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1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 Significant development merits Committee consideration.

2.0 PROPOSAL

2.1 This application seeks outline planning permission for proposed residential development with all
matters reserved at 18 Low Road/Plank Drove Crowland.  The submitted plans show an
illustrative layout of 30 new dwellings (mixture of house types), with open space provision
embedded within the development.

3.0 SITE DESCRIPTION

3.1 The site is located outside the settlement limits of Crowland as outlined by the Local Plan 2006.
The site falls within the settlement parameters in the emerging South East Lincolnshire Plan
(SELP) Inset Map 3.

3.2 The site is located to the south, a little over 500m from Crowland village centre, on the south
side of Low Road and east side of Plank Drove.

3.3 The Site Area is 1.524 Ha and it is irregular in shape with a road frontage of approximately
127m to Low Road and a frontage of approximately 77m to Plank Drove.  The depth of the site
varies from approximately 77m to the west and approximately 161m to the east.

3.4 There is an existing bungalow and its associated garden centrally located along the Low Road



frontage and the foundations of former agricultural buildings in the south west corner of the site
accessed from Plan Drove.

3.5 The balance of the site is agricultural land. There are trees within the garden of the bungalow
and trees and hedgerow to the field boundary as shown on the topographical survey submitted
with the application.

3.6 The site has existing residential development to the west (Beechcroft Gardens) in the form of
large modern detached houses on large plots, and to the south east, more modest detached
properties accessed directly off Plank Drove. To the south is agricultural land and to the north,
on the opposite side of Low Road, there are paddocks, ditches and dykes.

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 SG6 - Community Infrastructure and Impact Assessment
Policy SG11 - Sustainable Urban Drainage Systems (SUDS)
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 HS7 - New Housing in Open Countryside including Other Rural Settlements
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.

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

4.3 Planning Practice Guidance (PPG), 2014

5.0 RELEVANT PLANNING HISTORY

5.1 No relevant planning history



66.0 REPRESENTATIONS

6.1 Crowland Parish Council

No objection.

6.2 LCC County Highways

Requests that any permission given shall include conditions.

6.3 Environment Agency

Development to be in accordance with the FRA submitted by Geoff Beal Consultancy dated Jan
2018.

6.4 Anglian Water

Advises condition relating to the submission of a foul water strategy prior to commencement
and implementation prior to occupation.

6.5 Internal Drainage Board

No objection in principle.  Would like to see a SUDs system proposed for dealing with surface
water.

6.6 SHDCEnvironmental 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.

6.7 If not utilised correctly communal collection points become areas of dispute for residents of
adjacent properties.

6.8 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 SHDC Environmental Protection

Request contaminated land condition.

6.10 LCC Education

Advises that a contribution of circa £103,000 is required as a contribution to education.

6.11 Police

No objections to the outline, would like to be consulted at detailed stage.  General Secured by
Design advice provided.

6.12 NHS

The contribution requested for the development at Crowland is £13,320.00 (£444 x 30
dwellings).

6.13 LCC Historic Environment Officer



Have carried out a monitoring visit of the trial trenches and  agreed on site no further
archaeological input will be required.

6.14 SHDC Housing Strategy

Should the development be permitted the current policy requires 1/3 of the development to be
provided as affordable housing to meet district wide housing needs. However, 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.

6.15 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.  To meet needs
identified within the Strategic Housing Market Assessment (2014 & 2017 update) Strategic
Housing would recommend that a mix of property types and sizes are provided for the
affordable housing contribution, comprising of approximately 25% as one beds, 40% as two
beds, 30% as three beds and 5% as four beds.

6.16 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, although I appreciate the detail may not be known at outline
application stage.

6.17 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
3 bed 6 person 95sqm.

6.18 Ideally the affordable housing should be spread proportionately across the scheme to enable a
mixed and sustainable community.

6.19 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.

6.20 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.

