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1.0

REASON FOR COMMITTEE CONSIDERATION

1.1

This application was considered at the planning committee meeting on 19 December 2018.
Members resolved that Planning Permission be granted, subject to the applicant entering into a
Section 106 agreement for the provision of 25% on-site affordable housing and financial
contributions towards education and healthcare, and those Conditions listed at Section 9.0 of
the report.

1.2

This decision has not been issued as the S106 is under preparation.

1.3

Recently two further objections have been received that have raised different issues, that were
not previously considered by Members.

1.4

A copy of the previous report is appended.

2.0

PROPOSAL

2.1

Outline application for the development of 2 sites for a residential development of up to 45
dwellings, including the re-alignment of the Mill Drove South to Stonegate Road junction, to
achieve improved visibility splays at the request of Lincolnshire County Highways.

2.2

The proposal is presented as
-An indicative layout indicating the construction of 44 residential units, at a density of between
20-25 dwellings per hectare in accordance with the local surrounding densities (dph)
-A Realigned Junction from Mill Drove South onto Stonegate

-Access from Mill Drove South into the Station Yard and Croft House Nursery
-Open space and landscaping
-25% Affordable housing supply
-An adoptable sustainable surface water drainage scheme
-An adoptable foul water drainage scheme
-Adopted roads and footpaths
3.0

SITE DESCRIPTION

3.1

As previous report.

4.0

RELEVANT PLANNING POLICIES

4.1

The Development Plan
South Holland District Local Plan, July 2006
The Council is in the process of finalising a new Local Plan (the South East Lincolnshire Local
Plan). The new Local Plan has been through its formal Examination process and the final
report from the Planning Inspectorate has now been received. However, the new Local Plan
has yet to be formally adopted. The saved policies in the 2006 Adopted South Holland Local
Plan therefore remain material. However, the new Local Plan is now considered to carry
significant weight in the decision-making process.
HS7 New Housing in the Open Countryside including Other Rural Settlements
SG1 General Sustainable Development
SG2 Distribution of Development
SG3 Settlement Hierarchy
SG4 Development in the Countryside
SG11 Sustainable Urban Drainage Systems (SUDS)
SG12 Sewerage and Development
SG13 Pollution and Contamination
SG14 Design and Layout of New Development
SG15 New Development: Facilities for Road Users, Pedestrians and Cyclists
SG16 Parking Standards in New Development
SG17 Protection of Residential Amenity
SG18 Landscaping of New Development
South East Lincolnshire Local Plan (scheduled to be adopted 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;
Policy 11: Distribution of New Housing;
Policy 17: Providing a Mix of Housing;
Policy 18: Affordable Housing;
Policy 29: The Historic Environment;
Policy 32: Community, Health and Well-being;
Policy 33: Delivering a More Sustainable Transport Network
Policy 36: Vehicle and Cycle Parking.
If regard is to be had to the development plan for the purpose of any determination to be made
under the Planning Acts, Section 38 (6) to the Town and Country Planning Act as amended by
the 2004 Act states that the determination must be made in accordance with the plan unless
material considerations indicate otherwise.
National Guidance
National Planning Policy Framework (NPPF), March 2019
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 12 Achieving well-designed 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)
5.0

RELEVANT PLANNING HISTORY

5.1

No history on the sites relevant to this planning application however there are recent
applications on adjoining land which are of note:
H01-0759-18 68 Stonegate Residential development (3 dwellings) Approved 20-09-18.
H01-0035-17 Land south: Moulton Chapel Road. Proposed residential development of up to 17
dwellings. Approved 17-07-17.
H01-0924-18 Land South: Moulton Chapel Road. Development of 32 affordable dwellings.
Approved 12-02-2019.

6.0

REPRESENTATIONS

6.1

As previous report, plus representations have been received from the local MP and "Freight on
Rail",which are summarised below.

6.2

The Rt Hon Sir John Hayes CBE MP
- Concerned that if permission was granted to build on the track bed that any future proposals to
re-open the line would be impossible.
-A rail line, such as this could offer commuting possibilities to Cambridge and Stansted Airport
from Spalding, along with reducing road traffic and congestion.
- If the application is approved, strongly urge the imposition of conditions to prohibit and
buildings being erected on the trackbed.

