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APPLICATION NO PA/2021/721 

APPLICANT Mrs Naomi Chapman 
 
DEVELOPMENT Planning permission to erect a detached single-storey two-

bedroom dwelling and a detached four-bedroom dwelling, 
including the siting of two temporary static caravans during 
construction 

LOCATION Plots 1 and 2, Apple Tree Paddocks, King Street, East Halton 

PARISH East Halton 

WARD Ferry 

CASE OFFICER Mark Niland 

SUMMARY 
RECOMMENDATION 

Grant permission subject to conditions 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

Departure from the development plan 

POLICIES 

North Lincolnshire Core Strategy: 

Policy CS1 (Spatial Strategy for North Lincolnshire) 

Policy CS2 (Delivering More Sustainable Development) 

Policy CS3 (Development Limits) 

Policy CS5 (Delivering Quality Design in North Lincolnshire) 

Policy CS7 (Overall Housing Provision) 

Policy CS8 (Spatial Distribution of Housing Sites) 

Policy CS17 (Biodiversity) 

Policy CS19 (Flood Risk) 

Policy CS25 (Promoting Sustainable Transport) 

North Lincolnshire Local Plan: 

Policy RD2 (Development in the Open Countryside) 

Policy H5 (New Housing Development) 

Policy H8 (Housing Design and Housing Mix) 
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Policy H10 (Public Open Space Provision in New Housing Development) 

Policy HE9 (Archaeology) 

Policy LC5 (Species Protection) 

Policy LC6 (Habitat Creation) 

Policy LC7 (Landscape Protection) 

Policy T1 (Location of Development) 

Policy T2 (Access to Development) 

Policy T19 (Car Parking Provision and Standards) 

Policy T6 (Pedestrian Routes and Footpaths) 

Policy DS1 (General Requirements) 

Policy DS7 (Land Contamination) 

Policy DS11 (Polluting Activities)  

Policy DS14 (Foul Sewage and Surface Water Drainage) 

Policy DS16 (Flood Risk) 

National Planning Policy Framework: 

Chapter 2 (Achieving sustainable development) 

Chapter 4 (Decision making) 

Chapter 5 (Delivering a sufficient supply of homes) 

Chapter 6 (Building a strong, competitive economy) 

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) 

CONSULTATIONS 

Highways: No objections subject to conditions. 

Drainage (Lead Local Flood Authority): No objections subject to a condition requiring the 
submission of a surface water strategy. 
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Environmental Protection: No objections subject to a land contamination condition. 

Ecology: No objections subject to conditions. The development will require either a 
conventional site-based European Protected Species Licence or a District Level Licence.  

PARISH COUNCIL 

The parish council are neither in support nor opposition and have sent comments from 
previous schemes that they submitted. These are: 

- The vehicular access of the proposed development is on a dangerous and blind corner.  
There is already limited visibility turning into King Street due to the on-road parking. 

- The aesthetics of the development are not in keeping with the character of the village.  
Existing nearby properties are mainly single fronted with no further dwellings built to the 
rear of them. 

- It is still believed that there would be an environmental effect on existing wildlife; sightings 
have been reported of great crested newts in this vicinity. 

- It is still believed that part of the development is outside the permitted development line. 

- That it be specified that the static caravan and temporary fencing be removed upon 
completion of the building works. 

- That reasonable timings be specified for hours of work. 

PUBLICITY 

Advertised by site and press notice. The application has received some objections, the 
material points of which are summarised below: 

 highway safety  

 beyond the development line 

 disturbance during construction 

 residential amenity impacts 

 character impacts 

 parking provision  

 the proposal would lead to additional development. 

ASSESSMENT 

Planning history 

7/1978/0398: Change use of land to parking and turning area for applicant’s own fleet of 
lorries – granted with conditions 27/07/1978. 
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7/1981/0674: Construct extension to provide kitchen, bathroom, bedroom and lounge, 
and construct garage – granted with conditions 16/09/1981. 

