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APPLICATION NO PA/2020/588 

APPLICANT The Strategic Land Group 
 
DEVELOPMENT Outline planning permission for residential development, open 

space and associated infrastructure (appearance, landscaping, 
layout and scale reserved for subsequent consideration) 

LOCATION Land north of Ings Road, Kirton in Lindsey 

PARISH Kirton in Lindsey 

WARD Ridge 

CASE OFFICER Tanya Coggon 

SUMMARY 
RECOMMENDATION 

Subject to a Section 106 agreement, grant permission 
subject to conditions 

REASONS FOR 
REFERENCE TO  
COMMITTEE 

Contrary to policy 
 
Objection by Kirton in Lindsey Town Council 
 
Significant public interest 

POLICIES 

National Planning Policy Framework:  

Chapter 2 – Achieving sustainable development 

Chapter 4 – Decision-making 

Chapter 5 – Delivering a sufficient supply of homes 

Chapter 9 – Promoting sustainable transport 

Chapter 11 – Making effective use of land 

Chapter 12 – Achieving well-designed places 

Chapter 14 – Meeting the challenge of climate change, flooding and coastal change 

Chapter 15 – Conserving and enhancing the natural environment 

Chapter 16 – Conserving and Enhancing the Historic Environment 

North Lincolnshire Local Plan:  

Policy RD2 (Development in the Open Countryside) 

Policy H5 (New Housing Development) 

Policy H8 (Housing Design and Housing Mix) 
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Policy HE9 (Archaeological Excavation) 

Policy H10 (Public Open Space Provision in New Housing Development) 

Policy C1 (Educational Facilities) 

Policy LC5 (Species Protection) 

Policy LC6 (Habitat Creation) 

Policy LC7 (Landscape Protection) 

Policy LC12 (Protection of Trees, Woodland and Hedgerows) 

Policy T1 (Location of Development) 

Policy T2 (Access to Development) 

Policy T19 (Car Parking Provision and Standards) 

Policy T6 (Pedestrian Routes and Footpaths) 

Policy DS1 (General Requirements) 

Policy DS14 (Foul Sewage and Surface Water Drainage) 

Policy DS16 (Flood Risk) 

Housing and Employment Land Allocations DPD: 

Policy PS1 (Presumption in Favour of Sustainable Development) 

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 CS6 (Historic Environment) 

Policy CS7 (Overall Housing Provision) 

Policy CS8 (Spatial Distribution of Housing Sites) 

Policy CS9 (Affordable Housing) 

Policy CS16 (North Lincolnshire’s Landscape, Greenspace and Waterscape) 

Policy CS17 (Biodiversity) 

Policy CS18 (Sustainable Resource Use and Climate Change) 
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Policy CS19 (Flood Risk) 

Policy CS22- (Community Facilities and Services) 

Policy CS23 (Sport, Recreation and Open Space) 

Policy CS25 (Promoting Sustainable Transport) 

Policy CS27 (Planning Obligations) 

CONSULTATIONS 

Highways: No objections subject to conditions. 

Public Transport: Advise that a contribution of £3,000 is required for bus tickets for 
residents of the development.  

Environment Agency: Does not wish to comment on the application. 

Drainage (Lead Local Flood Authority): Watercourses bordering the northern and 
western boundaries of the site require clarification. The developer has agreed that these 
critical watercourses are likely to be adopted and maintained by a management company 
which we support. We are not in agreement and will not support these critical features 
remaining in riparian (private properties) ownership. Notwithstanding the above, the LLFA 
Drainage Team has no objection to the proposed development subject to the imposition of 
planning conditions and informative comments/notes to developer. 

Public Rights of Way: Public Footpath 253 begins on the north side of Ings Road adjacent 
to the application site's southwest corner. But it does so within an adjoining, and therefore 
wholly separate, enclosure. It then continues in a northwesterly direction, an angle that 
takes it progressively further from the application site's western boundary. Accordingly, this 
application would appear not to affect Public Footpath 253, and there are no other 
registered public rights of way or areas of public open access in the vicinity. On this 
understanding, therefore, Neighbourhood Services do not object to this proposal from these 
perspectives.  

Witham IDB: This application does not affect the interests of Upper Witham IDB. 

Severn Trent Water: No response. 

Yorkshire Water: Does not wish to comment – outside their area. 

Environmental Protection: No objections subject to conditions relating to noise mitigation, 
control over construction and site clearance operations, air quality mitigation measures, 
ECV charging points and a contamination condition. 

Tree Officer: This application includes an arboricultural report recording the trees and 
hedges on this site, their species, location, size and retention values and also the required 
protection areas in order to protect those trees/hedges considered for retention. The report 
appears to show an accurate picture of the trees and hedges on and adjacent to the site. 
Further information would be required at a later stage in order to show the landscaping and 
new green infrastructure for the various areas on the site, as well as timeline and method 
statements of the protection fencing on the site. 
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Historic Environment Record: The applicant has commissioned a programme of 
archaeological trial trenching to complete the field evaluation and assessment of 
significance in accordance with paragraph 189 of the National Planning Policy Framework 
(NPPF). The applicant has submitted a final report of the trial trenching results that 
identifies an area of archaeological activity of medieval date in the southern part of the 
application site adjacent to Ings Road. The archaeological interest of these remains is of 
local significance and does not warrant objection to the proposed development. The 
development would result in the destruction of these remains amounting to substantial harm 
to a non-designated heritage asset of local significance. Effects of an application on non-
designated heritage assets are a material consideration and local planning authorities are 
directed to have regard to the scale of any harm or loss and the significance of the heritage 
asset when judging the planning balance (NPPF, 197). A programme of archaeological 
monitoring and recording should therefore be maintained during construction groundwork in 
the area of archaeological interest. This procedure is in accordance with paragraph 199 of 
the NPPF and local planning policies CS6 and HE9. The applicant should submit a written 
scheme of investigation (WSI) for an archaeological mitigation programme to be considered 
with this application. Where the planning authority is minded to grant consent prior to the 
submission of a Mitigation WSI, pre-commencement conditions would be required to secure 
the archaeological mitigation scheme. 

Ecology: No objection subject to conditions to minimise harm to protected and priority 
species and habitats and to seek biodiversity enhancement in accordance with policy 
CS17, the National Planning Policy Framework and Biodiversity Metric 2.0. 

Leisure Services: The provision of high quality and accessible leisure facilities in North 
Lincolnshire is essential to improving health, community cohesion and wellbeing of our 
residents. Policy CS22 of the Core Strategy states that developers will be expected to make 
an appropriate contribution towards necessary improvements or additional provision for 
community services and facilities arising from their development proposals. Where a need 
arises that has resulted from the amount of new development then the policy requires a 
contribution towards new provision. Leisure provision is required and an off-site contribution 
is requested towards the cost of improving the catchment leisure facilities that new 
residents from this community would expect to access. For this location the catchment 
centre is the Ancholme Leisure Centre. A sports facility calculation has been developed by 
Sport England for planning obligation purposes associated with leisure facilities. Applying 
the calculation to the development results in a contribution of £67,930 being required 
towards the anticipated costs of an identified need to undertake facility improvements to 
shower and change areas. 

Education: Education contributions will be sought for primary places only. Based on 
2020/21 calculations this is £3086 per dwelling. 

NHS: The recommendations for this outline planning permission are: to support the 
condition applied by the LLFA; if this proceeds to full application, for consultations to take 
place with local Primary Care services to assess impact of a development of this size on 
local services; that notice is taken of the 10 principles of Active Design developed by Sport 
England and considered in the layout of the development; that electrical charging points are 
included in the design and layout of the development for the charging of cars; that houses 
are built to be energy efficient and affordable to run; the allocation of affordable housing as 
required is specified and adhered to as a planning condition. 
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Humberside Fire and Rescue: Comments made in relation to access for the fire service 
and water supplies for fire-fighting. 

Humberside Police: No objection. Advises on design/crime matters to be considered at 
the reserved matters stage.  

Recycling: General comments in relation to waste collection, storage, vehicular access for 
refuse vehicles, highway construction, bin dimensions and pulling distances for collection. 

Trent Valley Gliding Club: No objections. 

Kirton Lindsey Civic Society: Objection. This site is outside the current local plan 
development boundary and as such permission for this should not be granted. The town 
has started the journey towards a Neighbourhood Plan and a recent consultation exercise 
in March 2020 revealed strong opposition to any further development which is outside the 
current built environment. 

The access (Ings Lane) is a narrow single track road which struggles already with existing 
traffic, including access to the local sports field and pavilion complex. There are high levels 
of vulnerable road users taking advantage of this quiet lane for exercise and recreation. 
Additional traffic will increase the risk of accidents. The lane, following an agreement 
between the town council and yourselves, is included in your ‘Share the Road’ road safety 
scheme with signs being put up to indicate this. The predicted increases in peak traffic 
flows in the applicant’s Transport Statement appear somewhat low for an estate of this size 
(80 dwellings with, in the region, of parking spaces for approximately 135 vehicles). To 
suggest that this will only cause an increase of 36 and 35 vehicle trips in the morning and 
evening peak periods respectively seems ridiculous. It is very likely that well over a half, 
probably nearer two-thirds, of the houses will be occupied by two people in employment 
and working away from the local area. The likely increase would be between 70 and 80 
trips, possibly more. 

The proposed alterations to the road layout on Ings Lane for the new estate, including 
widening it to 5.5 metres, will likely cause an increase in traffic speed past the junction and 
on into the much reduced width of the existing lane, only 30 or so metres after the junction. 
This could be mitigated a little by including a speed table at the new junction. The proposed 
build out (outside no. 39) with priority given to traffic travelling east, will have very little 
traffic calming effect as the increased traffic flows will be of a ‘tidal’ nature, i.e. primarily one 
direction in the morning peak period and the other direction in the evening peak period. 

There are serious drainage/sewage issues adjacent to this area of land. Residents adjacent 
to this proposed development have already given more information/details on this issue and 
you have received some technical responses. The name of the road ‘Ings Lane’ actually 
tells the tale as ings is an Old Norse word for marsh and this site forms part of the area 
known as ‘The Ings’ in pre-enclosure Kirton. Its lack of drainage is also picked up in the 
developer’s own reports. Consideration must be given to the importance of this area as a 
drain for rainwater run-off which cascades down the hill during and after heavy rain. 
Reducing its absorbency increases the likelihood of flooding in other parts of the town. 

Some recent developments have resulted in slow building, seemingly waiting for demand to 
appear, which results in years of disruption for local residents. This would be very 
detrimental to the area. There are currently five approved new developments in Kirton 
Lindsey in progress, totaling some 480 properties, this will result in severe increased 
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pressure on local services relating to education and health. These existing developments 
will surely meet the current/future housing need in Kirton and the surrounding area, 
meaning no further large housing estates are required. 

The plans for the development show the removal of the last remaining section of ancient 
hedgerow on the north side of Ings Lane to allow an access road to be constructed and the 
appropriate visibility splays to be achieved. This is not acceptable as it is our understanding 
that this hedge is incorporated into the 1793 Enclosure Award which states that it should be 
looked after ‘in perpetuity’. It is likely that this hedge is protected under The Hedgerows 
Regulations 1997 as it is demonstrably earlier than the Enclosure Act for Kirton and Ings 
Lane formed the access to ‘The Ings’ field – part of the Medieval management of the land 
up to the Enclosure period. The Tree Survey recognises that the hedge is in fair condition 
with a medium amenity value and 40+ year’s life expectancy but then grades it C2, i.e. of 
little value. This does not make sense, particularly when the Habitat Survey recognises that 
the hedgerows are of higher ecological value than the other habitats on the site. We would 
also challenge the Extended Phase 1 Habitat Survey as, by its own admission, it was done 
in February 2020 – a ‘sub-optimal time of year’ so it is not possible to ascertain all of the 
flora and fauna present. Further surveys would be required to get a full picture of the 
ecology of the site. 

This is woefully inadequate as a community consultation exercise. Ings Lane is used by 
many residents for recreational purposes so they have a stake in this development 
alongside the households directly affected. It is our understanding that the leaflet had very 
limited distribution (hence the small number of returns) so most people were unaware of the 
proposals until they were flagged up on social media. This is a medium the developers 
could also have used if they were serious about obtaining public opinion. The 
Neighbourhood Planning process has already held two public consultation events and is 
midway through a questionnaire exercise which has been delivered to every household. 
Although this is not yet complete, it is very clear (as stated earlier) that there is a very 
strong antipathy to any further housing developments and very real concerns about 
pressure on services, infrastructure and flood risk. 

TOWN COUNCIL  

In response to the original plans: 

Kirton in Lindsey Town Council object to this application. 

Kirton in Lindsey Town Council responded to the public consultation, via leaflet drop, with 
the following comment. This was following direct contact with the Strategic Land Group 
(SLG) after information was provided to the town council from residents who had received 
the leaflet drop. The SLG gave the town council four working days to respond in time to 
their consultation. 

21/03/2020: ‘The Town Council would like to thank you for the inclusion in your current 
public consultation. 

Kirton in Lindsey Town Council is aware that there is strong feeling within the community 
that this is the wrong location for a development like this. There are other areas of the town 
which are more suitable.  

There are a number of technical factors, including highways, ecology, water and drainage 
and overall infrastructure which draw serious concerns.  
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The location is not right for the shape of the town and the way in which it needs to develop, 
and with a number of approved developments already this should be a matter of serious 
consideration.  

