SOUTH HOLLAND DISTRICT COUNCIL

Report of: Lead Development Management Planner (Interim) - BBC & SHDC

To:

Planning Committee - 11 February 2026

(Author: Daniel Allen - Principal Planning Officer)

Purpose: To consider Planning Application H02-0759-25

Application Number: H02-0759-25 Date Received: 12 August 2025

Application Type: FULL

Description: Development for 80 dwellings with access, landscape,

drainage, open space and associated infrastructure

Location: Land East of Normanton Road, Crowland

Applicant: Allison Homes Ltd Agent: Allison Homes Ltd

Ward: Crowland and Deeping St Nicholas Ward Councillors: Clir B Alcock

Clir J R Astill

Clir A Harrison

You can view this application on the Council's web site at:
http://planning.sholland.gov.uk/OcellaWeb/planningDetails?reference=H11-1210-25
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REASON FOR COMMITTEE CONSIDERATION

The application is to appear before Planning Committee due to the extent of
objection and given the considerations that the scheme raises, which require
Planning Committee consideration.

PROPOSAL

This application seeks full planning permission for residential development on
land off Normanton Road, Crowland. The proposal seeks permission for the

erection of 80 dwellings, with access, landscaping, drainage, open space and
associated infrastructure. It should be noted that this is an amended scheme,
further to proactive officer and applicant dialog during the application process.
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The development proposes two storey dwellings, located along the main
access road and two circular highway routes, with a centralised public open
space and wildlife corridors to the southern and western boundaries.

Specifically, the scheme proposes 60 open market dwellings (75%), with 20
affordable dwellings (25%) comprising the following affordable housing mix:

- Four 3-bed shared ownership units

- Two 2-bed shared ownership units

- Four 1-bed affordable rent units

- Four 2-bed affordable rent units

- Four 3-bed affordable rent units

- Two 4-bed affordable rent units.

All units meet the required Nationally Described Space Standards.

The application site comprises an area of 3.48ha, with the proposed
residential development of 80 dwellings resulting in a gross density of 23
dwellings per hectare (dph).

The proposed scheme provides a single vehicular access point from
Normanton Road, to the north-west of the site. This access road, along with
the edge lanes throughout the proposal, are to comprise adopted highways,
with two private access roads to the south-east and south-west of the site,
serving plots 32-35 and plots 49-53.

The proposed layout comprises a centralised area of open space, landscaped
by tree planting, and accessed through a pedestrian access route. The
centralised open space includes a dedicated Local Equipped Area of Play to
the east. The proposed scheme includes pedestrian access from Normanton
Road, with a continued footpath along the main highway road terminating at
the edge lanes. An attenuation basin is located to the north-east of the site.

Landscaping proposed includes the retention of existing planting, alongside
the introduction of new hedging and trees to site boundaries, producing
wildlife corridors to both the southern and western boundaries. New tree
planting is also proposed throughout the site.

SITE DESCRIPTION

The application site lies off Normanton Road, in the settlement of Crowland,
within its defined settlement boundary. The site comprises an allocated site,
as a Housing Allocation (Cro050 - Land to the east of Normanton Road), as
detailed within Policy 11 of the South East Lincolnshire Local Plan 2019.
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The allocated site comprises an area of 3.48 hectares and has a notional site
capacity of 70 dwellings; when considered with at 20 dph. This site comprises
one of six allocated sites within Crowland.

The application site is located within Flood Zone 3 of the Environment
Agency's Flood Maps and is within the "danger for most/danger for all"
classification within the Strategic Flood Risk Assessment, with flood depths
expected to reach between 0.5m to 2m.

The site is neighboured by existing residential development to the south and
west. To the south lies single storey dwellings (south-west) and two storey
dwellings, fronting onto The Gardens and Girdlestone Walk respectively.

Likewise, fairly modern residential plots also lie to the west, comprising two
storey dwellings residing along Normanton Road, and predominately two
storey dwellings along Jubilee Way; albeit, the south-easternmost plots of
Jubilee Way are dormered bungalows. Agricultural land lies to the north of the
application site.

To the east and south-east of the site, an ongoing application is under
consideration by the Local Planning Authority, for the development of nine
dwellings. This site currently comprises vacant, undeveloped land, located
outside of the defined settlement boundary of Crowland. Further east lies the
garden centre. This comprises a wider site of approximately 3 hectares of
land, located on the north-eastern edge of Crowland. The site has previously
been used as a garden centre; however, the site has been vacant in recent
years, and has been subject to the grant of alternative uses in recent years.

RELEVANT PLANNING POLICIES

The Development Plan

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) of the
Planning and Compulsory Purchase Act 2004, as amended, requires that the
Local Planning Authority makes decisions in accordance with the adopted
Development Plan, unless material considerations indicate otherwise.

South East Lincolnshire Local Plan, March 2019

Policy 1 - Spatial Strategy

Policy 2 - Development Management
Policy 3 - Design of New Development
Policy 4 - Approach to Flood Risk

Policy 6 - Developer Contributions
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Policy 10 - Meeting Assessed Housing Requirements
Policy 11 - Distribution of New Housing

Policy 17 - Providing a Mix of Housing

Policy 18 - Affordable Housing

Policy 28 - The Natural Environment

Policy 29 - The Historic Environment

Policy 30 - Pollution

Policy 31 - Climate Change and Renewable and Low Carbon Energy

Policy 32 - Community, Health and Well-being

Policy 36 - Vehicle and Cycle Parking

APPENDIX 6 - Parking Standards

APPENDIX 8 - Developer Contributions for Education Facilities
APPENDIX 9 - Developer Contributions for Health Care Facilities

National Planninqg Policy Framework (NPPF) (December 2024)

Section 2 - Achieving sustainable development
Section 4 - Decision-making

Section 5 - Delivering a sufficient supply of homes
Section 8 - Promoting healthy and safe communities
Section 9 - Promoting sustainable transport

Section 11 - Making effective use of land

Section 12 - Achieving well-designed and beautiful places

Section 14 - Meeting the challenge of climate change, flooding and coastal

change
Section 15 - Conserving and enhancing the natural environment
Section 16 - Conserving and enhancing the historic environment

Planning Practice Guidance (PPG)

RELEVANT PLANNING HISTORY

The application site has not been subject to any direct planning history.

Adjacent Sites
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Notwithstanding the above, the land to the east of the application site,
comprising the wider garden centre land and the currently vacant,
undeveloped land, has been subject to the following relevant site history.

H02-1274-80: (Reserved Matters) Camping, caravan, outdoor leisure and
horticultural sales centre with alteration to existing access at Postland Road,
Crowland - approved 23 December 1980

H02-0552-87: (Outline Application) Workshop and caravan storage compound
and use of existing building for repair and spray shop' - no decision issued

HO02-1174-88: (Full Application) Steel portal framed workshop with lean-to' -
approved 05 October 1988

HO02-0612-91: (Full Application) Change of use of field to golf driving range -
approved 15 August 1991

HO02-0154-98: (Full Application) Erect new workshop building and external
surfacing - approved 21 April 1998

H02-0218-01: (Full Application) Change of use to Garden Centre & use of 2
buildings for B1 (Business) - approved 10 July 2001

HO02-0605-01: (Permission Renewal) Wksp & display bldg to replace open air
display of camping, caravan, leisure/hort products (Renewal of H02/0263/96) -
approved 24 January 2002

HO02-0715-01: (Full Application) Proposed refurbishment, storage, display &
sale of furniture & equip.for hotel, rest.& catering businesses - approved 08
October 2001

HO02-0057-02: (Full Application) Change of use for the display and sale of
caravan, camping and leisure products - approved 19 March 2002

H02-0413-02: (Section 73) Modification of condition 2 of H02/0218/01 to allow
for the sale of pets, pet products and pet foods - approved 30 July 2002

HO02-0154-02: (Full Application) Change of use for display and sale of
camping, caravan and leisure products - withdrawn 02 May 2002

H02-0564-03: (Full Application) Plant shade within plant sales area -
retrospective - approved 01 July 2003

H02-0599-03: (Full Application) Plant shade to protect small and vulnerable
plants - retrospective - approved 01 July 2003

H02-0133-05: (Full Application) Erection of a conservatory display area -
approved 15 April 2005

H02-1020-06: (Full Application) Miniature Railway - approved 26 September
2006
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HO02-0367-08: (Full -Application) Proposed offices, workshop and display area
- approved 05 August 2008

HO02-0708-19: (Full Application) Change of use from garden centre (A1) to
mixed (B1 & B8 uses) and associated building operations, car parking and
infrastructure - approved 12 September 2019

HO02-0143-20: (Full Application) Alterations and extensions to building
following approval of change of use from garden centre (Use Class A1) to
mixed B1 and B8 uses and associated building operations, approved under
application reference H02-0708-19 - approved 26 March 2020

H02-0238-21: (Full Application) Extensions to roof of building, small extension
between proposed units and minor alterations following planning approvals
H02-0708-19 and H02-0143-20 - approved 13 May 2021

H02-0741-22: (Full Application) Change of use from garden centre (use class
E) and the sale of caravans and related paraphernalia (use class sui generis)
to a mixed use car sales (use class sui generis) and vehicle repairs and MOT
service (use class B2) - approved 05 October 2022

H02-0906-22: (Full Application) Installation of ducting and extracts to serve
vehicle spray painting booths - approved 11 November 2022

REPRESENTATIONS

This application has been advertised in the local press and site notices were
displayed in locations surrounding the site. In addition, internal and external
consultees have been consulted by individual letter or email. Amendments
have been received during the application process and further re-consultation
has also taken place.

The responses received from consultees during the initial consultation
exercises, which can be viewed in their entirety through the South Holland
website, can be summarised as follows:

Initial Responses Received (Consultation period between 14th August
2025 - 05th September 2025)

Lincolnshire Police

Lincolnshire Police do not have any objections to this application.
NHS Lincolnshire

This development would put additional demands on the existing GP services
for the area and additional infrastructure would be required to meet the
increased demands. NHS Lincolnshire Integrated Care Board (LICB) wishes
for the Section 106 contribution from the development of 80 dwellings on Land
East of Normanton Road, Crowland to contribute to the expansion in capacity
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through remodelling/changes to layout or extension to existing facilities within
the South Lincs Rural and Spalding Primary Care Networks (PCNs) at
Abbeyview Surgery and/or Beechfield Medical Centre. Alternatively, the
funding may, where appropriate, be used to support expansion in capacity at
an alternative general practice site as required to meet the local population
health need.

Requests a financial contribution of £73,180.80 (£914.76 x 80 dwellings).

After reviewing the practice response regarding their capacity to
accommodate the increase in patient numbers arising from this development,
it's requested that the trigger point for the release for funds for health care be
set at payment of all monies upon completion of 50 percent of the dwellings
for each phase of the development. This will ensure the practices are not
placed under undue pressure. To ensure that there is sufficient time carry out
the works and allow the s106 funds to be spent in the most appropriate way, a
repayment period of 10 years from receipt of the final payment transfer (for
the entire development) to the relevant NHS body will be required.

Ward Member Clir A Harrison received on 01.09.2025 and 09.09.2025

| have been contacted by a number of residents who have concerns with this
development. Crowland has already surpassed its required number of new
homes as set out in the Local Plan to 2036 which has put pressure on the
local infrastructure.

The Primary school requires an additional Reception class to accommodate
the children starting school this September, and this will impact the year
groups moving through the school from next year onwards. The school has no
room to expand, other than using some of their playing field to site mobile
classrooms.

There is no secondary school provision in Crowland, with all children required
to be bussed to either Market Deeping or Spalding secondary schools. These
schools are also full, with little or no space for expansion.

Getting an appointment at the Drs surgery is problematic, with fewer doctors
and an ever increasing population, and parking in this small market town is
also becoming an issue. Concerns have also been raised regarding the run-
off of surface water to existing properties, which, if the Council were inclined
to grant permission, will need to be addressed.

Housing Strateqy

Thank you for consulting the Local housing Authority on this full planning
application. Please see the comments below in relation to the affordable
housing provision.
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This application proposes that 20 of the units on this site will be delivered as
affordable housing, of which 14 are to be rented and 6 shared ownership,
which would meet the current planning policy requirement. In the application
these units are identified as 2x 1bed, 4x 2bed, 7x 3bed and 1x 4bed for rent,
and 2x 2bed, 3x 3bed and 1x 4bed for shared ownership.

To help meet the identified need in Crowland a suggested mix for affordable
rented units would be 4x 1bed/2person, 4x 2bed/4person, 4x 3bed/5person
and 2x 4bed/6 person homes for rent; the suggested mix of shared ownership
- 2x 2bed/4 person, 4x 3bed/5person.

From the individual plans, the properties appear to meet the minimum
bedroom size requirements. For information, Registered Providers require the
properties to meet a minimum of 85% of National Design Space Standards.
Single bedrooms should also be suitable for an adult to occupy and should
therefore have a floor area of at least 6.51m2 and double bedrooms should be
a minimum of 10.22m2.

In addition, it is preferable that the affordable units should be accessible from
adopted roads rather than unadopted private drives / shared surfaces.

If planning permission is granted the applicant should also seek to secure a
Registered Provider for the affordable dwellings at the earliest opportunity if
this has not already in progress. The Local Housing Authority provide a list of
RPs with stock in the local area should the applicant require this.

To summarise, the Local Housing Authority would like to see the comments
above addressed before it is able to support the application.

We are always happy to discuss the requirements for affordable homes to
assist developers and their agents with their applications.

Environment Agency

Environment Agency position

In accordance with Policy 4 of the South East Lincolnshire Local Plan 2011-
2036, we object to this application, due to the absence of an adequate flood
risk assessment (FRA).

Reasons

The submitted FRA dated 23 July 2025, ref: '"AMA980 Rev 0', prepared by
Amazi Consulting Ltd, does not comply with the requirements for site-specific
flood risk assessments, as set out in paragraphs 20 to 21 of the Flood Risk
and Coastal Change planning practice guidance. In particular, the FRA fails to
propose mitigation measures to ensure that people will remain safe from the
identified flood hazards taking the impacts of climate change into account.
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As stated in the submitted FRA, the South East Lincolnshire Strategic Flood
Risk Assessment (SFRA) shows that the site could experience flood depths of
up to 2.0 metres arising from a breach in the defences during a flood that has
a 1% fluvial/0.5% tidal chance of occurring in any one year up to 2115.

The finished floor levels are proposed to be set 0.3m above the existing
ground level and therefore do not adequately mitigate the potential flood
depths at this site. The flood risk mitigation should be proposed in line with the
South East Lincolnshire flood risk advice matrix contained within Appendix C
of the SFRA.

North Level District Internal Drainage Board

A Board-maintained watercourse known as Brickfield Drain lies to the north of
the applicant's land edged blue on the location plan and is the watercourse
into which the applicant is proposing to discharge surface water run-off from
the development.

If surface water run-off is to be discharged to a watercourse, an application
seeking consent from the Board will be required. If such an application is
consented by the Board (approval is not guaranteed), this may be subject to
conditions, including the payment of development levy.

LCC Historic Environment Officer

The proposed site lies near the Crowland Peninsula within an area of
prehistoric, Roman and medieval archaeological potential, which could be of
local significance to contribute to the East of England Regional Research
Agenda. This is acknowledged and confirmed by the submitted Desk-Based
Assessment. The submitted geophysical survey, confirms the presence of
archaeological remains, while also acknowledging the limits of this type of
survey.

The proposed development comprises 'Development for 80 dwellings with
access, landscape, drainage, open space and associated infrastructure". Its
groundworks and any temporary works associated with the development
(including pilling, landscaping, drainage connections and BNG planting) will
have a significant impact on any surviving archaeological remains, resulting in
total or partial loss, if present.

Recommendation: Currently there is insufficient specific information on the
archaeological potential for the site and the extent of impact to buried
archaeological remains from the proposed development. Therefore, |
recommend the applicant to provide the results of a full standard
archaeological evaluation of the site. This is in line with the guidance set out
in the NPPF 2024 (paragraphs 207 & 218).
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The applicant has not adequately described the significance of any below-
ground heritage assets that may be affected by the proposed development,
and it is not "sufficient to understand the potential impact of the proposal on
their significance (the heritage assets')" (Paragraph 207 of the National
Planning Policy Framework (NPPF)). This in turn does not allow the Local
planning authority to "identify and assess the particular significance of any
heritage asset that may be affected by a proposal." (Paragraph 208 NPPF).

Given the very high archaeological potential, but as yet unknown character
and extent, | recommend this application to be accompanied by the results of
a geoarchaeology assessment and full standard archaeological trial trench
evaluation in order to properly assess the site potential, inform the appropriate
planning advice and design an appropriate mitigation strategy should consent
be subsequently granted. The evaluation will aim to determine the presence,
absence, significance, extent depth and character of any archaeological
remains which will be impacted by the proposed development as noted
above. It should also be noted that preferred mitigation strategies will include
preservation in situ (avoidance of sensitive areas) where possible and open
area excavation where not.

It is important that this application to fully considered the implications of this in
its project feasibility assessment and that the results have been considered in
designing the layout. The ability and flexibility for this is only as good as the
knowledge of extent, character and significance of the archaeological
resource on the site. We cannot plan mitigation appropriately against
unevidenced conclusions. It is also important to avoid any unnecessary
planning conditions that would place an unreasonable planning burden on the
scheme if significant archaeology were discovered during post-consent
evaluation work. Paragraph 57 of the NPPF applies in this case. This
information should be provided with the application so that an informed
planning recommendation can be made and to meet the requirements of the
National Planning Policy Framework (NPPF) paragraphs 207 and 218. With
respect to the archaeological evaluation, please contact the Historic Places
team at Lincolnshire County Council, Lancaster House, 36 Orchard Street,
Lincoln, LN1 1YL, 07386 656079, email ruben.lopez@lincolnshire.gov.uk to
discuss the requirements and request preparation of a brief for the works.

SHDC Environmental Protection

Provide a construction management plan detailing working hours, dust noise
and vibration control measures prior to commencement.

LCC Education

LCC Education have requested a financial contribution to the sum of
£611,780.70; formed by the following:
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- £475,524 - Primary
- £136, 256.70 - Sixth-form

This has been requested "as the development would result in a direct impact
on local schools", with the contribution being "requested to mitigate the impact
of the development at local level. The request comprises a suggestion that "
the s.106 monies are paid at the halfway point in the development to allow
timely investment by the County Council whilst not adversely affecting the
developer's viability."

Lincolnshire Fire & Rescue

We would ask that fire hydrants are installed in number and location at the
developer's cost.

Anglian Water

Section 1 - Assets Affected

Anglian Water has assets close to or crossing this site or there are assets
subject to an adoption agreement. Therefore, the site layout should take this
into account and accommodate those assets within either prospectively
adoptable highways or public open space. If this is not practicable then the
sewers will need to be diverted at the developers' cost under Section 185 of
the Water Industry Act 1991. or, in the case of apparatus under an adoption
agreement, liaise with the owners of the apparatus. It should be noted that the
diversion works should normally be completed before development can
commence.

Section 2 - Wastewater Treatment

Anglian Water OBJECTS to the proposed development under Planning
Application H02-0759-25 due to the intended connection to the public foul
drainage network. This site is located within the catchment of the Crowland
Water Recycling Centre (WRC), which currently lacks the capacity to
accommodate the additional flows that would be generated by the proposed
development. Anglian Water has determined that the site is unsustainable due
to the associated environmental risk and the increased discharge rates, which
could lead to a deterioration in water quality and an unacceptable risk of
breaching environmental legislation at Crowland WRC.

Considering these concerns, we recommend that planning permission be
refused on the grounds of insufficient infrastructure capacity and to prevent
environmental harm. Anglian Water collaborates with local planning authorities
across the region to identify sustainable locations for future development,
taking into account infrastructure capacity as part of the development plan
processes. We also work closely with our regulators to identify opportunities
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for future growth investment. At present, no funding has been allocated at this
Water Recycling Centre (WRC) for AMP 8 (2025- 2030). However, we may
seek to promote investment through our future business plans.

