Site: Land at Westbrooke Road, Lincoln, LN6 7TB

Application No: | 2014/0510/F

Target Date:

Agent:

Applicant: Mrs Rebecca Archer

Development: Erection of 52 dwellings, with vehicular access from Westbrook
Road. (Revised Description) (Reconsultation on revised plans
received).

Background

The proposal is an application for planning permission to erect 52 dwellings with associated
access at a site off Westbrooke Road.

The application has been subject to extensive discussion and on-going negotiations having
originally being submitted as a proposal for 60 dwellings.

The site is an area of Basic Natural Stock located between the existing residential
development on Westbrooke Road and Tritton Road. The site area totals 1.53 hectares and
Is broadly rectangular in shape. The site is privately owned and is principally unmanaged
grassland with a couple of wooded areas, including an area adjacent to the site boundary
providing a landscape buffer to Tritton Road.

The site is close to St Peter and Paul's School on Western Avenue and the District Mixed
Use Centre at the junction of Boultham Park Road and Moorland Avenue which offers a
local supermarket, library and various small independent shops and services. Boultham
Park is a short distance away for recreation.

Immediately to the north east of the site runs the Catchwater Drain with another smaller
grassland area of Basic Natural Stock beyond. The southern boundary is a further area of
Basic Natural Stock and the site of the former Usher School, recently demolished. West of
Tritton Road is the site of the proposed Swanpool Development.

In addition to detailed drawings, the application has been submitted with a Planning
Statement, Landscape Assessment, Flood Risk Assessment, Drainage Statement,

Transport Statement, Travel Plan, Archaeological Monitoring and Recording report and
Extended Phase 1 Habitat Survey.

Site History

Previous applications relevant for this site:-

99/387/F- Siting of two portable cabins; 1 residential, 1 storage. Refused
2000/0109/0 — Erection of a bungalow (Outline) Refused

2003/0870/0- Erection of two bungalows (Outline) Refused

Case Officer Site Visit

Undertaken on 18" August and 25" November 2014.



Issues

Local and National Planning Policy
Effect on residential amenity

Effect on visual amenity

Flood risk and surface water drainage
Landscaping and ecology

Highway safety

Play and amenity space, playing field provision
Affordable housing

106 contributions

Land contamination

Archaeology

Policies Referred to:

Policy 4:Footpaths and Cycleways in New Housing Areas
34: Design and Amenity Standards

44B: Basic Natural Stock

45A: Trees and Other Ecological and landscape Features on Development
Sites.

48B:Additional Playing Field Provision

55: ‘Long Views into and of the City

56A: New Housing (Self Contained)

57:Affordable Housing

65B: Play and Amenity Space in Housing Areas

National Planning Policy Guidance.

Consultations

Consultations were carried out in accordance with the Statement of Community
Involvement, adopted May 2014.
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Consideration

Original Scheme

As originally submitted the proposal was for 60 dwellings with associated access and
parking provision and incorporation of public open space and landscaping with pedestrian
and cycle’s links between Tritton Road and Western Avenue through the site.

Initial concerns were however raised regarding the appropriateness and scale of the
apartment block, the drainage/ flooding of the site, location and size of proposed swales,
number and location of parking places and other highway matters and residential amenity.

The proposal was therefore revised during the course of the application in response to the
above concerns and a re- consultation undertaken. The main revisions to the scheme
included a reduction in the number of new residential units proposed to 52, a reduction in
the size, height and scale of the apartment block to a 2 storey form containing 4
apartments, re-positioned parking provision, the addition of more dedicated pedestrian
footways to the highways, re —positioning of a number of dwellings and improvements to
the drainage on the site including changes to the swales and the introduction of a filter
drain.

The application has been discussed in detail at two Multi Agency Group Meetings attended
by Lincolnshire County Council Highway Authority, Environment Agency, The Upper
Witham Internal Drainage Board and in consultation with Anglian Water. The MAG
meetings focus solely on the drainage and flooding issues of the site. Many of the revisions
to the scheme have been made in order to address the issues raised as part of the MAG
process.

Policy

Landscape and Ecology

The site is identified in the Local Plan as being Basic Natural Stock. Policy 44B as saved
policy of the 1998 Local Plan is therefore relevant.