The town council will respond in full to any submitted planning application.’ 

This information now contains our full response to the subsequent planning application 
PA/2020/588. 

Kirton in Lindsey Town Council notes disappointment that such a controversial and 
substantial planning application with such direct potential impact on such large proportions 
of the population of this town ploughed ahead during a time of a national health pandemic 
which prevented public meetings from taking place. At the point the leaflet drop took place 
calls from residents were received to hold a public meeting to discuss the planning 
application, and this had not been possible due to the restrictions in place to protect public 
health. The substantial public feeling about this proposal is evident from the number of 
objections lodged by residents who feel the impact on the town would be severe, 
dangerous and disastrous and the town council therefore request that North Lincolnshire 
Council discuss this planning application at a Planning Committee meeting, that a site visit 
is made and that recommendations are made to refuse this planning application on the 
following grounds. 

The three overarching objectives identified by the National Planning Policy Framework 
(NPPF) – Economic, Social and Environmental – should be delivered through local plans 
and the policies contained in the NPPF. The NPPF states that local circumstances should 
be taken into account to reflect the character, needs and opportunities of each area. These 
overarching objectives must be pursued if sustainable development is to be achieved. None 
of these objectives are met by this planning application, as this response will show in 
detail.  

The applicant refers greatly to the sites identified in the current North Lincolnshire Local 
Plan falling short in providing the required five year land supply. It is, however, common 
practice that the individual needs of specific areas should be considered as part of the 
planning process and, when compared to other parts of the same local authority, it is clear 
that there is currently a surplus of significant new residential development sites in Kirton in 
Lindsey. In consideration of the residential developments which have already received 
approval by North Lincolnshire Council for Kirton in Lindsey in recent years, the smallest of 
the market towns in North Lincolnshire, it is already offering 23% of the North Lincolnshire 
Local Plan residential sites for market towns, despite accounting for less than 9% of the 
market town population. This demonstrates the disproportionately large number of 
proposed new dwellings in Kirton in Lindsey compared to the other market towns and that 
the local need for new housing sites has been more than adequately met.  

This planning application is contrary to a number of North Lincolnshire Council’s Local Plan 
Core Strategies. As the proposed development does not protect or enhance the built 
environment, townscape or historic landscape and would have an adverse impact on the 
vistas of the town enjoyed from long established public footpaths and walking routes, it is 
contrary to Core Strategy 1. 

Core Strategy 2: The proposed development is not located to minimise the need for travel 
by private car but would instead increase this and in addition would not contribute towards 
the creation of a sustainable, inclusive community with appropriate and adequate access to 
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services and infrastructure. It would create a significant housing estate that is outside the 
development boundary bringing with it low levels of inclusiveness and creating additional 
pressure on infrastructure, for which standard section 106 money will not provide an 
adequate solution. 

Core Strategy 3 dictates that development outside defined development boundary limits will 
be restricted to that which is essential to the functioning of the countryside. The proposed 
residential development site cannot in any respect be considered as being essential to the 
functioning of the countryside. 

Core Strategy 8 ‘The Spatial Distribution of Housing Sites’ sets the provision of new 
dwellings within Kirton in Lindsey to be 181 dwellings. The existing provision of sites totals 
approximately 500 dwellings. The allocation of CS8 for Kirton in Lindsey has been 
exceeded by a margin of 175%. The previously permitted residential developments also 
exceed the requirements of the emerging local plan by 33%. The overarching NPPF 
encourages decisions to be made for sustainable development on the needs of individual 
areas. A housing shortage in other parts of this local authority should not be used to provide 
reason for seeking planning permission for a site that is contrary to the existing and 
emerging local plans and core strategies and lies outside the development boundaries of a 
market town that is already oversupplied with new housing sites. 

North Lincolnshire Core Strategy 16 states that the council will protect, enhance and 
support a diverse and multifunctional network of landscape, green space and waterscape, 
including through the protection of trees and hedgerows and historic landscape to be 
specified where appropriate. Paragraph 175 C of the NPPF states that 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. Kirton in Lindsey Town Council are unable to 
identify a single wholly exceptional reason for residential development on this site and there 
cannot be a suitable compensation strategy for loss of a historical asset. 

The Planning Framework states that ‘planning policies and decisions should also ensure 
that new development is appropriate for its location taking into account the likely effects 
(including cumulative effects) of pollution on health, living conditions and the natural 
environment, as well as the potential sensitivity of the site or the wider area to impacts that 
could arise from the development. In doing so they should…identify and protect tranquil 
areas which have remained relatively undisturbed by noise and are prized for their 
recreational and amenity value for this reason; and limit the impact of light pollution from 
artificial light on local amenity, intrinsically dark landscapes and nature conservation.’  None 
of these factors are met by this application and are in fact in direct contravention of the aims 
of these statements. 

1. Wrong location for housing development 

Additional and unnecessary development outside the development boundary of Kirton in 
Lindsey would be against the NPPF objective to ‘ensure that sufficient land of the right 
types is available in the right places.’ This situation will cause an increase in journeys to 
and from workplaces and Kirton in Lindsey which could instead be spread evenly 
throughout the areas of the local authority where they are required. Additional residential 
development of this site, outside the development boundary and its implications would be 
contrary to the social and environmental objectives of the NPPF. 
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The application references the Housing and Employment Land Allocations (HELA) DPD. 
The struggles with residential development for houses of this type in Kirton in Lindsey are 
clearly evident, with the Windmill Plantation Estate approved in 1999 still ongoing 
(PA/1999/0920) and the lack of appetite to begin the projects to build the houses with 
outline planning at Gleadells Mill off Station Road (PA/2016/337) and at the old RAF base 
(PA/2017/1199). If the demand and need was evident, these housing developments would 
be completed or well underway. Kirton in Lindsey is known by the town council to have a 
lack of affordable housing, bungalows and homes suitable for the elderly and those 
downsizing – but these also need to be located close to the amenities the town offers. 

For a major development involving the provision of housing, local planning authorities 
should also asses why an earlier grant of planning permission for a similar development on 
the same site did not start. Kirton in Lindsey Town Council would ask that North 
Lincolnshire Council look carefully at the town council’s responses, the objections submitted 
and the reasons behind the failures of planning applications 7/680/88, 1998/1555 and 
2002/0861. 

The proposal is for development outside the development boundary. Kirton in Lindsey Town 
Council would like to stress that there has never been any appetite to develop this rural 
single track country lane area of the town with residential properties, and objects to the 
statement by the applicant in their application that ‘it has been promoted for residential 
development.’ No development plan for Kirton in Lindsey has promoted or identified this 
area for residential development. 

Kirton in Lindsey has more than sufficient, as yet unfilled, approved planning for residential 
developments to meet the town’s contribution to housing within North Lincolnshire. 

The continued over-development of the west aspect of Kirton in Lindsey is distorting the 
landscape of the town and this further proposal would exacerbate this situation even further 
with more damage due to the nature of Ings Lane as a rural single track green country lane. 

2. Highways and Infrastructure 

The proposal is unsustainable under highways and infrastructure matters for the following 
reasons: 

It is noted that current planning policy framework, paragraph 109 states ‘development 
should only be prevented or refused on highways grounds if there would be an 
unacceptable impact on highway safety, or if the residual cumulative impacts on the road 
network would be severe.’ The following information highlights how approval of the proposal 
would be an unacceptable impact on highway safety AND the residual cumulative impacts 
on the road network would be severe: 

The junction at Grove Street was noted by the town council as unsuitable for further 
development in 1992; since that time traffic volume has increased significantly, but no 
improvements to the infrastructure in this area of the town has taken place. Grove Street is 
a blind corner, and the road infrastructure leading to and from Ings Lane is tight, with a 
number of blind bends along Ings Road, Grove Street, Torksey Street, Darwin Street, Moat 
House Road and Church Street. It is clear the impact will not be isolated to Ings Lane but 
will also have a detrimental, growing and lasting impact on the rest of the town. The fact 
that Ings Lane is a dead end leading to a nature reserve and bird sanctuary creates further 
concerns related to access and egress due to the single point of entry and exit. 
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To widen the lane would require the removal of the ancient hedge which is protected in law. 
The applicant details the proposed width of Ings Lane within the reports submitted and this 
is to be disputed. Only an average figure is given; there is no evidence presented that any 
of their proposals would result in a highway of suitable width for the volume of traffic this 
lane currently sees nor the increase in volume this development would create. 

The applicant’s statement that ‘Ings Road is street lit, single carriageway road is subject to 
a 30mph speed limit’ is misleading. The proposed area of development is a rural single 
track green country lane, it has a national speed limit designation and is not street lit. 

The applicant’s traffic survey was conducted in November, at a time which does not 
represent the average traffic usage of the lane. In the spring, summer and autumn months 
the lane sees heavier flows of traffic as the KLASSIC sports facility is more active in these 
seasons with a variety of sports and leisure activities attracting increased traffic flow. 

Pedestrians, cyclists, horse riders, walkers, dog walkers, cars and farm machinery use this 
rural single track green country lane as would be expected of such locations across the 
United Kingdom. Due to the recognised and mixed use of Ings Lane, Kirton in Lindsey 
Town Council has worked with North Lincolnshire Council for some time requesting that the 
lane is designated Green Lane status. A compromise was reached using the ‘Share the 
Road’ initiative with the Safer Roads Humber partnership in recognition of the dangers 
posed by the use of the lane for diverse uses and the protection required for walkers, horse 
riders, cyclists, pedestrians and in particular children accessing the KLASSIC sports 
facilities without a dedicated footpath. 

The town council welcome the Travel Plan document and employment of a Travel Plan 
Coordinator (TPC), however request evidence of the effectiveness of previous such plans in 
the North Lincolnshire and Kirton in Lindsey area. The town council request that the name 
and contact details of the TPC are provided to Kirton in Lindsey Town Council as well as 
North Lincolnshire Council (as any condition put in place should this application be 
approved) following their appointment and request that results of the surveys noted in the 
plan are also submitted to Kirton in Lindsey Town Council as well as North Lincolnshire 
Council for effective communication and local information and evidence of the success of 
this plan. 

The town council is aware that the take up of use of public transport by residents of Kirton 
in Lindsey is extremely low. Local evidence will indicate that the majority of education and 
shopping trips are fulfilled locally by car; shown by the congestion within the Market Place, 
outside Station Road Co-Op, the doctors’ surgery and both schools at peak times. If the 
majority of work and business trips undertaken from the proposed site are to be by car as 
well as the above local evidence, the volume of traffic, access and egress, from the site 
proposed by the applicant is to be questioned. Kirton in Lindsey Town Council expect that it 
will be significantly higher than the proposals have indicated and that the numbers have 
been deflated. 

Kirton in Lindsey has a serious lack of sustainable public transport options; services by bus 
or train are limited and unreliable. Bus data shown demonstrates that it is not possible to 
return to Kirton in Lindsey from Scunthorpe after 5pm and journeys between Kirton and 
Lincoln are an hour in length, adding two hours to each working day commuting by this 
method. Attempts to put on additional services have failed. This provides direct evidence 
that this location is not, nor seemingly can be made, sustainable through limiting the need 
to travel and offering a genuine choice of transport mode. The choice for the residents of 
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Kirton in Lindsey remains private car. Clearly there is insufficient information to demonstrate 
the proposal would reduce car-based travel and the town council do not see how it can 
when there is no real alternative. 

There is no public transport servicing Kirton in Lindsey that would qualify as sustainable. 
Walking from the proposed site to access public transport is not realistic and so the likely 
impacts of the proposal cannot be assessed in the terms given. The applicants also accept 
that there are no cycling routes but refer to the ‘lightly trafficked and flat nature’ of the town. 
Kirton in Lindsey Town Council dispute this given the local evidence of the geological 
position of this town on a steep hill and the increasing traffic which is seen through the over-
development of this small market town without any improvements to infrastructure. If this 
development was to be approved, it would further undermine any possible perception of 
light traffic flow and actually impede new residents who sought to use bicycles to move 
around. 

Developments have a requirement to address the needs of people with disabilities and 
reduced mobility in relation to all modes of transport. The position of this development at 
the bottom of a steep incline, a significant distance from the main shopping area and the 
town’s current amenities provides evidence that no consideration has been given to 
address these needs. 

The applicants suggest that new home owners on this proposed development should be 
encouraged to make ‘use of home delivery shopping services’. The impact of this would be 
considerable on the road network with delivery vehicles trying to navigate the narrow roads 
and tight road infrastructure creating further congestion and danger. It would also impact on 
the local economy if residents were not encouraged to shop local. 

Ings Lane is the access route to farms and the nature reserve and bird sanctuary. Some 
farm traffic is bulky and can take up the entire width of this single track county lane at the 
present time and there is a clear lack of viable information that refuse and the fire service 
could access this proposed development with ease. 

The town council note that the Proposed Site Access diagram is not formalised or viable 
and so is concerned that no viable plan has been provided as part of the application, and 
that four access points directly onto Ings Lane are potentially identified. 

