
Planning committee 16 December 2020.docx Page 122 

APPLICATION NO PA/2020/1413 

APPLICANT Modernistiq (Harrogate) Ltd, Modernistig (Harrogate) Ltd 
 
DEVELOPMENT Application for approval of reserved matters following outline 

planning permission PA/2017/1975 dated 11/03/2020 for the 
erection of up to 23 dwellings, namely appearance, landscaping, 
layout and scale 

LOCATION Horse Shoe House, 119 Westgate Road, Westgate, Belton, 
DN9 1PY 

PARISH Belton 

WARD Axholme Central 

CASE OFFICER Emmanuel Hiamey 

SUMMARY 
RECOMMENDATION 

Grant approval subject to conditions 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

Member ‘call in’ (Cllrs Tim Mitchell and David Robinson – 
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 



Planning committee 16 December 2020.docx Page 123 

Policy T2 – Access to Development 

Policy T19 – Car Parking Provision and Standards 

Policy LC14 – Area of Special Historic Interest 

Policy DS1 – General Requirements 

Policy DS14 – Foul Sewage and Surface Water Drainage 

Policy DS16 – Flood Risk 

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 CS19 – Flood Risk 

Policy CS25 – Promoting Sustainable Transport 

Housing and Employment Land Allocations DPD: 

Policy PS1 – Presumption in Favour of Sustainable Development 

CONSULTATIONS 

Public Health: Supports the comments made by the LLFA and the request for the condition 
to be applied by Severn Trent Water Limited. They recommend that electrical charging 
points are included in the design and layout of the development for the charging of vehicles 
and the houses are built to be energy-efficient and affordable to run. The allocation of 
affordable housing as specified at 10% is adhered to as a planning condition. 

Local Lead Flood Authority: Comment that the submitted details are unacceptable. They 
still require the Flood Risk Assessment & Drainage & SuDS Strategy to demonstrate that 
the proposals are acceptable. 

Environmental Health: No adverse comments to make. 
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Severn Trent Water Limited: Recommend a condition requiring drainage plans for the 
disposal of surface water and foul sewage to be submitted to and approved by the local 
planning authority and an informative. 

Historic Environment Record: Object to the site layout as proposed as it would adversely 
affect the character, appearance and setting of the historic landscape, contrary to the 
NPPF, LC14, Core Strategy policy CS6, and other local policy. 

Humberside Police – Community Safety: No objection to the proposals. 

Recycling: No issues with the application; however, provide standard advice on waste 
management in line with the council’s Waste Planning Guidance. 

Environment Agency:  No comments to make. 

Highways: No objection subject to conditions. 

Humberside Fire Brigade: No objection; however, provide standard advice on access for 
the fire service and water supplies for fire-fighting. 

Yorkshire Water Services: No comments received. 

PARISH COUNCIL 

Requested an extension of time to provide comments till 23 October 2020. However, no 
response received at the time of writing this report. 

PUBLICITY 

A press and site notice displayed under Article 15 of the DMPO 2015 as amended.  

No comments have been received. 

ASSESSMENT 

This is a reserved matters application for the erection of 23 dwellings at  Horse Shoe 
House, 119 Westgate Road, Westgate, Belton. This application follows the grant of outline 
planning permission PA/2017/1975 at appeal on 11 March 2020 (ref: 
APP/Y2003/W/19/3230500) subject to conditions. The reserved matters for which approval 
is sought are appearance, landscaping, layout and scale. 

Site characteristics 

The site consists of a broadly rectangular parcel of land measuring approximately 
0.9 hectares in size. It is located within the small rural settlement of Westgate, which is 
physically connected to the larger settlement of Belton to the east. The site currently 
comprises a dwelling adjacent to Westgate Road, and outbuildings and paddocks to the 
rear. It is close to the junction of Westgate Road and Carrhouse Road. Access is gained via 
Westgate Road to the north, with the existing 119 Westgate Road proposed for demolition 
to facilitate this. 

The site is bounded by residential dwellings to the west and north. To the south, it is 
bounded by a landscaped parcel of land belonging to properties on Carrhouse Road and to 
the east by an open field. The site is outside the defined settlement boundary for Westgate, 
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Belton and Carrhouse and predominantly within Flood Zones 2/3a (high risk) and the 
southern section within Flood Zone 1 (Low Risk). It is wholly within the Isle of Axholme Area 
of Special Historic Landscape Interest designated under policy LC14 of the North 
Lincolnshire Local Plan (NLLP). 

Main issues 

As the principle of residential development and its access have been approved, the main 
issues are appearance, landscaping, layout and scale. 