6.3

Freight on Rail
Object:
-The development would sever the track bed of the former March to Spalding railway line.
- This former route has potential for freight use and could be a key corridor from Felixstowe,
potentially connecting to Doncaster and even provide a corridor for London Gateway freight
services.
- Campaign for Better Transport issues a report in Feb 2019 called "The Case for expanding the
rail network" which identifies 33 priority reopenings, including the Wisbech - March- Cambridge
connection.
- The severing of the rail alignment would be short sighted and detrimental to a strategic local,
regional and national transport corridor for further use.
- Would be contrary to chapter 9 of the NPPF, paras 103 and 104 c.
- The safeguarding would be in keeping within SELLP Inspector's report, Jan 2019.
Rail freight has significant socio-economic benefits as stated in the DfT Freight Strategy of Sept
2016, P6.
- If permission is granted, urge conditions to prohibit any buildings being erected on the track
bed so that the alignment could be used in the future.

6.4

Officer Note - For ease. the paragraphs of the NPPF quoted above are set out below:

103. The planning system should actively manage patterns of growth in support of these
objectives. Significant development should be focused on locations which are or can be made
sustainable, through limiting the need to travel and offering a genuine choice of transport
modes. This can help to reduce congestion and emissions, and improve air quality and public
health. However, opportunities to maximise sustainable transport solutions will vary between
urban and rural areas, and this should be taken into account in both plan-making and decisionmaking.
104. Planning policies should:

.c) identify and protect, where there is robust evidence, sites and routes which could be critical
in developing infrastructure to widen transport choice and realise opportunities for large scale
development
7.0

MATERIAL CONSIDERATIONS

7.1

The main issues in this case are:
- Principle of the use of the land and 5 Year Housing Supply, given the location of the site
partially within open countryside and the loss of Employment Land
- Highways and parking issues, in particular the highway alterations required
- Comprehensive Development
- Flood Risk
- Density of scheme in comparison to established development in the area
- Archaeology and the Historic use of the land
- S106 Contributions for housing, education and the requirements of the NHS
- The impact of the development on the wider rail network and aims of the NPPF

7.2

Principle of the use of the land and 5 Year Housing Supply

7.3

Croft House Nursery is outside the settlement boundary of Cowbit, and The Former Station
Yard is within the defined settlement boundary.

7.4

As indicated in the National Planning Policy Framework, 2019, planning law requires that
applications for planning permission be determined in accordance with the development plan,
unless material considerations indicate otherwise.

7.5

The site is located partially within the Cowbit Development Boundary as defined in the South
Holland Local Plan, 2006 and also the South East Lincolnshire Local Plan 2011-2036
(Publication Version March 2017), and partially within open countryside. Policy HS7 of the
SHLP indicates that new residential development is normally only allowed in locations within
open countryside if it is proven essential to meet the needs of rural workers, or the proposal is
for small scale rural exception affordable housing that complies with Local Plan Policy HS9. The
proposal is not required to meet the essential needs of an agricultural or other rural worker,
however the application site as a whole when developed as a comprehensive development,
including the road works, would deliver 25% affordable housing.

7.6

Housing policies within the South Holland Local Plan are out of date and the Authority does not
currently have a 5 year supply of deliverable housing land. In accordance with advice within
paragraphs 10 and 11 of the Framework, where policies for determining an application are
outof-date, there is a presumption in favour of sustainable development and planning
permission should be granted, unless any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the policies in the Framework. The
three mutually dependent dimensions to sustainable development are social, economic and
environmental.

7.7

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

7.8

The proposal would result in the loss of underused employment premises at Croft House
Nursery. However, it is considered that the use of this land for housing would be an acceptable
use on balance, given that the buildings on the site are largely outworn and the site is and has
been underused for a
number of years, as the main base of operation for the land owners is situated at Holbeach St
John's.

7.9

A Social Role - The site adjoins the existing built-up area of Cowbit. The proposal is deliverable
and would make a contribution to the supply of housing required to meet the needs of present
and future generations. Also, the site is accessible to existing services and facilities within
Cowbit.

7.10

An Environmental Role - The site is a brownfield site straddling the development boundary of
Cowbit and planning permission has recently been granted for adjoining land, some of which is
further from the village, for housing development. The existing land parcels adjoin residential
property has been abandoned or underused for some years . The proposed dwellings would
replace existing commercial buildings upon the Croft House Nursery element of the site which
are of utilitarian appearance.