3. Ecology 

Ancient hedge – The plans for the development show the removal of the last remaining 
section of ancient hedgerow on the north side of Ings Lane. The town council and Kirton in 
Lindsey Society, as well as many residents, feel that this is not acceptable. It is our 
understanding that this hedge is incorporated into the 1793 Enclosure Award which states 
that it should be looked after ‘in perpetuity’. It is likely that this hedge is protected under The 
Hedgerows Regulations 1997 as it is demonstrably earlier than the Enclosure Act for Kirton 
and Ings Lane formed the access to ‘The Ings’ field – part of the Medieval management of 
the land up to the Enclosure period. There is evidence of previous hedge laying as a means 
to maintain this hedge, with 8–10 species signifying the age and importance of this hedge. 

The Tree Survey recognises that the hedge is in fair condition with a medium amenity value 
and 40+ year’s life expectancy but then grades it C2, i.e. of little value. This does not make 
sense, particularly when the Habitat Survey recognises that the hedgerows are of higher 
ecological value than the other habitats on the site. The damage to the hedge appears to 
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be from the traffic flowing in very close proximity to the hedge itself, in most cases brushing 
past it directly as the width of the lane does not provide for the traffic which currently uses 
this lane. Development would be very difficult without taking up these protected hedges.  

The town council also agree with the Kirton in Lindsey Society challenge to the Extended 
Phase 1 Habitat Survey as, by its own admission, it was done in February 2020 – a ‘sub-
optimal time of year’ so it is not possible to ascertain all of the flora and fauna present. 
Further surveys would be required at optimal times of the year to get a full picture of the 
ecology of the site. 

Paragraph 194 of the Planning Framework requires clear and convincing justification to be 
provided for any harm to, or loss of, the significance of a designated heritage asset. 
Paragraph 195 states that ‘where a proposed development will lead to substantial harm to 
(or total loss of significance of) a designated heritage asset, local planning authorities 
should refuse consent, unless it can be demonstrated that the substantial harm or loss is 
necessary to achieve substantial public benefits.’ The town council can see no evidence of 
substantial public benefits in this proposed development. 

The proposed development would impinge on open countryside which is unjustifiable. 
Serious harm is to be caused as according to the application’s report, all hedging and trees 
are to be impacted on at some level due to this proposed development. 

Ings Lane is a unique country lane, as previously recognised by North Lincolnshire Council. 
In November 1998 the Highways and Transportation Sub-committee made a 
recommendation to the appropriate department that Ings Lane, Kirton in Lindsey be 
included in the list of Country and Village Lanes to be protected under policy T19 of the 
proposed North Lincolnshire Local Plan. The Highways and Transportation Sub-committee 
made promise at that time that every effort to protect the character of this lane would be 
made. 

The impact on all animals who utilise this area for habitat, hunting or foraging are in need of 
protection. The provision of bird and bat boxes or fence holes for hedgehogs does not 
replace lost hunting space, foraging or habitat for these animals replaced with tarmac and 
concrete. There are, for example, sparrowhawks, moths, starlings (in decline nationally), 
house sparrows (in decline nationally), pheasants, wagtails, butterflies, newts, kestrels, 
bats, buzzards, barn owls and a variety of wild birds amongst others who will leave the area 
if it becomes a residential development. The loss of the grazing land and long grass 
removes the vital food sources for the insects which in turn are the vital food sources for the 
various animals who forage here presently, including bats. Once the land has been 
developed it is gone forever, and so will the plants and animals. 

Paragraph 170 of the Framework states that 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; and that 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. There is no exceptional reason and there is no suitable compensation for these 
losses and the unacceptable impact on environmental issues. 
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4. Flooding/drainage 

The town council notes that the Environment Agency feel that they cannot provide comment 
at this time given the information provided with this application, and so due consideration 
needs to be given to the required information when it is provided. 

The drainage on the site is evidently problematic in its current natural state before 
development has taken place – reducing the absorbency with removal of the soil, 
installation of foundations and tarmac, concrete and paving increases the likelihood of flood 
risk in other parts of the town. Evidence of this includes that the land proposed for 
development is very wet in photos in reports submitted by the applicant. 

The Planning Framework states ‘where development is necessary in such areas, the 
development should be made safe for its lifetime without increasing flood risk elsewhere;’ 
and that ‘when determining any planning applications, local planning authorities should 
ensure that flood risk is not increased elsewhere.’  Serious drainage and flooding issues 
experienced in January and February 2020 at both Station Road and Ings Lane appear not 
to be provided to the applicant as it is not mentioned in this application. It is significant as 
developing this land could increase and worsen the likelihood of increased flooding risk in 
these areas and others. 

The consideration of this planning application needs to include demonstration that it will 
bring additional community benefits; the only community benefits mentioned by the 
applicant which can be provided is on the land to the north of the site which is within the 
applicant’s control. The land offered for the use by community on acceptance of this 
planning application is unsuitable for use due to its position and it has not been assessed 
as appropriate for structures or cultivation – this questions any value in offering this land to 
the community as a supporting principle of the application and certainly questions the 
‘significant benefits’ weight the applicants are placing on this matter. 

The feasibility of proposals around drainage for this planned development is not yet proven 
and raises concerns particularly when considered with previous issues relating to historic 
planning applications at or near this site. The drainage of sewage was not possible with the 
last attempt to develop this site and the town council cannot see how it can now be 
addressed. 

Overlooking/loss of privacy 

The development would result in the loss of the current outlook from the public right of way 
running in from Ings Lane which offers current vistas across the townscape. 

The applicant’s reports note that the floor levels of this development will need to be raised 
to reduce flood risk and Kirton in Lindsey Town Council are concerned that this presents an 
issue of overlooking for properties currently near to the site. 

Other concerns 

The applicant states, in response to their limited public consultation, that they do not need 
to consider the impact of this development on the current inadequate provision of 
infrastructure and amenities in the town, however Kirton in Lindsey Town Council feel that 
this is further evidence and acknowledgment that the proposed development is 
unsustainable without significant and sustained investment in the town. 
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The applicants quote that the town offers ‘a number of parks and cafés’; Kirton in Lindsey 
Town Council request clarification on this statement. The town council recognise that all 
use of existing amenities will involve car travel up the hill, putting further pressure on an 
already stretched Market Place. 

Kirton in Lindsey Town Council are aware that were this to proceed it would be necessary 
for a significant contribution to be made to the development of more parking facilities across 
the town, and specifically at the top of the hills. 

The town council hold the view that if the applicants are really keen to build housing within 
Kirton in Lindsey they be advised to purchase one of the sites which already has outline 
planning approval in place and this would be then be making a contribution to the local 
communities which they appear to be keen to do. 

There is little evidence presented that the industrial units noted in the transport report offer 
employment opportunities within the town and the nature and occupation of the units is not 
outlined. There are no industrial estates at Darwin Street as quoted in the report and this 
may refer to a storage yard which was recently developed into two town houses. 

There is no consideration of the impact on both schools and the health facilities which the 
town currently has. There would need to be a very significant contribution to both these 
areas to cater for the increased population this development would bring. 

Kirton in Lindsey Town Council recognises and raises as a serious concern that allowing 
development outside the development boundary sets a dangerous precedent and has, so 
far, only been allowed for developments to solely deliver social housing. 

In listening to the residents of Kirton in Lindsey in these unprecedented times of social 
isolation for the protection of public health, and in reading the public consultation 
documentation from the SLG, the town council has seen no support demonstrated for this 
development from any responses received. The town capacity is currently already 
overstretched and still has over 400 homes with approval to be built with major concerns 
about schools, health, traffic, policing, fire and ambulance support for the increased 
population to come. These developments themselves will be detrimental to the character, 
identity, ambience and nature of this historic market town. 

In response to the amended plans:  

In response to amended information submitted by the application, Kirton in Lindsey Town 
Council continues to strongly object to this planning application and considers that the 
amendments submitted do not satisfactorily address the town council’s material concerns that 
this development is not sustainable, necessary or appropriate. The town council is mindful of 
the large volume of continued local opposition to this proposal, with no support demonstrated 
from this community and believes this should be recognised by the planning authority 
considering the number of outstanding outline planning approvals remaining to be completed or 
started which date back to 1999. 

The town council welcomes the consultation response from the Lead Flood Authority and after 
review of both the applicant’s flood risk document and the LFA’s recommended conditions for 
flood management on such a problematic site, should North Lincolnshire Council approve this 
development, supports the full implementation of these conditions in order that the land is 
made suitable for the lifetime of the development both for potential residents and also for the 
safety of other areas of the town clearly at risk from this proposed development. 
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It is noted that the unsuitability of this land is again evidenced within the report submitted by the 
applicant on 17 June regarding the trench excavations. On page 4 of the report, it is noted ‘The 
northern area of the western field was not covered by the geophysical survey due to a 
substantial amount of standing water at the time of the survey.’  In the conclusion of the 
report across pages 4 and 5, it is also noted that the findings ‘correspond with the findings 
of other recent investigations in the vicinity that have identified prehistoric and Roman 
archaeology further to the north, away from the low lying wet areas.’ 

Kirton in Lindsey Town Council welcome and agree with the consultation response from 
NHS North Lincolnshire. 

In consideration of the response from Simon Seal, Senior Leisure & Active Lifestyles 
Manager regarding Leisure Services dated 28/05/2020, Kirton in Lindsey Town Council 
expresses serious concern and requests reconsideration. Should North Lincolnshire 
Council approve this development any monies from this development should be secured for 
Kirton in Lindsey and not for other towns or locations in the North Lincolnshire area. 

The response from the Senior Leisure & Active Lifestyles Manager suggests, due to the 
average occupancy across North Lincolnshire being 2.36, the forecast for this development, 
if approval is given, of an additional population to the town of 186. Kirton in Lindsey Town 
Council would ask that it is noted that if North Lincolnshire Council will not be asking for any 
on-site formal leisure provision, as opposed to informal recreation and open space 
requirements, to allow the developer to maximise the development potential of the site that 
off-site leisure contribution is secured towards the cost of improving leisure facilities that 
new residents from this community will expect to access within the town of Kirton in Lindsey 
itself. This is considered essential to improving the health, community cohesion, prosperity 
and wellbeing of the town’s residents and the protection of the environment in reducing 
unnecessary travel to and from the town. If applied in the right manner, the town council 
agrees it is appropriate that leisure provision – for within Kirton in Lindsey – should be 
added to the planning requirements for this application if it is approved by North 
Lincolnshire Council. 

There are limited leisure opportunities within Kirton in Lindsey for the current residents and 
any increase in population will create further and greater need for improved leisure facilities 
within the town’s boundaries. Residents currently have no option but to travel outside the 
town for a wide variety of leisure needs and any increased population could support the 
provision or investment in leisure improvements for the good of the town and the 
community. If North Lincolnshire Council approve this development, it needs to be 
recognised that Kirton in Lindsey is supporting such a large proportion of development for 
the wider benefit of North Lincolnshire and so the investment should be repaid into the 
town, its community and its infrastructure. 

Kirton in Lindsey remains the only town other than Bottesford and Winterton in North 
Lincolnshire without leisure centre facilities with Baysgarth Leisure Centre at Barton, Phil 
Grundy Community & Sports Centre at Broughton, Ancholme Leisure Centre at Brigg, 
Axholme Leisure Centre at Crowle & Ealand, Epworth Leisure Centre, and both The Pods 
and Riddings at Scunthorpe. A number of other towns and villages also have facilities such 
as skate parks for younger residents. The provision of the Streetsports scheme for Kirton in 
Lindsey’s was withdrawn in 2019. 

In terms of infrastructure for access to the amenities in the town, there is extremely limited 
car parking in the town. This consists of bays in the Market Place providing twenty spaces, 
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one of which is for disabled badge holders. The town council pushed for further spaces to 
be provided and the nearby library car park was then also marked out with 12 bays, one of 
which is for disabled badge holders. All other parking is on-street parking causing 
congestion within the town. Further residential developments with the undoubted reliance 
on cars to make journeys around the town will further choke the areas around amenities in 
Kirton in Lindsey. Investment is required in the town’s infrastructure to support the growth 
already approved for this market town without the further impact of even more 
development. 

Kirton in Lindsey Town Council notes that in planning, habitat surveys hold a two year life. It 
is noted that the Phase 1 Habitat Survey submitted as amended documentation to this 
planning application will be outdated at 3 July 2020 when the planning application is likely 
to be considered and discussed by the planning authority. Dating from July 2018 this 
survey’s value is questionable as changes in the environment are likely to have occurred in 
the time period since. An update survey in the optimal season for such a survey would 
clarify all concerns on this matter. 

The report comments that the wider site offers better quality habitats, such as the ruderal 
vegetation which offers a limited pollen and nectar source for invertebrates. The 
hedgerows, scrub and tall ruderal vegetation offer cover for wildlife. The trees and 
hedgerows offer nesting habitat for birds. Building on this land would present a detrimental 
change to the open countryside environmental nature of this location and destruction of the 
present ecological balance. The report also states that the field boundaries, scrub, tall, 
ruderal vegetation and hedgerows are of higher ecological value. It recommends for these 
habitats to be maintained or mitigated for by the creation of species-rich hedgerows and 
other boundary habitats – with the preferred option clearly maintaining the original historic 
features which remain protected. 

Residents are seeing and reporting bat activity on the site at the current time and the loss of 
the linear features such as the hedgerows would impact on this protected species as would 
any disturbance of their habitat in contravention with their protection under the 
Conservation (National Habitats etc.) Regulations 1994, Conservation of Habitats and 
Species Regulations 2017, the Wildlife and Countryside Act 1981 (as amended), the 
Countryside and Rights of Way Act 2000 and the Natural Environment and Rural 
Communities Act (NERC) 2006. Page 10 the this report suggests that sensitive lighting 
schemes be adopted to protect hedgerows and tree belts acknowledging this area of land 
as bat foraging and commuting habitat which should be protected. 

