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APPLICATION NO PA/2019/752 

APPLICANT Mr Lewis Dillon, Proctor New Build Homes Ltd 
 

DEVELOPMENT Planning permission to erect four pairs of semi-detached 
dwellings 

LOCATION Site of former Railway Inn, Kings Road, Barnetby le Wold, 
DN38 6HJ 

PARISH Barnetby le Wold 

WARD Brigg and Wolds 

CASE OFFICER Leanne Pogson-Wray 

SUMMARY 

RECOMMENDATION 

Grant permission subject to conditions  

REASONS FOR 

REFERENCE TO 

COMMITTEE 

Member ‘call in’ (Cllr Rob Waltham – significant public interest) 

Departure from development plan 

POLICIES 

National Planning Policy Framework: Paragraph 10 states that sustainable development 
is pursued in a positive way, and at the heart of the Framework is a presumption in favour 
of sustainable development.  

Paragraph 11 states that housing applications should be considered in the context of the 
presumption in favour of sustainable development and that relevant policies for the supply 
of housing should not be considered up-to-date if the local planning authority cannot 
demonstrate a five-year supply of deliverable housing sites.    

Paragraph 79 states that to promote sustainable development in rural areas, housing 
should be located where it will enhance or maintain the vitality of rural communities. For 
example, where there are groups of smaller settlements, development in one village may 
support services in a village nearby. Local planning authorities should avoid new isolated 
homes in the countryside unless there are special circumstances such as:  

 the essential need for a rural worker to live permanently at or near their place of work in 
the countryside; or  

 where such development would represent the optimal viable use of a heritage asset or 
would be appropriate enabling development to secure the future of heritage assets; or 

 where the development would re-use redundant or disused buildings and lead to an 
enhancement to the immediate setting; or  

 the exceptional quality or innovative nature of the design of the dwelling.  

Paragraphs 103–104 state that plans should protect and exploit opportunities for the use of 
sustainable transport modes for the movement of goods or people. Therefore 
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developments should be located and designed, where practical, to give priority to 
pedestrian and cycle movements, and have access to high quality public transport facilities.   

It also states that planning policies should aim for a balance of land uses within their area 
so that people can be encouraged to minimise journey lengths for employment, shopping, 
leisure, education and other activities. 

Paragraph 130 states that permission should be refused for development of poor design 
that fails to take the opportunities available for improving the character and quality of an 
area and the way it functions.   

North Lincolnshire Local Plan: 

Policy H5 (New Housing Development) 

Policy H8 (Housing Design and Housing Mix) 

Policy RD2 (Development in the Open Countryside) 

Policy DS1 (General Requirements) 

Policy DS3 (Planning Out Crime) 

Policy DS14 (Foul Sewage and Surface Water Drainage) 

Policy HE9 (Archaeological Evaluation) 

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) 

CONSULTATIONS 

Highways: Advise conditions and an informative . 

Environmental Health: Advise contamination conditions. 

Drainage Team: This application is located upstream and forms phase 2 of previous 
application (PA/2017/1989); a revised drainage scheme has been approved for the earlier 
phase. It is advised that a combined drainage strategy must be adopted for both 
developments. A drainage condition is therefore proposed.  
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Waste Team: Makes comments regarding bin storage/collection. 

Historic Environment Record: The application site lies within an area where 
archaeological remains are anticipated. Conditions are advised requiring a written scheme 
of investigation and mitigation strategy to be submitted for approval.  

PARISH COUNCIL 

No comments received. 

PUBLICITY 

A site and press notice have been posted. Two letters of objection and one letter of general 
observation have been received raising the following material issues: 

 the school is already under pressure and the village cannot cope with additional housing 

 loss of outlook 

 drainage concerns 

 parking issues. 

ASSESSMENT 

This application was deferred at a previous meeting of the planning committee to enable 
members to visit the site before making a decision. 

Planning permission is being sought to erect eight semi-detached dwellings on land at the 
former Railway Inn public house. Six dwellings have been erected at the front of this site 
under PA/2017/1989. There is an access road to the north of the site in front of the 
dwellings with parking provided in front of the houses. This scheme seeks to continue the 
access road further into the site with a turning head towards the end of the site. The built 
form would continue on from the recent development. The site is currently undeveloped 
vacant grassland and is located just outside the development boundary for Barnetby.  