Policy 44B states “Within areas of Basic Natural Stock, planning permission will be granted
for small scale developments incidental to open space uses which can be carried out
without harming the ecological, scientific, landscape, recreational or other amenity value or
interest of the area.

Planning permission will not be granted for other types of development unless the LPA is
satisfied that:

1) the ecological, scientific, landscape, recreational or other amenity value of the site
concerned will not be diminished significantly by the development.

And,

3)adequate measures are incorporated in the development scheme to protect or

enhance the ecological, scientific, landscape, recreational or other amenity qualities of

the locality.

Policy 44B states that the Basic Natural Stock designation covers a variety of open space
uses, which may have local ecological interest or landscape value or may contribute to the



interlinking of wildlife habitats. It may also serve a purpose as to protect views northwards
towards the Cathedral. The Basic Natural Stock designation could be considered a less
restrictive policy than accompanying policies which relate to Green Wedges and Sites of
Scientific Interest and Critical Natural Assets for example.

Directly adjoining the North of the site is the Catchwater Drain (OP23). The Local Plan
identifies this as feature as a Critical Natural Asset and as an important wildlife corridor
allowing movement between Swanpool/ Hartsholme and the Witham Valley Green Wedge.

The proposed development will not affect the Catchwater Drain with plans identifying a
small buffer (approx 3m wide) of native planting extending along the entirety of the sites
northern boundary with the drain. No new dwelling is shown as being within 7m of the
boundary with the Drain.

The applicant has submitted justification as to the proposed development of this Basic
Natural Stock both in the submitted Planning Statement and the Landscape Assessment
undertaken by consultants Smeeden Foreman. The landscape assessment submitted is
based on a site survey undertaken July 2014.

The Landscape Assessment identifies that the proposal represents a loss of the City’s
existing green space. It considers the current function of the site as ‘amenity’ being an open
space with some tree planting buffer between existing housing and Tritton Road. The
assessment identifies that the proposal, by retaining some of the existing trees and planting
new species “should improve the quality of the open space both as a visual screen and by
continuing the existing native scrub/ woodland planting strip, increasing the extent of the
habitat corridor.” It is hoped that the new planting and amenity area/ SUDS features will
provide a ‘green corridor’ for wildlife along the western boundary with Tritton Road, thereby
strengthening its role as a green edge.

The report identifies that this area of Basic Natural Stock does not perform a function of
protecting views towards the Cathedral, nor at present does it provide authorised public
access.

On site it is clear that the development will not affect long views of the Cathedral. The
prominent long view from here is from Tritton Road to the west of the site. There are
currently two banks of established tree planting to the North of the site on the opposite side
of the catchwater drain which presently prevents views from the application site.

Initial discussions with the applicants aimed to secure the removal of plots 51 and 52
closest to Tritton Road as it was felt this may reduce the effectiveness of the landscape
buffer to Tritton Road. The applicants were reluctant to loose these plots from the overall
scheme and therefore a decision has been taken that on balance the dwellings would not
result in a significant reduction of this buffer that would justify a refusal.

The amendments to the scheme have however resulted in the removal of the initially
proposed parking area which dominated the front of plots 47-52 and the landscaped area
as viewed when you enter the site. This has now enforced the concept of the main
landscaped area formed out of the SUDs retention basin providing an attractive central
focus to the site both visually and socially. The proposals will therefore provide a more
publically accessible open space than the site presently provides.



The Extended Phase 1 Habitat Survey undertaken identified the wildlife considered to be
present in the area at the time.

In summary, the survey recorded no evidence of protected species of birds, Great Crested
Newts or reptiles. No evidence was found to indicate Badgers using the site and while the
effect on bats considered negligible.

The site did not support any evidence of, or were suitable for, badgers, otters or water
voles. The sluice to the Catchwater Drain to the north-eastern boundary of the site was
however considered as potentially providing habitat for these species and pipistrelle bats.

A number of conditions are therefore suggested to protect any potential species within the
area, including nesting birds during the course of the development and the use of native
plant species.

The hedgerows on the site were recorded to be species poor.