All bird species are protected at their nest (Wildlife and Countryside Act 1981 as amended). 
The hedgerows, dense scrub and trees provide suitable nesting habitat for birds, the report 
notes that the site supports suitable nesting habitats for birds within the hedgerows, dense 
scrub and trees and this confirms that the habitat should be protected. 

There is no mention within the report of the owls and other birds of prey using this area as a 
hunting ground and the resulting concerns caused should this area of land be lost. 

The town council fully support the view of Andrew Taylor of Place, Planning and Housing at 
North Lincolnshire Council submitted as the Ecology response on 16 June 2020 that ‘The 
applicant has not assessed barn owl and bat foraging activity. The implications of the 
Records Centre Search findings are not discussed. I remain concerned that this proposal, 
considered cumulatively with the other developments already consented, could lead to local 
populations of bats, barn owls and other species becoming unviable.’ 
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Although Kirton in Lindsey Town Council welcome the reduction in access points to the 
proposed development seen on the Amended Indicative Layout, it notes, however, that one 
of numerous pinch points along Ings Road is narrowed further by this change of layout, for 
the pathway between Lane End and this proposed development. This will impact on the 
ability for safe use of the lane by all users, pedestrians (including family groups), vehicles, 
cyclists, dog walkers. The amended plan also still demonstrates significant reduction in the 
ancient protected hedgerow which is unacceptable. 

The town council also fully agrees with the further comment from Andrew Taylor of Place, 
Planning and Housing at North Lincolnshire Council submitted as the Ecology response on 
16 June 2020: ‘as it stands is not based on a thorough assessment of the existing 
biodiversity value of the site, including the potential for foraging bats and barn owls. The 
value of existing hedgerows as part of a wider habitat network has not been assessed. 
Current proposals offer retention of hedgerows and a ‘possible attenuation pond.’ 
Otherwise, there is little to demonstrate biodiversity mitigation or quantifiable biodiversity 
net gain. As the application stands, I OBJECT, as it does not comply with policy CS17.’ 

The layout suggests limited off-road parking for the development and would not supply 
sufficient off-road parking for this number and size of homes. Street parking would be 
inevitably created by this lack of provision creating hazards for all service vehicles, 
residents and a wider impact on the dangers to this narrow country lane. 

The town council asks that, if North Lincolnshire Council approves this application, planning 
requirements are included to ensure that where congestion is shown to be created within 
the town due to this development the developer must be held accountable for the 
congestion and its associated impact on the town’s infrastructure and will be responsible for 
resolving such issues in a timely manner. 

In the amended document Ings Road Entrance Hedgerows 106 Rev B the amount of the 
protected hedgerow to be removed is unacceptable and an unnecessary and unjustifiable 
loss of ancient protected hedgerow. Likewise, the Ecological Assessment of Ings Road 
Hedgerows dated 27 May fails completely to take into account the ancient nature and 
protected status of this hedgerow. 

In the report into the trench excavations submitted by the applicant on 17 June, it is clear 
that the information gained from this work is not yet available for informed decision making, 
as accurate dating of materials recovered is not yet available. Only once the accurate 
information from these excavations is known can decisions relating to the findings be made. 

There appears to be some discrepancies over the level of the proposed development site 
within this report. In the first part of the report (Evaluation Trenches report), Page 1 it is 
noted that ‘The ground within the site is generally level, situated at a height of around 18 
metres above Ordnance Datum (AOD).’  Within the second part of the report (Written 
Scheme of Investigation), Page 1 here states that ‘The ground drops in level by 
approximately 8 metres from Ings Road which forms the southern site boundary towards 
the north which is bounded by an open stream.’ 

Kirton in Lindsey Town Council requests clarification on these contradictions and would 
also like to highlight that there is no open stream at this northern boundary location. There 
is, however, a ditch which has collected soil and detritus filling sections of the ditch over a 
number of years and this would therefore be completely unsuitable as a natural drain. The 
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8 metre drop in level at this site has potential to create increased danger of flooding to the 
adjacent field due to the loss of the natural habitat and soakaways. 

The town council would, in addition, draw attention to the locations of the excavation 
trenches in line with direct reference to Fig 2 within the report ‘Site location showing the trial 
trenches, geophysics results and archaeological features’ and Fig 2 ‘Proposed trench 
layout’ from the second part of the report. Some explanation is required as to why no 
investigation was carried out into the anomalies shown directly to the left of trench 7, to the 
left of trench 10, between trenches 12 and 13 and to the left of trench 14. The report does 
not detail the reasoning behind why these anomalies were not investigated through 
trenches and so a response as to why this is the case should be provided for clarity. 

Kirton in Lindsey Town Council refers back to its previous response to this planning 
application and notes again the substantial public feeling about this proposal and the 
severe, dangerous and disastrous impact it would have on this town. The town council 
therefore again requests that North Lincolnshire Council discuss this planning application at 
a Planning Committee meeting, that a site visit is made and that recommendations are 
made to refuse this planning application on the detailed grounds presented in both its 
responses. 

PUBLICITY 

The application has been advertised by site and press notices. Over 200 hundred 
responses have been received in respect of the original and the amended application. The 
following material planning considerations have been received: 

• access roads are unsuitable to accommodate additional volumes of traffic 

• the access is single track and not wide enough 

• congestion 

• highway safety issues  

• lack of a pedestrian footpath along Ings Lane 

• poor visibility 

• flooding 

• drainage 

• outside the development boundary of Kirton Lindsey 

• adverse impact on local infrastructure and facilities 

• brownfield sites in Kirton Lindsey are awaiting development 

• loss of hedgerow and verges 

• out of character 

• increased pressure on local services 
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• lack of public transport 

• loss of wildlife 

• difficulty for emergency vehicles to gain access 

• loss of greenfield site 

• no need for the development 

• speeding 

• no employment opportunities in Kirton Lindsey 

• plans inaccurate 

• documents are inaccurate 

• hedgerow is protected 

• loss of light 

• no net gain in biodiversity 

• the transport statement is inaccurate 

• people do not cycle, walk or use public transport 

• the site is not close to the centre of Kirton Lindsey 

• public sewer assets are limited in the area 

• contrary to policy and the NPPF 

• poor public consultation  

• adverse impact on the public footpath 

• dwellings will need to be raised on the site and will be more visible on the landscape 

• trees not shown to be replaced 

• the ordinary watercourse shown does not exist 

• the traffic survey is inaccurate 

• brownfield sites should be developed before greenfield sites 

• it is unclear what land to the north could be used for 

• the design layout is poor 

• access to open space is unclear 
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• historic planning applications are not relevant 

• increased noise 

• technology infrastructure is variable 

• the area is of high landscape value 

• adverse visual impact on users of the countryside 

• no new housing allocations for Kirton Lindsey in the new local plan currently being 
prepared 

• a neighbourhood plan is underway 

• the application form and red line area are incorrect 

• schools are over capacity in the area and a section 106 is required to ensure the 
school’s capacity can be increased to enable extra primary school places 

• overshadowing 

• loss of light/privacy 

• increase in deliveries 

• loss of open space 

• speed restrictions should be imposed 

• hedgerow will be adversely affected during construction 

• Market Place is not accessible due to steep hill. 

STATEMENT OF COMMUNITY INVOLVEMENT 

The applicant has carried out a scheme of public consultation and this is evidenced within 
the Statement of Community Involvement. The applicant has engaged with local residents, 
ridge ward councillors and Kirton Lindsey Town Council. The applicant has emailed ward 
councillors to set out the background to the proposals and provided councillors with a 
leaflet. This leaflet was delivered to residents surrounding the site and to properties on Ings 
Road. Copies of the leaflet were provided to the library in Kirton Lindsey. The leaflet 
summarised the development proposals and asked a series of open questions.  

Stakeholders could comment on the proposals by post, email or online. The leaflet and 
illustrative layout could be downloaded online. Twenty-eight responses were received, with 
the main issues being highway safety, the principle of the development, unsustainable 
location, the ability of local infrastructure to accommodate the scheme, flooding and 
drainage issues, loss of amenity, impact on ecology, layout concerns, impact on the 
landscape, and access to land to the north. Kirton Lindsey Town Council considered that 
the site was in the wrong location for housing development and that various matters such 
as highways, ecology, flooding/drainage, and infrastructure were a concern. The results 
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from the public consultation and the applicant’s responses can be found in the submitted 
Statement of Community Involvement.  

The applicant also applied to the council for pre-application advice and the response can 
also be found in the submitted Statement of Community Involvement.  

ASSESSMENT 

The proposal 

This is an outline application for residential development, open space and associated 
infrastructure with appearance, landscaping, layout and scale reserved for subsequent 
approval. The access is to be determined at outline stage. Access to the site will be gained 
from Ings Lane. The number of dwellings is not specified in the description, however the 
indicative layout and planning statement refer to 79 dwellings on the site. This number is 
indicative only and the number of dwellings proposed will be specified within any reserved 
matters application (should this outline application be approved).  

Some amendments and additional information have been submitted during the course of 
the application, including a revised indicative layout showing the removal of an access to 
the site, the submission of a hedgerow impact plan, additional hedgerow information, the 
Phase 1 Habitat Survey 2018 and further archaeological reports, and the noise assessment 
appendix B has been reformatted.  

Planning history 

Historical planning permissions for residential development on the site have lapsed and 
have no bearing on this application. 

The site 

The site lies outside but adjoins the development boundary of Kirton Lindsey. It is wholly 
located within the open countryside and has a site area of 2.811 hectares. It is a greenfield 
site with an agricultural land classification of Grade 3. The land is not farmed; it is currently 
grassed and appears to have been used as a paddock. There are substantial hedgerows 
on the site, particularly to some of the boundaries. There are some trees on the site but 
none are covered by a tree preservation order. The site is not level and falls from Ings Road 
towards the north. The site is located in Flood Zone 1 of the council’s SFRA and is 
therefore at low risk of flooding. Public Footpath 253 begins on the north side of Ings Road 
adjacent to the application site's southwest corner. The site has the potential for 
archaeological deposits. It will be accessed from Ings Lane, which serves a number of 
residential properties, including the adjacent small cul-de-sac known as Lane End, which 
adjoins the application site on one of its southern and eastern boundaries. Adjacent to the 
site to the east are the rear gardens of residential development on Highfield Drive and 
South Dale Close. The applicant also owns an area of land (outlined in blue) adjoining the 
application site to the north. This is shown on the submitted location plan. Beyond the 
adjoining blue land is the housing site known as KIRH-1 which is currently being built out for 
91 dwellings. Close to the site is the railway line connecting with Kirton Lindsey railway 
station, used mainly for freight transportation. 

Kirton Lindsey is identified as a market town in the Core Strategy. It contains a wide range 
of facilities and services, including public houses, shops, doctor’s surgery, community halls, 
sports facilities, some employment opportunities, a primary and secondary school, a railway 
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station which provides freight services and a service to Cleethorpes/Sheffield on a 
Saturday, and regular bus services to Scunthorpe, Brigg and Lincoln. Kirton Lindsey is a 
very sustainable settlement and is ranked 5th in the council’s Sustainability Survey 2019. 

The main issues in the determination of this application are the principle of 
residential development and its impact on the open countryside; highway, flood risk 
and drainage issues; and its impact on archaeology, biodiversity, trees and 
hedgerows, and on the amenity of residents. 

Principle 

The application site is located outside the defined settlement boundary for Kirton Lindsey 
and the proposal would represent a departure from the North Lincolnshire Local Plan. In 
determining whether the principle of residential development outside the settlement 
boundary is acceptable in this instance, it is necessary to consider whether the proposed 
development is sustainable in planning policy terms. 

The development plan for North Lincolnshire comprises three parts: those policies of the 
North Lincolnshire Local Plan (2003) (LP) which were saved by a direction of the Secretary 
of State in September 2007, the North Lincolnshire Core Strategy DPD (2011) (CS), and 
the Housing and Employment Land Allocations DPD (2016) (HELAP). 

Policy CS1 of the CS sets out a spatial strategy for North Lincolnshire, which, amongst 
other matters, provides that rural settlements will be supported as thriving sustainable 
communities, with a strong focus on retaining and enhancing local services to meet local 
needs and that any development that takes place should be in keeping with the character 
and nature of the settlement. 

Policy CS8 deals with the distribution of housing sites and prioritises development in 
Scunthorpe and the market towns, with brownfield sites and sites within development 
boundaries being the primary focus. Policy CS8, whilst restricting housing outside 
development limits, contemplates some greenfield development as it refers to allowing 
development on such sites where it can be demonstrated that this would bring additional 
community benefits, contribute to building sustainable communities and be acceptable in 
terms of its impact on the high quality environment and adjoining countryside. This overall 
approach is supported by policy CS2 which sets out a sequential approach for 
development. 

The overall strategy for North Lincolnshire, as set out by policy CS2, sets out a sequential 
approach for development: firstly in Scunthorpe, followed by the market towns and then 
rural settlements. The bulk of housing requirement for North Lincolnshire under this strategy 
is allocated for Scunthorpe at 82% of the total housing requirement with 18% in the market 
towns of Barton upon Humber, Brigg, Crowle, Kirton in Lindsey and Winterton. 

