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SOUTH HOLLAND DISTRICT COUNCIL

Report of: Development Manager

To: Planning Committee - 25 July 2018

(Author: Fiona Fuller -  Planner)

Purpose: To consider Planning Application H16-0853-17

Application Number: H16-0853-17 DDate Received: 11 September 2017

Application Type: OUTLINE

Description: Residential development for up to 36 residential units and associated works

Location: Former Welland Hospital Site Holbeach Road/Roman Bank Spalding

Applicant: United Lincolnshire Hospital
NHS Trust

Agent: Lichfields

Ward: Spalding St Pauls WWard Councillors: Cllr D Ashby
Cllr P A Williams

1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 Issues raised merit Committee consideration.

2.0 PROPOSAL

2.1 This application seeks outline planning permission for residential development of up to 36
dwellings on the former Welland Hospital Site, Holbeach Road/Roman Bank. All matters of
access, appearance, landscaping, layout and scale remain reserved. In the event that outline
planning permission is granted, these reserved matters would be the subject of a future
application.

2.2 It is proposed that all the properties would be affordable units.

3.0 SITE DESCRIPTION

3.1 The sites are currently vacant plots of land that form part of the former Welland Hospital site.
The sites are split by a central site comprising of the remaining former Welland Hospital and a
former filling station / garage. It is proposed that this central site be developed as class A1 food
store to be operated by Lidl. Holbeach Road runs south of the sites where a small convenience
store and a takeaway are located. The West site fronts Roman Bank. Both sites are primarily
surrounded by residential properties.

3.2 The sites are both grassed plots with areas of hardstanding related to the former use. There are
also a number of trees on both sites. In total six trees on the East site are protected by a Tree
Preservation Order.



3.3 Both of the sites gently fall from north to south.

44.0 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 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
Policy SG16- Parking Standards in New Development
Policy SG17- Protection of Residential Amenity
Policy SG18- Landscaping of New Development
Policy SG19 -Protection of Open Spaces
Policy HS4 - New Housing in Spalding and the Area Centres (Other Towns and Donington0
(Non-Allocated Sites)
Policy HS8 - Affordable Housing
Policy HS11 - Open Space in New Residential Developments

4.2 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.

4.3 National Guidance

National Planning Policy Framework (NPPF), March 2012

Paragraph 14 - The presumption in favour of sustainable development
Paragraph 17 - Core planning principles
Section 4 - Promoting sustainable transport
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
Section 11 - Conserving and enhancing the natural environment

Planning Practice Guidance (PPG), 2014

5.0 RELEVANT PLANNING HISTORY

5.1 None as all the previous history relates to the hospital use.

6.0 REPRESENTATIONS

6.1 Ward Members



Councillor D Ashley

Support

6.2 Anglian Water

No objection subject to conditions

6.3 Environment Agency

No objection subject to conditions being imposed

6.4 SHDC Conservation Assistant (Tree Preservation)

No objection in principle and offered advice

6.5 SHDC Environmental Protection

Request contaminated land condition

6.6 SHDC Environmental Services

No objection in principle

6.7 SHDC Housing Strategy

Affordable housing should be secured via a S.106 agreement

6.8 NHS England

No financial contribution

6.9 Lincolnshire County Council (Education Planning Manager)

No education request

6.10 Lincolnshire County Council (Highways & SUDS Support)

No objection subject to conditions.

6.11 Lincolnshire Police

No objection in principle

6.12 Pedals

If permission is granted request a condition to ensure each dwelling includes suitable storage
for bicycles.

6.13 Public

Neighbours were notified via letter and site notice about the outline planning application. There
were 7 responses received.

This is a summary of the representations received.

Material Planning considerations

·An occupier of a neighbouring property supports the development
·Impact on privacy issues



·Confused layout
·Impact on wildlife
·Traffic issues / road junction is dangerous
·Development must respect the site surrounding
·The development doesn't cause light/other pollution
·The development should include bins to reduce litter
·The landscaping scheme should be of the highest quality
·The proposed materials should respect the local setting / church/ hall / site surrounding
·The pavement access is dangerous
·The s106 contribution should go towards the community use
·Infills vacant site
·Planting should be of the highest quality and maintained
·Access road is not pedestrian friendly
·S106 agreement contribution benefit the local community and multi-million development should
do this
·Improvements / additions to the cycle path
·Road junction needs careful attention