6.21 Public

The following objections have been received (2 objections, 1 comment):

·The Tree Survey dated December 2017 mentions the Willow group to the East of the site.
It recommends their retention to screen adjacent housing. It should be noted that these trees
are not part of the site and therefore not the responsibility of the developer, except of course
that they should have due regard to their roots and the correct distances for their protection;

·Finished floor levels being raised 1m above ground levels to ameliorate flood risk. This
condition will result in a substantial visual impact on the surrounding area, in that the scale of
the development will appear to be overpowering from ground level, in this low lying, low housing
density location;

·As part of the development of the South East Lincs Local Plan 2011-2036 a consultation was
undertaken. In the SE Lincs Strategic Land Availability Assessment - Crowland April 2017, plot



CRO39 (SELSHLAA) the following points became apparent:

a) The development is not expected to be delivered until year 15 due to issues around water
and foul sewage provision.
b) It is outside the current defined settlement limit.
c) Access to the site is very poor, Low Road would need significant widening and upgrading,
provision of a footway and formal drainage;

·Given the issues around sewage, water and access, along with the fact that the development
would result in a great deal of noise and disturbance during the building phase;

·Difficult to understand how access could be maintained to existing properties. The level of
investment may not be justified by the developer without compromising the targeted social
housing component;

·The development would completely change the character of a quiet rural road when the
houses were occupied and as it is outside the settlement area would substantially increase the
town's footprint.

·The proposed DPH figure of 30 is considerably higher than immediately adjacent development,
where the figure is approx 4 DPH maximum. This level of increase would substantially change
the area and be disproportionate and inappropriate;

·Additional pressure on road infrastructure and highway safety;

·Pressure on existing services.

·The road is currently too narrow for two cars to pass each other and only has a single passing
place;

·It also has a speed limit of 60mph and not 30mph which you would expect in a built up area
that also gets used by many residents of Crowland for recreation.

·The junction from Broadway with Low Road has a limited visibility in both directions due to its
layout.

-The drainage of the road is poor which leads to several large puddles on the road after even
short periods of rain.

·This proposed development will increase the use of Low Road and I am concerned this
increased use will have a negative impact on the safe use of Low Road and the safety of my
family and other members of the public using it.

77.0 MATERIAL CONSIDERATIONS

7.1 The key material issues for considerations in this application are:

·Policy;
·The impact of the development upon residential amenity;
·Highway and Access;
·Flood Risk.

7.2 Policy

7.3 The vast majority of the site is located just outside of the defined settlement limits of Crowland
as outlined in the South Holland Local Plan, 2006.  In this instance, the relevant policy context
is Policy HS7 - New Housing in Open Countryside including Other Rural Settlements.  HS7
states that new housing development will only be permitted where:

1) it is proven to be essential to meet the needs of agricultural, forestry or other workers and
complies with Policy HS12; or

2) the proposal is for small scale, rural exception affordable housing that complies with Policy
HS9.



7.4 Policy HS9  - Rural Exception states that on rural sites not identified for development in the
Local Plan, affordable housing to meet local needs may be exceptionally permitted.  In this
case, an affordable housing contribution will be required as recommended by Housing Strategy
and will be subject to further S106 negotiations.

7.5 Since the proposed development is in outline for 30 dwellings, this is considered to be a
'moderate' scale development.  Furthermore, Policies SG2, SG3 and SG4 emphasises the
importance of adopting a sequential approach which gives priority to the use of previously
developed land and buildings within defined settlement limits, then to greenfield land within
defined settlement limits and finally to land adjacent to defined settlement limits.  With Crowland
classed as an Area Centre under Policy SG3 - Settlement Hierarchy, the village provides a
range of services, local employment opportunities and act as a focal point for the rural areas.
The Plan allows for some significant future growth of the Area Centres.