Section 3 - Used Water Network

This response has been based on the following submitted documents:
Drainage Strategy Layout drawing no. 1279- 00-03 REV B July 2025

The sewerage network at present has available capacity for the anticipated
foul flows. However as advised above, any connection into our foul network
from the proposed development will contribute to pollution and deterioration of
the watercourse via the WRC as it cannot accommodate additional flows. If
the LPA is minded to grant approval despite our WRC objection, the developer
will need to serve notice under Section 106 of the Water Industry Act 1991.
We will then advise them of the most suitable point of connection. 1.
INFORMATIVE - Notification of intention to connect to the public sewer under
S106 of the Water Industry Act Approval and consent will be required by
Anglian Water, under the Water Industry Act 1991. Contact Development
Services Team 0345 606 6087 Option 2. 2. INFORMATIVE - Protection of
existing assets - A public sewer is shown on record plans within the land
identified for the proposed development. It appears that development
proposals will affect existing public sewers. It is recommended that the
applicant contacts Anglian Water Development Services Team for further
advice on this matter. Building over existing public sewers will not be
permitted (without agreement) from Anglian Water. 3. INFORMATIVE -
Building near to a public sewer- No building will be permitted within the
statutory easement width of 3 metres from the pipeline without agreement
from Anglian Water. Please contact Development Services Team on 0345 606
6087 Option 2. 4. INFORMATIVE: The developer should note that the site
drainage details submitted have not been approved for the purposes of
adoption. If the developer wishes to have the sewers included in a sewer
adoption agreement with Anglian Water (under Sections 104 of the Water
Industry Act 1991), they should contact our Development Services Team on
0345 606 6087 Option 2 at the earliest opportunity. Sewers intended for
adoption should be designed and constructed in accordance with Sewers for
Adoption guide for developers, as supplemented by Anglian Water's
requirements.

Section 4 - Surface Water Disposal

The preferred method of surface water disposal would be to a sustainable
drainage system (SuDS) with connection to sewer seen as the last option.
Building Regulations (part H) on Drainage and Waste Disposal for England
includes a surface water drainage hierarchy, with infiltration on site as the
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preferred disposal option, followed by discharge to watercourse and then
connection to a sewer.

From the details submitted to support the planning application the proposed
method of surface water management does not relate to Anglian Water
operated assets. The Drainage Strategy Layout drawing no. 1279-00-03 REV
B July 2025 proposes to discharge surface water to swales and an
attenuation basin which then outfalls to a ditch. As such, we are unable to
provide comments on the suitability of surface water management. The Local
Planning Authority should seek the advice of the Lead Local Flood Authority or
the Internal Drainage Board. The Environment Agency should be consulted if
the drainage system directly or indirectly involves the discharge of water into a
watercourse. If planning permission is granted, the strategy should be listed
within the decision notice with any approved plans. Should the proposed
method of surface water management change to include interaction with
Anglian Water operated assets, we would wish to be re-consulted to ensure
that an effective surface water drainage strategy is prepared and
implemented.

LCC Highways

Please note that this interim response does not confirm Lincolnshire County
Council's final position regarding the development proposals, as further
information, as requested below, is required to enable a full assessment of the
proposals. Lincolnshire County Council's final position on any development
will only be established following formal consultation (via the local planning
authority) of the planning application once this information has been received.
This includes any off-site mitigation which may be required as a result of
development, be that secured via Grampian condition or S106 contribution.

Crowland Parish Council

Objections

It was noted that the development is within the local plan. The number of
houses in the local plan has now been far exceeded, and Crowland Parish
Council (CPC) has expressed concern. Two members of the public expressed
their concern over a number of issues and CPC advised them to raise their
material objections directly with the planning department, by the closing date
of 19 September 2025.

Crowland Parish Council have concerns over the density of the properties,
access for refuse collection and access to the site during development and
then once developed, as the site is accessed from a busy road on which the
local primary school and a nursery are located. With regard to the access,
CPC would like an alternative access road to be investigated. CPC also have
concerns on building within the flood plain and note the comments from
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Anglian Water and the Internal Drainage Board. Whilst the development is
within the current approved local plan, due to our considerations above,
Crowland Parish Council therefore object to this application.

Ecology Comments

H02-0759-25 - Land East of Normanton Road Crowland Development for 80
dwellings with access, landscape, drainage, open space and associated
infrastructure

Documents reviewed:

- BNG Statutory Metric

- Preliminary Ecological Appraisal

- BNG statement and habitat plan

- Detailed soft landscaping plans for plots and POS

- Guide to management of landscaping and ecological areas
Comments:

Ecological Considerations:

- The applicant has provided thorough ecological documentation therefore in
our judgement providing sufficient ecological data to determine this
application.

- We support all mitigation and enhancement recommendations provided in
the PEA and Interim ecology report and request that they be set as a
condition at discharge.

- We will require a pre-commencement badger presence survey

- We request that universal nest boxes (either integral to the buildings or
external) should be provided at an equivalent ratio of 1:1, e.g., 3 on every
third house, etc., see: https://cieem.net/swift-bricks-the-universal-nest-brick-
by-dick-newell/. These should be located throughout the site as appropriate
following best practices and an ecologist's advice. These boxes are low-cost,
are incorporated seamlessly into the buildings construction, and provide
suitable habitat for multiple bird species that occur in urban areas.

- Similarly, provision of integral bat boxes on dwellings and installed in trees
should be greatly increased in compensation for the loss of foraging habitat.
We suggest that a minimum of 24 integral bat boxes / roost units should be
installed on dwellings or in trees throughout the development in appropriate
areas following best practices and an ecologist's advice.
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- In both cases, the authority requires the applicant to submit sufficiently
detailed maps that indicate the proposed location of bird/bat boxes on-site.

BNG Comments:

- We are confident that this site can achieve 10% net gain on site and we
would like to commend the applicants on their very detailed BNG
documentation provided. We do have a change that will need to be addressed
pre-commencement.

- While we commend the applicants aim to create a "good" target condition
Other Neutral Grassland, we believe that the urban environment and high
level of human activity in the area its justified to assume that this target
condition will not be achieved for this site. However, we feel that "moderate”
target habitat condition for Other Neutral Grassland could be achieve on this
site given the high level of management documentation provided. This
alteration would mean the site would still achieve mandatory 10% gain
(24.51% gain - increase of 2.19 units).

- We will require a full BNG plan and HMMP to be provided pre-
commencement.

- To be in line with national guidance, the authority should secure the HMMP
and corresponding biodiversity creation/enhancement with a S106 agreement.
This is because of the relatively large amounts of significant on-site habitat
creation/enhancement proposed

Conclusion: There has been sufficient evidence provided to determine this
application, and we are confident that this application can achieve 10% net
gain on site. ABNG plan, HMMP and a S106 will need to be secured pre-
commencement.

LCC Education - Additional comments received 30.10.2025

LCC Education have requested a financial contribution to the sum of
£475,524; formed by the following:

- £475,524 — Primary

This has been requested "as the development would result in a direct impact
on local schools", with the contribution being "requested to mitigate the impact
of the development at local level. The request comprises a suggestion that "
the s.106 monies are paid at the halfway point in the development to allow
timely investment by the County Council whilst not adversely affecting the
developer's viability.".

Responses Received within Re-consultation (Consultation period
between 20th November 2025 - 04th December 2025)
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Lincolnshire County Councillor Raymond Condell

| have also received concerns from residents regarding this development.
Crowland has already exceeded the housing targets set out in the Local Plan
to 2036, placing significant strain on local infrastructure. The primary school
requires an additional Reception class this September, with no capacity for
permanent expansion other than temporary mobile classrooms on the playing
field. There is no secondary school provision in Crowland; pupils must travel
to Market Deeping or Spalding, where schools are already at capacity. Access
to GP appointments is increasingly difficult due to limited staffing and
population growth, and parking in the town is becoming problematic.
Residents have also raised concerns about surface water run-off to existing
properties, which would need to be addressed if permission is granted.
Furthermore, the proposed exit road to Cloot Drove would join Postland Road
adjacent to the primary school, adding traffic to an already congested area.

LCC Education

LCC Education has no comments on this consultation in relation to education
as any impacts have been mitigated at the outline stage and the amendments
to the dwelling mix do not create any additional children to be considered.

Lincolnshire Police

Lincolnshire Police do not have any objections to this Amendment —
development

Ecology Comments

Summary: We are confident that this application can achieve 10% net gain on
site. ABNG plan, HMMP and a S106 will need to be secured pre-
commencement.

Comments
Ecological Considerations:

- The applicant has provided thorough ecological documentation therefore in
our judgement providing sufficient ecological data to determine this
application.

- We support all mitigation and enhancement recommendations provided in
the PEA and request that they be set as a condition at discharge.

- We will require a pre-commencement badger presence survey pre-
commencement.

- We are happy with the enhancement provision (bird and bat boxes)
proposed for this site as set out in the Ecological Enhancement Plans.
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BNG Comments

- We are confident that this site can achieve 10% net gain on site and we
would like to commend the applicants on their very detailed BNG
documentation provided. There is a predicted overall gain of 21.97% in
Habitat units (increase of 1.94 units), 60.85% in Hedgerow units (increase of
1.31 units) and 152.85% increase of watercourse units (increase of 0.08
units).

- We will require a full BNG plan and HMMP to be provided pre-
commencement.

- To be in line with national guidance, the authority should secure the HMMP
and corresponding biodiversity creation/enhancement with a S106 agreement.
This is because of the relatively large amounts of significant on-site habitat
creation/enhancement proposed.

Conclusion: There has been sufficient evidence provided for us to support the
determination for this application, and we are confident that this application
can achieve 10% net gain on site. A BNG plan, HMMP and a S106 will need
to be secured pre-commencement.

Crowland Parish Council

Following our telephone conversation last week | have detailed below
Crowland Parish Councils request to apply for S106 monies to be allocated in
respect of the above planning application which has since been supported by
an amended application.

Amount £1,500 per house £120,000
Contribution to either new community building and sports pavilion.

Required - as the town continues to expand the pressure on services
increases, 80 houses will attract a minimum of 160 -200 new residents into
the town, we urgently need significant refurbishment or replacement of the
existing sports pavilion which is used by numerous junior and the senior
football teams as well as other organisations. We also need a modern
community building to satisfy the increasing needs of the present population
which has increased dramatically as a result of rapid residential development.
Crowland has no dedicated suitable community building to cater for the needs
of the population.

Lincolnshire Wildlife Trust

Lincolnshire Wildlife Trust is a conservation charity in the county with a
strategic remit to support conservation of the natural world, lead on the
recovery of key habitats and species, and empower local communities to take
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action for nature. The Trust is supported by over 27,000 members across
Lincolnshire.

Thank you for inviting comment from Lincolnshire Wildlife Trust on this
application. Our conservation officers have reviewed the referenced
development against a series of strategic conservation and ecological criteria.
In review of the variation documents presented, The Trust has no substantive
comments or recommendations on the proposal.

North Level District Internal Drainage Board

Having reviewed the documents available on your website, the Board can
confirm that its previous comments still stand.

The Board is pleased to note the applicant's agreement in principle to a
condition securing the submission of full details of surface water drainage
system.

Housing Strateqy

The applicant has reached an agreement with the Local Housing Authority on
the delivery of affordable housing. In accordance with current planning policy,
20 units will be provided as affordable homes. The proposed affordable
housing mix comprises 4 x 3-bed and 2 x 2-bed shared ownership units, along
with 4 x 1- bed, 4 x 2-bed, 4 x 3-bed and 2 x 4-bed affordable rent units. All
units meet the required NDS standards, providing 2-bed 4-person, 3-bed 5-
person and 4-bed 6-person properties.

Discussions are also ongoing to secure a Registered Provider for the scheme.

To summarise the LHA is now supportive of the application provided that the
affordable housing provision is secured by a Sec 106 agreement.

LCC Historic Environment Officer

Thanks for consulting us on this, We reiterate our previous comments dated
05-09-25. Also, No objection to amendment 1.

Environment Agency

Thank you for re-consulting us on the above application, on 20 November
2025.

Environment Agency position

We have reviewed the submitted flood risk assessment dated 18 November
2025, ref: 'AMA980 Revision A', prepared by Amazi Consulting Ltd and
consider that it satisfactorily addresses our earlier concerns.

Subject to the condition below, we therefore withdraw our previous objection,
dated 03 September 2025.
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Condition

The development shall be carried out in accordance with the submitted flood
risk assessment dated 18 November 2025, ref: '"AMA980 Revision A',
prepared by Amazi Consulting Ltd and the following mitigation measures it
details:

- The dwelling shall have a minimum of two storeys

- Finished floor levels shall be set no lower than 2.6 metres above
Ordnance Datum

- Flood resilience construction shall be to a minimum of 2.9 metres
above Ordnance Datum

These mitigation measures shall be fully implemented prior to occupation and
subsequently shall be retained and maintained thereafter throughout the
lifetime of the development.

Crowland Parish Council

Obijection to the application as previously stated. Issues with site access for
refuse collection, construction traffic, and long-term use, especially given
proximity to a busy road serving the local primary school and nursery.
Development already exceeds housing allocation for 2036. Support for
exploring an alternative access road.

LCC Highways

Recommendation: Having given due regard to the appropriate local and
national planning policy guidance (in particular the National Planning Policy
Framework), Lincolnshire County Council (as Highway Authority and Lead
Local Flood Authority) has concluded that the proposed development would
not be expected to have an unacceptable impact upon highway safety or a
severe residual cumulative impact upon the local highway network or increase
surface water flood risk and therefore does not wish to object to this planning
application.

No objection subject to:
(a) Planning Conditions and Informatives
(b) S106 requests and highway improvements

SHDC Environmental Protection Officer

| have reviewed BRD Environmental Ltd Phase 1 Geo-Environemtnal Desk
Study for Cloot Drove, Crowland, Ref: BRD4519-OR1-A, Dated: December
2024. this report concluded that due to past use of the area and location of a
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sub-station and car/ garage workshop nearby a phase 2 survey was required
for further investigation. | am in agreement with these findings.

| have subsequently reviewed BRD Environemntal Ltd Phase 2 Ground
investigation report for Cloot Drove, Crowland, Ref: BRD 4519-OR2-A, Dated
December 2024. This report concludes that following exploratory testing for
contamination soil on site pose no risk to human health or to the future end
user. It was also concluded that ground gas posed no risk to the development
or to future users. | am in general agreement with these findings in this report
and request that the land contamination condition is discharged.

However In the event that contamination is found at any time when carrying
out the approved development that was not previously identified it must be
reported immediately to the Local Planning Authority (LPA). An investigation
and risk assessment must be undertaken in accordance with details to be
agreed with the LPA. Where remediation is necessary, a remediation scheme
must be submitted to and approved in writing by the LPA. Following
completion of measures identified in the approved remediation scheme a
verification report shall be submitted to and approved by the LPA.

No deviation shall be made from this scheme without the express written
agreement of the LPA. 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 suspected contamination has been submitted to and
agreed in writing by the LPA.

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 30 of the South East
Lincolnshire Local Plan, 2019.

Anglian Water

Section 1 - Assets Affected

Our records show that there are no assets owned by Anglian Water or those
subject to an adoption agreement within the development site boundary.

Section 2 - Wastewater Treatment

Anglian Water OBJECTS to the proposed development under Planning
Application H02-0759-25 due to the intended connection to the public foul
drainage network.
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This site is located within the catchment of the Crowland Water Recycling
Centre (WRC), which currently lacks the capacity to accommodate the
additional flows that would be generated by the proposed development.
Anglian Water has determined that the site is unsustainable due to the
associated environmental risk and the increased discharge rates, which could
lead to a deterioration in water quality and an unacceptable risk of breaching
environmental legislation at Crowland WRC.

Considering these concerns, we recommend that planning permission be
refused on the grounds of insufficient infrastructure capacity and to prevent
environmental harm. Anglian Water collaborates with local planning authorities
across the region to identify sustainable locations for future development,
taking into account infrastructure capacity as part of the development plan
processes. We also work closely with our regulators to identify opportunities
for future growth investment.

At present, no funding has been allocated at this Water Recycling Centre
(WRC) for AMP 8 (2025- 2030). However, we may seek to promote
investment through our future business plans.

Section 3 - Used Water Network
This response has been based on the following submitted documents:

The sewerage network at present has available capacity for the anticipated
foul flows. However as advised above, any connection into our foul network
from the proposed development will contribute to pollution and deterioration of
the watercourse via the WRC as it cannot accommodate additional flows. If
the LPA is minded to grant approval despite our WRC objection, the developer
will need to serve notice under Section 106 of the Water Industry Act 1991.
We will then advise them of the most suitable point of connection.

1. INFORMATIVE - Notification of intention to connect to the public sewer
under S106 of the Water Industry Act Approval and consent will be required by
Anglian Water, under the Water Industry Act 1991. Contact Development
Services Team 0345 606 6087 Option 2.

2. INFORMATIVE - Protection of existing assets - A public sewer is shown on
record plans within the land identified for the proposed development. It
appears that development proposals will affect existing public sewers. It is
recommended that the applicant contacts Anglian Water Development
Services Team for further advice on this matter. Building over existing public
sewers will not be permitted (without agreement) from Anglian Water.

3. INFORMATIVE - Building near to a public sewer - No building will be
permitted within the statutory easement width of 3 metres from the pipeline
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without agreement from Anglian Water. Please contact Development Services
Team on 0345 606 6087 Option 2.

4. INFORMATIVE: The developer should note that the site drainage details
submitted have not been approved for the purposes of adoption. If the
developer wishes to have the sewers included in a sewer adoption agreement
with Anglian Water (under Sections 104 of the Water Industry Act 1991), they
should contact our Development Services Team on 0345 606 6087 Option 2
at the earliest opportunity. Sewers intended for adoption should be designed
and constructed in accordance with Sewers for Adoption guide for developers,
as supplemented by Anglian Water's requirements.

Section 4 - Surface Water Disposal

The preferred method of surface water disposal would be to a sustainable
drainage system (SuDS) with connection to sewer seen as the last option.
Building Regulations (part H) on Drainage and Waste Disposal for England
includes a surface water drainage hierarchy, with infiltration on site as the
preferred disposal option, followed by discharge to watercourse and then
connection to a sewer.

From the details submitted to support the planning application the proposed
method of surface water management does not relate to Anglian Water
operated assets. 1279-00-03 REV C DRAINAGE STRATEGY LAYOUT
proposes to discharge surface water to swales and an attenuation basin
which then outfalls to a ditch. As such, we are unable to provide comments on
the suitability of the surface water management.

The Local Planning Authority should seek the advice of the Lead Local Flood
Authority or the Internal Drainage Board. The Environment Agency should be
consulted if the drainage system directly or indirectly involves the discharge of
water into a watercourse. If planning permission is granted, the strategy
should be listed within the decision notice with any approved plans. Should
the proposed method of surface water management change to include
interaction with Anglian Water operated assets, we would wish to be re-
consulted to ensure that an effective surface water drainage strategy is
prepared and implemented.

Responses Received within Re-consultation (Consultation period
between 18th December 2025 - 04th January 2026)

LCC Highways

The Travel Plan contribution is the administrative fee levied by Lincolnshire
County Council (LCC) to monitor the outcomes of the travel plan over 5 years.
LCC must monitor the outcomes on site against the objectives set out in the
travel plan and can offer guidance/support to the developer if the targets are
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not met. This work cannot be done by the developer, the £5k is payable and
will need to be secured in a S106 agreement.

With regards to the Bus pass contributions, I'd agree that passes are better
delivered by the developer and it absolves LCC of unnecessary admin. This
will be a reduction of £22,000.00. Would this be best as a condition instead?

In relation to the amount for the bus service, the current provision is supported
by LCC through BSIP funding at £100k per annum- at the time of the request
future funding from this grant was unknown so we had to make an estimation
on what it would likely cost to maintain in the future, factoring in LCC using its
own budget to maintain. The contribution requested was based on £750 per
dwelling to support the service over a 3-year period, this is commensurate
with our standard request for bus service support for new developments.

Public Representation

This application has been advertised in accordance with the Development
Procedure Order and the Council's Statement of Community Involvement. In
this instance, 124 letters of objection have been received in total, with this
figure including residents who have commented multiple times.

Comments received during initial consultation period - 14 August 2025

During the initial consultation (from 14 August 2025), a total of 111 letters of
representation were received.