The proposed dwellings are traditionally designed three-bedroomed semi-detached 
houses. A small canopy porch is proposed over the front door and two car parking spaces 
are provided to each dwelling. 1.8 metre high fencing is proposed to the side boundaries of 
the dwellings and 0.9 metre high post and rail fencing to the front side boundaries to allow 
visibility along the driveways. Good sized garden areas are proposed to all the dwellings. A 
turning head is proposed between plots 12 and 13. Existing hedges are to be retained 
along the boundaries. 

The proposed access road continues on from the existing access and runs adjacent to the 
rear gardens of dwellings on Windsor Way. The hedge which is currently along this 
boundary will be retained. 

The main issues in determining this application are whether the proposed 

development would have any adverse impact on the character and appearance of the 

area, and whether the principle of the development is acceptable in this location.  
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Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning 
applications to be determined in accordance with the development plan unless material 
considerations indicate otherwise. In this instance the development plan consists of the 
saved policies of the North Lincolnshire Local Plan (NLLP), the North Lincolnshire Core 
Strategy (NLCS) and the Housing and Employment Land and Allocations Development 
Plan Document (HELADPD). 

Policy CS1 of the Core Strategy 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. 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 the application site is located outside the designated 
development limit for Barnetby. 

Local plan 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 aforementioned policies are aimed at focussing housing within settlement limits as 
defined in the Housing and Employment Land Allocations DPD. The application site is 
located exclusively in the open countryside, outside of any designated development 
boundary and is therefore in breach of policies CS2, CS3 and CS8 of the Core Strategy 
and policy RD2 of the local plan. 

Notwithstanding the development plan policies set out above, the NPPF is a material 
consideration when determining planning applications. Footnote 7 of paragraph 11 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. 
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The five-year housing land supply statement sets out North Lincolnshire Council's 
assessment of its supply of housing land from 1 April 2016 to 31 March 2021, having 
regard to Government guidance on how this is calculated. This report states that North 
Lincolnshire has a 3.9 year housing land supply of deliverable sites during the period April 
2016 to March 2021. 

This statement confirms that North Lincolnshire Council does not currently have a five-year 
supply of deliverable housing sites. The consequence of this shortfall is to demonstrate that 
current policies are failing to deliver a five-year supply of housing in accordance with 
policy 73 of the NPPF and they are, therefore, failing to meet short-term housing needs. As 
such it is considered that there is a clear and demonstrable need for housing development 
in the area. Accordingly the operation of footnote 7 of paragraph 11 of NPPF triggers the 
‘tilted balance’ in paragraph 11(d) of the Framework 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 overarching objectives to sustainable development as set out in 
paragraph 8 of the Framework: economic, social and environmental. These objectives are 
independent and need to be pursued in mutually supportive ways. 

The proposed development would have the social and economic benefits of addressing the 
current under-supply of housing land by the provision of market housing and there are local 
facilities within easy reach of the site on foot and a wide range of further services 
accessible by bicycle and public transport readily available. Therefore the proposal accords 
with the need to site development in locations with accessible local services. These matters 
weigh heavily in favour of the proposal in terms of the economic and social dimensions of 
sustainability. 

The proposed development would not significantly alter the character or appearance of the 
countryside. Given the fact that the site is comparatively enclosed, and lies directly 
adjacent to existing ongoing residential development and close to the defined development 
boundary, it is considered that any impact would be limited in this instance.  

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. 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. 

The proposed development is considered to be an acceptable design and layout. The siting 
of a small number of dwellings outside the development limit, which is at the end of an 
ongoing development, is not considered to have an adverse impact on the character, 
setting or appearance of the open countryside and would be a sustainable form of 
development in accordance with the policies outlined above.  
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Concerns have been raised regarding drainage of the site. The drainage on the existing 
site has previously been agreed and it is thought that this development will tie into this. A 
condition is proposed to ensure that appropriate drainage is achieved. 

Concerns have been raised regarding parking. Two spaces are provided per dwelling, 
which is considered adequate for three-bedroomed dwellings. Highways have been 
consulted and raise no objections with regard to parking provision or highway safety. 

The proposed development of eight additional dwellings would not meet the trigger for 
educational contributions on this site and it is not considered that there would be significant 
extra pressure on the primary school as a result of this development. 

