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CASE OFFICER ASSESSMENT

Proposal

This is a full planning application for a replacement dwelling and garage/utility at 14 The Reservaoir,
Surfleet.

The application is accompanied by a block plan showing the proposed replacement dwelling on a
similar footprint to the existing. The existing store and garages would be removed from the land to
the rear and replaced with a new garage/utility.

The replacement property would effectively be one and a half storeys with bedrooms at first floor, as
recommended by the submitted flood risk assessment. Due to the need to raise finished floor levels
of the replacement from existing ground level by 1.35m (for flood mitigation), the ridge height would

be approx. 11.2m high.

In terms of materials, there would be a render finish to walls with Eternit or similar slate roof tiles.
Windows and doors etc. to be anthracite grey powder coated aluminium. Below damp proof course
would be blue bricks with grills to the openings to enable the flow of water under the property in the
event of flood conditions. A terrace with glass balustrade would be constructed on the south facing
side at ground floor.

The proposed garage and utility to the rear would be an 'L' shaped building of approx. 10.2m in
width and 7.3m maximum depth. A first floor would be incorporated above the garage for general
domestic use.

Site Description

The existing property on the site is single storey in nature with a pitched roof. Existing development
along The Reservoir is quite mixed in terms of design and age. The site fronts immediately on to the
water and there is a gravel access between the property and parking/garden area to the rear.

History

None.

Representations

Surfleet Parish Council - Support.

LCC Highways/SUDS - Does not wish to restrict the grant of permission.

LCC Historic Environment Officer (summarised) - The Surfleet Reservoir has a unique historic
character that is highly locally distinctive in terms of its layout, architecture, and use of materials.
New development here should be sensitive to the surrounding historic environment, and designed
with reference to locally distinctive materials and built forms in order to preserve The Reservoir's
character and sense of place. The Reservoir itself is a non-designated heritage asset, impact on
which should be considered in any subsequent planning decision. This particular building which it is
proposed to replace appears to be a surviving historic 'prefab’. Such buildings were produced in
vast numbers following the Second World War in an effort to rapidly rebuild housing from the bomb
damaged cities. They were designed to be temporary buildings and relatively few have survived into




the twenty first century, meaning surviving examples such as this are of increasing historic
significance. This office recommends that the planning balance should give careful consideration to
its significance as required by the NPPF section 16, paragraph 197. However, if the local planning
authority is minded to grant consent, it is recommended that the developer be required to
commission a scheme of archaeological works for historic building recording to ensure a record is
made of the present building before it is demolished. This should be secured by South Holland
District Council's standard conditions AR01, 02 and 03. This scheme of works will be for full historic
building recording. (LCC's Historic Environment Officer has been reconsulted on the detailed plans
and has advised that they have no further comments to make regarding the design of the proposed
replacement dwellings).

SHDC Environmental Protection - No comments or objections.

Environment Agency - No objection subject to development being carried out in accordance with the
submitted flood risk assessment.

Planning Considerations

- Principle

- Flood risk

- Residential amenity

- Impact upon character and appearance of the area
- Other

Principle

The site lies outside of any settlement boundary, as set out in the South East Lincolnshire Local
Plan (2019), and is therefore classed as being in the countryside.

Policy 22 of the South East Lincolnshire Local Plan, 2019 indicates that proposals for the erection of
replacement dwellings outside defined settlement boundaries will be permitted provided that:

1. the residential use of the building to be replaced (the original building) has not been abandoned;
2. the original building is permanent, has not become derelict and is not the result of a temporary
permission;

3. the original building is not of architectural or historic merit and is not capable of repair;

4. the replacement building is of a high standard in terms of architectural detailing and materials of
construction;

5. the replacement building is positioned on a similar footprint to the original building unless it can
be demonstrated that the re-positioning would have beneficial impacts such as improving the
character and appearance of the site and its locality; and

6. the replacement building does not exceed the floor area of the original dwelling by more than
40%, unless the development is of exceptional quality or innovative in nature in terms of its design,
use of materials and levels of energy efficiency.

Addressing the above, the residential use of the building has not been abandoned and, although it
is effectively temporary in construction, has been sited in this location for a considerable period of
time. The Reservoir is an area of Surfleet that was mostly developed from the 1930s onwards and
there are a range of historic temporary properties as well as repurposed and prefabricated single
storey buildings in the area, including the property in question. A number of these are of relatively
poor constructional quality and several have been replaced in recent years due to their deteriorating
state. A precedent has therefore effectively been set for the replacement of such buildings at The
Reservaoir.

