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1. Introduction 
 
 
1.1 This Design and Access Statement (DAS) has been prepared by Cyden Homes and forms 
part of a comprehensive package of information submitted with an application for outline planning 
permission on the land at Tytton Lane East, Wyberton, Boston 
 
 
 
 
 

2. Role of the Design and Access Statement 
 
 
2.1 The DAS illustrates the design principles and concepts that underpin the application proposal and 
address the requirements set out in the Planning Practice Guidance (PPG). 
 
 
2.2 Specifically, responding to the NPPG requirements ‘What should be included in a DAS’, this DAS 
explains: 
 

• The design principles and concepts applied to the proposed development; 
 

• The steps taken to appraise the context of the proposed development and how the design 
has taken this into account; 

 
• How Local Plan policies have been taken into account; 

 
• The areas where access points to the development will be situated, as required under article 

5(3) of the Development Management Procedure Order, consultation undertaken in relation 
to these access issues and how the outcome has informed the proposed development; 

 
• Information about the proposed use or uses, and the amount of development proposed for 

each use. 
 
 
2.3 This DAS is compliant with the Development Management Procedure (England) Order 2015, 
and the Planning Practice Guidance  
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3. Site Location & Description 
 
3.1 The Site is located approximately 3.4 km south of Boston Town Centre. The site area is approximately 
5.1 hectares and consists of three smaller fields with hedgerows  
 
3.2 The site is accessed off Tytton Lane East via A16 Spalding Road. 
 
3.3 The south western site boundary is formed by the residential properties of Tytton Road East and the 
north eastern by properties on Stephenson Close. 
 
3.4 The northern, southern and eastern boundaries are bound by existing hedgerows forming a 
Landscaped edges to agricultural fields beyond. The northern field forms part land currently summited as 
a Residential development Planning Application by LCC.  The eastern Field forms the Cuckoo Land 
Allotment Association 
 
3.5 The Site whilst undulates is relatively flat across with levels around 2.2 to 2.4m and has a slight slopes 
down from the western field, with levels rising from 2.66m AOD down to approximately 2.11m AOD in 
the east 

 

     Figure 1 - Aerial Photograph  
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4. Site history, context and usage 
 
 
4.1 The site forms part of land allocated South East Lincolnshire Local Plan 2011-2036, which was 
adopted on 8th March 2019, site reference Wyb033 and has been split into two sections north and 
south.  Prior to the allocation, the site the field was an edge of town agricultural field 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2 – Extract from 
Inset Map 1 – Boston  
South East Lincolnshire Local 
Plan 2011-2036 

 
4.2 An Outline Planning Application for the northern part of the allocated site was submitted by LCC in 
December 2017 (Outline B/17/0515) and described as land to the west of Stephenson Close. The 
development proposal is for up to 85 dwellings. 
 
4.3 The LCC Outline application is for access only to be considered with little detail in relation to massing 
and scale two areas of Public open space are shown and the Public footpath running through the site is 
being maintain but redirected 
 
4.4 Tytton Lane East is characterized by linear residential development with long and thin development 
plots leading to relatively land hungry bunglaows but maintaining long rear gardens. From the street 
scene there is aa appearance of density as the gaps and driveway between dwelling are quite narrow 
and some of the wider plots 2 storeys  
 
4.5 The application site is formed by three parcels of land subdivided by Hedgrows and is kept as 
grassland (see photographs) 
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Figure 3 – View from the 
roadside looking into Field 1 at 
the public footpath 
 

 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 4 – View from the road 
side looking into Field 2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 5 – View from the road 
side looking into Field 3 
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5 Consultations  
 
Flood Risk and Drainage 
5.1 The site is located within Flood zone 3a ‘High Probablity’ as shown on the Environmental Agency 
website.  A Flood Risk Assessment (FRA) and  Drainage Statement has been prepared to deal with onsite 
drainage, surface water will be attenuated to existing Greenfield run off rates. A Pre Planning assessment 
report has been prepared by Anglian water 
 
