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1.0

REASON FOR COMMITTEE CONSIDERATION

1.1

The application was deferred at 4 October 2017 Planning Committee.

2.0

PROPOSAL

2.1

This application was previously reported to the Planning Committee on 4 October 2017 where it
was deferred for the following reason:
"to allow officers to negotiate amendments to the application to address the concerns of the
Committee relating to the public open space not being policy compliant and the developer to
consider a more sympathetic layout and design for a village location."

2.2

A copy of the previous report is appended.

2.3

Following negotiations, amended plans were submitted, showing a new layout consisting of 72
dwellings, a reduction of 8 from the original proposal and 0.755 acres of open space, which is
now policy compliant. However, a consequence of this is that the number of affordable units
has been reduced from 19 to 8 (5 for rent and 3 for shared ownership).

2.4

The applicant has confirmed they would accept a one year permission to enable early deliver of
the houses.

3.0

SITE DESCRIPTION

3.1

As previous report

4.0

RELEVANT PLANNING POLICIES

4.1

As previous report.

5.0

RELEVANT PLANNING HISTORY

5.1

As previous report.

6.0

REPRESENTATIONS

6.1

As previous report plus a number of further representations have been received following
consultation on the amended plans.

6.2

SHDC Environmental Services
No further comment.

6.3

LCC Education
Nothing to add to previous comments.

6.4

Police
No objections to amended plans.

6.5

Environment Agency
Recommend condition that the development is carried out in accordance with the Flood Risk
Assessment and mitigation measures that floor levels be in accordance with the submitted
Drainage Strategy, all dwellings be two storey and flood resilient design and construction to be
used to a minimum level of 300mm above finished floor level.

6.6

John Hayes MP
Reiterates constituents' concerns that this is overdevelopment, not appropriate for a village

6.7

Public
5 objections have been received from local residents in response to the consultation on the
amended plans. These reiterate previous objections in particular:
·Reduction in units from 80 to 72 to decrease the density is an insult and a mockery of
Councillors and residents' concerns regarding overdevelopment;
-Would still result in overlooking of existing properties, one resident asks for layout to be
amended further to address this;
-Concerns layout will lead to anti-social behaviour;
- Would generate too much traffic;
-Inadequate infrastructure in Cowbit to support further housing;
-No S106 contributions to the local community;
-Flooding issues not addressed.

7.0

MATERIAL CONSIDERATIONS

7.1

The key material issues for considerations in this application are:
·Policy and Principle of Development;
·The impact of development upon residential amenity;
·Highway and Access;
·Flood Risk.

7.2

Policy

7.3

The site is located within the defined settlement limits of Cowbit as outlined in the South Holland
Local Plan, 2006, and part of the application site is within the development boundary. In this
instance, the relevant policy context is Policy HS6 - New Housing in the Group Centres (NonAllocated Sites). Residential development will be permitted on suitable sites in Group Centres
where:
1) It is within the defined settlement limits as shown on the proposals map; and
2) It is on brownfield land.

7.4

The scale and location of such schemes is critical though to ensure they are well integrated into
the street scene and village pattern of development, taking into account local character and
distinctiveness.

7.5

Policy HS8 - Affordable Housing. On residential development sites of three or more dwellings,
or sites of 0.1 hectares or more, the Council will require the provision of a minimum of one third
of the residential units as affordable housing on the site. In this case, an affordable housing
contribution will be required as recommended by Housing Strategy and will be secured by a
Section 106 agreement.

7.6

Since the reduction of the number of dwellings from 80 to 72. The amended plans now show a
total of 8 affordable units which have been agreed. 5 of which are to be rented and 3 shared
ownership.

7.7

The amended plans have also increased the size of the open space such that it now complies
with the 14% required in Policy SG11.

7.8

The proposal complies with Policy HS6. Furthermore, Policies SG2, SG3 and SG4 emphasises
the importance of adopting a sequential approach which gives priority to the use of land within
defined settlement limits. With Cowbit classed as an 'Group Centre' under Policy SG3 Settlement Hierarchy, the village provide a range of services, local employment opportunities
and act as a focal point for the rural areas.

7.9

The proposed development is for 72 dwellings on a 2.1ha site. This is approximately 34 units
per hectare. As pointed out by an objector, this level of density is greater than combined
capacity of 54 dwellings for the preferred housing sites COW004 and COW009. This is a
trajectory figure based on a number of factors such as land supply, patterns of allocations,
permissions, completions, etc. It is merely a guiding principle rather than a prescriptive policy
requirement. Where the applicant can demonstrate that the density can be increased without
compromising with the amenity and natural/built integrity of the area, as well as meet with all the
policy criterias. The LPA will consider the merits of the proposal, particularly in light of the
NPPF and lack of a 5 year housing land supply.

7.10

It is felt that the pattern and density of the proposal is well contained within the core of the
village. A robust precedent and development principle has been established by Phase 1. The
development proposal, is not considered to be remote or result in an unacceptable impact upon
the landscape character of an area.

7.11

At the heart of the National Policy Framework (NPPF), is a presumption in favour of sustainable
development which should be seen as a golden thread running through both plan-making and
decision-taking. 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 five-year supply of deliverable housing sites". In that
circumstance, Paragraph 14 of the NPPF is quite 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 in the NPPF indicate that development should be restricted.

7.12

The Council cannot currently demonstrate a 5-year supply of deliverable sites as per the
provisions of NPPF. In the context of the objectively assessed need identified in the Council's
Strategic Housing Market Area Assessment (SHMA), and including a 20% buffer by virtue of a

persistent under delivery of housing, the Council can only currently demonstrate a 3.93 year
supply of deliverable sites (as of 31/8/17). As per the provisions of Paragraph 49 of the NPPF,
the Council's Local Plan polices relevant to the supply of housing are considered out-of-date
and the presumption in favour of sustainable development applies.
7.13

Given the location of the site, there is a clear precedent that the area is need of growth to
accommodate the needs of its residents and there is not considered to be a policy objection to
the development in principle and on the matter of sustainability when assessed against Policy
SG1 of the Local Plan 2006. Much of this land at the moment is requires extensive
management and maintenance. By reusing part of it for an alternative but sustainable use as
illustrated by the proposal, it will encourage the reuse of redundant agricultural land together
with creating an opportunity to provide good quality, functional and manageable public open
space and other planning obligation such as Affordable Housing. As such, as per the
provisions of the NPPF, 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 in the NPPF indicate that development
should be restricted.

7.14

In light of all this information and policy deliberations, it is considered that a development of the
size proposed is not out of keeping with the likely strategic future role and function of Cowbit.
As such, as per the provisions of the NPPF, 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 in the NPPF indicate
that development should be restricted.

7.15

The principle of residential development in policy terms is acceptable. The number of new
dwellings proposed is not considered to be excessive or of a nature that would cause significant
detrimental harm to the amenity of the area and the reduction in the number of units have
enabled an increase in the public open space on site to an acceptable level. However, the
remainder of this section of the report considers the other material considerations to be taken
into account in determining whether any adverse impacts of granting permission.