The key issues to be assessed in the determination of this application are: 

 the principle of development; 

 the impact of the design and scale of the development on the character of the site 
and the surrounding area; 

 impact upon the residential amenity of neighbouring properties; 

 impact on highway safety; 

 impact on flood risk; 

 the appropriateness of the proposed landscaping scheme; and 

 other matters. 

The residents have not raised concerns and the parish council has not submitted 
comments. Notwithstanding the above, local members have called in the application for 
determination by the planning committee. No specific planning reason was given for the call 
in and, therefore, it is not evident whether the matters to be discussed were considered by 
the Inspector during the appeal process. 

Planning history and principle of development already approved 

Outline planning permission to erect up to 23 dwellings with appearance, landscaping, 
layout and scale reserved for subsequent consideration on land off Westgate Road, 
Westgate, Belton was refused on the basis that the number of residential units proposed, 
and their location, is unsustainable. The proposed development would also result in 
unacceptable encroachment into Belton Open Field, an area of historic landscape interest, 
which would adversely affect its setting and was therefore contrary to policies CS2 and CS6 
of the North Lincolnshire Core Strategy, and policies LC14 and DS1 of the North 
Lincolnshire Local Plan. 

The applicant appealed against the decision of the council to refuse the application, the 
decision was overturned, and the application was approved on the basis that the adverse 
impacts identified would not significantly and demonstrably outweigh the benefits of the 
development. Accordingly, the proposal would accord with the presumption of sustainable 
development, as set out in the Framework. Consequently, the material consideration 
outweighs the conflict with the development plan as a whole and planning permission 
should be granted for the development subject to conditions. 
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The outline permission establishes the principle of development as acceptable on this site 
and any subsequent changes in legislation or regulation cannot be applied retrospectively 
to it. 

Matters for consideration 

This application deals with matters of detail pursuant to the outline planning permission, 
that is, the layout, scale and general appearance of the scheme as specified in condition 1. 

Layout, siting and design 

Policy CS5 of the North Lincolnshire Core Strategy is concerned with ‘Delivering Quality 
Design in North Lincolnshire’. It requires all new development in North Lincolnshire to be 
well designed and appropriate for their context. It requires new development to contribute to 
creating a sense of place. Under the policy, the council encourages contemporary design, if 
it is appropriate for its location and is informed by its surrounding context. A 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. 

The density of the site has been agreed with the approval of the outline planning permission 
and deemed appropriate to the character of the surrounding area.  

The number of dwellings was also considered at the outline stage and this reserved matters 
application has been applied for within the parameters of that ‘in principle’ decision. The 
layout plan submitted shows cul-de-sacs with a dead-end street that create a sense of a 
private community. The site comprises the following mix of dwellings and the dwellings 
have separate driveways and garages. They also have front and rear gardens. 

Type 1: 8 semi-detached 3-bedroom 

Type 2: 6 detached 4-bedroom 

Type 3: 4 detached 4-bedroom 

Type 4: 5 detached 5-bedroom. 

The appearance of the dwellings does not raise an issue since the main material would be 
brick faced with grey roof tiles, which is not out of character with North Lincolnshire. The 
roofs, elevations, windows, doors, porches and garages are deemed suitable. This is 
appropriate and in keeping with the area and immediate surroundings, and reflects the local 
vernacular. 

Regarding the scale of the dwellings, the different building heights and massing within the 
proposed development will relate to one another and their impact on the quality of the 
spaces immediately around them. 

Concerns have been raised by the Historic Environment Record to the site layout as 
proposed due to the adverse effect on the character, appearance and setting of the historic 
landscape contrary to the NPPF, LC14, Core Strategy policy CS6 and other local policy. 

It is the case that the house types are two-storey; however, the ridge heights are not 
excessively tall. The heights are comparable to the variable ridge heights of nearby 
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dwellings. A condition requiring the approval of finished floor levels will be imposed to 
ensure that plots on the site are not overly dominant. 

Overall, the house designs and the overall appearance of the proposal are appropriate as 
they create positive and attractive building alignment and frontages, and adequate provision 
has been made for space around buildings with appropriate use of materials. 

Amenity 

Policy DS1 is partly concerned with impacts upon residential amenity. It states:  

‘…No unacceptable loss of amenity to neighbouring land uses should result in terms of 
noise, smell, fumes, dust or other nuisance, or through the effects of overlooking or 
overshadowing.’ 

Policy H5 of the North Lincolnshire Local Plan is concerned with new housing 
developments and is also considered relevant. 

The dwellings have an acceptable level of separation distance and orientation from the 
neighbouring properties so as not to give rise to unacceptable overbearing or 
overshadowing impacts. To ensure that adequate levels of privacy are maintained, the 
windows would face the road. Overall, all windows are in a position that would not give rise 
to unacceptable visual intrusion. It is therefore considered that the proposal complies with 
policies DS1 and H5 of the North Lincolnshire Local Plan. 

