
Officers Report   
Planning Application No: 147639 
 
PROPOSAL: Outline planning application to erect 9no. dwellings with 
access to be considered and not reserved for subsequent applications. 
 
LOCATION:  Land off Northumberland Avenue & Westmoreland Avenue 
Scampton Lincoln LN1 2UQ 
WARD:  Scampton 
WARD MEMBER(S): Cllr R Patterson  
APPLICANT NAME: Mr Edward Key 
 
TARGET DECISION DATE:  19/01/2024 (EoT until May 23rd 2024) 
DEVELOPMENT TYPE:  Minor - Dwellings 
CASE OFFICER:  Dan Galpin/Ian Elliott 
 
RECOMMENDED DECISION: Grant subject to conditions 
 

 
Planning Committee: 
This application was presented to the Planning Committee on 22nd May 2024.  
The planning committee resolved to undertake a member site visit to look at 
the impact of the development on local area.  The members site visit took 
place on 31st May 2024 at 2pm. 
 
Description: The application area is located at the western edge of 
Scampton (RAF) to the north of Lincoln and the A15 lies to the east. Directly 
to the north-west is the former RAF Scampton airbase. The application site is 
also located within a Limestone Mineral Safeguarding Area and is situated 
within Flood Zone 1 (low probability). 
 
The site is 0.4-hectare area of modified grassland at the junction of 
Northumberland Avenue and Westmoreland Avenue with a belt of mature 
trees to the west of the site with some younger trees lining the north of the 
site. There is a group of garages to the immediate north of the site with 
residential dwellings to the north-east, east, and south-east of the site. 
 
Outline planning permission is being sought for the erection of nine dwellings 
with access to be considered as part of this application. Matters of layout, 
scale, appearance, and landscaping are reserved for subsequent approval 
(“reserved matters”). The indicative site plan avoids the use of a singular site 
access instead utilising a number of individual accesses onto the road. This is 
likely in part a design feature due to the uniformity of the appearance of the 
residential dwellings in Scampton that exhibit a clear lack of a deep frontage 
where dwellings are set back from the road.  
 
Relevant history:  
 
None.  



Representations: 
 
The summary below represents a summary of any representations received. 
Full responses can be found on the Council website. A full assessment of the 
relevant material planning considerations are outlined within this report.   
 
Chairman/Ward Member(s) 
 
No representations received to date.  
 
Scampton Parish Council 
 
Objection – The proposed development is at odds with the WLDC plan to treat 
the site as a whole and not allow fragmented, disjointed and uncoordinated 
development. The proposed development is at odds with the WLDC 
sponsored study, undertaken by OpenPlan, which placed preservation of the 
existing green spaces at the core of its recommendations.  
 
As yet, the exact nature and design of the houses has not been submitted; 
however, given the size of the site it is expected that the design of the 
proposed houses would not support mixed housing style development. The 
proposal also represents over development of a small area without 
consideration for the current residents and involves the removal of a number 
of well-established trees.  
 
There is insufficient infrastructure, including access roads, on the Scampton 
estate to support existing accommodation. Access to the proposed 
development would have to be via management company owned roads. 
There is a single point of entry to the estate which unable to support the 
existing levels of traffic. Policy S75, Para D of the CLLP states that an 
adequate amount and range of infrastructure to support the community on the 
site to be delivered in tandem or ahead of development. 
 
Local Residents 
 
Representations have been received to the proposed development that raise 
the following points in summary: 
 

 There is not a ‘need’ for more housing;  

 Impact on character and appearance of the area; 

 Drainage, flood risk and sewer capacity;  

 A number of houses are currently unoccupied and that were previously 
occupied by RAF personnel – a new access to the A1500 is needed 
(more than 60 refurbished houses for sale). There is already enough 
housing; 

 Concerns regarding highway safety in terms of access to and from the 
A15. Increased pressure due to an increase in the number of private 
cars especially at peak times. Potential for an increase in accidents;  

 Lack of parking; 

 A lack of infrastructure to support the development;  



 Loss of green space; and  

 A number of trees would need to be cut down. Concern about the 
impact wildlife; and  

 Overdevelopment of the site.  
 
LCC Archaeology  
 
No reply received to date.  
 
LCC Highways/Lead Local Flood Authority 
 
No objection – ‘No objection in principle. The access to the proposal is via 
frontage access from Northumberland Avenue and Westmoreland Avenue 
which are private roads located within RAF Scampton. It's noted that most 
houses in the area do not have individual vehicle access points however this 
would not be detrimental to highway safety in the area and will not exacerbate 
on street parking issues.  
 
The Highways and Lead Local Flood Authority response is in relation to the 
impact the proposed development would be expected to have on the 
operation of the Public Highway. Northumberland Avenue and Westmoreland 
Avenue are private roads, and the highway authority has no jurisdiction over 
the use of these roads. The proposal is for 9 houses and will not have an 
unacceptable impact on access to the adoptable highway (A15) It is for the 
Local Planning Authority to determine whether the access provided by the 
private road is safe and suitable for all users.’ 
 