These can be summarised as:

- Lack of infrastructure to accommodate more housing, with particular
reference paid to school places and health care facilities

- Increase in traffic, including construction traffic, and the potential safety
impacts of this

- Noise impact

- Lack of need for housing

- Ecological/ environmental concerns

- Flood Risk/ drainage, including foul water drainage
- Conflict with Local Plan spatial strategy

- Overdevelopment of plot

- Loss of agricultural land

- Lack of consultation
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- Pollution, including pollution arising from overflowing drainage systems and
air pollution

- Loss of privacy

- Lack of information provided as part of the application

- Crime and potential for increase in anti-social behaviour
- Impact on nearby commercial site

- Greater consideration of housing mix through the settlement - need for more
luxury homes

- Fire safety - lack of hydrants
- Poor quality design

During the initial consultation process, a petition of objection, with 280
signatures, was also received. This petition raised issues which broadly
aligned with the above summarised points.

Comments received following re-consultation period, following amendments -
19 November 2025

During the consultation period following the receipt of amended drawings (19
November 2025 to present), a further 13 letters of objection were received
(this figure includes multiple letters from the same property).

These can be summarised as:

- Lack of infrastructure to accommodate more housing, with particular
reference paid to school places and health care facilities

- Increase in traffic, including construction traffic, and the potential safety
impacts of this

- Noise impact

- Ecological/ environmental concerns

- Flood Risk/ drainage, including foul water drainage
- Overdevelopment of plot

- Loss of agricultural land

- Poor quality design

- Redline boundary shown would be incorrect, crossing onto land not in the
applicant's ownership.

Outstanding Matters from Resident Comments
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Whilst the majority of matters raised in the resident comments have been
covered within the main body of this report, any outstanding matters have
been addressed here.

Comments regarding ownership of land are noted; however, site ownership in
the way described (i.e where the red line boundary ends) would be a civil
matter that would only carry minimal planning weight.

The application has been advertised in accordance with The Town and
Country Planning (Development Management Procedure) (England) Order
2015 and the Council's Statement of Community Involvement. Whilst
comments on a lack of consultation are noted, the Council has fulfilled its
statutory obligation in this regard. Concerns raised regarding a lack of pre-
application engagement by the Applicant with local residents are also noted;
however, the Planning Practice Guidance is clear that, whilst pre-application
engagement is encouraged, it is not mandatory for development of this
nature.

CONSIDERATIONS
Key Planning Considerations

The main matters and considerations in this case include (but are not limited
to):

- Principle of Development and Sustainability

- Affordable Housing and Housing Mix

- Layout, Design and Impact on the Character of the Area

- Impact on Neighbouring Residents/Land Users/Land Uses
- Highway Safety and Parking

- Refuse Collection

- Flooding Risk Considerations and Drainage

- Developer Contributions

- Open Space, Local Equipped Area of Play and Landscaping
- Biodiversity and Ecology

- Archaeology

- Developer Contributions

Evaluation

Section 38 (6) of the Planning and Compulsory Purchase Act 2004, as
amended, requires that the Local Planning Authority makes decisions in
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accordance with the adopted Development Plan, unless material
considerations indicate otherwise.

In this case, the adopted South East Lincolnshire Local Plan 2011-2036,
adopted March 2019, forms the development plan for the District, and is the
basis for decision making in South Holland. The relevant development plan
policies are detailed within the report above.

The policies and provisions set out in the National Planning Policy Framework
(updated December 2024) are also a material consideration in the
determination of planning applications, alongside adopted Supplementary
Planning Documents.

Furthermore, where a Neighbourhood Plan has been adopted, this alongside
the adopted Local Plan, forms part of the Development Plan for the District,
and must be considered when assessing development proposals. In this
instance, no relevant neighbourhood plans have been adopted.

The Authority is able to demonstrate a supply of deliverable sites equivalent to
in excess of 5 years through the latest Housing Land Supply Assessment.

Principle of Development and Sustainability

The South East Lincolnshire Local Plan (2019) sets out the settlement
hierarchy in respect of delivering sustainable development that meets the
social and economic needs of the area whilst protecting and enhancing the
environment; in order to provide enough choice of land for housing to satisfy
local housing need, whilst making more sustainable use of land and to
minimise the loss of high-quality agricultural land by developing in sustainable
locations and at appropriate densities.

Policy 1 of the South East Lincolnshire Local Plan (2019) sets out a spatial
strategy for delivering sustainable development across South East
Lincolnshire to 2036. Policy 1 (Spatial Strategy) expresses this sustainable
framework of settlements, ranking the settlements deemed to be most
sustainable in descending order.

The most sustainable locations for development are situated within the 'Sub-
Regional Centres', followed by 'Main Service Centres'. Lower down the
hierarchy in respect of sustainable development are areas of limited
development opportunity including 'Minor Service Centres', with areas of
development constraint comprising 'Other Service Centres and Settlements'.
The countryside is at the bottom of the settlement hierarchy and represents
the least sustainable location.

Policy 1 (Spatial Strategy) of the South East Lincolnshire Local Plan (2019)
indicates that within the "settlement boundaries of the Main Service Centres
(as shown on the Inset Maps) development will be permitted that supports
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their role as a service centre for the settlement itself, helps sustain existing
facilities or helps meet the service needs of other local communities".

The National Planning Policy Framework, (NPPF) (December 2024) outlines,
within Paragraph 61, that "To support the Government's objective of
significantly boosting the supply of homes, it is important that a sufficient
amount and variety of land can come forward where it is needed, that the
needs of groups with specific housing requirements are addressed and that
land with permission is developed without unnecessary delay".

Para 73 of the National Planning Policy Framework (December 2024) also
emphasises the importance that the contribution of small to medium sized
sites can make in meeting the housing requirements. This states that "Small
and medium sized sites can make an important contribution to meeting the
housing requirement of an area, are essential for Small and Medium
Enterprise housebuilders to deliver new homes, and are often built-out
relatively quickly". This policy seeks to ensure that there is a sufficient supply
of homes and advises that sites of all sizes make a contribution to the housing
requirement of an area.

These policies seek to ensure that there is a sufficient supply of homes and
advises that sites of all sizes make a contribution to the housing requirement
of an area.

Policy 10 of the South East Lincolnshire Local Plan (2019) sets out the how
the Local Plan seeks to meet the Districts Assessed Housing Requirements.
This details that:

"Provision will be made for a net increase of at least 19,425 dwellings in South
East Lincolnshire. By Local Authority area over the Local Plan period (2011-
2036) this is:

- Boston Borough: 7,744 at 310 per annum
- South Holland: 11,681 at 467 per annum".

This development will be delivered, in part, through a series of site allocations
across the district.

The application site in this instance is within Crowland, a 'Main Service
Centre', and lies within the defined settlement boundaries as detailed by
Policy 1. In context of this, the principle of residential development within such
a location is typically considered to be appropriate, comprising an appropriate
form of development for the location in accordance with the overall principles
of the spatial strategy, subject to the extent and characteristics of the
development; albeit in this instance comprising a sizeable development.

Land Allocation
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Irrespective of the above, in this instance the application site comprises a
housing allocation site within the South East Lincolnshire Local Plan (2019),
identified as Cro050. This application site is one of six allocated sites within
Crowland, the other sites being Cro011 (Land north of Barbers Drove North),
Cro036 (18 Low Road), Cro043 (Land east of Crease Drove), Cro044 (Rear of
11 Barbers Drove North) and Cro046 (Former South View Community Primary
School), as outlined within Policy 11.

The allocation referred to, Cro050, is a site of 3.48 hectares and contains a
notional site capacity of 70 dwellings. With the proposal seeking full
permission for 80 dwellings, the scheme seeks an approximate increase of
14% in comparison. It must be noted that the capacity outlined within any site
allocation is not a proscriptive figure. Whilst this number offers an indication of
the estimated extent of development, this would typically comprise a starting
point for a scheme and does not, and should not, prevent a proposal
comprising a number in excess of this, so long as the development complies
with the overall requirements of the Local Plan. As such, notwithstanding the
proposal comprising a higher number of units than is indicated within the
allocation, this does not in itself represent harm nor reasonably warrants the
refusal of the planning application.

Whilst being in excess of the indicative site capacity, the uplift in number of
properties, in this instance, is not considered to be unacceptable and would
equate to a gross density of 23 dwellings per hectare (dph).

In context of this, the principle of development within this location is
acceptable and considered to be appropriate, and given its allocation, the
principle of this type of development on the application site has therefore
already been established and is considered to comprise an appropriate form
of development for the location. The proposal is in accordance with the overall
principle of the spatial strategy.

Principle Conclusion

In any event, in light of the above, when considering both the sites housing
allocation and assessing the appropriate nature of the development in
principle when viewed in isolation in any case, it can be concluded that the
principle of residential development, consisting of 80 dwellings, on this site is
acceptable and comprises an appropriate form of development.

As such, the proposal is considered to be in accordance with the
requirements of Policy 1, Policy 10 and Policy 11 of the South East
Lincolnshire Local Plan (2019) when viewed in principle. This is subject to the
assessment against site specific criteria; including (but are not limited to) the
impact of the proposal on the character or appearance of the area, impact on
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the residential amenities of neighbouring occupiers, impact on highway safety
and flood risk, which are discussed in turn as follows.

Layout, Design and Consideration of the Character and Appearance of the
Area

The proposed development comprises the erection of 80 dwellings, on an
allocated site off Normanton Road, within the settlement of Crowland. The
proposal is entirely residential in nature and seeks to develop a site that is
currently undeveloped. The proposal, given its nature, would evidently cause
a notable change in respect of the sites visual context; however, when broadly
viewing the nature of the development in this regard, comprising residential
development, this is considered to be appropriate given the sites allocation as
a housing development. This is further considered given the immediate
context to the south and west, which comprises residential development,
alongside existing built form and uses to the east.

Beyond this, the acceptability in regard to the change in the visual
appearance and nature of the site, in addition to its loss as agricultural land to
housing, has already been considered acceptable and established through
the sites allocation within Policy 11 of the Local Plan. As such, whilst the loss
of an agricultural field is unfortunate, this is an acceptable and already
established loss to provide the strategic growth and housing needs of the
District and the settlement.

Section 12 of the National Planning Policy Framework (December 2024)
specifically relates to 'Achieving well-designed places' and details that the
"creation of high quality, beautiful and sustainable buildings and places is
fundamental to what the planning and development process should achieve"
and as such, it is generally accepted that good design plays a key role
towards sustainable development.

Paragraph 135, contained within Section 12 of the National Planning Policy
Framework (December 2024), states that new development should function
well and add to the overall quality of the area (beyond the short term and over
the lifetime of the development) and should be visually attractive as a result of
good architecture, layout and appropriate landscaping. This goes on to
establish that it is important that new development should be of the highest
quality to enhance and reinforce good design characteristics, and that
decisions must have regard towards the impact that the proposed
development would have on local character and history, including the
surrounding built environment and landscape setting such as topography,
street patterns, building lines, boundary treatment and through scale and
massing.
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Development proposals should also ensure that developments create places
that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users, among
other considerations.

Likewise, Policy 2 of the South East Lincolnshire Local Plan (2019) outlines
sustainable development considerations for development proposals, providing
a framework for an operational policy to be used in assessing the sustainable
development attributes of all development proposals. Furthermore, Policy 3
accords with the provisions of Section 12 of the National Planning Policy
Framework (December 2024), in that it requires development to comprise
good design; identifying issues that should be considered when preparing
schemes so that development sits comfortably with, and adds positively to, its
historically-designated or undesignated townscape or landscape
surroundings.

These policies accord with the provisions of the National Planning Policy
Framework (December 2024) and require that design which is inappropriate
to the local area, or which fails to maximise opportunities for improving the
character and quality of an area, will not be acceptable.

Proposals for new development would therefore require the aforementioned
considerations to be adequately assessed and designed, including the siting,
design and scale to be respectful of surrounding development and ensure that
the character of the area is not compromised.

The proposed development comprises a site that has been allocated for
housing development and lies immediately neighbouring existing residential
properties to the south and east, along Normanton Road, Jubilee Way and
Girdlestone Walk. The site is bounded by open countryside to the northern
boundary.

The application site is not located within a landscape of any special
designation, protection or sensitivity. The application site is considered to be
largely visually constrained by the adjacent residential dwellings forming the
settlement, in addition to extensive, mature trees and vegetation, which
results in the application site having limited interconnectivity with the
surrounding countryside and landscape. Due to the partial back land position
of the application site, the site is not located in an overtly or visually prominent
location within the overall context and setting of Crowland.

In the opinion of officers, it is considered that the application site makes a
limited contribution to the character and value of the surrounding landscape
by virtue of the limited inter-visibility between it and the surrounding
countryside. In a similar manner, the site does not form any significant public
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realm of viewpoint for the settlement, nor would the development restrict any
views from Crowland to the surrounding landscape.

In terms of the application sites relationship with Crowland, whilst the site is
predominantly a back land development, it would be sequentially acceptable
as a logical, and strategically planned extension to the settlement.
Furthermore, due to the limited prominence of the site and limited visibility that
would exist, the site would not be viewed as a poorly-related spur, nor would it
appear as an incongruous development visually.

It is accepted that, given the greenfield nature of the site, that the
development of this land would result in a change in the character of the
immediate area. Furthermore, it is also noted that the development is
relatively sizeable, with the properties being readily visible within the
surrounding area.

However, it is considered that a scheme for residential development,
comprising the proposed layout and design of 80 dwellings, can be
accommodated within the site without causing a materially harmful impact to
the character or appearance of this part of Crowland. It is considered that the
proposed development would be viewed entirely within the context and
backdrop of the existing modern housing estate to which the proposed
development would lie adjacent to, and would not appear as a visually
incongruous development, nor would it form a poorly related spur.

Whilst the proposal does not form a secondary phase to the initial
development, given the layout and connectivity, the site would lie and read as
a natural extension to the existing housing estate, which is reasonably self
contained visually. The proposal in this regard would not adversely harm the
settlement pattern of Crowland, with the principle of this housing expansion, in
addition to its subsequent impacts on the settlement, has already been
principally accepted by South Holland District Council through the adoption
and allocation contained within the South East Lincolnshire Local Plan (2019).

As alluded to above, the principle of the development of this site is accepted
via its allocation within the South East Lincolnshire Local Plan and as such,
subject to appropriate design, such development is not considered to cause
any significant or demonstrable adverse impacts in this respect, that would
warrant refusal of this proposal in terms of visual impact.

The proposed development of 80 dwellings does exceed the notional
quantum of development indicated by the South East Lincolnshire Local Plan,
as discussed above. The development would comprise a slightly higher
density than that of the indicative site capacity. Notwithstanding this, the
proposed scheme would comprise a density of 23 dwellings per hectare, an
appropriate density for the area. The density proposed is not out of keeping
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for the context to which it would reside, being similar to that of the of the
adjacent housing estate to which the resultant scheme would adjoin.

As such, this proposal is considered to tie in with the existing built
environment and it is viewed that the density would not be harmful to the
character of the area, or the settlement given its relationship with the
immediate built environment. It is considered to be an appropriate density for
this context, and is not considered to be out of keeping with the character of
the area and is considered to be well accommodated within the site.

Beyond this, the proposed development has been designed as to incorporate
an area of open space, which itself contains an area of equipped play, that
lies centrally within the scheme. Residential properties lie to the north, south
and west of the open space beyond the proposed highway, providing a focal
aspect to the scheme that contributes positively to the design. The National
Design Guide is clear in respect of open or public spaces that the good design
of such spaces "encompasses its siting and integration into the wider network
of routes as well as its various elements". In addition, the proposal also
incorporates trees, which in areas can be viewed as tree lined streets, and as
such, this further conforms with the principles of high quality design as set out
within paragraph 136 of the National Planning Policy Framework (December
2024).

Details of the equipped area of play are to be provided at a later date;
however, its siting, opportunity for use and additional movement provided due
to its siting positively contribute to the scheme. Likewise, the National Design
Guide also highlights the importance of "natural surveillance from inside
buildings provided by windows and balconies, so that users of the space feel
they might be overlooked by people from inside".

The residential development itself comprises a mix of house types and styles,
to present an attractive road fronting development in the large part, with the
layout comprising adopted highways throughout the site, with residential
properties fronting onto these adopted roads. The scheme incorporates edge
lanes, offering a softer design approach through the scheme, with areas of
grass frontages throughout plots within the scheme.

The scheme, beyond the western and southern linear form, comprises two
distinct areas of built form, offering a confined form for plots 5-20 and 59-80
respectively. These areas have been designed as to have a circular access,
with the rear amenity garden spaces adjoining. As such, the proposal seeks to
provide garden to garden relationships in this regard, which is considered to
be a fairly typical and suitable design for such a scheme.



7.53

7.54

7.55

7.56

7.57

7.58

7.59

7.60

The plots located to the western and southern aspects of the site, which
bound the site boundary, are set as to comprise a highway fronting
arrangement, offering a positive design that addresses the wider site.

The design, layout and overall orientation of plots are considered to be well-
designed and acceptable; with positive amendments having been forthcoming
from the applicant who has worked proactively to develop a higher quality
scheme through discussion with the Local Planning Authority.

Further to these discussions, the submission illustrates the use of red brick,
red multi brick, buff multi brick and white render in regard to the external
finish. The materials utilised, are consistent with those already found and in
use within the surrounding built environment, and offer a mixture of materials
to provide a betterment in design, ensuring a visual break and to reduce the
overall visual massing of the development. The materials have been
illustrated within the submission and are subject to a recommended condition.

The dwellings themselves; albeit of a fairly typical design for such a residential
scheme, have been subject to amendment to incorporate additional features
to ensure an enhancement to the overall scheme. Additional fenestration, to
lessen blank elevations within primary areas of the scheme, have been
included, alongside the addition of floating porches and chimney detailing,
amongst other matters.

In considering the landscape impacts that would arise, officers recognise the
comments of objectors to the application in relation to the adverse impact that
the development would result in through the loss of the agricultural field.
However, it is noted that the site is not subject to any formal protection or
designation as a public realm or visual amenity area within the Development
Plan.

Although it is considered reasonable to conclude that some degree of
landscape harm would arise through the loss of an agricultural field, the extent
is considered to be minor and not demonstrably significant or adverse. The
proposed development would not have a significantly adverse impact upon
the character of the local landscape or to the settlement pattern due to the
strategically planned nature of the proposed development and due to the
relatively limited significance or importance that the site makes to the wider
landscape or its setting.

Furthermore, it is considered that the harm that would be caused in this
regard would be outweighed by the benefits that the scheme would deliver in
terms of the achievable supply of housing and through biodiversity net gain.

Taking account of the above, it is considered that the nature of the
development, coupled with the resultant scale (albeit in excess of the
indicative site capacity) and design of the proposed development as detailed



above, are acceptable. The proposal would not cause an unacceptable or
detrimental adverse impact to the character or appearance of the area.
Furthermore, the design and appearance of the dwellings are broadly in-
keeping with the existing adjacent built environment which will enable the
development to integrate effectively with its surroundings.

7.61 As such, the proposal would be in accordance with policies 2, 3 and 29 of the
South East Lincolnshire Local Plan (2019) and Section 12 of the National
Planning Policy Framework (December 2024).

7.62 Impact on Residential Amenity/Land Users

7.63 Paragraph 135 of the National Planning Policy Framework (December 2024)
states that development should create places that are safe, inclusive and
accessible and which promote health and well-being, with a high standard of
amenity for existing and future users; and where crime and disorder, and the
fear of crime, do not undermine the quality of life or community cohesion and
resilience.

7.64 Policies 2 and 3 of the South East Lincolnshire Local Plan (2019) sets out that
residential amenity and the relationship to existing development and land
uses is a main consideration when making planning decisions.

7.65 Policy 30 of the South East Lincolnshire Local Plan (2019) relates to
'Pollution’ and details that "Development proposals will not be permitted
where, taking account of any proposed mitigation measures, they would lead
to unacceptable adverse impacts upon" specific criteria. This includes, health
and safety of the public, the amenities of the area; or the natural, historic and
built environment.

7.66 Overall, it is considered that whilst the development would comprise the
erection of 80 dwellings, the proposal would not cause, or give rise to, an
unacceptable impact or harm to the residential amenities of neighbouring
occupiers.

