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1.

Introduction & Site Description

1.1

Templeman Design have been instructed via Messrs N&D Bacon & Mr B.M
Drury to prepare a joint planning application for residential development across
2 areas of land divided by Mill Drove South, namely Croft House Nursery and
The Old Station Yard.

1.2

Both sites are brown field sites, and both are within the village of Cowbit,
surrounded by residential development. The Station Yard Site falls within the
settlement boundary. Its reference given in SHLAA is COW008.

1.3

Croft House Nursery Site is near redundant, sparingly used and adjacent the
boundary, albeit immediately surrounded by development & planning
permissions. There is a planning permission for the green field site to the South
of Croft House Nursery, which is significantly less favourable than this brown
field site.

photo showing Croft House Nursery from Stonegate

1.4

This proposal importantly includes for a re-aligned road junction from Mill Drove
South onto Stonegate to achieve improved visibility splays at the request of
Lincolnshire County Highways. This is the only issue that prevents the Station
Yard from being one of South Holland's prime and, a priority brown field
development site. This issue prevented the site from being the most preferred
allocation site in Cowbit (due to being Brown Field), but is still recognised in the
SHLAA and emerging plan as a potential allocation should the access be
resolved.

1.5

To achieve the re-aligned Stonegate/Mill Drove South junction, we have utilised
the neighbouring Nursery, and therefore have interestingly incorporated both
brown field sites each side of the road, as this one application. This junction
modification is purely at the request of LCC. Arguably, this junction is 'remote'
from our site, it has an historic alignment, and was actually a main rat-run route
to Spalding before being cut-off by the A16 bypass; therefore previously being

3338-TD-COW-XX-RPT-AR-0001

Page 3

Date: July 2018

a much busier junction than today, and would have had significantly more
traffic than our proposal introduces. However, we have been proactive and
keen to achieve the LCC requirements with lengthy discussions and
agreements between all parties.
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2.

Supporting Documents

2.1

This planning application is supported by the following surveys & reports:

Topographical survey;



Flood Risk Assessment;



Drainage Strategy Report, incorporating a layout drawing, including
SUDS



At the time of submission the ecological habitat survey report is not quite
available and shall follow in due course.
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3.

Site Surroundings & Characteristics

3.1

Cowbit is a sizeable settlement in the South Holland District and has a number
of facilities to support the settlement itself, and the surrounding community. The
village relies on the Main Area Centre of Spalding for its wider range of
facilities, ideally located just a couple of miles away.

3.2

Cowbit is bounded on the west by 'barrier Bank, the edge of the washlands;
albeit Cowbit itself has no risk of flooding, so therefore the village cannot
extend to the West. The A16 bypass to the East provides a new village barrier
in that direction, and therefore defines the open countryside from the
settlement.

3.3

The Station Yard site has been unused for many years, the Goods shed still
sits in the centre of the site with the remainder of areas generally covered in
brambles and overgrowth. The site has a long frontage to Mill Drove South, and
continues north behind residential properties, eventually abutting a Nursery
site. There are mature trees to the North Eastern part of the site. Along the
western boundary is a small strip of wasteland incorporating a farm track,
possibly some old railway sidings. This is backed by a mature hedgerow and
beyond are deep gardens to residential properties fronting Stonegate. To the
south of the site are a handful of residential dwellings, predominantly
bungalows, and an old railway gate house.

3.4

Croft House Nursery is enclosed along the majority of its boundaries by mature
hedging, with exception of the north west corner and the 2 or 3 existing
accesses. There are 2 accesses off Mill Drove South both currently unused,
and one off Moulton Chapel Road. Hedgerows are along the side of both
roads. There is a residential property to the east, and some farm buildings half
way across the northern boundary. There is an arable field beyond the
remainder of the northern boundary behind some dense high conifers.

3.5

To the South of the site, on the opposite side of Moulton Chapel Road, there
has been a recent residential planning approval for 17 dwellings, on the current
open arable field.

3.6

The Nursery yard is sparingly used, and becomes more of a storage facility for
wooden tonne boxes by the owners, who are primarily based at Holbeach St
John's. The yard has also been used for temporary workers accommodation for
several years during harvest seasons.
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3.7

Croft House Nursery consists of a range of buildings, both masonry and steel
framed and an area of glasshouses. There are buildings on the site that are
abandoned and disused. The east of the site is now a grassed area. There
were further glasshouses & poly tunnels on this area that were removed a few
years ago.

photos showing some of the buildings on the site'
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3.8

The plan below shows how the proposals fit well inside the residential
surroundings

3.9

Cowbit village has a convenience store, post office, primary school and a,
church.