Non-material planning considerations

·Rough sleepers using the site
·Limited funds for maintenance / improvements for the local area
·Bring the church bells back into use
·Possible accidents in the future
·Save children's lives
·Stop anti-social behaviour
·Provides extra bins because of litter
·Lidls stores are poor
·Church requires funding
·Other maintenance should be included / improvements should cover items as damaged
windows
·The church is a community asset for Fulney Community
·Road junction needs careful attention / benefit from upgrade before someone is knocked down

77.0 MATERIAL CONSIDERATIONS

7.1 The following matters are considered to be appropriate in the consideration of this application:

-Principle of development
-Sustainability Assessment of Proposal
-Impact upon the character and appearance of the area
-Landscape Impact and Trees
-Impact upon residential amenity
-Site Access, Highways and Parking Considerations
-Flood risk and drainage
-S106 Obligation Requirements

7.2 Principle of development

The site is within the defined settlement boundary for Spalding in the adopted 2006 South
Holland Local Plan

7.3 The site is identified as to provide up to 36 homes or so required in Spalding.

7.4 As Members are aware, the Council currently has a shortfall in the five year supply of housing
land. In such circumstances, where the Council's adopted policies for the supply of housing
cannot be considered up-to-date. The National Planning Policy Framework sets out a clear
presumption in favour of sustainable development referring (at paragraph 14) to this being a
'golden thread running through both plan-making and decision-taking'.  In notes that, for
decision takers, this means approving development proposals that accord with the development
plan without delay.  Section 6 of the National Planning Policy Framework for housing
specifically states in para 49 that housing applications should be considered in the context of
the presumption in favour of sustainable development.  Policy SG1 of the South Holland District
Council reconfirms the guidance as contained in the National Planning Policy Framework on
sustainable development. The proposal involves the development within the settlement



boundary. The principle of development is therefore acceptable.

7.5 Sustainability Assessment of Proposal

The National Planning Policy Framework provides (para 187) that 'Local planning authorities
should look for solutions rather than problems, and decision-takers at every level should seek to
approve applications for sustainable development where possible. Local planning authorities
should work proactively with applicants to secure developments that improve the economic,
social and environmental conditions of the area.'

7.6 The location of the application site is inside of the designated settlement boundary of the
emerging plan and adheres to the saved policies. It is clear on reviewing the guidance in the
National Planning Policy Framework, as the Council does not have a five year supply of
housing land.

7.7 The application is inside the development limits of Spalding and would accord with the
requirements of the National Planning Policy Framework that look to consider the sustainability
of the development in relation environmental, social and economic roles of sustainability. The
lack of a five year land supply for housing means that a restriction on the amount of a new
housing in any part of the district cannot be given until the shortfall in completions is made up to
the 5-year level.

7.8 The proposal sites are previously development brownfield land in an accessible location in north
Spalding; and the scheme will consist of up to 36 housing units. There will be little benefit to the
residents of Spalding, and the surrounding villages. Therefore, in terms of paragraph 55 of the
National Planning Policy Framework, this proposal could be considered to promote sustainable
development in a rural area. However, having regard to the fact that the Council doesn't have a
5 year supply of housing and has to balance the negatives of the scheme against the positives
that it brings in line the requirements of the National Planning Policy Framework, consideration
of whether the scheme will be supported as sustainable development or not will be given in the
conclusion of the report.

7.9 In relation to paragraph 7 of the National Planning Policy Framework, the proposal is likely to
contribute to a strong, responsive economy through the creation of construction and related
jobs and ongoing contribution to the local economy from the creation of up to thirty six additional
households in the area.

7.10 The proposal would contribute towards providing the supply of housing required to meet the
needs of the present and the future generations in the district and by having the potential to
create high quality built environment.

7.11 Impact upon the character and appearance of the area

Policy SG14 of the South Holland District Council states that development will be of a high
quality design that respects local distinctiveness, enhancing the character and appearance of
the district.  Policy SG14 of the South Holland District Council states that within settlement
limits, proposals will be supported where they do not have a negative impact on the character
and appearance of the surrounding locality.  Policy SG14 states all proposals should maintain
or enhance the character of the surrounding area and should respect the scale and density of
surrounding development.

7.12 This is an outline planning application and details will be discussed at reserved matters stage.

7.13 Landscape Impact and Trees

The proposal development of landscaping is a reserved matter and the plans submitted show
the indicative landscaping. Key features include tree planting, new grassed amenity areas, and
new hedges. Existing trees and hedges will be retained where possible. All TPO trees are to be
retained and protected. The choice of materials and treatments will be detailed in reserved
matters applications.