7.67 The proposed development is neighboured by existing residential
development to the south and west. To the south lies single storey dwellings
(south-west) and two storey dwellings, fronting onto The Gardens and
Girdlestone Walk respectively. Likewise, fairly modern residential plots lie to
the west, comprising two storey dwellings residing along Normanton Road,
with predominately two storey dwellings along Jubilee Way (although the
south-easternmost plots of Jubilee Way are dormered bungalows).

7.68 The access to the proposed development would be gained via a single point
of vehicular access, which would utilise the existing road of Normanton Road,
and therefore the occupants would access the development past the existing
properties that front onto this road.
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The existing properties that immediately neighbour the proposed development
along Normanton Road, The Gardens and Girdlestone Walk, would largely
comprise garden to garden relationships; albeit, whilst this would
predominantly be rear-to-rear relationships, some plots within the existing
residential development to the west, are sited as to have either a fronting or
side -on relationship to this eastern application site.

Where existing, the rear gardens of these neighbouring properties, when
considered alongside the extent of amenity space and design taken within the
proposed development, are of adequate size to provide a sufficient separation
distance to the resultant built form of the proposed residential dwellings.
Broadly, the arrangement of rear-to-rear gardens are not uncommon within
built up urban areas or within Crowland itself, nor is this relationship in respect
of rear elevational windows; and as such, it is not considered that an
unacceptable in this regard.

Taking this matter further, it should be noted that garden depths along the
western boundary of the proposed development are approximately 10m (as
they are consistently throughout the majority of the site) and the distance from
the westernmost point of the dwellinghouse to the curtilage of an existing
dwellinghouse is approximately 20m consistently along this boundary. It
should also be noted that garden depths along the southern boundary are
also approximately 10m and the distance from the southernmost point of the
dwellinghouse to the curtilage of an existing dwellinghouse is approximately
15m consistently along this boundary.

From wall to wall, this distance ranges from 21m to 35m. This distance
exceeds the provisions of the National Model Design Code which recommend
15m to 20m. Likewise, to the west, a distance of 20m exists from the back
wall of the dwellings to the curtilage of the western neighbours. From wall to
wall, the distances are 21m to 33m, with all but one property having at least
30m a separation. Beyond this, further to discussion and amendment, a
wildlife corridor is proposed along the entirety of both the southern and
western boundaries of the application site, to the rear of the residential plots
hereby proposed.

In addition to the adequate and acceptable separation distances proposed
within the development, this additional wildlife corridor, beyond providing a
visual enhancement, would act as a barrier to obscure potential views of
dwellings to both the southern and western neighbours.

When the potential impacts are considered, including the increase in
site/finished floor levels, in respect of the potential impacts upon the
residential amenities of neighbouring occupiers, in light of the screening the
wildlife corridor would provide and the separation distances, it is considered
that views from the garden and ground floor windows would be suitably
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obscured. Likewise, no unacceptable overlooking, loss of privacy or
overbearing impact is considered to occur.

A breakdown of the site and finished floor levels, the resultant requirements of
the scheme in this regard and an assessment of the impacts caused by levels
to residential amenity specifically, is addressed in further detail within this
report below.

Agricultural land lies to the north of the application site and as such, no
adverse impact would be caused in this regard, to the north of the site.

Notwithstanding the above, it is acknowledged that during any building out of
a development, neighbouring amenity can be affected. Such construction
works can result in noise and other environmental emissions which can
impact upon residents. However, it is acknowledged that this is to be expected
for a temporary period. The inclusion of appropriate controls and mitigation
secured through the imposition of conditions relating to the Construction
Management Plan and a restriction on working hours to avoid noise sensitive
times of the day, deal with such matters satisfactorily and will ensure this
impact is not severe or harmful.

As detailed above, the proposed siting of residential plots and dwellings, the
scale proposed and the design of the proposed development, is considered to
be such that there would be no significant or unacceptable adverse impact on
the residential amenities of the occupiers of adjacent properties or land users,
when also taking account of the conditions recommended such as the need
for a Construction Management Plan, implementation of wildlife corridors and
the appropriate securing of the submitted landscaping details. As such, the
proposal is considered to accord with the provisions of the Section 12 of the
National Planning Policy Framework (December 2024), and Policies 2, 3 and
30 of the South East Lincolnshire Local Plan (2019).

Highway Safety and Parking

Section 9 of the National Planning Policy Framework (December 2024)
specifically relates to 'Promoting sustainable transport'. Paragraph 116 of the
National Planning Policy Framework (December 2024 ) advises that
"development should only be prevented or refused on highways grounds if
there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network, following mitigation, would be
severe, taking into account all reasonable future scenarios".

Also pertinent to this application is paragraph 109 of the National Planning
Policy Framework (December 2024) which details that:

"Transport issues should be considered from the earliest stages of plan-
making and development proposals, using a vision-led approach to identify
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transport solutions that deliver well-designed, sustainable and popular
places". This goes on to express the following within a list of matters that
would assist towards this aim:

- "ensuring patterns of movement, streets, parking and other transport
considerations are integral to the design of schemes, and contribute to
making high quality places".

- "understanding and addressing the potential impacts of development on
transport networks".

- "realising opportunities from existing or proposed transport infrastructure,
and changing transport technology and usage - for example in relation to the
scale, location or density of development that can be accommodated".

- "identifying and pursuing opportunities to promote walking, cycling and
public transport use".

Paragraph 115 of the National Planning Policy Framework (December 2024)
continues by detailing that in assessing specific applications for development,
it should be ensured that "sustainable transport modes are prioritised taking
account of the vision for the site, the type of development and its location" and
"safe and suitable access to the site can be achieved for all users".

In respect of highway matters, Policy 2 details that proposals requiring
planning permission for development will be permitted provided that
sustainable development considerations are met, specifically in relation to
access and vehicle generation. Policy 3 details that development proposals
will demonstrate how accessibility by a choice of travel modes including the
provision of public transport, public rights of way and cycle ways will be
secured, where they are relevant to the proposal.

The application has been supported by the submission of a Transport
Assessment (version 2 dated 10/11/2025).

The proposed vehicular access to the site would be gained via Normanton
Road, a predominant road that runs from the spinal road of Cloot Drove.
Normanton Road is characterised by modern residential dwellings and
comprises a number of spur roads (also Normanton Road) and adjoins
Jubilee Way, a road which terminates towards the south-west of the
application site.

The access from Normanton Road, which comprises a continuation of the
existing highway road, will lead to newly formed roads running north and
south. These roads will lead to edge lanes throughout the proposal, offering
two circular highway routes, with a centralised public open space between.
Two private access roads to the south-east and south-west of the site are also
proposed, serving plots 32-35 and plots 49-53.
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The roads, comprising the access road, predominate southern highway and
the edges lanes, are to be adopted. The minor private drives are the only
areas not to be adopted.

It is noted that the access and highway matters have formed a notable portion
of the public representation received throughout the application process;
including concerns regarding traffic, safety and construction vehicles.

Notwithstanding this, Lincolnshire County Council Highways have been
consulted in this respect and have previously raised no objections or concerns
on highway safety grounds. Whilst it is appreciated that the consultation
initially received by the Local Highway Authority raised a number of queries,
seeking amendment and clarification, these matters were addressed by the
applicants through amendments, which followed direct communication
between the applicant and both the Local Planning Authority and Local
Highway Authority.

Within the most recent formal response received by the Local Planning
Authority, it is noted that the proposal is referred to as an extension to 'Phase
1'. It should be clarified that whilst this development would gain access from
fairly modern development, via Normanton Road, the scheme does not
comprise a secondary phase to this earlier development. Regardless of such,
the highway matters have been assessed by the Local Planning Authority and
it was concluded that subject to conditions, the proposal was acceptable and
"the proposed development would not be expected to have an unacceptable
impact upon highway safety or a severe residual cumulative impact upon the
local highway network or increase surface water flood risk".

Within public representation received, the extent of traffic within the
Normanton Road area, with particular focus on the junction with Cloot Drove
was cited. Safety concerns regarding this aspect were also raised. In this
regard, the submitted Transport Assessment presents a detailed analysis of
the highway impact of the proposed development at each of the study area
junctions.

The Transport Assessment details that "Capacity assessments have been
undertaken for the following scenarios:

- 2024 observed
- 2030 baseline
- 2030 with development".

In this regard, the Transport Assessment concludes that "The proposed
development is forecast to generate 44 and 42 two-way vehicle trips within
the AM and PM peak hours, respectively. The proposed site access is forecast
to operate with ample spare capacity in both peaks during the future
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assessment year", with the impacts of the proposed development having been
assessed at two off-site junctions where it was considered that there would be
no "severe impact on the operation of any junctions within the study aera and
no existing highway issue was identified within the study area". In this regard,
the Local Highway Authority also concluded that "There are no recorded
personal injury accidents in the vicinity of the site".

As such, the applicant has demonstrated to the satisfaction of the Highway
Authority, that the proposed access would be appropriate and would not result
in harm or undermine the safety of users of the surrounding highway network.
Furthermore, the modelling assessment undertaken has also demonstrated
that the likely number of vehicle movements that would be generated by the
development could be accommodated and absorbed by the
existing/surrounding highway network from a capacity perspective.

Whilst this view is not shared by objectors to the application, such concerns
are noted to be anecdotal, whereas the application submission is supported
by a detailed and appropriate Transport Assessment - the detail, scope, and
findings of which are supported and agreed by the Highway Authority as the
relevant Statutory Consultee.

Whilst the conclusions of the Transport Statement differ from the views of
objectors, no contradictory tangible evidence has been presented beyond
anecdotal views to the contrary. Furthermore, it is important to note that an
increase in vehicle movements itself does not equate to harm being caused,
nor warrant the refusal of a planning application. The key consideration and
planning test that must be made, is the extent and impact of any such
increase, and whether or not this would result in demonstrable and severe
harm to the highway network from either a safety or capacity perspective as
confirmed within Paragraph 116 of the National Planning Policy Framework
(December 2024).

It is therefore considered that the access, layout and roads proposed are
suitable and acceptable in this regard.

It is also acknowledged that 'Appendix 5: Allocations - Infrastructure
requirements, constraints and mitigation' of the South East Lincolnshire Local
Plan (2019) that "The site should preferably be accessed from both
Normanton Road and Jubilee Way". Whilst this matter was raised within the
initially consultation response from the Local Highway Authority, and was also
a matter of discussion between the Local Planning Authority and the
applicant, the proposal is considered to be acceptable as proposed, and
without the need for this secondary access. This access point would not
prevent all additional traffic from accessing Normanton Road via Cloot Drove
and is not a direct requirement of the policy.
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In respect of parking, each plot has private parking arrangements, typically via
the drives serving each plot. In some instances these parking areas are to the
front of the plots; however, predominantly, the parking provision is offered in
the form of tandem parking to the side of each dwelling. Policy 36, to be read
in conjunction with Appendix 6 of the South East Lincolnshire Local Plan, sets
out minimum vehicle parking standards and requires at least two spaces for
dwellings of up to three bedrooms and three spaces for dwellings with four or
more bedrooms.

With very minor exceptions such as those serving single bedroom plots
(Hartley House Type for instance), the proposal meets the parking standards
required by Appendix 6. As such, the proposal, by virtue of its parking
provision and its layout, is considered to be acceptable in this regard.

In reviewing sustainable transport methods, it is considered that the proposal
site is such that when considering non-motorised users, the site is located
within fairly close proximity to the centre of Crowland and is therefore located
within a short walking distance of a good range of amenities.

Returning to the Transport Assessment, in assessing alternative means of
sustainable transport, it details that "the proposed development is forecast to
generate up to 82 pedestrian trips, 9 trips by bicycle, and 17 trips by public
transport across a typical day".

Further to this, alongside additional clarity in discussing the requirements of
financial contributions, which is addressed within the relevant section below, it
is considered that the existing and proposed infrastructure has the capacity to
accommodate this increase in demand.

Therefore, considering the assessment contained within the Travel Statement
submitted, and the lack of concern or objection from the Highway Authority, it
would be unreasonable to conclude that the proposal would result in
demonstrably severe or adverse highway impacts or harm either from a safety
or capacity perspective. As such, officers are of the opinion that there is no
justifiable reason for the application to be refused on the grounds of highway
safety.

Beyond the above, it should be noted that Crowland comprises a 'Main
Service Centre' as detailed within Policy 1 of the South East Lincolnshire
Local Plan (2019). Given this, it is evident that Crowland lies within the higher
settlements when considering the Settlement Hierarchy of the South East
Lincolnshire Local Plan (2019). As such, given the sustainable nature of the
settlement, further to the matters raised above regarding accessibility, future
occupiers of the proposed development would not be solely reliant on the use
of a private motor vehicle, in order to go about their day to day lives. The
location of the proposal is such that residents could walk or cycle in a safe
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and easy manner to nearby amenities and requirements, including shops,
schools, pubs, and services within the village.

Furthermore, the site lies within close proximity to a bus stop, providing a bus
service as detailed further within this report below. This service is within easy
walking distance from the proposed development and as such, offers further
sustainable transport methods for future occupiers, beyond relying on the use
of private motor vehicle. This can also be utilised to access work opportunities
in the wider area, with other sustainable settlements within fairly close
proximity in this regard.

Overall, taking the above into account, the proposal is considered to be
acceptable on highways grounds when viewed on balance, and would not
have an unacceptable adverse impact on highway safety, being in accordance
with Policies 2, 3 and 36 of the South East Lincolnshire Local Plan (2019),
and Section 9 of the National Planning Policy Framework (December 2024)
when viewed as a whole.

Site Levels

Notwithstanding the assessment detailed throughout this report, with direct
and specific assessment of the detailed matters on these topics, the following
also offers direct comments on numerous considerations, and the potential
impact with regard to site levels.

Existing site levels are shown within drawing ref S5101-02. For the purposes
of existing site levels, the site can essentially be divided into four quadrants,
with a north-south divide along the existing drain and an east-west divide
along the midpoint of the X axis.

Whilst site levels are covered in detail within drawing ref S5101-02, the
following offers a brief summary of the document. The south-east corner has
levels ranging from approximately 2.1mAOD to 1.72mAOD, with the majority
of readings falling between 1.95m and 2.0m. The ground level lowers slightly
as it approaches the eastern boundary, although this figure increases at the
boundary due to an existing bund. The south-western corner is slightly lower
than the south-east, ranging from 2.11AQOD to 1.41mAOD, with the majority of
points falling between above 1.75mAQOD. The land slopes in the far south-
eastern corner. Site levels towards the north of the site are generally lower,
with the north-west corner ranging from 1.85mAOD to 1.5mAQOD. The north-
eastern corner sites between 1.75mAOD and 1.33mAOD.

Existing site levels along the western boundary are generally in the region of
1.6mAQOD (with no point dropping below this figure), rising in the centre to
approximately 1.95mAOQOD. The existing level of the road which would lead into
the access to the site is approximately 1.84mAOD, indicating that the site is
marginally below the adjoining land. The far south-western corner of the land
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does decline to 1.42m, before rising sharply to 1.9mAOD at the boundary of
the site. Rising from this nadir, the southern boundary reaches a peak at
2.2mAOD (towards the centre of this boundary with 8 Girdlestone Walk).
Levels along this boundary are generally consistent at between 1.7mAOD and
2mAOD. This is comparable to the garden levels of the properties along
Girdlestone Walk.

Proposed site levels are detailed in drawing ref. 1279-00-05 Rev B and 1279-
00-06. Briefly summarising the contents of these plans, specifically with
relation to the southern and western boundaries seeing as these are the most
sensitive areas of the scheme from a site level perspective, ground levels at
boundaries are generally increased by approximately 300-400mm while
finished floor levels (FFL) of dwellings would be raised by approximately 1m,
in line with the comments of the Environment Agency. Internally, site levels are
to be raised by 1m.

Beginning with Plot 21 and working anti-clockwise, the FFL of the dwelling are
to be raised to 2.8mAOQOD (a rise of approximately 1m above existing levels),
with ground level at the western corner of the dwellinghouse being
2.65mAOD. The garden would then slope to reach 2.25mAQD at its western
most point (a rise of approximately 0.38m over existing levels). The site level
would then slope down through the wildlife corridor, reaching approximately
1.88mAOQOD at the boundary 66 Normanton Road (no change to the level here
is proposed). This trend of a 1m rise in FFL over existing levels, with a 0.15m
drop to the new site level at the entrance to the dwelling, is continued along
the western boundary. Plots 27 and 28 are raised marginally higher than the
others (at 3.15mAQD, representing a 1.2m rise). Between Plots 21 and 33,
the mode FFL is 2.9mAQD. Finished site levels along the western boundary
(i.e., where the dwellings' fences would be located) is consistently set at
between 2.15mAOD and 2.3mAOD, representing an increase of no more than
0.45m. The ground would then slope downwards through the wildlife corridor,
to existing levels at neighbouring dwellings.

It should be noted that garden depths along this western boundary are
approximately 10m (as they are consistently throughout the majority of the
site) and the distance from the western-most point of the dwellinghouse to the
curtilage of an existing dwellinghouse is approximately 20m consistently along
this boundary. This enables a gentler gradient of slope.

Moving to the southern boundary, again FFL would be raised by
approximately 1m and there would then be an approximate 0.15m step down
at the threshold to finished site level. This results in FFLs between 2.9mAOD
(Plots 34 and 35) and 3.25mAOD (Plots 50 and 51 on the far corner to Plots
34 and 35). Site levels between this broadly sit at 3 to 3.15mAOD. This is
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generally a 1m to 1.1m increase compared to existing levels, with the
exception of Plots 50 and 51 where a 1.3m rise is anticipated.

The southern boundary site level (i.e., where the fence would be located) is
proposed to be 2.2mAQOD at Plot 24, rising gradually to 2.45mAQD at the
boundary of Plot 42/43. This then gradually falls again to 2.25mAQOD, at Plot
48/49, before rising again to 2.45mAQD at Plot 50/51. Along this boundary,
this would represent an approximate change in site level of 0.4 to 0.5m. In the
wildlife corridor, the site levels fall slightly (by approximately 0.1m) before
rising again at the boundary with properties. This is a pre-existing rise, and no
engineering works to raise finished levels are shown in the wildlife corridor.
This means that the finished site levels at the southern most point of the
residential curtilages (i.e., where the proposed boundary treatments would be
located) would be approximately 0.3 to 0.5m higher than the ground level of
the neighbouring dwellings. This slope is accounted for in the wildlife corridor.

It should be noted that garden depths along this southern boundary are also
approximately 10m and the distance from the southern-most point of the
dwellinghouse to the curtilage of an existing dwellinghouse is approximately
15m consistently along this boundary.

Assessment of Implications

Broader assessment of the scheme can be found within the relevant sections
of this report. Whether explicitly stated or otherwise, any previous or
subsequent commentary in this report on the merits of the application have
been made in light of the proposed raise in site levels. The following
commentary is intended to supplement the other sections of this report
specifically with regards to the implications arising from the raising of levels
throughout the site. The following therefore should be read in conjunction with
the relevant sections of the report, including the explanatory policy text of
each section.

Site Levels - Flood Risk

The site is within the "danger for most/ danger for all" classification within the
Strategic Flood Risk Assessments, with flood depths expected to reach
between 0.5m to 2m. Drawing ref 1279-00-06 shows the extent of land within
each flood risk category. It is the north-eastern corner of the site which is
within the 1-2m depth band. This would appear to include Plots 1-19 (although
only 5-17 are wholly in this area). Plots 42 and 43 appear to fall within the
0.25m to 0.5m band, whilst the rest of the site sits in the 0.5m to 1m depth
band. This includes all plots which share a boundary with a residential
property.

The standing advice provided by the Environment Agency, is that FFL should
be raised above expected flood depths where possible. As a result, this would
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necessitate a minimum 1m raise in FFL for all properties with flood depths up
to 1m. This has been achieved. To lower FFL below these levels would place
potential occupants at an undue risk of the impacts of flooding, as water could
enter the property in a flood event. This method has been shown to be the
most effective way of mitigating the impacts of flooding. On this basis, it is
considered, in line with the advice of the Environment Agency, that the most
effective manor to secure the safety of properties is to raise FFL.