Policy CS3 provides that development limits will be defined in future development plan 
documents. Outside these boundaries, development will be restricted to that which is 
essential to the functioning of the countryside. The development limits were subsequently 
defined in the HELAP, and the application site is primarily outside the designated 
development limit for Kirton Lindsey. 

LP saved policy RD2 restricts development in the open countryside other than in 
exceptional circumstances. This policy only supports residential development outside 
defined development limits where it is to meet an essential proven need and the open 
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countryside is the only appropriate location for the development. Whilst this policy remains, 
it has largely been overtaken by policies in subsequent plans addressing the same issue 
(such as policies CS2 and CS3 referenced above). 

The aforementioned policies are aimed at focusing housing within settlement limits as 
defined in the Housing and Employment Land Allocations DPD. The application site is 
primarily outside the defined development boundary for Kirton Lindsey and is therefore 
considered to be in breach of policies CS2, CS3 and CS8 of the Core Strategy, and RD2 of 
the North Lincolnshire Local Plan. 

Notwithstanding the development plan policies set out above, the NPPF is a material 
consideration when determining planning applications. Paragraph 11(d) of the NPPF states 
that housing applications should be considered in the context of the presumption in favour 
of sustainable development. Where the local planning authority cannot demonstrate a five 
year supply of deliverable housing sites, relevant policies which guide the supply of housing 
should not be considered up-to-date. 

A recent review of the of the Five Year Housing Land Position Statement has identified that 
the council’s housing land supply has reduced from five years and six dwellings, to four 
years. The council has prepared a Housing Delivery Action Plan in accordance with the 
National Planning Policy Framework and Planning Policy Guidance. The Action Plan will 
assist in securing a five-year land supply; some of the actions include reviewing the windfall 
allowance calculation, and working with developers to bring forward outline planning 
applications. 

The revised Five Year Housing Land Supply Position Statement is still awaiting update and 
as such any decisions made by the planning authority will take account of the presumption 
in favour of sustainable development as set out in paragraph 11 of the NPPF. The current 
local policies relating to housing will carry reduced weight during this period. 

National Planning Practice Guidance paragraph 008 states that, in decision-taking, if an 
authority cannot demonstrate a five-year housing land supply, including any appropriate 
buffer, the presumption in favour of sustainable development will apply, as set out in 
paragraph 11d of the National Planning Policy Framework. 

Given the current five-year land supply deficit, it is considered that there is a clear and 
demonstrable need for housing development in the area. Accordingly the ‘tilted balance’ in 
paragraph 11 of the NPPF is triggered, whereby there is a presumption in favour of 
sustainable development and development proposals should be approved unless the 
adverse impacts significantly and demonstrably outweigh the benefits. There are three 
dimensions to sustainable development as set out in paragraph 8 of the Framework: 
economic, social and environmental. 

Economic 

Investment in construction and related employment would represent a benefit whilst the 
dwellings and associated infrastructure were being constructed. The additional population 
would provide support to the local economy in terms of residents using the facilities, 
businesses and services located in Kirton Lindsey. The proposed dwellings would also 
generate council tax revenue for the council.  
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Social 

In terms of the social benefits, the proposal would contribute to the council’s housing land 
supply, and affordable housing would be provided on the site. A contribution towards leisure 
facilities in Kirton Lindsey which would be required which would be either towards the 
existing leisure facility KLASSIC or another leisure facility in Kirton Lindsey which would 
also be a benefit, and LEAP and open space would be provided on the site.  

Environmental 

In terms of the environmental dimension, the proposal would result in extensive 
landscaping and biodiversity net gains on the site and within the adjoining land controlled 
by the applicant (blue lined areas). Pedestrian and cycle paths would be provided within the 
development and pedestrian links could be provided onto Ings Road which in turn would 
provide pedestrian routes to the town centre area of Kirton Lindsey. SuDs would be 
incorporated into the development. These are all benefits of the scheme. However, the 
application, whilst in outline form, would significantly alter the character and appearance of 
the countryside in this area, particularly given the scale of development proposed, and 
result in the loss of some hedgerows and trees.  

Whilst the restrictive policies of the development plan (CS2, CS3 and CS8) do still apply, 
the lack of a five-year supply of housing land and the scale of the shortfall limit the weight 
which can be attributed to these policies. Restricting development to land within 
development limits, if strictly applied, would severely affect the ability of the authority to 
address the need for housing. In determining the sustainability of the proposed 
development, an assessment not only relies upon planning principle but also the technical 
elements of the proposal. Only at that point can it be established whether or not any 
adverse impacts exist that would significantly and demonstrably outweigh the benefits of 
the proposal. 

Kirton Lindsey itself is identified as a market town by the Core Strategy and ranks 5th in the 
Sustainability Survey 2019. It contains all seven (the maximum) key facilities which include 
a primary and secondary school, doctor’s surgery, convenience shops, public houses, and 
a community hall. It has good public transport links including a railway station and a number 
of bus services. These material factors, along with the holistic assessment, including 
technical analysis, will allow an assessment to be made of the sustainability of this 
proposed development 

Planning obligations  

Policy CS27 is concerned with planning obligations and states that where a development 
proposal generates an identified need for additional infrastructure, North Lincolnshire 
Council will, through the negotiation of planning obligations pursuant to Section 106 of the 
Town & Country Planning Act 1990 and in accordance with guidance set out in Circular 
05/2005, seek obligations that are necessary to make proposals acceptable in planning 
terms. The tests for planning obligations are set out in Part 11, section 122 of the 
Community Infrastructure Levy Regulations 2010 (as amended). It states: (2) A planning 
obligation may only constitute a reason for granting planning permission for the 
development if the obligation is: 

(a) necessary to make the development acceptable in planning terms; 

(b)  directly related to the development; and  
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(c) fairly and reasonably related in scale and kind to the development.  

The legal test is also set out in planning policy under paragraph 56 of the National Planning 
Policy Framework 2018.  

Affordable housing 

Policy CS9 is concerned with affordable housing and requires schemes for new residential 
housing in market towns to contribute 20% of the scheme for affordable tenure. This will be 
in the form of affordable rent and shared ownership. The applicant has agreed to provide 
20% of affordable housing on site; this is therefore policy compliant. 

Public open space and leisure contribution  

Policy H10 of the North Lincolnshire Local Plan is concerned with public open space. It 
states, ‘(i) …New housing developments on allocated and windfall sites of 0.5 ha or more 
will be required to provide recreational open space on a scale, and in a form, appropriate to 
serve the needs of residents.’ This is reinforced by policy CS22 of the North Lincolnshire 
Core Strategy; both are considered relevant. The applicant has agreed to provide on-site 
public open space as well as providing a local equipped area for play (LEAP) on site. The 
applicant has also agreed that these will be either cared for by a management company or 
an amount paid for the on-site maintenance of the LEAP and on-site informal open space. 
This will be made explicit in the Section 106 agreement.  

A leisure contribution has also been requested that would contribute originally towards the 
Ancholme Leisure Centre (£67,930). The applicant is willing to agree this contribution but 
has requested that it be used to provide enhancement to existing leisure facilities within 
Kirton Lindsey, such as improvements to KLASSIC or another leisure facility within Kirton 
Lindsey at the time of the development. The contribution would allow residents of the 
development to use the existing leisure facilities in Kirton that would be upgraded through 
the leisure contribution, reducing the need to travel to other areas for leisure purposes and 
providing community cohesion. Kirton Lindsey Town Council has also expressed the view 
that the leisure contribution should be used within Kirton Lindsey and not for outside the 
area as Kirton has no leisure centre. This accords with policy CS23 of the Core Strategy. 

Education  

Policy C1 states that where major new housing proposals would result in an increased 
demand for education facilities, which cannot be met by existing schools and colleges, a 
developer may be required to enter into a planning obligation under Section 106 of the 
Town and Country Planning Act 1990, to secure the provision of, or contribution towards, 
new or extended facilities. The response from the education department to this application 
is that primary contributions are required, which are calculated as £3,086 per dwelling 
towards primary only (excluding affordable, one bed and over 55 dwellings). The applicant 
has agreed to this. 

Public transport (bus tickets) 

A financial contribution of £3,000 is required towards bus tickets for occupiers of the 
dwellings to allow a week of free travel on the new Demand responsive Travel Service. This 
aligns with policy CS25 of the Core Strategy and the NPPF which seek to ensure new 
developments reduce the need to travel by private vehicle. This will give occupiers of the 
development a free trial of public transport and it is hoped that occupiers would then be 
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encouraged to continue to use this public transport service. The applicant has agreed to 
this. 

Obligations summary  

The proposed on and off-site contributions are considered to be CIL compliant as well as 
policy compliant. The proposal would therefore align with policies CS9, CS22, CS23, CS25 
of the North Lincolnshire Core Strategy, C1 and HC10 of the North Lincolnshire Local Plan, 
and paragraph 56 of the NPPF. It should be noted that the application is flexible, as 
although the illustrative layout shows the provision of 79 dwellings on the site, the exact 
number of dwellings has not been specified by the applicant. 

Character impacts 

Policy RD2 of the North Lincolnshire Local Plan is concerned with development within the 
open countryside. The policy is in two parts: firstly, it sets out, in principle, those 
development types that are acceptable; and secondly, it sets out a criteria-based approach 
to assessing those developments. The second part is of interest here in that it seeks to 
ensure that the visual amenity of the countryside is not compromised by poor development. 
Paragraph ‘c’ of the policy states: ‘...the development would not be detrimental to the 
character or appearance of the open countryside or a nearby settlement in terms of siting, 
scale, massing, design and use of materials;’  

Policy CS5 of the North Lincolnshire Core Strategy is also relevant. It states ‘…All new 
development in North Lincolnshire should be well designed and appropriate for their 
context. It should contribute to creating a sense of place’ and ‘Design which is inappropriate 
to the local area or fails to maximise opportunities for improving the character and quality of 
the area will not be acceptable.’ Policy H5 of the local plan, which is concerned with new 
housing development, and paragraph 127 of the NPPF, are also relevant, though the 
criteria-based nature of policy H5 lends itself better to the assessment of any subsequent 
reserved matters application. 

The proposal, in scale terms, would clearly represent a significant addition to the existing 
settlement and would alter the character and appearance of the site. Whilst the site has no 
formal landscape designation, the proposed development would result in the loss of an area 
of pastoral land that is located at the edge of Settlement Farmland adjacent to the 
settlement limits of Kirton in Lindsey. The applicant has submitted a landscape and visual 
appraisal document (LVIA). This report concludes that application site is of local landscape 
value and low-medium sensitivity. The proposal would lead to the loss of edge-of-
settlement pastoral land, but hedgerows defining the small, rectilinear fields would largely 
be retained. The visual impact of the development would be significant for neighbouring 
residents, but less so from public footpaths and the highway, with retained hedgerows 
providing some screening. The site is quite enclosed by significant hedging on the site 
boundaries so wider views of the site from Ings Lane are fairly restricted.  

The applicant has indicated that the hedgerows to the site boundaries would be retained as 
far as possible. Some hedgerow removal would need to take place, primarily on the 
southern boundary, to provide access to the site. The applicant has submitted a plan 
showing the extent of hedgerow removal required on the site. Planning conditions are 
proposed to establish the exact extent of the hedgerow removal to ensure adequate 
visibility for the access. The site is surrounded by substantial residential development to the 
east, with a new housing development being constructed further north of the application 
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site. The site, once established, with appropriate landscaping, would therefore be viewed as 
an extension to the existing settlement boundary of Kirton Lindsey, the western and 
northern boundaries, with existing hedgerow, becoming a defined edge of settlement in 
keeping with the character of the surrounding Edge of Settlement Farmland.  

The proposed development could effectively integrate into the landscape and create a new 
edge of settlement consistent with the surrounding landscape setting. Following completion 
of the scheme, and with appropriate landscape mitigation, it is considered that the 
development could be assimilated into the landscape, and once mitigation has matured, the 
site would be established as an extension of the urban fringe. The LVIA confirms that this 
would be the case as there would be a ‘change to the immediate site from farmland to 
residential settlement, which forms part of Local Character Area 1 (Edge of Settlement 
Farmland) and is assessed as having a Low-Medium Sensitivity. The change to this local 
character is assessed as Medium in Year 1 reducing to Low-Medium by year 15 as the 
proposed development establishes as part of the urban fringe. The landscape effects to this 
local character are assessed as Slight-Moderate at year 1 and 15. The effects will be 
adverse during construction and for the first few years until landscaping within the site 
matures and the development becomes an integrated part of the local landscape.’ 

It is considered that a scheme could be achieved that would retain the sense of place in this 
area of Kirton Lindsey, whilst also not giving rise to any unacceptable impingement upon 
future and existing amenity rights. As a result, in terms of the impact the development 
would have on the character of this area of Kirton Lindsey, it is considered to be 
acceptable. The applicant has demonstrated that the proposal has the potential to accord 
with part of policy RD2 of the local plan, as well as CS5 of the Core Strategy.  

Highways 

Policy T2 of the North Lincolnshire Local Plan states that all development should be served 
by a satisfactory access. Policy T19 of the local plan is concerned with parking provision as 
well as general safety, and is also relevant. Policy CS25 of the Core Strategy relates to 
sustainable transport. 

