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APPLICATION NO PA/2016/1301 

APPLICANT Mrs Joan Lacey, Mrs Freda Crew & Mrs Alison Lacey 
 

DEVELOPMENT Outline planning permission for the erection of five dwellings 
and associated garages with all matters reserved for 
subsequent approval 

LOCATION Bowling Green, Station Road, Kirton in Lindsey, DN21 4BB 

PARISH Kirton in Lindsey 

WARD Ridge 

CASE OFFICER Andrew Law 

SUMMARY 

RECOMMENDATION 

Grant permission subject to conditions 

REASONS FOR 

REFERENCE TO 

COMMITTEE 

Objection by Kirton in Lindsey Town Council 

POLICIES 

National Planning Policy Framework: Paragraph 14 states that at the heart of the 
National Planning Policy Framework is a presumption in favour of sustainable 
development, which should be seen as a golden thread running through both plan-making 
and decision-taking. 

Paragraph 19 states that significant weight should be placed on the need to support 
economic growth through the planning system. 

Paragraph 49 states that housing applications should be considered in the context of the 
presumption in favour of sustainable development. 

Paragraph 55 states that to promote sustainable development in rural areas, housing 
should be located where it will enhance or maintain the vitality of rural communities. For 
example, where there are groups of smaller settlements, development in one village may 
support services in a village nearby. 

Paragraph 56 states that good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making places better for 
people. 

Paragraph 60 states that planning policies and decisions should not attempt to impose 
architectural styles or particular tastes and they should not stifle innovation, originality or 
initiative through unsubstantiated requirements to conform to certain development forms or 
style. It is, however, proper to seek to promote or reinforce local distinctiveness. 

Paragraph 64 states that permission should be refused for development of poor design that 
fails to take the opportunities available for improving the character and quality of an area 
and the way it functions. 
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North Lincolnshire Local Plan: 

Policy H5 (New Housing Development) 

Policy H7 (Backland and Tandem Development) 

Policy H8 (Housing Design and Housing Mix) 

Policy DS1 (General Requirements) 

Policy DS3 (Planning Out Crime) 

Policy DS14 (Foul Sewage and Surface Water Drainage) 

North Lincolnshire Core Strategy: 

Policy CS1 (Spatial Strategy for North Lincolnshire) 

Policy CS2 (Delivering More Sustainable Development) 

Policy CS3 (Development Limits) 

Policy CS5 (Delivering Quality Design in North Lincolnshire) 

Policy CS7 (Overall Housing Provision) 

Policy CS8 (Spatial Distribution of Housing Sites) 

CONSULTATIONS 

Highways: No objection subject to conditions. 

Environmental Health: No objection subject to conditions. 

Drainage Team: No objection subject to conditions. 

Severn Trent Water Ltd: No objection subject to conditions. 

TOWN COUNCIL 

Object to the development on the following grounds: 

 concerns over the amount of traffic joining Station Road; access from Windmill 
plantation to the rear is much more suitable 

 concerns regarding tandem development 

 concerns regarding the bin collection point arrangements, and 

 the potential for existing dwellings to be overlooked. 
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PUBLICITY 

Neighbouring properties have been notified by letter. Letters of objection have been 
received on the following grounds: 

 Overlooking from the dwellings would result in loss of privacy for neighbouring 
properties. 

 The boundary fence is only post and wire mesh and as such there would be no privacy 
for existing gardens if the dwellings are developed. 

 The construction of five dwellings to the rear of existing dwellings would result in noise 
and disturbance for existing residents. 

 If the development is sold off as individual plots it could take years to build out. 

 There is a history of surface water flooding in the area and the proposed development 
could result in further flooding. 

 The development is unnecessary as they are still building dwellings on the adjacent site 
(Windmill Plantation). 

 The infrastructure in Kirton is not currently sufficient to cater for existing dwellings, 
further dwellings will put more pressure on the limited facilities; 

 The development will result in at least 10 more cars pulling out onto Station Road. 