7.11

The disused good shed on the former station yard is not a listed building but its retention and
reuse would be of benefit to the character of the area, and would refer back to the former use of
the land, as well as complementing other railway building that have been reused in the area.
The building is not however considered to be worthy of listing in its own right.

7.12

Taking these matters into account, it is considered that the proposal would not materially harm
the existing character/appearance of the locality and would constitute an enhancement from an
environmental point of view.

7.13

Highways and Parking

7.14

The scheme includes the highway land that would be required for the improvements and
realignment of Mill Drove South. This junction is substandard and has very limited sight lines in
either direction at present. The improvement works have been designed in conjunction with the
LCC Highway Team, and would provide a safe access point for vehicles and pedestrians.

7.15

It is crucial that these highway works are undertaken as part of this development as a
comprehensive scheme, as without the highway improvements these development proposals
would not be acceptable, due to the inadequacy of this junction at present. For this reason a
S106/condition is considered to be appropriate.

7.16

Comprehensive Development

7.17

Due to the importance of the highways improvement works it is considered that this
development should be developed in full, albeit in phases, so that the comprehensive
development is provided, rather than a piecemeal development that does not deliver the
improvements and realignment of Mill Drove South.

7.18

For this reason the conditions relating to the formation of the access arrangements prior to
occupation, as set out below, are recommended. The Council's Legal Services Team have
considered the conditions and conclude that they are adequate.

7.19

Flood Risk

7.20

As part of the site is located within Flood Zone 3, consideration is to be given to safety, and the
sequential test is to be applied. The NPPF requires the application of the Sequential Test to
steer new development to areas with the lowest probability of flooding. 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.

7.21

The South East Lincolnshire Strategic Flood Risk Assessment (March 2017) is the basis for
applying the Sequential Test. This concludes that the vast majority of South Holland District is in
Flood Zones 2 and 3. Therefore, consistent with wider sustainability objectives, it is not
realistically possible to direct all development to zones with a lower probability of flooding. As
such, the document outlines a methodology whereby the SFRA hazard and depth maps (in that
order) are to be utilised when determining flood risk and applying the sequential test. Using this
methodology it is possible to use the information to steer development towards the areas of
lower flood risks as advised within Section 14 of the NPPF.

7.22

The site is partially located within Environment Agency Flood Zone 3 and the South East
Lincolnshire Strategic Flood Risk Assessment (March 2017) identifies part of the site as danger
for some and danger for most. The eastern part is mostly no hazard. In terms of depth, it is up

to 1m at the north of the land to the west of Mill Drove, but it is mostly 0.5m or less across the
rest.
7.23

The emerging South East Lincolnshire Local Plan has identified sequentially preferable sites in
terms of flood risk that are capable of meeting the identified housing targets for individual
settlements. However, given the Council's lack of a 5-year housing land supply, it is argued that
it can not currently be demonstrated that there are sufficient reasonably available sites for
housing that are sequentially preferable in flood risk terms across the district. As such, one
could argue that, should the site be acceptable in all other regards, and if the Exceptions Test is
successfully passed, that the site is acceptable in flood risk terms, notwithstanding the fact that
there are sequentially preferable sites in the emerging Local Plan.

7.24

In order for the Exceptions Test to be passed, it must be demonstrated that the proposed
development will provide wider sustainability benefits to the community that outweigh flood risk,
and that it will be safe for its lifetime, without increasing flood risk elsewhere and where possible
reduce flood risk overall.

7.25

It is accepted that the development would provide some wider sustainability benefits to the
community through its ability to help meet the housing need (including affordable housing), and
other benefits including generating employment during the construction period, the provision of
public open space and its proximity to a range of services and facilities.

7.26

The level of the eastern site is between 2.50m and 2.70m OD, and the level of Moulton Chapel
Road south of this site is 3.00m OD. The Environment Agency have reviewed the submitted
Flood Risk Assessment and have no objections subject to development being carried out in
accordance with its recommendations. In terms of making the development safe, this would
result in finished floor levels being set at 2.7m OD with demountable defences to 600mm above
finished floor levels. This would be sufficient to mitigate against flood risk.

7.27

Given the above, it is considered reasonable to conclude that the Exceptions Test can be
passed in this instance.

7.28

Objection has been raised regarding the capacity of drainage for the site. The County Council
as Lead Local Flood Authority, Internal Drainage Board and the Environment Agency have
considered this application and raise no objection subject to conditions regarding the Flood Risk
Assessment and foul water drainage. Anglian Water's Planning & Equivalence Team are aware
of the proposal and have raised no issues.