7.6 Policy SG4 - Development in the Countryside states that planning permission will only be
granted for development in the open countryside which is essential in the proposed location and
cannot reasonably be accommodated within defined settlement limits.  Development proposals
that would result in an unacceptable impact upon the landscape character of an area, either
individually or cumulatively, will only be permitted where:

1) the need for the development in that location outweighs its impact; and
2) no other site or solution exists to accommodate the proposed development.

7.7 It is felt that the pattern and density of the proposal is well contained within the core of the
village despite no supporting evidence to demonstrate need and that no other site or solution
exists to accommodate the proposed development within defined settlement limits. The
development proposal is not considered too remote to result in an unacceptable impact upon
the landscape character of an area.

7.8 The Design and Access Statement briefly mentions that the emerging South East Lincolnshire
Local Plan has identified the site for housing with its own unique reference CRO036:

'The housing site allocations for each settlement identified by Policy 11 are set out in Table 3,
and indicate the capacity of the sites shown on the Inset Maps. This is only a broad indication
based upon 30 dwellings per hectare for sites within Spalding, and 20 dwellings per hectare for
all the Main and Minor Service Centres. The settlement specific Housing Paper will highlight
those few sites where this assumed ratio of dwellings per hectare is different. The stated
capacity is not necessarily a maximum or, in some cases, a minimum capacity that would be
expected on each site; viability, design, constraints and the most efficient use of land in
delivering new homes should be the primary considerations in meeting housing needs.'

7.9 Crowland is identified as a Main Service Centre in the emerging Local Plan.  The draft plan
accepts that potential housing sites within and adjacent to the settlement boundary may be
required to meet housing needs.

7.10 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.

7.11 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.  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.



7.12 Given the location of the site and the potential planning contributions that this application has to
deliver housing for Crowland, there is a clear precedent that the area is in 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.  It will create an opportunity to provide good quality, functional and
manageable public open space and other planning obligation such as Affordable Housing and
Education.  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.

7.13 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 Crowland
as a desirable Major Service Centre.   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 The principle of residential development in policy terms is acceptable.  The number of new
dwellings proposed (30) 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.

7.15 The impact of the development upon residential amenity

7.16 As the proposal is in outline form only, the layout of the plots and scale of the development
illustrated on the plan is considered acceptable in principle with all matters reserved. Actual
details of design, house types, landscaping and appearance are yet to be confirmed and
formally considered by the LPA.

7.17 The number of units proposed would result in a development of approximately 20 dwellings to
the hectare.  This is considered to be appropriate for this location.  It is felt that the proposal is
of relatively low density which reflects the character of the surrounding area.  This will allow for
amenity and outlook to be well preserved for both the new development and the existing, as
well as a good proportion of the land take to be dedicated to providing public open space.  The
proposed development is well located despite falling just outside defined settlement limits, and
is not considered to result in an unacceptable impact upon the residential amenity and
landscape character of the area.

7.18 The proposed layout demonstrates that the development can comfortably accommodate 30
dwellings and open space without interfering with the outlook and privacy of residents adjacent.
A substantial buffer zone along the boundaries can be retained between the existing and
proposed development. This will be further considered at reserved matters stage when detailed
plans, layouts, boundary treatments, and materials becomes available as well as a
comprehensive landscaping scheme. The presence of additional houses in exposed area of
land would define this space by creating a sense of enclosure to an otherwise, open piece of
land.

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 Highway and Access

7.21 Resident concerns regarding Highway safety, access to and from the site have been raised.
The County Highways Authority recommends that permission be granted subject to pre-
commencement conditions relating to the completion of carriageways and footways, junctions
with the main road, as well as the submission of a comprehensive surface water drainage



scheme.

7.22 The Highways Authority have raised no concerns regarding the proposed access or safety
issues associated with this development. Further details at reserved matters stage and at the
appropriate time of condition discharge will addresses the residents concerns about congestion,
disturbance and safety concerns in these areas.

7.23 Flood Risk

A Flood Risk Assessment and Drainage Strategy was submitted with the application and
subsequently updated following consultation comments and further investigations.

