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SOUTH HOLLAND DISTRICT COUNCIL

Report of: Development Manager

To: Planning Committee - 7 March 2018

(Author: Joan Isus -  Planning Officer)

Purpose: To consider Planning Application H01-1017-17

Application Number: H01-1017-17 DDate Received: 24 October 2017

Application Type: FULL

Description: Erection of self-contained building to be used as annexe

Location: 24 CLARKSON AVENUE COWBIT SPALDING

Applicant: Mr & Mrs Carrick AAgent: Julian Warrick

Ward: Cowbit, Weston and Moulton WWard Councillors: Cllr R Grocock
Cllr A Casson
Cllr A R Woolf

1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 Issue raised merit Committee consideration and the Environment Agency maintains its
objection on the basis that the revised Flood Risk Assessment report still fails to provide
appropriate mitigation measures given the flood depth on the site.

2.0 PROPOSAL

2.1 This is a full planning application for an erection of a self-contained residential building to be
used as an annex to the property at 24 Clarkson Avenue, Cowbit.  The proposed building would
be 9.325 metres by 9.665 metres with a ridge height of 7.183 metres.  It would have the
appearance of a chalet bungalow with 2 dormer windows to the front roof slope and a recessed
balcony to the rear plus a roof light to the bathroom.  Solar panels are proposed to the rear roof
slope.  The accommodation would comprise on the ground floor, a kitchen diner, lounge, hobby
room and utility with a bedroom, dressing area and bathroom plus store area upstairs.

2.2 The proposed materials would be cream render walls with red brick detailing, a slate style roof
and timber boarded dormers.

2.3 The aim of the proposed development is to provide accommodation to the applicant's parents
whose health conditions are increasingly deteriorating. Both individuals are currently living far
away and need extra care from the applicant. It has been explicitly stated there is no intention to
sell the annex as a separate dwelling.

2.4 The site location is within the defined settlement limits for Cowbit as per the South Holland
Local Plan 2006.



33.0 SITE DESCRIPTION

3.1 Three pairs of semi-detached dwellings with grey-stone cladding surround the end of cul-de-sac
Clarkson Avenue. One of them is No. 24 which is the applicant's property and the site where the
proposal would be developed is the garden adjacent to the southern elevation and fairly set
back from the road.

3.2 The site is heavily concealed with mature hedgerows and overgrown shrubs.

3.3 Houses of similar type and appearance are along the eastern side of the road. More variety of
materials and appearances has been observed on the opposite side.

4.0 RELEVANT PLANNING POLICIES

4.1 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 SG14 Design and Layout of New Development
Policy  SG17 Protection of Residential Amenity

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 6. Delivering a wide choice of high quality homes
Section 7. Requiring good design
Section 10. Meeting the challenge of climate change, flooding and coastal change

Planning Practice Guidance (PPG), 2014

5.0 RELEVANT PLANNING HISTORY

5.1 H01-0148-15 Single storey rear extension and detached garage - Approved 15 April 2015.

6.0 REPRESENTATIONS

6.1 Environment Agency

Maintain objection after re-consultation on a revised Flood Risk Assessment, conclude that "the
proposed mitigation, in terms of finished floor level, is inadequate to resist the expected depths
of flooding over the lifetime of the development" and finished floor levels should be set 1m
above the ground level and flood resilient construction 300mm above the predicted floor level



(0.5-1m)."

6.2 Lincolnshire C.C Highways

No objection subject to a condition that the proposed annexe be used only in connection with
the existing dwelling and not sold off as a separate entity.

6.3 Lincolnshire C.C Historic Environment

No archaeological input required.

6.4 SHDC Environmental Protection

Based on the available information, no need for a contaminated land condition.

6.5 Public

No representations received.

6.6 Applicant's Flood Risk Consultant

"FFL 500 mm above ground level with an additional 500 mm of flood resistant construction and
demountable defences" are acceptable "to ensure the proposed building is watertight up to 1.00
m above ground level". However, the consultant states that the EA "is referring to the South
East Lincs SFRA which specifically refers to developments being 1.00 m above GFL" when the
site have flood depth lower than 1m and remarks that "the site is further protected by the Cowbit
Bank which is nowadays governed by legislation of the Reservoirs Act 1975 against a 1 in 1000
year flood event".

7.0 MATERIAL CONSIDERATIONS

7.1 The key considerations in the determination of this application are the principle of development,
flood risk and mitigation and impact upon residential amenity.

7.2 Principle of development

7.3 The site location is within the defined settlement limits for Cowbit as set out in South Holland
Local Plan 2006. The principle of development therefore is acceptable unless material
considerations indicate otherwise.  This is an unusual case given the scale of the proposed
annexe accommodation, in relation to the existing property.  It is a detached building with all the
facilities for a separate dwelling.  However, the applicant has put forward supporting evidence
for the need for the accommodation and a condition may be imposed to prevent use as a
separate dwelling.

7.4 Flood risk and mitigation

7.5 According to the UK Government Map for Planning, the site falls within the highest flood risk
probability Flood Zone 3. The lifetime of the proposed development might be around 100 years.

7.6 Considering that the Flood Risk Assessment (FRA) that accompanies the planning application
reveals that the flood risk from any Environment Agency maintained river is very low, due to the
existing defences of the River Welland, Cowbit Washes and the Coronation Channel. The
defences are appropriate to contain any flood risk to 1 to 100 year period. Should a breach of
such defences take place it would be in very extreme conditions and the floodwaters could
affect the development site.

7.7 The proposed development would be out of a Functional Floodplain. The site is in fact protected
by the River Welland and South Holland IDB defences to a 1 to 100 year return period.



