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APPLICATION NO PA/2020/631 

APPLICANT Mr Matthew Pruce, DLP Planning Ltd 
 
DEVELOPMENT Planning permission to erect six dwellings, including associated 

works and demolition of existing agricultural buildings 

LOCATION The Farm Yard, Ferry Road, Graizelound, DN9 2LY 

PARISH Haxey 

WARD Axholme South 

CASE OFFICER Andrew Cotton 

SUMMARY 
RECOMMENDATION 

Grant permission subject to conditions 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

Contrary to the development plan 

Objection by Haxey Parish Council 

POLICY  

National Planning Policy Framework: Paragraph 7 states, ‘The purpose of the planning 
system is to contribute to the achievement of sustainable development. At a very high level, 
the objective of sustainable development can be summarised as meeting the needs of the 
present without compromising the ability of future generations to meet their own needs.’ 

Paragraph 8 states, ‘Achieving sustainable development means that the planning system 
has three overarching objectives, which are interdependent and need to be pursued in 
mutually supportive ways (so that opportunities can be taken to secure net gains across 
each of the different objectives): 

(a) an economic objective – to help build a strong, responsive and competitive economy, 
by ensuring that sufficient land of the right types is available in the right places and at 
the right time to support growth, innovation and improved productivity; and by 
identifying and coordinating the provision of infrastructure; 

(b) a social objective – to support strong, vibrant and healthy communities, by ensuring 
that a sufficient number and range of homes can be provided to meet the needs of 
present and future generations; and by fostering a well-designed and safe built 
environment, with accessible services and open spaces that reflect current and 
future needs and support communities’ health, social and cultural wellbeing; and 

(c) an environmental objective – to contribute to protecting and enhancing our natural, 
built and historic environment; including making effective use of land, helping to 
improve biodiversity, using natural resources prudently, minimising waste and 
pollution, and mitigating and adapting to climate change, including moving to a low 
carbon economy.’ 

Paragraph 11 sets out the presumption in favour of sustainable development and confirms 
that, for decision-taking, this means: 
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‘(c) approving development proposals that accord with an up-to-date development plan 
without delay; or 

(d) where there are no relevant development plan policies, or the policies which are 
most important for determining the application are out-of-date, granting planning 
permission unless: 

 (i) the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or  

(ii) any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in the Framework 
as a whole.’  

Paragraph 12 states, ‘The presumption in favour of sustainable development does not 
change the statutory status of the development plan as the starting point for decision 
making. Where a planning application conflicts with an up-to-date development 
plan…permission should not usually be granted. Local planning authorities may take 
decisions that depart from an up-to-date development plan, but only if material 
considerations in a particular case indicate that the plan should not be followed.’ 

Paragraph 38 states, ‘Local planning authorities should approach decisions on proposed 
development in a positive and creative way…Decision-makers at every level should seek to 
approve applications for sustainable development where possible.’  

Paragraph 54 states, ‘Local planning authorities should consider whether otherwise 
unacceptable development could be made acceptable through the use of conditions or 
planning obligations. Planning obligations should only be used where it is not possible to 
address unacceptable impacts through a planning condition.’  

Paragraph 59 states, ‘To support the Government’s objective of significantly boosting the 
supply of homes, it is important that a sufficient amount and variety of land can come 
forward where it is needed, that the needs of groups with specific housing requirements are 
addressed and that land with permission is developed without unnecessary delay.’ 

Paragraph 70 states, ‘Local planning authorities may make an allowance for windfall sites in 
the five-year supply if they have compelling evidence that such sites have consistently 
become available in the local area and will continue to provide a reliable source of supply. 
Any allowance should be realistic having regard to the Strategic Housing Land Availability 
Assessment, historic windfall delivery rates and expected future trends, and should not 
include residential gardens.’  