7.29

Density of scheme

7.30

The density of the development is proposed to be in the region of 20 to 25 dwellings per
hectare. This accords with the form of existing development in the area, which is mixed in
character, and the densities seen on adjacent developments recently approved.
It is considered that the indicative plan is able to demonstrate that up to 45 dwellings could be
accommodated on these sites, however the layout and form of development is not tied to this
layout and would be considered formally at the reserved matters stage.

7.31

Archaeology and the Historic use of the land

7.32

The Station Yard site has historic interest and the 19th century goods shed forms part of the
historic Cowbit station complex. This complex remains relatively well-preserved and gives this
part of the village a distinct character. Although not listed, the good shed would form part of the
character of a development if the building were retained and converted as part of this residential
scheme, however as the building is not listed it is not possible to ensure its retention except via
agreement with the developer.

7.33

The views of the LCC Archaeology Unit are set out above, and conditions are recommended for
both underground and overground study.

7.34

Developer Contributions via S106 legal agreement

7.35

This outline proposal included 25% affordable housing in accordance with the Council's
emerging policies. The nature of the mix and the siting of the affordable dwellings would be
discussed in detail a the reserved matters stage, however the S106 would secure the provision.

7.36

The LCC Education service request towards Weston Hills Primary School rather than Cowbit
Primary School as the latter cannot be expanded owing to site restrictions at the Cowbit school.
The level of contribution sought in this case is in line with the table above, and would result in a
contribution of £101,487.

7.37

The NHS seek a contribution of £27,700 to be used to co-ordinate primary and community
services.

7.38

The applicant has agreed to these contributions.

7.39

Cowbit Parish Council has requested that the Committee consider imposing a sum per dwelling
for traffic calming and lack of infrastructure, however this is not part of any planned or costed
improvement scheme with LCC Highways, and cannot be justified at this time.

7.40

The impact of the development on the wider rail network and aims of the NPPF

7.41

It is the intention of National planning guidance and the local planning framework to assist in
delivering more sustainable methods of transport including passenger and rail freight.

7.42

In particular Para 104c of the NPPF (2019) set out that planning policies should identify and
protect, where there is robust evidence, sites and routes which could be critical in developing
infrastructure to widen transport choice and realise opportunities for large scale development

7.43

Emerging Policy 33: Delivering a More Sustainable Transport Network sets out that the
Councils will "work with partners to make the best use of, and seek improvements to, existing
transport infrastructure and services within, and connecting to South East Lincolnshire, having
considered first solutions that are based on better promotion and management of the existing
network and the provision of sustainable forms of travel."

7.44

With specific regard to the rail-based transport network, the policy clarifies that Councils will
work with Network Rail, train operators and community rail partnerships to:
1. improve inter and sub-regional links to neighbouring centres by ensuring that the area is
served by high-quality rail transport links;
2. enhance connectivity between other forms of sustainable travel and the rail network by
providing improved interchange facilities; and
3. investigate the potential to improve connectivity to Spalding railway station;
4. seek to secure improved rail services as part of the new East Midlands franchise due to
commence in October 2018. "

7.45

There are objections as set out above that wish to see the application refused as it would
provide development over the old trackbed of the March - Spalding railway line which
organisations and individuals wish to see re-opened. However, as there do not seem to be any
clear proposals, consents or a capital program of works in place to achieve this, it is not
considered that at present there is a sufficient base of evidence to support a reason for refusal
based upon future intentions.

7.46

Further, the emerging local plan does not have a line of protection or safeguarding corridor for
the former rail line, as there are no firm proposals to reopen the line.

7.47

Conclusion

7.48

The proposed scheme straddles the boundary of the settlement, and would lead to the loss of
employment land, however the development of the site would be a significant contribution to the

development of housing in the District. Given the lack of a 5-year land supply the development
is considered on balance to prove a level of gain to Cowbit; the delivery of housing and the
highway improvements, that outweigh the location of part of the site in open countryside, and
the loss of outworn employment land.
7.49

Section 106 Agreement is required to deliver the 25% affordable housing and other
contributions to the NHS and to Education. Thus the recommendation is to approve subject to
the completion of a S106.

7.50

Provided the development is delivered in total, and adheres to the conditions set out below, the
proposal is considered to be acceptable.

