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SOUTH HOLLAND DISTRICT COUNCIL

Report of: Development Manager

To: Planning Committee - 7 February 2018

(Author: David Gedney -  Senior Planning Officer)

Purpose: To consider Planning Application H20-1148-17

Application Number: H20-1148-17 DDate Received: 1 December 2017

Application Type: OUTLINE

Description: Residential development (3 plots)

Location: off Chapel Gate Sutton St James Spalding

Applicant: Mr and Mrs P Stubley AAgent: G R Merchant Ltd

Ward: The Saints WWard Councillors: Cllr M D Seymour

1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 The applicants are related to a SHDC employee.

2.0 PROPOSAL

2.1 Outline planning permission is sought for residential development (3 plots), with all matters
reserved for subsequent approval. The application is accompanied by an indicative layout plan.

3.0 SITE DESCRIPTION

3.1 The site (some 0.35ha) is a farm yard associated with No. 132 Chapelgate. It is currently
occupied by a number of agricultural buildings, including a former farm shop. A number of trees
are situated within the frontage.

3.2 A bungalow is situated to the south-east fronting Chapel Gate and an agricultural packing and
distribution business (Cor Du Marketing Ltd) to the east. A house is located to the west and
agricultural land to the north.

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 SG4 - Development in the Countryside
Policy SG11 - Sustainable Urban Drainage (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
Policy HS7 -- New Housing in the Open Countryside including Other Rural Settlements

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

Paragraphs 7, 8, 14 and 17;
Sections 6, 7, 10 and 11.

Planning Practice Guidance (PPG), 2014

5.0 RELEVANT PLANNING HISTORY

5.1 H20-0095-02 - Change of use of garage/shed to farm shop - Granted

H20-0904-10 - Proposed machinery storage shed - Approved

6.0 REPRESENTATIONS

6.1 Parish Council

No comments.

6.2 Highways/SUDS

Does not wish to restrict the grant of permission.

6.3 South Holland Internal Drainage Board

Comments on surface water.

6.4 SHDC Environmental Protection

Request contaminated land condition.

6.5 Public



The owner/occupiers of The Sycamores, 124 Chapelgate (Cor Du Marketing Ltd) have objected
on the following grounds (summarised):

- Proposed access to the development opposite the Buttercross has extremely poor visibility.
This is despite the removal of several trees (prematurely) at the front of No. 132;
- A second access on Chapelgate has been proposed approximately 50 metres away on the
other side of the road, which is of concern traffic wise;
- One of the properties is outside the current building parameter and should therefore be
refused unless it is re-located within the existing building boundary.

77.0 MATERIAL CONSIDERATIONS

7.1 The main issues in this case are:

- Whether the development is sustainable having regard to economic, social and environmental
factors;
- Character/appearance;
- The likely impact upon the amenity of nearby residents;
- Highway issues;
- Other material Considerations such as flooding and drainage.

7.2 Housing Policy/Sustainability

7.3 The northernmost part of the site is located outside Sutton St James Development Boundary as
defined in the South Holland Local Plan, 2006. Policy HS7 indicates that new residential
development is normally only allowed in such locations if it is proven essential to meet the
needs of rural workers, or the proposal is for small scale rural exception affordable housing that
complies with Local Plan Policy HS9. Neither is applicable in this case.

7.4 However, the Council does not currently have a five-year supply of deliverable housing sites.
Paragraph 49 of the Framework states that relevant policies for the supply of housing should
not be considered up to date if a local planning authority cannot demonstrate a five-year supply
of deliverable housing sites.

7.5 Paragraph 49 of the Framework goes on to stress that, in the absence of a five year supply,
housing applications should be considered in the context of the presumption in favour of
sustainable development. Paragraph 14 also states that there is a presumption in favour of
sustainable development and, where the relevant policies are out of date, planning permission
should be granted, unless any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the policies in the Framework.
Paragraphs 7 and 8 explain that the three mutually dependant dimensions to sustainable
development are social, economic and environmental.

7.6 An Economic Role - the proposal would contribute towards housing supply and future
occupants may work locally and support local services and make a contribution to the local
economy. There may also be employment opportunities associated with the construction, albeit
in the short term.

7.7 A Social Role - the proposal would make a contribution to the supply of housing required to
meet the needs of present and future generations. Also, the site is accessible to existing
services and facilities within the settlement. There is a public transport route that runs through
the village.

7.8 An Environmental Role - The northernmost plot shown on the indicative plan is outside the
South East Lincolnshire Local Plan 2011-2036 (Publication Version March 2017). However, the
Plan currently carries limited weight. The issue therefore is whether the development would
harm the character or appearance of the locality.

7.9 Addressing the above, the site is within the existing farm yard and already contains a number of
buildings of brick, metal and asbestos construction. There is other depth development within the
vicinity, including commercial buildings to the east and others further to the west. The dwelling
at the rear would not be readily open to view. Taking these matters into consideration it is



considered that the proposed development would not materially harm the character or
appearance of this part of the village.

7.10 Residential Amenity

7.11 Proposed vehicular access to the site is between No. 132, which is within the applicant's
control, and No. 136 (house). It is considered that a scheme could be accommodated upon the
site without materially harming the amenity of neighbouring residents in terms of overlooking,
lack of privacy, overshadowing, noise and disturbance, etc. This is subject to appropriate
boundary screening.

7.12 Commercial premises are situated to the east, currently occupied by Cor Du Marketing Ltd, who
grow, pack and distribute flowers and bulbs. Given this fact, acoustic fencing is recommended
along the eastern boundary to protect the amenity of future occupiers.

7.13 Highway Issues

7.14 Concerns have been raised on highway grounds, including visibility at the site's access point.
However, the County Highways Authority does not wish to restrict the grant of permission.