Where FFL would sit below flood depths (i.e., Plots 1-19) demountable
defences are to be used. Whilst this is a less effective method than simply
raising floor levels, a rise of 2m would have additional design and amenity
implications which would far exceed the benefits from a flood safety
perspective. Therefore, on balance, the installation of demountable defences
is considered acceptable here.

On account of the raise in levels, and as discussed in greater detail within the
relevant section of this report, all properties are considered to be safe for their
lifetime.

Part 3f of Policy 4 of the South East Lincolnshire Local Plan, 2019, states that
proposals should demonstrate:

"that the proposal will not increase risk elsewhere and that opportunities
through layout, form of development and green infrastructure have been
considered as a way of providing flood betterment and reducing flood risk
overall"

The flood risk on the site is primarily fluvial in nature, arising only if a breach
of the Welland was to occur. The data provided by the Environment Agency's
Flood Risk Maps for Planning shows only minimal levels of expected surface
water flooding in a 1 in 1000-year event. On the basis of the potential sources
of flooding, it is not considered that the raise in site levels would result in an
increased risk of flooding. It could be argued that the installation of a pumping
station and attenuation pond would act as a benéefit to the site, reducing the
potential for surface water flooding to occur.

Site Levels - Layout, Design, Scale and Consideration of the Character of the
Area

Internally, the roadways have been raised so that there is, on average, a
difference of less than 150mm between the height of the road and FFL. This
would prevent the dwellings from appearing unnatural, due to their raising, or
overly dominant.

The dwellings proposed are, on average, approximately 8.5m tall. Whilst this
would mean that dwellings are of a significant height, when the raise in FFL
and site levels is taken into account, it is not considered that the dwellings
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would appear overly tall when viewed externally. Between each dwelling and
the neighbouring curtilage is a distance of at least 15m. There would also be a
wildlife corridor, acting as a visual barrier. It is considered that when these two
factors are taken together, the approximate 3m difference in ridge level
between the southern properties and those along Girdlestone Walk, would not
appear overly significant. Along Normanton Road and Jubilee Way, there are
dwellings with a comparable ridge level (see 66 Normanton Road and 63
Jubilee Way), thereby naturalising the development to a certain extent.

In any event, due to the existing dwellings on the relevant streets, visibility
from the public realm would be reduced dramatically. From the main
thoroughfares of Postland Road and Cloot Drove, views of the estate would
be largely obscured by the existing dwellings. Similarly, when traveling along
Normanton Road or Jubilee Way, visibility would be restricted to only the
eastern most edges of the streets. Therefore, the raise in FFL would only be
noticeable from a handful of properties who border the site.

Site Levels - Impacts Upon Resident Amenity

As previously outlined, along the south of the proposal site, a distance of 15m
from the back wall of the dwellings to the curtilage of the neighbouring
dwellings is present. From wall to wall, this distance ranges from 21m to 35m.
This distance exceeds the provisions of the National Model Design Code
which recommend 15m to 20m, and is considered to be sufficient in order to
reduce levels of overlooking. In any event, the proposed wildlife corridor
would act as a barrier to obscure potential views of dwellings to the south.

Likewise, to the west, a distance of 20m exists from the back wall of the
dwellings to the curtilage of the western neighbours. From wall to wall, the
distances are 21m to 33m, with all but one property having at least 30m a
separation. This again is considered sufficient, in light of the wildlife corridor,
to reduce overlooking to an acceptable level from first floor windows.

A 1.8m high timber fence is proposed. When this is considered in light of the
screening that the wildlife corridor would provide, in addition to the separation
distances, it is considered that views from the garden and ground floor
windows would be suitably obscured.

Site Levels — Summary

To summarise the above, FFL are to be raised by at least 1m throughout the
site, with site levels rising by a comparable level internally. A gradual slope
through residential gardens would reduce the plainness of this rise in levels.

That being said, it is not considered that the rise in levels, which the onsite
flood risk necessitates, would have an adverse amenity or character impact
either internally or externally, neither would this increase result in any
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discernible harm to the character and visual appearance of the surrounding
built environment, to the settlement character or to the wider surrounding
landscape.

Refuse Collection

As detailed earlier within this report, Policy 30 of the South East Lincolnshire
Local Plan (2019) relates to 'Pollution' and details that "Development
proposals will not be permitted where, taking account of any proposed
mitigation measures, they would lead to unacceptable adverse impacts upon"
specific criteria. This includes, health and safety of the public, the amenities of
the area; or the natural, historic and built environment.

In this regard, the appropriate design of development is critical in ensuring the
adequate delivery and appropriate storage of waste and refuse. Guidance as
outlined within the 'South Holland's 'Private Drives - Waste Vehicle Collection
Service - Guidance Note' expresses that typically, development is required to
ensure a carrying distance that is of 30 metres or less to a collection point, as
a distance in excess of 30 metres would exceed Building Control guidance
and is an indicator of poor design.

It should be noted that this comprises a guidance note and is not a specific
policy within the South East Lincolnshire Local Plan, nor a formally adopted
Supplementary Planning document.

The proposed development in this instance, as expressed in further detail
within the report above, comprises a single vehicular access to the
development site via Normanton Road, located to the north-west of the site.
Normanton Road is an adopted highway, and is the principal road running
from Cloot Drove. The proposed highways throughout the development site,
including the immediate access (which comprises a continuation to the current
termination of Normanton Road) and primary roads and edge lanes, are to
comprise adopted highways.

Waste collection vehicles will have the ability and authority to attend these
plots served by the proposed adoptable highways; and as such, would
provide an adequate and appropriate form of refuse collection.

However, it is noted that the development does comprise two private drives of
a similar nature, located to the south-east and south-west of the site, serving
plots 32-35 and plots 49-53.

Within the areas accessed via a private drive, a single waste collection point
is proposed in each of the two instances. For these properties, it is proposed
that waste would be stored within the bin collection point, with collection
occurring through South Holland Waste Services. The aforementioned
properties served via a private drive are located within the 30 metres carrying
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distance and as such, the proposal accords with the requirements of the
guidance note.

Overall, it is considered that the majority of plots are served via an adoptable
road, or are sited within 30m of a waste collection point. It is considered that
the proposal accords with Policies 2, 3 and 30 of the South East Lincolnshire
Local Plan and the intentions of the National Planning Policy Framework
(December 2024) in this regard.

Flood Consideration

Section 14 of the National Planning Policy Framework (December 2024)
explains that "Inappropriate development in areas at risk of flooding should be
avoided by directing development away from areas at highest risk (whether
existing or future). Where development is necessary in such areas, the
development should be made safe for its lifetime without increasing flood risk
elsewhere".

This goes on to state, within Paragraph 172, that all plans "should apply a
sequential, risk-based approach to the location of development - taking into
account all sources of flood risk and the current and future impacts of climate
change - so as to avoid, where possible, flood risk to people and property.
They should do this, and manage any residual risk, by: a) applying the
sequential test and then, if necessary, the exception test as set out below".
Paragraph 173 of the National Planning Policy Framework (December 2024)
goes on to state that "A sequential risk-based approach should also be taken
to individual applications in areas known to be at risk now or in future from
any form of flooding", by following the steps set out within Section 14 of the
National Planning Policy Framework (December 2024).

Paragraph 174 goes on to state that, "Within this context the aim of the
sequential test is to steer new development to areas with the lowest risk of
flooding from any source. Development should not be allocated or permitted if
there are reasonably available sites appropriate for the proposed
development in areas with a lower risk of flooding", with the strategic flood risk
assessment being the tool to demonstrate this.

If, following the application of the Sequential Test, it is not possible, consistent
with wider sustainability objectives, for the development to be located in
Zones with a lower probability of flooding, the Exceptions Test can be applied
if appropriate.

Policy 4 of the South East Lincolnshire Local Plan is clear in that
"Development proposed within an area at risk of flooding (Flood Zones 2 and
3 of the Environment Agency's flood map or at risk during a breach or
overtopping scenario as shown on the flood hazard and depths maps in the
Strategic Flood Risk Assessment) will be permitted, where:
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1. It can be demonstrated that there are no other sites available at a lower risk
of flooding (i.e. that the sequential test is passed).

The site lies within Flood Zone 3 of the Environment Agency's Flood Maps.
These have been created as a tool to raise awareness of flood risk with the
public and partner organisations, such as Local Authorities, Emergency
Services and Drainage Authorities. The Maps do not take into account any
flood defences.

It is worth noting that large parts of the district of South Holland lie within
Flood Zone 3. It is therefore necessary to use the refined flood risk
information (Hazard and Depth maps) within the South East Lincolnshire
Strategic Flood Risk Assessment (2017) as a basis to apply the sequential
test.

As has been discussed elsewhere within this report, the site is within a
"danger for most/danger for all" classification within the Strategic Flood Risk
Assessment, with flood depths expected to reach between 0.5m to 2m across
the site.

Notwithstanding this, the South East Lincolnshire Strategic Flood Risk
Assessment (SFRA) provides an overview of how flood risk has been
considered in shaping the proposals of the Local Plan; including the spatial
strategy and the assessment of housing and employment sites. Policy 4 of the
South East Lincolnshire Local Plan (2019) is clear in that "Development
proposed within an area at risk of flooding (Flood Zones 2 and 3 of the
Environment Agency's flood map or at risk during a breach or overtopping
scenario as shown on the flood hazard and depths maps in the Strategic
Flood Risk Assessment) will be permitted" in instances where specific criteria
is met.

In light of this, and notwithstanding the matters raised with regard to the
sequential test, the National Planning Policy Framework (December 2024)
within paragraph 180 is clear in that "Where planning applications come
forward on sites allocated in the development plan through the sequential test,
applicants need not apply the sequential test again”.

As such, the sequential test is not required for sites allocated in the Local
Plan, minor development or change of use (except for a change of use to a
caravan, camping or chalet site, or to a mobile home or park home site)", with
'minor development' in this instance taking the definition outlined within the
NPPF and National Planning Practice Guidance in relation to flood matters.

As such, notwithstanding this, the Local Plan has allocated sequentially
preferable sites in terms of flood risk that are capable of meeting the identified
housing targets for individual settlements. The application site in this instance
is a housing allocation within the Local Plan and as such, the sequential test



7.152

7.153

7.154

7.155

7.156

7.157

7.158

is not required in this instance. However, "the exception test may need to be
reapplied if relevant aspects of the proposal had not been considered when
the test was applied at the plan-making stage, or if more recent information

about existing or potential flood risk should be taken into account”.

Paragraph 178 is clear that to pass the exception test it should be
demonstrated that: a) the development would provide wider sustainability
benefits to the community that outweigh the flood risk; and b) the
development will be safe for its lifetime taking account of the vulnerability of its
users, without increasing flood risk elsewhere, and, where possible, will
reduce flood risk overall.

The Environment Agency have been consulted and, following amendments
further to their initial consultation response, have formally removed their
objection, and have detailed that the proposal is acceptable in their regard,
subject to appropriate conditions which require the recommendations of the
submitted Flood Risk Assessment to be implemented.

As has been outlined above, the site is within a "danger for most/danger for
all" classification within the Strategic Flood Risk Assessment, with flood
depths expected to reach between 0.5m to 2m across the site.

Drawing no.1279-00-06 shows the extent of land within each flood risk
category. It is the north-eastern area of the site that is located within 1-2m
depths. This would appear to include Plots 1-19 (although only 5-17 are
wholly in this area). Plots 42 and 43 appear to fall within the 0.25m to 0.5m
area, whilst the rest of the site sits in the 0.5m to 1m depth. This includes all
plots which share a boundary with an existing residential property.

The standing advice provided by the Environment Agency, is that finished
floor levels should be raised above expected flood depths where possible. As
a result, this would necessitate a minimum 1m raise in finished floor levels for
all properties with flood depths up to 1m. To lower finished floor levels below
these levels would place potential occupants at an undue risk of the impacts
of flooding, as water could enter the property in a flood event. This method
has been shown to be the most effective way of mitigating the impacts of
flooding.

The submitted details evidence that this has been achieved. On this basis, it
is considered, in line with the advice of the Environment Agency, that the most
effective manor to secure the safety of properties is to raise finished floor
levels.

Where finished floor levels would sit below flood depths (i.e., Plots 1-19),
demountable defences are to be required and utilised. Whilst this is a less
effective method than simply raising floor levels, a rise of 2m would have
additional design and amenity implications which would far exceed the



7.159

7.160

7.161

7.162

7.163

7.164
7.165

7.166

benefits from a flood safety perspective. Therefore, on balance, the
installation of demountable defences, beyond the increase in finished floor
levels of 1.0m is considered acceptable here.

It should also be noted that in this regard, this mitigation is deemed to be
acceptable and appropriate by the Environment Agency, as confirmed via
formal consultation, and provides suitable mitigation to alleviate flood risk
impacts.

On account of the raise in levels, and other mitigation as outlined within the
submitted Flood Risk Assessment, all properties are considered to be safe for
their lifetime. It is also evident, given the allocation of the site, that the delivery
of housing, as proposed by this development, offers development that
provides a wider sustainability benefits to the community that outweigh the
flood risk.

Part 3f of Policy 4 of the South East Lincolnshire Local Plan, 2019, states that
proposals should demonstrate:

"that the proposal will not increase risk elsewhere and that opportunities
through layout, form of development and green infrastructure have been
considered as a way of providing flood betterment and reducing flood risk
overall".

The flood risk on the site is primarily fluvial in nature, arising only if a breach
of the Welland was to occur. The data provided by the Environment Agency's
Flood Risk Maps for Planning shows only minimal levels of expected surface
water flooding in a 1 in 1000-year event. On the basis of the potential sources
of flooding, it is not considered that the raise in site levels would result in an
increased risk of flooding. It could be argued that the installation of a pumping
station and attenuation pond would act as a benefit to the site, reducing the
potential for surface water flooding to occur.

Overall, when considering the development on balance, it is considered that
given the mitigation measures detailed and recommended by condition, the
proposal passes the exceptions test and accords with Policies 2, 3 and 4 of
the South East Lincolnshire Local Plan (2019) and the intentions of the
National Planning Policy Framework (December 2024) in this regard.

Drainage and Anglian Water

Policy 4 of the South East Lincolnshire Local Plan (2019), in addition to its
considerations of flood risk, also concerns site drainage. This would be both
foul and surface water drainage.

In respect of drainage, the application has been accompanied by a Drainage
Statement, which comprises a report that aims to be "a strategy document to
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identify possible solutions for drainage aspects and to show how they would
sit within the suggested development framework".

In this regard, the submitted drainage statement details that the site
investigation (BRD4519-OR2-A) has shown that groundwater levels are at
approximately 1.5m depth, with the requirement of a minimum of 1m
unsaturated zone, the site would not be suitable for traditional housing
soakaways. Permeable paving, however, as it is higher would prove suitable,
so drives will be constructed using permeable paving. The roads and houses
on the site, at this stage, therefore has been analysed based on hierarchy 2.
Sustainable Urban Drainage Techniques (SUDs) are to be incorporated into
the design, in accordance with best practice, taking aspects from CIRIA C609
Sustainable Drainage Systems and CIRIA C753 SUDs Manual".

The report identifies that the site topography is such that there is a slight fall
from south to north on the site of approximately 0.5m. In light of this, the
surface water "designed for this scheme has considered the existing
topography and previous uses of the site in respect of the potential runoff
rates and strategies. It has been confirmed through investigation that the site
is overlain generally with fine-grained soils in this southeastern area ranged
from firm brown slightly gravelly sandy clay to stiff grey brown slightly gravelly
slightly sandy clay, with the gravel content generally consisting of fine to
medium sub-rounded to sub-angular flint".

The statement continues by addressing, in respect of surface water drainage,
that "the site has been designed to greenfield runoff rates as developed by
HR Wallingford based on a development area, excluding POS outside of the
development envelope, which would have no addition to the greenfield runoff
rates for the development. The total impermeable site area contributing to the
drainage outfall is Qbar of 4.8l/s was calculated and utilised for the design of
the attenuation. All Surface Water drainage to be modelled to take 1:100 year
+ 40% climate change storm plus an additional 6% for urban creep, to ensure
the drainage is contained within the system with no detriment to the
households. Design calculations are appended to this document, which show
no flooding under any of the modelled events.".

Further to this, the proposal has been designed as to incorporate Sustainable
Urban Drainage Systems. The statement addresses that the scheme use
SuDs to improve water quality and flow, with:

- The main access roads having been designed with a Filter Strip and Swales
along its length to provide better treatment train for SW runoff from the roads.

- The site drains via a network before outfalling to a detention basin. This then
outfalls to the North Level IDB Brickfield Drain to the north, which when
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combined, provide sufficient treatment train to improve the water quality in line
with the requirements of C753.

In this regard, the statement concludes that: "the presented scheme, by the
use of SuDS techniques, such as Filter Strips, Swales, Porous Paving,
Basins, offers a surface water drainage scheme which complies with current
best practice... and will not increase the risk of flooding for the site and
neighbouring properties, and this has been modelled for all storm events upto
and including a 1 in 100 year event with a 40% allowance for climate change
plus 6% allowance for Urban Creep".

Notwithstanding this statement and the submitted details, it has been
requested through consultation gained from Lincolnshire County Council as
Local Lead Flood Authority and the Internal Drainage Board, that further
details be gained via condition in respect of Surface Water Drainage. As such,
to ensure the suitability of these details, conditions have been recommended.
Therefore, the details in respect of surface water drainage are not being
approved in detail.

Turning to foul water, it is proposed that the site is intended to drain to the
existing foul system within Normanton Road to the west and as such, this is to
be disposed of into an Anglian Water system, as the sewerage and water
provider for the area. Anglian Water have assessed the proposal and have
raised objection to this proposal (see comments summarised above) due to
the intended connection to the public foul drainage network, on the grounds
that there is inadequate capacity at the Crowland Water Recycling Centre
(WRC), stating that the additional flows that would be generated by the
proposed development could lead to additional pollution and a deterioration in
water quality, and an unacceptable risk of breaching environmental legislation
at Crowland WRC.

As a matter of context, it is a legal right for developers to connect into the
sewerage network under Section 106 of the Water Industry Act 1991. In such
circumstances the Act confirms, 'The sewerage undertaker cannot refuse to
permit the connection on the ground that the additional discharge into the
system will overload it. The burden of dealing with the consequences of this
additional discharge falls directly upon the undertaker and the consequent
expense is shared by all who pay sewerage charges to the undertaker.’

It is appreciated that Anglian Water, in their capacity of providing consultation
responses, are objecting to a large extent of proposals within areas where
they consider there to be a lack of sufficient capacity. In this instance, beyond
the direct response that they "recommend that planning permission be
refused on the grounds of insufficient infrastructure capacity and to prevent
environmental harm", no further detail of this matter has been provided, nor
have the likelihood or potential harm been specifically identified in relation to
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the site-specific risk and environmental harm that would occur should the
development be approved and connected to the existing foul network.

Paragraph 201 of the National Planning Policy Framework (December 2024),
in discussing 'Ground conditions and pollution', states that "The focus of
planning policies and decisions should be on whether proposed development
is an acceptable use of land, rather than the control of processes or emissions
(where these are subject to separate pollution control regimes). Planning
decisions should assume that these regimes will operate effectively. Equally,
where a planning decision has been made on a particular development, the
planning issues should not be revisited through the permitting regimes
operated by pollution control authorities".

Furthermore, turning to National Planning Policy Guidance, paragraph 016
states that "Water quality is only likely to be a significant planning concern
when a proposal would:

- involve physical modifications to a water body such as flood storage areas,
channel diversions and dredging, removing natural barriers, construction of
new locks, new culverts, major bridges, new barrages/dams, new weirs
(including for hydropower) and removal of existing weirs; and/or

- indirectly affect water bodies, for example: - as a result of new development
such as the redevelopment of land that may be affected by contamination,
mineral workings, water or wastewater treatment, waste management
facilities and transport schemes including culverts and bridges; - result in
runoff into surface water sewers that drain directly, or via combined sewers,
into sensitive waterbodies e.g. water bodies with local, national or
international habitat designations; - through a lack of adequate infrastructure
to deal with wastewater; - through a lack of adequate infrastructure to deal
with wastewater where development occurs in an area where there is a
strategic water quality plan e.g. Nutrient Management Plans, River Basin
Management Plans, water cycle studies, diffuse water pollution plans or
sewerage undertakers' drainage strategies which set out strategies to manage
water quality locally and help deliver new development".