7/1989/0875: Erect HGV maintenance and repair workshop (replacement of existing) – 
granted with conditions 16/11/1989 (revoked 23/06/1994 – see 7/199/94). 

7/1994/0199: Erect steel-framed building to be used as HGV maintenance workshop  – 
granted with conditions 05/07/1994. 

PA/2006/1090: Retain change of use from transport engineering workshop to joinery 
manufacturing workshop, and retain temporary wooden building – 
undetermined. 

PA/2008/0897: Extend existing farmhouse and erect three dwellings – granted with 
conditions 07/10/2008. 

PA/2011/1210: Replace extant planning permission (PA/2008/0897 dated 07/10/2008) to 
extend existing farmhouse and erect three dwellings – granted with 
conditions 15/11/2011. 

PA/2012/0806: Erect three two-storey dwellings (revision of previous approved scheme 
PA/2008/0897) – granted with conditions 13/09/2012. 

PA/2019/1118: Erect pair of semis and detached dormer bungalow, including siting of 
temporary caravan and temporary fence – withdrawn 02/02/2021. 

PA/2019/2018: Erect dwelling with detached garage, including associated works – refused  
06/02/2020. 

PA/2020/1913: Erect dwelling with detached garage and associated works – granted with 
conditions 11/01/2021. 

Site constraints  

Open Countryside (Housing and Employment Land Allocations DPD) 

Proposal 

The applicant proposes to erect two dwellings, both of which are beyond the settlement 
boundary, except for the garage serving plot 1.  

The site is brownfield, having a long planning history associated with HGV use, transport 
and engineering workshops. This extended northwards into the site beyond what the 
applicant is currently proposing. A permission was also achieved in 2012 for the erection of 
dwellings which straddles the settlement boundary (refer to planning history). 

Site characteristics 

The site is close to the junction of King Street, Station Road and Townside. Planning 
permission exists for a dwelling to the front of the plot. The site has previously functioned as 
a haulage service yard and is considered brownfield. An existing access remains in place 
that would serve this proposed development. There is a pond to the rear of the 
neighbouring property beyond which is open countryside.  
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There is a broad housing mix in the area, and services and amenities (including a school) 
are in close proximity to the site. At present the site is fenced off though this will be 
removed on completion of an approved dwelling.  

Principle of development  

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 Core Strategy sets out a spatial strategy for North Lincolnshire, which, 
amongst other matters, states that in the countryside, support will be given to development 
that promotes rural economic diversification and small-scale employment opportunities, 
particularly on previously used land or in existing rural buildings. Tourism development will 
also be supported, in particular the development of green tourism making the most of the 
area’s important natural and built environments. 

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. In goes on to state that in rural settlements in the countryside and in the open 
countryside outside development limits, housing development will be strictly limited. 
Consideration will be given to development, which relates to agriculture, forestry or to meet 
a special need associated with the countryside. No development should have an adverse 
impact on the environment or landscape. 

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 East Halton. There are no allocated housing sites within East Halton. 

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 focusing housing within settlement limits as 
defined in the Housing and Employment Land Allocations DPD. The application site is 
entirely outside the defined development boundary for East Halton and is therefore 
considered to be in breach of policies CS2, CS3 and CS8 of the Core Strategy and RD2, 
and DS1 of the local plan and is considered unacceptable in principle. 

Highway safety/sustainable transport 

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 
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highway safety. Both policies are considered relevant. Policy CS25 of the Core Strategy, in 
part, is concerned with sustainable transport, as well as paragraphs 102–111 of the NPPF. 

The applicant seeks to utilise an existing access from King Street that would serve plots 1 
and 2 as well as a previously approved dwelling (PA/2020/1913). This would lead to a 
private drive with a turning head that can be used by emergency vehicles. In highway safety 
terms, Highways have no objections to the proposal subject to compliance conditions.  

In terms of sustainable transport, the dwellings, despite being within the open countryside in 
policy terms, would abut the settlement and would have access to the same local amenities 
(and school) as other dwellings in the village. Given that this proposal relates to brownfield 
development and that former development functioned as a HGV service yard, and that 
previous permission allowed for three dwellings on site, it would be unreasonable to refuse 
the proposal on highway safety grounds.  