The applicant therefore argues that the landscape Assessment identifies that the residential
development in the form proposed will not detract from the current function that this area
performs, rather provide opportunities to enhance its role and function.

Effect on Visual Amenity

At present the site is predominately unkempt grassland. The Design and Access Statement
identified constraints and opportunities for the site. The applicant states that the resulting
layout has been designed with the retention of a large grassed area as a node point and
amenity area.

The scale of dwellings is in keeping with the area in relation to existing dwellings within the
Western Avenue area. The applicant states that the houses are designed with relatively
simple building and roof forms with a contemporary appearance and simple palette of
materials which will be conditioned.

Lincoln Townscape Assessment

The site is located within the ‘Swanpool and Skewbridge’ character area in the LTA, which
forms part of the rural foreground to historic views of the Cathedral. It is described as being
a transitional area between the city and its rural hinterland. The site is however severed
from this character area by the rail line and Tritton Road.

In terms of location it could be argued that the site is more physically connected to the
‘Western Hunt Lea’ character area. This is a residential suburban character area with
townscape dating from the Inter and Post War period with large areas of separate
residential streets, cul de sac and ribbon development along Boultham Park Road.
Development often on enclosed fields previously part of the Boultham Hall Estate.

Housing Policy

Para 14 of the NPPF states that there is a presumption in favour of sustainable
development. It also identifies the importance of Local Authorities having an up to date
supply of housing land provision for the next 5 years. As indicated in the Central
Lincolnshire Five Year Land Supply Report the City of Lincoln can not demonstrate a 5



years housing land supply. This unallocated ‘windfall’ site should therefore be considered
as to its suitability for housing against the national and local policies contained within the
NPPF and the Local Plan.

The Central Lincolnshire Five Year Land Supply Report 1 April 2015 to March 2020 is
produced by Lincoln City, West Lindsey and North Kesteven District Councils and identifies
the following with regarding to 5 years supply;

Our assessment of sites identifies 4,278 dwellings
that could come forward in the five year period. The
requirement is for 6,150. This means there is a
shortfall of 1,872. The results are summarised below.
Requirement

Per year
1,230

Five year requirement
6,150

Identified supply

Identified five year supply
of sites
4,278

Five Year land Supply Results

Five year supply (%)
69.6

Five Year Supply
(Years)
35

The council can still refuse an application if the site is unsuitable for housing development,
and does not comply with national and local policies. For example:

The site is an unsustainable location with no access to local services and facilities
Impact on the character of the village/settlement

Site is at risk of flooding

Impact on the natural environment

The Report states further;

Basically, the absence of a five year supply does not provide a carte blanche for housing on any
site, but it clearly means a council will have to have a very good reason(s) to refuse a development,
with such a reason(s) outweighing the Government’s aim of ‘boosting’ the supply of new housing.
These issues will have to be carefully balanced when making a decision on a planning permission.

If we had a five year land supply we could refuse planning applications on sites not allocated for
development as a matter of principle because it would not be in accordance with the Local Plan.



However, without a five year land supply, it makes it harder for councils to refuse a planning
application, because we are not able to meet our housing need.

Paragraph 49 of the NPPF states that ‘relevant policies for the supply of housing should not be
considered up to date if the Local Planning Authority cannot demonstrate a five year land supply’.
Thus, if a council wants to refuse a housing proposal on an unallocated site, it will need to have
good planning reasons to do so, using its Local Plan policies and the NPPF. It can't simply refuse
the application in principle. If it did, a developer will appeal the decision because the council can not
demonstrate that they can meet their growth targets, and they will argue that the site is sustainable
and therefore meets the NPPF

A number of the consultation responses received make reference to the previous
applications made on this site which were then subsequently refused. The last application
was considered as being contrary to policy 44B of the CLLP proposing development of an
area of basic natural stock and development of a greenfield rather then brownfield site. It
should be noted therefore that the last application made on the site was 2003 in which time
the NPPF has been introduced to replace PPG’s and the compilation of the 5 years
housing land supply figures. It is therefore considered that there have been material
changes to planning policy in this time, which now needs to be considered.