The majority of the objections from neighbours and from the town council raise highway 
concerns in their responses. The site is accessed from Ings Road. The original indicative 
layout showed two accesses from Ings Road to serve the development. Following concerns 
from objectors in relation to hedgerow removal, the applicant has submitted a revised 
indicative layout showing one access serving the development from Ings Road. Access is to 
be determined at this outline stage. A plan of the proposed access arrangements and 
potential carriageway/footway widening onto Ings Road has been submitted with the 
application. This plan shows the site boundary, highway boundary, footways and the extent 
of the proposed carriageway widening to Ings Road. A transport statement and residential 
travel plan has also been submitted with the application. Highways have been consulted on 
the proposal and have raised no objections subject to a number of conditions which will be 
imposed on any forthcoming permission. The conditions would mitigate highway safety, 
both during construction and operational to the development. The proposal is therefore 
considered to be acceptable in highway terms and it is considered that the traffic generation 
resulting from the proposal would not have an adverse impact on Ings Road or the 
surrounding highway network.  

Public Transport have been consulted on the proposal and advise a financial contribution of 
£3,000 is required towards bus tickets for occupiers of the dwellings to allow a week of free 
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travel on the new Demand responsive Travel Service. This would be obtained through a 
Section 106 Agreement (see earlier section of the report).  

Therefore, subject to conditions, the proposal would accord with policies T2 and T19 of the 
North Lincolnshire Local Plan and policy CS25 of the Core Strategy.  

Flood risk and drainage 

The site is located within Flood Zone 1 of the council’s SFRA 2011 and is therefore at low 
risk of flooding. The applicant has submitted a Flood Risk Assessment and Drainage 
Management Strategy with the application. The Environment Agency does not wish to 
comment. As the site lies within an area at low risk of flooding, the proposal is considered to 
be acceptable and aligns with the NPPF, policy CS19 of the Core Strategy and policy DS16 
of the North Lincolnshire Local Plan. 

In terms of drainage, the LLFA, Yorkshire Water,  Witham IDB and Severn Trent Water 
have been consulted. Yorkshire Water and Witham IDB do not wish to comment on the 
application as it falls outside their area. Severn Trent Water have not responded to the 
consultation response. The LLFA did have some initial concerns in relation to the 
watercourses on the northern and western site boundaries. The applicant has considered 
the watercourses and intends at least 4.5 metre stand-offs from the watercourses into the 
site extents, with the transfer of the standoffs to a management company. The LLFA does 
not object to the proposal and proposes a number of conditions relating to surface water 
drainage, including the submission of an acceptable drainage strategy.  

In terms of foul water, no comments have been received from Severn Trent Water. 
However, if the developer wishes to connect to this sewerage network they would need to 
serve notice under Section 106 of the Water Industry Act 199. A condition is also proposed 
requiring the submission of a foul water drainage scheme, which would be subject to 
agreement by Severn Trent Water. The proposal would therefore accord with policies CS18 
and CS19 of the Core Strategy, and policies DS14 and DS16 of the North Lincolnshire 
Local Plan. 

Archaeology 

In terms of archaeology, the site has potential for archaeological deposits. The applicant 
has submitted a Heritage Statement, Archaeological Evaluation Report, an Evaluation 
Trenches – Interim and an Evaluation Trenches Report with the application. The reports 
provide a summary of the known heritage assets dating from the prehistoric to post 
medieval periods. Prehistoric and Roman material is recorded across a widespread area of 
land north of the application site, including in association with cropmarks of an extensive 
field system. The geophysical survey revealed some features of potential archaeological 
origin within the site, although nothing definitive. The heritage assessment suggested there 
is a medium potential for the presence of archaeological remains and that trial trenching is 
required to assess the exact potential. Trial trenching was carried out on the site and two of 
the fifteen trial trenches have revealed archaeological features comprising ditches that were 
detected by the geophysical survey at the southern end of the application site adjacent to 
Ings Road. The remainder of the trenches contained no archaeological features. The 
ditches contained pottery dated to the medieval period, of circa 13th–16th century date, as 
well as animal bone and crop processing remains. The interpretation of these features is 
that they form a small agricultural enclosure located within the open field system 
surrounding the town. 
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The features within the application site have evidential value to enhance our understanding 
of the development of the medieval open-field system and its enclosure. As such the 
archaeological interest of the site is assessed as being of local significance. The layout of 
the proposed development does not present any opportunities to conserve the 
archaeological remains in situ. The nature and scale of the proposed development is such 
that construction groundworks would result in the destruction and loss of any archaeological 
interest. This harm equates to substantial harm to a non-designated heritage asset of 
archaeological interest of local significance.  

However, the significance of the non-designated heritage asset does not merit an objection 
from HER to the planning application. HER advises that it would be important that a 
programme of archaeological work be carried out during all construction groundworks within 
the area of archaeological interest so that any remains that might be uncovered by the 
development could be properly identified and recorded. This programme should comprise 
monitoring, excavation and recording during any ground disturbance associated with the 
construction of the dwellings in the southern part of the site, including soil stripping, 
followed by post-excavation assessment reporting, analysis and publication of results as 
required. This programme of works can be dealt with by a series of conditions that would be 
imposed on any forthcoming permission. Subject to the imposition of these conditions the 
proposal would accord with Chapter 16 of the NPPF, CS6 of the Core Strategy, and policy 
HE9 of the North Lincolnshire Local Plan. 

The comments made by the town council in respect of the archaeology surveys are noted. 
However, the reports have been assessed by HER and found to be acceptable, and 
therefore no additional clarification or investigation is required at this stage. The conditions 
proposed would ensure that archaeological remains could be identified and recorded.  

Biodiversity 

In terms of biodiversity, the council’s ecologist has been consulted on the proposal and 
considers it acceptable. The submitted LVIA has been assessed and found to make 
appropriate recommendations, and has taken into account the council’s SPG guidance for 
Local Landscape Character and Assessment Guidelines. The landscape is of local 
landscape value and low-medium sensitivity. The proposal would lead to the loss of edge-
of-settlement pastoral land, but hedgerows defining the small, rectilinear fields would largely 
be retained. The visual impact of the development would be significant for neighbouring 
residents, but less so from public footpaths and the highway, with retained hedgerows 
providing some screening. Planning conditions would ensure that the hedgerows are 
retained as far as possible and additional landscaping would be provided on the site to 
reduce the visual impact of the development. The landscaping is a reserved matter and 
would be assessed again when the reserved matters application is submitted. 

In terms of biodiversity enhancements required in the NPPF, the applicant proposes to 
provide these within the blue line area shown on the submitted location plan, which is 
owned by the current landowner. This would provide foraging habitat for bats and barn 
owls. The applicant would also provide biodiversity enhancement and habitat connectivity 
with PA/2016/337 (Gleadells Mill, Station Road) PA/2017/389 (Land of Station Road KIRH-
1) and beyond. The biodiversity enhancements required for the site include: the submission 
and agreement of biodiversity and landscape management plans; a construction 
environmental plan; ongoing implementation of the management plans; sensitive working 
practices to avoid harm to bats, hedgehogs, badgers and nesting birds; bat boxes/bat 
bricks in at least 15% of houses; enhanced bat foraging habitat; installation of swift boxes 
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and sparrow terraces on 15% of houses; installation of a variety of other nest boxes/nesting 
features, for species including, barn owl, house martin, house sparrow and tree sparrow; 
details of the retention, enhancement and ongoing management of mixed native 
hedgerows; providing gaps in boundary fences to allow the passage of hedgehogs; creation 
of wetland habitat as part of sustainable urban drainage; landscaping using locally native 
trees, shrub, hedge plants and wildflowers of high biodiversity value; appropriate phasing 
mechanisms to ensure that significant areas of habitat are created and are becoming 
properly established before each phase of construction; procedures for monitoring and 
ongoing management of habitats; measures to avoid light, noise and water pollution, fly 
tipping and other factors that would harm habitats and species; providing a wildlife 
gardening leaflet for each new resident; and off-site habitat creation within the ‘blue line’ 
land owned by the current landowner of the application site, including the provision of 
foraging habitat for bats and barn owls, providing habitat connectivity with PA/2016/337, 
PA/2017/389 and beyond. In order to make sure that biodiversity net gain is quantified and 
deliverable, the applicant is advised to make use of Defra’s Biodiversity Metric Version 2.0.  

The above enhancements would all be achieved through planning conditions. Subject to the 
imposition of the proposed biodiversity conditions, the proposal would align with paragraph 
175 of the NPPF, and policies CS5 and CS17 of the Core Strategy.  

Hedgerows and trees 

In terms of hedgerows, the applicant has submitted substantial information in relation to the 
hedgerows on the site and on the site boundaries. This includes a plan of the hedgerow on 
the southern boundary indicating the extent of the section to be removed to provide access 
to the development from Ings Lane. To reduce the section of hedgerow to be removed, the 
applicant has removed the smaller access from the indicative layout. Concerns from 
objectors relating to hedgerow removal are noted. If approval is given for the development, 
this would override the provisions set out in the Hedgerow Regulations 1997. There would 
be a loss of some of the hedgerows, including part of the hedgerow on the site frontage to 
provide the access and required visibility. The extent of the hedgerow removal can be dealt 
with by planning condition. The loss of part of this hedgerow is regrettable; however, the 
applicant proposes to retain as much of this hedgerow as possible and fill in any gaps with 
new native hedgerow species to mitigate the hedgerow removal. Conditions can be used to 
retain the hedgerows on the site as much as possible and protect them during and after 
development. Therefore, on balance, the proposal is acceptable and would accord with 
policy LC12 of the North Lincolnshire Local Plan, and policies CS5 and CS16 of the Core 
Strategy.  

There are a small number of trees on the site, but none are covered by a tree preservation 
order. The applicant has submitted a tree survey and arboricultural assessments. A very 
small number of trees would be removed from the site to facilitate the development, as 
specified in the tree report. The council’s tree officer has raised no objections to the 
proposal subject to conditions requiring details to be submitted showing the landscaping and 
new green infrastructure for the various areas on the site, as well as a timeline and method 
statements for the protection fencing on the site. The landscaping for the site is a reserved 
matter so the overall landscaping for the site would be submitted and assessed by the council 
through any reserved matters application submitted. The timeline and method statements for 
the protective fencing will be dealt with by condition. 

Residential amenity 
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In terms of residential amenity, it is considered that a scheme could be designed and laid 
out on the site to ensure that overlooking and privacy issues were avoided. This matter 
would be assessed at ‘reserved matters’ stage. Planning conditions would be used to 
secure details of the levels the dwellings would be constructed at to ensure that they would 
not result in loss of amenity to adjoining dwellings. The proposal would accord with policy 
CS5 of the Core Strategy, and policies RD2, H5 and DS1 of the North Lincolnshire Local 
Plan. 

Contamination and environmental issues 

Policy DS7 of the North Lincolnshire Local Plan is concerned with contaminated land. It 
states that permission will only be granted on contaminated sites where a detailed site 
survey has been submitted, and a suitable scheme of remedial measures has been agreed 
to overcome any existing contamination. The applicant has submitted a desk-top study 
report for the site and Environmental Health have been consulted. Due to the historic use of 
the site and current on-site features, the report notes a risk of contamination on the site, 
and recommends further investigation. Environmental Health propose a contamination 
condition requiring a Phase 1 site investigation, and remediation and verification reports to 
be submitted before development commences on the site. This condition would be imposed 
on any forthcoming planning permission. 

Policy DS11 of the North Lincolnshire Local Plan relates to polluting activities. It states that 
planning permission for development…will only be permitted where it can be demonstrated 
that levels of potentially polluting emissions, including effluent, leachates, smoke, fumes, 
gases, dust, steam, smell or noise, do not pose a danger by way of toxic release. The 
applicant has submitted a noise assessment due to potential noise from the adjacent 
railway line lying to the north. Environmental Health have assessed the application and 
advise a noise mitigation condition be imposed on any forthcoming planning permission to 
ensure a satisfactory level of amenity to occupiers of the development.  

A condition to manage construction working hours is considered necessary to mitigate 
unacceptable impacts upon neighbouring amenity, and will be imposed on any planning 
permission granted. The applicant has submitted an air quality assessment which provides 
a list of mitigation measures to minimise emissions during construction activities. The 
assessment concludes that with the implementation of these measures the impact of dust 
during the construction phase would not be significant. Environmental Health recommend a 
condition to ensure that the mitigation measures described in this report are implemented in 
full for the duration of the construction works. Subject to these conditions, it is considered 
that the proposal would accord with policies DS1 and DS11 of the North Lincolnshire Local 
Plan. 

Air quality/sustainable resource 

Policy CS18 of the Core Strategy is concerned with sustainable resource use and climate 
change. Its purpose is to promote development that utilises natural resources as efficiently 
and sustainably as possible. Two points of this policy are relevant: 

(10) ensuring development and land use helps to protect people and the environment 
from unsafe, unhealthy and polluted environments, by protecting and improving the 
quality of the air, land and water 
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(12) supporting new technology and development for carbon capture and the best 
available clean and efficient energy technology, particularly in relation to the heavy 
industrial users in North Lincolnshire, to help reduce CO2 emissions. 