7.15 Other Matters

7.16 Flood Risk - The site lies within Flood Zone 3 defined by the Environment Agency Flood Map.
However, the hazard mapping within South Holland's Strategic Flood Risk Assessment (SFRA)
shows the site to be unaffected if a breach of the flood defence were to occur. The site  is
therefore sequentially preferable. In terms of the exceptions test, a finished floor level of 300mm
above existing ground level is recommended.

7.17 Drainage - Mains drainage runs along the site's frontage. The applicant is proposing a
soakaway for the surface water disposal for the proposed development. The South Holland
Internal Drainage Board has concerns over whether the ground conditions are suitable for the
use of soakaways for the proposed development. Sufficient percolation tests should therefore
be carried out to BRE 365 standards to define if a soakaway system is suitable. If the results
prove that the ground is insufficient for a soakaway, then the applicant will need to confirm an
alternative method for the proposed development. This matter can be addressed by means of a
condition.

7.18  Conclusion

7.19 The site is considered to be suitable for housing with particular regards to the principles of
sustainable development and the protection of the rural character of the area. Moreover, the
development would not have a material effect upon the amenity of nearby residents, subject to
appropriate boundary screening. The County Highways Authority has not objected on highway
safety grounds. Flood risk and drainage can be addressed by means of conditions.

8.0 RECOMMENDATIONS

8.1 Grant Permission subject to those Conditions listed at Section 9.0 of this report.

9.0 CONDITIONS

1. Application for approval of reserved matters must be made not later than three years beginning
with the date of this permission, and the development must be begun before the expiration of
two years from the final approval of reserved matters or in the case of approval on different
dates, the final approval of the last such matter to be approved.

Reason: As required by Section 92 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:
Dwg. no. 2962-16-12A;
Flood Risk Assessment by Geoff Beel Consultancy (ref. GCB/Merchant) dated November 2017.

Reason: For the avoidance of doubt and in the interests of proper planning.

3. No development shall take place without the prior written approval of the Local Planning
Authority of all details of the following matters:
i) the layout, scale and external appearance of building(s), including a schedule of external
materials to be used;
ii) the means of access to the site;
iii) the landscaping of the site;
iv) the means of sewage and surface water disposal;
v) the existing and proposed site levels and floor levels of the buildings and hard surfaced
areas.

Reason: The application was submitted in outline only and the above details are required to
enable the Local Planning Authority to assess the detailed design, appearance and layout of the
development as well as ensure that appropriate access and services are provided to serve the
development.
This Condition is imposed in accordance with Policies SG12, SG13, SG14 and SG18 of the
South Holland Local Plan, 2006 and national guidance contained in Section 10 of the National
Planning Policy Framework, 2012.

4. Before the commencement of the development beyond oversite a scheme of landscaping and
tree planting for the site shall be submitted to and approved in writing by the Local Planning
Authority. It shall include:
i) Details of the number, species, heights on planting and positions of all the trees, together with
details of post-planting maintenance;
ii) Details of which of the existing trees on site are to be retained or removed.

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.

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 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 SG18 of the South Holland Local Plan,
2006.

5. Prior to its installation, details of the proposed boundary treatment/screening, 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.

Note: The scheme of screening should include acoustic fencing along the eastern boundary to
protect future occupiers of the properties from possible noise and disturbance created on the
neighbouring commercial premises.

Reason: In the interests of the character and appearance of the development and the amenities
of the locality.
This Condition is imposed in accordance with Policies SG13, SG14 and SG17 of the South
Holland Local Plan, 2006.



6. The development hereby permitted shall be carried out in accordance with the measures set out
in the Flood Risk Assessment forming part of this planning application. In particular the
following measures shall be fully implemented before the property is first occupied:

- Finished floor levels shall be set 300mm above existing ground level;
- Flood resilient construction shall be incorporated within the development up to 300mm above
finished floor level.

Note: Future occupants are advised to sign up to the Environment Agency's free Floodline
Warnings Direct Service.

Reason: To reduce the risk of flooding to the proposed development and future occupants.
This Condition is imposed in accordance with national guidance contained in Section 10 of the
National Planning Policy Framework, 2012.

7. 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 non-
technical 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.



8. Before the development is commenced beyond oversite, full details of the proposed soakaway
system for the disposal of surface water from the development hereby permitted, including
percolation test results, shall be submitted to and approved in writing by the Local Planning
Authority.  Should the percolation test results be considered unacceptable by the Local
Planning Authority details of an alternative means of providing for surface water drainage shall
be submitted for consideration.  The approved means of surface water drainage shall be
implemented in full before the development hereby permitted is first brought into use.

Reason: To ensure that the site is adequately drained, to avoid pollution, and to prevent
increased risk of flooding.
This Condition is imposed in accordance with Policies SG11 and SG13 of the South Holland
Local Plan, 2006 and national guidance contained in Section 10 of the National Planning Policy
Framework, 2012

9. Before the commencement of the development hereby granted, details of the means of foul
water disposal shall be submitted to and approved in writing by the Local Planning Authority.
The details so approved shall be implemented in full before the development hereby permitted
is first brought into use.

Reason: To ensure that the site is adequately drained and to avoid pollution.
This Condition is imposed in accordance with Policies SG12 and SG13 of the South Holland
Local Plan 2006.

10. The design of the properties should take into consideration the site's proximity to existing
commercial premises to the east. Noise sensitive rooms should not face east, as far as
possible.

Background papers:- Planning Application Working File

Lead Contact Officer
Name and Post: Richard Fidler ,  Development Manager
Telephone Number: 01775 764428
Email rfidler@sholland.gov.uk

Appendices attached to this report:
Appendix A Plan A