7.16

The impact of development upon residential amenity

7.17

Concerns raised regarding overlooking, loss of privacy/outlook, noise, etc have been duly
considered at length with statutory consultees. The plans show a layout that sits well and is
highly articulate for a site that is very linear and uniform in shape. To not have a linear pattern
of development along the southern boundary would simply complicate the design and
potentially, be inefficient use of space that is in danger of being 'left over' after development.

7.18

The proposed development will be seen by the properties along The Pastures, but there will be
a satisfactory separation distance between all existing and new properties. The land levels are
relatively flat and will therefore, not create any overbearing and overshadowing affect between
existing and new properties.
Policy SG17 - Protection of Residential Amenity states that planning permission will be granted
for development which would not cause material harm to residential amenity.
In considering proposals the following criteria will be taken into account:1) the extent of any overlooking or loss of privacy;
2) the extent of any overbearing or overshadowing effect;
3) potential noise nuisance including that associated with vehicular activity;
4) the levels of smell, emissions and pollutants.
The number of units proposed would result in a development of approximately 34 dwellings to
the hectare. Although this figure is higher than what is normally expected in rural areas. It is
considered to be appropriate for this central location and is achieved by introducing a mix of
different house types and sizes that can comfortably be accommodated within the parameters
site, without causing significant detrimental harm upon the residential amenity and landscape
character of the area.

7.19

Concerns relating to the pressure and strain of existing infrastructure (utilities, services and

facilities) are noted. However, there have been no objections from infrastructure providers and
developer contributions towards building the capacity of local services will be expected to be
delivered through an S106 Agreement. Furthermore, the emerging SELP will be required to
plan fully for the provision of all types of infrastructure to support the future growth of the
District.
7.20

Highways and Access

7.21

Resident concerns regarding Highway safety, access to and from the site has been
raised. The County Highways Authority recommends that permission be granted subject to
preoccupation conditions relating to the completion of carriageways and footways as well as the
submission of a comprehensive surface water drainage scheme.

7.22

The Council cannot reasonably insist upon traffic calming measures along Backgate to be
included as part of this application as the application site does not include the public highway.
The Highways Authority have raised no concerns regarding the proposed access or safety
issues associated with this development.

7.23

Flood Risk

7.24

A Flood Risk Assessment was submitted with the application. The Environment Agency have
been consulted and recommend conditions relating to minimum finished floor levels and
resilience measures. These issues are all workable and is not considered to result in any
detrimental harm upon the residential amenity of adjacent occupiers.

7.25

In the absence of any serious concerns from statutory bodies responsible for flood risk, it is
considered that the proposal is acceptable in this regard, subject to appropriate conditions
being discharged.

7.26

Archaeology

7.27

The County Council as Historic Environment Record Officer has requested that trial trenching
take place. There is no specific evidence pointing to this site although artefacts were found on
the adjacent site. It is considered that it would be appropriate to require this work to be carried
out before issuing planning permission if Committee were minded to approve.

7.28

Conclusion

7.29

It is considered that the revisions to the application, including the increase in the size of the
open space and reduction in the number of dwellings is sufficient to address the reasons for
deferring this application at the 4 October Planning Committee. It is unfortunate that this has
implications for the viability of the developer which has resulted in a reduction in the number of
affordable units from 19 to 8.
However, the developer has agreed to an early implementation of the scheme by accepting a
one year permission rather than the normal three.

8.0

RECOMMENDATIONS

8.1

Authorised to Grant Permission subject to the applicant entering into a Section 106 agreement
for the provision of 8 dwellings to be delivered as affordable housing, the carrying out of further
archaeological investigations and 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 one year 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 1205-LP; Dwg no. 1205-004 Rev D; Dwg no. 1205-AH; Dwg. No. A902-00-A Amendment 1; Drw No A516-001; Drw No A732-001; Drw No BAN-001; Drw No BLK-001;
Drw No CLY-001; Drw No COR-001; Drw No DER-001; Drw No DSG-01; Drw No DG-01; Drw
No LCK-001; Drw No MER-001; Drw No RIBB-001; Drw No SG-01; Drw No SPT-001; Drw No
TAY-02; Drw No TAY-01; Drw No WEL-001.
Reason: For the avoidance of doubt and in the interests of proper planning.

3.

The development hereby permitted shall not be commenced until a scheme to deal with any
contamination of land or pollution of controlled waters has been submitted to and approved in
writing by the Local Planning Authority (LPA) and until the measures approved in that scheme
have been implemented. The scheme shall include all of the following measures:
i) a desk-top study carried out to identify and evaluate all potential sources of contamination
and the impacts on land and/or controlled waters, relevant to the site. The desk-top study shall
establish a 'conceptual site model' and identify all plausible pollutant linkages. Furthermore, the
assessment shall set objectives for intrusive site investigation works/Quantitative Risk
Assessment (or state if none required). Two full copies of the desk- top study and a nontechnical summary shall be submitted to the LPA without delay upon completion.
ii) if identified as being required following the completion of the desk-top study, a site
investigation shall be carried out to fully and effectively characterise the nature and extent of
any land contamination and/or pollution of controlled waters. It shall specifically include a risk
assessment that adopts the Source-Pathway-Receptor principle, in order that any potential risks
are adequately assessed taking into account the sites existing status and proposed new use.
Two full copies of the site investigation and findings shall be forwarded to the LPA without delay
upon completion.
iii) thereafter, a written method statement detailing the remediation requirements for land
contamination and/or pollution of controlled waters affecting the site shall be submitted to and
approved in writing by the LPA, and all requirements shall be implemented and completed to
the satisfaction of the LPA. No deviation shall be made from this scheme. If during
redevelopment contamination not previously considered is identified, then the LPA shall be
notified immediately and no further work shall be carried out until a method statement detailing
a scheme for dealing with the suspect contamination has been submitted to and agreed in
writing by the LPA.
iv) two full copies of a full closure report shall be submitted to and approved in writing by the
LPA. The report shall provide verification that the required works regarding contamination have
been carried out in accordance with the approved Method Statement(s). Post-remediation
sampling and monitoring results shall be included in the closure report to demonstrate that the
required remediation has been fully met.
Note
The applicant is advised that the phased risk assessment required by the Contaminated Land
Scheme Condition should be carried out in accordance with the procedural guidance of the
Environmental Protection Act 1990 Part 11A.
The applicant's attention is also drawn to the document entitled "Developing Land Within
Lincolnshire - A guide to submitting planning applications to develop land that may be
contaminated", which can be obtained through the Local Environmental Health Department.
Reason: To assess whether the site is polluted and to address any pollution to ensure a
satisfactory development. This issue is integral to the development and therefore full details
need to be finalised prior to the commencement of works.
This Condition is imposed in accordance with Policy SG13 of the South Holland Local Plan,
2006.

4.