Landscaping  

Regarding landscaping, the Inspector concluded that the proposal would have an 
unacceptable effect on the character and appearance of the area, the Belton Open Field 
and the Isle. However, in taking all considerations together, the harm as regards conflict 
with the development plan policies would be on a moderate scale. On balance, the 
Inspector judged that the benefits of housing provision and affordable housing, as well as 
the economic and social benefits of the proposed new housing, would outweigh the 
moderate harm. 

This judgement is the basis for the submission of the landscaping scheme. Following a 
review, most of the trees on the site are on its periphery within the site boundary hedging. 
The proposal does not include the loss of the existing trees, as they are located at the 
periphery and would not interfere with the development. Consequently, the existing trees 
and hedging on the site boundary are to be retained and new trees planted. The level of 
landscaping provided is judged appropriate. 

Affordable housing 

As this is a reserved matters application, the matter of S106 is not being revisited as this 
relates to the principle of development, which was established under the outline planning 
permission. 

Highways 

Policy T2 of the North Lincolnshire Local Plan is concerned with access to development 
and states that all development should be served by satisfactory access. Policy T19 is 
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concerned with parking provision as well as general highway safety; both policies are 
considered relevant. 

The housing scheme shows that each house would have a car parking space within the 
plot. It is considered that the proposed layout provides an appropriate level of car parking. 
No concerns have been raised regarding the adequacy of the access. Access was a matter 
which was approved as part of the outline planning permission and, as such, the principle of 
the access has already been established.  

Highways have no objections to the proposal subject to conditions. Pre-commencement 
conditions were imposed on the outline permission with regard to various highway issues, 
including the submission of a construction management plan. The permission requires 
these conditions to be discharged before the development is commenced. Overall, it is 
considered that, subject to the conditions, the proposal would align with policies T2 and T19 
of the North Lincolnshire Local Plan. 

Other matters 

The outline permission dealt with issues such as flood risk, drainage and SuDS strategy on 
the site. Whilst the Local Lead Flood Authority and Severn Trent Limited have not objected 
in principle to the approval of the reserved matters, there is still a requirement to discharge 
outstanding conditions on the outline permission with regard to these issues. 

Issues of ecology form part of the matters that the Planning Inspector dealt with at the 
outline planning permission stage. The conditions imposed are required to be discharged 
before the commencement of development. As a two-part permission these conditions still 
apply and require formal discharge following any approval of the reserved matters. 

The council has due regard to its duty under Section 17 of the Crime and Disorder Act 1998 
and considers that there would be no significant or unacceptable increase in crime or 
disorder as a result of the recommended decision. The council has also had due regard to 
its duty under public health and considers that there would be no significant or 
unacceptable impact as a result of the recommended decision. 

Conclusion 

As indicated earlier, the application is for approval of reserved matters, namely appearance, 
landscaping, layout and scale. The reserved matters under consideration are acceptable 
and consistent with the approved outline planning permission. Pre-commencement 
conditions imposed on the outline permission by the Inspector will allow for the few 
remaining technical details to be satisfactorily met before development commences. The 
proposed development complies with the North Lincolnshire Local Plan and the Core 
Strategy and is recommended accordingly. 

RECOMMENDATION Grant approval subject to the following conditions: 
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1. 
The development hereby permitted shall be carried out in accordance with the following 
approved plans: 3172-DEN-X-XX-DR-A-1002; 3172-DEN-X-XX-DR-A-1003; CE-WR-1762-
DW01-V1.2; 3172-DEN-X-XX-DR-A-2010; 3172-DEN-X-XX-DR-A-2001; 3172-DEN-X-XX-
DR-A-2002; 3172-DEN-X-XX-DR-A-2004; 3172-DEN-X-XX-DR-A-2003; 3172-DEN-X-XX-
DR-A-2005; 3172-DEN-X-XX-DR-A-2006; 3172-DEN-X-XX-DR-A-2007; 3172-DEN-X-XX-
DR-A-2008; 3172-DEN-X-XX-DR-A-1000; 3172-DEN-X-XX-DR-A-4000; 3172-DEN-X-XX-
DR-A-2009. 
  
Reason  
For the avoidance of doubt and in the interests of proper planning. 
 
Informative 
This approval follows on from the grant of outline planning permission by the Inspector at 
appeal (ref: APP/Y2003/W/19/3230500). All conditions on that permission remain 
applicable to the site. 
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LC14 Isle of Axholme Area of Special Historic Landscape
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