It has been contended by LCC's Historic Environment Officer that The Reservoir is a non-
designated heritage asset and that new development here should be sensitive to the surrounding
historic environment, and designed with reference to locally distinctive materials and built forms in
order to preserve The Reservoir's character and sense of place. This is a consideration, however
The Reservoir is a setting that lends itself to a high quality form of development that seizes the
opportunity to make the most of the waterside setting. Over the years, dwellings at The Reservoir
have been replaced and some of these are more modern in terms of design, including no. 19
(application ref. H17-0597-12) which has a large glass frontage to take advantage of the views. The
proposed design is modern in nature and high quality materials would be used in its construction.

The replacement dwelling is positioned on a very similar footprint to the original building.




The floor area of the replacement dwelling exceeds that of the original dwelling by more than 40%.
However, this is largely due to the introduction of an additional storey as recommended by the flood
risk assessment.

Taking the above into account, there is not considered to be any significant conflict with Policy 22 of
the Local Plan and, as such, a replacement dwelling is considered to be acceptable in this location
in principle.

Flood risk

The site is within an area identified as a functional flood plan in the South East Lincolnshire
Strategic Flood Risk Assessment (March 2017). The submitted FRA recommends that the ground
floor level should be at a minimum of 4.85m OD, which is just above the predicted flood level
(4.83m OD). The Environment Agency have no objections subject to the building being built in
accordance with the FRA's recommendations.

Residential amenity

No windows are proposed on the side elevations of the replacement dwelling, nor are there any
existing residential properties immediately to the front or the rear. Consequently there should be no
issues of overlooking.

Although the proposed replacement would result in the introduction of an additional storey, it would
be on a similar footprint to the existing and would remain in line with adjacent properties. It is not
considered that the increase in height would result in a material loss of light to the habitable rooms
of adjacent properties - Both neighbouring properties have large openings on the south facing
elevation - nor would it be so overbearing as to warrant refusal. There are examples of dwellings of
varying height sited next to one another on the opposite side of The Reservoir e.g. no's. 29 and 30.

Furthermore, no resident objections have been received.
Overall, it is not considered that there would be a material adverse impact on residential amenity.

Impact upon character and appearance of the area

LCC's Historic Environment Officer has requested that careful consideration be given to the historic
significance of buildings such as 14 The Reservoir and the contribution they make to the area's
character. It is accepted that the area does have a unique character but there are examples of more
modern replacements, like no. 19 previously mentioned. Furthermore, as the site is located within a
functional flood plain, there are certain aspects of the design that are dictated by the requirement for
mitigation. There is a requirement for floor levels to be raised and it is preferable for sleeping
accommodation to be sited at first floor which has a consequent impact on the height of any
proposed replacement. Given the age of most of the properties at The Reservoir, and the temporary
nature of most of these, it is to be expected that replacement dwellings will be sought in time and
that the character will change because of this and the need to incorporate flood mitigation measures
as previously described. The ridge height of the proposed replacement would be considerably
higher than the existing and neighbouring properties but, as previously mentioned, there are
examples of dwellings of varying height sited next to one another on the opposite side of The
Reservoir e.g. no's. 29 and 30. Furthermore, the setting at The Reservoir offers the opportunity to
bring forward higher quality development in the future to take advantage of this. The proposal seeks
to do just that.

The proposed garage/utility building to the rear would be in keeping with the design of the proposed
replacement dwelling and the area of land is of sufficient size to accommodate a building of that
scale.

Overall, it is not considered that the proposal would have a significant adverse impact on the
character and appearance of the area such as to warrant refusal.

Other

Policy 36 (and associated Appendix 6) of the Local Plan covers parking requirements. Appendix 6
sets out that 2 parking spaces within the curtilage are required for properties with up to 3 bedrooms.




The proposed garage and surrounding hardstanding would meet this requirement.

Conclusion

Taking the above into account, the proposal is considered to be in accordance with Policies 2, 3 and
4 of the South East Lincolnshire Local Plan, as well as Sections 12 and 14 of the National Planning
Policy Framework (2019).

The recommendation is therefore for a delegated approval.

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.