Sustainable Site

The NPPF states a presumption in favour of sustainable development. The application site
is considered to be sustainable being located close to local services including the local
district mixed use centre at Moorlands/ Boultham Park Road, recreation at Boultham Park
and is within walking distance of the city centre and bus services on Boultham Park Road/
Tritton Road.

Further, the development will help improve connectivity within the area. The development
will facilitate a link between Boultham Park Road through the development site and onto
Tritton Road. A new cycle/ pedestrian route will be created from Western Avenue, through
and onto Tritton Road. While a number of pedestrian routes are also proposed from the site
onto Tritton Road.

Highway Safety

Lincolnshire County Council as the Highway Authority has assessed the proposal with
regard to two main aspects. Firstly, the effect on highway safety and traffic generation and
secondly as part of the multi agency approach to surface water drainage and flooding.

A Transport Impact Assessment and a Travel Plan have been submitted as part of the
application and considered by the Highway Authority. A considerable proportion of the
objections received concern highway safety and in particular traffic generation in the
Western Avenue area and the effect this may have on the junction with Boultham Park
Road and the local school St Peter and St Paul.

Having considered the proposal, the Highway Authority has raised no objections with
regard to highway safety. Para. 32 of the NPPF clearly states the presumption of approving
development unless that development is expected to cause a ‘severe’ impact upon highway
safety or congestion. The Highway Authority has identified that the development will add to
the delay at the junction between Western Avenue and Boultham Park Road, particularly
when turning right, however concluding that the trip generation from the proposal will be
‘modest’. It is not considered to have a severe impact on the surrounding local highway
network.



The applicant has also indicated that they are prepared to pay for the provision of a bus
stop on Tritton Road adjacent to the application site. This has however been declined by
the Highway Authority due to the unsuitability of a bus stop in this location on Tritton Road.
It is considered by the Highway Authority that additional bus stops proposed on Tritton
Road are not required as there is no direct pedestrian crossing facility to accommodate
them and the free flow of traffic along Tritton Road would be adversely affected.

Negotiations between the Highway Authority and the applicants has been on going
throughout the course of the application and has sought revisions to the proposed road
layout, including more pedestrian dedicated footways and the increase and relocation of
parking provision to improve relationships between dwellings and the parking spaces and
to help reduce the potential for on street parking.

The Highway Authority has also considered the proposal with regard to surface water and
has identified that the developer is proposing to drain this development sustainably and has
shown SUDs features on the layout drawing. The Highway Authority has concluded that
there is insufficient detail submitted at present to show how the road drainage will connect
to the SUDs features and therefore a condition will be required to secure this further
information.

Flood Risk and Surface Water Drainage

Initially objections were raised to the scheme from both the Environment Agency and the
Upper Witham Internal Drainage Board. The site is in flood zone 2 and is adjacent to the
Catchwater Drain. Some localised flooding has occurred in the Westbrooke Road area in
recent years as identified in many of the objection letters received from local residents.

The application has been discussed in detail at 2 MAG meetings and further information
and additional mitigation measures incorporated in order to address the identified concerns.
As a result, both the Environment Agency and Upper Witham Drainage Board have
withdrawn their initial objections to the proposal.

Both an FRA and Drainage Strategy have been submitted. The proposal has been revised
to provide a sustainable drainage system (SUDs) with on site swales and attenuation pond.
The principle of the SUDs system is to hold exceedance surface water in the basin and
swales, held on the site in the event that water is unable to discharge into the Boultham
Catchwater as a result of raised levels following an earlier storm event.

The EA has revised its response during the course of the application to have no objections
subject to the imposition of conditions including a detailed surface water drainage scheme,
the incorporation of mitigation measures as set out in the FRA and floor levels are set no
lower that 6.50A0D.

Anglian Water, although not a statutory consultee has stated that its preferred method of
disposal of surface water is via a SUDs system and that “The surface water strategy/flood
risk assessment submitted with the planning application relevant to Anglian Water is
acceptable in principle”. Further detailed information on the drainage strategy is requested
condition.

