Officers Report
Planning Application No: WL/2024/00016

PROPOSAL: Planning application to erect roadside service area, including a single
storey RSA building, eight island petrol filling station forecourt and canopy, electric
vehicle charging bays, HGV fuelling facilities, canopy and parking, a drive thru coffee
unit and associated development, including car parking, circulation space and new
access, picnic and play area, landscaping, drainage infrastructure including
attenuation ponds and swales, and boundary treatment.

WARD MEMBER(S): Councillors Mrs Jackie Brockway and Mr Paul Lee
APPLICANT NAME: Venari Fuel Ltd c/o Agent

TARGET DECISION DATE: Extension of Time to 24th July 2025

CASE OFFICER: George Backovic

Recommended Decision: Refuse Planning Permission

Site Description and Proposal:

The site is located at the junction of the Riseholme Roundabout with the A46 and the
A15. The A46 runs to the south while the A15 forms the eastern boundary. The
roughly rectangular site comprises arable fields. To the east (on the opposite side of
the A15) is a residential road, St Georges Lane that heads in a north easterly
direction providing access to a number of dwellings including Riseholme Grange and
Grange Farm. South of the A46 is the residential settlement of Ermine which falls
within the administrative boundary of Lincoln City Council. The application site is
located entirely within the Burton to Nettleham Green Wedge (GW) as allocated in
the Development Plan. The site is approximately 2.8 hectares in size.

Planning permission is sought for the erection of a Roadside Service Area (RSA)
including a single storey RSA building, eight island petrol filling station forecourt and
canopy, electric vehicle charging bays, HGV fuelling facilities, canopy and parking, a
drive thru coffee unit and associated development, including car parking, circulation
space and new access, picnic and play area, landscaping, drainage infrastructure
including attenuation ponds and swales, and boundary treatment.

Layout

The main access into the site from the A15 to the east branches south at a central
point of the site. East of this access Is the main petrol filling station with 8 pumps, a



detached coffee shop with a drive thru , and a roadside service area (RSA) building
and car parking. The central access of the site branches west towards a petrol filling
station designed specifically for Heavy Goods Vehicles (HGVs). It then heads north
with HGV parking bays either side totalling 31 bays (originally submitted with 40
bays) before the exit which is specifically designed for HGVs. Car users exit the site
by way of the central access and are kept separate from HGVs.

Main roadside service area building

Main Roadside Service Area Buildina
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This is a roughly rectangular shape with a footprint measuring 33.5m x 17.7m with a
2m high brick wall to the side extending 5m out enclosing the bin and plant
compound. A sloping planted roof is proposed which reaches a maximum height of
6.6m.This is to be located in the south eastern section of the site.

To its north is a designated picnic area with a building beyond designed for use as a
coffee shop with food. It has a rectangular shape measuring approximately 21.7m x
10.1m with a small projection to allow for a drive thru. Four rows of photovoltaic
panels are proposed on the flat roof.
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Documents submitted with the application include:
Noise Assessment

Air Quality Assessment

Minerals Assessment

Geo-Environmental Desk Study

Flood Risk Assessment and Drainage Strategy
Fuel Storage Feasibility Assessment
Ecological Appraisal

Tree Survey

Landscape and Visual Impact Assessment
Lighting Specification and Assessment
Lighting layout

Transport Statement

Topographical Survey

Assessment of Need

Embodied Carbon Statement

Screening/EIA Assessment:



Town and Country Planning (Environmental Impact Assessment) Regulations 2017:

The development has been assessed in the context of Schedule 2 of the Regulations
and after taking account of the criteria in Schedule 3 it has been concluded that the
development is not likely to have significant effects on the environment by virtue of
its nature, size or location. Neither is the site within a sensitive area as defined in
Regulation 2(1). Therefore the development is not ‘EIA development’.

Relevant Planning History

An application for pre development advice on the proposals was submitted in 2020
(Ref: 140974). The response from West Lindsey was that it was:

‘highly unlikely to be supported... It is accepted that there are benefits from
the development of the site although it is considered they would not outweigh
the harm that would arise to the character and appearance of the site and
wider area and would also undermine the Green Wedge. Furthermore no
compelling case has been made for the permanent loss of the best and most
versatile agricultural land.”

131496: Planning application for construction of a 20MW solar farm and associated
works. This covers a larger area of land than the application site which comprises the
south eastern section of the larger area.

Planning permission refused 17.11.2014 :

1. The development proposed would be visually intrusive and would compromise the
undeveloped break between settlements resulting in harm to the character and
landscape setting of the area including to the Area of Great Landscape Value and to
nearby settlements. This would be contrary to the West Lindsey Local Plan (First
Review), particularly policies STRAT12, STRAT13 and NBE10, and provisions of the
National Planning Policy Framework.

Appeal dismissed on 10.09.2015
Extracts below from Paragraph 28 of the decision letter are reproduced below

“development would have a moderate adverse impact on the character and visual
gualities of the site”

"I am not satisfied that it has been shown to be necessary to use this area of BMV
land "

Representations, in summary (full representations are available on the
application webpage)

Riseholme Parish Council and Burton-by-Lincoln Parish Council

Riseholme Parish Council and Burton by Lincoln Parish Council jointly instructed a
planning consultant to prepare a representation to the application strongly objecting
to the proposal. A summary of the main reasons for objection is set out below with
full details available to view on our website.



« Harmful impact on the appearance and function of the Green Wedge

o Harmful impact on the rural landscape and surroundings

e The development should have been pursued at a strategic level via
representations to the Central Lincolnshire Local Plan Review

o Lack of sequential test for retail elements

e Highway Safety Concerns

e Loss of agricultural land

e Increased noise, disturbance and pollution to existing residents and
neighbours

o Within a Minerals Safeguarding Area

Nettleham Parish Council:

Nettleham parish council strongly objects to this application for a lorry park, service
station, drive through development at the A15/A46 roundabout at Riseholme Road.
The A15, which is a major highway Link to the Humber Bridge and the port of
Immingham, has a narrow single carriageway and carries a great deal of heavy
freight. Development on the site of this application will seriously disrupt the flow of
traffic causing considerable delays and potential accidents (with particular risks to
pedestrians and cyclists) on this very busy and dangerous road. This application site
is in the Nettleham to Burton Green Wedge and therefore is in contravention of
policy LP 22 of the Central Lincs Local Plan policy, and S63 of the Revised CLLP
which prohibits development in the Green Wedge unless it can be shown to be
essential to be located in the Green wedge, which clearly this is not. This proposed
site is also only two miles away from a newly approved site on the Lincolnshire
Showground for a similar roadside service station, so the justification of essential
need is not supported. The site will also have significant visual impact on the
approach to Lincoln being set at the top of the Lincoln Ridge on a major highway
intersection. No development on green wedge land the outside of the western A 46
Lincoln bypass on has been allowed since the opening in 1984, and we strongly
object to this potential precedent being set.

RT HON Sir Edward Leigh MP : | share my constituent’s concerns, Mr Foster ,
Chairman of Riseholme Parish Council and fully support his objection.

Residents:

1 Greetwell Lane, Nettleham : | would like to support this project for the following
reasons. The new fuel tank would meet the growing demand due to an increase of
homes being built in Lincoln and the surrounding area. The development is future
proof with many electric car charging stations as well as solar panels. And most
importantly it will grow the local economy and provide jobs however | do have one
concern. Due to the busy nature of the road | suggest banning right turns out of the
petrol station to avoid accidents. This would be ok as there is a roundabout a few
minutes away further down the road allowing for traffic to use it to turn back around.

24 Sherbrooke Street, Lincoln: Please ensure the ponds and wildlife provision
guoted are put in place to ensure sufficient green space remains.




5 Keeble Drive, Washingborough: if this application is to go ahead, | suggest the
following.

1. The access/egress road from the site should be slip road on and off from the A46
south of the Riseholme roundabout on the dual carriageway.

2. The A46 should be dualled from Riseholme to Wragby roundabout as part of the
project, the main route for east to west bound lorries at this moment from my
observations. This will change when the rest of the east link road is completed to
A46 at Pennell's.

3. If access/egress is not to be changed and remains on A15 this should be via traffic
lights.

4. As suggested in other comments a better site would be at the south end of Lincoln
on the A46 just before it meets with both the proposed finished eastern link road
(next phase) and the western bypass to accommodate lorries going both ways.
Again using slip road on and off before the roundabout so that the thorpe turnoff
overbridge and Pennell's roundabout could be used for lorries in both directions?