It is not considered that the proposal would have any adverse impact on the amenity of any 
neighbouring properties by way of overshadowing, overlooking, overbearing impact or other 
loss of amenity due to the layout and separation distance between the development and 
the nearby dwellings. It is not considered that there will be any adverse impact on highway 
safety subject to conditions. The proposal is therefore considered acceptable.  

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: 1115-1143-CIV-40 rev B, 1115-1143-CIV-20 rev B, 1115-1143-CIV-13 rev 
B, 1115-1143-CIV-11 rev B, 1115-1143-CIV-10 rev B, 1115-1143-CIV-01 rev B, 
RD:4204/03, RD:4204/04, RD:4204/05A, RD:4204/06, RD:4204/07. 
 
Reason  
For the avoidance of doubt and in the interests of proper planning. 
 
3. 
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. 
 
4. 
No dwelling served by the private driveway shall be occupied until it has been constructed 
in accordance with the submitted details including: 
 
- the proposed method of forming access from the highway, including the required visibility 

splays; 
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- the method of constructing/paving the drive; 
 
- the provision of adequate drainage features; 
 
- the provision of suitable bin collection facilities; 
 
- the provision of suitable lighting arrangements; and 
 
- the provision of street name plates that shall include the words 'Private Drive'. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
5. 
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/times, 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 and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
6. 
No development shall take place until a detailed combined surface water drainage scheme 
for this site and PA/2016/907 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 hydrogeological 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 fully considered. 
 
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 North Lincolnshire Core Strategy. 
 
7. 
The drainage scheme shall be implemented in accordance with the approved submitted 
details required by condition 6 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. 
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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 North Lincolnshire  Core Strategy. 
 
8. 
The materials to be used in the hereby approved development shall be: 
 
- Bricks: Ibstock Red Priory; 
 
- Tiles: Sandtoft double Roman Grey; 
 
unless otherwise agreed in writing by the local planning authority. 
 
Reason  
To ensure that the building is in keeping with its surroundings in the interests of visual 
amenity, in accordance with policy DS1 of the North Lincolnshire Local Plan. 
 
9. 
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; 
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- 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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10. 
Prior to the occupation of any of the hereby approved dwellings, details of bin collection 
points shall be submitted to and approved in writing by the local planning authority. 
 
Reason  
In the interest of highway safety. 
 
11. 
No development shall take place until the applicant, or their agents or successors in title, 
has secured the implementation of an archaeological mitigation strategy, to be defined in a 
Written Scheme of Investigation that has been submitted to and approved in writing by the 
local planning authority. The strategy shall accord with a brief provided by North 
Lincolnshire Historic Environment Record and shall include details of the following: 
 
(i) measures to ensure the preservation by record of archaeological features of 

identified importance within the footprint of the development 
 
(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 
 
(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 strategy 

 
(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 strategy, including sub-

contractors and specialists, their responsibilities and qualifications. 
 
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. 
 
12. 
The applicant shall notify the local planning authority in writing of the intention to 
commence the archaeological site works at least seven days before commencement. 
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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. 
 
13. 
The development shall not come into use until the site investigation and post investigation 
assessment has been completed in accordance with the programme set out in the 
approved written scheme of investigation, and provision made for analysis, publication and 
dissemination of results and archive deposition has been secured. 
 
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. 
 
14. 
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 commencement of the archaeological programme of work 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 
As the proposal is to wholly serve more than five dwellings from a road that cannot be 
constructed (geometrically) to a standard that would be acceptable for adoption by the 
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highway authority, it will be necessary to exempt the properties from charges under the 
Advanced Payments Code Sections 219/220 of the Highways Act 1980. To facilitate this 
exemption it will be necessary for the developer to provide formal written confirmation that 
they are prepared to make the necessary arrangements to enable the drive to remain 
private. This will mean arranging the necessary wording in the deeds of sale, setting up a 
suitable maintenance company and providing suitable signage identifying the road as 
private.   
 

Informative 2 
Connection into the adjacent highway drain on Kings Road must be consented by North 
Lincolnshire Council's LLFA Drainage Team, in their capacity as Lead Local Flood Authority 
through an Ordinary Watercourse Consent and appropriate discharge rates must be 
agreed (100 millimetre diameter connection provisionally agreed). Please contact the LLFA 
Drainage Team on 01724 297522 or by 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. 
  
The applicant should consider an overflow pipe linking this development with downstream 
development (PA/2017/1989) to be considered by the developer. 
 

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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