8.0

RECOMMENDATIONS

8.1

Authorised to Grant Permission subject to the applicant entering into a Section 106 agreement
for the provision of 25% on-site affordable housing and financial contributions towards
education and healthcare, as previously agreed by the planning committee in December 2018,
and those Conditions listed at Section 9.0 of this report.

9.0

CONDITIONS

1.

Application for approval of reserved matters must be made not later than three years beginning
with the date of this permission, and the development must be begun before the expiration of
two years from the final approval of reserved matters or in the case of approval on different
dates, the final approval of the last such matter to be approved.
Reason: As required by Section 92 of the Town and Country Planning Act 1990 as amended by
the Planning and Compulsory Purchase Act 2004.

2.

The development hereby permitted shall be carried out in accordance with the following
approved plans:
Application Form
Email of agent of 20 November 2018 12:42 (inclusion of Access as a Matter to consider at
Outline)
Planning Statement 3338-TD-COW-XX-RPT-AR-0001 July 2018
Site Location Plan 3338-TD-COW-XX-DRG-AR-0001-P0
PROPOSED MILL DROVE SOUTH TO STONEGATE JUNCTION 3338-TD-DRU-XX-DRG-CI0003
Indicative Site Layout 3338-TD-COW-XX-DRG-AR-0002-P0
Flood Risk Assessment SM Hemmings
Drainage Strategy by SM Hemmings received 28 Aug 2018
Archaeological Desk-Based Assessment. October 2018 APS Report 62/18
Ecological Survey TCW/FE/7222018
Nocturnal Bat Survey TWC/FE/7226018
Reason: For the avoidance of doubt and in the interests of proper planning.

3.

The following matters are reserved for subsequent approval by the Local Planning Authority and
no development to which these matters relate shall be carried out until these matters have been
approved, viz:
i) detailed drawings of the estate layout to a scale of not less than 1:500 and including road and
plot layouts;
ii) detailed drawings to a scale of not less than 1:100 showing the siting, design and external
appearance of each building, including a schedule of the materials to be used for external walls
and roof;
iii) the siting and design of any vehicular access to a highway or estate road;
iv) the means of foul and surface water disposal;
v) details of landscaping and tree planting.
vi) the existing and proposed site levels and floor levels of the buildings and hard surfaced
areas.
Reason: The application was submitted in outline only and the above details are required to
enable the Local Planning Authority to assess the detailed design, scale, appearance and
layout of the development as well as ensure that appropriate access and services are provided
to serve the development.
This Condition is imposed in accordance with Policies SG12, SG13, SG14 and SG18 of the
South Holland Local Plan, 2006 and national guidance contained in Section 14 of the National
Planning Policy Framework, 2019.

4.

When Application is made for Reserved Matters approval, a programme for the phasing of the
development shall be submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved programme.
Reason: In order to ensure that the development is comprehensively implemented and does not
result in a reduction in highway and pedestrian safety during the construction period and in to
the future. This is in accordance with Policies SG14 and SG15 of the South Holland Local Plan,
2006.

5.

No part of the development hereby permitted, that shall have a frontage to Mill Drove South
and/or shall be accessed directly from Mill Drove South, shall be commenced before the
junction of Mill Drove South with Stonegate has been improved in accordance with detailed
engineering drawings that shall first be submitted to and approved in writing by the Local
Planning Authority.
Reason; To ensure the provision of safe and suitable pedestrian access. This Condition is
imposed in accordance with Policies SG14 and SG17 of the South Holland Local Plan, 2006.

6.

When Application is made for Reserved Matters approval, the submitted details shall show the
provision of a 1.8 metre wide frontage footway to serve all dwellings that have access onto
Moulton Chapel Road. The footway, as approved, shall be completed to binder course level up
to each dwelling prior to the occupation of that dwelling and shall be completed to surface
course level within three months of completion of the final property, hereby permitted, that has
its access from Moulton Chapel Road.
Reason; To ensure the provision of safe and suitable pedestrian access. This Condition is
imposed in accordance with Policies SG14 and SG17 of the South Holland Local Plan, 2006.

7.

A detailed scheme of construction management to minimise disturbance during the construction
process through noise, dust, vibration and smoke shall be submitted to and approved in writing
by the Local Planning Authority before the development commences and the construction
process shall be carried out in accordance with the scheme so approved. It shall also include a
method statement, detailing how construction traffic, site personnel vehicles, materials
deliveries and site accommodation will be managed to safeguard highway safety, free passage
and residential amenity along Mill Drove South and Stonegate.
Reason: In the interests of the amenity of local residents. This issue is integral to the
development and therefore full details need to be finalised prior to the commencement of works.
This Condition is imposed in accordance with Policies SG14 and SG17 of the South Holland
Local Plan, 2006.