Objections have been received from:

The Fives , Riseholme Lane; 7 Parker Way Nettleham; 16 Scothern Lane;

8 Riseholme Lane; 28 Riseholme Lane; Applegate House, Main Street Burton
White House St Georges Lane; George House, St Georges Lane; 138 Caistor Road
Laceby; Beechcroft St Georges Lane; High Trees St Georges Lane;

Dentons Cottage 1 Hillside Cottages Main Street Burton; Groveside St Georges
Lane; 27 Torrington Road, Lincoln; 5 Nocton Drive, Lincoln; 10 The Courtyard
Portland street, Lincoln; 18 Pine Close, Lincoln : 13 Pine Close; Holme Rise
Riseholme Lane; 3 Westhall Road Welton; Formans House Grange Farm St
Georges Lane; 2 Esher Road Sudbrooke; The Old Post Office Middle Street Burton;
41 Washdyke Lane Nettleham; 480 Burton Road; 5 Cottingham Drive; 33 Hawthorn
Road; St Nicholas's Church Caenby Road; Dalefield St Georges Lane; Hillcrest.
Hillcrest Plough Hill, Potterhanworth; 13 Green Way Sudbrooke;4 May Crescent,
Lincoln; 10 Lincoln Road, Welton;; 1 Grange Cottage, St Georges Lane, Kennel
Cottage Main Street, Burton; 44 Long Leys Road, Lincoln; 4 Lawson Court
Dunholme; Lakeview, Riseholme Lane; Groveside, St Georges Lane; 12 The
Avenue Ingham; 6 Riseholme Lane; Mexborough House Main Street Burton; 2 New
Farm Cottage St Georges Lane; 39 Riseholme Road, Lincoln; The Old Rectory
Riseholme Lane; Ridgeway, St Georges Lane ; 4 Grange Farm, St Georges Lane; 7
Lacy Close Nettleham; 2 St Johns Road; 10 Stapleford Avenue, Lincoln; 33 All
Saints Lane Nettleham; 3 The Cloisters Greetwell Gate, Lincoln; Lakeview,
Riseholme Lane; 4 Lawson Court Dunholme; 1 Grange Farm Cottages St Georges
Lane ; Groveside, St Georges Lane; 12 The Avenue, Ingham; 6 Riseholme Lane;
Mexborough House, Main Street, Burton; 39 Riseholme Road, Lincoln; The Old
Rectory, Riseholme Lane; 1 Greetwell Lane, Nettleham; Walnut Garth Main Street
Burton; , 154 Nettleham Road, Lincoln; 61 All Saints Lane Nettleham; Ridgeway St
Georges Lane;

4 Grange Farm Cottages St Georges Lane; No 2 Cottage Heath Lane, Welton CIiff,
Lincoln; 69 Nettleham Road, Lincoln; Tvinde Main Street Burton;

6 Riseholme Lane: 4 Brigg Road Grange De Lings; 1 Hillside Cottages Main Street
Burton; 20 Riseholme Lane; 42 Riseholme Lane; 25 Pietermaritz Street;

The objections made are summarised below with full details available to view on our
website:



Danger to highway safety. This particular roundabout /junction is one of
the busiest and most congested on the by-pass. This would be better and
safer if placed at either Thorpe Lane end of the road or A158 Wragby
Road junction, both of which suffer from much less congestion.

Contrary to the Central Lincolnshire Local Plan. The location is in Green
Wedge a designation championed and strengthened by the CLLP. The
proposed Lorry Park would degrade the Lincoln Green Wedge, further
overload the Lincoln Bypass, and thereby damage quality of life at a time
when many new developments have been planned including a swathe of
housing running alongside Ermine East between the bypass from
Riseholme roundabout to Burton Road.

Having read the Recommended Main Modifications to the Central
Lincolnshire Local Plan which is currently in consultation (from 13th Jan
2023) | cannot see that the Green Wedge has been modified or removed.

If a lorry park were appropriate on the A46 ring road bypass, there are far
more suitable areas which are not as close to residential areas, such as
the Teal Park commercial area or close to where the proposed Eastern
Bypass meets the A46 which is again a mainly commercial area.

Detailed concerns in relation to assumption and conclusions within the
Assessment of Need submission and the Landscape and Visual Impact
Assessment

Increased noise, disturbance and pollution to existing residents and
neighbours

Too near to residential housing. There is potential risk to life if there are
any explosions on site.

No development outside ring road. Sets a precedent for future
developments.

As one of many local residents in close proximity to the proposed site, |
have concerns on the environmental impact this development will have on
the local area. My primary concern stems from the sub 100m proximity to
existing residential accommodation, which could be closer to 60m once
the housing project on the Ermine West estate is completed (Lincoln City
Council Planning Reference : 2017/1393/RG3). This proposal does not
seem to have accounted for that proposal, which | understand is already
approved (and has a play park, and SUDS feature across the road
adjacent to this site).

This development is unnecessary and against the objective of awareness
of climate change it will also present a serious traffic problem. The intense
pollution caused by waiting traffic will be beyond regulatory standards this
therefore must be refused on health and safety reasons.



« Protection of the Northern approach to the City of Lincoln is essential. The
first main view of the Cathedral West and Central Towers is impressive
from this location and from any direction benefits from like views which
maintain a public perception of Lincoln as an important historic city. The
proposed development is sited at a critical point where this view unfolds to
the visitor. A petrol station/coffee stop/ Lorry Park and associated
commercial signings together with increased traffic congestion at this point
is inappropriate and will potentially undermine Lincoln’s attractiveness and
its tourist economy.

o Itis always cheaper for any business or company to build on a green
wedge site, than on a brown field site

e The consultation and engagement process was a disingenuous exercise,
merely done by the presenters to complete a “tick box”. It is within this
context that the reports that have been lodged must be viewed.

o Archaeology: The Roman Road A15 is constantly revealing important
archaeology/artefacts. This development would destroy potential future
finds.

« Drainage - The planning proposal contradicts itself. Applicant’s Drainage
report recommends HGV hardstanding to take advantage of natural
gradient fall away for surface water (implicitly stating this will be
significant). But it also observes gradient of site is from SW to NE
orientation. This takes the natural drainage towards the A15.

City of Lincoln Council :

We have reviewed the representations that have been made on this application and
note that Lincolnshire County Council, as Highway Authority, has objected to the
proposals. We also note the objection made on behalf of Burton-by-Lincoln and
Riseholme Parish Councils and the City of Lincoln Council finds little within the
content of that extensive objection to disagree with. The site is outside of the Lincoln
Urban Area and is consequently Countryside as defined by Policy S1. Development
as proposed is contrary to the relevant policies in the Local Plan (as identified in Part
8 of the policy) by reason of this designation. The proposal is located within an area
identified as Green Wedge within the Local Plan, Policy S63, and the land is
identified as such because of the role it plays in protecting the character and setting
of the City, the views on the approach to the City of Lincoln Cathedral and also
because of its wider landscape value. There is no ambivalence in terms of the land
being of a lesser quality than other parts of the Green wedge — this is not “grey
wedge” and you will appreciate that the boundaries of the green wedges were drawn
up on a very site specific basis because of the value of those particular areas. The
setting of Lincoln, also identified in Policy S58, is highly valued and the siting of a
commercial facility such as this, in all likelihood lit for 24 hours a day, would harm the
setting of the City and the long range views of the Cathedral, particularly for vehicles
heading south along the A15.



There are a large number of houses within the City immediately south of the A46
directly opposite the proposed location for the development. Noise and disturbance
to the occupants of these houses occurs now as a result of the traffic using the A46
but the proposal will generate an increase in vehicle movements and will serve as an
attractor for vehicles. The impact on residents of the City will be harmful and would
be contrary to Policy S53.

Overall the City of Lincoln Council considers that the benefits of the proposal are
limited and do not outweigh the conflict with the Local Plan. The development is not
sustainable would harm the setting of Lincoln and harm the amenity of residents of
the City. The City of Lincoln Council accordingly objects to the application.

LCC Highways:

28.02.25 : Recommendation: Approve with conditions.

In February 2023, the Highway and Lead Local Flood Authority recommended that
the Local Planning Authority refuse the application on the grounds of inadequate
provision for safe and suitable access to the site for pedestrians and cyclists, and the
negative impact the development was expected to have upon traffic flows at the
Riseholme roundabout. Since this time, the applicant has submitted further technical
information and evidence to support their application which addresses these
concerns.

The site is located directly north of Riseholme roundabout, with vehicular and
pedestrian access served from the A15. Vehicular access will be via a priority T-
junction and the construction of a ghost island right-turn lane for those travelling
southbound and entering the site, designed in accordance with Design Manual for
Roads and Bridges guidance. A 4.5m x 90m visibility splay can be achieved in both
directions at the proposed access. Swept path analysis has been provided to
demonstrate that an articulated vehicle, the largest vehicle expected to visit the site,
can undertake manoeuvres to enter and exit the site in all directions. Walking,
wheeling and cycling access will be facilitated through the widening of the existing
footway between Riseholme roundabout and the site entrance and the construction
of a refuge on the A15 to enable a staggered crossing of the road. In addition, the
applicant has committed to providing additional ‘pedestrians crossing' signage on
Riseholme roundabout.

Personal Injury Accident data has been interrogated, which demonstrates 34
collisions over a 5 year period (recorded as 25 slight, 9 serious and 0 fatal). 20 of
these collisions are no longer valid as data points following the Riseholme
roundabout improvement scheme. Of the remaining collisions, 11 occurred on the
roundabout arms (8 slight and 3 serious) and 3 occurred on the circulatory (3 slight).
Three of the remaining collisions involved pedestrians (2 slight and 1 serious),
however these were not clustered together and there were no patterns among the
collisions.

A robust Traffic Generation and Junction Modelling note has been submitted, to
support the Transport Statement, which models for a worst-case additional traffic
flow and vehicle queueing of the food retail offer being a McDonalds drive-thru
(however it should be noted that we are advised that McDonalds are not being
considered for this site). This demonstrates that the proposed development will result



in a minor increase in the ratio of flow to capacity, queues and delays on the A15
and Riseholme roundabout. As such, the impact of the development cannot be
considered to have a severe impact on highway capacity.