The applicant has submitted an air quality screening assessment in accordance with IAQM 
and EPUK guidance to determine the requirement for detailed emissions modelling. The 
proposals were compared to the criteria detailed in the guidance and did not exceed any of 
the Stage 2 criteria, therefore the impact was considered to be ‘insignificant. The council’s 
Environmental Health Department has assessed the proposal and proposes a condition 
that, prior to development, a scheme for electric vehicle charging points shall be submitted 
to and agreed in writing with the local planning authority. The request is considered to be in 
accordance with the above policy requirements and will be attached to any forthcoming 
permission to mitigate the impact upon air quality generated by the development. This 
condition will be imposed on any planning permission granted and would accord with 
Chapter 9 of the NPPF, policy CS18 of the Core Strategy and DS11 of the local plan by 
making a positive impact upon the reduction of polluting activities. 

Deliverability 

In terms of deliverability of the scheme, the applicant has submitted a delivery statement to 
demonstrate that the site is deliverable and, should planning permission be granted, there 
is a realistic possibility of the site being developed. The developer has indicated within this 
delivery statement that they only progress sites where they are extremely confident that a 
buyer for the site will be found and the developer can demonstrate a track record of 
delivery. The site is a greenfield site and there are no significant site preparation costs, and 
there are no technical issues to prevent development. The applicant has stated that a 
number of developers have already expressed interest in the site. The applicant has also 
submitted a timescale for development (should permission be granted). This suggests that 
the scheme would be completed in 2024. Whilst the delivery statement is, in a sense, just a 
statement, which is not legally binding, there does appear to be a clear intention for the 
scheme to be developed for housing, should permission be granted. There is a need for 
housing and this development would provide a significant contribution towards the council’s 
five year land supply.  

Other issues raised 

In terms of other issues raised, speeding is a matter for the police. Comments made that 
documents are inaccurate are noted. The documents submitted are those required to 
assess the application and some of the documents have been updated through the 
application process. There is no evidence to suggest that the infrastructure, technology 
services and facilities cannot support this development. It is accepted that there are some 
brownfield sites with planning permission that have not been built out. The council 
continues to actively encourage development on these sites but cannot force developers to 
implement the permissions. The comments made in relation to site levels of the dwellings 
are noted and a condition in this regard will imposed on any  planning permission to ensure 
the amenity of neighbours and the area is safeguarded. The layout of the scheme and 
public open space would be provided within the reserved matters application. The new local 
plan and neighbourhood plan are currently being drafted and have not been subject to 
examination; no substantive weight can therefore be given to these plans at the present 
time. Access for emergency vehicles is noted with Humberside Fire and Rescue providing 
comments which will be an informative on any planning permission. The comments made in 
relation to adverse impact on the public footpath are noted. However, the council’s Public 
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Rights of Way officer has raised no objections to the proposal. The development would be 
visible from the public footpath and this issue has been addressed earlier in this report. The 
application has been publicised by site and press notices, and statutory consultees have 
been notified. The applicant has undertaken community involvement for the application as 
outlined earlier in this report. 

Pre-commencement conditions  

All pre-commencement conditions attached to this recommendation have been agreed with 
the applicant and therefore accord with the requirements set out by the Planning Pre- 
commencement Regulations 2018. 

Conclusion  

The proposal has been subject to a full assessment giving due consideration to responses 
from technical consultees and third parties. The applicant has also agreed to the heads of 
terms set out below, which are required to make the development acceptable in planning 
terms, as well as meeting the other tests for obligations. There has been substantial local 
opposition to the proposal and the material points have been considered under the relevant 
sections within this report, whilst other issues raised may be more pertinent to be 
considered at the reserved matters stage when the actual design and layout of the scheme 
can be assessed in more detail. It is considered, given the assessment above, that no 
adverse impacts related to the development exist that would significantly and demonstrably 
outweigh the benefits that would follow from a well-executed residential scheme in this 
location. Overall, it is considered that the proposal does represent sustainable development 
in the context of the NPPF and Housing and Employment Land Allocations DPD policy 
PS1, which sets a presumption in favour of sustainable development.  

Heads of terms 

S106 contributions 

Affordable housing 20% of the development 

On-site open space 

The provision of a LEAP on site with a 
maintenance fee of £54,106.00 

On-site informal open space of 
10 square metres per dwelling with a 
maintenance fee of £43,911.00  

or 

an estate management company set up 
– no contribution required 

Education 
£3,086 per dwelling towards primary 
only (excluding affordable, one bed and 
over 55 dwellings) 



Planning committee 26 August 2020 Page 36 

Leisure: off-site contribution 
and location 

£67,930.00 towards KLASSIC or 
another leisure facility in Kirton at the 
time of the development 

Public transport (bus 
tickets) £3,000 

RECOMMENDATION 

Subject to the completion of a formal agreement under Section 106 of the Town and 
Country Planning Act (1990) providing for the contributions set out in the ‘Heads of 
terms’ specified above, the committee resolves:  

(i) it is mindful to grant permission for the development; 

(ii) the decision be delegated to the Group Manager – Development Management 
and Building Control upon completion of the obligation; 

(iii) if the obligation is not completed by 31 January 2021, the Group Manager – 
Development Management and Building Control be authorised to refuse the 
application on grounds of inadequate provision of essential community 
benefits; and 

(iv) the permission so granted be subject to the following conditions:  

1. 
Approval of the details of the layout, scale and appearance of the building(s), 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, 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. 
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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. 
The development hereby permitted shall be carried out in accordance with the following 
approved plans: location plan -1806-S1-01, ITM15306-GA-003 and ITM15306-GA-006. 
 
Reason  
For the avoidance of doubt and in the interests of proper planning. 
 
6. 
No development shall take place until details of: 
 
(i) the location and layout of the vehicular access; and 
 
(ii) the number, location and layout of the vehicle parking space(s) within the curtilage of 

the site; 
 
have been submitted to and approved in writing by the local planning authority. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
7. 
Within three months of the completion of the new access, any redundant access to the site 
shall be removed and the area reinstated to footway/verge (including the provision of full 
height kerbs) in accordance with details to be submitted to and approved in writing by the 
local planning authority. 
 
Reason  
In the interests of highway safety. 
 
8. 
No loose material shall be placed on any driveway or parking area within 10 metres of the 
adopted highway unless measures are taken in accordance with details to be submitted to 
and approved in writing by the local planning authority to prevent the material from spilling 
onto the highway. Once agreed and implemented these measures shall be retained. 
 
Reason  
In the interests of highway safety and to comply with policy T19 of the North Lincolnshire 
Local Plan. 
 
9. 
No works shall commence on the access until a plan showing the extent of the hedgerow to 
be removed to provide the access and required visibility on the site frontage has been 
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submitted to and approved in writing by the local planning authority. Following this approval, 
once the access is completed on the site, the visibility shall be checked on site by the 
highway authority and if further hedgerow removal is required to achieve the correct 
visibility, then a further plan showing this additional hedgerow removal shall be submitted to 
and approved in writing by the local planning authority. Thereafter only the approved 
scheme shall be implemented on the site and retained. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
10. 
No dwelling on the site shall be occupied until the vehicular access to it and the vehicle 
parking spaces serving it have been completed and, once provided, the vehicle parking 
spaces shall be retained. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
11. 
No dwelling served by any shared private driveway on site shall be occupied until it has 
been constructed in accordance with details including: 
 
(i) the proposed method of forming access from the highway, including the required 

visibility splays; 
 
(ii) the method of constructing/paving the drive; 
 
(iii) the provision of adequate drainage features; 
 
(iv) the provision of suitable bin collection facilities adjacent to the highway; 
 
(v) the provision of suitable lighting arrangements; and 
 
(vi) the provision of street name plates that shall include the words 'Private Drive'; 
 
which have been agreed in writing by the local planning authority. Once constructed the 
private driveway shall be retained. 
 
Reason  
In the interests of highway safety and to accord with policy T2 of the North Lincolnshire 
Local Plan. 
 
12. 
No development shall begin until details of: 
 
(i) the layout, drainage, construction, services and lighting of the proposed access road, 

including the junction with the adjacent highway; and 
 
(ii) the number and location of vehicle parking space(s) on the site; 
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have been submitted to and approved in writing by the local planning authority. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
13. 
No dwelling on the site shall be occupied until the access road has been completed to at 
least base course level and adequately lit from the junction with the adjacent highway up to 
the access to the dwelling. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
14. 
No other works shall be commenced on the site until the access road junction with the 
adjacent highway, including the required visibility splays, has been set out and established. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
15. 
No dwelling on the site shall be occupied until the footway has been constructed up to base 
course level from the junction with the adjacent highway to the access to the dwelling. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
16. 
The penultimate dwelling on site shall not be occupied until the access roads have been 
completed. 
 
Reason  
In the interests of highway safety and to accord with policy T2 of North Lincolnshire Local 
Plan. 
 
17. 
Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (Amendment) (No. 2) (England) Order 2008 (or any order revoking and re-
enacting that order with or without modification), no development shall take place within any 
service strip adjacent to any shared surface road, and any planting or landscaping within 
this service strip shall be of species which shall be agreed in writing with the local planning 
authority prior to planting. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
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18. 
The final travel plan shall be submitted to and approved in writing by the local planning 
authority within six months of the proposed development being brought into use and all 
conditions and requirements of the plan, once approved, shall be implemented and retained 
at all times. 
 
Reason  
To ensure that the proposed development operates in a safe and sustainable manner with 
minimal disruption to the highway network. 
 
19. 
The travel plan, once approved and in place, shall be subject to monitoring on an annual 
basis for a period of three years from the approval date. The monitoring report on the 
impact of the travel plan shall be submitted to the local planning authority on the first of 
January each year following the grant of planning permission. All amendments to the 
approved travel plan identified as a result of the monitoring process shall be implemented 
and retained. 
 
Reason  
To ensure that the proposed development operates in a safe and sustainable manner with 
minimal disruption to the highway network. 
 
20. 
No development shall take place until a construction phase traffic management plan 
showing details of: 
 
- all associated traffic movements, including delivery vehicles and staff/construction 

movements; 
 
- any abnormal load movements; 
 
- contractor parking and welfare facilities; 
 
- storage of materials; and 
 
- traffic management requirements, including the means of controlling the deposition of 

mud onto the adjacent highway, along with appropriate methods of cleaning the highway 
as may be required; 

 
has been submitted to and approved in writing by the local planning authority. Once 
approved the plan shall be implemented, reviewed and updated as necessary throughout 
the construction period. 
 
Reason  
In the interests of highway safety. 
 
21. 
The carriageway widening and footway shall be provided in accordance with drawing 
ITM15306-GA-006. 
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Reason  
In the interests of highway safety. 
 
22. 
The localised improvements to Ings Road shall be provided in accordance with drawing 
ITM15306-GA-003. 
 
Reason  
In the interests of highway safety. 
 
23. 
No development shall take place until a detailed surface water drainage scheme for the site 
has been submitted to and approved in writing by the local planning authority. The scheme 
shall be based on sustainable drainage principles and an assessment of the hydrological 
and hydro-geological context of the development. This must be based upon the submitted 
Flood Risk Assessment & Drainage Strategy Report by Strategic Land Group, Ref: 
HYD499_INGS.ROAD_FRA&DMS, Dated: March 2020. 
 
The drainage scheme shall demonstrate that surface water run--off generated up to and 
including the 1 in 100 year critical storm (including an allowance for climate change) will not 
exceed the run--off from the existing site. It shall also include details of how the resulting 
completed scheme is to be maintained and managed for the lifetime of the development so 
that flood risk, both on and off the site, is not increased. SuDS must be fully considered. 
Reference should be made to North Lincolnshire Council's SuDS and Flood Risk Guidance 
Document. Should infiltration not be feasible at the site, alternative sustainable drainage 
should be used, focusing on above-ground solutions. 
 
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 features in accordance with policy DS16 of the North Lincolnshire 
Local Plan, and policies CS18 and CS19 of the Core Strategy. 
 
24. 
The drainage scheme shall be implemented in accordance with the approved submitted 
details required by condition 23 above, 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 features in accordance with policy DS16 of the North Lincolnshire 
Local Plan, and policies CS18 and CS19 of the Core Strategy. 
 
25. 
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 
approved in writing by the local planning authority. These facilities shall be implemented 
prior to the access and parking facilities being brought into use and thereafter so retained. 

http://www.northlincs.gov.uk/wp-content/uploads/2018/07/NLC-SuDS-Guidance-Published-document.pdf
http://www.northlincs.gov.uk/wp-content/uploads/2018/07/NLC-SuDS-Guidance-Published-document.pdf
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Reason  
In the interests of highway safety and to comply with policy T19 of the North Lincolnshire 
Local Plan. 
 
26. 
No development shall take place until a noise mitigation scheme has been submitted to and 
approved in writing by the local planning authority. As a minimum this noise mitigation 
scheme shall include details of: 
 
- details of noise mitigation measures; 
 
- predicted noise levels to be achieved at sensitive locations as a result of the noise 

mitigation scheme; 
 
- details of how the nmoise mitigation scheme will be maintained for the lifetime of the 

development; 
 
- the noise mitigation scheme shall be implemented before occupation of the development 

and shall be retained thereafter. 
 
Reason  
To protect the amenity of residents of the proposed dwellings in accordance with policy 
DS1 of the North Lincolnshire Local Plan. 
 