 Will there be a condition preventing access for dustbin lorries, if so where will people 
place their bins for collection? 

 The development would ruin the rural setting of the area. 

 A previous application to develop the site was refused on the grounds that it was 
outside the development boundary; what has changed? 

 The development will not provide local jobs as stated and any employment will only be 
temporary. 

One letter of support has been received on the grounds that this size of development is 
suitable for Kirton in Lindsey. 

ASSESSMENT 

The application site is a piece of land which forms part of the rear gardens of 14-16 Station 
Road, Kirton in Lindsey and also the former bowling green. The site slopes gently from 
front to back (west to east) with a difference of approximately 4 metres from front to rear. 
Access to the site is via an existing access which serves 14 Station Road and has also 
historically provided access to the bowling green. The application site is bounded by 
residential properties to the south-east and west and land to the north of the site is 
currently allocated for residential development of up to 60 properties (KIRH2) as part of the 
Housing and Employment Land Allocations Development Plan Document (DPD). The site 
itself, including the former bowling green, is currently laid to lawn and the access track is 
made up of a mix of hardstanding and grassed area. There are a number of domestic 
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outbuildings within the site at present. There are several trees to the northern boundary of 
the site and conifer and beech hedging along the western boundary; there is sporadic 
planting of small trees to other boundaries but these are not substantial. Surrounding 
properties exhibit a range of different designs and building materials.  

This application seeks outline planning permission with all matters reserved for the erection 
of five dwellings on the site, including alterations to the existing access. Although this is an 
outline application and as such no details of the dwellings have been proposed, the 
applicants envisage that the dwellings will provide a mixed tenure of properties with three, 
four and possibly five-bedroom detached dwellings built over two storeys with attached or 
detached garages. 

The key issues in the determination of this application are: 

 whether residential development of the site is acceptable in principle; 

 whether the development would have an adverse impact on the character of the 

area; 

 whether the proposal would be harmful to the amenity of neighbouring dwellings; 

and  

 whether the proposal would be harmful to highway safety in the area. 

Principle 

The application site was previously located outside the defined development limit for the 
market town of Kirton in Lindsey; however, following the adoption of the Housing and 
Employment Land Allocations DPD earlier this year the site now lies within the 
development limit where development is considered to be acceptable in principle. This site 
is in a sustainable location, within easy walking and cycling distance of a range of local 
services and facilities. For these reasons it is considered that the proposal accords with the 
principles of sustainable development as set out within the policies of the local plan, Core 
Strategy and the National Planning Policy Framework on delivering residential development 
in appropriate locations. Therefore it is considered that residential development of the site 
is acceptable in principle. 

The town council has raised a concern that the development would constitute tandem 
development and as such would be contrary to local planning policy. The proposed 
development would see dwellings standing directly to the rear of existing properties and as 
such is a form of backland and tandem development. Policy H7 of the North Lincolnshire 
Local Plan sets out the council‟s approach to backland and tandem development. This 
policy is supportive of tandem development provided that there is no adverse effect on the 
amenities of neighbouring properties as a result of overlooking, loss of amenity area or 
nuisance from vehicle movements. Policy H7 also requires that the development does not 
affect the general quality and character of the area by unacceptably increasing the density 
of development, resulting in the loss of important features or leading to an unacceptable 
proliferation of vehicular accesses to the detriment of the street scene. Therefore, provided 
that there is no unacceptable impact with regard to the character of the area and the 
amenity of neighbouring properties, policy H7 supports tandem development; these issues 
are assessed in detail below. 
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Character 