The development proposes 90 car parking spaces, 40 HGV parking spaces, 2 coach
parking spaces, 2 caravan parking space and 18 motorcycle spaces, which is
considered an acceptable provision for the intended use. 12 cycle parking spaces
will be provided.

Deliveries and refuse collection will be undertaken via a dedicated bay area within
the site, outside of peak hours.

This is a greenfield site within Flood Zone 1 and is at low risk of surface water
flooding. The proposed Drainage Strategy utilises Sustainable Drainage Systems;
namely a green roof, rainwater harvesting tanks, rain gardens, swales and
attenuation basins. Water will be discharged directly to the ground via infiltration.

Prior to commencement on site, we request that the applicant submit a Construction
Management Plan to detail how surface water will be managed during the
construction phase and how construction activities will be managed to minimise the
impact on the highway network. Prior to site occupation, we request that the
applicant submit a business Travel Plan, to be enacted in perpetuity.

To mitigate the impact of the development, we request the following highway
improvements:

* A ghost island right-turn lane on the A15;

* A 2.5m wide refuge island for pedestrians and cyclists on the A15;

» Widening of the existing footway on the A15 to 3m between Riseholme roundabout
and the pedestrian crossing point to the site; and

* 'Pedestrians crossing' signage at Riseholme roundabout.

Planning Conditions: In the event that permission is to be given, the following
planning conditions should be attached:

Highway Condition 00 The development hereby permitted shall be undertaken in
accordance with a Construction Management Plan and Method Statement that shall
first be approved in writing by the Local Planning Authority. The Plan and Statement
shall indicate measures to mitigate the adverse impacts of vehicle activity and the
means to manage the drainage of the site during the construction stage of the
permitted development. It shall include;

* the on-site parking of all vehicles of site operatives and visitors;

« the on-site loading and unloading of all plant and materials;

+ the on-site storage of all plant and materials used in constructing the development;
» wheel washing facilities;

« the routes of construction traffic to and from the site including any off-site routes for
the disposal of excavated material and; « strategy stating how surface water run off
on and from the development will be managed during construction and protection
measures for any sustainable drainage features. This should include drawing(s)
showing how the drainage systems (temporary or permanent) connect to an outfall
(temporary or permanent) during construction.



Reason: In the interests of the safety and free passage of those using the adjacent
public highway and to ensure that the permitted development is adequately drained
without creating or increasing flood risk to land or property adjacent to, or
downstream of, the permitted development during construction.

Highway Condition 21 No part of the development hereby permitted shall be
occupied before the works to improve the public highway (in accordance with
drawings SCP/200411/SK02 Rev M, SCP/200411/SK06 Rev B and
SCP/200411/SK07 Rev C) have been certified complete by the Local Planning
Authority

Reason: To ensure the provision of safe and adequate means of access to the
permitted development.

Highway Condition 27

The permitted development shall not be occupied until those parts of an approved
Travel Plan that are identified therein as being capable of implementation before
occupation shall be implemented in accordance with the timetable contained therein
and shall continue to be implemented for as long as any part of the development is
occupied.

Reason: In order that the permitted development conforms to the requirements of the
National Planning Policy Framework, by ensuring that access to the site is
sustainable and that there is a reduced dependency on the private car for journeys to
and from the development.

Highway Condition 33

The permitted development shall be undertaken in accordance with a surface water
drainage scheme which shall first have been approved in writing by the Local
Planning Authority. The scheme shall:

* be based on sustainable drainage principles and an assessment of the hydrological
and hydrogeological context of the development;

» provide flood exceedance routing for storm event greater than 1 in 100 year;

* provide details of how run-off will be safely conveyed and attenuated during storms
up to and including the 1 in 100 year critical storm event, with an allowance for
climate change, from all hard surfaced areas within the development into the existing
local drainage infrastructure and watercourse system without exceeding the run-off
rate for the undeveloped site;

* provide attenuation details and discharge rates which shall be restricted to
greenfield run off rate;

* provide details of the timetable for and any phasing of implementation for the
drainage scheme; and

» provide details of how the scheme shall be maintained and managed over the
lifetime of the development, including any arrangements for adoption by any public
body or Statutory Undertaker and any other arrangements required to secure the
operation of the drainage system throughout its lifetime.



No part of the development shall be occupied until the approved scheme has been
completed or provided on the site in accordance with the approved phasing. The
approved scheme shall be retained and maintained in full, in accordance with the
approved details.

Reason: To ensure that the permitted development is adequately drained without
creating or increasing flood risk to land or property adjacent to, or downstream of, or
upstream of, the permitted development.

Informatives are also recommended.

The Executive Portfolio Holder for Highways and Transport wishes to make the
following comments:

The proposed development is within a designated green wedge, contrary to Policy
S63 of the Central Lincolnshire Local Plan. Concern remains for pedestrian and
cyclist safety as a result of the development proposals. We request the delivery of a
pedestrian footbridge across the Riseholme roundabout to provide safe access for
the benefit of the community.

15.02.23 Recommendation of refusal.

This proposal will generate increased pedestrian and cyclist movements across the
A46 and A15, which are heavily trafficked and high speed strategic roads. No
adequate provision is proposed to accommodate safe and suitable access to the site
for pedestrians and cyclists. In addition, Riseholme roundabout was recently subject
to improvements for the expeditious movement of traffic. The proposed junction will
have a negative impact upon traffic flows.

LCC Archaeology :

16.06.2025 :The report is up to standard. | mentioned to the applicant and the
archaeological contractor previously the contents of the attached email. Although the
trenching has demonstrated the lack of significant archaeological remains in most of
the red line boundary. There is an area to the north which hasn’t been trenched and
where known remains of a Romano-British enclosure may extend to. The area of this
enclosure is just outside of the red line boundary, to the north. We will need to have
input on a Construction Management Plan (CMP) which should be conditioned, to
ensure that there are no ancillary construction activities or heavy vehicle/plant
tracking happening in this area, or if it does that it is appropriately mitigated (matting,
fencing off of areas...). The areas immediately adjacent to the A15 and the Lincoln
bypass also have potential for human remains which may lay outside of the
trenches, so it would be beneficial to require archaeological monitoring and recording
of construction works in these areas to ensure that if any such remains are disturbed
that they are dealt with appropriately.

If permission is granted, this could all be achieved with appropriate condition
wording. Including our standard archaeological scheme of works condition wording,
as well as a condition for a CMP which we should be consulted on to ensure that
construction works don't unwittingly damage known archaeological remains
immediately outside of the proposed application site.



20:02:2025 : After my comments on the re-consultation, | had been in contact with
the applicant and their archaeological contractor. We agreed the attached WSI,
works were undertaken last week, and | will be waiting for the report before providing
informed recommendations. There did not appear to be much on site, however.

It is important to note that immediately to the north of the red line boundary there is a
known Romano-British enclosure which was recorded in a 2014 archaeological
evaluation. Therefore, we will also have to consider any potential associated works
or operations outside the red line boundary in our recommendation, as these could
potentially impact the known archaeological remains bordering the north of the site.

05.01.2023:The proposed development is located directly adjacent to the Ermine
Street Roman Road, close to the major Roman city of Lindum Colonia (modern day
Lincoln). Ermine Street was one of the principal highways within the province of
Britannia and Roman activity is often found adjacent to it, particularly on the
approach to known settlements.

When the A46 Lincoln bypass was constructed part of a Roman inhumation
cemetery was discovered to the west of Ermine Street in this area during excavation
for a new drainage ditch. However, records are not sufficiently detailed to be certain
whether this was within the application site but there is a high potential for further
human remains to be found here. Previous archaeological investigations have also
revealed Roman pottery as surface finds within this field and a possible earlier (i.e.
pre-Roman) prehistoric enclosure has also been identified during a previous
geophysical survey within the northern part of the application area.

There is thus a high potential for the proposed development to have an impact on
the below ground remains of archaeological interest as construction will involve
significant groundworks to construct petrol tanks, new buildings, SUDs, services, and
landscaping works. In accordance with the NPPF (paragraph 194) and Central
Lincolnshire Local Plan (Policy LP25) it would usually be expected that a programme
of field evaluation should be carried out on such a site prior to determination in order
to provide the local planning authority with sufficient information to make a reasoned
decision regarding the potential impacts of the proposal on the historic environment.
However, it is understood that there are a number of site access issues that may
mean that it is not possible to carry out any field evaluation prior to determination of
the proposed application.

Recommendation: if the site access issues cannot be resolved it is recommended
that the developer be required by appropriate conditions to carry out a programme of
archaeological trial trenching in accordance with a written scheme of archaeological
investigation approved by the local planning authority prior to any development
commencing. The results of this trial trenching should be submitted to the local
planning authority prior to any development or other groundworks in order that a
mitigation strategy can be agreed, if necessary, to record or protect any
archaeological remains that would be impacted by the proposed development.

Environment Agency:



17.04.2025 : Foul drainage We have reviewed the revised flood risk assessment
(FRA) and drainage strategy undertaken by SCP [ref: JGB/220608/FRA, Version 1,
dated 03 April 2024] and consider that it satisfactorily addresses our earlier concerns
as the FRA confirms that foul water will be discharged to the public foul sewer.
Subject to the groundwater and contaminated land condition below, we therefore
withdraw our previous objection, dated 25 January 2023.