8.

No development shall take place until a written scheme of archaeological investigation of the
land East of Mill Drove South has been submitted to and approved in writing by the Local
Planning Authority. This scheme should include the following and should be in accordance with
the archaeological brief supplied by the Lincolnshire County Council Historic Environment
advisor on behalf of the Local Planning Authority:
1. An assessment of significance and proposed mitigation strategy (i.e. preservation by record,
preservation in situ or a mix of these elements).
2. A methodology and timetable of site investigation and recording
3. Provision for site analysis
4. Provision for publication and dissemination of analysis and records
5. Provision for archive deposition
6. Nomination of a competent person/organisation to undertake the work
7. The scheme to be in accordance with the Lincolnshire Archaeological Handbook.
The archaeological site work shall only be undertaken in accordance with the approved written
scheme.
Reason: To ensure the preparation and implementation of an appropriate scheme of
archaeological mitigation in accordance with national guidance contained in Section 16 of the
National Planning Policy Framework, 2019. This issue is integral to the development and
therefore full details need to be finalised prior to the commencement of works.

9.

No demolition or development shall take place on the site West of Mill Drove South until a
written scheme of archaeological investigation for building recording of the Goods Shed has
been submitted to and approved by the Local Planning Authority.
The scheme should also include the following:
1. An assessment of significance and proposed mitigation strategy (i.e. preservation by record,
preservation in situ or a mix of these elements).
2. A methodology and timetable of site investigation and recording
3. Provision for site analysis
4. Provision for publication and dissemination of analysis and records
5. Provision for archive deposition
6. Nomination of a competent person/organisation to undertake the work
7. The scheme to be in accordance with the Lincolnshire Archaeological Handbook.
The archaeological site work must be undertaken only in full accordance with the approved
written scheme.
The applicant shall notify the Local Planning Authority of the intention to commence at least
fourteen days before the start of archaeological work in order to facilitate adequate monitoring
arrangements. No variation shall take place without prior consent of the Local Planning
Authority.
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, 2019.

10.

The applicant shall notify the Lincolnshire County Council Historic Environment Department in
writing of the intention to commence development of East of Mill Drove South at least fourteen
days before the start of archaeological work required in connection with Condition 8 above in
order to facilitate adequate monitoring arrangements.
Reason: To ensure satisfactory archaeological investigation and retrieval of archaeological finds
in accordance with national guidance contained in Section 16 of the National Planning Policy
Framework, 2019.

11.

A copy of the final report required in connection with Condition 8 above shall be submitted
within three months of the work being carried out to the Local Planning Authority and the
Lincolnshire Historic Environment Record. The material and paper archive required as part of
the written scheme of investigation shall be deposited with an appropriate archive in
accordance with guidelines published in The Lincolnshire Archaeological Handbook.
Reason: To ensure satisfactory arrangements are made for the recording of possible
archaeological remains in accordance with national guidance contained in Section 16 of the
National Planning Policy Framework, 2019.

12.

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

13.

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

14.

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

15.

Advise that the developer should work with the local planning authority to consider all options
for the conversion and continued preservation of the goods shed as part of the designs for the
development submitted at reserved matters. This is because of its significance as a nondesignated heritage asset reflecting an important stage in South Holland's history of exporting
agricultural produce, and its contribution to the group value of surviving converted railway
buildings that give this part of Cowbit its distinctive sense of place.

16.

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

17.

Your attention is drawn to the existence of an agreement under Section 278 of the Highways
Act in respect of this development.

18.

The Council is in the process of finalising a new Local Plan (the South East Lincolnshire Local
Plan). The new Local Plan has been through its formal Examination process and the final
report from the Planning Inspectorate has now been received. However, the new Local Plan
has yet to be formally adopted. The saved policies in the 2006 Adopted South Holland Local
Plan therefore remain material. However, the new Local Plan is now considered to carry
significant weight in the decision-making process.

Background papers:- Planning Application Working File
Lead Contact Officer
Name and Post:
Telephone Number:
Email

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

Appendices attached to this report:
Appendix A
Plan A
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