Paragraph 73 states, ‘Strategic policies should include a trajectory illustrating the expected 
rate of housing delivery over the plan period, and all plans should consider whether it is 
appropriate to set out the anticipated rate of development for specific sites. Local planning 
authorities should identify and update annually a supply of specific deliverable sites 
sufficient to provide a minimum of five years’ worth of housing against their housing 
requirement set out in adopted strategic policies, or against their local housing need where 
the strategic policies are more than five years old. The supply of specific deliverable sites 
should, in addition, include a buffer (moved forward from later in the plan period) of: 

(a) 5% to ensure choice and competition in the market for land; or 
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(b) 10% where the local planning authority wishes to demonstrate a five-year supply of 
deliverable sites through an annual position statement or recently adopted plan, to 
account for any fluctuations in the market during that year; or 

(c) 20% where there has been significant under delivery of housing over the previous 
three years, to improve the prospect of achieving the planned supply.’ 

Paragraph 74 states, ‘A five year supply of deliverable housing sites, with the appropriate 
buffer, can be demonstrated where it has been established in a recently adopted plan, or in 
a subsequent annual position statement which: 

(a) has been produced through engagement with developers and others who have an 
impact on delivery, and been considered by the Secretary of State; and 

(b) incorporates the recommendation of the Secretary of State, where the position on 
specific sites could not be agreed during the engagement process.’ 

Paragraph 75 states, ‘To maintain the supply of housing, local planning authorities should 
monitor progress in building out sites which have permission. Where the Housing Delivery 
Test indicates that delivery has fallen below 95% of the local planning authority’s housing 
requirement over the previous three years, the authority should prepare an action plan in 
line with national planning guidance, to assess the causes of under-delivery and identify 
actions to increase delivery in future years.’ 

Paragraph 163 states, ‘When determining any planning applications, local planning 
authorities should ensure that flood risk is not increased elsewhere.’ 

North Lincolnshire Local Plan: 

Policy DS1 (General Requirements) 

Policy H8 (Housing Design and Mix) 

Policy DS3 (Designing Out Crime) 

Policy T1 (Location of Development) 

Policy T2 (Access to Development) 

Policy T19 (Car Parking and Standards) 

Policy LC14 (Area of Special Historic Landscape Interest) 

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) 
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Policy CS7 (Overall Housing Provision) 

CONSULTATIONS  

Highways: No objections subject to conditions. 

HER: The application site is located within the core historic landscape character type of the 
ancient open strip fields between Graizelound and East Lound. The site lies outside the 
development boundary and any residential development in this location would be an 
unacceptable intrusion and extension of the residential environment into the historic 
landscape.  

The proposed development would be clearly visible from within the AOSF (Ancient Open 
Strip Fields) historic landscape from the roads and tracks to the north and east of the site. 
The effect of residential development in this location would be to extend the built 
environment into the historic landscape and would be an unacceptable visual intrusion that 
alters the appearance and damages the legibility of the historic landscape. Any dwelling in 
this location would be highly visible and intrusive in the open landscape of the core historic 
landscape type; any proposal to screen such a development would be unacceptable as this 
would introduce a sense of enclosure that is at odds with the open landscape. Residential 
development would result in the erosion of the key characteristic of openness at a highly 
visible location.  

The proposed residential use would introduce inappropriate elements associated with 
domestic and recreational activities into the AOSF zone. As well as dwellings, these might 
include fencing, sheds, greenhouses, summerhouses and garden features, as well as other 
permitted development. Such items would not be related to the agricultural use of the 
historic landscape character.  

Because the proposed development represents a change of use to residential that is not 
related to the traditional historic landscape character type of the open strip fields, and 
because it would introduce inappropriate development into this historic landscape in a 
highly sensitive visible location, it would damage the existing character and setting of the 
open strip field landscape between Graizelound and East Lound. As such it would be an 
unacceptable encroachment into the Area of Special Historic Landscape, and specifically 
into the most sensitive AOSF historic landscape character area.  