3.10

There are no real historic characteristics to the settlement that should
determine, or heavily dictate any reserved matters planning application. A
development proposal of predominantly 2 storey houses would seem most
suitable, with the possibility of considering a bungalow(s) adjacent to the
Station Yard Southern boundary. This would then provide consideration to the
existing neighbouring bungalow.

3.11

The frontage properties along Stonegate / Moulton Chapel Road are larger
detached dwellings, hence the reason for the same pattern in the indicative
proposed frontage at Croft House Nursery site.

3338-TD-COW-XX-RPT-AR-0001

Page 8

Date: July 2018

4.

The Outline Proposal

4.1

This application is for outline planning on a combined site area of 1.8 hectares.
Some of that area accounts for the realignment of the road junction, and
therefore the developable area is actually only 1.7 hectares.

4.2

It is proposed that the existing road junction extent becomes incorporated as a
green space type area, details to be further agreed with LCC, as there will be
services running below the existing road and therefore would maybe be best
suited to remain in Highways ownership.

4.3

The development will comprise of :
 The construction of 44 residential units, at a rate of between 20-25
dwellings per hectare in accordance with the local surrounding densities
(dph)
 A Realigned Junction from Mill Drove South onto Stonegate.
 Access from Mill Drove South into the Station Yard and Croft House
Nursery.
 Open space and landscaping accordingly
 25% Affordable housing supply.
 An adoptable sustainable surface water drainage scheme
 An adoptable foul water drainage scheme
 Adopted roads and footpaths
An indicative site layout plan accompanies the application to show how the site
could be developed.

4.4

Although matters are reserved, we have indicated detached dwellings fronting
Mill Drove South and Moulton Chapel Road, with a mix of dwellings into the
estate roads. We have fully considered the surroundings with build-lines and
neighbouring dwelling types.

4.5

75% Of the proposed application site falls within flood zones 1 & 2, with 25%
being in flood zone 3. The proposal avoids any unnecessary and excessive
raising of floor levels, which is considered unsightly and inappropriate.
Use

4.6

Both areas of land are classified as previously developed and brown field. The
Station Yard site is totally unused, with the former use by the railways many
years ago. Croft House Nursery is dated and many buildings abandoned. The
yard is used sparingly predominantly for the storage of wooden tonne boxes
and for temporary harvest workers accommodation in conjunction with the
owners main farming unit, at Holbeach St John's.

4.7

The proposed use of this development is solely for residential purpose, in
conjunction with the immediate surroundings, with areas of green space
appropriately positioned.
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Amount
4.8

To accompany this application and to provide an indicative vision for the
development, we have produced an indicative concept layout.

4.9

The concept for the site includes various sized dwellings, predominantly
detached and semi-detached houses to maintain typical density rates within the
village and surrounding areas.
Layout

4.10

The layout shall be detailed at reserved matters stage, however the indicative
proposal given shows consideration to neighbouring dwellings, gardens,
boundaries and adjacencies', including existing service features and road
networks.

4.11

The open space areas are currently shown being overlooked by dwellings in all
instances, allowing open views across landscaped areas where possible

4.12

There would be refuse collection points identified at the entrance of each
shared driveway area.
Scale

4.13

The indicative layout assumes 2 storey properties throughout the development,
except on the southern part of Station Yard, very much in keeping with the site
surroundings.

4.14

The outline proposal and Flood risk assessment supporting this application
suggests floor levels of dwellings should be 2.70m AOD. A topographical
survey has been undertaken and the vast majority of the site is above this
level.
Landscaping

4.15

The proposed site could be well landscaped, and are largely contained within
mature boundaries.
Appearance

4.16

The character and appearance of the proposed development would be
confirmed at reserved matters stage, however our suggestion is that it would
reflect the immediate local vernacular, using an appropriate palette of
materials. The indicative layout allows for a mix of larger detached plots, as
well as providing some smaller more manageable affordable housing types.
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5.