It is therefore considered, subject to the aforementioned mitigation, that the proposal would 
align with policies T2 and T19 of the North Lincolnshire Local Plan. 

Drainage  

Policy CS19 is concerned with flood risk, whilst policy DS14 is concerned with foul sewage 
and surface water drainage. The application site is within flood zone 1 and therefore is a 
preferred place for development in terms of flood risk. 

The applicant has submitted a Flood Risk and Outline drainage strategy and the LLFA 
Drainage team, Environment Agency and Anglian Water have all been consulted. The LLFA 
has no objections, subject to a condition requiring a surface water drainage strategy to be 
submitted for approval. Conditions requiring details of how the applicant will prevent 
flooding from the site onto the highway and vice versa have also been proposed. Highways 
have requested similar conditions requiring the provision of adequate drainage features to 
be agreed prior to occupation. Given that conditions need to be both reasonable and 
necessary, it is considered that the latter two conditions recommended by the LLFA are 
covered by a highways condition.  

In terms of foul water, the applicant is already served by the network, and additional flows 
and connection would be mitigated through the s104/s106 process with the water board.  

It is therefore considered, subject to the aforementioned mitigation, that the proposal is in 
accordance with policy CS19 of the North Lincolnshire Local Plan.  

Ecology  

Policy CS17 of the Core Strategy is concerned with biodiversity and sets out principles for 
the management of schemes in order to achieve a net gain for wildlife habitat networks. It  
is reinforced by paragraph 170 of the National Planning Policy Framework. Both are  
considered relevant. Policy LC5 of the local plan is concerned with species protection and 
is also pertinent.  

There are two ponds in the vicinity: one on site and one off site but within 50m. The 
applicant has carried out a protected species survey and concludes that there is potential 
for great crested newts to be present. The council’s ecologist has been consulted and has 
stated: 
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The application site comprises largely amenity and modified grassland, tall ruderal (weedy) 
species, hardstandings and buildings. The report notes that, “the only field signs for 
protected species was an old Woodpigeons’ (Columba palumbus) nest and Badger (Meles 
meles) path leading to a neighbouring garden which had snuffle holes, latrine and paw 
prints. There were no Badger setts within 50m of the site. 

The existing building is not discussed in detail, but appears to have low potential to support 
bat roosts and is already subject to approval for demolition under permission 
PA/2020/1913. 

Pond 1 (on-site) and Pond 2 (off-site) were both assessed in January as having average 
potential to support great crested newts. In March, the applicant contacted me to advise 
that the presence of great crested newts was confirmed in pond 2, well within 50 metres of 
the proposed houses. It would be useful to see the methods used and the results of the 
survey carried out to confirm GCN presence. However, taking the information at face value, 
this means that a GCN breeding pond and foraging habitat are both present within 50 
metres of the development. Natural England Standing Advice is that this would normally be 
considered a "high impact". 

On that basis, my advice is that the development will require either a conventional site-
based European Protected Species Licence or a District Level Licence. The Local Planning 
Authority must therefore consider and record the results of the following tests: 

ꞏ No Satisfactory Alternatives 

If you as the case officer feel that for planning reasons, there are no alternatives to this 
proposal, then you will need to provide clear written evidence of this with any committee 
report or record of decision. Otherwise, there may be difficulty in obtaining an EPS licence. 

If there is no such evidence, the application should be refused. 

ꞏ Over-riding Public Interest 

This is a planning, rather than ecological, matter. The test here is that “The proposed 
development must meet a purpose of preserving public health or public safety or other 
imperative reasons of overriding public interest including those of a social or economic 
nature and beneficial consequences of primary importance for the environment. 

No satisfactory alternatives test 

‘No satisfactory alternative’ is not defined in the Habitats Directive and there is no 
interpretation of the concept in the Habitats Regulations. 