The application site is located in a predominantly residential area directly adjacent to 
existing dwellings and a large site which is currently allocated for residential development. 
Surrounding developments exhibit a mix of different dwelling type, design and materials 
and there are examples of backland and tandem development adjacent to the site to the 
south. This application seeks outline planning permission and as such the scale, design 
and appearance of the dwellings is reserved for subsequent approval. However, the 
proposed development of five dwellings on the site would be consistent with the existing 
development pattern in the area and the density of surrounding developments. The 
application site is of an appropriate size and the development will not appear cramped; nor 
will it significantly increase the density of development in the area. The site is currently 
grassed and there are no important natural or man-made features on the site which will be 
lost as a result of the development. Furthermore, the development will result in no new 
vehicular access points exiting onto Station Road which would result in an unacceptable 
proliferation of vehicle accesses to the detriment of the street scene. On this basis it is 
considered that, subject to an acceptable design being agreed at reserved matters stage, 
the proposed development will have no unacceptable impact on the character or 
appearance of the area. 

Amenity 

Whilst this application is for outline permission only and the layout of the development has 
been reserved for subsequent approval, the applicant has provided an indicative layout 
plan which shows that good separation distances can be achieved between the proposed 
dwellings and all adjacent properties. These separation distances, along with existing 
screening along the side boundaries, will prevent any unacceptable loss of light or 
overbearing impact to neighbouring properties as a result of the development. 

The design of the dwellings and the position of windows is not known at this stage and will 
be agreed at the reserved matters stage. However, it is considered that, due to the size of 
the site, the separation distance to neighbouring properties and the potential for further 
landscaping, the dwellings could easily be sited and designed to avoid overlooking of 
neighbouring properties. It is proposed to replace the existing wire mesh boundary fencing 
with new 1.8 metre close-boarded fencing which will further protect the privacy of 
neighbouring properties. 

14 and 16 Station Road have very large rear gardens and the development of the 
application site would not have a significant impact on the amenity of these properties due 
to the loss of garden space; the dwellings will still be served by sufficient private amenity 
space. 

The access to the site is located between 12 and 14 Station Road, but there is good 
separation distance between the access and these dwellings. Furthermore, it is proposed 
to install new 1.8 metre high acoustic fencing along the access to screen it from the 
adjacent dwellings. For these reasons it is considered that the development will not result in 
unacceptable noise and disturbance as a result of vehicles entering or exiting the site. It 
should also be noted that the access was previously used by the former bowling green 
which forms part of the application site and this use would have generated significant 
vehicle movements. 
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Neighbouring properties have raised concerns that the development will result in noise and 
disturbance as a result of introducing a residential use to the rear of existing properties 
where none exists at present. The surrounding area is residential in nature and the land to 
the north of the site is allocated for further residential development. The proposed 
residential use is in keeping with the area and is not a particularly intrusive use that would 
result in loss of amenity. 

For these reasons it is considered that the proposed development will not result in 
unacceptable loss of amenity to neighbouring properties. 

Highway safety 

The proposed development makes use of an existing access from Station Road and enters 
the highway within a 30 mph speed restriction, with good visibility in either direction. The 
council‟s Highways department has commented on the application and has raised no 
objection to the proposal subject to conditions. The existing access previously served the 
former bowling green that forms part of the site and as such catered for a level of vehicular 
traffic; the proposed development of five dwellings is relatively small in scale and this 
development is unlikely to generate significant additional vehicle movements to the 
detriment of highway safety. Furthermore, each dwelling will be provided with off-street 
parking and turning spaces, the layout of which will be agreed at the reserved matters 
stage. Subject to the conditions recommended by the Highways department it is considered 
that the access to the site is acceptable and that the proposed development will not have 
an unacceptable impact on highway safety in the area. 

Other concerns have been raised that bin lorries will not be able to enter the site. The 
design of the scheme acknowledges this fact and as such there is a designated bin 
collection point provided close to Station Road. The council‟s Highways officers have raised 
no objections to the proposed bin collection point which will prevent the need for bin lorries 
to enter the site. 