Movement and Accessibility

5.1

Importantly, this application includes the re-alignment of the Stonegate / Mill
Drove road junction. This will increase safety to all residents along Mill Drove
South. Additionally this will provide the necessary enhancements to satisfy LCC
on the new development proposals.

photo showing view East along Moulton Chapel Road from the 'proposed junction position'

photo showing view West towards Stonegate from the 'proposed junction position'

5.2

The site is within walking distances of bus stops providing access to
Peterborough and Spalding, and has easy access onto the A16 roundabout for
people working in Spalding and further afield, along with easy access to
shopping centres and supermarkets.

3338-TD-COW-XX-RPT-AR-0001

Page 11

Date: July 2018

5.3

The development will include roads and footpaths to an adoptable standard to
enable provision & future maintenance standards for the occupants of the
development.

5.4

Footpaths will be linked to existing footpaths on Stonegate, with some
adaption's and enhancements as part of the junction realignment.

5.5

There is a shop and school within 700 metres of the site.
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6.

Planning Policies & Key Information

6.1

Within the current '2006' local plan, Cowbit is classified as a 'Group Centre' in
the settlement hierarchy (Policy SG3) and a 'minor service centre' in the
emerging local plan (policy 2), and therefore benefits from a vast range of
services and amenities.

6.2

The National Policy Framework 2012 (NPPF) is clear that its aim is to
significantly boost the supply of housing, and as indicated in paragraph 47, the
local planning authority is required to 'use their evidence base to ensure the
local plan meets the full objectively assessed needs of the market and
affordable housing in the housing market area' They should provide 5 years
worth of housing with an additional 5% buffer to ensure choice and
competition, and where there has been persistent under delivering this should
be increased to a 20% buffer.

6.3

Paragraph 49 of the NPPF states that 'housing applications should be
considered in the context of the presumption in favour of sustainable
development. Relevant policies for the supply of housing should not be
considered up to date, if the local planning authority cannot demonstrate a 5
year supply of deliverable sites'.

6.4

In paragraph 14 of the NPPF it is clear that permission should be granted,
unless any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies outlined in the NPPF
as a whole, or specific policies , outlined in the NPPF as a whole; or specific
policies in the NPPF indicate that development should be restricted.

6.5

The council cannot currently demonstrate a 5-year supply of deliverable sites,
as per the provisions of the NPPF. The council can currently demonstrate a
3.06 year supply of deliverable sites, (as of March 2017) as per 'The Sedgefield
Method', and 4.65 as per 'The Liverpool Method'. As per the provisions of
paragraph 49 of the NPPF the policies are therefore out of date, and
presumption in favour of sustainable development applies.

6.6

Sustainable Development is the key factor of The NPPF, as it makes clear in
paragraphs 6-10. Paragraph 7 explains there are 3 dimensions to sustainability,
an economic role, social role and an environmental role and paragraph 6
explains the remainder of the framework.
An economic role here is the contribution to a responsive competitive economy,
with the land ensured to be available, and in our opinion in the right place,
including a good infrastructure already in place.
A social role is achieved here as it supports the local community, provides a
supply of housing required to meet the needs given its potential for a very good
affordable housing mix, and would support local services within the settlement
through being very accessible to such.

3338-TD-COW-XX-RPT-AR-0001

Page 13

Date: July 2018

The environmental role is achieved through consideration of the natural, built
and historic environment, where this site fits ideally as a continual use of brown
field land within a village centre and its built environment, within flood zones
better than found in most of the area, and generally a sequentially preferable
site. The proposal would make a positive contribution through careful and
sensitive design.
6.7

SELLP 2011-2036 Preferred Sites Consultation (July 2016) identified that
housing allocations should be made in Cowbit to provide for circa 80 dwellings
between April 2011 and 31st March 2036, although this was due to change to
120 dwellings.

6.8

This site is not an allocation site, however half of the application site is referred
to as ' being within the settlement boundary' and therefore able to provide
additional housing. Within the SHLAA, The conclusion for Cow008 quotes:
'The Sustainability Appraisal gives site Cow008 the best score of any of
Cowbits Potential Housing Sites and it has the best flood risk; the
Highways Authoritys comments raise some doubt on whether it can be
delivered and as such it should not be shown as an allocation. However,
the site is within the built up area of Cowbit and therefore a planning
application that overcomes the Highway Authoritys concerns might be
successful'
The site is therefore also identified in the 'Preferred Options Housing
Allocations and Trajectory'

6.9

The Former Station Yard element of this application is within the defined
settlement boundary as identified on Map inset No.14 of the current and
emerging plan housing paper.
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6.10

The extract below identifies the site in relation to Cowbit's built form and how it
perfectly sits within, and adjacent, the emerging plan settlement boundary.
Note that the green area is a recent permission for residential development
abutting the defined settlement boundary, therefore can be considered to now
be within the settlement extents.