Given the absence of any specifically articulated risk or harm that may occur
from the development, and given the absence of any identified risk or harm
being directly attributable to the proposed development, in particular in the
absence of this from Anglian Water in its capacity as sewerage undertaker, it
is considered that the proposal would not result in any of the above scenarios.

Beyond this, and a notable point, the application site and development
proposal relates to an allocated site within the adopted South East
Lincolnshire Local Plan (2019). The adoption of this Local Plan, and the
evident preparation of such allocations, evidently shows that Anglian Water
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has had advanced warning of the proposal and the opportunity to plan and
ensure that adequate infrastructure is present to accept any resultant
increased flows.

In the development and adoption of the Local Plan, Anglian Water were a
consulted and interested party at the time. Throughout this process no
objections were raised by Anglian Water to the allocation of any individual
residential sites, neither were future network capacity concerns raised at
either the consultation or hearing stages for each Local Plan.

Therefore, it is reasonable to conclude that as known and strategically
planned development, each allocated site has been considered within the
Anglian Water Asset Management Period. Accordingly, allocated sites should
be both considered and catered for within the existing 'headroom capacity'. As
such, the application site can be considered to accord with Policies 2, 3 and 4
of the South East Lincolnshire Local Plan (2019), in this regard, and the
objection raised by Anglian Water on the basis of a lack of network capacity is
not considered to be reasonable.

In light of this, it is considered that an appropriately worded condition to
require the submission of foul drainage details prior to development
commencing is considered acceptable in this instance.

Taking into account the above matters, it is considered that the proposal
would comply with Policy 4 of the South East Lincolnshire Local Plan (2019)
and the relevant provisions of the National Planning Policy Framework
(December 2024), subject to compliance with the recommended drainage
conditions.

Biodiversity

Schedule 7A of the Town and Country Planning Act 1990 (inserted by the
Environment Act 2021) requires developers to deliver a minimum of 10%
Biodiversity Net Gain using standardized biodiversity units measured by
statutory biodiversity metrics. This is often referred to as the mandatory
requirements for Biodiversity Net Gain.

"Under the statutory framework for biodiversity net gain, subject to some
exceptions, every grant of planning permission is deemed to have been
granted subject to the condition that the biodiversity gain objective is met ("the
biodiversity gain condition"). This objective is for development to deliver at
least a 10% increase in biodiversity value relative to the pre-development
biodiversity value of the onsite habitat. This increase can be achieved through
onsite biodiversity gains, registered offsite biodiversity gains or statutory
biodiversity credits".



7.188 The biodiversity gain condition is a pre-commencement condition. This relates
to a condition that seeks, once planning permission has been granted, a
Biodiversity Gain Plan that must be submitted and approved by the planning
authority before commencement of the development, alongside the need to
submit a Habitat Management and Monitoring Plan.

7.189 The effect of Paragraph 13 of Schedule 7A to the Town and Country Planning
Act 1990 is that planning permission is deemed to have been granted subject
to the "biodiversity gain condition". The effect of this "biodiversity gain
condition" is that development granted by this notice must not begin unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and
(b) the planning authority has approved the plan, or
(c) the development is exempt from the biodiversity gain condition.

7.190 For applications that are submitted prior to the introduction of this
requirement, the development would be exempt from the mandatory 10%
requirement and as such, the Biodiversity Gain Condition would not apply.
However, this application was submitted following the introduction of this
legislation. As such, unless comprising development that is exempt from this
mandatory Biodiversity Net Gain (10%), a condition would be required, as
mandatorily set.

7.191 When taking the above into account, the development in this instance is
subject to the statutory 10% Biodiversity Net Gain requirements. In this
regard, the application has been accompanied by detailed BNG
documentation provided.

7.192 The Partnerships Ecologist has commented throughout the application
process and concludes that "We are confident that this application can
achieve 10% net gain on site. A BNG plan, HMMP and a S106 will need to be
secured pre-commencement".

7.193 The submitted documentation details that there is a predicted overall gain of
21.97% in Habitat units (increase of 1.94 units), 60.85% in Hedgerow units
(increase of 1.31 units) and 152.85% increase of watercourse units (increase
of 0.08 units). In this regard the applicant has demonstrated that a higher
uplift than the mandatory 10% biodiversity net gain would be achieved which
weighs positively and should be afforded significant weight in the planning
balance.

7.194 As such, conditions requiring the submission, pre-commencement, of a full
BNG plan and HMMP, have been recommended, as statutorily required.

7.195 Ecology



7.196 Beyond this, Section 15 of the National Planning Policy Framework
(December 2024) seeks to protect sites of biodiversity value, and minimise
and provide net gains for biodiversity, including establishing coherent
ecological networks that are more resilient to current and future pressures,
including the need to incorporate features which support priority or threatened
species such as swifts, bats and hedgehogs.

7.197 Paragraph 193 of the National Planning Policy Framework (December 2024)
details that Local Planning Authorities should apply the following principles:

"a) if significant harm to biodiversity resulting from a development cannot be
avoided (through locating on an alternative site with less harmful impacts),
adequately mitigated, or, as a last resort, compensated for, then planning
permission should be refused;

c) development resulting in the loss or deterioration of irreplaceable habitats
(such as ancient woodland and ancient or veteran trees) should be refused,
unless there are wholly exceptional reasons and a suitable compensation
strategy exists; and

d) development whose primary objective is to conserve or enhance
biodiversity should be supported; while opportunities to improve biodiversity in
and around developments should be integrated as part of their design,
especially where this can secure measurable net gains for biodiversity or
enhance public access to nature where this is appropriate".

7.198 Policy 28 of the South East Lincolnshire Local Plan (2019) seeks to protect
ecological networks of interconnected designated sites and wildlife-friendly
greenspace and promote biodiversity net gain by protecting the biodiversity
value of land, maximising opportunities to enhance and connect natural
habitats, incorporate biodiversity conservation features to enhance green
infrastructure and ecological corridors, and conserve or enhance habitat to
adapt to climate change.

7.199 In this regard, the application has also been subject to thorough ecological
documentation accompanying the application. Following earlier comments
raised, additional information in the form of ecological provisions were
provided.

7.200 In consultation with the Partnerships Ecologists, it has been concluded that
sufficient ecological data has been provided to determine this application. The
mitigation and enhancement recommendations provided in the PEA are
supported, and the enhancement provisions (including bird and bat boxes)
proposed for this site, as set out in the Ecological Enhancement Plans, are
acceptable.
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In addition to this, it has been recommended that a pre-commencement
condition, seeking a badger presence survey, is required and as such, has
been recommended by way of condition.

When taking the above into account, in the context of Section 15 of the
National Planning Policy Framework (December 2024) and requirements of
Policy 28 of the South East Lincolnshire Local Plan (2019), the proposal is
considered to be acceptable, subject to the conditions contained within this
report, requiring biodiversity and ecological enhancement.

Contaminated Land

During the application process, consultation was undertaken on a number of
occasions with South Holland's Environmental Protection team. Within this
correspondence, comments were received in respect of contaminated land
which detailed that there general agreement with the findings of the:

- BRD Environmental Ltd Phase 1 Geo-Environmental Desk Study for Cloot
Drove, Crowland, Ref: BRD4519-OR1-A, Dated: December 2024; and

- BRD Environmental Ltd Phase 2 Ground investigation report for Cloot
Drove, Crowland, Ref: BRD 4519-OR2-A, Dated December 2024.

This latter report concluded that "following exploratory testing for
contamination soil on site pose no risk to human health or to the future end
user. It was also concluded that ground gas posed no risk to the development
or to future users".

However, the consultation response requested that a condition be attached,
whereby in the event that contamination is found at any time when carrying
out the development, development must be stopped and further action taken
in this regard, in conjunction with South Holland District Council.

As such, a condition has been recommended, following the advice of
Environmental Protection Officer, in this regard. Subject to this condition, the
proposal is considered to be acceptable in regard to contamination.

Archaeology

In respect of archaeological considerations, the National Planning Policy
Framework (NPPF) expresses the importance of considering the impact of
development on the significance of designated heritage assets; advising that
development and alterations to designated assets and their settings can
cause harm. These policies ensure the protection and enhancement of the
historic buildings and environments. Proposals that preserve those elements
of the setting that make a positive contribution to or better reveal the
significance should be treated favourably.
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Section 16 of the NPPF also details that "where a site on which development
is proposed includes, or has the potential to include, heritage assets with
archaeological interest, local planning authorities should require developers to
submit an appropriate desk-based assessment and, where necessary, a field
evaluation".

Policy 29 (The Historic Environment) states amongst other matters that the
distinctive elements of the South East Lincolnshire historic environment will be
conserved and, where appropriate, enhanced, in keeping with the policies in
the National Planning Policy Framework. Development proposals will be
expected to conserve and enhance the character and appearance of
designated and non-designated heritage assets, including archaeology...
through high-quality sensitive design.

In respect of archaeology, the application has been accompanied by a
Archaeological Desk-Based Assessment and a Archaeological Geophysical
Survey. Consultation was undertaken with the Historic Environment Officer of
the Historic Places Team, at Lincolnshire County Council.

In response, it was detailed that: "The proposed site lies near the Crowland
Peninsula within an area of prehistoric, Roman and medieval archaeological
potential, which could be of local significance to contribute to the East of
England Regional Research Agenda. This is acknowledged and confirmed by
the submitted Desk-Based Assessment. The submitted geophysical survey,
confirms the presence of archaeological remains, while also acknowledging
the limits of this type of survey".

It was concluded that the proposed development could have "a significant
impact on any surviving archaeological remains, resulting in total or partial
loss, if present". As such, it is recommended that "Currently there is
insufficient specific information on the archaeological potential for the site and
the extent of impact to buried archaeological remains from the proposed
development. Therefore, | recommend the applicant to provide the results of a
full standard archaeological evaluation of the site. This is in line with the
guidance set out in the NPPF 2024 (paragraphs 207 & 218)".

In light of this, it is advised that conditions are attached that require the
submission of further archaeological investigation. Overall, on the basis of the
assessment of the proposal from the County Council's Archaeological and
Planning Advisor, and on the basis that further mitigation is secured through
the imposition of a condition, and implemented on site, the proposal would not
result in any adverse harm to the historic environment. As such, the
development is not considered to result in an unacceptable impact in this
regard, subject to the conditions detailed.

Developer Contribution and Section 106 Heads of Terms
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Policy 6 of the South East Lincolnshire Local Plan (2019), in regard to
'Developer Contributions' details that "Developments of 11 or more
dwellings... will be expected to mitigate their impacts upon infrastructure,
services and the environment to ensure that such developments are
acceptable in planning terms".

This goes on to detail that "Developer contributions will only be sought when
they meet the tests set out in paragraph 56 of the NPPF, or any successor.
Developers will either make direct provision or will contribute towards the
provision of local and strategic infrastructure and services required by the
development, either alone or cumulatively with other developments.

Contributions will be determined having regard to:
- the identified needs generated by the proposed development;
- the viability of the proposed development; and

- the priorities attached to meeting individual local and strategic infrastructure
and service requirement.

"Contributions will be secured through section 106 (legal) agreements".

The proposal in this instance comprises a major development for the erection
of 80 dwellings and as such, would result in the need for S106 contributions
including affordable housing, Healthcare, Education, Open Space/Equipped
Area of Play and Travel Plan monitoring cost, in addition to the required
monitoring fees.

In addition, a Parish Contribution has also been sought, which is addressed
further below.

In this regard, Policy 6 details that "Developer contributions relating to the
provision of:

- affordable housing will be made in accordance with Local Plan Policy 18:
Affordable Housing;

- education facilities will be made in accordance with the requirements set out
in Appendix 8: Developer Contributions for Education Facilities;

- health facilities will be made in accordance with the requirements set out in
Appendix 9: Developer Contributions for Health Facilities; and

- sport facilities, recreational open space and other green infrastructure will be
made in accordance with Local Plan Policy 32: Community, Health and Well-
being".

Affordable Housing



7.226 Policy 18 of the South East Lincolnshire Local Plan (2019) details that "In
South Holland about 282 new affordable dwellings per annum, equating to
about 60% of the overall annual housing need".

7.227 Policy 18 requires the provision of 25% affordable housing on-site, for market
schemes within South Holland. The proposal seeks permission for 80
residential dwellings, with the proposal therefore requiring the provision of 20
affordable houses.

7.228 This has been reaffirmed by South Holland's Housing Strategy amongst a
variety of continued dialog during the application process; with a need for this
provision to be secured via a Section 106 agreement.

7.229 The affordable units would comprise the following tenure split, which has been
discussed and agreed with South Holland's Housing Strategy Officers:

- Four 3-bed shared ownership units
- Two 2-bed shared ownership units
- Four 1-bed affordable rent units
- Four 2-bed affordable rent units
- Four 3-bed affordable rent units
- Two 4-bed affordable rent units.

7.230 These are as per those demonstrated within the formally submitted plans and
documents, and are to be secured via a Section 106 agreement.

7.231 Overall, it is noted that the proposal accords with the minimum requirements
for affordable housing provision as set out within the South East Lincolnshire
Local Plan (2019) and would fulfil the identified local need for affordable
housing within Crowland. As such, the Social and Economic benefits of the
supply of affordable dwellings would deliver considerable planning gains and
would have significant benefits. The proposed development would deliver a
significant contribution towards this local affordable housing need, which
should be afforded significant weight in support of the planning application
when considered in the planning balance.

7.232 NHS Healthcare

7.233 Requests for financial contributions have been forthcoming from the NHS, as
below:

- The contribution requested for the development is £73,180.80 (£914.76 x 80
dwellings). With a trigger point for the release for funds for health care to be
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set at payment of all monies upon completion of 50 percent of the dwellings
for each phase of the development.

This requests outlines that "an increase in population of 192 in the South
Holland District Council area will place extra pressure on existing provisions,
for example- extra appointments requires additional consulting hours (as
demonstrated in the calculations above). This in turn impacts on premises,
with extra consulting/treatment room requirements”.

The consultation response further details that "The development will impact
Abbeyview Surgery and Beechfield Medical Centre as the development is
within their catchment area".

In light of this, the requested sum has been made with the intention to
"contribute to the expansion in capacity through remodelling/changes to layout
or extension to existing facilities within the South Lincs Rural and Spalding
Primary Care Networks (PCNs) at Abbeyview Surgery and/or Beechfield
Medical Centre. Alternatively, the funding may, where appropriate, be used to
support expansion in capacity at an alternative general practice site as
required to meet the local population health need".

Education

Requests for financial contributions have also been made by Lincolnshire
Education, as below:

- £475,524 has been requested, at the halfway point in the development to
allow timely investment by the County Council whilst not adversely affecting
the developer's viability.

This contribution has been requested as "the development would result in a
direct impact on local schools, with a contribution therefore being requested to
mitigate the impact of the development at local level.

It is noted that the initial consultation sought a sum of £611,780.70. However,
further to additional information in the form of a 'Review of Request for
Contributions' provided by the applicant, LCC Education agreed that "the
report does reflect the position that was taken", but further to additional
checks, it had been confirmed that "The Deepings will be running a sixth form
now" and as such, the capacity of sixth form places differed to that which was
utilised to establish the initial sum.

As such, the financial sum was amended to accurately reflect the needs.
Parish Council

During the initial consultation for this application, no comments were received
from the Parish Council which directly sought a financial contribution, as a
result of the potential impacts of the development. However, following re-
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consultation, the case officer received communication (initially via a phone
call) to discuss the Parish Council's wish to request a financial sum.

Further to this, a written request was received which set out that the Parish
Council sought a sum of £120,000, amounting from £1,500 per dwelling, to
contribute to either new community building and sports pavilion.

It was detailed that this was required "as the town continues to expand the
pressure on services increases, 80 houses will attract a minimum of 160 -200
new residents into the town, we urgently need significant refurbishment or
replacement of the existing sports pavilion which is used by numerous junior
and the senior football teams as well as other organisations. We also need a
modern community building to satisfy the increasing needs of the present
population which has increased dramatically as a result of rapid residential
development. Crowland has no dedicated suitable community building to cater
for the needs of the population"”.

Whilst it has been stated that the pavilion is "urgently in need of significant
refurbishment or replacement of the existing sports pavilion", and the case
officers telephone discussion detailed that a quote had been obtained for both
a new building and the refurbishment of the existing building, no formal
consultation response has highlighted or demonstrated the current state, or
need in this regard. Likewise, the quote for such works has not been provided.

In light of this, a request was made in writing for further information to be
provided in this regard. To date, no response has been provided.

Policy 6 of the Local Plan makes reference to contributions towards "sports
facilities, recreational open space and other green infrastructure" being "made
in accordance with Local Plan Policy 32: Community, Health and Well-being".
Policy 32 sets out standards for the provision of community infrastructure
based on the number of additional persons a development generates.

Given that the replacement building proposed by the Parish Council would
include facilities that could be used by the wider population in the settlement,
not solely for a sporting purpose, it is considered that the building could be
considered a combination of a 'village hall' and 'sports hall', which have
standards of 1 village hall / 2,500 persons and 1 sports hall / 20,000 persons.

This has been set out within the applicants supporting information, provided in
response of the Parish Council's financial request. Within this response, it was
detailed that "Allison Homes believe that this request may not comply with the
Community Infrastructure Levy, in that the amount requested isn't 'fairly and
reasonably related in scale and kind to the development™.

This goes on to express that "The sports pavilion is assumed to be a
combined facility of both a village hall and sports hall, so to provide a more
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accurate ratio, the pavilion would be provided at 1 per 11,250 people. This
figure is taken from the sports hall and village hall provision, and dividing by 2.
Overall, the population generated by this 80-unit development (192 people) is
1.7% as a percentage of the 11,250 people required to generate a pavilion-
type building. Applying this request to the Parish requested contribution of
£120,000 equates to £2,040".

In addition, the response provides reference to recent planning applications
within Crowland, and the requests put forward in those instance. For example,
the request from the Parish under H02-1006-21 & H02-0696-22. Within these,
the "most recent request totalled £1,000,000 for a replacement building".

As such, beyond the aforementioned sum of £2,040, the supporting statement
details that "Using this request as the total amount to deliver the pavilion, the
1.7% proportion equates to £17,000, which Allison Homes are content that
this meets CIL regulations and can subsequently be included in the Section
106".

Given the basis of the response, and the Policy position identified, alongside
the similar scenarios previously taken by the Local Planning Authority, it is
considered that such a sum is appropriate and a contribution of £17,000
would meet CIL regulations, and as such, it is the sum of £17,000 hat has
been put forward with regard to the contribution towards the Parish Council,
within the draft Section 106.

Highway Contributions

It is also noted that beyond the above and travel plan request (with an
updated Travel Plan being sought by condition), Lincolnshire County Council
as Local Highway Authority had also sought further contributions within there
latest formal consultation response. This sought:

-£60,000 - In the interests of promoting sustainable travel and to reduce the
dependency on car travel, we request that a total contribution of £60,000 in
order to maintain the current bus service Stagecoach 37 so that it can
continue to serve close to the new development. This contribution is for 3
years at £20,000 per annum. The contribution should be paid in 3 instalments
upon commencement of development and annually thereafter, to allow the
contract to be extended.

-£22,000 - In the interests of promoting sustainable travel and to reduce the
dependency on car travel, we request that the developer provides 1 bus pass
voucher to the first occupiers of each new dwelling, which the occupier may
redeem for free bus services for a period of 3 months. The maximum cost to
the developer (based on the take up of the scheme and the current cost of the
bus service) will be £22,000 based on £275 per voucher x 80 dwellings.
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Further to this request, the applicant provided a supporting letter, outlining
there assessment of such requests. Within this, the financial sums listed
above were disputed. In light of this, further correspondence took place
between the Local Highway Authority and the Local Planning Authority.

Within the latest correspondence received from the Local Highway Authority it
was stated that: "With regards to the Bus pass contributions, I'd agree that
passes are better delivered by the developer, and it absolves LCC of
unnecessary admin. This will be a reduction of £22,000.00".

It has therefore been agreed by the Local Highway Authority that the sum of
£22,000 is not required subject to condition, which has been recommended,
forming part of the Travel Plan condition.