Recommend refusal as it would adversely affect the character, appearance and setting of 
the historic landscape.  

Yorkshire Water: No comments received. 

Environment Agency: No objections based on the submitted information.  

Ecology: No objections subject to conditions. 

LLFA/Drainage:  

27/05/20: Objection – insufficient information 

17/06/20: Further clarification needed 

28/07/20: Withdrawal of objection subject to conditions and an informative 
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Environmental Health: 

03/06/20: Insufficient information 

30/07/20: No objection subject to conditions   

Recycling: No objection. North Lincolnshire Council should be referred to at the earliest 
stage of building design for new properties to include adequate storage areas for waste 
management facilities and good access for collection crews. 

PARISH COUNCIL  

Objects to the proposal on the following grounds:  

• The site is not brownfield or on the brownfield register of North Lincolnshire Council as 
the authority body and not East Riding of Yorkshire Council. 

• The design and general layout are of a high standard on good-sized plots and there are 
no problems relating to privacy or overshadowing. 

• Given this site will be accommodating a total of nine dwellings, the service road and 
point entrance onto the highway gives rise to traffic safety concern: there is a double 
bend and the road is narrow and busy with vehicles parking on the road. As there is a 
potential for 30 additional vehicles from this development the parish council is 
concerned about highway safety. 

• They are not affordable or social housing and there is no identified need for this type of 
housing – local plan policy CS2 (Small-scale developments within the defined 
development limits of rural settlements to meet identified local needs). 

• Given the size of the proposal and surrounding development, it will impact on the 
hamlet’s overall character (policy CS1). 

PUBLICITY  

A site and press notice have been posted. One letter of support has been received, 
however the following concerns have also been raised:  

• parking issues/lack of parking 

• highway safety with agricultural traffic/lorries using the road  

• poor visibility at the access/impact on highway safety  

• behind the building line therefore out of character with the area/layout of the village. 

ASSESSMENT  

Site 

The application site is a redundant farm which is predominantly in the development 
boundary for Graizelound; however, part of the site lies outside the development boundary 
within the open countryside. There are agricultural buildings on this site which are to be 
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demolished as part of this proposal to erect six dwellings. The site benefits from an extant 
outline permission to erect five dwellings and demolish the agricultural buildings on the site 
(PA/2018/1446). 

Proposal 

This application proposes the demolition of the agricultural buildings on the site and the 
erection of six dwellings with associated works, including detached garages, driveways, 
landscaping and an access road. The proposal consists of two-storey dwellings with ample 
residential gardens.  

The main issues in the determination of this application are: 

• principle of development; 

• historic landscape and conservation; 

• highway safety; 

• residential and visual amenity; 

• flood risk; 

• biodiversity.. 

Principle of development 

Due to its location, part of the site is outside of any defined development boundary and as 
such this part of the application site is in the open countryside for the purposes of planning. 

The site is located directly adjacent to the settlement boundary for Graizelound, with part of 
the site within the settlement boundary. The site is in close proximity to the existing houses 
located on Ferry Road. 

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. With regard to rural settlements, the policy states that 
new housing will create opportunities for small-scale infill development that maintains the 
viability of the settlement and meets identified local needs without increasing the need to 
travel.  
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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.  

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 part of the application site is located outside the designated 
development limit for Graizelound.  

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 
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 above policies are aimed at focusing housing within settlement limits as defined in the 
Housing and Employment Land Allocations DPD. The application site is partly outside the 
defined development boundary for Graizelound and is therefore considered to be contrary 
to policies CS2, CS3 and CS8 of the Core Strategy and RD2 of the local plan.  

Notwithstanding the development plan policies set out above, the NPPF is a material 
consideration when determining planning applications. Paragraph 11 and Footnote 7 
(page 6) of the NPPF states the presumption in favour of sustainable development applies 
for applications involving the provision of housing where the local planning authority cannot 
demonstrate a five year supply of housing site and that housing applications should be 
considered in the context of the presumption in favour of sustainable development. 