Before the commencement of the development hereby permitted beyond oversite, the approval
of the Local Planning Authority is required to a scheme of landscaping and tree planting for the
site indicating, inter alia, the number, species, heights on planting and positions of all the trees,
together with details of post-planting maintenance. Such scheme as is approved by the Local
Planning Authority shall be carried out in its entirety within a period of twelve months beginning
with the date on which development is commenced. All trees, shrubs and bushes shall be
maintained by the owner or owners of the land on which they are situated for the period of five
years beginning with the date of completion of the scheme and during that period all losses
shall be made good as and when necessary.
Note: The applicant is recommended to employ a qualified and experienced landscape designer
to produce a landscaping scheme for the development.
Reason: To ensure that the development is adequately landscaped, in the interests of its visual
amenity and that of the area in which it is set.
This Condition is imposed in accordance with Policy SG18 of the South Holland Local Plan,
2006.

5.

Prior to its installation, details of the proposed boundary treatment, including a schedule of
materials, and details of the size and species of any hedging, shall be submitted to and
approved in writing by the Local Planning Authority, and the details so approved shall be
implemented in full before the development is first brought into use.
Reason: 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.

Prior to the commencement of the development hereby permitted beyond oversite, a plan
illustrating all areas of publicly accessible open space shall be submitted to and approved in
writing by the Local Planning Authority. The areas so approved shall be laid out and made
available for use in accordance with a specification and phasing that shall first be agreed in
writing by the Local Planning Authority, and shall thereafter be so maintained.
Reason: To ensure that adequate open space provision is made available for the occupiers of
the development hereby permitted and that provision is made for the management and
maintenance of the open space.
This Condition is imposed in accordance with Policies SG14 and HS11 of the South Holland
Local Plan, 2006.

7.

A management plan for the areas of publicly accessible open space and any outdoor play
areas, including management responsibilities and maintenance schedules, shall be submitted to
and approved in writing by the Local Planning Authority prior to the commencement of the
development hereby permitted beyond oversite. The management of these areas shall be
carried out in accordance with the details so approved.
Reason: To ensure that adequate open space provision is made available for the occupiers of
the development hereby permitted and that provision is made for the management and
maintenance of the open space.
This Condition is imposed in accordance with Policies SG14 and HS11 of the South Holland
Local Plan 2006.

8.

No dwelling shall be occupied until details of the landscape management and maintenance
schedule for the areas of incidental open space, refuse/recycling collection points and parking
courts have been submitted to and approved in writing by the Local Planning Authority.
Thereafter these areas shall be maintained in accordance with the approved details.
Reason: To ensure that provision is made for the management and maintenance of communal
areas.
This Condition is imposed in accordance with Policies SG1 and HS11 of the South Holland
Local Plan 2006.

9.

Before the commencement of the development hereby permitted beyond oversite, the detailed
design and location of all lighting to be provided to roads and footpaths within the development
shall be submitted to and approved in writing by the Local Planning Authority and all lighting
utilised in the development shall conform to the details so approved.
Reason: To ensure that the Local Planning Authority retains control over these matters, in the
interests of the visual amenity of the overall development, to prevent light pollution and to
ensure that the development is adequately lit.
This Condition is imposed in accordance with Policies SG14 and SG17 of the South Holland
Local Plan, 2006.

10.

No development shall take place until a surface water drainage scheme for the site, based on
sustainable urban drainage principles and an assessment of the hydrological and
hydrogeological context of the development, has been submitted to and approved in writing by
the Local Planning Authority.
The scheme shall:
a) Provide details of how run-off will be safely conveyed and attenuated during storms up to and
including the 1 in 100 year critical storm event, with an allowance for climate change, from all
hard surfaced areas within the development into the existing local drainage infrastructure and
watercourse system without exceeding the run-off rate for the undeveloped site;
b) Provide attenuation details and discharge rates which shall be restricted to 1.4 litres per
second per hectare;
c) Provide details of the timetable for and any phasing of implementation for the drainage
scheme; and
d) Provide details of how the scheme shall be maintained and managed over the lifetime of the
development, including any arrangements for adoption by any public body or Statutory
Undertaker and any other arrangements required to secure the operation of the drainage
system throughout its lifetime.
The development shall be carried out in accordance with the approved drainage scheme and no
dwelling shall be occupied until the approved scheme has been completed or provided on the
site in accordance with the approved phasing. The approved scheme shall be retained and
maintained in full in accordance with the approved details.
Reason: To ensure that the site is adequately drained, to avoid pollution, and to prevent
increased risk of flooding. This issue is integral to the development and therefore full details
need to be finalised prior to the commencement of works.
This Condition is imposed in accordance with Policies SG11 and SG12 of the South Holland
Local Plan, 2006 and national guidance contained in Section 10 of the National Planning Policy
Framework, 2012.

11.

The development hereby permitted shall be carried out in accordance with the measures set out
in the Flood Risk Assessment prepared by Millward integrated Engineering Consultants forming
part of this planning application, ref MA10575FRAR02, dated April 2017 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
1.Finished floor levels vary across the site and therefore will be set no lower than those shown
in the drawings entitled Provision Drainage Strategy Sheet 1 of 2 Project Backgate Cowbit
Phase 2 Dwg no. MA10575-200-1, dated April 2017 and drawing entitled Provision Drainage
Strategy Sheet 2 of 2 Project Backgate Cowbit Phase 2 Dwg no. MA10575-200-2, dated April
2017.
2.All dwellings will be two storey.
3.Flood resilient design and construction shall be used in all buildings to a minimum level of
300mm above the finished floor level.
Reason: To reduce the risk of flooding to the proposed development and future occupants.
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.

12.

Before each dwelling is occupied the roads and/or footways providing access to that dwelling,
for the whole of its frontage, from an existing public highway, shall be constructed to a
specification, to first be submitted to and approved by the Local Planning Authority, to enable
them to be adopted as Highways Maintainable at the Public Expense, less the carriageway and
footway surface courses. The carriageway and footway surface courses shall be completed
within three months from the date upon which the erection is commenced of the penultimate
dwelling.
Reason: To ensure safe access to the site and each dwelling/building in the interests of
residential amenity, convenience and safety.
This Condition is imposed in accordance with Policies SG14 and SG15 of the South Holland
Local Plan, 2006.

13.

Before the commencement of development hereby permitted, a detailed scheme of
construction management to minimise disturbance during the construction process through
noise, dust, vibration and smoke shall be submitted to and approved in writing by the Local
Planning Authority and the construction process shall be carried out in accordance with the
scheme so approved.
Reason: In the interests of the amenity of local residents.
This Condition is imposed in accordance with Policy SG17 of the South Holland Local Plan
2006.

14.

No development shall commence until the wastewater strategy submitted with the planning
application relevant to Anglian Water is acceptable and has been submitted to and approved in
writing by the Local Planning Authority. No dwellings shall be occupied until the works have
been carried out in accordance with the wastewater strategy so approved unless otherwise
approved in writing by the Local Planning Authority.
Reason: To prevent environmental and amenity problems.
This Condition is imposed in accordance with Policy SG14 and SG15 of the South Holland
Local Plan 2006.

15.