One informative was included stating that the layout has yet to be considered 
and that requirements for parking, visibility, turning and layout are all detailed 
within the Lincolnshire County Council Design Approach.  
 
LCC Minerals & Waste 
 
No reply received to date.  
 
WLDC Tree Officer 
 
No objection (verbal) – It was agreed with the Tree Officer that the trees which 
were likely to be lost as a result of the proposed development are not mature 
trees and do not have a high amenity value.  
 

WLDC Strategic Housing 
 
Comments – ‘This application does not trigger an affordable housing 
obligation in accordance with Policy S22 of the Central Lincolnshire Local 
Plan, as both the total number of dwellings and the site area are below the 
required thresholds.’ 
 
Lincolnshire Wildlife Trust 
 



No reply received to date.  
 
ECM Checked: 3rd May 2024 
 
Relevant Planning Policies:  
 
Planning law requires that applications for planning permission must be 
determined in accordance with the development plan unless material 
considerations indicate otherwise. Here, the Development Plan comprises the 
provisions of the Central Lincolnshire Local Plan (CLLP) (adopted in April 
2023); and the Lincolnshire Minerals and Waste Local Plan (adopted June 
2016). 
 
Development Plan 
 

 Central Lincolnshire Local Plan (Adopted April 2023) 
 
Relevant policies of the CLLP include: 
 
Policy S1: The Spatial Strategy and Settlement Hierarchy 
Policy S2: Growth Levels and Distribution 
Policy S4: Housing Development in or Adjacent to Villages 
Policy S6: Design Principles for Efficient Buildings 
Policy S7: Reducing Energy Consumption – Residential Development 
Policy S14: Renewable Energy 
Policy NS18: Electric Vehicle Charging 
Policy S20: Resilient and Adaptable Design 
Policy S21: Flood Risk and Water Resources 
Policy S45: Strategic Infrastructure Requirements 
Policy S47: Accessibility and Transport 
Policy S49: Parking Provision 
Policy S53: Design and Amenity 
Policy S56: Contamination 
Policy S60: Protecting Biodiversity and Geodiversity 
Policy S61: Biodiversity Opportunity and Delivering Measurable Net Gains 
Policy S66: Trees, Woodland, and Hedgerows 
Policy S75: RAF Scampton 
 

 Lincolnshire Minerals and Waste Local Plan (LMWLP) (Adopted 
June 2016) 

 
The site is in a Limestone Minerals Safeguarding Area and Policy M11 of the 
Core Strategy applies  
 

 Scampton Neighbourhood Plan 
 
The ‘Scampton Neighbourhood Area’ was designated on 19th May 2022. 
However, no Draft Neighbourhood Plan has been published at the time of this 
report being written. As such, there are no policies to consider and no weight 



can be afforded to the neighbourhood designation.  
 
National Policy & Guidance (Material Consideration) 
 

 National Planning Policy Framework (NPPF) 

 National Planning Practice Guidance 

 National Design Guide (2019) 

 National Model Design Code (2021) 
 
Main issues  
 

 Principle of Development 

 Visual Amenity 

 Residential Amenity 

 Highways 

 Ecology & Biodiversity 

 Climate Change 

 Flood Risk  

 Other Matters 
 
Assessment:  
 
Principle of Development 
 
Policy S1 of the CLLP sets out a spatial strategy and settlement hierarchy that 
is focused on delivering development that supports growth and jobs alongside 
providing all necessary infrastructure. The settlement hierarchy aims to steer 
development towards the largest urban areas within Central Lincolnshire with 
proportionate growth elsewhere.  ‘Scampton (RAF)’ is designated as a 
‘Medium Village’ which sits within Tier 5 of Policy S1. A Medium Village is 
defined as a settlement that had between 250 and 749 dwellings as of April 1st 
2018. Beyond any site allocations for residential development, housing 
development will be based on the criteria in Policy S4 which relates to 
housing development in and adjacent to villages.  
 
Throughout the CLLP, the terms developed footprint and appropriate locations 
are utilised. The aim of these definitions is to ensure that new development is 
situated within appropriate locations within the developed footprint of a 
settlement (unless specified within a particular policy). Any development that 
does not meet these definitions would be considered as development within 
the countryside. The developed footprint of a settlement is defined as a 
continuous built up area of a settlement and excludes the following:  
 

 individual buildings or groups of dispersed buildings which are clearly 
detached from the continuous built up area of the settlement; 

 gardens, paddocks and other undeveloped land within the curtilage of 
buildings on the edge of the settlement where land relates more to the 
surrounding countryside than to the built-up area of the settlement; 



 agricultural buildings and associated land on the edge of the 
settlement; and  

 outdoor sports and recreation facilities and other formal open spaces 
on the edge of the settlement. 