Highway Safety 
5.2 A Transport Assesssment (TA) has been prepared with this submission and it concludes “Based on the 
assessments of this TA, it is considered that the proposed residential development would not be expected 
to have a significant impact on the operation of the local highway network. The proposals are therefore 
considered to be in accordance with the ‘National Planning Policy Framework’ (NPPF) which states that 
“development should only be prevented or refused on highways grounds if there would be an 
unacceptable impact on highway safety, or the residual cumulative impacts on the road network would 
be severe”(MHCLG, 2019). 
 
Ecology 
5.3 An ecology report has been prepared with this submission and it has established the proposed 
development will not have any adverse impact on protected species 
 
Trees 
5.4 An Tree report has been prepared with this submission and it has established the proposed 
development will not have any adverse impact to category A trees  
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6. Site Analysis Opportunities and Design Rationale 
 
Concept  
6.1 Underpinning the Application is a Design rationale which explains and justifies the design decisions 
which have been made following the site analysis.  
 
Size 
6.2 The site area is approximately 5.1ha including a single access road with massing and density 
respecting its edge of settlement location.  
 
Analysis 
6.3 Within the site analysis key features and opportunities are recognized to inform the layout. These 
features inform the design and create spaces to be enjoyed  
 
Aesthetic  
6.4 The design ethos of The Proposed Development should be respected and embrace the existing grain 
Landscape features should continue through the development 
 
Linkage 
6.5 Linkage and permeability are crucial to the developments, a public footpath running through the site 
helps to promote this.  
 
Locality 
6.6 Local Vernacular of existing roofscape include both hipped and gabled roofs but to follow the wider 
vernacular great emphasis will placed on gabled properties 
 
Materials 
6.7 In order to unify the Development House type will reflect those of Lincolnshire and the pallet of 
materials will remain constant 
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Views out from application site are restricted due to the enclosed nature of the three parcels of land 
view out to open countryside will be restricted to properties on the southern boundary.  



8 | P a g e  
 

 
The creation of an internal looped road from the central parcel of land will link the two side fields and 
will assist movement for all users including Emergency vehicles 
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Potential areas of Public and Private open space and zones of built mass road hierarchy and pedestrian 
routes. Key builds or nodes inform direction and respond to Tytton Lane East 
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Key features include Ponds, Open space, Hedgerows , Buildings and landscape buffer zones 
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The proposed layout scale and massing becomes less dense from north to south of the site 
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Separation distance maintained, strategic maintaining landscape buffer near existing houses. Key 
buildings at the end of roads with increased landscaping Features and pond 
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Specific Constraints and opportunities 
6.8 The proposed development aims to enhance current features and maintain the essence of three 
parcels of land 
 
 Public footpath - The current route is accessed via a style and crosses rough grass and cannot be 

consider accessible for all. It also runs along the existing boundary of 108 Tytton Lane East.  
There is an opportunity to open up this section of footpath providing a hard surface suitable for 
wheelchair users and young families with prams. The development layout ties the footpath into 
a public green space the footpath could turn away from the existing property and wrap around 
the new attenuation pond. The public footpath will also connect into the internal road network 
allowing better connectivity. 

 
 Affordable Homes and community contributions - The development will provide 26 Affordable 

homes in a variety of sizes from 1 to 4 bedroomed dwellings as agreed with the LA Housing officer, 
along with other Section 106 contributions such as Secondary Education contributions and Health 
facility contributions 

 
 Ecology - New Trees will be planted throughout the development and within Public open spaces 

along with maintaining the majority of the existing trees and hedgerows reinforcing the ecological 
habitats. Figure 2 (pg. 24) of the Ecology Report, states trees T7, T8 and T9 have high bat potential 
and T12 moderate bat potential these will be retained along with providing integrated bat root 
within the dwelling and bird boxes of various sizes will encourage small birds adding to the 
biodiversity of the site 

 
 Public realm - The new road network will provide route through the development and will have 

footpaths to one side and grassed swales and part of a Sustainable Drainage System on the other. 
Semi private courtyard or Homezones will be created along with a small “village square” providing a 
meeting place and giving a sense of place and community. 