27. 
Construction and site clearance operations shall be limited to the following days and hours: 
 
- 8am to 6pm Monday to Friday; 
 
- 8am to 1pm on Saturdays. 
 
No construction or site clearance 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  
To safeguard residential amenity in accordance with policy DS1 of the North Lincolnshire 
Local Plan. 
 
28. 
The mitigation measures described in Table 4.4 and 4.5 of the submitted Air Quality 
Assessment, reference MCA2071, dated March 2020, shall be implemented in full for the 
duration of the proposed construction works. 
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Reason  
To safeguard residential amenity in accordance with policy DS1 of the North Lincolnshire 
Local Plan. 
 
29. 
A scheme for the provision of electrical vehicle charging points shall be submitted to and 
approved in writing by the local planning authority. The scheme shall be designed to take 
account of good practice guidance as set out in the Institute of Air Quality Management 
Land Use Planning and Development Control and contemporaneous electrical standards 
including: 
 
- Electrical Requirements of BS7671:2008; 
 
- IET Code of Practice on Electrical Vehicle Charging Equipment installation 2012 ISBN 

978-1-84919-515-7. 
 
The approved scheme shall be installed in full prior to the occupation of any dwelling on the 
site and retained in perpetuity thereafter. 
 
Reason  
To facilitate the uptake of low emission vehicles and reduce the emission impact of traffic 
arising from the development in line with the National Planning Policy Framework. 
 
30. 
Unless otherwise agreed by the local planning authority, development other than that 
required to be carried out as part of an approved scheme of remediation must not 
commence until parts 1 to 4 below have been complied with. If unexpected contamination is 
found after development has begun, development must be halted on that part of the site 
affected by the unexpected contamination to the extent specified by the local planning 
authority in writing until part 4 has been complied with in relation to that contamination. 
  
Part 1: Site Characteristics 
An investigation and risk assessment, in addition to any assessment provided with the 
planning application, must be completed in accordance with a scheme to assess the nature 
and extent of any contamination on the site, whether or not it originates on the site. The 
contents of the scheme are subject to the approval in writing of the local planning authority. 
The investigation and risk assessment must be undertaken by competent persons and a 
written report of the findings must be produced. The written report is subject to the approval 
in writing of the local planning authority. The report of the findings must include: 
  
(i) a survey of the extent, scale and nature of contamination; 
  
(ii) an assessment of the potential risks to: 
 

- human health; 
 
- property (existing or proposed), including buildings, crops, livestock, pets, 

woodland and service lines and pipes; 
 
- adjoining land; 
 

http://www.iaqm.co.uk/text/guidance/air-quality-planning-guidance.pdf
http://www.iaqm.co.uk/text/guidance/air-quality-planning-guidance.pdf
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- groundwaters and surface waters; 
 
- ecological systems; 
 
- archaeological sites and ancient monuments; 

  
(iii) an appraisal of remedial options, and a proposal of the preferred option(s). 
  
This must be conducted in accordance with DEFRA and the Environment Agency's 'Model 
Procedures for the Management of Land Contamination, CLR 11'. 
  
Part 2: Submission of Remediation Scheme 
A detailed remediation scheme to bring the site to a condition suitable for the intended use 
by removing unacceptable risks to human health, buildings and other property and the 
natural and historical environment must be prepared, and is subject to the approval in 
writing of the local planning authority. The scheme must include all works to be undertaken, 
proposed remediation objectives and remediation criteria, a timetable of works and site 
management procedures. The scheme must ensure that the site will not qualify as 
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the 
intended use of the land after remediation. 
  
Part 3: Implementation of Approved Remediation Scheme 
The approved remediation scheme must be carried out in accordance with its terms prior to 
the commencement of development other than that required to carry out remediation, 
unless otherwise agreed in writing by the local planning authority. The local planning 
authority must be given two weeks' written notification of commencement of the remediation 
scheme works. 
  
Following completion of measures identified in the approved remediation scheme, a 
verification report (referred to in PPS23 as a validation report) that demonstrates the 
effectiveness of the remediation carried out must be produced, and is subject to the 
approval in writing of the local planning authority. 
  
Part 4: Reporting of Unexpected Contamination 
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 in writing immediately to 
the local planning authority. An investigation and risk assessment must be undertaken in 
accordance with the requirements of Part 1, and where remediation is necessary a 
remediation scheme must be prepared in accordance with the requirements of Part 2, 
which is subject to the approval in writing of the local planning authority. 
  
Following completion of measures identified in the approved remediation scheme a 
verification report must be prepared, which is subject to the approval in writing of the local 
planning authority in accordance with Part 3. 
 
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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31. 
As well as on-site recreational open space, the reserved matters for layout shall show the 
position and equipment of the local equipped area for play (LEAP). The LEAP shall be 
retained thereafter. 
 
Reason  
To mitigate the development in planning terms by creating an appropriate level of 
recreational activities to serve the development and to accord with policies H10 of the North 
Lincolnshire Local Plan, and CS22 and CS23 of the North Lincolnshire Core Strategy. 
 
32. 
Before development commences on site, details of all the finished floor levels at which all 
the dwellings will be constructed shall be submitted to and approved in writing by the local 
planning authority. Only the approved scheme shall be implemented on the site. 
 
Reason  
To ensure the dwellings are in character with the area and to safeguard the amenity of 
adjoining dwellings in accordance with policies CS5 of the Core Strategy, and policies H5, 
RD2 and DS1 of the North Lincolnshire Local Plan. 
 
33. 
No development shall take place until the applicant, or their successor in title, has 
submitted a biodiversity metric assessment and biodiversity management plan to the local 
planning authority for approval in writing. The document shall include: 
 
(a) an assessment of biodiversity loss based on the habitat and hedgerow baseline from 

the 'Extended Phase 1 Habitat Survey of Land Off Ings Road, Kirton in Lindsey, 
Lincolnshire 2020'; 

  
(b) details of measures required to provide at least 10% biodiversity net gain in 

accordance with the Defra biodiversity metric 2.0; 
 
(c) details of sensitive working practices to avoid harm to bats, hedgehogs, badgers and 

nesting birds; 
 
(d) details of bat boxes and bat bricks to be installed on at least 15% of houses; 
 
(e) details of swift boxes and sparrow terraces to be installed on at least 15% of houses 

combined; 
 
(f) details of nesting sites to be installed to support a variety of other species, including 

barn owl, house martin, house sparrow and tree sparrow; 
 
(g) restrictions on lighting to avoid impacts on bat roosts, bat foraging areas, bird nesting 

sites and sensitive habitats;  
 
(h) provision for hedgehogs to pass through any fencing installed between gardens and 

between areas of grassland; 
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(i) prescriptions for the retention, planting and aftercare of native trees, shrubs, 
hedgerows and wildflowers of high biodiversity value; 

 
(j) details of wetland habitat to be created and managed as part of sustainable 

drainage; 
 
(k) appropriate phasing mechanisms to ensure that significant areas of habitat are 

created and are becoming properly established before each phase of construction; 
 
(l) procedures for monitoring and ongoing management of created habitats; 
 
(m) measures to avoid light, noise and water pollution, fly-tipping and other factors that 

would harm habitats and species; 
 
(n) prescriptions for the provision of a wildlife gardening leaflet for each new resident; 
 
(o) proposed timings for the above works in relation to completion of the dwellings. 
 
Biodiversity units should be delivered on site, within the red and blue line boundaries shown 
on submitted Location Plan number 1806-SI-01.  
 
Reason  
To conserve and enhance biodiversity in accordance with policies CS5 and CS17 of the 
Core Strategy. 
 
34. 
The biodiversity management plan shall be carried out in accordance with the approved 
details and timings, and the approved features shall be retained thereafter, unless 
otherwise approved in writing by the local planning authority. Prior to the occupation of the 
60th dwelling hereby approved, the applicant, or their successor in title, shall submit a 
report to the local planning authority providing evidence of compliance with the biodiversity 
management plan. 
 
Reason  
To conserve and enhance biodiversity in accordance with policies CS5 and CS17 of the 
Core Strategy. 
 
35. 
The section of hedgerow required to be removed to allow for the construction of new 
access arrangements shall not be removed until full details of the additional native planting 
to these hedgerows have been submitted to and approved in writing by the local planning 
authority. Thereafter only the approved scheme shall be planted on the site within a 
timescale to be agreed in writing with the local planning authority. 
  
Reason  
To protect the existing hedgerows on the site in accordance with policy CS16 of the North 
Lincolnshire Core Strategy,  and policy LC12 of the North Lincolnshire Local Plan. 
 
36. 
Before development commences on site, details of the timeline and method statement for 
the protection fencing shall be submitted to and approved in writing by the local planning 
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authority. The approved scheme shall be implemented on site. All hedges, hedgerows and 
trees on and immediately adjoining the site shown to be retained shall be protected from 
damage for the duration of works on the site. This shall be to the satisfaction of the local 
planning authority in accordance with relevant British Standards (BS5837:2012). Any parts 
of hedges or hedgerows, or trees, removed without the local planning authority's consent or 
which die, or become, in the opinion of the local planning authority, seriously diseased or 
otherwise damaged within five years following contractual practical completion of the 
approved development shall be replaced as soon as is reasonably practicable and, in any 
case, not later than the end of the first available planting season, with plants of such size 
and species, and in such positions, as may be agreed with the local planning authority. 
 
Reason  
To protect the existing trees, hedges and hedgerows on the site in accordance with policy 
CS16 of the Core Strategy and policy LC12 of the North Lincolnshire Local Plan. 
 
37. 
No development shall take place until a scheme for the disposal of water has been agreed 
in writing by the local planning authority and none of the dwellings shall be occupied until it 
is connected to the approved drainage system. 
 
Reason  
To ensure satisfactory drainage is provided in accordance with policy DS14 of the North 
Lincolnshire Local Plan. 
 
38. 
The details submitted in pursuance of the outline permission shall be accompanied or 
preceded by the submission to the local planning authority of an archaeological strategy for 
mitigation set out in a written scheme of investigation (WSI) that provides the following: 
 
(i) measures to ensure the preservation by record of archaeological features of 

identified importance 
 
(ii) methodologies for the recording and recovery of archaeological remains, including 

artefacts and ecofacts 
 
(iii) post-fieldwork methodologies for assessment and analyses 
 
(iv) report content and arrangements for dissemination, and publication proposals 
 
(v) archive preparation and deposition with recognised repositories, including the ADS 
 
(vi) a timetable of works in relation to the proposed development, including sufficient 

notification and allowance of time to ensure that the site work is undertaken and 
completed in accordance with the WSI 

 
(vii) monitoring arrangements, including the notification in writing to the North 

Lincolnshire Historic Environment Record of the commencement of archaeological 
works and the opportunity to monitor such works 

 
(viii) a list of all staff involved in the implementation of the WSI, including sub-contractors 

and specialists, their responsibilities and qualifications. 



Planning committee 26 August 2020 Page 48 

 
Reason  
To comply with paragraph 199 of the National Planning Policy Framework, policy CS6 of 
the Core Strategy and policy HE9 of the North Lincolnshire Local Plan because the site 
potentially contains archaeologically significant remains that the development would 
otherwise destroy; the archaeological mitigation strategy is required in order to preserve 
archaeological evidence by means of a comprehensive record and creation of a permanent 
archive, to advance public understanding. The archaeological mitigation strategy must be 
prepared and approved for implementation prior to the commencement of any groundwork 
within the application site that would otherwise result in destruction without record. 
 
39. 
The applicant shall notify the planning authority in writing of the intention to commence the 
archaeological site works at least seven days before commencement. Thereafter, the 
archaeological mitigation strategy shall be carried out in accordance with the approved 
details and timings. 
 
Reason  
To comply with paragraph 199 of the National Planning Policy Framework, policy CS6 of 
the Core Strategy and policy HE9 of the North Lincolnshire Local Plan because the site 
potentially contains archaeologically significant remains that the development would 
otherwise destroy; the archaeological mitigation strategy is required in order to preserve 
archaeological evidence by means of a comprehensive record and creation of a permanent 
archive, to advance public understanding. The archaeological mitigation strategy must be 
prepared and approved for implementation prior to the commencement of any groundwork 
within the application site that would otherwise result in destruction without record. 
 
40. 
A copy of any analysis, reporting, publication or archiving required as part of the mitigation 
strategy shall be deposited at the North Lincolnshire Historic Environment Record within six 
months of the date of completion of the development hereby approved by this permission or 
such other period as may be agreed in writing by the local planning authority. 
 
Reason  
To comply with paragraph 199 of the National Planning Policy Framework, policy CS6 of 
the Core Strategy and policy HE9 of the North Lincolnshire Local Plan because the site 
potentially contains archaeologically significant remains that the development would 
otherwise destroy; the archaeological mitigation strategy is required in order to preserve 
archaeological evidence by means of a comprehensive record and creation of a permanent 
archive, to advance public understanding. The archaeological mitigation strategy must be 
prepared and approved for implementation prior to the commencement of any groundwork 
within the application site that would otherwise result in destruction without record. 
 
Informative 1 
This application must be read in conjunction with the relevant Section 106 Agreement. 
 
Informative 2 
The applicant's attention is drawn to the comments made by the LLFA, the council's 
recycling team, Humberside Fire and Rescue and Humberside Police. 
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Informative 3 
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 4 
In determining this application, the council, as local planning authority, has taken account of 
the guidance in paragraph 38 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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