 
The site is currently undeveloped but contains a combination of mature trees 
and several younger trees at the northern edge of the site. The rest of the site 
is comprised entirely of modified grassland. However, the site does not have 
any statutory or non-statutory designations with respect to green space and 
does not form part of any formal recreational facilities. Therefore, the main 
consideration is whether this undeveloped land relates more to the settlement 
of RAF Scampton or the open countryside.  
 
The site is constrained by residential development on three sides (north, east 
and south) with garages being located to the north and residential dwellings 
being situated to the north-east, east and south-east. The former military base 
is located to the west of the site. The amount of development that is directly 
adjacent to the site in combination with the presence of modified grassland 
results in the site having a reduced verdant feeling and the surrounding 
development creates an increased urban character, much the same as being 
in a public park. The site can also be considered as an infill plot as the CLLP 
definition of infill is the development of a site between existing buildings. For 
these reasons, it is considered that the site falls within the developed footprint 
as the land relates more to the continuous built-form of RAF Scampton than 
the surrounding countryside.  
 
To accord with Policy S4, a site also has to be situated within an appropriate 
location within the developed footprint. To classify as being an appropriate 
location, a site and any development proposal should comply with the 
following criteria:  
 

Appropriate locations means a location which does not conflict, when 
taken as a whole, with national policy or policies in this Local Plan. In 
addition, to qualify as an ‘appropriate location’, the site, if developed, 
would:  

 

 retain the core shape and form of the settlement;  

 not significantly harm the settlement’s character and 
appearance; and  

 not significantly harm the character and appearance of the 
surrounding countryside or the rural setting of the settlement. 

 
It is considered that the proposed development would retain the core shape 
and form of the settlement. Despite being located on the south/western side of 
Northumberland and Westmoreland Avenue, the site in principle would relate 
well to its surroundings and would not project beyond the westernmost extent 
of the dwellings that front onto Westmoreland Avenue to the south. The broad 
shape of the southern portion of the settlement would also be preserved. This 
can be illustrated as follows: 
 



 
Figure 1: Existing built-form of Scampton (RAF) 

 
The existing built footprint of Scampton (RAF) in terms of the south-western 
extent is illustrated in figure 1 above with the application site inside the red 
line. The western extent of the proposed development would not extend 
beyond the junction of Westmoreland Avenue and Sussex Gardens further to 
the south. Assessing the spatial context outlined above, it is considered that 
the core shape and form of the settlement would not be unacceptably altered 
or harmed.  
 
Although no details of the layout, scale and appearance of the proposed 
development have been provided, an indicative layout has been submitted 
and it is considered that this indicative layout demonstrates that in principle, 
the proposed development would not be expected to result in unacceptable 
harm to the character and appearance of the settlement or the wider 
landscape character and the open countryside. It is therefore considered that 
the proposed development would comply with the requirements of Policies S4 
of the CLLP.  
 
Furthermore, the comments from Scampton Parish Council regarding the 
housing mix of the proposed development are noted. However, the layout at 
this stage is only indicative and therefore can only be afforded very limited, if 
any weight in the planning balance. It is considered that the site can 
accommodate nine dwellings in principle. The indicative layout suggests a 
housing mix of six semi-detached dwellings and three detached dwellings. In 
principle, this is considered to be an acceptable mix for a development of this 



scale and indicative layout would in principle be in keeping with the prevailing 
character and built-form of the area, subject to satisfactory details at the 
Reserved Matters stage.  
 
It is noted that there is a development less than 200 metres to the south-west 
(147198) which was refused planning permission, on multiple grounds. Whilst 
every application is determined on its own merits as a matter of planning 
judgement, the close proximity of the two developments has been noted in 
some of the submitted representations. This should not be interpreted as a full 
reassessment of that proposal as this is detailed within the Officer Report for 
that decision.  
 
However, to summarise, the development not only exceeded the upper limit of 
10 dwellings for unallocated sites but it was not considered to fall within the 
development footprint and was not considered to be an appropriate location. 
Despite the close proximity of the two sites, this site is located at the far 
south-west of the settlement on what is currently neutral grassland. There are 
also arable fields which are unequivocally open countryside to the south and 
west of the site. There are only residential dwellings directly to the east of the 
site. The site if developed was also considered to be unacceptably harmful to 
the core shape and form of the settlement and the character and appearance 
of the area. The layout of this development would have significantly altered 
the core shape and form of the settlement as shown in figure 1. There were 
also substantial concerns with regard to design, energy efficiency, biodiversity 
and mineral safeguarding which are not relevant to this current application.  
 
For all the reasons explained in this section of the report, it is considered that 
the proposed development would accord with Policies S1 and S4 of the CLLP 
and is therefore considered acceptable in principle. 
 
Access 
 
Development proposals which contribute towards an efficient and safe 
transport network that offers a range of transport choices for the movement of 
people and goods will be supported. All developments should demonstrate, 
where appropriate, that they have had regard to the following criteria:  
 

a) Located where travel can be minimised and the use of sustainable 
transport modes maximised; 

b) Minimise additional travel demand through the use of measures such 
as travel planning, safe and convenient public transport, car clubs, 
walking and cycling links and integration with existing infrastructure; 

c) Making allowance for low and ultra-low emission vehicle refuelling 
infrastructure. 