The European Commission (EC) guidance on protected species suggests an analytical 
approach to establishing whether there is ‘no satisfactory alternative’. The approach stems 
from a ruling from the European Court of Justice (ECJ) (case C-10/96) concerning the 
derogation procedure under Article 9 of the Birds Directive. This procedure has close 
parallels with the Article 16 derogation requirements of the Habitats Directive. The 
suggested approach is to ask: 

 What is the problem or specific situation that needs to be addressed? 

 Are there any other solutions? 
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 If so, will these resolve the problem or specific situation for which the derogation is 
sought? 

The problem in this instance is that there is potential to destroy or harm the habitats of great 
crested newts by the proposed development. Solutions as regards repositioning the built 
form on site have been explored as well different scales of development; the ecology report 
shaped the proposal as it would leave plot 2 some distance from the said pond. The scale 
of the two dwellings is modest for the location. That said, the applicant has put informal 
designs in front of the local planning authority and this scheme was the preferred option. 
The site has a planning history associated with HGV use and the applicant seeks to utilise 
the associated access, though the built form of this development does not extend as far 
back into the site as previous industrial uses. Furthermore, the applicant does not own any 
more land and therefore an alternative location (different site) is not a reasonable solution 
that can be forced upon the applicant. Furthermore, in 2012 the site achieved planning 
permission for three houses, though slightly further from the pond, and this had no 
mitigation nor information regarding ecology or protected species. The applicant has taken 
on board advice from the council’s ecologist and carried out surveys to determine/move 
forward with the proposal by trying to mitigate/minimise any harm as much as possible.  

It is therefore considered that alternatives have been explored by the applicant and the 
proposal that is being presented represents the preferred location within the site. Therefore, 
no satisfactory alternatives are considered to exist.  

Overriding public interest 

North Lincolnshire has an acknowledged shortfall in housing. The proposal would provide 
(though modest) additional dwellings towards closing this gap. The location of the proposal 
site would allow for additional stock in the village and potential for families who wish to stay 
local. One of the dwellings is single-storey and would present those in functional need of 
such living arrangements opportunity to purchase a bungalow. These are in short supply 
within the settlement. The proposal would also support the existing service and amenities of 
East Halton. The proposed development is sustainable in terms of its socio-economic 
benefits.  

Environmentally, whilst the proposed dwellings are considered open countryside, weight 
must be given to the planning history and that it is a brownfield site with an industrial past. 
Character impacts are limited. On balance therefore, due to the housing shortfall, the 
development’s socio-economic benefits and industrial planning history, it is considered that 
the provision of two additional dwellings on the site would be in the overriding public 
interest.  

Conditions are considered to form suitable mitigation in this instance. A pre-commencement 
condition preventing development until the following has occurred will be attached: 

(a) a licence issued by Natural England pursuant to Regulation 55 of The Conservation 
of Habitats and Species Regulations 2017 authorising the specified development to 
go ahead; or 

(b) a statement issued in writing from the relevant licensing body to the effect that it 
does not consider that the specified activity/development will require a licence. 
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Conditions relating to biodiversity will also be attached. It is therefore considered, given the 
discussion above, that the proposal would accord with policy CS17 of the Core Strategy, 
paragraph 170 of the NPPF and policy LC5 of the North Lincolnshire Local Plan.  

Environmental issues 

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 DS11 is also concerned with pollution control. 

The Environmental Protection team has been consulted and has no objections to the 
proposal in relation to environmental issues during either the operational or construction 
phase of the development. Mitigation exists through environmental protection legislation 
that could be utilised should the construction process have unacceptable impacts upon 
amenity. Also, working practices are set out within this and HSE legislation that must be 
adhered to. It is therefore considered that the proposal would be in accordance with policy 
DS1 of the North Lincolnshire Local Plan.  

Landscape, Character and Amenity  

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

‘...the development would not be detrimental to the character or appearance of the open 
countryside or a nearby settlement in terms of siting, scale, massing, design and use of 
materials;’ 

Policy CS5 of the North Lincolnshire Core Strategy is also relevant. It states, ‘…All new 
development in North Lincolnshire should be well designed and appropriate for their 
context. It should contribute to creating a sense of place’ and ‘Design which is inappropriate 
to the local area or fails to maximise opportunities for improving the character and quality of 
the area will not be acceptable.’ 