No development shall commence until a foul water strategy has been submitted to and
approved in writing by the Local Planning Authority. No dwellings shall be occupied until the
works have been carried out in accordance with the foul water strategy so approved unless
otherwise approved in writing by the Local Planning Authority.
Reason: To prevent environmental and amenity problems arising from flooding.
This Condition is imposed in accordance with Policy SG14 and SG15 of the South Holland
Local Plan 2006.

16.

No development shall take place until a written scheme of archaeological investigation has
been submitted to and approved in writing by the Local Planning Authority. This scheme should
include the following and should be in accordance with the archaeological brief supplied by the
Lincolnshire County Council Historic Environment advisor on behalf of the Local Planning
Authority:
1. An assessment of significance and proposed mitigation strategy (i.e. preservation by record,
preservation in situ or a mix of these elements).
2. A methodology and timetable of site investigation and recording
3. Provision for site analysis
4. Provision for publication and dissemination of analysis and records
5. Provision for archive deposition
6. Nomination of a competent person/organisation to undertake the work
7. The scheme to be in accordance with the Lincolnshire Archaeological Handbook.
The archaeological site work shall only be undertaken in accordance with the approved written
scheme.
Reason: To ensure the preparation and implementation of an appropriate scheme of
archaeological mitigation in accordance with national guidance contained in Section 12 of the
National Planning Policy Framework, 2012. This issue is integral to the development and
therefore full details need to be finalised prior to the commencement of works.

17.

The applicant shall notify the Lincolnshire County Council Historic Environment Department in
writing of the intention to commence at least fourteen days before the start of archaeological
work required in connection with Condition 16 above in order to facilitate adequate monitoring
arrangements.
Reason: To ensure satisfactory archaeological investigation and retrieval of archaeological finds
in accordance with national guidance contained in Section 12 of the National Planning Policy
Framework, 2012.

18.

A copy of the final report required in connection with Condition 16 above shall be submitted
within three months of the work being carried out to the Local Planning Authority and the
Lincolnshire Historic Environment Record. The material and paper archive required as part of
the written scheme of investigation shall be deposited with an appropriate archive in
accordance with guidelines published in The Lincolnshire Archaeological Handbook.
Reason: To ensure satisfactory arrangements are made for the recording of possible
archaeological remains in accordance with national guidance contained in Section 12 of the
National Planning Policy Framework, 2012.

19.

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:
Telephone Number:
Email

Richard Fidler , Development Manager
01775 764428
rfidler@sholland.gov.uk

Appendices attached to this report:
Appendix A
Plan A
Appendix B
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1.0

REASON FOR COMMITTEE CONSIDERATION

1.1

Significant development and high number of resident objections received merit Committee
consideration.

2.0

PROPOSAL

2.1

This application seeks full planning consent for a residential development of 80, 2 storey high
dwellings consisting of:
·4 x 1 bedroom maisonette;
·23 x 2 bedroom houses;
·46 x 3 bedroom houses;
·5 x 4 bedroom houses;
·2 x 5 bedroom houses.

2.2

The site entrance will feature a gateway development by way of two, dual fronted dwellings
which also provides a continuous frontage from Phase 1 to the north so that there is an
uninterrupted transition between the developments.

2.3

Public open space is positioned adjacent to existing playing fields to provide a soft edge and a
network of interconnected green continuity. Properties either front or side onto the open space
for the purposes of natural surveillance.

2.4

The proposed landscaping scheme will be integrated with the buildings and layout of the roads.
Existing hedge planting to the site boundaries will be trimmed back to encourage its future
maintenance.

2.5

A variety of parking solutions are proposed. Most dwellings will be served by parking either
adjacent to the plot or to the rear if accessed from the adjacent road. Parking and garaging for
properties are mostly positioned on plot for at least 2 vehicles.

3.0

SITE DESCRIPTION

3.1

The site is centrally located in the village of Cowbit. 2.1ha of flat, disused agricultural land sited
between residential properties, including Phase 1 to the north. North west of the site is an
equipped playing field. To the south and west are established residential areas and to the east
is a farm yard which is accessed directly from Backgate.

3.2

Open ditches run along part of the northern side which lay dormant.

3.3

The site is identified for residential development in the emerging South East Lincolnshire Local
Plan (Cow004 and Cow009).

3.4

The application site is located well within the development settlement limits of Cowbit as
outlined by the Local Plan 2006.

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 SG2 - Distribution of Development
Policy SG3 - Settlement Hierarchy
Policy SG6 - Community Infrastructure and Impact Assessment
Policy SG11 - Sustainable Urban Drainage Systems (SUDS)
Policy SG12 - Sewerage and Development
Policy SG13 - Pollution and Contamination
Policy SG14 - Design and Layout of New Development
Policy SG15 - New Development: Facilities For Road Users, Pedestrians And Cyclists
Policy SG16 - Parking Standards in New Development
Policy SG17 - Protection of Residential Amenity
Policy SG18 - Landscaping of New Development
Policy HS6 - New Housing in the Group Centres (Non-Allocated Sites)
Policy HS8 - Affordable Housing
Policy HS11 - Open Space in New Residential Developments
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 - Delivery 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

No relevant planning history.

6.0

REPRESENTATIONS

6.1

Cowbit Parish Council
Recognise that there is a local and national need for more housing and that our village has to
meet its share of this, even though in the past three years 60 plus new houses have already
been built or are currently under construction. We also understand that the site of this
application has already been identified for housing on the SHDC local plan.
However we have enormous concerns over the impact of an 80-house development (which
will increase the village population by at least 20%), on a small village which is severely
lacking in facilities. Cowbit has a playing field with a pavilion that is in desperate need of
updating or renewing, plus a small village hall which is extremely well used. The village has
no youth facilities whatsoever, and the only fixed provision for children is a playing field with
basic play equipment. The village school is also at the limit of capacity, which is of particular
concern given the proposed provision of family housing.
We also have some concerns about the proposed density of the development and the effect
of a further 80 houses on traffic flow down Backgate.
We therefore feel strongly that, if this application is to be approved, a significant contribution
towards new and improved amenities for the significantly bigger Cowbit that will result from
these 80 extra houses must be a specific condition. It is also vital that this money is actually
used within Cowbit, and under the control of the Parish Council, rather than being spent
elsewhere within South Holland.
Finally, we would also like the proposed entrance footpath into the playing field be made up
to form a complete path round the field to the existing Parkin Road entrance, to allow
pedestrian access to Barrier Bank and the bus stops.

6.2

Rt Hon John Hayes MP
Extremely concerned about the over development of this site, 80 properties seems excessive
for the size of the plot and development will have a significant impact on the character and
landscape of Cowbit. There will also be an increase demand in local GP's, dental practices and
schools. Residents are worried about the increase in vehicle traffic along Backgate.
I am particularly concerned about the layout that sees Curlew Drive and Meadow Walk severely
overlooked. Some will be overlooked by 7 of the new properties, clearly a detrimental impact
upon their outlook, amenity and loss of privacy. There is a strong argument for less properties
with more care and attention paid to the type and number of properties which overlook existing
dwellings.
I would be grateful if you can treat this letter as an objection and request for the application to
go to Committee.