Early this year the council started to review the Five-Year Housing Land Position 
Statement. As part of this review, the council has identified that the deliverability of a 
number of the sites has changed due to planning permissions having lapsed or a delay in 
delivery due to site funding changes. The initial review has identified that the council 
housing land supply has reduced from five years to four years. The council has prepared a 
Housing Delivery Action Plan in accordance with the NPPF and PPG. 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 will be published in summer 
2020. 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. 

As such, it is considered that there is a clear and demonstrable need for housing 
development in the area.  

There are three dimensions to sustainable development as set out in paragraph 7 of the 
Framework: economic, social and environmental.  
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The proposed development would have the social and economic benefits of addressing the 
current under-supply of housing land by the provision of a new market house. Investment in 
construction and related employment would represent a benefit, as would the support which 
the additional population would produce for the local economy.  

In terms of the environmental dimension, whilst the site is not subject to any formal 
landscape designation, the impact of development on non-designated landscapes is still a 
consideration. As mentioned above, the site is bounded by residential properties to the 
north and east. The site is comparatively well contained and any dwelling proposed would 
be viewed against the built context of existing residential development in Graizelound. 

The proposed development would alter the character and appearance of the countryside. 
However, that would apply to any development site on the edge of a settlement, including 
those allocated for development in the HELAP, and would be an inevitable consequence of 
the authority striving to meet housing need. Given the fact that the site straddles the defined 
development boundary and lies directly adjacent to existing residential development, it is 
considered that the landscape impact would be limited in this instance. 

Overall, the site is considered to be of low environmental sensitivity and the magnitude of 
change to the character of the landscape and public views will be minor. Although there 
would be some limited harm to the character and appearance of the area and a conflict with 
the development plan in this respect, the extent of harm does not weigh heavily in the 
balance and the environmental dimension of sustainable development would therefore be 
achieved. 

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. Additionally, it must be weighed in the balance that the site 
benefits from an extant permission for five dwellings (PA/2018/1446). 

Overall it is considered that the proposal represents sustainable development in the context 
of the Framework and HELAP policy PS1, which sets a presumption in favour of 
sustainable development. The limited adverse impact of granting planning permission would 
not significantly and demonstrably outweigh the benefits of the proposal, when assessed 
against the policies in the Framework taken as a whole. For these reasons the principle of 
development is considered to be acceptable. 

Historic landscape and conservation  

An objection has been received from the Historic Environment Record Officer on grounds of 
impact on the character and setting of the Area of Historic Landscape Interest. All of 
Graizelound is within this landscape designation. There are open fields to the immediate 
north of the application site which have historic character and should be preserved. No part 
of the application site would encroach onto these fields and the site is currently occupied by 
large agricultural buildings. Whilst it is accepted that there will be an impact onto the setting 
of this historic landscape there will not be a physical encroachment onto previously 
undeveloped land. The existing buildings are generally of poor quality and, with the 
exception of part of one small 19th century barn, the buildings do little to enhance the 
landscape.  
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The concerns from the HER officer are noted, however a planning balance must be made 
regarding impact on the landscape and the provision of sustainable residential 
development. It is considered that, with appropriate design, landscaping and boundary 
treatment to best preserve and enhance the surrounding area, impact on the landscape can 
be mitigated. The provision of housing within the development limits and extant permission 
is considered to outweigh the impact on the historic landscape. Again it is noted that the site 
already benefits from extant consent for five dwellings. 

It is proposed to remove permitted development rights for all of the approved dwellings to 
prevent any uncontrolled structures and to allow control over any further impact on the 
historic landscape.  

Comments have been made regarding the retention of a historic barn on the site. No part of 
the site is listed or is within a conservation area and there are no designations or 
protections on this building. The main barns are of poor quality, not in original form and with 
asbestos roofs. One part of a barn is in better condition. Whilst it would be preferable to 
retain this building as part of the redevelopment, there are no planning policy requirements 
to ensure that this building is retained. It should be noted that if a prior approval application 
to demolish this building were to be submitted, only the method of demolition could be 
considered. 

