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National Planning Policy Framework 2021

Section 2. Achieving sustainable development.

Section 5. Delivering a sufficient supply of homes.

Section 12. Achieving well-designed places.

Section 14. Meeting the challenge of climate change, flooding and coastal change
Section 15. Conserving and enhancing the natural environment
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CASE OFFICER ASSESSMENT

Proposal

This is a reserved matters application for a proposed detached two storey dwelling with access off
Broadgate Road.

The proposals also comprises the means of access to the site, boundary treatments, landscaping,
the layout, scale and external appearance of building, including a schedule of external materials to
be used. The dwelling would have 4no bedrooms and detached carport and driveway to the front.
The walls would be constructed using Flemish antique facing bricks, Marley Anglia old English dark
rooftiles, black upvc rainwater goods, light grey flush casement upvc doors/windows and an oak
porch.

The site has outline permission for one dwelling approved under application reference H19-0167-
21.

Site Description

The site is within the built-up area of Sutton St Edmund. It forms part of the linear development that
characterises the footprint of the village.

There is currently a rounded steel framed barn, used for storage on the site. The land is mostly
grassed with a small hardstanding area to the front of the outbuilding. The boundary treatment is
incomplete and does not obscure views.

To the north, No, 293 is a large dormer bungalow. To the south, No. 291 is a large two-storey
detached dwellinghouse. Further away, No. 289 is a higher pitched L shaped house. All three
dwellings have Tudor style features on their external layout.

History

H19-0167-21 - Proposed outline planning permission for 1 dwelling - Approved

Consultation Responses

Sutton St Edmund Parish Council

No objections.

Welland and Deeping Internal Drainage Board

No comments.

LCC Highways/SUDS Authority

Does not wish to restrict the grant of permission. Requests the addition of an informative regarding
the formation of a new access.

Planning Considerations

Principle of development

The site is within the settlement boundary of Sutton St Edmund. The site also has outline planning




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

Design and layout

Paragraph 130 of National Planning Policy Framework (NPPF), 2021 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 proposed dwelling is considered to be proportionate to the size of the plot and would retain
sufficient amounts of outdoor amenity space. As such it is not considered that the proposal results
in overdevelopment of the site. The dwelling would project slightly forward compared to the two
neighbouring dwellings on either side, however, given there is no string building line in the street
this can be accepted and is not considered to be out of keeping with the street scene.

The front area would contain a double carport and be sufficiently spacious for a driveway. The rear
garden would be likewise of decent size to ensure good levels of amenity to the future residents.
Internally, all the proposed bedrooms would be above the minimum space standards and the future
householders would enjoy good living conditions.

The existing fence along the northern boundary would be retained. The southern and western
boundaries would be bounded by a 1.8 metre high close boarded fence. The driveway to the front
would be gravelled and a small patio area laid to the rear. The rest of the site would be grassed with
planting along the front boundary. 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 constructed using Flemish antique facing bricks, Marley Anglia old English
dark rooftiles, black upvc rainwater goods, light grey flush casement upvc doors/windows and an
oak porch. Given there are examples of various materials in the immediate area the proposed
materials schedule is considered to be acceptable and would not result in unacceptable impact on
the visual amenity of the area.

Residential amenity

Paragraph 130 of National Planning Policy Framework (2021) 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.

The closest neighbour to the proposed development is to the north of the site at n0.293 Broadgate
Road. The proposed dwelling would be sited approximately 2.1 metres from the shared boundary
with this neighbour and project forward of this neighbours front elevation by approximately 3.1
metres. It is not considered that any unacceptable impact would result on this neighbour. This
neighbour does not have any primary windows facing the application site therefore no overbearing
impact or unacceptable overshadowing would result. In addition, no first floor windows are proposed
in the side elevation facing this neighbour therefore there are no overlooking or loss of privacy
concerns.