6.3

LCC County Highways
Requests that any permission given shall include conditions.

6.4

Environment Agency
Conditions imposed relating to the development in accordance with the FRA, finished floor

levels to be set no lower than that shown on approved plans, all buildings to be 2 storey and
flood resilience design and construction to be used.
6.5

Anglian Water
Advises condition relating to the submission and approval of a wastewater and foul water
strategy prior to commencement.

6.6

Internal Drainage Board
Provides advisory guidance relating the 9m byelaw zone, development contributions and
licence arrangements. This will be attached to the decision notice.

6.7

SHDC Environmental Protection
Due to the previous agricultural use of the site, contaminated land condition for this application
is requested in order to protect the end user.

6.8

SHDC Environmental Services
Access roadways to all residential properties should be constructed to an adoptable standard
under an agreement with Lincolnshire County Council so that they will become public highways.
This will enable refuse/recycling collections to be carried out from outside individual properties
without the need for communal collection points at the point where private driveways adjoin
public highways.
If not utilised correctly communal collection points become areas of dispute for residents of
adjacent properties.
Should it be agreed that communal collection points will form part of this development the
position of those collection points should be made clear to the potential occupiers of the
properties nearby. This should not just be to the properties that will need to use the collection
points but also the ones who will have them outside their properties.

6.9

LCC Education
Education contribution is not sought from the proposal as there is capacity within the local
education provision to accommodate the pupils that could be created from this proposal.

6.10

Police
No objections. Would recommend the use of kissing gates to control access to the playing
fields.

6.11

NHS
On this occasion, NHS England will not be requesting a s106 for the development.

6.12

LCC Historic Environment Officer
This site is in an area of the fens that was widely populated in the late prehistoric and Roman
periods. There are large areas of cropmarks surrounding this site and it is likely that previously
unknown finds and features could survive on this site. On the adjacent site a cremation
cemetery has been recorded and again it is possible that this extends into this site. It is also
likely that a Roman settlement was on this site.
Insufficient information is available at present with which to make any reliable observation
regarding the impact of this development upon any archaeological remains. I recommend that
further information is required from the applicant in the form of an archaeological evaluation to
be considered alongside the application. This evaluation should provide the local planning
authority with sufficient information to enable it to make a reasoned decision on this planning
application. This evaluation should initially consist of geophysical survey and this should help
inform a trial trenching strategy.

'Where a site on which development is proposed includes or has the potential to include
heritage assets with archaeological interest, local planning authorities should require
developers to submit an appropriate desk-based assessment and, where necessary, a field
evaluation. National Planning Policy Framework Section 12, para 128.
6.13

SHDC Housing Strategy
Following Viability information:
Following the submission of viability evidence, which the council has independently verified,
there is evidence to support the developers assertion that policy compliant levels of affordable
housing cannot viably be delivered. The evidence suggests that 19 affordable homes (23.75%)
could be provided and Strategic Housing support this view. Affordable housing has the meaning
as defined in Annex 2 of the National Planning Policy Framework 2012 or any amendment or
supplemental guidance issued thereof.
Usually the affordable contribution should be provided with a tenure split of 70% in favour of
Affordable Rented housing and 30% Intermediate low cost home ownership dwellings, however
to improve the schemes viability and relying on the viability evidence we will seek 63%
Affordable Rented dwellings and 37% Intermediate low cost home ownership dwellings.
The mix for the affordable homes should be provided as follows:
Affordable rented- 12 homes, 4 x 1 bed houses, 4 x 2 bed houses and 4 x 3 bed houses.
Intermediate low cost home ownership- 7 homes, 3 x 2 bed houses and 4 x 3 bed houses.
It would be preferable for the affordable housing to be secured through a s106 agreement. The
s106 agreement should include an agreed affordable housing scheme detailing the tenure split,
property types and sizes, plot numbers, internal floor areas, design standards and the phasing
of the affordable housing units.
It would be preferable for the homes to be built to the 'National Space Standards'. As a
minimum the affordable homes should be built to the former Housing Corporation Design and
Quality standards which for this development would be at least:
1 beds 2 person 45sqm
2 beds 4 person 67sqm
3 bed 5 person 82sqm
4 bed 6 person 95sqm.
Ideally the affordable housing should be spread proportionately across the scheme to enable a
mixed and sustainable community.
The developer should also seek to secure a Registered Provider for the affordable dwellings at
the earliest opportunity. The Strategic Housing Team can provide a list of RPs with stock in the
local area should the developer require this.
The Strategic Housing Market Assessment also identifies a recommended mix for market
housing to meet current and projected housing needs in the district. The recommendation is as
follows: 1 bedrooms- 5%, 2 bedrooms- 35%, 3 bedrooms- 45% and 4 bedrooms- 15%. We
would expect the market housing to broadly reflect this.

6.14

Public
The following representations have been received (14 objections, 15 comments and 1
observation).
·Overlooking;
·Only one small shop in the village, facilities are overstretched;
·Less than 2 spaces per household;
·Noise pollution;
·Lack of amenities and facilities;
·Strain on utilities and infrastructure;
·Loss of village ambiance;
·Impact on education provision;

·Impact on playing field;
·Highway safety caused by increased vehciles;
·Access point is a blind bend;
·Not enough car parking spaces per dwelling;
·Lack of community provisions;
·FRA quotes NPPF 2012, NPPF 2014 should be used, EA should reject the FRA;
·Cowbit has no jobs and only one bus stop;
·Proposed dwellings numbered 34, 35, 36, 37, 38, 39 and 40 will overlook, block out light and
invade privacy;
·Space between existing properties and the new development will attract antisocial behaviour;
·The applicant is current building houses adjacent to the current application and I would ask that
the application is deferred until the planning policy has changed its policy to enable S106
funding to be allocated from this and other applications granted in the village back to Cowbit;
·Would ask the committee if they offer approval that a condition be given to traffic flows with a
highways traffic assessment focused on Backgate;
·I would also ask that the members of the planning committee undertake a site visit and to meet
representatives of the parish council alongside affected residents;
·Requesting that a BAT SURVEY is carried out as we have bats flying at dusk through the
gardens of The Pastures;
·Not convinced that the development can cope with the surface flood water as a result of
prolonged rainfall without flooding the gardens of the Pastures;
·Some of the proposed dwellings seem too close to the riparian drain;
·Loss of farm land;
·80 dwellings is over development. The South East Lincolnshire Local Plan 2017 states that the
parcel of land designated as Cow004 has a site area of 1.63Ha and a capacity of 33 dwellings,
Cow 009 has a site area of 1.03Ha and a capacity of 21 dwellings giving a total capacity of 54
dwellings. These allocations provide a density of 20DPH as opposed to the 30DPH for the
current application;
·Anglian Water report, 3.1 states that the development would lead to an unacceptable risk of
downstream flooding.
Comments

observations:

·Traffic calming measures required along Backgate;
·Council should insist on solar panels;
·Traffic needs to be managed safely;
·Utilities must meet needs;
·Pedestrians must be kept safe.
7.0

MATERIAL CONSIDERATIONS

7.1

The key material issues for considerations in this application are:
·Policy and Principle of Development;
·The impact of development upon residential amenity;
·Highway and Access;
·Flood Risk.