 
This is also reiterated by paragraph 115 of the Framework which makes it 
clear that development proposals should achieve safe and suitable access for 
all users. The proposed development constitutes minor development and 
would utilise the same network as other traffic. There would be dedicated off-
street parking, a small new section of footway and verges. There would be a 



‘staggered access’ with each dwelling having an individual access connected 
to either Northumberland Avenue or Westmoreland Avenue. This has been 
considered to be acceptable by the Local Highway Authority who did not raise 
an objection to the proposed development.  
 
It is therefore considered that the proposal is in accordance with Policy S47 of 
the CLLP and the paragraph 115 of the NPPF.  
 
Visual Amenity 
 
Policy S53 of the CLLP requires that all development proposals must take into 
consideration the character and local distinctiveness of the area (and enhance 
or reinforce it, as appropriate) and create a sense of place which 
demonstrates a sound understanding on their context. As such, and where 
applicable, proposals will be required to demonstrate, to a degree 
proportionate to the proposal, that they are well designed in relation to siting, 
height, scale, massing, and form. Important views into, out of and through a 
site should also be safeguarded. 
 
The proposed development is an outline application with all matters reserved 
except for access. Matters of scale, appearance, layout and landscaping will 
all be subject to Reserved Matters approval in a subsequent application in the 
event that this recommendation is accepted. However, it is considered that 
the assessment above satisfactorily demonstrates that the siting of nine 
dwelling in this location, in principle would not result in an unacceptable 
impact on the character and appearance of the area and would preserve the 
core shape and form of the settlement. 
 
An indicative layout has been provided which illustrates that eight of the nine 
dwellings would directly front onto Northumberland and Westmoreland 
Avenue with a ninth dwelling situated to the rear. Whilst this may deviate from 
the prominent build-form of the existing dwellings, this harm would be likely to 
be considered to be very modest. The overriding character of the proposed 
development, subject to appropriate details could be developed in principle in 
a manor that respect the existing design pastiche and based on a sound 
understanding of the local context. This plan is also only indicative at this 
stage so would be subject to a full robust assessment should a Reserved 
Matters application be submitted.  
 
It is noted that the proposed development would result in a loss of some 
greenspace but the main groups of the most mature trees would be entirely 
preserved and the space identified within the submitted representations is not 
subject to any statutory/non-statutory green space or landscape designations.  
 
For the reasons explained above, it is considered that the proposed 
development would, subject to final approval of the outstanding reserved 
matters, be expected to be in accordance with Policy S53 of the CLLP and 
Section 12 of the NPPF.  
 
Residential Amenity 



 
Policy S53 of the CLLP requires that development proposals do not have an 
unacceptable impact on residential amenity. This includes considerations 
such as compatibility with neighbouring land uses, noise, vibration, odour, and 
the creation of safe environments amongst other things. Furthermore, 
paragraph 135 f) of the NPPF requires that development proposals provide a 
high standard of residential amenity for both existing and future users.  
 
The overall density of the site is relatively low at approximately 20 dwellings 
per hectare (DPH). The overall scale of the site is 0.44 hectares in size and it 
is considered that the site can comfortably accommodate nine dwellings from 
the perspective of ensuring a high standard of residential amenity for any 
future users in principle. This would be subject to an acceptable layout and 
scale of development at the Reserved Matters stage. The indicative site plan 
provided suggests that there would be a separation distance between the new 
and existing residential dwellings of approximately 20 metres which is 
considered to be an acceptable spatial relationship which would not constitute 
either an overdevelopment of the site nor would it unacceptably harm the 
residential amenity of existing or future users of the immediate locality.  
 
Some existing dwellings would inevitably experience a loss of existing views, 
but this in itself is not a material planning consideration.  In addition, some of 
the representations received have raised the prospect of a loss of green 
space. Whilst the proposed development would see the introduction of nine 
dwellings on an undeveloped site, there are no statutory or non-statutory 
designations that relate to green space and as such the loss of this green 
space in isolation cannot be afforded any weight in the planning balance.  
 
As such, it is considered that the proposed development would accord with 
Policy S53 of the CLLP and paragraph 135 f) of the NPPF.  
 
Highways 
 
Policies S47, S48 and S49 collectively require that development proposals do 
not have an unacceptable impact on highway safety or a severe cumulative 
impact on the wider highway network. Policy S48 requires that development 
proposals should facilitate active travel. It also requires that first priority should 
be given to pedestrians, cyclists, and people with impaired mobility. Policy 
S49 of the CLLP sets out minimum parking standards that are required for 
residential and non-residential development within Central Lincolnshire.  
 