With regards to the neighbour to the south at no.291 Broadgate Road the proposed dwelling would
be located approximately 1.5 metres from the shared boundary with this neighbour and at least 6.2
metres from this neighbours nearest elevation. The two storey element would be sited
approximately 4.4 metres from the shared boundary and 9.1 metres from its nearest elevation. This
separation distance is considered sufficient as to not result in any overbearing impact or
unacceptable overshadowing given the relationship with this neighbour. No first floor windows are
proposed directly overlooking this neighbour therefore there are no overlooking or loss of privacy
concerns.

As such the proposal would accord with Paragraph 130 of National Planning Policy Framework
(2021) and Policies 2 and 3 of South East Lincolnshire Local Plan (2019).

Highway safety and car parking provision




The County Highways Authority has not objected the principle of creating a new independent
vehicular access subject to the submission of details 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+ bedrooms should be
provided within the curtilage. The proposed dwelling would have 4 bedrooms. The proposed
driveway layout would be sufficient for at least three vehicles that could enter and egress the site in
a safe and forward manner. Additional parking would be provided in the carport. Overall, the
proposals would ensure minimum parking standards.

Flood risk and drainage

The site is located within Flood Zone 3 of the Environment Agency's Flood Maps. The Environment
Agency's Flood Maps have been created as a tool to raise awareness of flood risk with the public
and partner organisations, such as Local Authorities, Emergency Services and Drainage
Authorities. The Maps do not take into account any flood defences. Also, large parts of the South
Holland District lie within Flood Zone 3. It is therefore necessary to use the refined flood risk
information (Hazard and Depth Maps) within the South Holland Strategic Flood Risk Assessment
(2017) as a basis to apply the sequential test.

The Sequential Test is a decision making tool designed to ensure that areas at little or no risk of
flooding are developed in preference to areas of higher risk. For development to pass the sequential
test it has to be demonstrated that there are no reasonably available alternative sites appropriate for
the proposed development located in areas with a lower risk of flooding.

The site is within Flood Zone 3a as per Environment Agency's Flood Map. This is the highest flood
probability assuming that no flood defences exist.

Taking into account the existing flood defences and scenarios of overtopping and breach, the site
has no flood hazard nor flood depths from tidal and fluvial flooding.

A site-specific flood risk assessment accompanied the outline application. It is considered that this
document satisfactorily addressed the Sequential Test, identified the flood risk probabilities from
potential sources and proposed a set of recommendations to manage residual flood risk. In
accordance with Condition 5 of the outline permission, finished floor levels will be set at 2.3m aOD.
Raising floor levels by this extent would not have a detrimental impact on the appearance of the
property or adversely affect residential amenity.

The development passes the Sequential Test and Exception Test and is therefore suitable for the
proposed location.

Policy 4 of the SELLP relates to flood risk management and states that new development will be
permitted if appropriate flood resistance and resilience measures are proposed (criterion c); it
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).

Notwithstanding this, further assessment shall be made with regards to the drainage strategy to
manage foul and surface water. This can be assessed in a subsequent application and controlled by
way of a condition.

Given the above and subject to the suggested mitigation measures within the submitted Flood Risk
Assessment and a suitable drainage strategy the proposal is considered to be in accordance with
Policies 2, 3 and 4 of the Local Plan and Section 14 of the National Planning Policy Framework
(2021) with regard to their provisions on flood risk and drainage.

Planning balance

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

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 footprint would sit




well within the plot. No unduly harm would occur upon the amenity standards of adjacent
neighbours.

On-street parking would be prevented by appropriate car parking arrangement within the plot and
no cumulative impact upon highway safety is anticipated by the proposal.

On balance, no adverse impact of approving the reserved matters 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 complies with Policies 1, 2, 3, 4, 10, 17, 28, 30, 36
and Appendix 6 of South East Lincolnshire Local Plan (2019) as well as Sections 2, 5, 12, 14 and
15 of National Planning Policy Framework (2019).

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.




RECOMMENDATION

The application can be approved under delegated powers.