Residential/visual amenity  

The proposed dwellings are detached, on ample-sized plots. The housing types are 
considered to be in scale and in keeping with the existing character of the area, which has a 
rural feel. The area is fairly low in density and dwellings are set within their own mature 
gardens of a variety of sizes. The proposed dwellings are considered to be in keeping with 
the existing character of the area. A landscape plan would be conditioned to ensure the 
appearance of the built form is softened and assimilates well with the surrounding 
character. 

The proposed dwellings would maintain adequate interface distances and have adequate 
amenity space for future occupiers and as such would not result in a loss of privacy for 
existing neighbouring properties. With regard to noise, as the previous use for agricultural 
purposes would have generated noisy traffic movements, it is not considered that 
residential development would be significantly worse than this use. A condition is proposed 
regarding hours of construction to minimise noise disturbance from this process. 

It is therefore considered that the proposal would accord with policies DS1, DS3, and H8 of 
the North Lincolnshire Local Plan and policy 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 is concerned with parking provision as well as general 
highway safety; both policies are considered relevant.  

There is an existing vehicular access to the site which was used by agricultural traffic in 
connection with the previous agricultural use. As such, objections on grounds of highway 
safety cannot be substantiated. With the three dwellings approved on the adjacent site 
utilising the same access, the road would be exempt as there would be more than five 
dwellings wholly served from a private drive. The council’s highways officer has reviewed 
the submission and raises no objection subject to the imposition of conditions.  
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Flood risk and drainage 

The site is in Flood Risk Zone 1 of the Environment Agency Flood Risk Map; however, it is 
within zone 2/3a flood risk area as defined in the North Lincolnshire Strategic Flood Risk 
Assessment, which is currently being updated. 

The Lead Local Flood Authority (LLFA) has reviewed the application and had lengthy 
discussions with the applicant and their consultants. The LLFA is in agreement with 
allowing a connection into the highway drain at 5 litres/second as per the latest proposals 
(dated 17 June on the council’s website); however, these documents still fail to provide an 
acceptable level of information with respect to providing a surface water drainage design for 
the development compliant with the 100 year flood event, including adoption and 
maintenance agreements for all drainage features. The proposals detail private soakaways 
which conflict with the site investigation results disregarding this method.  

The 300 millimetre highway drain is located opposite the proposed development and the 
development can connect into this, subject to an agreed commuted sum of £10,000. The 
drain is approximately 700 millimetres below the adjacent ground level in the east verge on 
the opposite side of the road to the development.  

Notwithstanding the above, and given the scale of the development, the LLFA Drainage 
Team withdraws their objection to the proposed development subject to the imposition of 
conditions to secure the necessary detail and informative comments.  

Given the lack of objection by the relevant drainage body, the Environment Agency and the 
council’s own LLFA, it is considered, subject to the recommended conditions, that the 
proposed development would not result in an unacceptable risk of flooding and would not 
have a detrimental impact on the local drainage network. The proposal is therefore 
considered to be in accordance with policies DS13 and DS16 of the North Lincolnshire 
Local Plan. 

Biodiversity 

The site is considered to be of fairly low value in terms of biodiversity. The buildings 
affected by this proposal appear to be relatively modern agricultural buildings with roofs of 
sheet materials. They exhibit few features indicating increased probability of a bat roost 
being present and several features indicating decreased probability. A bat survey was not 
required for PA/2018/1446 on the same site and a bat survey is not required on this 
occasion. Nevertheless, the applicant’s ecologist has proposed an activity survey prior to 
demolition, which is good practice as a precautionary measure. 