7.2

Policy

7.3

The site is located within the defined settlement limits of Cowbit as outlined in the South Holland
Local Plan, 2006, and part of the application site is within the development boundary. In this
instance, the relevant policy context is Policy HS6 - New Housing in the Group Centres (NonAllocated Sites). Residential development will be permitted on suitable sites in Group Centres
where:
1) It is within the defined settlement limits as shown on the proposals map; and
2) It is on brownfield land.
The scale and location of such schemes is critical though to ensure they are well integrated into
the street scene and village pattern of development, taking into account local character and
distinctiveness.

7.4

Policy HS8 - Affordable Housing. On residential development sites of three or more dwellings,
or sites of 0.1 hectares or more, the Council will require the provision of a minimum of one third
of the residential units as affordable housing on the site. In this case, an affordable housing
contribution will be required as recommended by Housing Strategy and will be secured by a

Section 106 agreement. Following independent review of the viability of the proposal it has
been accepted that the scheme can deliver 19 affordable units comprising 4 x 1 beds, 7 x 2
beds and 8 x 3 beds.
7.5

The proposal complies with Policy HS6. Furthermore, Policies SG2, SG3 and SG4 emphasises
the importance of adopting a sequential approach which gives priority to the use of land within
defined settlement limits. With Cowbit classed as an 'Group Centre' under Policy SG3 Settlement Hierarchy, the village provide a range of services, local employment opportunities
and act as a focal point for the rural areas.

7.6

The proposed development is for 80 dwellings on a 2.1ha site. This is approximately 38 units
per hectare. As pointed out by an objector, this level of density is greater than combined
capacity of 54 dwellings for the preferred housing sites COW004 and COW009. This is a
trajectory figure based on a number of factors such as land supply, patterns of allocations,
permissions, completions, etc. It is merely a guiding principle rather than a prescriptive policy
requirement. Where the applicant can demonstrate that the density can be increased without
compromising with the amenity and natural/built integrity of the area, as well as meet with all the
policy criterias. The LPA will consider the merits of the proposal, particularly in light of the
NPPF and lack of a 5 year housing land supply.

7.7

It is felt that the pattern and density of the proposal is well contained within the core of the
village. A robust precedent and development principle has been established by Phase 1. The
development proposal, is not considered to be remote or result in an unacceptable impact upon
the landscape character of an area.

7.8

At the heart of the National Policy Framework (NPPF), is a presumption in favour of sustainable
development which should be seen as a golden thread running through both plan-making and
decision-taking. 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 five-year supply of deliverable housing sites". In that
circumstance, Paragraph 14 of the NPPF is quite 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 in the NPPF indicate that development should be restricted.

7.9

The Council cannot currently demonstrate a 5-year supply of deliverable sites as per the
provisions of NPPF. In the context of the objectively assessed need identified in the Council's
Strategic Housing Market Area Assessment (SHMA), and including a 20% buffer by virtue of a
persistent under delivery of housing, the Council can only currently demonstrate a 3.93 year
supply of deliverable sites (as of 31/8/17). As per the provisions of Paragraph 49 of the NPPF,
the Council's Local Plan polices relevant to the supply of housing are considered out-of-date
and the presumption in favour of sustainable development applies.

7.10

Given the location of the site, there is a clear precedent that the area is need of growth to
accommodate the needs of its residents and there is not considered to be a policy objection to
the development in principle and on the matter of sustainability when assessed against Policy
SG1 of the Local Plan 2006. Much of this land at the moment is requires extensive
management and maintenance. By reusing part of it for an alternative but sustainable use as
illustrated by the proposal, it will encourage the reuse of redundant agricultural land together
with creating an opportunity to provide good quality, functional and manageable public open
space and other planning obligation such as Affordable Housing. As such, as per the
provisions of the NPPF, 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 in the NPPF indicate that development
should be restricted.

7.11

In light of all this information and policy deliberations, it is considered that a development of the
size proposed is not out of keeping with the likely strategic future role and function of Cowbit.
As such, as per the provisions of the NPPF, 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 in the NPPF indicate
that development should be restricted.

7.12

The principle of residential development in policy terms is acceptable. The number of new
dwellings proposed is not considered to be excessive or of a nature that would cause significant
detrimental harm to the amenity of the area. However, the remainder of this section of the
report considers the other material considerations to be taken into account in determining
whether any adverse impacts of granting permission.

7.13

The impact of development upon residential amenity

7.14

Concerns raised regarding overlooking, loss of privacy/outlook, noise, etc have been duly
considered at length with statutory consultees. The plans show a layout that sits well and is
highly articulate for a site that is very linear and uniform in shape. To not have a linear pattern
of development along the southern boundary would simply complicate the design and
potentially, be inefficient use of space that is in danger of being 'left over' after development.

7.15

The proposed development will be seen by the properties along The Pastures, but there will be
a satisfactory separation distance between all existing and new properties. The land levels are
relatively flat and will therefore, not create any overbearing and overshadowing affect between
existing and new properties.
Policy SG17 - Protection of Residential Amenity states that planning permission will be granted
for development which would not cause material harm to residential amenity.
In considering proposals the following criteria will be taken into account:1) the extent of any overlooking or loss of privacy;
2) the extent of any overbearing or overshadowing effect;
3) potential noise nuisance including that associated with vehicular activity;
4) the levels of smell, emissions and pollutants.
The number of units proposed would result in a development of approximately 38 dwellings to
the hectare. Although this figure is higher than what is normally expected in rural areas. It is
considered to be appropriate for this central location and is achieved by introducing a mix of
different house types and sizes that can comfortably be accommodated within the parameters
site, without causing significant detrimental harm upon the residential amenity and landscape
character of the area.

7.16

Concerns relating to the pressure and strain of existing infrastructure (utilities, services and
facilities) are noted. However, there have been no objections from infrastructure providers and
developer contributions towards building the capacity of local services will be expected to be
delivered through an S106 Agreement. Furthermore, the emerging SELP will be required to
plan fully for the provision of all types of infrastructure to support the future growth of the
District.

7.17

Highways and Access

7.18

Resident concerns regarding Highway safety, access to and from the site has been
raised. The County Highways Authority recommends that permission be granted subject to
preoccupation conditions relating to the completion of carriageways and footways as well as the
submission of a comprehensive surface water drainage scheme.

7.19

The Council cannot reasonably insist upon traffic calming measures along Backgate to be
included as part of this application as the application site does not include the public highway.
The Highways Authority have raised no concerns regarding the proposed access or safety
issues associated with this development.

7.20

Flood Risk

7.21

A Flood Risk Assessment was submitted with the application. The Environment Agency have
been consulted and recommend conditions relating to minimum finished floor levels and
resilience measures. These issues are all workable and is not considered to result in any
detrimental harm upon the residential amenity of adjacent occupiers.