 

   
 
 Sustainable Drainage System – A new rainwater attenuation pond will be formed to collect and 

store the development rainwater. This will be over sized to accommodate future climatic changes 
and will store and retain water on site  releasing it at a slower rate over time and preventing 
flooding down stream 
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7. Planning Statement - Planning Policy and Design Guidance 
 
 
7.1 The planning policy documents that have been referred to for this application, and which 
the proposed development is compliant, are listed below. 
 
National Planning Policy Framework 2018 
7.2 The National Planning Policy Framework (NPPF) was adopted in March 2012, replacing previous 
Planning Policy Statements (PPSs) and Planning Policy Guidance Notes (PPGs), and is a material 
consideration in determining planning applications. 
 
South East Lincolnshire Local Plan 2011-2036, which was adopted on 8th March 2019 
7.3 Firstly the application site is allocated in the adopted Local Plan, site reference Wyb033 
 
7.4 The Local Plan document covers many areas relevant to new residential development such as 
Sustainable Development, Inland Flood Risk, Transport & Accessibility, Landscape, Biodiversity, Green 
Infrastructure, Open Space, Renewable & Low Carbon Energy and of course design. Of particular 
relevance are: 
 

• Policy 1: Spatial Strategy 
The development is located on an allocated site within Boston (1:Sub-Regional centre). 
 

• Policy 2: Development Management 
The use of high quality materials and Good Design where the layout, scale, massing, height and density reflect the 
character of the surrounding area and providing safe and attractive Streets with sustainable Drainage 
 

• Policy 3: Design of Development 
Creation of a distinctive place through design to improve the character of the area  
 

• Policy 4: Approach to flood Risk  
The Council will support development that demonstrates an integrated approach to sustainable drainage that has 
positive gains to the natural environment.   

 
• Policy 10: Meeting Assessed Housing Requirements 

The Council will support development which is assists achieving the required housing demand over the plan 
period  

 
• Policy 11: Meeting Assessed Housing Requirements 

The site forms part of allocation Wyb033 Land North of Tytton Lane East 
 

• Policy 17: Providing a Mix of Housing 
The Council will support development which provides a mix of housing needs 

 
• Policy 18: Affordable Housing 

The proposals meet the requirement of 20% Affordable Housing 
 

• Policy 32: Community, Health and Well-being 
The proposed development provides open space and areas for play as part of the development 

 
• Policy 36: Vehicle and Cycle Parking 

The proposals meet the requirement of Appendix 6 
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8. Planning Benefits 
 
 
8.1 As demonstrated within this Design Access Planning Statement and the other technical documents 
that are submitted with this planning application, the Proposed Development constitutes sustainable 
development and would not lead to adverse impacts that would significantly or demonstrably outweigh 
the benefits. Further, the Proposed Development will deliver a range of social, economic and 
environmental benefits. 
 
8.2 Further, the area proposed for residential development is proposed for allocation as siteWyb033 and 
accords with the policy’s set within the Local Plan. The Proposed Development therefore responds to the 
Council’s development strategy for Boston and South East Lincolnshire 
 
8.3 This application has been made by Cyden Homes Ltd the recent developer of DeMontfort Park and 
has commenced work on the Lindis Road development. The application will form a continuation of 
Cyden Homes to commitment to the delivery of housing in the area. 
 
 
 
 

9. Conclusion 
 
9.1 It is considered that the Proposed Development represents an appropriate form of development at 
the Site. The Proposed Development meets relevant national and local policy and accords with the 
established principles of sustainable development. 
 
9.2 Having regard to the above, on the basis of the presumption in favour of sustainable development, 
planning permission for the Proposed Development should be approved without delay. 