A biodiversity management plan was recommended on PA/2018/1446 and has been 
submitted with this application. The submitted biodiversity management plan addresses all 
points required under the previous condition, save for the sustainable urban drainage, 
which is not possible due to the underlying geology. Therefore, subject to a condition to 
ensure the biodiversity management plan is implemented in accordance with the approved 
details and timings, and the approved features being retained thereafter, the proposal 
complies with policies CS5 and CS17 of the Core Strategy. 

Other matters 

Concerns have been raised that the proposed development would be out of character with 
the area. Whilst the majority of residential development within the village is frontage 
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development, the extant permission and the current built form of the site are material factors 
when considering character. The built form of the village would not be extended, and the re-
use of the land and removal of redundant buildings is considered to enhance the overall 
character of the area. 

If permission for residential development is not approved, it is likely that no alternative use 
could be sought for the site due to its constraints, the age and structure of the buildings etc. 
As such it is likely that the buildings would fall further into disrepair and would have an 
adverse visual impact on the locality.  

Concerns have been raised regarding sustainability of the site and appropriateness for 
development. As the site is partially within the settlement boundary, it is considered 
somewhat sustainable. Whilst Graizelound has no facilities, it is considered that this 
development would support the facilities within Haxey, which is supported by the National 
Planning Policy Framework. The extant consent for five dwellings on the site is a material 
consideration in this regard, with the current scheme proposing only one additional dwelling 
on a site which was previously considered to be sustainable by the local planning authority. 

The application includes conditions, some of which are pre-commencement conditions. The 
agent and applicant have been consulted on these and agree to the authority imposing 
such conditions. 

RECOMMENDATION Grant permission subject to the following conditions: 

1. 
The development must be begun before the expiration of three years from the date of this 
permission. 
 
Reason  
To comply with section 91 of the Town and Country Planning Act 1990. 
 
2. 
The development hereby permitted shall be carried out in accordance with the following 
approved plans: Proposed Site Plan ref: 3147/09, House Type A ref: 3147/10, House Type 
A (handed) ref: 3147/11, House Type B ref: 3147/12, House Type B (handed) ref: 3147/13, 
Garages and Boundaries ref:3147/14. 
 
Reason  
For the avoidance of doubt and in the interests of proper planning. 
 
3. 
No above-ground development shall take place until full details have been submitted to and 
approved in writing by the local planning authority of the make, type and colour of all 
external facing materials for the development and only the approved materials shall be 
used. 
 
Reason  
To ensure that the buildings are in keeping with their surroundings in the interests of visual 
amenity, in accordance with policy DS1 of the North Lincolnshire Local Plan. 
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4. 
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; 
  
- 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.  
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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.  
 
5. 
Construction, demolition 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, demolition 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  
In the interests of residential amenity.  
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6. 
Prior to any demolition, site clearance or construction activities taking place, the applicant 
shall submit to the local planning authority a dust management plan for approval. The 
approved dust management plan shall be adhered to until the construction phase has been 
completed.  
 
Reason  
In the interests of residential amenity.  
 
7. 
The existing vehicular access to the site shall be improved within highway limits in 
accordance with details to be submitted to and approved in writing by the local planning 
authority. 
 
Reason  
In the interests of highway safety and to comply with policy T19 of the North Lincolnshire 
Local Plan. 
 
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. 
Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any order revoking and re-enacting that order with or without 
modification), nothing shall at any time be erected, retained, planted or allowed to grow 
over 1.05 metres in height above the level of the adjoining carriageway for a distance of 2 
metres from the highway boundary across the site frontage. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
10. 
No dwelling served by the private driveway shall be occupied until it has been constructed 
in accordance with details including: 
 
- the proposed method of forming access from the highway, including the required visibility 

splays; 
 
- the method of constructing/paving the drive; 
 
- the provision of adequate drainage features; 
 
- the provision of suitable bin collection facilities adjacent to the highway; 
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- the provision of suitable lighting arrangements; and 
 
- 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 comply with policies T2 and T19 of the North 
Lincolnshire Local Plan.  
 