7.22

In the absence of any serious concerns from statutory bodies responsible for flood risk, it is
considered that the proposal is acceptable in this regard, subject to appropriate conditions
being discharged.

7.23

Archaeology

7.24

The County Council as Historic Environment Record Officer has requested that trial trenching
take place. There is no specific evidence pointing to this site although artefacts were found on
the adjacent site. It is considered that it would be appropriate to require this work to be carried
out before issuing planning permission if Committee were minded to approve.

7.25

Conclusion

7.26

Whilst the development complies with local plan policy the lack of a 5 year housing land supply
means that the guidance within the NPPF takes precedence and the development is considered
to be sustainable in nature and to comply with NPPF guidance and will help deliver much
needed housing.

7.27

Objections raised by residents about highway and amenity issues have been deliberated with
consultees and addressed by the applicant whom have taken a considered approach towards
design and layout given the constraints that the site and adjacent areas present. This
application is on balance and in light of the recommendations made by statutory consultees,
acceptable in planning terms and the merits of a residential development on a site located
within the settlement boundary, the likely future role and function of Cowbit and associated
potential housing growth targets is considered sustainable and acceptable in line with Local
Plan Policies.

8.0

RECOMMENDATIONS

8.1

Authorised to Grant Permission subject to the applicant entering into a Section 106 agreement
for the provision of 19 dwellings to be delivered as affordable housing, the carrying out of
further archaeological investigations and 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 1205-LP; Dwg no. 1205-004 Rev D; Dwg no. 1205-AH; Dwg. No. A902-00-A Amendment 1; Drw No A516-001; Drw No A732-001; Drw No BAN-001; Drw No BLK-001;
Drw No CLY-001; Drw No COR-001; Drw No DER-001; Drw No DSG-01; Drw No DG-01; Drw
No LCK-001; Drw No MER-001; Drw No RIBB-001; Drw No SG-01; Drw No SPT-001; Drw No
TAY-02; Drw No TAY-01; Drw No WEL-001.
Reason: For the avoidance of doubt and in the interests of proper planning.

3.

The development hereby permitted shall not be commenced until a scheme to deal with any
contamination of land or pollution of controlled waters has been submitted to and approved in
writing by the Local Planning Authority (LPA) and until the measures approved in that scheme
have been implemented. The scheme shall include all of the following measures:
i) a desk-top study carried out to identify and evaluate all potential sources of contamination
and the impacts on land and/or controlled waters, relevant to the site. The desk-top study shall
establish a 'conceptual site model' and identify all plausible pollutant linkages. Furthermore, the
assessment shall set objectives for intrusive site investigation works/Quantitative Risk
Assessment (or state if none required). Two full copies of the desk- top study and a nontechnical summary shall be submitted to the LPA without delay upon completion.
ii) if identified as being required following the completion of the desk-top study, a site
investigation shall be carried out to fully and effectively characterise the nature and extent of
any land contamination and/or pollution of controlled waters. It shall specifically include a risk
assessment that adopts the Source-Pathway-Receptor principle, in order that any potential risks
are adequately assessed taking into account the sites existing status and proposed new use.
Two full copies of the site investigation and findings shall be forwarded to the LPA without delay
upon completion.
iii) thereafter, a written method statement detailing the remediation requirements for land
contamination and/or pollution of controlled waters affecting the site shall be submitted to and
approved in writing by the LPA, and all requirements shall be implemented and completed to
the satisfaction of the LPA. No deviation shall be made from this scheme. If during
redevelopment contamination not previously considered is identified, then the LPA shall be
notified immediately and no further work shall be carried out until a method statement detailing
a scheme for dealing with the suspect contamination has been submitted to and agreed in
writing by the LPA.
iv) two full copies of a full closure report shall be submitted to and approved in writing by the
LPA. The report shall provide verification that the required works regarding contamination have
been carried out in accordance with the approved Method Statement(s). Post-remediation
sampling and monitoring results shall be included in the closure report to demonstrate that the
required remediation has been fully met.
Note
The applicant is advised that the phased risk assessment required by the Contaminated Land
Scheme Condition should be carried out in accordance with the procedural guidance of the
Environmental Protection Act 1990 Part 11A.
The applicant's attention is also drawn to the document entitled "Developing Land Within
Lincolnshire - A guide to submitting planning applications to develop land that may be
contaminated", which can be obtained through the Local Environmental Health Department.
Reason: To assess whether the site is polluted and to address any pollution to ensure a
satisfactory development. This issue is integral to the development and therefore full details
need to be finalised prior to the commencement of works.
This Condition is imposed in accordance with Policy SG13 of the South Holland Local Plan,
2006.

4.

Before the commencement of the development hereby permitted beyond oversite, the approval
of the Local Planning Authority is required to a scheme of landscaping and tree planting for the
site indicating, inter alia, the number, species, heights on planting and positions of all the trees,
together with details of post-planting maintenance. Such scheme as is approved by the Local
Planning Authority shall be carried out in its entirety within a period of twelve months beginning
with the date on which development is commenced. All trees, shrubs and bushes shall be
maintained by the owner or owners of the land on which they are situated for the period of five
years beginning with the date of completion of the scheme and during that period all losses
shall be made good as and when necessary.
Note: The applicant is recommended to employ a qualified and experienced landscape designer
to produce a landscaping scheme for the development.
Reason: To ensure that the development is adequately landscaped, in the interests of its visual
amenity and that of the area in which it is set.
This Condition is imposed in accordance with Policy SG18 of the South Holland Local Plan,
2006.

5.

Prior to its installation, details of the proposed boundary treatment, including a schedule of
materials, and details of the size and species of any hedging, shall be submitted to and
approved in writing by the Local Planning Authority, and the details so approved shall be
implemented in full before the development is first brought into use.
Reason: 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.

Prior to the commencement of the development hereby permitted beyond oversite, a plan
illustrating all areas of publicly accessible open space shall be submitted to and approved in
writing by the Local Planning Authority. The areas so approved shall be laid out and made
available for use in accordance with a specification and phasing that shall first be agreed in
writing by the Local Planning Authority, and shall thereafter be so maintained.
Reason: To ensure that adequate open space provision is made available for the occupiers of
the development hereby permitted and that provision is made for the management and
maintenance of the open space.
This Condition is imposed in accordance with Policies SG14 and HS11 of the South Holland
Local Plan, 2006.

7.

A management plan for the areas of publicly accessible open space and any outdoor play
areas, including management responsibilities and maintenance schedules, shall be submitted to
and approved in writing by the Local Planning Authority prior to the commencement of the
development hereby permitted beyond oversite. The management of these areas shall be
carried out in accordance with the details so approved.
Reason: To ensure that adequate open space provision is made available for the occupiers of
the development hereby permitted and that provision is made for the management and
maintenance of the open space.
This Condition is imposed in accordance with Policies SG14 and HS11 of the South Holland
Local Plan 2006.

8.