7.8 The Environment Agency objected to the FRA report on the basis that the residual risk as
shown in the Residual Peak Depth Map - Spalding (2115) 1% fluvial / 0.5 tidal event from the
Update for South Holland Strategic Flood Risk Assessment has not taken into consideration,
hence the flood depth should be 0.5-1m instead of 0.25-0.50m.

7.9 The author of the FRA report stated that "the site is further protected by the Cowbit Bank which
is nowadays governed by legislation of the Reservoirs Act 1975 against a 1 in 1000 year flood
event". In addition to this, the existing defences in the rivers would contribute to retain any
floodplain in 1 to 100 return period.

7.10 The mitigation measures for the development comprise a 500 mm of floor raising plus a further
500 mm of Flood Resistant construction. Considering that the lifetime of the proposed annex
would be around 100 years, the proposed development would not increase the flood risk on the
site and mitigation measures would be acceptable given the potential flood risks on the site.

7.11 Impact upon amenity

7.12 The material increase of a two-storey building would be highly mitigated with mature hedgerows
and two tall trees on the site boundaries. The roof slopes and the roof gables would be the only
part of the structures visible from the adjacent properties. The adjoining properties are not in
close proximity to the annex - the closest one is the bungalow at 18 Parkin Road, 9 metres
away. The visual impact therefore would not be detrimental to such an extent to refuse the
proposal as submitted.

7.13 The arrival of residents in connection with the proposed annex would not increase unbearably
the pressure on the existing vehicular traffic to the site and Clarkson Avenue. The proposed
development includes a front yard where the motor vehicles for the applicant's property No. 24
and the annex could turn and park in a safe and convenient manner.

7.14 Conclusion

7.15 The site location is within the defined settlement limits for Cowbit as set out in South Holland
Local Plan 2006.

7.16 The potential flood risk to the site and the proposed development has been a matter of
discussion between the Environment Agency and the FRA report author. The EA's objection
remains to the report claiming that the flood depths are not appropriate as residual flood has not
been taken into consideration. The mitigation measures therefore shall be proposed accordingly
to the flood risk.

7.17 The residual risk would affect the site later than a 1 to 100 return period and in case of a breach
of the river defences in extreme conditions. Cowbit Bank also protect the site against a 1 in
1000 year flood event and the proposed development has a lifetime of 100 years. The flood risk
assessment would be therefore acceptable and in turn the principle of development on the
application's site.

7.18 With regards to the impact upon the amenity, the scale and massing of the proposed annex
would be fairly commensurate with the size of the plot. Wide separations distances are provided
with the adjoining properties and the boundary treatment would be appropriate to screen heavily
the annex. No significant impact upon the amenity would undermine the amenity of the
residents in neighbouring buildings.

8.0 RECOMMENDATIONS

8.1 AAuthorised to Grant Permission subject to those Conditions listed at Section 9.0 of this report.

9.0 CONDITIONS



1. The development must be begun not later than the expiration of three years beginning with the
date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act 1990 as amended by
the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the following
approved plans:

Drw No J093-PL1 (Block & Location Plans); Drw No J093-PL2 (Plans & Elevations); Drw No
J093-PL3 (3D Views)

Reason: For the avoidance of doubt and in the interests of proper planning.

3. The development hereby permitted shall be carried out in accordance with the measures set out
in the Revised Flood Risk Assessment (by Geoff Beel Consultancy dated December 2017)
forming part of this planning application, unless otherwise agreed in writing by the Local
Planning Authority, in particular the following measures shall be fully implemented before the
property is first occupied:

-Floor level of the new dwelling raised 500mm above the existing ground level.
-Further 500mm of flood resistant construction and demountable defences incorporated above
finished floor level.

Reason: To ensure that the development does not increase the risk of flooding or be at risk of
flooding.
This Condition is imposed in accordance with national guidance contained in Section 10 of the
National Planning Policy Framework, 2012.

4. The accommodation hereby permitted shall be and shall remain incidental to the use of the
dwelling known as 24 Clarkson Avenue, shall not be sold or let off separately, and shall be used
only by members of the family of the occupier of that dwelling.

Reason: The Local Planning Authority consider that the proposed annexe would be
inappropriate for occupation independent of the main dwelling by virtue of the substandard level
of accommodation of the annexe and the physical relationship between the annexe and the
main house which would create inadequate levels of residential amenity for the occupiers of
both.
This Condition is imposed in accordance with Policy SG17 of the South Holland Local Plan,
2006.

5. Before the commencement of the development hereby permitted beyond oversite a schedule of
external materials of construction of buildings and hard surfaced areas shall be submitted to
and approved in writing by the Local Planning Authority.  The development shall be constructed
in accordance with the materials so approved.

Reason: To ensure that the Local Planning Authority retains control over the external materials
of construction of the development in the interests of the character and appearance of the
development and the visual amenity of the area in which it is set.
This Condition is imposed in accordance with Policy SG14 of the South Holland Local Plan,
2006.

6. The Local Planning Authority has acted positively and proactively in determining this application
by assessing it against all material considerations, including national guidance, planning
policies and representations that have been received during the public consultation exercise,
and by identifying matters of concern within the application and negotiating, with the Applicant,
acceptable amendments to the proposal to address those concerns.  As a result, the Local
Planning Authority has been able to grant planning permission for an acceptable proposal.

This decision notice, the relevant accompanying report and the determined plans can be viewed
online at http://planning.sholland.gov.uk/OcellaWeb/planningSearch



Background papers:- Planning Application Working File

Lead Contact Officer
Name and Post: Richard Fidler ,  Development Manager
Telephone Number: 01775 764428
Email rfidler@sholland.gov.uk

Appendices attached to this report:
Appendix A Plan A