Paragraph 96 of the NPPF supports development proposals that allow for the 
creation of healthy and safe places. This is reinforced by paragraph 114 of the 
NPPF which requires that development proposals provide safe and suitable 
access to all users. Paragraph 115 of the NPPF in turn states that 
development proposals can only be refused on highways grounds where 
there is an unacceptable impact on highway safety, or the wider cumulative 
impact would be severe. 
 



No objection has been received from the Local Highway Authority in principle 
to the proposed access. However, a more detailed assessment will be 
required at the Reserved Matters stage due to the layout only being indicative 
at this point and their being multiple accesses  proposed. Careful 
consideration will need to be given to parking, visibility, turning and layout but 
the principle at this stage is not considered to be harmful to highway safety.  
 
No objection has been raised with regards to the cumulative impact of the 
proposed development. A number of representations have raised concern 
about access onto the A15 which has been noted by residents as being 
unsafe/congested. However, the Local Highway Authority have explicitly 
stated that the proposal would not have an unacceptable cumulative impact 
on the A15. The scale of the proposed development is very small compared to 
the overall size of the village and the development of nine residential 
dwellings on an unallocated site is consistent with Policy S4 of the CLLP and 
is therefore considered to be a proportionate addition within this location. 
Matters relating to public transport and wider strategic connectivity are not 
considered to be directly related to this application (especially given the rural 
location) beyond what has been discussed within this report.  
 
In respect of the above, it is considered that the proposed development would 
accord with Policies S47 CLLP and paragraphs 96, 114 and 115 of the NPPF.  
 
Ecology & Biodiversity 
 
Policies S60 and S61 of the CLLP requires that development proposals do not 
have an unacceptable impact on ecology or biodiversity and should take 
opportunities to provide a net gain in biodiversity wherever possible. These 
requirements are also contained within paragraph 180 of the NPPF. 
Paragraph 186 states further where there is significant harm to biodiversity, 
planning permission should be refused.   
 
The main considerations in this section of the report are ensuring that the 
proposed development does not have an unacceptable impact on biodiversity 
(including protected species) and ensuring that the proposed development 
achieves a net gain in biodiversity.  
 
An Ecological Impact Assessment has been submitted alongside the 
proposed development. The submitted assessment outlines that there are no 
relevant statutory or non-statutory ecological designations within two 
kilometres of the site and no ancient woodland within one kilometre of the site. 
The main non-priority habitats that were observed in the assessment were 
modified grassland and trees (both individual and groups of trees). No 
invasive species were recorded. Following informal discussions with the Tree 
Officer and reviewing the submitted information, the trees that are likely to be 
removed are at best semi-mature specimens and there is no evidence that 
any Category A or B trees will be lost as part of the development. Therefore 
the proposed development would be expected to accord with Policy S66 of 
the CLLP.  
 



In terms of protected species, recommendations have been made with regard 
to nesting birds’ terrestrial mammals (including hedgehogs and other 
mammals) during the construction phase. The recommendations of the 
Ecological Impact Assessment will be conditioned and the recommendations 
with respect to nesting birds will be subject to an additional explicit condition 
due to the seasonality of the bird nesting season and high likelihood for 
unacceptable impacts if site clearance is undertaken without the appropriate 
clearance from a suitably qualified professional.  
 
The assessment concluded that the site had a generally low potential for 
roosting bats. However, two of the trees which would be removed as part of 
the proposed development were observed to contain evidence of roost 
activity. Therefore, additional pre-construction ecological surveys have been 
recommended. Planning Practice Guidance generally recommends against 
conditioning ecological surveys unless there are exceptional circumstances 
for doing so. The most relevant excerpt is as follows:  
 

In exceptional cases, you may need to attach a planning condition for 
additional surveys. For instance, to support detailed mitigation 
proposals or if there will be a delay between granting planning 
permission and the start of development. In these cases, a planning 
condition should be used to provide additional or updated ecological 
surveys to make sure that the mitigation is still appropriate. This is 
important for outline applications or multi-phased developments. 

 
Due to the specific wording of the recommendation relating to bat roosts, it is 
considered to be preferable to condition that a pre-construction bat survey is 
submitted to and agreed in writing with the Local Planning Authority. In the 
event that planning permission is granted, Section 91(1) of the Town and 
Country Planning Act 1990 does not require for development to commence for 
a period of three years after the date of the decision. Therefore, requiring a 
pre-construction survey prior to determination or even prior to commencement 
is considered to defeat the principle of this recommendation. An appropriately 
worded condition will be attached to this decision requiring the submission of 
a pre-construction of bat survey and inspection of all trees that could be 
impacted by the development. Requiring both tree inspections and surveys 
would ensure full regard is given to Policy S60 alongside the provisions of the 
Wildlife and Countryside Act 1981 and would mitigate against any delay 
between permission being granted and the start of construction where there 
would be a high likelihood of any current surveys being out of date is very 
high.  
 