7.14 Policy SG18 in the Local Plan states new development should, where appropriate, provide
landscaping proposals as an integral part of the design and layout forming a landscaping
strategy. The Tree Preservation Orders are used where the removal of trees would be
detrimental to the visual amenity of the surrounding area.

7.15 Impact upon residential amenity

Policies within the emerging local plan require, that development does not materially or
detrimentally affect the amenities of the occupiers of neighbouring properties. This requirement
in the National Planning Policy Framework Core Values in paragraph 17, where it states that all
schemes should seek a good standard of amenity for all existing and future occupants of land
and buildings.

7.16 The proposal is in outline form where are no specific details of the exact location, orientation
and types of houses is proposed.

7.17 It is considered that the applicant can design the layout, house types and landscaping to
minimise impact on the existing residents such that the impacts would not give to an
unacceptable loss of amenity in planning terms. Suitable distance between dwellings would also
have to be adhered to, so that loss of daylight and sunlight and overlooking to the existing
residents would be minimised. It should be noted that there is no 'right to a view' and as such
this is not deemed a material planning consideration.

7.18 The indicative plan appears to provide a suitable arrangement as to provide good levels of
amenity to the future residents and adjacent residents. However, if this proposal is approved,
details in relation to layout, the distance between the dwellings and landscaping of the site can
be developed as part of the reserved matters application as to meet the relevant National
Planning Policy Framework core value in paragraph 17 and the requirements of paragraph 123.
If permission is to be granted a condition can be imposed requesting that the applicant enters
into a construction management agreement with the Council to safeguard the living conditions
of the surrounding occupiers.

7.19 Site Access and Highways

Policy SG15 of the South Holland District Council Local Plan requires vehicular access into and
out of the site to be safe and an assessment made as to whether the existing local roads can
suitability accommodate the impact of the proposal, whether adequate parking and turning
spaces exist within the site and that the needs of pedestrian and cyclists have been met. This
policy is considered to carry significant weight in the determination of the application as it
complies with paragraph 32 of the National Planning Policy Framework which requires all
schemes to provide safe access for all.

7.20 The philosophy and approach for the provision of access for the proposals is based upon
inclusive design. The detailed design of the development proposals will include appropriate
parking for the residential dwellings.

7.21 The west site is proposed to be accessed from Roman Bank. The east site would be accessed
via Holbeach Road with a new internal cul-de-sac formed. The parking proposed would be in
accordance with parking standards as set out in the South Holland Local Plan (2006).

7.22 Flood Risk and Drainage

Paragraph 100 of the National Planning Policy Framework makes it clear that areas of flood risk
should be avoided by directing development away from areas of the highest risk. The contents
of the National Planning Policy Framework in terms of flood risk carries significant weight in the
determination of this application. In terms of flooding, the site is within Flood Zone 3 as defined
by the Environment Agency.

7.23 A site specific Flood Risk Assessment has been submitted alongside the application. A Flood
Risk Assessment have been provided, which show the site is safe from flooding and that there
will be no impact on other land uses or land users. The proposal will incorporate a sustainable
drainage system.



7.24 Although the site lies within Flood Zone 3, the hazard mapping for the area in the updated
South Holland Strategic Flood Risk Assessment shows that the site is sequentially preferable
than other sites being promoted in the emerging Local Plan.

7.25 The Environment Agency has no objection subject to a condition being imposed. This is
considered acceptable.

7.26 S106 Obligation Requirements

Affordable Housing -  It has been agreed until the South East Lincolnshire Local Plan is adopted
the comments from Strategic Housing for all planning consultations will state that although our
current adopted policy asks for 1/3, given the direction of travel with the soon to be adopted
emerging Local Plan, which requires 1/4 of the development to be provided as affordable
housing based on viability evidence within the Whole Plan Viability study, Strategic Housing
recommends that 1/4 (25%) of the development should be provided as affordable housing.

7.27 The provision of affordable housing is proposed to be 25% according with the Emerging Local
Plan as proposed and agreed by Housing Strategy. In this scheme, the applicant is proposing
that the scheme would be a 100% affordable housing, of the 36 dwellings.

7.28 NHS England requested financial contributions. However, it has been agreed that this is not
required, on the basis that the application is submitted by the United Lincolnshire Hospitals
NHS Trust and the sale of the site will feed directly back to the NHS and will allow investment in
the Johnson Community Hospital. The community and health benefits for the wider community
that will arise as a result of the proposal will more than compensate for this contribution.