Policy H5 of the local plan, which is concerned with new housing development, sets out a 
criteria-based approach surrounding character and amenity. Policies DS1 and H7, which 
consider tandem and backland development, policy LC7, which is concerned with 
landscape protection, and paragraph 127 of the NPPF, are also relevant.  

The two proposed dwellings are set back into the site: plot 1 is a single-storey dwelling of 
modest scale with associated detached garage; plot 2 is a two-storey dwelling with integral 
garage sat further north into the site. 

In terms of residential amenity impacts, a bungalow is proposed on plot 1 and given its 
orientation (side on) to Den Bar, which is the nearest neighbouring property, and its scale it 
is considered that any overbearing/overshadowing impact would be limited. Plot 2 is set at 
such a distance that there would again be limited impacts upon amenity and plot 1, along 
with neighbouring dwellings, would in effect screen this dwelling. Furthermore, the 
orientation and scale of plot 1 and the distance of plot 2 from all neighbouring properties 
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would reduce any unacceptable impacts from overlooking. Both plots have proportionate 
outdoor amenity and parking provision. Both have paved areas and lawns and plot 2’s 
curtilage is defined by the post and rail fencing to the rear.  

In character terms both plots would be screened from King Street by the residential built 
form that fronts this street, including a previously approved permission that fronts this site. 
Whilst plot 1 would not be visible when looking southerly from the north, plot 2 will. The 
dwelling will be forward of all of the frontage plots along King Street and Station Road when 
looking from this angle. That said, there are a number of agricultural buildings to the rear of 
those properties. Furthermore, the backdrop of this vista would be residential form and 
whilst plot 2 would be prominent it would not be wholly unacceptable. All other views to the 
plot are screened sufficiently.  

The built form itself is considered acceptable. Plot 1, which is to be made up of a buff facing 
brick and red pantiles, will have little impact upon the surrounding character. Plot 2, which is 
made up of a red facing brick and red pantiles, would not look at odds with other dwellings 
in the area. The design and materials proposed are of a high quality; timber sash windows, 
architectural detailing and interest in the roofscape would all allow this proposal to be easily 
absorbed into its setting. Furthermore, the quality of materials used would set an example 
of build quality and could be used as an example of the style of housing that would be 
required in such instances.  

The proposal would have limited character and amenity impacts and represents a well-
executed scheme reflective of its location. It is considered to accord with policies RD2, 
DS1, H5 and H7 of the North Lincolnshire Local Plan, policies CS2, CS3, CS5 and CS8 of 
the Core Strategy, and paragraph 170 of the NPPF. 

Land contamination 

Policy DS7 of the North Lincolnshire Local Plan is concerned with contaminated land. It 
states that permission will only be granted on contaminated sites where a detailed site 
survey has been submitted and a suitable scheme of remedial measures has been agreed 
to overcome any existing contamination. 

The applicant has submitted a phase 1 desk top study and the council’s Environmental 
Protection Officer has reviewed the submission. The officer has recommended a phase 1 
site investigation, including remediation and verification reports, be submitted to and agreed 
with the local planning authority, the remediation strategy being prior to works commencing. 
This is considered reasonable given the findings of the report and the planning history 
associated with the site. Given the aforementioned mitigation, the proposed development is 
considered to accord with policy DS7 of the North Lincolnshire Local Plan. 

Archaeology 

Core Strategy policy CS6 (Historic Environment) states, ‘The council will seek to protect, 
conserve and enhance North Lincolnshire’s historic environment as well as the character 
and setting of areas of acknowledged importance, including historic buildings, conservation 
areas, listed buildings (both statutory and locally listed), registered parks and gardens, 
scheduled ancient monuments and archaeological remains…’ and ‘development proposals 
should provide archaeological assessments where appropriate.’ 