However, the evidence available to us demonstrates that the Canwick Water
Recycling Centre (WRC) is at or near its permitted limits and that additional flows
could lead to it exceeding these, which could cause pollution of the receiving
watercourse. Anglian Water Services (AWS) is legally obliged to operate within
permit limits and the Environment Agency will take all necessary action to ensure
that the receiving watercourse is protected.

AWS has not yet demonstrated how it would manage the additional flow from this
development if there is no capacity at the WRC to treat it. We encourage the council
to liaise with AWS and ensure that acceptable plans are in place for how foul water,
which cannot be treated at the WRC without causing pollution, would be managed in
advance of planning permission being determined.

25.01.23: We object to the proposed development as submitted because it involves
the use of a non-mains foul drainage system in circumstances where it may be
reasonable for the development to be connected to a public sewer, but inadequate
justification has been provided for the use of a non-mains system. We recommend
that the application should be refused on this basis.

Reason. Private sewage treatment facilities should only be used where it is not
reasonable for a development to be connected to a public sewer, because of the
greater risk of failures leading to pollution of the water environment posed by private
sewerage systems compared to public sewerage systems. This objection is
supported by planning practice guidance on non-mains drainage which advises that
the first presumption must be to provide a system of foul drainage discharging into a
public sewer (ref ID 34-020- 20140306). According to our maps the nearest Anglian
Water Foul sewer and Surface water sewer network is less than 200 meters distance
South from the perimeter of the proposed development on Woodbourne Close.

Tree and Landscape Officer 03.04.2024:

The scheme is good, as it incorporates many natives along with ornamentals for
screening and amenity, and for better integration with the sites’ countryside
surroundings. There is a good range of species for varied expected sizes and
longevity. The schedule and specification details provided on sheet 3 of 3 and also
on the ‘Single Sheet’ are suitable, though there is no mention of the management of
the meadow seeded areas. Meadow/wild flower seeded areas require quite specific
management regarding mowing timing (depending on seed mix used and time of
year of flowering), mowing frequency and heights. If these are not appropriate for the
meadow mix and good management of meadow areas, then the wild flowers will
disappear within just a few years.

Conclusion



The species and positions are appropriate. Please note: the intended sizes of many
of the trees are quite large at 16-18cm girth (4-4.5m high), and whilst these will
provide instant impact for screening and feature, their size means they are far more
prone to transplanting stress and will require good aftercare to minimise deaths.
Although the specification on sheet 3 of 3 lists watering “as necessary” this is quite
vague, and one persons “as necessary” might be different to another person’s “as
necessary”. Watering should be carried out regularly until trees/shrubs are
established, which is usually between 3 to 5 years after for planting (large trees
usually take the longest to become established). Watering is especially important
during periods of prolonged dry weather and hot weather. Additionally, checks
should be made to ensure their bases/root balls remain firm in the ground and
checking of tree ties and stakes be done so they remain firm without cutting into the
trees or damaging bark by rubbing. All stakes and ties should be removed once
established. The plans/sheets should be amended to include this additional
information. Further information required regarding the maintenance regime for the
meadow areas, because if the area is not appropriately managed for the type of
meadow seeding used then the flowers will disappear within 3 or 4 years.

WLDC Public Protection:
| have reviewed the information supplied by the applicant, and | have the following
comments to make —

Contaminated Land A Phase | Geo-Environmental Desk Study by EPS referenced
UK22.6102 dated 12th October 2022, | am satisfied with the report providing the
recommendations in Paragraph 5 (a) and (b) and are followed.

Air Quality The report submitted by Delta-Simons referenced Project No: 20-1578.01
dated October 2022, | would recommend that paragraph 6.0 Mitigation and Residual
Effects construction phase are incorporated in a construction and method statement
as detailed below: -

No development must take place until a construction method statement has been
submitted and agreed in writing by the local planning authority. The approved
statement(s) must be adhered to throughout the construction period. The statement
must provide for:

a) The parking of vehicles of site operatives and visitors

b) Loading and unloading of plant and materials;

c) Storage of plant and materials used in constructing the development

d) Wheel cleaning facilities;

e) Measures to control the emission of dust and dirt;

f) Details of noise reduction measures;

g) A scheme for recycling/disposing of waste;

h) The hours during which machinery may be operated, vehicles may enter and
leave, and works may be carried out on the site;

Reason: To restrict disruption to the living conditions of the neighbouring dwelling
and surrounding area from noise, dust and vibration and to accord with the National
Planning Policy Framework and local policy LP26 of the Central Lincolnshire Local
Plan 2012-2036



Noise A noise assessment has been carried out by SLR referenced
403.064499.00001 Version No: 02 dated October 2022. | note from the above report
noise from idling refrigerated HGVs, has not been included in the assessment since
HGVS will be provided with electrical plug-in points. The assessment concludes
noise from this proposed development is unlikely to cause any change in behaviour
or affect the acoustic character of the area.

| have no comments to make.

Planning Statement | note from the above planning statement by Rapleys referenced
KRM/20-00601, dated 7 December 2022 that paragraph 7.52 refers to rainwater
harvesting. Whilst the report refers to the use in terms of flood risk and drainage.
However, any uses of this proposed system including flushing toilets the applicant
should consider, if this meets the definition of a private water supply under the
Private Water Supplies (England) (as amended) Regulations 2016. As such, it may
be required to be risk assessed and sampled prior to use.

LCC Minerals and Waste:

22.02.23: The proposed site is located within a Minerals Safeguarding Area for
Limestone. Applications for non-minerals development (subject to specified
exemptions) within a minerals safeguarding area are required to be accompanied by
a Minerals Assessment in accordance with Policy M11 (Safeguarding of Mineral
Resources) of the Lincolnshire Minerals and Waste Local Plan (Core Strategy and
Development Management Policies) adopted June 2016.

Lincolnshire Fire and Rescue:

27.01.23: The Fire Authority object to the application on the grounds of inadequate
water supply for firefighting purposes.

It is the opinion of the Fire Authority that in order to remove the objection the
following measures are required.

Lincolnshire Fire and Rescue requires the installation of one fire hydrant conforming
to BS750-2012 within 90m of the premises entrance in respect of this planning
application to be provided at the developer’s expense. Fire hydrant acceptance
testing will be carried out by a Hydrant Inspector on completion and a standard
hydrant marker “H” plate will be fitted nearby. Following adoption, the Fire Service
will be responsible for the ongoing maintenance and repairs for the lifetime of the fire
hydrant.

Lincolnshire Wildlife Trust:

03.04.24

Lincolnshire Wildlife Trust wishes to maintain its HOLDING OBJECTION in regard to
the above planning application following our previous comments submitted in
January 2023

The applicant has since submitted a Biodiversity Net Gain assessment, however,
there remains some discrepancy around the inclusion of the woodland. The maps
provided differ in their inclusion of this habitat which is included in the BNG



assessment under ‘offsite habitats’ yet falls within the red line boundary of several
maps of the site. Its inclusion within the red line boundary warrants this habitat be
incorporated into ‘onsite habitats’. This parcel of woodland has been assessed as
‘lowland mixed deciduous woodland’ and as such is a priority habitat of high
distinctiveness. We strongly encourage the applicant to include this in their onsite
BNG assessment and include this area in the forthcoming habitat management and
monitoring plan to ensure the site achieves the stated biodiversity units. This will
ensure that the priority habitat does not become degraded through the increase in
footfall as a result of the development.

Subject to permission being granted Lincolnshire Wildlife Trust request a condition
be placed upon this application for a habitat management and monitoring plan
(HMMP) for the full 30- year period required by the Environment Act, Policy S61 and
in accordance with the Biodiversity Net Gain legislation to ensure the stated
biodiversity values and habitat conditions are achieved as stated in the
documentation provided.

Given the proposed development is sited within the Burton to Nettleham Green
Wedge we want to see the applicant make significant efforts to the quality of the
habitats created and see they are appropriately managed into the future.

30.01.2023

Lincolnshire Wildlife Trust wishes to place a HOLDING OBJECTION in regard to the
above planning application until further ecological information has been submitted
and we are satisfied that there will be no significant negative impacts on protected or
priority habitats, species or local wildlife sites as a result of the proposed
development.

Principal Ecology and Wildlife Officer ;
24.07.25
This is now acceptable.

As this is pre statutory this can be dealt with via condition if a s106 is not being
provided for other matters. The following conditions will need to be applied.

1. No development hereby permitted must take place until a written Habitat
Management and Maintenance Plan [HMMP] in accordance with the [Statutory
Biodiversity Metric] dated [08/07/2025] and prepared by [Christopher Barker] is be
submitted to and approved in writing by the Local Planning Authority. The HMMP
shall relate to all ‘significant’ biodiversity gains on site and must be strictly adhered to
and implemented in full for a minimum of 30 years following the completion of the
development. The HMMP document must be produced in accordance with sections
listed below:

a. a non-technical summary;



b. the roles and responsibilities of the people or
organisation(s) delivering/monitoring the [HMMP];

c. the details of funding, resources and mechanisms for
long term delivery of the [HMMP].

d. the planned habitat creation and enhancement works for
the initial completion period to create or improve habitat.

e. the management measures to maintain habitat for a
period of 30 years from the end of initial habitat creation.

f. the monitoring/reporting methodology and frequency in
respect of the retained, created and/or enhanced habitat
to be submitted to the local planning authority on years
[1, 5, 10, 15, 20, 25, 30] All reports must be submitted no
later than September 15t on each reporting year (reports
may be produced by those meeting the definition of a
competent person as defined by the statutory Small Site
Metric user guide)

g. the mechanisms of adaptive management and remedial
measures to account for changes in the work schedule to
achieve required targets.