7.29 Conclusion

The development is considered to be in accordance with the emerging local plan and the
National Planning Policy Framework. The proposal would provide 36 new affordable dwellings.

7.30 It is considered there are no adverse impacts that would significantly or demonstrably outweigh
the benefits of delivering up to 36 houses in this location. Hence, in this instance, the
presumption in favour of sustainable development is considered to apply in accordance with the
National Planning Policy Framework and most importantly supported by the Emerging Local
Plan.

8.0 RECOMMENDATIONS

8.1 TThat outline planning permission be granted subject to the applicant first entering into a Section
106 Planning Obligation to secure: 100% affordable housing and 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:

BS5837: 2012 Tree Survey 06 September 2017
Extended Phase 1 Ecology Survey 06 September 2017
Report on a Phase 1 and Phase 2 Investigation For A Residential Development On Land North
of Holbeach Road Spalding
Former Welland Hospital, Hospital Road Planning Statement September 2017
Transport Assessment August 2017
FLOOD RISK ASSESSMENT August 2017
Design and Access Statement September 2017
Application form
Drw No J1334 SK04D
Drw No J1334 SK03D
Drw No J1334 SK05C
Drw No J1334 SK05B
Drw No J1334 SK06

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

3. The following matters are reserved for subsequent approval by the Local Planning Authority and
no development to which these matters relate shall be carried out until these matters have been
approved, viz:

i) detailed drawings of the estate layout to a scale of not less than 1:500 and including road and
plot layouts;
ii) detailed drawings to a scale of not less than 1:100 showing the siting, design and external
appearance of each building, including a schedule of the materials to be used for external walls
and roof;
iii) the siting and design of any vehicular access to a highway or estate road;
iv) the means of foul and surface water disposal;
v) details of landscaping and tree planting.
vi) 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, scale, 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. All works should be in accordance with the submitted Extended Phase 1 Ecology Survey and at
the former Welland Hospital Site dated 06 September 2017

Reason: In the interest of nature conservation. This Condition is imposed in accordance with
advice within Section 11 of the National Planning Policy Framework, 2012.

5. 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 before the development commences and the construction
process shall be carried out in accordance with the scheme so approved.  It shall also include a
method statement, detailing how construction traffic, site personnel vehicles, materials
deliveries and site accommodation will be managed to safeguard highway safety, free passage
along Holbeach Road and Roman Bank and residential amenity.

Reason: In the interests of the amenity of local residents.  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 SG14 and SG17 of the South Holland
Local Plan, 2006.



6. Details of the precautions to be taken to prevent the deposit of mud on public highways by
vehicles travelling from the site during construction of the development shall be submitted to
and approved in writing by the Local Planning Authority before the development commences.
These facilities shall include the provision of wheel washing facilities where considered
necessary by the Local Planning Authority.  These precautions shall be made available before
commencement of the construction of the development and be kept available and in full working
order until such time as the Local Planning Authority agrees in writing to their withdrawal or the
completion of the development.

Reason: In the interests of highway safety during the construction process.  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 SG15 and SG17 of the South Holland
Local Plan, 2006.

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:

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. Details of the means of storage and disposal of refuse and recycling shall be submitted to and
be approved by the Local Planning Authority and the development shall not commence in
advance of that approval. The approved scheme shall be fully implemented before any
dwellings are occupied and shall thereafter be retained.

Reason: To ensure that adequate facilities are made available for refuse storage and disposal
to avoid pollution, to protect residential amenity, and in the interests of the appearance of the
site and the area within 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.

9. When application is made to the Local Planning Authority for approval of reserved matters, that
application shall be accompanied by a scheme of landscaping and tree planting indicating, inter
alia, the number, species, heights on planting and positions of all trees in respect of the land to
which that application relates, together with details of post-planting maintenance and such a
scheme shall require the approval of the Local Planning Authority before any development is
commenced.  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 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.

10. 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.

11. Prior to the commencement of the first use of the development hereby permitted details of
provision for cycle storage/parking for all approved dwellings shall be approved in writing by the
Local Planning Authority.

Reason: To ensure that adequate secure facilities are provided for cyclists using the site. This
Condition is imposed in accordance with Policy SG15 of the South Holland Local Plan, 2006.

12. This planning permission is subject to an Agreement under Section 106 of the Town & Country
Planning Act 1990 and can only be implemented as a consequence of meeting the provisions of
that Agreement

13. 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



LLead 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
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