Biodiversity Net Gain  
 
Policy S61 of the CLLP requires that all qualifying development should 
provide a 10% net gain in biodiversity with a presumption in favour of net 
gains that are provided on site with an increasing presumption against off-site 
net gain, depending on the proximity of the off-site planting to the site.  
 



The proposed development initially proposed a 10% net gain but this was 
primarily achieved off-site utilising a small field a few hundred metres to the 
north of the site adjacent to Suffolk Road, Devonshire Road, and Shropshire 
Road. This was considered to be contrary to the mitigation hierarchy which 
outlines that there is a presumption in favour of on-site net gains with off-site 
only being considered in circumstances where net gains on-site are 
considered by the Local Planning Authority to be not viable.  
 
Since the original submission of information, there have been ongoing 
discussions between the Local Planning Authority and the applicant to attempt 
to achieve a higher net gain proportion on-site. The applicant has since 
revised the indicative layout twice and increased the proposed on-site net 
gains including enhancing the condition of trees on-site which has yielded an 
on-site net gain of 11.82%. The metric has indicated that the condition of the 
trees would require more than the standard 30-year period of management as 
indicated within the metric. Whilst this will be more difficult to achieve, the 
trading rules within the metric have been met and the metric has been 
completed by a suitably qualified professional with the Ecological Impact 
Assessment (EcIA) being updated to reflect this change. 
 
A pre-commencement condition will be imposed requiring the submission of a 
Biodiversity and Landscape Management Plan to be submitted to and agreed 
in writing with the Local Planning Authorities so the exact details of the net 
gains can be secured. The wording of this condition will include a requirement 
for details beyond the standard 30-year period as the submitted metric has 
indicated that a longer period of mitigation would be required in order to 
achieve this targeted condition.  
Subject to the imposition of the conditions outlined in this section, it is 
therefore considered that the proposed development is in accordance with 
S60, S61 and S66 of the CLLP and paragraph 180 of the NPPF.  
 
Climate Change  
 
Policy S6 sets out the overarching principles that relate to design of energy 
efficient buildings. In turn, Policy S7 outlines a specific requirement for all new 
residential development to be accompanied by an Energy Statement. This 
sets out two criteria which require that new residential development provides 
at least the same amount of on-site renewable energy as the dwelling 
consumes. The second criteria states that no single dwelling should exceed a 
total energy demand of 60 kWh/m2/yr with a site average of 35 kWh/m2/yr. 
 
This application is seeking outline planning permission with all matters 
reserved with the exception of access. Therefore, no detailed design 
proposals with the exception of an indicative layout have been submitted at 
this stage and as such it is not possible to request an Energy Statement at 
this stage. A standard condition will be attached to this permission requiring 
that an Energy Statement is submitted alongside any subsequent Reserved 
Matters application alongside two further conditions to ensure compliance with 
any approved details. 
 



Flood Risk 
 
Policy S21 of the CLLP requires that development proposals do not have an 
unacceptable impact on flood risk and implement appropriate mitigation (such 
as the use of SuDS) wherever possible. Paragraphs 165 and 173 of the NPPF 
respectively require that development should be diverted away from areas at 
the highest risk of flooding and that all development proposals should not 
increase the risk of flooding elsewhere.  
 
The proposed development is located within Flood Zone 1 which is at the 
lowest risk of flooding. An initial drainage strategy has been provided by the 
applicant which outlines that the method of surface water drainage will be via 
infiltration into the ground which is sequentially preferable. The indicative 
location of soakaways has been provided alongside a proposed mechanism 
for the disposal of foul sewage. A private system would be created which 
would connect to a public sewer owned/operated by Anglian Water.  
 
It is considered that this indicative drainage strategy is principally acceptable 
and the number of dwellings proposed would not be expected to be a risk to 
the wider strategic drainage network. Furthermore, the agreement of the final 
connection is outside the statutory remit of the Town and Country Planning 
Act 1990 and is instead controlled via Section 104 of the Water Industry Act 
1991. This would require the applicant to agree a connection with Anglian 
Water regardless of any conditions that are attached to this permission.  
 
At this stage, the level of detail is considered to be acceptable but does not 
include information such as percolation tests and the overall site layout 
remains indicative.  
 
Therefore, the proposed development is considered to accord with Policy S21 
of the CLLP and paragraphs 165 and 173 of the NPPF subject to the 
imposition of one pre-commencement condition requiring the submission of a 
scheme of foul sewage and surface water drainage.  
 
Other Matters: 
 
Contamination 
 
The site is known to have a potential for contamination, although the exact 
risk of contamination is unknown. Although it is not considered necessary to 
secure mitigation details prior to determination, it is considered necessary to 
impose standard conditions requiring the submission of a risk assessment, 
verification report and mitigation/remediation strategy. A condition will also be 
imposed relating to unidentified contamination. Subject to these conditions, it 
is considered that the proposed development would accord with Policy S56 of 
the CLLP and paragraphs 189 and 190 of the NPPF.  
 