With regard to the remaining contribution sought, in the form of £60,000 to
maintain the current bus service of Stagecoach 37, linking Peterborough with
Spalding, the applicant set out that:

-"The service stops on Postland Road within 400m of the site and operates
hourly Monday-Saturday, allowing residents access to sustainable transport to
get both to and from Peterborough and Spalding from 6am-7pm".

-"The modal split of the site towards public transport users is 3.4% and will
generate an additional 17 trips by public transport across a typical day".

-"As indicated in paragraph 8.4 of the Transport Assessment, it has been
assessed that the existing infrastructure has the capacity to accommodate
this increase in demand in road, bicycle and public transport users".

-"Given the number of bus services currently running per day, the additional
17 trips would be considered a negligible impact. It is also important to note
that users will pay for this service, with the monies contributing to the
operating and viability of that service".

In light of this, the applicants further detailed that "As the current service in
Crowland is in line with the Spalding transport strategy, the £60,000 to
maintain the current bus service is not fairly and reasonably related in scale
and kind to the development and are not directly related to the development
given that the service is already funded and in place and the frequency is
suitable". This statement went on to conclude: "the £60,000 to maintain the
current bus service does not comply with the CIL tests".

In this regard, the Local Planning Authority sought further evidence and
justification from the Local Highway Authority, advising that based on the
detail before us at this stage, the LPA are not satisfied that we would be in
agreement to the requested sum. To date, no response has been provided.
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In light of this, it is not considered that the sum of £60,000, for the reasons
outlined, are justified or acceptable. The request does not substantiate its
reasoning, given the model provided in respect of the likely increase in trips
generate by the development. Most notably, the request does not set out the
impact that the proposed development itself causes directly to this service,
and the additional need for this sum as a result of the proposed development.

As such, the sum of £60,000 has not been sought through the Section 106
agreement.

Open Space and Play Equipment

Section 8 of the National Planning Policy Framework (December 2024),
relating to 'Promoting healthy and safe communities', details that planning
decisions should "aim to achieve healthy, inclusive and safe places which"
amongst other matters "promote social interaction". Paragraph 103 of the
National Planning Policy Framework (December 2024) goes on to state that
"Access to a network of high quality open spaces and opportunities for sport
and physical activity is important for the health and well-being of
communities".

In his regard, Policy 32 of the South East Lincolnshire Local Plan relates to
'‘Community, Health, and Well-being', and expresses that "Development shall
contribute to: the creation of socially-cohesive and inclusive communities;
reducing health inequalities; and improving the community's health and well-
being". This policy goes on to detail that:

"Where a development will increase the need for community facilities (...
recreational open space, or other green infrastructure), it will not be permitted
unless it (where necessary) supports the provision of new facilities, and/or the
enhancement of existing facilities in accordance with Policy 5. In the case of
sports facilities, recreational open space and other green infrastructure,
provision will be required in accordance with the standards set out below".

These standards outline the following:
- Amenity Greenspace: 0.75ha per 1,000 additional persons

- Provision for children and young people: 0.10ha per 1,000 additional
persons.

In this instance, the proposal identifies an area of open space, which is
positively located centrally within the scheme. The provision not only offers a
contribution visually, but is supported by natural surveillance from the
proposed residential development, providing a positive and well-designed
feature within the development.
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In addition, a specifically identified area for Local Equipped Area of Play is
also identified. The provision is located centrally within the scheme, within the
centralised open space, and is supported by pedestrian routes.

Details of this area of play and its management have not been submitted in
full; however conditions have been attached that requires the submission of
this detail. This will require the area to comprise of an equipped area of play,
which itself, alongside the areas of open space, will also be secured via
Section 106 agreement. In addition, the maintenance details shall also be
provided, with these being secured by an appropriately worded condition.

Overall, the provision of an equipped area of play, along with the open space
provision being located centrally within the scheme is a positive design
element of the proposal, allowing for natural surveillance and ensuring a
useable and functional area of open space which can be a focal point to the
development.

Subject to the submission of appropriate detail, the development would
accord with Policy 32 of the South East Lincolnshire Local Plan (2019) and
Section 8 of the National Planning Policy Framework (December 2024).

Furthermore, the above requests comply with Regulation 122 (2) of the
Community Infrastructure Levy Regulations 2010 (as amended) and the
Framework in that they are necessary to make the development acceptable in
planning terms, directly related to the development, and fairly and reasonably
related in scale and kind to the development. In addition, the above planning
obligations comply with the provisions of regulation 123 relating to the pooling
of planning contributions.

Additional Considerations

Public Sector Equality Duty

In making this decision the Authority must have regard to the public sector
equality duty (PSED) under s.149 of the Equalities Act. This means that the
Council must have due regard to the need (in discharging its functions) to:

A. Eliminate unlawful discrimination, harassment and victimisation and other
conduct prohibited by the Act

B. Advance equality of opportunity between people who share a protected
characteristic and those who do not. This may include removing or minimising
disadvantages suffered by persons who share a relevant protected
characteristic that are connected to that characteristic; taking steps to meet
the special needs of those with a protected characteristic; encouraging
participation in public life (or other areas where they are underrepresented) of
people with a protected characteristic(s).



C. Foster good relations between people who share a protected characteristic
and those who do not including tackling prejudice and promoting
understanding.

7.278 The protected characteristics are age, disability, gender reassignment,
pregnancy and maternity, race, religion or belief, sex and sexual orientation.

7.279 The PSED must be considered as a relevant factor in making this decision but
does not impose a duty to achieve the outcomes in s.149. It is only one factor
that needs to be considered, and may be balanced against other relevant
factors.

7.280 It is not considered that the recommendation in this case will have a
disproportionately adverse impact on a protected characteristic.

7.281 Human Rights

7.282 In making a decision, the Authority should be aware of and take into account
any implications that may arise from the Human Rights Act 1998. Under the
Act, it is unlawful for a public authority such as South Holland District Council
to act in a manner that is incompatible with the European Convention on
Human Rights. The Authority is referred specifically to Article 8 (right to
respect for private and family life) and Article 1 of the First Protocol (protection
of property).

7.283 It is not considered that the recommendation in this case interferes with local
residents' right to respect for their private and family life, home and
correspondence, except insofar as it is necessary to protect the rights and
freedoms of others (in this case, the rights of the applicant). The Council is
also permitted to control the use of property in accordance with the general
public interest and the recommendation is considered to be a proportionate
response to the submitted application based on the considerations set out in
this report.

7.284 Planning Balance

7.285 As detailed above, Section 38 (6) of the Planning and Compulsory Purchase
Act 2004, as amended, requires that the Local Planning Authority makes
decisions in accordance with the adopted Development Plan, unless material
considerations indicate otherwise.

7.286 The application lies within the defined settlement boundaries of Crowland, a
'Main Service Centre'. Regardless of such, the site comprises an allocated
site, referenced as Cro050 within Policy 11 of the South East Lincolnshire
Local Plan.

7.287 The development seeks permission for 80 dwellings within this allocated site,
with the indicative site capacity stated as being 70 dwellings within Policy 11.
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Notwithstanding this increase, the proposal is considered to demonstrate that
the site can accommodate the proposed quantum of development, with these
'capacities' being indicative. As such, the principle of residential development
is therefore acceptable, and the detailed proposal and layout demonstrates
the acceptability of the scheme in this regard.

Further to this, the proposal is not considered to give rise to significant or
unacceptable adverse impacts that would warrant the refusal of planning
permission in this case, when assessing the relevant material considerations
that could weigh against the proposal. The proposal has been designed as to
provide a positive scheme; with the layout incorporating an acceptable design,
including a favourable centralised area of open space. The proposed
dwellings are designed as to comprise adequate and acceptable separation
distance, which exceed the separation distances typically required through
best practice guidance. Furthermore, the development would deliver positive
gains in terms of BNG provision which is afforded positive weight in the
planning balance.

In this regard, when considering the benefits of the proposal in that the
development seeks to provide an additional 80 dwellings within a site
purposefully allocated for residential development, it is considered that the
planning balance is in favour of the development, being a suitable,
appropriately designed and sustainable development. In this regard the
proposal would make a strong contribution to the supply and provision of
housing in the District. This would include the provision of affordable housing
making a positive contribution to an identified local need.

Conclusion

Taking into consideration the factors raised above, the proposal is considered
to be in accordance with Policies 1 2, 3, 4, 6, 10, 11, 17, 18, 28, 30, 32 and 36
of the South East Lincolnshire Local Plan (SELLP), 2019; in addition to the
identified sections contained within the National Planning Policy Framework
(NPFF) (December 2024). There are no significant factors in this case that
would outweigh the benefits of the proposal; therefore, in considering all the
matters raised above, as expressed within the planning balance section, the
planning balance is in favour of the proposal.

RECOMMENDATIONS

It is recommended that the application be approved, subject to the schedule
of conditions outlined within section 9.0 of this report, and subject to the
completion of a Section 106 Agreement securing the necessary financial
contributions and affordable housing provision set out within the report above.



9.0

CONDITIONS

The development must be begun not later than the expiration of three years
beginning with the date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act
1990 as amended by the Planning and Compulsory Purchase Act 2004.

The development hereby permitted shall be carried out in accordance with the
following approved plans and/or documents:

- P24-1403_DE_003_B_02- Location Plan
- P24-1403_DE_003_S_01 - Proposed Layout (Allocation Land)
- Figure D 3 - Pumping Station Layout

- P24-1403_DE_004 B _01 - Hartley - Plans & Elevations - Plots As 57, 58,
59, 60

- P24-1403_DE_004_B_01.1 - Hartley - Plans & Elevations - Plots As 32, 33,
64 & 65

- P24-1403_DE_004 B 02 - Loxley - Plans & Elevations - Plots As 9, 10, 14,
15,17, 22, 23, 27, 28, 29, 30, 42, 43, 54, 55, 56, 68, 70, 72

- P24-1403_DE_004_B_04.3 - Oatley - Plans & Elevations - Plots As 76

- P24-1403_DE_004_B_05 - Totley - Plans & Elevations - Plots As 6, 7, 31,
50, 61 & 62

- P24-1403_DE_004 _C 02.2 - Loxley - Plans & Elevations - Plots As 75

- P24-1403_DE_004_C _03 - Morley - Plans & Elevations - Plots As 1, 2, 3, 4,
11, 13, 24, 25, 35, 38, 39, 40, 41, 44, 45, 46, 47, 51, 63, 66, 67, 73, 74, 77,
78,79 & 80

- P24-1403_DE_004 B _03.1 - Morley - Plans & Elevations - Plots As 12

- P24-1403_DE_004 B 03.2 - Morley - Plans & Elevations - Plots As 36, 37,
48 & 49

- P24-1403_DE_004_C _04.2 - Oatley - Plans & Elevations - Plots As 5 & 21

- P24-1403_DE_004_A_04.4 - Oatley - Plans & Elevations - Plots As 26

- P24-1403_DE_004_C_05.1 - Totley - Plans & Elevations - Plots As 18 & 19
- P24-1403_DE_004_C_02.1 - Loxley - Plans & Elevations - Plots As 52 & 69

- P24-1403_DE_004_B_04 - Oatley - Plans & Elevations - Plots As 16, 34, 53
& 71



- P24-1403_DE_004_C_04.1 - Oatley - Plans & Elevations - Plots As 8 & 20
- P24-1403_DE_003_D_04 - Boundary Treatments Plan

- P24-1403_DE_003 D - Refused Strategy Plan

- P24-1403_DE_003_D_05 - Parking Strategy

- 3686 - ADC - HGN - XX - DR - CH - 0104 S1 Rev P02 - Internal Swept
Path Assessment

- JBA 24/482/01 Rev A - Detailed Landscape Proposals for Plots & Pos
- JBA 24/482/02 Rev A - Detailed Landscape Proposals for Plots & Pos
- JBA 24/482/03 Rev A - Detailed Landscape Proposals for Plots & Pos
- JBA 24/482/04 Rev A - Detailed Landscape Proposals for Plots & Pos
- P24-1403_DE_003A_08 - Hard Landscaping Plan

- JBA 24/482/06 - Ecological Enhancement Plan

- JBA 24/482/05 - Ecological Enhancement Plan

- JBA 24/482/07 - Ecological Enhancement Plan

- JBA 24/482/08 - Ecological Enhancement Plan

- GTC-E-SS-0012_R1-8 1_of 1 - Close Coupled Substation - Pyramid
Roof Detail - General Arrangement

- 24 482 TPP TRP 01 Rev D - Tree Protection & Removals Plan
- 1279-00-03 Rev C - Drainage Strategy Layout

- 1279-00-05 Rev B - Levels Strategy Layout

- 1279-00-06 - Flood Mitigation Strategy

- P24-1403_DE_003_F_03 - Materials Plan

Alongside the following list of approved reports and supporting documents:

- Travel Plan by ADC Infrastructure, ref: ADC3686-RP-D, dated 04 July
2025

- Guide to the Management of Landscape and Ecological Areas, by
James Blake Associates, ref: JBA 24 482 LMP 1, dated July 2025

- Biodiversity Net Gain Statement & Habitat Plan, by James Blake
Associates ref: JBA 24/482 ECOO03 JB, dated July 2025



Energy & Sustainability Statement, by Allison Homes, dated August
2025

Design & Access Statement, by Allison Homes, dated August 2025

Phase 2 Ground Investigation, by BRD Environmental Ltd, Ref:
BRD4519-OR2-A, dated December 2024

Phase 2 Ground Investigation Appendix 1, by BRD Environmental Ltd,
Ref: BRD4519- OR2-A, dated December 2024

Phase 2 Ground Investigation Appendix 2, by BRD Environmental Ltd,
Ref: BRD4519- OR2-A, dated December 2024

Phase 2 Ground Investigation Appendix 3, by BRD Environmental Ltd,
Ref: BRD4519- OR2-A, dated December 2024

Arboricultural Impact Assessment, by James Blake Associates, ref: JBA
24/482 ARO1 Rev B, dated July 2025

Archaeological Desk-Based Assessment, by rps group, ref: 794-PLN-
HER-01170 2.0, dated May 2025

Archaeological Geophysical Survey, by AOC Archaeology Group, dated
March 2025

Planning Statement, by Boyer, dated August 2025

Written Scheme of Investigation Evaluation Trenches, prepared by
Prospect Archaeology Lrd, dated September 2025

Phase 1 Geo-Environmental Desk Study, by BRD Environmental Ltd,
Ref: BRD4519- OR1-A, dated December 2024

Arboricultural Impact Assessment, by James Blake, Ref: JBA 24/482
ARO1 Rev C, dated July 2025

Arboricultural Method Statement, by James Blake, Ref: JBA 24/482
ARO02 Rev C, dated August 2025

Written Scheme of Investigation Evaluation Trenches, by prospect
archaeology, dated September 2025 (revised October 2025)

Transport Assessment, by ADC Infrastructure, dated November 2025

Biodiversity Net Gain Statement, by James Blake, Ref: JBA 24/482
ECO04 Rev A JB, dated November 2025

JBA 24/482 Revision F - Preliminary Ecological Appraisal, dated
November 2025



- Ecological Enhancement Strategy, by James Blake, dated November
2025

- BNG Metric Calculation Tool

- Drainage & Levels Statement, by Infrastructure Design Ltd, ref:
1279/000/01 Rev B, dated November 2025

- Flood Risk Assessment, by amazi, ref: AMA980 Revision A, dated
November 2025

- DC5140-NR1 - Noise Impact Assessment

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

The materials of the external surfaces (including but not limited to brickwork,
finish, roof tiles and windows) of the development hereby permitted shall be
carried out in accordance with the details outlined within the approved plans,
with particular attention to drawing no. P24-1403_DE_003_F_03 - Materials
Plan.

Reason: In the interests of the architectural and visual integrity of the overall
development and the visual amenity of the area in which it is set.

This Condition is imposed in accordance with Policies 2 and 3 of the South
East Lincolnshire Local Plan, 2019.

The development hereby permitted shall be carried out in accordance with the
measures set out in the submitted Flood Risk Assessment (AMA980 Revision
A - prepared by Amazi Consulting Ltd), forming part of this planning
application.

In particular, the following measures shall be fully implemented before the
property is first occupied:

- The dwellings shall have a minimum of two storeys.

- Finished floor levels shall be set no lower than 2.6 metres above
Ordnance Datum.

- Flood resilience construction, including all doors and glazing to have
frame to brickwork joints fully sealed and all electrical services to be
run at ceiling level and drop down to service points, shall be to a
minimum of 300mm above finished floor level.

Reason: To ensure that the development does not increase the risk of flooding
or be at risk of flooding.



This Condition is imposed in accordance with Policies 3 and 4 of the South
East Lincolnshire Local Plan, 2019 and Section 14 of the National Planning
Policy Framework, December 2024.

The development hereby permitted shall be carried out in accordance with the
finished site levels, including the estate road and associated footways, and
finished floor levels as shown on drawing no. 1279-00-05 Rev B (Levels
Strategy Layout) and the details set out within the Drainage & Levels
Statement (1279/000/01 Rev B, dated November 2025, prepared by
Infrastructure Design Ltd).

Reason: To ensure that the development does not increase the risk of flooding
or be at risk of flooding and to protect surrounding amenity.

This Condition is imposed in accordance with Policies 3 and 4 of the South
East Lincolnshire Local Plan, 2019 and Section 14 of the National Planning
Policy Framework, December 2024.

Prior to its installation, details of the proposed boundary treatments, including
a schedule of fencing levels, heights and 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 and retained thereafter.

Note: Where levels are raised above existing ground levels, the submission
shall be supported by cross-sectional drawings showing the relationship with
adjoining uses and buildings to enable the Local Planning Authority to be
satisfied that sufficient mitigation measures will be in place.

Reason: In the interests of the character and appearance of the development
and the amenity of the area in which it is set including the amenity of nearby
occupiers.

This Condition is imposed in accordance with Policies 2 and 3 of the South
East Lincolnshire Local Plan, 2019.

An equipped children's play area shall be provided within the site. Prior to the
first occupation of any dwelling hereby permitted, a scheme detailing the
timing of the implementation, location, detailed design, layout, specification of
the equipment, and the management and maintenance regime of the play
area, shall be submitted to and approved in writing by the Local Planning
Authority.



The play area shall be provided in accordance with the details so approved,
and thereafter so maintained.

Reason: To ensure that adequate play provision is made for the occupiers of
the development hereby permitted and that the facility is adequately managed
and maintained.

This Condition is imposed in accordance with Policy 32 of the South East
Lincolnshire Local Plan, 2019.

Prior to the commencement of any development beyond oversite, a plan
illustrating all areas of publicly accessible open space, alongside a scheme
identifying the specification, phasing and time of implementation of these
areas, shall be submitted to and approved in writing by the Local Planning
Authority.

A management plan for the areas of publicly accessible open space, including
management responsibilities and maintenance schedules, shall also 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 these approved details, and shall thereafter be so
maintained, and 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 Policy 32 of the South East
Lincolnshire Local Plan, 2019.

The scheme of soft landscaping and tree planting, as shown on dwg. no:

JBA 24/482/01 Rev A - Detailed Landscape Proposals for Plots & Pos

JBA 24/482/02 Rev A - Detailed Landscape Proposals for Plots & Pos

JBA 24/482/03 Rev A - Detailed Landscape Proposals for Plots & Pos
- JBA 24/482/04 Rev A - Detailed Landscape Proposals for Plots & Pos

shall be carried out and completed in its entirety during the first planting
season following practical completion of the development. All trees, shrubs
and bushes shall be maintained by the owner or owners of the land on which
they are situated, or by those identified within Condition 8 of this permission,
for the period of five years beginning with the date of completion of the



10.

1.

12.

scheme and during that period all losses, in the opinion of the Local Planning
Authority, shall be made good in the first planting season following any such
loss with a specimen of the same size and species as was approved under
the above approved plans.

Reason: To ensure that the development is adequately landscaped, in the
interests of its visual amenity and that of the area in which it is set.

This Condition is imposed in accordance with Policies 2 and 3 of the South
East Lincolnshire Local Plan, 2019.