Reason: To ensure the development delivers a biodiversity net gain on site in
accordance with Policy S61 of the Central Lincolnshire Local Plan 2023-2043.

1.

No development shall take place until a written Ecological Mitigation &
Enhancement Plan (EMEP) in accordance with [Ecological Appraisal] dated
[16 August 2024] by [CBE Consulting] is submitted to and approved in writing
by the local planning authority. The EMEP shall include: -

A plan showing habitat protection zones
Details of any precautionary method statements for protected species
Details of a sensitive lighting strategy

Details of educational signage across the site and leaflets to be provided to all
occupants as to the enhancements for wildlife within the wider development.

Details, specification, locations of amphibian friendly curb and drain
treatments.

Details, specification and location of the following species enhancements
incorporated into structures across the site:

Integrated (swift )bird boxes Total across site to be equal to number of
structures

1x Owl and 1x kestrel tree/post mounted boxes

1x Woodpecker and 1 x tree creeper post/tree mounted boxes



e Integrated bat boxes Total across site to be equal to number of structures
e 2 beelinsect bricks/ free standing insect hotels per structure

The EMEP shall be implemented in strict accordance with the approved plan. All
features shall be installed during construction and retained as such thereafter.

Reason: In the interest of nature conservation and to accord with the National
Planning Policy Framework and local policy S60 of the Central Lincolnshire Local
Plan 2023.

07.07.2025 There are 2 errors in this metric that needs addressing . One the
applicant has used the temporary pool classification for the attenuation ponds; this is
inappropriate that designation is designed for unique pools find in the south west of
England (there share Mediterranean qualities). If they are likely to be wet for the
majority of the year they can be included as ponds. Pre and post development areas
do not match.

Generally | am not concerned over the proposal and can’t see a reason why a
HMMP couldn't be conditioned if the applicant is unwilling to provide a draft upfront
(if this were statutory, we would be securing by a s106 and requiring a monitoring fee
but as this was submitted before statutory BNG we could simply condition)

Cycling UK (Lincolnshire): | wish to object to the application 146036 on behalf of
our members. Due to the fact it will increase traffic and danger due to its proximity to
the roundabout on the A15/A46 Lincoln Western Bypass. Which cyclists have to
cross from the A15 cycle track. This already a dangerous roundabout for Non-
Motorised users, due to bad design and lack of Non-Motorised users light crossing. |
also believe it would have a knock on effect on the nearby residential areas near the
school, with increased congestion and speeding traffic. Please keep a copy of this
objection in case of any future legal action or litigation.

Relevant Planning Policies and Legislation:

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 (adopted in April 2023), the Lincolnshire Minerals and Waste
Local Plan (adopted June 2016)

Development Plan

e Central Lincolnshire Local Plan 2023 — 2040

Relevant policies of the CLLP include:

S1 The Spatial Strategy and Settlement Hierarchy

S6 Design Principles for Efficient Buildings

S8 Reducing Energy Consumption — Non Residential Development
S20 Resilient and Adaptable Design

S21 Flood Risk and Water Resources

S35 Network and Hierarchy of Centres

S47 Accessibility and Transport



S49 Parking Provision

S53 Design and Amenity

S57 The Historic Environment

S58 Protecting Lincoln , Gainsborough and Sleafords Setting and Character
S60 Protecting Biodiversity and Geodiversity

S61 Biodiversity Opportunity and Delivering Measurable Net Gains

S63 Green Wedges

S66 Trees, Woodland and Hedgerows

S67 Best and Most Versatile Agricultural Land

https://www.n-kesteven.gov.uk/central-lincolnshire/adopted-local-plan-2023

Lincolnshire Minerals and Waste Local Plan (LMWLP)

_https://WWW.Iincolnshire.qov.uk/planninq/minerals—waste

The site is in a Minerals Safeguarding Area and policy M11 of the Core Strategy
applies.

National policy & guidance (Material Consideration)

« National Planning Policy Framework (NPPF)

The NPPF sets out the Government’s planning policies for England and how these
should be applied. It is a material consideration in planning decisions.

The most recent iteration of the NPPF was published in December 2024. Paragraph
49 states

Local planning authorities may give weigh to relevant policies in emerging plans
according to:

a) The stage of preparation of the emerging plan (the more advanced its
preparation the greater the weight may be given)

b) The extent to which there are unresolved objections to relevant policies
(the less significant the unresolved objections, the greater the weight
may be given and

c) the degree of consistency of the relevant policies in the emerging plan
to this Framework (the closer the policies in the emerging plan to the
policies in the Framework, the greater the weight that may be given

https://www.gov.uk/government/publications/national-planningpolicy-framework--2

« National Planning Practice Guidance

https://www.gov.uk/government/collections/planning-practice-quidance

« National Design Guide (2019)


https://www.n-kesteven.gov.uk/central-lincolnshire/adopted-local-plan-2023
https://www.n-kesteven.gov.uk/central-lincolnshire/adopted-local-plan-2023
https://www.lincolnshire.gov.uk/planning/minerals-waste
https://www.gov.uk/government/publications/national-planningpolicy-framework--2
https://www.gov.uk/government/collections/planning-practice-guidance

https://www.qgov.uk/government/publications/national-design-guide

o National Model Design Code (2021)

https://www.gov.uk/government/publications/national-model-design-code

Emerging policy

The Minerals and Waste Local Plan is in the process of being updated and
consultations were sent out with a deadline for submissions of September 2024.

LCC are currently in the process of updating the draft plan and following this a
further round of consultation is to take place. There is no document to be able to
comment on.

Other:

Government Written Ministerial Statement (WMS) (Future of Freight Plan, ‘Planning
reforms for lorry parking’ Written Ministerial Statement (8 November 2021). The
WMS commits to updating Highways Circular 02/2013 to ensure future decision
making supports the needs of the sector. This Circular was updated on 23/12/2022
(DFT Circular 01/2022 Strategic Road network and the delivery of sustainable
development).

Main Considerations:

« Principle of development including impacts on Green Wedge

« Visual impacts on character and appearance of site including the
setting of the city of Lincoln

« Impacts on the living conditions of existing residents to the east and

south

Highway Safety:

Drainage :

Ecology, biodiversity, and Net Gain:

Climate change / Energy Efficiency

Minerals:

Sequential Test (Retail)

Assessment:

Principle

As the site falls within the countryside policy S5 (Development in the Countryside)
Part E is relevant which applies to non - residential development. It is supportive
provided set criteria are met:

a) The rural location of the enterprise is justifiable to maintain or enhance the
rural economy or the location is justified by means of proximity to existing
established businesses or natural features;


https://www.gov.uk/government/publications/national-design-guide
https://www.gov.uk/government/publications/national-model-design-code
https://www.n-kesteven.gov.uk/central-lincolnshire/adopted-local-plan-2023
https://www.n-kesteven.gov.uk/central-lincolnshire/adopted-local-plan-2023
https://www.n-kesteven.gov.uk/central-lincolnshire/adopted-local-plan-2023
https://www.n-kesteven.gov.uk/central-lincolnshire/adopted-local-plan-2023

The development is not considered to enhance the rural economy and there is no
established business or natural feature. This criteria is not met.

b) The location of the enterprise is suitable in terms of accessibility;

As discussed later in this report vehicular access to and from the site subject to
recommended conditions would be acceptable in highway safety terms as would
access for pedestrians and cyclists. This criteria can be considered as having been
met.

c) The location of the enterprise would not result in conflict with neighbouring uses;

Whilst it is noted that the existing A46 road generates noise and traffic during its
normal operation , nevertheless a 24 hour road service area with cars and Heavy
Goods Vehicles arriving and leaving would be likely to impact on existing dwellings
to the east and dwellings to the immediate south of the A46. In addition there is the
potential for additional traffic to be generated not currently present on the A46 due to
the facilities being provided on the site itself. lllumination would also be required. On
this basis it would be reasonable to conclude that there could be conflict with existing
and approved dwellings meaning that this criteria would not be met.

d) The development is of a size and scale commensurate with the proposed
use and with the rural character of the location.

The site is currently undeveloped, and the proposal would result in a large scale
development including 2 buildings 2 petrol forecourts , large areas of hardstanding
and HGV parking and illumination and signage that could not fail to have an adverse
impact on its current rural character. This criteria is not met. It would also additionally
conflict with S53 described below.

To conclude on this issue only 1 of the 4 required criteria would be met by the
proposal and it would therefore be contrary to policy S5.

Green wedge impacts and designation :
Policy S63 is applicable to Green Wedges. As identified on the policies map, they
fulfil one or more of the following functions and policy aims:

« Prevention of the physical merging of settlements, preserving their
separate identity, local character and historic character;

« Creation of a multi-functional ‘green lung’ to offer communities a direct
and continuous link to the open countryside beyond the urban area;

e Provision of an accessible recreational resource, with both formal and
informal opportunities, close to where people live, where public access
is maximised without compromising the integrity of the Green Wedge



« Conservation and enhancement of local wildlife and protection of links
between wildlife sites to support wildlife corridors.