6.11

The extract on the following page identifies the Station Yard Allocation
reference Cow008, not quite to the exact site extents, and also identifies the
recently approved site at allocation Cow006. Our clients of Croft House Nursery
didn't promote their site, and as such it could be strongly assumed that Croft
House Nursery would have become an allocation site, as its brown field and in
the built up area.
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6.12

Policy 15 of the SELLP 2011-2036 Publication version (March 2017) suggests
a provision of 25% affordable housing on this development site, unless there
become any site specific considerations such as viability that determine
otherwise. We suggest this outline application should adopt the 25% provision
in accordance with the emerging plan, which can be further confirmed at
detailed application stage.

6.13

The proposal would be in accordance with current SHDC Local Plan policies
SG1 – General sustainable development, for above mentioned reasons, SG11
as set out in the FRA and Drainage strategy, SG14, SG15, SG16. The concept
scheme indicates how a development could satisfy SG17, giving full
consideration to residential amenity adjacent the site, SG18 and HS8 –
affordable housing provision. The affordable housing provision would offer a
good mix of dwellings. Policy HS11 can be satisfied with regards of open
space.
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7.

Involvement

7.2

Extensive and prolonged pre-consultation's and discussions have been had
between the planning department and Lincolnshire Highways Authority
regarding this application site, and there appears to be good reason why this
site should be considered favourably moving forward.

7.3

A flood risk assessment has been undertaken and identifies the site levels are
of the best in Cowbit, therefore floor levels shall satisfy the Environment
Agency and Planners.

7.4

Foul water; There is an adopted Foul Water Sewer within Mill Drove South.
Surface Water; There is a large riparian ditch along the northern boundary of
Croft House Nursery to outfall our sustainable drainage system into, and a
ditch maintained by South Holland Internal Drainage Board (SHIDB) at the
north of the Station Yard site.
Electricity & Water; There are service provisions close to this site boundary
which would be utilised accordingly.
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8.

Conclusion

8.1

This application proposal is for the purpose of outline planning permission with
all matters reserved for subsequent approval. The indicative layout is provided
to demonstrate the site can easily be developed at a density of 20-25 dwellings
per hectare in relation to the surrounding area, achieving suitable access
arrangements and open space areas, whilst providing 25% of the dwellings as
affordable housing.

8.2

We have incorporated 2 brown field sites to form this application, which in turn
additionally achieves a re-aligned road junction from Mill Drove South onto
Stonegate. This not only allows these sites to be developed, but also provides
the whole of this road with a safer junction.

8.3

The indicative site layout clearly identifies a good mix of housing can be
provided, maintaining the characteristics of the surrounding area.

8.4

The Application site is fully surrounded by residential development, including a
green field site opposite which has recently been given planning permission.

8.5

This application site is therefore considered as the most suitable development
proposal within the village, and one of the most suitable within South Holland
District.

8.6

The South East Lincolnshire area is between plans, with a range of saved
policies and emerging documents all providing some context. Proposals of this
nature and the ability to bring them forward does require some flexibility of
approach, and South Holland has demonstrated this flexibility with its approach
to a number of development proposals, some much larger than this site, others
much smaller. This proposal is therefore taking into account the increased
need for new dwellings over time, in accordance with policies S3 of the saved
local plan and Policy 2 of the emerging South East Lincolnshire Local Plan.

8.7

The site would contribute well to the need for dwellings whilst utilising brown
field sites within the built up area of a large village settlement and 'minor
service centre', close to Spalding.

8.8

This application should be considered favourably in accordance with the
Development Plan, Planning Policies and sustainability for a number of good
reasons: It actually contributes as the most 'sequentially preferred' site for the
village. It offers merit and positive contribution to the required housing numbers
currently proposed and should take into account the provisions of the NPPF,
particularly whereby 'housing applications should be considered in the context
of the presumption in favour of sustainable development'. Relevant policies for
the supply of housing should not be considered up-to-date where the local
planning authority cannot demonstrate a five-year supply of deliverable sites'.

8.9

Most importantly, this application brings brown field land available and
developable, whilst remaining in the village built up area, and brings an
improvement to a current Highway concern.
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