Drainage 

Concerns have been raised that the area surrounding the site is prone to surface water 
flooding and that the proposed development would exacerbate this issue. Both the 
drainage body for the area, Severn Trent Water, and the council‟s drainage team have 
commented on the application and neither of these consultees have raised objections to 
the development subject to conditions which will secure an acceptable drainage scheme. It 
is considered that it will be possible to design an acceptable drainage scheme for this site 
which would mitigate the impact of the development and protect against additional surface 
water flooding. Therefore, subject to the recommended conditions, the proposed 
development will not have an unacceptable impact with regard to drainage and will not 
increase the flood risk to the site or adjacent land. 

Other matters 

The council‟s Environmental Health department has been consulted on the application and 
has requested conditions relating to land contamination and construction hours. The 
reasons for these requested conditions is that the proposed use (residential) is a sensitive 
end use which is vulnerable to contamination and that the site is surrounded by residential 
development which would be vulnerable to noise and disturbance from construction 
operations if they were undertaken at unsocial hours. 
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It is considered that a condition restricting the construction hours is merited due to the 
backland location of the site and the proximity of the site to adjacent neighbouring 
properties. However, as the site has previously been used as rear garden and a bowling 
green and there is no record of any contaminative use on the site or adjacent land, it is 
considered that the requested contaminated land condition is unnecessary and overly 
onerous. A standard condition dealing with any unexpected contamination found during 
construction is considered to be sufficient to protect against land contamination in this 
instance. 

Conclusion 

This application seeks outline planning permission with all matters reserved for subsequent 
approval and for the reasons outlined above it is considered that residential development of 
the site is acceptable in principle. Whilst the detailed layout of the development, scale and 
design of the properties and access and landscaping arrangements will be agreed at the 
reserved matters stage, the indicative details provided demonstrate that five dwellings 
could be developed on the site without unacceptable impact on the character and 
appearance of the area, the amenity of neighbouring properties or highway safety. For 
these reasons the proposal is acceptable and this application should be supported. 

RECOMMENDATION Grant permission subject to the following conditions: 

1. 
Approval of the details of the layout, scale, and appearance of the building(s), the means of 
access thereto and the landscaping of the site (hereinafter called 'the reserved matters') 
shall be obtained from the local planning authority in writing before any development is 
commenced. 
 
Reason  
The application has been made under Article 5(1) of the Town & Country Planning 
(Development Management Procedure) (England) Order 2015. 
 
2. 
Plans and particulars of the reserved matters referred to in condition 1 above, relating to 
the layout, scale, and appearance of any buildings to be erected, the means of access to 
the site and the landscaping of the site, shall be submitted in writing to the local planning 
authority and shall be carried out as approved. 
 
Reason  
The application has been made under Article 5(1) of the Town & Country Planning 
(Development Management Procedure) (England) Order 2015. 
 
3. 
Application for approval of the reserved matters shall be made to the local planning 
authority before the expiration of three years from the date of this permission. 
 
Reason  
To comply with the provisions of Section 92 of the Town and Country Planning Act 1990. 
 



Planning Committee 16 November 2016 Page 78 

4. 
The development hereby permitted shall be begun either before the expiration of five years 
from the date of this permission, or before the expiration of two years from the date of 
approval of the last of the reserved matters to be approved, whichever is the later. 
 
Reason  
To comply with the provisions of Section 92 of the Town and Country Planning Act 1990. 
 
5. 
No development shall take place until details have been submitted to and approved in 
writing by the local planning authority of the make, type and colour of all external facing 
materials for the development and only the approved materials shall be used. 
 
Reason  
To ensure that the building is in keeping with its surroundings in the interests of visual 
amenity, in accordance with policy DS1 of the North Lincolnshire Local Plan. 
 
6. 
The proposed development shall be carried out in accordance with amended drawing 
number RDS 11211/03 D. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
7. 
No development shall take place until details showing an effective method of preventing 
surface water run-off from hard paved areas within the site onto the highway have been 
submitted to and approved in writing by the local planning authority. These facilities shall be 
implemented prior to the access and parking facilities being brought into use. 
 