The ground will need to be raised on the development site as a flood risk mitigation
measure and drainage solution. In order to mitigate the potential effects of raised land



levels on the development site, specially in relation to surface water flows, the applicant
has stated that a French drain is proposed along the inside of the eastern site boundary
adjacent to existing dwellings. The applicant has stated that the drain will provide additional
storage over and above the SUDs system to ensure surface water remains on the
development site. The applicant states that the French drain will store any additional
surface water underground until it evaporates and therefore prevents any ponding this
boundary. A legal covenant covering the drains will be included with the purchase
documentation of the affected plots.

Effect on Residential Amenity

The application has generated considerable interest from local residents. Many of the
responses received have been objections to the proposal highlighting a number of issues.
Primarily, concerns focus on loss of Basic Natural Stock/ development of a previously
undeveloped site, flood risk, highway safety and traffic generation and effect on residential
and visual amenity.

For those currently occupying dwellings adjacent to the application site, and who currently
have views across this undeveloped area of basic natural stock, views will be very different
than presently experienced. Whilst | agree that views from the rears of these properties will
be different as a result of the development, the planning system unfortunately cannot
protect a view. Outlook should not however be detrimentally affected by new development
proposals. Consideration has therefore been given to the proximity, scale and orientation of
new dwellings proposed adjacent to the boundary of the site where it adjoins existing
development. The distances between existing and proposed dwellings all exceed 21m
which is an accepted guide as to satisfactory window to window relationships between
dwellings in order to protect residential amenity.

As a result of the flood risk mitigation measures required on the site, the finished floor
levels of the new dwellings and the majority of land levels across the site, will be increased
by generally 1m. The effect this has on the adjacent established residential area must be
considered, particularly as many of the existing dwellings adjoining the site are bungalows.
The distances between the new dwellings and the existing properties on Western Avenue,
Westbrooke Close and Westbrooke Road are in excess of 21m. The dwellings proposed on
the site are general 2 storey with some 2 and half storey and a number of bungalows.

Concerns were raised as a result of the need to increase the land and finished floor levels
to the new dwellings and how this would result in the potential for direct overlooking from
the rear of the new dwellings to existing. Whilst the distances between dwellings is over
and above that considered acceptable, it is the overlooking from an elevated position which
is of concern with the new dwellings being higher than the existing. The dwellings
considered to be particularly affected being, 20 Westbrooke Road and 2 and 4 Westbrooke
Close.

This was raised with the applicant who in response has amended the scheme to introduce
a combined wall and fence to the rears of these properties ranging from 2.1 to 2.6m and
2.8m in order to prevent overlooking. Whilst this overcomes the issue of overlooking, the
revision in itself raises concerns about the height of the resulting boundary treatment
proposed and whether this would be detrimental to residential amenity through the
introduction of an overbearing and enclosing structure, particularly when experienced from
the rear gardens of existing dwellings. Ideally, the scheme would be amended in order to



prevent overlooking and the need for this boundary treatment, however the applicant has
put this forward as the chosen solution and is of the opinion this satisfy’s amenity.

On balance, and having regard to the policies in the NPPF, whilst the boundary treatment is
not an ideal solution, | do not consider the resulting effect is sufficiently harmful to warrant
refusal. The occupant of no.6 Westbrooke Close has objected to the application, however
indicated in earlier consultation responses that if the development was approved they
would request increased boundary walls (“10ft") along this boundary.

The applicant has also tried to address these relationships further by re-arranging the
internal layout of the new dwellings, now placing the less used bedrooms to the rear and
the living room and kitchen to the front. The siting of plots 5 and 6 and 19-22 has also been
altered slightly to increase the distance to the existing dwellings by an additional 0.75m to
Im.

Given the orientation, only late evening sun may be potentially affected to existing
dwellings and not to a level considered harmful.

5no. 2storey dwellings are to be located at the rears of 110 and 112 Western Avenue. The
new dwellings are located over 26m from the existing, again exceeding the minimum
distance considered acceptable to protect amenity.

Affordable Housing

The site qualifies for an affordable housing contribution. The applicant has agreed to on site
provision of 20% in accordance with local plan policy. 11 units in total will be provided for
sale to a registered provider and will be for affordable rented tenure. The applicant will
enter into a section 106 legal agreement to secure this.

The unit types are;-

4no. two bed bungalows
3no. two bed houses
4no. one bed apartments.