The ‘Central Lincolnshire Green Wedge and Settlement Breaks Review April 2016’
(the Review) forms part of the CLLP evidence base for Policy S63. This included an
option to review retention of identified areas as Green Wedges with the application
site identified as one such area " |4 ". Paragraph 5.17 of the Review states: “Due to
the relatively flat and open nature of the majority of this GW, the built up area of
Lincoln, particularly Lincoln Cathedral, can be seen from within all the GW zones.
The Cathedral provides a strong visual connection to the City and provides a key
landmark when travelling through the GW. This contributes to a perception that
Lincoln is moderately close” The application site 14 is specified with the
recommendation that "careful consideration " should be given to retention as it is
"part of Lincoln's rural hinterland, it contributes to the character and setting of
Lincoln". Careful consideration was subsequently applied in the decision to retain it
as Green Wedge.

As part of the evidence supporting the update of the now extant CLLP adopted 2017,
a Green Wedges Evidence Report was published in March 2022 to provide
background information and justification for policy S63. This considered the evidence
report from 2016 and concluded at section "3.5 The review undertaken to inform the
adopted Local Plan is considered to be thorough and robust and to continue to
continue to be applicable today. It is therefore felt that a revised Green Wedge
review is not required at this time." This is set out simply to restate the importance of
site and its contribution to the aims of policy S63 has been considered detail prior to
adoption of the Central Lincolnshire Local Plan contrary to arguments put forward in
support of the application.

Policy S63 states that Within the Green Wedges planning permission will not be
granted for any form of development, including change of use, unless:

a) it can be demonstrated that the development is not contrary or detrimental
to the above functions and aims; or

b) it is essential for the proposed development to be located within the Green
Wedge, and the benefits of which override the potential impact on the Green
Wedge. (Officer underlining).

The policy therefore sets out a clear presumption against development unless it is
able to demonstrate that the development meets with criteria (a) or (b).

Assessing criteria (a), The first function and aim is “ Prevention of the physical
merging of settlements, preserving their separate identity, local character and
historic character; “

This is not a development that readily meets the functions of the green wedge. It
represents a readily perceptible physical intrusion within the green wedge in a
prominent location that reduces its “gap” with Lincoln and also harms its historic



character and setting. The local and historic character of Riseholme would not be
preserved by an expansion to the west of the A15. There would be a reduction in the
perception of open space particularly to vehicles travelling along the A15. It would on
balance lead to an erosion that runs counter to the principles and aims of the Green
Wedge.

The second function and aim is :"Creation of a multi-functional ‘green lung’ to offer
communities a direct and continuous link to the open countryside beyond the urban
area”

There are no public rights of way that currently allow access to the application site. It
is noted that the roadside services buildings and associated infrastructure once built
would allow public access however it would not be to a “green lung” but to petrol
filling stations , drive thru coffee shops , and large areas of hardstanding . On
balance it is considered some limited harm will arise to this function and aim.

The third function and aim is “Provision of an accessible recreational resource, with
both formal and informal opportunities, close to where people live, where public
access is maximised without compromising the integrity of the Green Wedge;

There is no public access to the site currently and in order for this to be provided it
requires roadside services buildings and associated infrastructure including 2 petrol
filling stations that would allow access to a relatively small outdoor picnic area and
play area and internal pedestrian paths. Some limited harm is therefore considered
to arise.

The final function and aim is the “Conservation and enhancement of local wildlife and
protection of links between wildlife sites to support wildlife corridors”.

It is accepted that with the imposition of conditions relating to the submitted
ecological appraisal , discussed below, that harm would be minimised although this
does not automatically translate to protection or enhancement.

Overall, therefore, the development would be contrary to and undermine the
functions and aims of the Green Wedge and would erode its continued effectiveness.

b) it is essential for the proposed development to be located within the Green
Wedge, and the benefits of which override the potential impact on the Green
Wedge. (Officer underlining).

Under criteria (b) it is essential to consider whether or not the development is
“‘essential’...

Essential Need

There are no specific policies that address the provision of roadside service areas
and Lorry parks. Section 9 of the National Planning Policy Framework is titled
promoting sustainable transport and paragraph 11(e) is relevant. Policies should "
provide for any large scale transport facilities that need to be located in the area and
the infrastructure and wider development required to support their operation,
expansion and contribution to the wider economy" (Officer underlining)




Essential Need

There are no specific policies that address the provision of roadside service areas
and Lorry parks. Section 9 of the National Planning Policy Framework is titled
promoting sustainable transport and paragraph 11(e) is relevant. Policies should "
provide for any large scale transport facilities that need to be located in the area and
the infrastructure and wider development required to support their operation,
expansion and contribution to the wider economy" (Officer underlining)

The accompanying footnote (46) states “Policies for large scale facilities should,
where necessary, be developed through collaboration between strategic policy-
making authorities and other relevant bodies Examples of such facilities include
ports, airports, interchanges for rail freight, public transport projects and roadside
services. The primary function of roadside services should be to support the safety
and welfare of the road user ”.

There is no definition of large scale facilities set out. although as the site area is
greater than 1 hectare it would qualify as a "Major Development" as defined in Article
2 of the Development Management Procedure Order.

The planning application is supported by a ‘Statement Relating to an Assessment of
Need'. This looks at the sites location and accessibility , traffic flows and existing
roadside service provision amongst other matters including an examination of
alternative locations which are limited to roundabout locations. Reference is made in
the alternative locations to land "located in the green wedge in an area that was
deemed to meet the criteria for green wedge designation within the Central
Lincolnshire Green Wedge and Settlement Breaks Review April 2016" as a way of
discounting various locations. This is notwithstanding the application sites location
within an identified green wedge.

This statement also omits the location of newly built roadside services approximately
3.5km north of the site located at the junction of the A15 with the A1500 and to the
east of Riseholme College. Planning permission was originally granted in December
2022 (Ref: 145260) for a Hybrid planning application comprising: (1) full planning
application or a petrol filling station (Sui Generis) with rapid electric vehicle charging
facility and retail kiosk (Use Class E), alongside a drive- thru coffee shop (Use Class
E / Sui Generis) with associated access, parking, servicing and landscaping areas;
and (2) outline planning application for an additional drive-thru facility (Use Class E /
Sui Generis) with associated parking, servicing and landscaping areas (with all
matters reserved for future consideration). This omission weakens the efficacy of the
document as this can serve “need” Identified within the document.

Whilst it is accepted that there is a desire for such facilities to be provided nationally,
and the document is noted however it is considered that whilst need has been
demonstrated nevertheless it does not constitute “essential’” need required by policy .

It would therefore be contrary to policy S63 (b).



In conclusion there is no policy support for the principle of development in a
countryside location and falling within a protected and sensitive landscape important
to the rural hinterland and setting of Lincoln.

Detailed impacts of the proposal are discussed below.

Visual Impacts on the character and appearance of the site including the
setting of Lincoln

Policy S53 requires development that contributes positively to local character,
landscape and townscape.

The site falls within the Limestone Dip Slope as set out in the West Lindsey
Landscape Character Assessment. This is noted as a large scale arable landscape
with a key characteristic identified as “Important views to Lincoln Cathedral
particularly from Ermine Street “. The description goes on to identify Ermine Street
(A15) as the most prominent route and “runs due north-south across the area” with
“Lincoln Cathedral centred on the line of Ermine Street”.

The site is currently arable land and consequently any development however limited
would lead to a change in its character and appearance.

A new access will be created to the site which includes a new roadside service area
building with a footprint of almost 600 sq. metres (33.5m x 17.7m ) with
approximately 43 associated parking spaces with its own “drive thru” lane, and a
coffee shop serving food and drink with a footprint of 217 sq. metres with 29
associated parking spaces and “drive thru” , and an 8 pump petrol filling station with
canopy and an HGV petrol filling station and 31 HGV parking spaces and
hardstanding for internal vehicular circulation. Coach parking is also provided. This
will irrevocably change the character and appearance of the site. This adverse
change would be further exacerbated by the signage and illumination required to
service the development. This cannot be considered a positive response to local
character, landscape or townscape. It would be contrary to policy S53.

Policy S58 seeks to protect the character and setting of Lincoln. The objections
made by the City of Lincoln touch on one of the defined key characteristics
identified:

“ The setting of Lincoln, also identified in Policy S58, is highly valued and the siting of
a commercial facility such as this, in all likelihood lit for 24 hours a day, would harm
the setting of the City and the long range views of the Cathedral, particularly for
vehicles heading south along the A15.”

The case officer has considered these comments and agrees that it would be
contrary to policy S58.



Impacts on living conditions of existing dwellings to the east and on approved
and built dwellings and those currently being constructed to the south of the
A46

The transport statement includes traffic projections for the am peak period which is
0900-1000 and the pm peak period of 1700-1800. These are split into two, with the
first traffic generated by the roadside services and the second looking particularly at
Heavy Goods Vehicle (HGVs) movements based in part on the proposed provision of
31 HGV parking spaces . 122 arrivals and 125 departures are expected between
9am and 10am with 135 arrivals and 134 departures between 5pm and 6pm. 6 HGV
arrivals and 6 HGV departures are expected between 9am and 10 am with 7 arrivals
and 6 departures between 5pm and 6pm.