Reason  
In the interests of highway safety and to comply with policy T19 of the North Lincolnshire 
Local Plan. 
 
8. 
No dwelling on the site shall be occupied until the vehicular access to it and the vehicle 
parking and turning space serving it have been completed and, once provided, the vehicle 
parking and manoeuvring space shall be retained. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
9. 
No development shall begin until details of the private driveway, including construction, 
drainage and lighting arrangements, have been agreed in writing with the local planning 
authority and no dwelling on the site shall be occupied until the private driveway has been 
constructed in accordance with the approved details. Once constructed the private 
driveway shall be retained. 
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Reason 
In the interests of highway safety and to comply with policy T19 of the North Lincolnshire 
Local Plan. 
 
10. 
No development shall take place until a strategy for the management of surface water 
drainage, that includes the implementation of SuDS and their adoption and maintenance 
arrangements, has been submitted to and agreed in writing by the local planning authority. 
 
Reason  
To prevent the increased risk of flooding to themselves and others, to improve and protect 
water quality, and to ensure the implementation and future adoption and maintenance of 
the sustainable drainage structures in accordance with policy DS16 of the North 
Lincolnshire Local Plan and policies CS18 and CS19 of the Core Strategy. 
 
11. 
The drainage scheme shall be implemented in accordance with the approved details 
required by condition 10 above and shall be completed prior to the occupation of any 
dwelling or building within each phase or sub-phase of the development on site and 
thereafter retained and maintained in accordance with the scheme for the life of the 
development unless otherwise agreed in writing with the local planning authority. 
 
Reason  
To prevent the increased risk of flooding to themselves and others, to improve and protect 
water quality, and to ensure the implementation and future adoption and maintenance of 
the sustainable drainage structures in accordance with policy DS16 of the North 
Lincolnshire Local Plan and policies CS18 and CS19 of the Core Strategy. 
 
12. 
The development hereby permitted shall not commence until drainage plans for the 
disposal of foul sewage have been submitted to and approved in writing by the local 
planning authority. The scheme shall be 
implemented in accordance with the approved details before the development is first 
brought into use. 
 
Reason  
To ensure that the development is provided with a satisfactory means of drainage. 
 
13. 
If, during development, any odorous, discoloured or otherwise visually contaminated 
material is found to be present at the site then no further development shall be carried out 
until a written method statement detailing how this contamination shall be dealt with has 
been submitted to and approved in writing by the local planning authority. 
 
Reason  
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other off-site receptors in accordance with 
policy DS7 of the North Lincolnshire Local Plan. 
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14. 
Construction operations shall be limited to the following hours:  
  
- 7am to 7pm Monday to Friday 
 
- 7am to 1pm on Saturdays. 
 
No construction operations shall take place on Sundays or public/bank holidays. 
 
HGV movements shall not be permitted outside these hours during the construction phase 
without prior written approval from the local planning authority. 
 
Installation of equipment on site shall not be permitted outside these hours without prior 
written approval from the local planning authority. 
 
Reason  
For the protection of residential amenity. 
 

Informative 1 
The development hereby granted planning permission requires works to be carried out 
within the limits of the adopted (public) highway. Therefore: 
 
- before ANY construction works take place within the limits of the highway you MUST 

contact the highway authority on telephone number 01724 297000 to arrange for the 
relevant permissions/licenses to be issued; 

 
- before ANY service (utility) connections take place within the limits of the highway you 

MUST contact the highway authority on telephone number 01724 297319 to arrange for 
the relevant permissions/licenses to be issued. 

 

Informative 2 
In determining this application, the council, as local planning authority, has taken account 
of the guidance in paragraphs 186 and 187 of the National Planning Policy Framework in 
order to seek to secure sustainable development that improves the economic, social and 
environmental conditions of the area. 
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