Policy HE9 states, ‘Where development proposals affect sites of known or suspected 
archaeological importance, an archaeological assessment, to be submitted prior to the 
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determination of a planning application, will be required. Planning permission will not be 
granted without adequate assessment of the nature, extent and significance of the remains 
present and the degree to which the proposed development is likely to affect them.’ 

The application site lies within the core of the former medieval settlement close to the site of 
Medieval Manor House, a Scheduled Monument. HER have not been consulted on this 
application, however made comment on PA/2011/1210 (including the erection of three 
dwellings) requesting that a programme of archaeological monitoring and recording during 
construction work is carried out. It is considered that these comments are still relevant to 
the site and the same mitigation will be attached.  

In light of this the proposal is considered to accord with policies CS6 of the North 
Lincolnshire Core Strategy and HE9 of the North Lincolnshire Local Plan. 

Planning balance 

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

A recent review of the of the Five Year Housing Land Position Statement has identified that 
the council’s housing land supply has reduced from five years and six dwellings, to four 
years. The council is preparing 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 is still awaiting update; as 
such, any current decisions made by the planning authority should 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. 
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 
paragraph 11 (footnote 7) 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 paragraph 11 of NPPF 
triggers a tilted balance 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 (paragraph 11, b, ii). 

The proposal would carry modest socio-economic benefits in that it would provide housing 
where there is a shortfall and support the existing services and amenities of the settlement. 
In environmental terms mitigation is required to minimise any harm to great crested newts 
but there are limited impacts by way of landscape and character. Furthermore, 
acknowledgement that this is a brownfield site is a weighty material consideration. Another 
consideration is that three dwellings have previously been allowed on this site in 2012, 
albeit closer to the settlement boundary.  
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For these reasons it is considered that no adverse impacts exist that would significantly and 
demonstrably outweigh the benefits of this proposal and it is therefore considered to 
represent a sustainable form of development.  

Pre-commencement conditions 

In accordance with the Town and Country Planning (Pre-commencement Conditions) 
Regulations 2018 the applicant has been informed of the intention to attach all pre-
commencement conditions contained within this report. The requisite notice has been 
given. At the time of writing the report the applicant has not made comment on those 
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: 
 
- Site Plan 201922-4 
- Plot 1 201922-106 
- Plot 2 201922-105. 
 
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 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. 
 
4. 
No dwelling served by the private driveway shall be occupied until it has been constructed 
in accordance with details including: 
 
(i) the proposed method of forming access from the highway, including the required 

visibility splays; 
 
(ii) the method of constructing/paving the drive; 
 
(iii) the provision of adequate drainage features; 
 



Planning committee 28 July 2021.docx  

(iv) the provision of suitable bin collection facilities adjacent to the highway; 
 
(v) the provision of suitable lighting arrangements; and 
 
(vi) the provision of street name plates that shall include the words 'Private Drive'; 
 
which have been agreed in writing by the local planning authority. Once constructed the 
private driveway shall be retained. 
 
Reason  
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
 
5. 
No dwelling on the site shall be occupied until the private driveway has been completed, to 
a standard to be agreed beforehand in writing with the local planning authority, up to its 
junction with the vehicular access to that dwelling. 
 
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 surface water drainage scheme for the site 
has been submitted to and approved in writing by the local planning authority. The scheme 
shall be based on sustainable drainage principles and an assessment of the hydrological 
and hydro-geological context of the development. 
 
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. 
 
7. 
The drainage scheme shall be implemented in accordance with the approved submitted 
details required by condition 6 above, 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. 
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8. 
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. 
 
9. 
No development shall commence until the local planning authority has been provided with 
either: 
 
(a) a licence issued by Natural England pursuant to Regulation 55 of The Conservation 

of Habitats and Species Regulations 2017 authorising the specified development to 
go ahead; or 

 
(b) a statement in writing from the relevant licensing body to the effect that it does not 

consider that the specified activity/development will require a licence. 
 
Reason  
To conserve great crested newts in accordance with saved policy LC5 of the North 
Lincolnshire Local Plan and policy CS17 of the Core Strategy. 
 