Whilst the existing trunk roads generate impacts from usage, nevertheless this will
be a new facility in its own right in a specific location with a 24 hour operation and
illumination in proximity to existing housing. Whilst it is accepted that the majority of
customers will come from existing traffic flows , nevertheless there will be a
proportion that will be additional to existing traffic that will lead to an increase in
associated noise and activities. HGVs will also be able to stay overnight .

It would therefore be reasonable to conclude that it would not be compatible with
neighbouring land uses and could result in conflict with existing uses. There would
therefore be an adverse impact on neighbours contrary to policy S53.

Highway Safety

Policies S47 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.

The large number of objections to the proposal on the grounds of highway safety to
all users including pedestrian and cyclists is noted. This was reflected in the original
recommendation from the Highways Authority to refuse permission on the grounds of
inadequate provision for safe and suitable access to the site for pedestrians and
cyclists, and the negative impact the development was expected to have upon traffic
flows at the Riseholme roundabout.

As the highway authority have confirmed technical reports and additional information
have been submitted that now address the concerns raised. Subject to the
completion of a section 106 planning obligation which delivers a pedestrian refuge
on the A15, widening the existing footway to 3 metres and the provision of
"pedestrian crossing” signage it is considered that highway safety concerns have
been satisfactorily resolved and do not represent a reason to withhold permission.

The location and numbers of parking proposed is:

31 HGV spaces along the northern section of the site

6 car parking spaces for staff north of HGV Petrol Filling Station (PFS)
2 Coach parking bays

2 Bays for caravans



26 car park spaces to west of the car PFS and 7 Electric Vehicle charging bays to
the east

5 Electric Vehicle charging bays to the south of these spaces

14 spaces to front of main roadside services building

Parking Area to the Front of the Drive Thru Coffee is 7 spaces with ranks north
providing 21 car parking spaces and 8 Electric Vehicle charging bays

Policy S49 in relation to parking provision for non-residential development states “
All other types of development should incorporate a level of car parking that is
suitable for the proposed development taking into account its location, its size and its
proposed use, including the expected number of employees, customers or visitors.”

No objections have been raised to this parking provision by the Highways Authority.

The proposed parking provision is therefore considered satisfactory. It would accord
with policies S47 and S49

Flood Risk and Drainage

A Flood Risk Assessment and Drainage Strategy has been submitted.

The site falls within flood zone 1 which is land with a probability of 1:1000

of river or sea flooding (low - all land outside flood zones 2 and 3).

The proposed Drainage Strategy utilises Sustainable Drainage Systems; namely a
green roof, rainwater harvesting tanks, rain gardens, swales and attenuation basins.
Water will be discharged directly to the ground via infiltration

with testing proposed in future. The strategy also discounts discharge into a water
course (ditch) as it is 500 metres to the east of the site at the far end of St. Georges
Lane. Nevertheless the strategy also labels it as a "back up option".

The Environment Agency initially objected to the application due to the use of non
mains drainage disposal for foul which was subsequently amended to mains
disposal.

The imposition of a condition requiring drainage details to be submitted to and
approved in writing by the local planning authority would be a satisfactory way of
dealing with this issue. It would therefore be in accordance with policy S21.

Ecology, Biodiversity and Biodiversity Net Gain.

Policy S60 protects biodiversity and geodiversity. In England, BNG is mandatory
under Schedule 7A of the Town and Country Planning Act 1990 (as inserted by
Schedule 14 of the Environment Act 2021), for developments received from February
2024.

The application was submitted before BNG was mandatory for Major development in
February 2024. Nevertheless policy S61 also applies which requires development
proposals to ensure opportunities are taken to retain, protect and enhance
biodiversity and geodiversity features proportionate to their scale.

It also sets out that all “qualifying” development proposals must deliver at least a
10% measurable biodiversity net gain attributable to the development. The net gain
for biodiversity should be calculated using Natural England’s Biodiversity Metric.


https://www.legislation.gov.uk/ukpga/2021/30/schedule/14/enacted
https://www.legislation.gov.uk/ukpga/2021/30/schedule/14/enacted

It is noted that Lincs Wildlife Trust placed a holding objection in January 2023 until
further ecological information was submitted to demonstrate no harm to protected
species would occur. Following this an Ecological Assessment was submitted, and
the findings are summarised below:

A review of the available data confirms that the site is not a Statutory or Non-
Statutory site of ecological significance. There are no Statutory sites within a 1km
radius. There is only one geological site listed within 1km. The survey has identified
the following habitats within the site area:

+ Cultivated arable land with narrow field margins

* Unmanaged road verge

* Boundary hedgerow (off site)

» Boundary trees (off site)

Cultivated Arable Land with narrow field margins; The field margins are narrow, less
than 1m along the eastern and southern field boundaries. Many of the field margins

are quite bare having been treated with herbicide and the majority of marginal
vegetation growth is along the eastern boundary.

Unmanaged Road Verge : Species diversity across this area is limited and no rare or
unusual plants or plant communities were identified.

Boundary Hedgerows There is a boundary hedgerow along the southern boundary of
the survey area.

Hedgerow Regulations A measure of statutory protection is afforded to hedgerows
under the Hedgerow Regulations 1997, where any ecological or archaeological
features are defined as being ‘important’. A hedgerow is identified as being
‘Ecologically Important’ if has existed for 30 years or more and satisfies at least one
of specified criteria.

Each hedgerow is given a grade using HEGS with the suffixes ‘+" and ‘-,
representing the upper and lower limits of each grade respectively. These grades
represent a continuum on a scale from 1+ (the highest score and denoting hedges of
the greatest nature conservation priority) to 4- (representing the lowest score and
hedges of the least nature conservation priority)

Hedgerows graded 1 or 2 are considered to be a priority for nature conservation. The
hedgerows on the site were graded 3 “moderate value”

Birds: The local area supports a range of bird species which includes some
Schedule 1 species. During the inspection of the cultivated land which supported a
crop in June which had been harvested by August. The bare ground provided little
cover and there was no evidence of any ground nesting birds. Measures to avoid
disturbance to any nests or nesting activity will need to be considered within any
development .

Reptiles: The walkover survey of the field was completed on a grid pattern (as far as
was possible) looking for evidence or indication of reptiles. No sightings or physical
evidence of reptiles was seen during the inspection and the site is considered to be
sub-optimal habitat for reptile species



Amphibians: The walkover survey of the field was completed on a grid pattern (as
far as was possible) looking for evidence or indication of amphibians. No sightings or
physical evidence of amphibians was seen during the inspection

Bats: There are no building structures within the site that could offer potential roost
locations

Invertebrates: The area assessed is a field of cultivated land supporting cereal
crops and does not appear to support a diverse range of flora.

Mammals: During the inspection of the survey area a thorough search for evidence
of badger was completed. No significant established tracks or trails indicative of
badger activity were found within the field or the small area of broadleaved

Subject to work taking place in accordance with the recommendations of the
Ecological Assessment no harm is considered to arise to biodiversity, and it would
be in accordance with policy S60.

BNG

A biodiversity calculation has been submitted. The onsite baseline is 8.32 habitat
units and 0.30 hedgerow units. On site post intervention there will 9.23 habitat units
and 2.79 hedgerow units . This represents a 10.96% increase in habitat units and a
828.67% increase in hedgerow units. It will therefore exceed the policy requirement.
If the application were to be recommended for approval this could be delivered by
imposition of a condition requiring details of a Habitat Management and Maintenance
Plan for a 30 year period.

Heritage Assets

Policy S57 requires that proposals should protect, conserve and seek opportunities
to enhance the historic environment of Central Lincolnshire.

Due to the location of the site and history of previous finds in the vicinity there is

a high potential for the proposed development to have an impact on the below
ground remains of archaeological interest as construction will involve significant
groundwork. The trial trenching requested by LCC Historic Services was carried out
and the results submitted. This demonstrated the lack of significant archaeological
remains within most of the application site although concerns were raised in terms of
potential impacts adjacent the application site. This is capable of resolution through
archaeological input on a Construction Management Plan and archaeological
monitoring and recording of construction works in these areas. These can be
imposed by condition and subject to this it would accord with policy S57.

Energy Efficiency / Climate Control
Policy S8: requires all non-residential development proposals to include an Energy
Statement which confirms that all such non-residential development proposals:

1. Can generate at least the same amount of renewable electricity on-site (and
preferably on-plot) as they demand over the course of a year, such demand
including all energy use (regulated and unregulated), calculated using a
methodology proven to accurately predict a building’s actual energy performance;
and

2. To help achieve point 1 above, target achieving a site average space heating
demand of around 15-20kWh/m2/yr and a site average total energy demand of 70



kWh/m2/yr. No unit to have a total energy demand in excess of 90 kWh/m2/yr,

irrespective of amount of on-site renewable energy production. (For the avoidance of
doubt, ‘total energy demand’ means the amount of energy used as measured by the
metering of that building, with no deduction for renewable energy generated on site).