Mineral Safeguarding 
 



Policy M11 of the LMWLP requires that development proposals do not result 
in the unnecessary sterilisation of the potential minerals reserves. Paragraph 
217 of the NPPF requires that planning decisions should give great weight to 
the benefits of mineral extraction, including to the economy. Paragraph 218 
states that development should not normally be permitted in Minerals 
Safeguarding Area if it might constrain future minerals development. Policy 
M11 of the LWMLP is consistent with the requirements of Section 17 of the 
NPPF and is therefore afforded full weight.  
 
The proposed development is located in an area of land which is very close to 
existing development including residential dwellings and it is therefore 
considered that it is highly unlikely that any mineral present could be 
realistically worked. The development would also only sterilise a negligible 
amount of potential mineral resource in any event and no objection has been 
received from the Mineral Planning Authority at Lincolnshire County Council. It 
is therefore considered that the proposed development is in accordance with 
Policy M11 of the LMWLP and Section 17 of the NPPF.  
 
Conclusion: 
 
The proposal has been considered in light of relevant development plan 
policies namely S1: The Spatial Strategy and Settlement Hierarchy, S2: Level 
and Distribution of Growth, S4: Housing Development in or Adjacent to 
Villages, S6: Design Principles for Efficient Buildings, S7: Reducing Energy 
Consumption – Residential Development, S14: Renewable Energy, NS18: 
Electric Vehicle Charging, S20: Resilient and Adaptable Design , S21: Flood 
Risk and Water Resources, S45: Strategic Infrastructure Requirements, S47: 
Accessibility and Transport, S49: Parking Provision, S53: Design and 
Amenity, S56: Contamination, S60: Protecting Biodiversity and Geodiversity, 
S61: Biodiversity Opportunity and Delivering Measurable Net Gains, S66: 
Trees, Hedgerows and Woodland and Policy S75: RAF Scampton of the 
Central Lincolnshire Local Plan. Relevant policies and guidance in the 
Lincolnshire Minerals ande Waste Local Plan and the NPPF has also been 
considered.  
 
In light of the assessment outlined in this report, it is considered that subject 
to conditions, the proposed development is acceptable on its merits. It is 
therefore recommended that planning permission is granted subject to 
conditions.  
 
Conditions 
 
Conditions stating the time by which the development must be 
commenced:  
 

1. Application for approval of the reserved matters must be made to the Local 
Planning Authority before the expiration of three years from the date of this 
permission.  
 



Reason: To conform with Section 92 (2) of the Town and Country Planning 
Act 1990 (as amended). 
 

2. No development must take place until, plans and particulars of appearance, 
layout, landscaping and scale of the buildings to be erected and the 
landscaping of the site (hereinafter called “the reserved matters”) have been 
submitted to and approved in writing by the Local Planning Authority, and the 
development must be carried out in accordance with those details.  
 
Reason: The decision relates to outline planning permission only and the 
Local Planning Authority wishes to ensure that these details which have not 
yet been submitted are appropriate for the locality.  
 

3. The development hereby permitted must be begun before the expiration of 
two years from the date of final approval of the reserved matters or, in the 
case of approval on different dates, the final approval of the last such matter 
to be approved.  

 
Reason: To conform with Section 92 (2) of the Town and Country Planning 
Act 1990 (as amended). 
 
Conditions which apply or require matters to be agreed before the 
development commenced:  
 

4. Any application for the approval of Reserved Matters relating to layout, scale 
and appearance, shall be accompanied by an Energy Statement to accord 
with the requirements of Policies S6 and S7 of the Central Lincolnshire Local 
Plan 2023. The development shall thereafter proceed only in accordance with 
the agreed Energy Statement, unless otherwise agreed in writing by the Local 
Planning Authority.    

 
Reason: In order to ensure efficient buildings and reduce energy 
consumption, in accordance with Policies S6 and S7 of the Central 
Lincolnshire Local Plan 2023.  
 

5. No development shall take place until details of a scheme for the disposal of 
foul/surface water (including any necessary soakaway/percolation tests) from 
the site and a plan identifying connectivity and their position has been 
submitted to and approved in writing by the Local Planning Authority. No 
occupation shall occur until the approved scheme has been completed and 
shall thereafter be maintained.  
 
Reason: To ensure adequate drainage facilities are provided to serve each 
dwelling, to reduce the risk of flooding and to prevent the pollution of the water 
environment to accord with the National Planning Policy Framework and 
Policy S21 of the Central Lincolnshire Local Plan. 
 