No dwelling shall be occupied until details of the landscape management and maintenance
schedule for the areas of incidental open space, refuse/recycling collection points and parking
courts have been submitted to and approved in writing by the Local Planning Authority.
Thereafter these areas shall be maintained in accordance with the approved details.
Reason: To ensure that provision is made for the management and maintenance of communal
areas.
This Condition is imposed in accordance with Policies SG1 and HS11 of the South Holland
Local Plan 2006.

9.

Before the commencement of the development hereby permitted beyond oversite, the detailed
design and location of all lighting to be provided to roads and footpaths within the development
shall be submitted to and approved in writing by the Local Planning Authority and all lighting
utilised in the development shall conform to the details so approved.
Reason: To ensure that the Local Planning Authority retains control over these matters, in the
interests of the visual amenity of the overall development, to prevent light pollution and to
ensure that the development is adequately lit.
This Condition is imposed in accordance with Policies SG14 and SG17 of the South Holland
Local Plan, 2006.

10.

No development shall take place until a surface water drainage scheme for the site, based on
sustainable urban drainage principles and an assessment of the hydrological and
hydrogeological context of the development, has been submitted to and approved in writing by
the Local Planning Authority.
The scheme shall:
a) Provide details of how run-off will be safely conveyed and attenuated during storms up to and
including the 1 in 100 year critical storm event, with an allowance for climate change, from all
hard surfaced areas within the development into the existing local drainage infrastructure and
watercourse system without exceeding the run-off rate for the undeveloped site;
b) Provide attenuation details and discharge rates which shall be restricted to 1.4 litres per
second per hectare;
c) Provide details of the timetable for and any phasing of implementation for the drainage
scheme; and
d) Provide details of how the scheme shall be maintained and managed over the lifetime of the
development, including any arrangements for adoption by any public body or Statutory
Undertaker and any other arrangements required to secure the operation of the drainage
system throughout its lifetime.
The development shall be carried out in accordance with the approved drainage scheme and no
dwelling shall be occupied until the approved scheme has been completed or provided on the
site in accordance with the approved phasing. The approved scheme shall be retained and
maintained in full in accordance with the approved details.
Reason: To ensure that the site is adequately drained, to avoid pollution, and to prevent
increased risk of flooding. This issue is integral to the development and therefore full details
need to be finalised prior to the commencement of works.
This Condition is imposed in accordance with Policies SG11 and SG12 of the South Holland
Local Plan, 2006 and national guidance contained in Section 10 of the National Planning Policy
Framework, 2012.

11.

The development hereby permitted shall be carried out in accordance with the measures set out
in the Flood Risk Assessment prepared by Millward integrated Engineering Consultants forming
part of this planning application, ref MA10575FRAR02, dated April 2017 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
1.Finished floor levels vary across the site and therefore will be set no lower than those shown
in the drawings entitled Provision Drainage Strategy Sheet 1 of 2 Project Backgate Cowbit
Phase 2 Dwg no. MA10575-200-1, dated April 2017 and drawing entitled Provision Drainage
Strategy Sheet 2 of 2 Project Backgate Cowbit Phase 2 Dwg no. MA10575-200-2, dated April
2017.
2.All dwellings will be two storey.
3.Flood resilient design and construction shall be used in all buildings to a minimum level of
300mm above the finished floor level.
Reason: To reduce the risk of flooding to the proposed development and future occupants.
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.

12.

Before each dwelling is occupied the roads and/or footways providing access to that dwelling,
for the whole of its frontage, from an existing public highway, shall be constructed to a
specification, to first be submitted to and approved by the Local Planning Authority, to enable
them to be adopted as Highways Maintainable at the Public Expense, less the carriageway and
footway surface courses. The carriageway and footway surface courses shall be completed
within three months from the date upon which the erection is commenced of the penultimate
dwelling.
Reason: To ensure safe access to the site and each dwelling/building in the interests of
residential amenity, convenience and safety.
This Condition is imposed in accordance with Policies SG14 and SG15 of the South Holland
Local Plan, 2006.

13.

Before the commencement of development hereby permitted, a detailed scheme of
construction management to minimise disturbance during the construction process through
noise, dust, vibration and smoke shall be submitted to and approved in writing by the Local
Planning Authority and the construction process shall be carried out in accordance with the
scheme so approved.
Reason: In the interests of the amenity of local residents.
This Condition is imposed in accordance with Policy SG17 of the South Holland Local Plan
2006.

14.

No development shall commence until the wastewater strategy submitted with the planning
application relevant to Anglian Water is acceptable and has been submitted to and approved in
writing by the Local Planning Authority. No dwellings shall be occupied until the works have
been carried out in accordance with the wastewater strategy so approved unless otherwise
approved in writing by the Local Planning Authority.
Reason: To prevent environmental and amenity problems.
This Condition is imposed in accordance with Policy SG14 and SG15 of the South Holland
Local Plan 2006.

15.

No development shall commence until a foul water strategy has been submitted to and
approved in writing by the Local Planning Authority. No dwellings shall be occupied until the
works have been carried out in accordance with the foul water strategy so approved unless
otherwise approved in writing by the Local Planning Authority.
Reason: To prevent environmental and amenity problems arising from flooding.
This Condition is imposed in accordance with Policy SG14 and SG15 of the South Holland
Local Plan 2006.

16.

No development shall take place until a written scheme of archaeological investigation has
been submitted to and approved in writing by the Local Planning Authority. This scheme should
include the following and should be in accordance with the archaeological brief supplied by the
Lincolnshire County Council Historic Environment advisor on behalf of the Local Planning
Authority:
1. An assessment of significance and proposed mitigation strategy (i.e. preservation by record,
preservation in situ or a mix of these elements).
2. A methodology and timetable of site investigation and recording
3. Provision for site analysis
4. Provision for publication and dissemination of analysis and records
5. Provision for archive deposition
6. Nomination of a competent person/organisation to undertake the work
7. The scheme to be in accordance with the Lincolnshire Archaeological Handbook.
The archaeological site work shall only be undertaken in accordance with the approved written
scheme.
Reason: To ensure the preparation and implementation of an appropriate scheme of
archaeological mitigation in accordance with national guidance contained in Section 12 of the
National Planning Policy Framework, 2012. This issue is integral to the development and
therefore full details need to be finalised prior to the commencement of works.

17.

The applicant shall notify the Lincolnshire County Council Historic Environment Department in
writing of the intention to commence at least fourteen days before the start of archaeological
work required in connection with Condition 16 above in order to facilitate adequate monitoring
arrangements.
Reason: To ensure satisfactory archaeological investigation and retrieval of archaeological finds
in accordance with national guidance contained in Section 12 of the National Planning Policy
Framework, 2012.

18.

A copy of the final report required in connection with Condition 16 above shall be submitted
within three months of the work being carried out to the Local Planning Authority and the
Lincolnshire Historic Environment Record. The material and paper archive required as part of
the written scheme of investigation shall be deposited with an appropriate archive in
accordance with guidelines published in The Lincolnshire Archaeological Handbook.
Reason: To ensure satisfactory arrangements are made for the recording of possible
archaeological remains in accordance with national guidance contained in Section 12 of the
National Planning Policy Framework, 2012.

19.

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
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