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DESIGN & ACCESS/PLANNING STATEMENT

Address

12 Spring Court Road, 
Enfield, EN2 8JP
Proposal
Redevelopment of site and construction of 4 x detached dwelling houses with cycle and bin storage, associated landscape and parking
February 2024
1) SITE ASSESSMENT
The application site is located within the existing built-up area of Enfield immediately adjacent to Chase Farm Hospital. It is located on the west side of Spring Court Road, which runs north-east off The Ridgeway, and is occupied by a detached one and a half storey dwelling (no.12).

No.12 occupies a large rectangular shaped plot that is four times as wide as the plots on either side. The houses along Spring Court Road, which are either detached or semi-detached, followed a consistent building line on both sides of the road.
Vehicle access is provided to the application site from Spring Court Road, which is a private road, via two existing entrances and crossovers. 
2) PLANNING HISTORY

Planning permission was approved in August 2023 under LPA ref: 23/02026/FUL for the erection of two detached and two semi-detached dwellings in place of the existing house. 
3) PROPOSED DEVELOPMENT

This application is now proposing the erection of four detached dwellings instead of the two detached and two semi-detached units previously approved. 

4) PLANNING POLICY

National Policy 

The National Planning Policy Framework (NPPF) 2023 sets out the Government’s planning policies for England and how these should be applied.

Sections 5, 11 and 12 of the NPPF are of particular relevance in this case as they relate to delivering a sufficient supply of homes, making effective use of land and achieving well-designed places. 
London Policy

The London Plan 2021 is part of the statutory development plan for Greater London and the policies within it should inform decisions on planning applications across all Boroughs including Enfield.

The policies of relevance in this case are: 

GG2 – Making the best use of land

GG4 – Delivering the homes Londoners need

D4 – Delivering good design

D6 – Housing quality and standards

H1 – Increasing housing supply

H2 – Small sites

T6 – Car parking

Local Policy

The following Policies of the adopted Enfield Plan Core Strategy 2010 are relevant in this case: 

· CP2 – Housing Supply & Locations for New Homes

· CP4 – Housing Quality
· CP5 – Housing Types

· CP30 – Maintaining & Improving the Quality of the Built & Open Environment  
The following Policies of the adopted Development Management Document 2014 are also relevant: 

· DMD3 – Providing a Mix of Different Sized Homes

· DMD6 – Residential Character
· DMD7 – Development of Garden Land

· DMD8 – General Residential Development Standards 

· DMD9 – Amenity Space

· DMD10 - Distancing

· DMD37 – High Quality Design

· DMD45 – Parking Standards

· DMD47 – Access, New Roads & Servicing

· DMD51 – Energy Efficiency Standards
· DMD58 – Water Efficiency  

· DMD79 – Ecological Enhancements
· DMD80 – Trees on Development Sites

· DMD81 – Landscaping

· DMD83 – Development Adjacent to the Green Belt

5)

DESIGN ELEMENT

a. Use & Amount

The existing residential use of the site would not change. It is also located within an existing urban area wherein there is no objection to new residential development.
The principle of building three additional dwellings on this site has already been accepted by the Council via their approval of planning permission under LPA ref: 23/02026/FUL.
Enfield cannot currently demonstrate a five-year housing land supply so the proposal would help to address this.
The proposal would provide additional housing in accordance with both London Plan Policies GG2 & GG4 and Policy CP2 of the Core Strategy.
The proposal is for four large five-bedroom dwellings, which was previously considered acceptable under Policy CP5. The provision of these family sized units would also be in accordance with Policy DMD3.
b. Layout

The layout of the proposed development would be similar to that previously approved with the site divided evenly into four plots that are consistent in size with the others that make up Spring Court Road. 
As demonstrated on the submitted block plan, this site can comfortably accommodate the proposed dwellings with adequate separation distances maintained from all boundaries which would ensure that the development does not appear cramped or overdeveloped.
Each of the proposed dwellings would again be provided with adequately sized rear gardens, front driveways that are large enough to accommodate 2 parking spaces and storage facilities for both bins and cycles. This would ensure that the proposal still complies with the requirements of Policies DMD7, DMD9 and DMD45.
The proposed dwellings would again follow the existing building line along this side of Spring Court Road. 
All of the proposed dwellings would comply with or exceed the minimum spaces standards set out in both Policy D6 of the London Plan and the national Technical Housing Standards.
The internal layouts of the new houses have been designed so as to ensure that every main habitable room is provided with an appropriate aspect overlooking either the highway to the front or the gardens to the rear. 

A revised Daylight and Sunlight Report has been submitted which concludes that this revised scheme complies with both the BRE guidelines for daylight and sunlight and the relevant requirements of the London Plan. 
In accordance with Policy DMD10 the proposal would maintain a minimum separation distance of 11m between the rear of the new houses and the side of the neighbouring properties to the west. 
This revised scheme would therefore not create any neighbour amenity issues relating to loss of light, outlook or privacy.
c. Scale and Appearance

The scale and appearance of the proposed dwellings would been similar to that of the detached houses previously approved. 
Although the left-hand pair are identical with the same external materials as those previously approved, the left-hand pair have their front gables on the opposite side with fibre cement boarding added to their first floor and the first floor of the rest of the properties finished in brickwork not render. This would add some variation and interest to their front elevations which would be beneficial to the character and appearance of the street scene.  
The proposed development is therefore considered to be of a high-quality design that would, in accordance with Policies DMD6, DMD8, DMD9, DMD37 and DMD83, be in-keeping with the character, appearance and grain of the development within the locality, whilst also avoiding any harm to the adjacent Green Belt.
d. 
Landscaping

This revised scheme would not result in the loss of any more trees than the previously approved development. The front and rear gardens would also be landscaped in a similar way. It would therefore be in accordance with Policies DMD80 and DMD81.

e. 
Drainage/Flood Risk 
A revised Flood Risk Assessment has been submitted which makes the following comments: 

· An indicative drainage strategy has been prepared which demonstrates how the development can be effectively drained while providing sufficient storage to accommodate surface water runoff for all storm events up to and including the 1 in 100- year event, plus an allowance for climate change. 
· The site is located in Flood Zone 1, land assessed as having a low probability of river or sea flooding.
· The proposed development would have a NPPF flood risk vulnerability classification of ‘More Vulnerable’. NPPG identifies that ‘More Vulnerable’ uses of land are appropriate within Flood Zone 1 without the need for an Exception Test. 
· It is considered that the site is at a low risk of flooding from fluvial, surface water, groundwater, sewers and artificial sources. 
· Overland flow paths, exceedance routes and volume storage will be taken into account in design of levels for the proposed development to direct overland flows away from buildings and not impact the existing.
f. 
Ecology 

The previously approved Ecological Impact Assessment and Bat Survey have been submitted again as part of this new application. 
6) 
ACCESS ELEMENT
The proposal would not create any vehicle access or highway safety issues as Spring Court Road is private.

With regards to the issue of internal access and circulation, the applicant is aware of the need to comply with current Building Regulations. 
7) CONCLUSION
Taking into account the above factors, it is considered that the proposed development complies with the aims and objectives of the above-mentioned Policies contained within the National Planning Policy Framework 2023, the London Plan 2021, the Enfield Core Strategy 2010 and the Enfield Development Management Document 2014. We therefore consider that full planning permission should be granted accordingly.
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