manoeuvring in front of the main office building.

	4.32. The proposed parking area will be a gravel surface and there will be security fencing to the boundaries.

	4.33. Access to the proposed managers accommodation will be through the existing complex from Mill Green Road. 

	4.34. This proposal would not lead to an increase in traffic movements to and from site.

	4.35. New vehicles to be sold and delivered will be arriving and leaving on the back of the applicant company’s trucks which currently leave and return empty 70% of the time and already operate from site. 

	4.36. Anglia currently operate 20 two car transporters which leave the site in the mornings and return in the evenings, allowing for a total number of 80 vehicle arrival and departures each day. The breakdown of traffic movements is:

	 Currently, approximately 5 of the transporters arrive and leave loaded, as the vehicles are collected and left elsewhere (10 arrivals and 10 departures).

	 The remaining 15 transporters normally arrive and leave empty (they go out to pick up a vehicle and then take it somewhere else rather than bringing it back to site), leading to an additional 60 vehicle movements (30 arrivals and 30 departures) with no increased impact to traffic movements to and from site. 

	4.37. There are three possible routes to the site:  Mill Green Road (from Pinchbeck village), Fengate Road and Mill Green Road through to Pode Hole. The traffic visiting the site is, therefore, effectively ‘diluted’ across these three routes.


	5. CONCLUSIONS

	5.1. Anglia UK Ltd is a successful business that has operated from the application site for many years and is now looking to expand the group of buildings to cater for a change in the operating structure of the company.

	5.2. The proposals have been designed to reflect the general agricultural character of the area and the simple form of buildings currently on the site.

	5.3. As outlined, the proposed use of the site will not lead to an increase in traffic movement to and from the site.

	5.4. This proposal will help support the local economy by providing an additional 7 full time employment opportunities.

	5.5. The proposed managers accommodation will used solely for that purpose. 

	5.6. The application is supported by a Flood Risk Assessment, prepared in accordance with the NPPF. The report concludes that the development is safe from flooding and there will be no impact arising from surface water run-off to adjacent land uses or users.

	5.7. A Ground Investigation Report has been commissioned and this highlights any necessary land remediation in respect of the proposed dwelling.

	5.8. The proposal accords with both local and national planning policies and is acceptable in all other respects.