The applicants have submitted an Energy Statement that follows the SAP route to
compliance as set out in the Central Lincolnshire Energy Efficiency Design Guide
2023 "Routes to compliance decision tree - non-residential buildings”

If the requirements are met it leads to an "automatic compliance" with S6 Design
Principles for Efficient Buildings"

Theme  Design element Recommended specification

Airtightness (m'/h/m’)

Ventilation system

& Walls (w/m* K)

Ground floor (w/m’.K)
Roof (w/m’ K)

Windows and doors (w/m?.X)

—
Heat supply system

PV installed - 1 storey building

| i PVinstalled - 2 storey building

PV instolled - 3 storey + building

The scheme submitted has the following values:

Airtightness : Infiltration rate - 1.00 m3/h/m2

Ventilation: Heat Recovery Efficiency of 85%

Walls: 0.15 w/m2.K

Ground Floor: 0.1w/m2.K

Roof : 0.1w/m2.K

Heat Supply System : Air Source Heat Pump Used (flow temperature tbc)
PV Installed: This exceeds 50% of roof area.

Accordingly this meets all the required criteria.

It would therefore comply with policy S6. The total energy demand has been
calculated as 107.4 kWh/m2/yr with the energy generated by the photovoltaic panels
being 167.4 kWh/m2/yr. Although this would be in excess of the 90 kWh/m2/yr
allowed this is considered acceptable due to the automatic compliance route taken.

Sequential Test

Objections to the proposal have raised the lack of a sequential test to justify the town
centre uses in an out of centre location. This arises with reference to policy
S35."Development proposals for main town centre uses in out-of-centre and edge-of-
centre locations will be required to demonstrate their suitability through a sequential



site test in line with the NPPF". This is noted ; however this is a roadside services
facility which will charge a premium price which is evidenced in terms of the price of
fuel and consumables compared to other locations which must affect the
attractiveness of what is on offer. It is also noted that the original application for
roadside services on the Lincolnshire Show ground (Ref: 145260) included 2 drive
thru coffee shops totalling 365 sq. metres, also considered the application of the
sequential test and concluded on the specific circumstances of the case that

“The sequential approach, and statement by the applicant ...... is considered
acceptable and the findings considered appropriate”

In this particular case it is considered that the evidence submitted does not
demonstrate that the sequential test has been met which weighs against the
application in terms of potentially undermining the vitality of town centres. A retalil
offer within the green wedge would also not be considered “essential” as required
under policy S63(b)

Minerals sterilisation

As the site is located in a Minerals Safeguarding Area, a Mineral Assessment was
required and submitted. This concludes that "extraction of limestone reserves at the
site location would likely pose unacceptable environmental and social impacts on the
local built up area of the Ermine neighbourhood of Lincoln in the context of local and
national planning policy. The site is also located within a Green Wedge area of the
local plan, which aims to maintain the landscape character and local environmental
guality of an area. Use for mineral extraction purposes is unlikely to be able to
maintain such characteristics. Mineral extraction would also be difficult given the
small scale of the site, and the proximity of existing sensitive features and
properties.”

No objections have been received from the Minerals Team at the County Council.
It can be concluded therefore that mineral sterilisation would not arise.

Loss of agricultural land :

Policy S67 seeks to protect the best and most versatile agricultural land.

This is land within Grades 1 to 3. Grade 1 is excellent quality agricultural land. Grade
2 is very good quality agricultural land. Grade 3 is good to moderate quality
agricultural land. S67 sets out :

"with the exception of allocated sites, significant development resulting in the loss of
the best and most versatile agricultural land will only be supported if :

a) The need for the proposed development has been clearly established and there is
insufficient lower grade land available at that settlement (unless development of such
lower grade land would be inconsistent with other sustainability considerations); and
b) The benefits and/or sustainability considerations outweigh the need to protect
such land, when taking into account the economic and other benefits of the best and
most versatile agricultural land; and

¢) The impacts of the proposal upon ongoing agricultural operations have been
minimised through the use of appropriate design solutions; and



d) Where feasible, once any development which is supported has ceased its useful
life the land will be restored to its former use (this condition will be secured by
planning condition where appropriate).

Where proposals are for sites of 1 hectare or larger, which would result in the loss of
best and most versatile agricultural land, an agricultural land classification report
should be submitted, setting out the justification for such a loss and how criterion b
has been met. "

There are regional agricultural land classification maps at a scale of 1:250,000
provided by Natural England.

Natural England Access to Evidence - Regional Agricultural Land Classification
Maps

An extract from this is reproduced below with the lighter colour indicating grade 2
agricultural land which the site appears to form part of.

Planning practice guidance cautions that these maps are not at a scale suitable or
accurate for assessment of individual fields or sites.
Guide to assessing development proposals on agricultural land - GOV.UK

Grade 2 is disputed by the applicants who rather than a detailed site investigation
have relied on the Natural England open data portal to argue the case that the site
should be regarded as "urban" although it is noted this does not fall within the
recognised agricultural land classification grades.

Provisional Agricultural Land Classification (ALC) (England) | Natural England Open
Data Geoportal

This seems a somewhat bewildering response, as the site is evidently not “urban”
but comprises agricultural fields. Upon inspection of the Natural England map, it
depicts it as Grade 2 land:



https://publications.naturalengland.org.uk/category/5954148537204736
https://publications.naturalengland.org.uk/category/5954148537204736
https://www.gov.uk/government/publications/agricultural-land-assess-proposals-for-development/guide-to-assessing-development-proposals-on-agricultural-land#lpas-carry-out-alc-assessments-to-support-your-planning-decisions
https://naturalengland-defra.opendata.arcgis.com/datasets/Defra::provisional-agricultural-land-classification-alc-england/explore?location=53.253650,-0.538481,17.04
https://naturalengland-defra.opendata.arcgis.com/datasets/Defra::provisional-agricultural-land-classification-alc-england/explore?location=53.253650,-0.538481,17.04

Grade Description

1 | Excellent

2 Very Good

3 Good to Moderate

4 Poor

5 - Very Poor
Non-Agricultural Land

Other land primarily in non-agricultural use

- Land predominantly in urban use

Furthermore, the Natural England mapping indicates that it has a “High likelihood of
BMV land”.

Predictive BMV Land Assesment © Defra

[ High likelihood of BMV land (>60% area bmv)
[ Moderate likelihood of BMV land (20 - 60% area bmv)
Low likelihood of BMV land (<= 20% area bmv)

Non-agricultural use

- Urban / Industrial

It is considered that, in the absence of any site specific evidence from the applicant
to suggest otherwise, then the land is likely to comprise BMV land. Its loss is a
negative impact that weighs against the development. In conclusion on this issue no
need for the development on the best and most versatile agricultural land has been
demonstrated and it would be contrary to policy S67.

Objection from Lincolnshire Fire and Rescue :

Whilst this would be a matter for a separate regulatory regime nevertheless the
applicants have submitted an amended plan which shows the installation of one fire



hydrant within 90m of the entrance to the roadside services building and the drive
through coffee shop.

Planning balance and conclusion

The proposed development has been assessed against policies S1 The Spatial
Strategy and Settlement Hierarchy, S6 Design Principles for Efficient Buildings, S8
Reducing Energy Consumption — Non Residential Development, S20 Resilient and
Adaptable Design, S21 Flood Risk and Water Resources, S35 Network and
Hierarchy of Centres , S47 Accessibility and Transport, S49 Parking Provision. S53
Design and Amenity, S57 The Historic Environment, S58 Protecting Lincoln ,
Gainsborough and Sleafords Setting and Character, S60 Protecting Biodiversity and
Geodiversity, S61 Biodiversity Opportunity and Delivering Measurable Net
Gains,S63 Green Wedges and S67 Best and Most Versatile Agricultural Land of the
Central Lincolnshire Local Plan 2023, Policy M11 of the Core Strategy. Furthermore,
consideration has been given to guidance contained within the National Planning
Policy Framework, National Planning Practice Guidance, National Design Guide and
the National Design Code, as well as all other material considerations and
representations received.

The benefits of the proposal include the provision of services and facilities to passing
motorists including provision specifically designed for HGV drivers including a
dedicated petrol filling station and overnight parking . The provision of 20 spaces
solely dedicated to electrical vehicle charging is considered a benefit. Employment
opportunities totalling approximately 65 Full time equivalent jobs will also be created.
These benefits are important, and major weight can be attached to them.

Notwithstanding the benefits they are not considered to outweigh the harm caused
by its location within the protected Burton to Nettleham Green Wedge for which no
essential need has been demonstrated and which will have an adverse impact not
only on its current undeveloped rural character but also on the character and setting
of Lincoln, undermining the function and aims of the green wedge and will potentially
impact on the amenities of existing residents to the east and south and which will be
likely to result in the unjustified loss of best and most versatile agricultural land. On
balance refusal is therefore recommended

Recommendation : Refusal for the following reasons

1. The application has not demonstrated that there is an essential need for the
development to be located within the Burton to Nettleham Green Wedge contrary to
policy S63 of the Central Lincolnshire Local Plan.

2. The development would result in a visually prominent and perceptible significant
urban expansion into the green wedge, undermining its functions and aims and it
would have an adverse impact on the current rural undeveloped character of the site
contrary to policy S53 and S63 of the Central Lincolnshire Local Plan.

3. The character and setting of the City of Lincoln will be harmed particularly for
vehicles heading south along the A15 contrary to policy S58 of the Central
Lincolnshire Local Plan.



4. The 24 hour operation of the road side services area including illumination and
signage and attraction of additional traffic not currently on the road network has the
potential to adversely affect the living conditions of residents located to the east and
south contrary to policy S53 of the Central Lincolnshire Local Plan.

5. The proposed development would be likely to result in the loss of the best and
most versatile agricultural land contrary to policy S67 of the Central Lincolnshire
Local Plan.