The strategy for the site includes the provision of the following:-
·Grass and bio Swales;
·Balancing pond / containment pond;
·Permeable block paving for all driveways within individual residential plots
·Rainwater harvesting (water butts) for every dwelling on the site.

7.24 The balance between swales and ponds will be judged when details of permeable and
impermeable surfaces are known and will be discussed with the LPA on the basis that they will
not only provide drainage that will also be of amenity value and will enrich biodiversity on the
site.

7.25 Overall, it has been demonstrated that the development would be safe, without increasing flood
risk elsewhere, and that a positive reduction in flood risk would be achieved through the
inclusion of surface water flow control and attenuation within SUDS features.  The development
therefore satisfies the requirements stipulated in Section 10 of the NPPF.

7.26 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.

7.27 Conclusion

7.28 Whilst the development is contrary to 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.

7.29 The site is included within the emerging plan as a preferred housing site.

7.30 Objections raised by residents about highway, amenity and surface water flooding issues will be
addressed at reserved matters stage where a more considered approach to design and layout
can be negotiated. This application purely relates to the principle of the development which on
balance and in light of the recommendations made by statutory consultees, the merits of a
residential development on a site adjacent to the current settlement boundary, the likely future
role and function of Crowland and associated potential housing growth targets is considered
sustainable and acceptable in principle.

8.0 RECOMMENDATIONS

8.1 TThat planning permission be granted subject to the applicant first entering into a Section 106
Planning Obligation to secure: 25% Affordable Housing and financial contributions towards
Education and the NHS.

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:

Site Location (received 18-01-18);
Site & other plans Drw No 6310-1-2D (topographical survey) (received 18-01-18);
Location Context (received 18-01-18);
Aerial View (received 18-01-18);
Protected Species Report Hillier Ecology Limited (October 2017);
Design and Access Statement Ref: 17-036/JSD/jh Barker Storey Matthews;
Flood Risk Assessment ref@GCB/Barker Storey Matthews, dated January 2018;
Transport Assessment Ref: 17-036/JSD/jh Barker Storey Matthews;
Tree Survey Caroline Hall Aborticulture (December 2017);
Desk Based Assessment NGR REF: TF 23374 09873 (November 2017);
Ground Engineering Report Report Reference No. C14335 (November 2017);
Drainage Strategy Ref: 17-036/JSD/jh Barker Storey Matthews;
Amended Drainage Strategy - 2058-DS-Feb 2018 MTC Engineering;
Amended Drainage Strategy Plan 2058-DS-Feb 2018 MTC Engineering.

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. The development hereby permitted is limited to no more than 30 dwellings.

Reason: To define the terms of the permission.



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 Littleworth Drove 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. 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.



7. 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.

8. Before the commencement of the development hereby permitted beyond oversite, a scheme of
hedge planting for the boundaries of the site including details of positions, heights on planting
and species shall be submitted to and approved in writing by the Local Planning Authority.
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 hedging shall be maintained by the owner or owners of the land on which they are situated
for the period of ten 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 includes boundary hedge planting, 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.

9. 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.

10. 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.



11. 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.

12. 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.

13. 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.

14. Before the commencement of the development hereby granted beyond oversite, full 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 foul water from the site is adequately drained, to avoid pollution

.
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.

15. 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 and 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.
This Condition is imposed in accordance with Policies SG13 and SG17 of the South Holland
Local Plan, 2006.



16. The development permitted by this planning permission shall be carried out in accordance with
the approved Flood Risk Assessment (FRA) undertaken by Geoff Beel Consultancy
(ref@GCB/Barker Storey Matthews, dated January 2018) and the following mitigation measures
detailed within the FRA:

·Finished floor levels are set a minimum of 1.0m above existing ground level.
·Flood resilience construction is used up to 300mm above finished floor levels.

The mitigation measures shall be fully implemented prior to occupation and subsequently in
accordance with the timing/phasing arrangements embodied within the scheme, or within any
other period as may subsequently be agreed, in writing, by the local planning authority.