The development hereby permitted shall be carried out in accordance with the
scheme of hard landscaping as detailed within dwg. no P24-

1403 _DE_003 A 08, and the details so approved shall be implemented in
accordance with a timetable to be submitted and agreed in writing by the
Local Planning Authority, prior to the first occupation of the development
hereby permitted and retained thereafter.

Reason: To ensure that the development is adequately landscaped, in the
interests of its visual amenity and that of the area in which it is set.

This Condition is imposed in accordance with Policies 2 and 3 of the South
East Lincolnshire Local Plan, 2019.

Prior to the first occupation of any dwelling hereby permitted, details of the
management and maintenance schedule for the areas of landscaping (soft
and hard landscaping), refuse/recycling collection points and parking
courts/private drives shall be submitted to and approved in writing by the
Local Planning Authority.

These areas shall be maintained in accordance with the approved details
thereafter.

Reason: To ensure that adequate provision is made for the management and
maintenance of the those areas.

This Condition is imposed in accordance with Policies 2, 3 and 30 of the
South East Lincolnshire Local Plan, 2019.

Prior to the commencement of development hereby permitted, a surface water
drainage scheme shall be submitted to and approved in writing by the Local
Planning Authority. The permitted development shall be undertaken in
accordance with the details so approved.



The scheme shall:

- be based on verified groundwater levels and seasonal variations, as
evidenced through on-site monitoring conducted over a six-month
winter period in the planning period, a further 6 months will be required
at Section 38 stage;

- be based on sustainable drainage principles and an assessment of the
hydrological and hydrogeological context of the development;

- provide flood exceedance routing for storm event greater than 1 in 100
year;

- 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;

- provide attenuation details and discharge rates which shall be
restricted to greenfield runoff rate;

- provide details of the timetable for and any phasing of implementation
for the drainage scheme; and

- 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.

No dwelling/no part of the development 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 permitted development is adequately drained
without creating or increasing flood risk to land or property adjacent to, or
downstream of, or upstream of, the permitted development To avoid pollution,
and to prevent increased risk of flooding.

This Condition is imposed in accordance with Policies 2, 3 and 30 of the
South East Lincolnshire Local Plan, 2019 and Section 14 of the National
Planning Policy Framework, December 2024.
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Before any development beyond oversite is commenced, details of the means
of foul water disposal shall be submitted to and approved in writing by the
Local Planning Authority. The scheme shall be in broad accordance with the
drainage strategy forming part of this permission (Report Ref: 1279/000/01
Rev B and Drawing No. 1279-00-03 Rev: C).

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 Policy 30 of the South East
Lincolnshire Local Plan, 2019.

Prior to the commencement of any development hereby permitted, a
Construction Management Plan and Method Statement shall be submitted to
and approved in writing by the Local Planning Authority.

The Construction Management Plan and Method Statement shall indicate
measures to mitigate the adverse impacts of vehicle activity and the means to
manage the drainage of the site during the construction stage of the permitted
development. It shall include:

- the phasing of the development to include access construction;

the on-site parking of all vehicles of site operatives and visitors;
- the on-site loading and unloading of plant and materials;

- the storage of plant and materials used in constructing the
development;

- wheel washing facilities;

- the routes of construction traffic to and from the site including any off-
site routes for the disposal of excavated material; and

- strategy stating how surface water run off on and from the development
will be managed during construction and protection measures for any
sustainable drainage features. This should include drawing(s) showing
how the drainage systems (temporary or permanent) connect to an
outfall (temporary or permanent) during construction.

The Construction Management Plan and Method Statement shall also indicate
detail measures to minimise disturbance during the construction process
through noise, dust, vibration and smoke.
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17.

The development hereby permitted shall thereafter be undertaken in
accordance with the approved Construction Management Plan and Method
Statement.

Reason: In the interests of the safety and free passage of those using the
adjacent public highway and to ensure that the permitted development is
adequately drained without creating or increasing flood risk to land or property
adjacent to, or downstream of, the permitted development during construction;
and in the interests of the amenity of local residents.

This Condition is imposed in accordance with Policies 2, 3 and 4 of the South
East Lincolnshire Local Plan, 2019.

During the construction period, no construction on site and no deliveries to the
site, shall take place on Sundays or Bank Holidays, or outside of the following
times:

- 07:30 to 18:30 on Mondays to Fridays; and 09:00 to 13:30 on
Saturdays.

Reason: In the interests of the amenity of local residents.

This Condition is imposed in accordance with Policies 2, 3 and 30 of the
South East Lincolnshire Local Plan, 2019.

No part of the development hereby permitted shall be occupied before the
works to improve the public highway (by means of tactile crossing points at
Burghley Close and the junction with the B1166, widen the footway on Cloot
Drove from Victory Gardens to the B1166 to 2m) have been certified complete
by the Local Planning Authority, by way of a discharge of conditions
application.

Reason: To ensure the provision of safe and adequate means of access to the
permitted development.

This Condition is imposed in accordance with Policy 2 of the South East
Lincolnshire Local Plan, 2019.

Prior to the commencement of any development beyond oversite, an Estate
Road Phasing and Completion Plan shall be submitted to and approved in
writing by the Local Planning Authority.
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The Plan shall set out how the construction of the development will be phased
and standards to which the estate roads on each phase will be completed
during the construction period of the development.

The development hereby permitted shall be carried out in accordance with the
details so approved.

Reason: To ensure that a safe and suitable standard of vehicular and
pedestrian access is provided for residents throughout the construction period
of the development.

This Condition is imposed in accordance with Policy 2 of the South East
Lincolnshire Local Plan, 2019.

Notwithstanding the submitted details, prior to the first occupation the
development hereby permitted, an updated Travel Plan shall be submitted to
and approved in writing by the Local Planning Authority. The Travel Plan shall
be in broad accordance with ADC3686- RP-D Version 3 (prepared by ADC
Infrastructure Limited), and shall include a welcome pack (including travel
vouchers) and a timetable for implementation.

The Travel Plan must be implemented and adhered to in accordance with the
timetable contained in the approved plan and shall continue to be
implemented for as long as any part of the development is occupied.

Reason: In order that the permitted development conforms to the
requirements of the National Planning Policy Framework, by ensuring that
access to the site is sustainable and that there is a reduced dependency on
the private car for journeys to and from the 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 Policies 2, 3 and 33 of the
South East Lincolnshire Local Plan, 2019, and Section 9 of the National
Planning Policy Framework (December 2024).

No development shall take place until a written scheme of archaeological
investigation has been submitted to and approved in writing by the Local
Planning Authority. This scheme should include the following and should be in
accordance with the archaeological brief supplied by the Lincolnshire County
Council Historic Environment advisor on behalf of the Local Planning
Authority:

a. An assessment of significance and proposed mitigation strategy (i.e.
preservation by record, preservation in situ or a mix of these elements).
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b. A methodology and timetable of site investigation and recording

C. Provision for site analysis

d. Provision for publication and dissemination of analysis and records

e. Provision for archive deposition

f. Nomination of a competent person/organisation to undertake the work

g. The scheme to be in accordance with the Lincolnshire Archaeological
Handbook.

The archaeological site work shall only be undertaken in accordance with the
approved written scheme.

Reason: To ensure the preparation and implementation of an appropriate
scheme of archaeological mitigation, in compliance with Section 16 of the
National Planning Policy Framework, December 2024. 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 29 of the South East
Lincolnshire Local Plan, 2019 and Section 16 of the National Planning Policy
Framework, December 2024.

The applicant shall notify the Lincolnshire County Council Historic
Environment Department in writing of the intention to commence at least
fourteen days before the start of archaeological work required in connection
with Condition 19 above in order to facilitate adequate monitoring
arrangements.

Reason: To ensure satisfactory archaeological investigation and retrieval of
archaeological finds in compliance with Section 16 of the National Planning
Policy Framework, December 2024.

This Condition is imposed in accordance with Policy 29 of the South East
Lincolnshire Local Plan, 2019 and Section 16 of the National Planning Policy
Framework, December.

A copy of the final report required in connection with Condition 19 above shall
be submitted within two years of the work being carried out to the Local
Planning Authority and the Lincolnshire Historic Environment Record. The
material and paper archive required as part of the written scheme of
investigation shall be deposited with an appropriate archive in accordance
with guidelines published in The Lincolnshire Archaeological Handbook.
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Reason: To ensure satisfactory arrangements are made for the recording of
possible archaeological remains in accordance with national guidance
contained in Section 16 of the National Planning Policy Framework,
December 2024.

This Condition is imposed in accordance with Policy 29 of the South East
Lincolnshire Local Plan, 2019.

The development hereby permitted shall not commence until a biodiversity
gain plan has been submitted to and approved in writing, by the Local
Planning Authority. The development shall then be carried out in accordance
with the details as approved.

Reason: To comply with Schedule 7A of the Town and Country Planning Act
(1990, as amended).

This Condition is imposed in accordance with Schedule 7A of the Town and
Country Planning Act (1990, as amended) and Policy 28 of the South East
Lincolnshire Local Plan, 2019.

Prior to any vegetation clearance (defined as the deliberate removal of any
semi-natural vegetative habitat e.g., grassland, trees, and native shrubs); or
prior to the commencement of any development hereby permitted (whichever
comes first); a written 30-year Habitat Management and Maintenance Plan
(HMMP) for the Site in question shall be submitted to and approved in writing
by the Local Planning Authority.

The approved HMMP shall be strictly adhered to and implemented in full for
its duration and shall contain:

A) Aims, objectives and targets for management, including habitat target
conditions matching the Statutory Biodiversity Metric submitted with the
application.

B) Details of the phasing and implementation of the habitats

C) Details of the management operations necessary to achieving aims
and objectives.

D) Preparation of a works schedule, including timescales for habitat
clearance and habitat creation and/or enhancement.

E) Details of the monitoring needed to measure the effectiveness of
management and details of an assessment as to whether the target
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condition is achieved within the time to target period specified within
the approved metric.

F) Details of the persons responsible for the implementation and
monitoring.

G) Mechanisms of adaptive management and remedial measures to
account for changes in the work schedule to achieve required targets.

H) Reporting on the delivery of on-site gains on years 1, 2, 5, 10, 20 and
30 following the implementation of the habitats in accordance with the
above details.

Reason: To meet the requirements in delivering the Mandatory Biodiversity
Net Gain and to ensure net gain in biodiversity is provided on site.

This Condition is imposed in accordance with Schedule 7A of the Town and
Country Planning Act (1990, as amended) and Policy 28 of the South East
Lincolnshire Local Plan, 2019.

The development hereby permitted shall be carried out in accordance with the
mitigation, recommendations and provisions contained in the following list of
ecological reports and plans:

- JBA24 482 ECOO01 Rev F - Preliminary Ecological Appraisal of Land at
Cloot Drove Crowland, dated November 2025, prepared by James
Blake Associates Ltd

- JBA24-482 ECOO06 - Cloot Road_Ecological Enhancement Strategy,
prepared by James Blake Associates Ltd

- Ecological Enhancement Strategy, dated November 2025, prepared by
James Blake Associates Ltd

- JBA 24 482 05 - Ecological Enhancement Plan
- JBA 24 482 06 - Ecological Enhancement Plan
- JBA 24 482 07 - Ecological Enhancement Plan
- JBA 24 482 08 - Ecological Enhancement Plan

This includes the need for the installation of bat and bird boxes as shown
within these approved plans and documents.

Should any protected species be identified, or matters arise that were not
otherwise previously encountered through the Ecological Appraisal, works
shall stop and a detailed mitigation strategy shall be submitted to and
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approved in writing by the Local Planning Authority prior to works
recommencing.

Reason: In the interests of the protection of local wildlife, protected species,
and in the interests of its visual amenity and that of the area in which it is set.

This Condition is imposed in accordance with Policies 2, 3 and 28 of the
South East Lincolnshire Local Plan, 2019 and the Environment Act 2021.

Prior to the commencement of any development hereby permitted, an
ecological survey shall be carried out to determine the presence, or otherwise,
of badgers upon the site, and the results of such a survey shall be submitted
to the Local Planning Authority. If protected species are present, a working
design, method and timetable to mitigate any harm to the species involved
shall be submitted to and approved in writing before any works are carried
out.

The development shall thereafter be carried out in accordance with the
approved details.

This Condition is imposed in accordance with Section 15 of the National
Planning Policy Framework, December 2024.

In the event that contamination is found at any time when carrying out the
development hereby approved that was not previously identified within the
contamination reports submitted as part of this application, the development
must stop and such findings must be reported immediately to the Local
Planning Authority (LPA).

An investigation and risk assessment must be undertaken in accordance with
details to be agreed with the Local Planning Authority. Where remediation is
necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority. Following completion of measures
identified in the approved remediation scheme a verification report shall be
submitted to and approved by the Local Planning Authority.

No deviation shall be made from this scheme without the express written
agreement of the Local Planning Authority.

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.
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This Condition is imposed in accordance with Policy 30 of the South East
Lincolnshire Local Plan, 2019.

Prior to the first occupation of plots 32-35, 50 and 51 hereby permitted, the
refuse and recycling storage areas as shown on dwg no. P24-
1403_DE_003_S 01 and approved under this Decision Notice, shall be
carried out and installed, shall thereafter be so maintained.

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 Condition is imposed in accordance with Policies 2, 3 and 30 of the
South East Lincolnshire Local Plan, 2019.

Details of the design and positions of all external boxes for gas and electricity
supplies and of any gas flues and soil vent pipes shall be submitted to and
approved in writing by the Local Planning Authority prior to their installation.
The provision shall be installed in accordance with the details so approved
and there shall be no variation from the details so approved.

Reason: To ensure that the Local Planning Authority retains control over these
details of the development 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 Policies 2 and 3 of the South
East Lincolnshire Local Plan, 2019.

Prior to the commencement of any development hereby permitted beyond
oversite, details of the installation of fire hydrants shall be submitted and
approved in writing by the Local Planning Authority.

The details shall include the number, location, capacity and timeframe, for
implementation of fire hydrants, and shall be prepared in consultation with
Lincs Fire and Rescue.

The development shall be carried out in accordance with the details so
approved.

Reason: In the interests of the amenity and safety of local residents.

This Condition is imposed in accordance with Policy 2 of the South East
Lincolnshire Local Plan 2019.



30. The water consumption of each dwelling hereby permitted should not exceed
the requirement of 110 litres per person per day (as set out as the optional
requirement in Part G of the Building Regulations 2010 and the South East
Lincolnshire Local Plan, 2019). The person carrying out the work must inform
the Building Control Body that this duty applies.

Reason: To protect the quality and quantity of water resources available to the
district. This Condition is imposed in accordance with Policy 31 of the South
East Lincolnshire Local Plan, 2019.

Notes:

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

Biodiversity Net Gain
The applicant's attention is drawn to the following Biodiversity Net Gain requirement.

The effect of Paragraph 13 of Schedule 7A of the Town and Country Planning Act
1990 is that planning permission is deemed to have been granted subject to the
"biodiversity gain condition". The effect of this "biodiversity gain condition" is that
development granted by this notice must not begin unless:

(a) aBiodiversity Gain Plan has been submitted to the planning authority, and
(b)  the planning authority has approved the plan, or
(c)  the development is exempt from the biodiversity gain condition.

The planning authority, for the purposes of determining whether to approve a
Biodiversity Gain Plan if one is required in respect of this permission would be South
Holland District Council.

This permission will require the submission and approval of a Biodiversity Gain Plan
and Habitat Management and Monitoring Plan (HMMP before development is

begun). This is over and above the information submitted and considered as part of
this application, and will be required before development is begun, because none of



the statutory exemptions or transitional arrangements listed below are considered to
apply.

For guidance on the contents, in respect of the details that must be submitted and
agreed by the Local Planning Authority, prior to the commencement of the consented
development, please see the GOV.uk website and Planning Practice Guidance.

Statutory exemptions and transitional arrangements

There are statutory exemptions and transitional arrangements which mean that the
biodiversity gain condition does not always apply. These can be found at Paragraph:
003 Reference ID: 74-003-20240214 of the Planning Practice Guidance, which can
be found at https://www.gov.uk/guidance/biodiversity-net-gain.

For clarity, the Local Planning Authority do not consider that any of the exemptions
apply in this case. As such, the development hereby permitted will be subject to the
biodiversity gain condition.

Irreplaceable habitat

If the onsite habitat includes irreplaceable habitat (within the meaning of the
Biodiversity Gain Requirements (Irreplaceable Habitat) Regulations 2024 ) there are
additional requirements for the content and approval of Biodiversity Gain Plans.

For clarity the LPA do not consider that irreplaceable habitats are present at this site.

The Biodiversity Gain Plan must include, in addition to information about steps taken
or to be taken to minimise any adverse effect of the development on the habitat,
information on arrangements for compensation for any impact the development has
on the biodiversity of the irreplaceable habitat.

The planning authority can only approve a Biodiversity Gain Plan if satisfied that the
adverse effect of the development on the biodiversity of the irreplaceable habitat is
minimised and appropriate arrangements have been made for the purpose of
compensating for any impact which do not include the use of biodiversity credits.

Effect of Section 73(2D) of the 1990 Act

Under Section 73(2D) of the Town and Country Planning Act 1990 (as amended)
where

(a)  a biodiversity gain plan was approved in relation to the previous planning
permission ("the earlier biodiversity gain plan"), and

(b)  the conditions subject to which the planning permission is granted:

(i) do not affect the post-development value of the onsite habitat as specified in
the earlier biodiversity gain plan, and



(ii) in the case of planning permission for a development where all or any part of
the onsite habitat is irreplaceable habitat within the meaning of regulations made
under paragraph 18 of

Schedule 7A, do not change the effect of the development on the biodiversity of that
onsite habitat (including any arrangements made to compensate for any such effect)
as specified in the earlier biodiversity gain plan.

- the earlier biodiversity gain plan is regarded as approved for the purposes of
paragraph 13 of Schedule 7A of the Town and Country Planning Act 1990 (as
amended) in relation to the planning permission.

Highways

In accordance with Section 59 of the Highways Act 1980, please be considerate of
causing damage to the existing highway during construction and implement
mitigation measures as necessary. Should extraordinary expenses be incurred by
the Highway Authority in maintaining the highway by reason of damage caused by
construction traffic, the Highway Authority may seek to recover these expenses from
the developer.

All roads within the development hereby permitted must be constructed to an
acceptable engineering standard. Those roads that are to be put forward for
adoption as public highways must be constructed in accordance with the
Lincolnshire County Council Development Road Specification that is current at the
time of construction and the developer will be required to enter into a legal
agreement with the Highway Authority under Section 38 of the Highways Act 1980.
Those roads that are not to be voluntarily put forward for adoption as public
highways, may be subject to action by the Highway Authority under Section 219 (the
Advance Payments code) of the Highways Act 1980. For guidance, please refer to:
https://www.lincolnshire.gov.uk.

The highway improvement works referred to in the above condition are required to
be carried out by means of a legal agreement between the landowner and the
County Council, as the Local Highway Authority.

For further guidance please visit: https://www.lincolnshire.gov.uk/adoptingimproving-
roads- footpath.

Please contact the Lincolnshire County Council Streetworks and Permitting Team on
01522 782070 to discuss any proposed statutory utility connections and any other
works which will be required within the public highway in association with the
development permitted under this Consent. This will enable Lincolnshire County
Council to assist in the coordination and timings of these works.



For further guidance please visit:

Traffic Management - https://www.lincolnshire.gov.uk/traffic-management Licences
and Permits - https://www.lincolnshire.gov.uk/licences-permits.

The existing ground level of the site must not be raised above the ground level of
any surrounding land without further consultation with the Lead Local Flood Authority
and Local Planning Authority, to consider suitable mitigation measures to ensure that
surface water flood risk is not created or increased to land adjacent to the permitted
development.

The approved site layout drawing/s demonstrate a network of edge lanes and
permeable vehicular links which are proposed for adoption as public highway. Please
note that should you decide, post-permission, to keep these streets as privately
owned and maintained then this will require material changes to the layout to
accommodate turning space for refuse vehicles and bin collection points, as refuse
vehicles will not enter private streets.

Background papers:- Planning

Application Working File Lead Contact

Officer
Name and Post: Nick Atkinson, Lead Development Management
Planner (Interim) - BBC
& SHDC
Telephone Number:
Email nick.atkinson@sholland.gov.uk

Appendices attached to
this report: Appendix A
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