A mix of dwelling type and size are therefore proposed and are spread throughout the site.

Section 106 contributions

The applicant will enter into a 106 legal agreement for contributions towards education
provision (£30,000) as requested by Lincolnshire County Council, off site playing field and
play and amenity provision and to ensure the provision of affordable housing on the site at
20%.

The applicant’s preference is for children’s play space to be provided on site however the
ability to do this is subject to the detailed deign of the sustainable drainage scheme and
therefore it may be the case that a contribution towards off site children’s play space is
provided through the 106 to spent on upgrading an existing local play area (potentially
Bristol Drive).

A sum of £11,150 is also to be paid to cover the costs of implementing the Travel Plan.



The Travel Plan costs can be summarised as;

Preparing, updating and supplying the travel pack

Travel survey and reporting

Measures to promote public transport, walking and cycling (vouchers for each
household)

Liaison with residents and LCC

Funding of co-ordinator

Management Company

The applicant has stated that a management company will be set up for maintenance of
non adopted areas with a budget to manage features such as landscaping, private street
lighting, car parking enforcement. All purchasers of dwellings on the site become
shareholders in the management company with annual stakeholder meeting held.

Conclusion

The proposal will provide a much needed contribution to the City’s Housing stock and the
provision of additional affordable units. The site is very accessible being close to local
facilities and amenities and established public transport. New pedestrian and cycle links
between the Boultham Park Road area and Tritton Road will be created. New landscaping
will retain and enhance the green buffer to Tritton Road and help create a green wildlife
corridor to link existing landscape features.

Negotiations have been on going and achieved improvements to the layout and
appearance of the scheme and reduction in the overall number of residential units on the
site. The proposal has met requirements with regard to flood risk and a SUDs system is
provided on site.

Legal Implications

None.

Application Negotiated Either at Pre-Application or During Process of Application

Yes.

Equality Implications

None.

Financial Implications

None.

Application Determined Within Target Date

No, but extension of time agreed with applicant.



Recommendation

Grant Conditionally subject to the completion and signing of the section 106 agreement.

3 years

Plan no’s

Details of drainage scheme as requested by EA

The approved details of the FRA as requested by EA

Surface water drainage condition as required by AW

Materials to be submitted

Archaeology

Land contamination

Electric charging points on dwellings

10 Details of a construction environmental management plan.

11.Landscaping scheme to include details of the landscape buffer to Tritton Road and
the native planting buffer to the Catchwater Drain

12.Undertake monitoring of an existing nature on the site and details of appropriate
mitigation where necessary prior to commencement of development.

13. Details of the proposed French drain to the rears of plots 12A to 31, and its on going
management to be submitted

14.To-scale elevation drawings of the proposed boundary treatments along the rear
boundary of plots 5 and 6 and 12A to 31 to be submitted.

15. Hours of working during the construction phase to be agreed.

©CoNohr~wWNE

Report by: Planning Manager
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Boundary Sections
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Il she boundary

7 Westbrooke Road
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SECTION 7

Plots 5 & 6

North West Elevation (Front)




Flat profile grey/blue plain files
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Eaves, soffits & barge detail in
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Window frames in dark graphite grey
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South West Elevation

South East Elevation (Rear)







Plots 19, 20, 21 & 22






021 Plots 47-52



Units 12a-18









Plots 27-31



Plots 23-26
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Further Visuals






Indicative Surface Water Flow Route
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Photo A View from Tritton Road across the Catchwater Drain to the site




Photo B The Catchwater Drain

Photo C View of the site taken looking South from Tritton Road



Photo D view across the site

Photo E View across the site towards existing dwellings on Westbrooke Close



Photo F View from Tritton Road

Photo G View north across the site with two banks of trees located outside the site on the
northern side of the Catchwater Drain and adjacent to Tritton Road



Photo H Views across the site towards existing dwellings on Westbrooke Close

Photo | Location of the proposed pedestrian footpath in-between 108 and 110 Western
Avenue, across the site and through to Tritton Road



Photo J Site entrance on Westbrooke Road

Photo K Views across the site from Westbrooke Road



Photo L Site entrance, Westbrooke Road