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.

17. On submission of a reserved matters application, an archaeological evaluation  is required from
the applicant considered alongside the application. This evaluation should provide the local
planning authority with sufficient information to enable it to make a reasoned decision on the
application.
This evaluation should consist of geophysical survey followed by trial trenching. Due to the
geology of the fens and the nature of prehistoric material, consultation with  a geophysicist with
experience of the fenland environment is required in order to ascertain whether this would be
successful. Trenching will be required on the site even if a geophysical survey is not viable.

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.

18. When an application is made for approval of Reserved Matters, that application shall show
detailed access arrangements and dimensions for standard clear visibility splays of 2.4 x 124.0
metres at the junction of the new access with Low Road, this being a 60mph carriageway in
accordance with Manual for Streets.

The highway design parameters for the access road will require 6.0 metre radii with a
carriageway width of 5.0 metres and 2.0 metre wide footways, with the provision of turning
heads of sufficient dimensions to accommodate a refuse collection truck, fire tender and
delivery lorry to enter and leave in a forward gear.

Reason: To ensure safe access to the site and each dwelling/building in the interests of
residential amenity, convenience and safety.  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 SG15 of the South Holland
Local Plan, 2006

19. No development shall take place before a scheme has been agreed in writing by the local
planning authority for the construction of a 1.8 metre wide footway, together with arrangements
for the disposal of surface water run-off from the highway at the frontage of the site.  The
agreed works shall be fully implemented before (any of) the dwelling(s) is/are occupied. Or in
accordance with a phasing arrangement to be agreed in writing with the local planning authority.

Reason: To ensure safe access to the site and each dwelling/building in the interests of
residential amenity, convenience and safety.  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 SG15 of the South Holland
Local Plan, 2006



20. No development shall be commenced until an Estate Street Phasing and Completion Plan has
been submitted to and approved in writing by the Local Planning Authority.  The Estate Street
Phasing and Completion Plan shall set out the development phases and the standards that
estate streets serving each phase of the development will be completed to.

Reason: To ensure that the estate streets serving the development are completed and
thereafter maintained to an acceptable standard in the interest of residential/highway safety; to
ensure a satisfactory appearance to the highways infrastructure serving the development; and
to safeguard the visual amenities of the locality and users of the highway.  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 SG15 of the South Holland
Local Plan, 2006.

21. No development shall be commenced until details of the proposed arrangements for future
management and maintenance of the proposed streets within the development have been
submitted to and approved by the local planning authority.  (The streets shall thereafter be
maintained in accordance with the approved management and maintenance details until such
time as an agreement has been entered into under Section 38 of the Highways Act 1980 or a
private management and maintenance company has been established).

Reason:  To ensure that the estate streets serving the development are completed and
thereafter maintained to an acceptable standard in the interest of residential/highway safety; to
ensure a satisfactory appearance to the highways infrastructure serving the development; and
to safeguard the visual amenities of the locality and users of the highway.  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 SG15 of the South Holland
Local Plan, 2006.

22. No development shall be commenced until full engineering, drainage, street lighting and
constructional details of the streets proposed for adoption have been submitted to and
approved in writing by the Local Planning Authority.  The development shall, thereafter, be
constructed in accordance with the approved details, unless otherwise agreed in writing with the
Local Planning Authority.

Reason: In the interest of highway safety; to ensure a satisfactory appearance to the highways
infrastructure serving the development; and to safeguard the visual amenities of the locality and
users of the highway.  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 SG15 of the South Holland
Local Plan, 2006.



23. 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, unless agreed otherwise with the
surface water receiving body, 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.

24. 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

25. The development hereby permitted will require the provision of a new vehicular access
crossing. Applicants are requested to contact the Local Highway Authority's Divisional Office at
Pode Hole - (via call centre Tel: 01522 782070) prior to the commencement of any works within
the public highway.

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
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