11. 
No dwelling on the site shall be occupied until the vehicular access to it and the vehicle 
parking and turning space serving it have been completed and, once provided, the vehicle 
parking and manoeuvring space shall be retained. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
12. 
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 on the adjacent 
highway, 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 and to comply with policy T19 of the North Lincolnshire 
Local Plan. 
 
13. 
No dwelling on the site shall be occupied until adequate bin collection facilities serving the 
development have been provided adjacent to the adopted highway in accordance with 
details to be 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.  
 
14. 
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. The applicant or their 
successor in title shall submit photographs of the installed bat roosting and bird nesting 
features, within two weeks of installation, as evidence of compliance with this condition.  
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Reason  
To conserve and enhance biodiversity in accordance with policies CS5 and CS17 of the 
North Lincolnshire Core Strategy.  
 
15. 
No development shall take place until a detailed surface water drainage scheme for the site 
shall be 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.  
  
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 considered. 
Reference should be made to North Lincolnshire Council's SuDS and Flood Risk Guidance 
Document, which is available to view on the council's website. 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 maintenance of the sustainable 
drainage structures in accordance with policy DS16 of the North Lincolnshire Local Plan, 
policies CS18 and CS19 of the North Lincolnshire Core Strategy, and paragraphs 155, 157, 
163 and 165 of the National Planning Policy Framework. 
 
16. 
The drainage scheme shall be implemented in accordance with the approved submitted 
details required by condition 15 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 maintenance of the sustainable 
drainage structures in accordance with policy DS16 of the North Lincolnshire Local Plan, 
policies CS18 and CS19 of the North Lincolnshire Core Strategy, and paragraphs 155, 157, 
163 and 165 of the National Planning Policy Framework. 
 
17. 
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. 
 
Reason  
In the interests of highway safety and to comply with policy T19 of the North Lincolnshire 
Local Plan, policies CS18 and CS19 of the North Lincolnshire Core Strategy, and 
paragraph 163 of the National Planning Policy Framework. 

https://www.northlincs.gov.uk/transport-and-streets/roads-highways-and-pavements/flooding-and-drains/sustainable-drainage-systems-suds/
https://www.northlincs.gov.uk/transport-and-streets/roads-highways-and-pavements/flooding-and-drains/sustainable-drainage-systems-suds/
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18. 
No development shall take place until details showing an effective method of preventing 
surface water run-off from the highway onto the developed site has been submitted to and 
approved in writing by the local planning authority. These facilities shall be implemented 
prior to the access and parking facilities being brought into use and thereafter so retained.  
 
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 maintenance of the sustainable 
drainage structures in accordance with policy DS16 of the North Lincolnshire Local Plan, 
policies CS18 and CS19 of the North Lincolnshire Core Strategy, and paragraphs 155, 157, 
163 and 165 of the National Planning Policy Framework. 
 
19. 
No above-ground development shall take place until full details of both hard and soft 
landscape works have been submitted to and approved in writing by the local planning 
authority and these works shall be carried out as approved. These details shall include 
proposed finished levels or contours; planting plans; hard surfacing materials; minor 
artefacts and structures (for example refuse or other storage units, signs, lighting etc). 
 
Reason  
To enhance the appearance of the development in the interests of amenity. 
 
Informative 1 
The proposals show a new connection into the highway drain on Ferry Road. This must be 
consented by North Lincolnshire Council's LLFA Drainage Team, in their capacity as Lead 
Local Flood Authority through an Ordinary Watercourse Consent with an agreed commuted 
sum of £10,000. Discharge rate agreed at 5 litres/second. Please contact the LLFA 
Drainage team on 01724 297522 or via email to llfadrainageteam@northlincs.gov.uk for 
further details. Compliance with this guidance is to ensure the free flow of surface water is 
maintained throughout the development. 
 
Informative 2 
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 3 
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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