6. No development approved by this planning permission shall commence until a 
remediation strategy to deal with the risks associated with contamination of 
the site in respect of the development hereby permitted, has been submitted 



to, and approved in writing by, the Local Planning Authority. This strategy will 
include the following components: 
 

a) A preliminary risk assessment which has identified: 
- all previous uses 
- potential contaminants associated with those uses 
- a conceptual model of the site indicating sources, 

pathways and receptors 
- potentially unacceptable risks arising from contamination 

at the site 
b) A site investigation scheme, based on (1) to provide information for a 

detailed assessment of the risk to all receptors that may be affected, 
including those off-site; 

c) The results of the site investigation and the detailed risk assessment 
referred to in (2) and, based on these, an options appraisal and 
remediation strategy giving full details of the remediation measures 
required and how they are to be undertaken;  

d) A verification plan providing details of the data that will be collected in 
order to demonstrate that the works set out in the remediation strategy 
in (3) are complete and identifying any requirements for longer-term 
monitoring of pollutant linkages, maintenance and arrangements for 
contingency action; and 

e) The details should be completed by a suitably qualified professional. 
 
Reason: To ensure that the development hereby permitted does not have an 
unacceptable detrimental impact on human health to accord with Policy S56 
of the Central Lincolnshire Local Plan and the National Planning Policy 
Framework.  
 

7. Prior to the commencement of the development, a Biodiversity and Ecological 
Management Plan shall be submitted to and approved in writing by the Local 
Planning Authority. This shall include the following details: 
 

 Details of the size, species, planting arrangement and position of all 
trees, hedgerows and other vegetation to be planted in accordance 
with the details in the submitted Preliminary Ecology Appraisal and 
Biodiversity Net Gain Assessment and Biodiversity Metric 4.0 
Calculation dated August 2023; and 

 Full details of ongoing management for a 30-year period following the 
implementation of this plan and beyond where indicated within the 
submitted metric. 

 
The development shall be carried out in accordance with the approved 
scheme. 
 
Reason: To ensure that the development hereby permitted accords with the 
submitted Biodiversity Metric 4.0 calculations, Policy S61 of the Central 
Lincolnshire Local Plan and the National Planning Policy Framework. 
 



8. Prior to any construction works, site clearance or removal of any trees on site, 
a pre-construction bat survey (including details of the inspection of all trees) 
shall be submitted to and agreed in writing with Local Planning Authority. The 
survey shall also include details of any necessary mitigation details. The 
development shall thereafter be carried out in accordance with the approved 
details unless otherwise agreed in writing with the Local Planning Authority on 
the advice of a suitably qualified professional.  
 
Reason: To ensure that the proposed development does not have an 
unacceptable impact on protected species to accord with Policy S60 of the 
Central Lincolnshire Local Plan, Section 15 of the National Planning Policy 
Framework and the Wildlife and Countryside Act 1981. 
 
Conditions which apply or are to be observed during the course of the 
development: 
 

9. With the exception of the detailed matters referred to by the conditions of this 
consent, the development hereby approved shall be carried out in accordance 
with the following plans: 
 

 PL-001 dated August 2023 – Location Plan 

 PL-002B dated November 2023 – Site Plan (Vehicle Accesses Only) 
 
The development shall be carried out in strict accordance with the details 
shown on the approved plans and in any other approved documents forming 
part of the application. 
 
Reason: To ensure the development proceeds in accordance with the 
approved plans and to accord with the National Planning Policy Framework 
and Policy S53 of the Central Lincolnshire Local Plan. 
 

10. If, during development, contamination not previously identified is found to be 
present at the site then no further development (unless otherwise agreed in 
writing with the local planning authority) shall be carried out until a 
remediation strategy detailing how this contamination will be dealt with has 
been submitted to, and approved in writing by, the local planning authority. 
The remediation strategy shall be implemented as approved. 
 
Reason: To ensure that the development hereby permitted does not have an 
unacceptable detrimental impact on human health to accord with Policy S56 
of the Central Lincolnshire Local Plan and the National Planning Policy 
Framework.  
 

11. Unless stated otherwise within a condition attached to this permission, the 
development hereby permitted shall be carried out in strict accordance with 
the mitigation and recommendations in Section 5, 6 and 7 of the submitted 
Amended Ecological Impact Assessment received 1st May 2024.  
 
Reason: To ensure that the development hereby permitted does not have an 
unacceptable on biodiversity and protected species to accord with Policies 



S60, S61 and S66 of the Central Lincolnshire Local Plan, the National 
Planning Policy Framework and the Wildlife and Countryside Act 1981. 
 
Conditions which apply or relate to matters which are to be observed 
following completion of the development:  
 

12. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or any Order revoking and re-
enacting that Order with or without modification) no domestic oil tanks or 
domestic gas tanks shall be placed within the curtilage of the dwellings hereby 
approved.  
  
Reason: In the interests of energy efficiency to accord with Policies S6 and S7 
of the Central Lincolnshire Local Plan 2023.  
 
Human Rights Implications: 
 
The above objections, considerations and resulting recommendation have 
had regard to Article 8 and Article 1 of the First Protocol of the European 
Convention for Human Rights Act 1998.  The recommendation will not 
interfere with the applicant’s and/or objector’s right to respect for their private 
and family life, their home, and their correspondence. 
 
Legal Implications: 
 
Although all planning decisions have the ability to be legally challenged it is 
considered there are no specific legal implications arising from this report. 
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