10. 
No development shall take place until a species protection plan has been submitted to and 
approved in writing by the local planning authority. The plan shall include details of 
measures to avoid harm to great crested newts, badgers and nesting birds during 
demolition, vegetation clearance and construction works. 
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Reason  
To conserve protected species in accordance with saved policy LC5 of the North 
Lincolnshire Local Plan and policy CS17 of the Core Strategy. 
 
11. 
Within three months of the commencement of development, the applicant or their successor 
in title shall submit a biodiversity metric assessment and biodiversity management plan to 
the local planning authority for approval in writing. The document shall include: 
 
(a) an assessment of biodiversity loss based on the habitat and hedgerow baseline from 

the submitted preliminary ecological appraisal dated January 2021; 
 
(b) details of measures required to provide at least 10% biodiversity net gain in 

accordance with the Defra biodiversity metric 2.0; 
 
(c) details of bird nesting and bat roosting features to be installed; 
 
(d) restrictions on lighting to avoid impacts on bat roosts, bat foraging areas, bird nesting 

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

between areas of grassland; 
 
(f) prescriptions for the retention, planting and aftercare of native trees, shrubs, 

hedgerows of high biodiversity value; 
 
(g) prescriptions for the creation of wildflower meadow, using locally appropriate species 

of UK origin, and a wildlife pond; 
 
(h) proposed timings for the above works in relation to the completion of the dwellings. 
 
Biodiversity units shall be delivered on site, within the red line and blue line boundaries 
shown on the submitted Location Plan. 
 
Reason  
To conserve and enhance biodiversity in accordance with policies CS5 and CS17 of the 
Core Strategy. 
 
12. 
The biodiversity management plan shall be carried out in accordance with the approved 
details and timings, and the approved features shall be retained thereafter, unless 
otherwise approved in writing by the local planning authority. Prior to the occupation of the 
second dwelling hereby approved, the applicant or their successor in title shall submit a 
report to the local planning authority, providing evidence of compliance with the biodiversity 
management plan. 
 
Reason  
To conserve and enhance biodiversity in accordance with policies CS5 and CS17 of the 
Core Strategy. 
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13. 
No development shall take place until an archaeological mitigation strategy, as defined in a 
brief prepared by North Lincolnshire's Historic Environment Record, has been submitted to 
and approved in writing by the local planning authority. The strategy shall include details of 
the following: 
 
(i) measures to ensure the preservation in situ, or the preservation by record, of 

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

artefacts and ecofacts 
 
(iii) post-fieldwork methodologies for assessment and analyses 
 
(iv) report content and arrangements for dissemination, and publication proposals 
 
(v) archive preparation and deposition with recognised repositories 
 
(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 North Lincolnshire's 

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 policy HE9 of the North Lincolnshire Local Plan because the site is of 
archaeological interest. 
 
14. 
The archaeological mitigation strategy shall be carried out in accordance with the approved 
details and timings, subject to any variations agreed in writing by the local planning 
authority. 
 
Reason  
To comply with policy HE9 of the North Lincolnshire Local Plan because the site is of 
archaeological interest. 
 
15. 
A copy of any analysis, reporting, publication or archiving required as part of the mitigation 
strategy shall be deposited at North Lincolnshire's Historic Environment Record within six 
months of the date of completion of the development hereby approved by this permission or 
such other period as may be agreed in writing by the local planning authority. 
 
Reason  
To comply with policy HE9 of the North Lincolnshire Local Plan because the site is of 
archaeological interest. 
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16. 
The two static caravans currently on site shall be removed from the site prior to the 
occupation of the dwelling on plot 2. 
 
Reason  
In the interests of amenity and to accord with policy DS1 of the North Lincolnshire Local 
Plan. 
 
Informative 1 
The development hereby granted planning permission requires works to be carried out 
within the limits of the adopted (public) highway. Therefore: 
 
- before ANY construction works take place within the limits of the highway you MUST 

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

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

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

 
Informative 2 
In determining this application, the council, as local planning authority, has taken account of 
the guidance in 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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