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1.0

Description of site

1.1

The site is located at the west end of Langtoft village, on the south side of Stowe Road and was
once part of an extensive gravel extraction business. Immediately adjacent to the site to the north
is the edge of the built up area of Langtoft. To the west and south are the lakes (former gravel
pits) and to the east is agricultural land. The whole of the surrounding landscape is fairly flat,
being on the margin of the fens.

1.2

The wider gravel pits site extends to approximately 90ha and mostly consists of a number of
former pits which are now lakes. Much of the wider site is now managed for nature conservation,
with part of it being designated as a Site of Special Scientific Interest (SSSI) as a result of its
aquatic plant life.

1.3

The application site itself is a relatively small part of the wider site at approximately 3.17ha and is
where extensive plant and equipment associated with the business once stood. The machinery
was removed some years ago although a spoil heap, bunding and the remains of some
structures and hard standings still exist. The ground is mostly heavily compacted sand and gravel
as a result of the previous operations but is starting to naturalise in places with a number of selfseeded trees scattered about as well as a row of overgrown leylandii.

1.4

Whilst there is some sporadic vegetation, the application site has never been the subject of a
formal restoration programme and unlike other parts of the former gravel workings has not
regenerated to the extent that it can be regarded as greenfield land. Given the site's
characteristics, previous use and remnants of structures, it can be reasonably described as
previously developed or "brownfield" land as defined in Annex 2 of the NPPF.

1.5

It is noted that full planning permission has already been granted on an adjacent site fronting
Stowe Road for 6 x dwellings. Permission on that site was first granted in 2007 and renewed in
2010 and 2013. The latest permission (S13/1326/OUT and S13/1480/RM) remains extant as a
material start to the development has been made - the digging of foundation trenches, installation
of services and culverting of a drain.

2.0

Description of proposal

2.1

This application seeks outline planning permission for a residential development of up to 35
dwellings and associated estate roads, open space and SuDS drainage system.

2.2

All matters are reserved. Access, scale, layout, appearance and landscaping are not included for
consideration and would be the subject of future reserved matters applications.

2.3

Part of the application site overlaps with the access from Stowe Road and the first part of the
access road shown on the plans for the extant planning permission for 6 dwellings mentioned
above.

2.4

The illustrative site layout plan submitted with the application shows a single vehicular access
from Stowe Road (in the same position of the access and first section of the access road as the
extant permission for 6 dwellings. The access would serve x4 cul de sacs, one of which would be
the already approved 6 dwellings. The Illustrative layout shows that the site could accommodate
35 detached dwellings as well as an area of open space incorporating an attenuation pond.

2.5

The proposed SuDS drainage system would involve the collection of surface water via permeable
paving and swales to the attenuation pond where it would be released at a slow rate into the
existing surface water sewer system.
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3.0

Relevant History

Reference
S10/0924

Proposal
Erection of 6 dwellings - (revision of
application S07/0700/50)
Renewal of extant outline permission
S10/0924/OUT (for the erection of 6
dwellings)
Erection of 6 dwellings (Reserved Matters
pursuant to Outline consent
S10/0924/OUT)

S13/1326
S13/1480

Decision
Approved
Conditionally
Approved
Conditionally

Date
04/06/2010

Approved
Conditionally

26/07/2013

4.0

Policy Considerations

4.1

National Planning Policy Framework (NPPF)
Section 5 - Delivering a sufficient supply of homes
Section 2 - Achieving sustainable development
Section 4 - Decision-making
Section 8 - Promoting healthy and safe communities
Section 11 - Making effective use of land
Section 15 - Conserving and enhancing the natural environment
Section 9 - Promoting sustainable transport

4.2

South Kesteven District Council Core Strategy
Policy SP1 - Spatial Strategy
Policy SP2 - Sustainable Communities
Policy SP3 - Sustainable Integrated Transport
Policy SP4 - Developer Contributions
Policy H1 - Residential Development
Policy H3 - Affordable Housing
Policy EN1 - Protection and Enhancement
Policy EN2 - Reduce the Risk of Flooding

4.3

Site Allocation and Policies Development Plan Document
Policy SD1 - Sustainable development
Policy SAPH1 - Other housing development
Policy SAP10 - Open space provision

4.4

SKDC Corporate Priorities
Keep SK clean, green and healthy
Support good housing for all

4.5

Lincolnshire Minerals and Waste Local Plan
Policy M11 - Safeguarding of Mineral Resources

5.0

Representations Received

Heritage Lincolnshire

Arboricultural
(SKDC)

25/07/2013

Although the area is generally rich in archaeology, the site
itself has been disturbed to the extent that no archaeological
intervention is required

Consultant None of the trees on site are of sufficient merit to warrant a
TPO. There are a number of trees on or close to the
boundary that afford a screen between the site and the
adjoining properties. They may be selectively retained at the
detailed application stage - subject to a site specific
arboricultural impact assessment and method statement
which may be required by condition.
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Education
&
Services (LCC)

Cultural Langtoft Primary School has sufficient capacity to take the
potential increase in pupils. However, request a section 106
contribution of approximately £120,375 towards re-provision
of sporting facilities at The Deepings School. The exact
amount will depend on the number and size of dwellings
proposed at reserved matters stage.

Environment Agency

No objection subject to conditions requiring remediation of
contamination to ensure controlled waters are not polluted.

Lincolnshire Wildlife Trust

Request conditions to ensure contamination is remediated.
Would like to see biodiversity enhancements such as
retention of native trees, planting of native hedgerows,
removal of leylandii, retention of northern bund, protection of
nearby SSSI and creation of acid grassland and open mosaic
habitat throughout site where possible

Affordable Housing Officer 35% affordable housing to be provided on site
(SKDC)
NHS England

Request Section 106 contribution of £15,540 towards
upgrading the facilities at The Deepings Practice

Anglian Water Services

Deeping Water Recycling Centre has sufficient capacity to
deal with sewage. However, the local sewerage network does
not currently have sufficient capacity. Therefore a condition is
requested for a foul water strategy, to allow the network to be
upgraded in a timely manner.

Natural England

No comments to make - refer to their standing advice

Welland & Deeping Internal The board would accept flows at greenfield runoff rate into its
Drainage Board
system subject to relevant consent. A SuDS system should
be considered as the first approach to surface water
drainage.
Parish Council

Object on the grounds of
i. Traffic and highway concerns - additional pressure on both
A15 and King Street crossroads as well as safety concerns at
entrance to the site itself
ii. Pressure on local services including schools and medical
centres
iii Sewage system at capacity
The PC recognise that there are also merits of the site
including redevelopment of brownfield land and request that if
approved, S106 contributions be made towards trafic calming
and improvements on A15 junction.

LCC Highways
Support

&

SuDS No objection subject to conditions requiring highway
specification details and details of a SuDS drainage system to
be agreed.

Environmental
Protection Request condition to ensure remediation of contamination
Services (SKDC)
Minerals
And
Planning (LCC)

Waste The site is exempt from the requirements of Policy M11 and
as such there are no minerals safeguarding objections.

43

6.0

Representations as a Result of Publicity

6.1

This application has been advertised in accordance with the Council's Statement of Community
Involvement and 13 letters of representation have been received. The points raised can be
summarised as follows:
1. Highways/traffic concerns - including speeding along Stowe Rd, congestion/safety at both A15
and King St crossroads
2. Impact on local infrastructure - schools, GPs, sewage system etc
3. Impact on wildlife - loss of habitat
4. Out of keeping with character of area
5. No need for more housing
6. Land previously not considered needed for housing
7. Concerns that it could be phase 1 of a much larger development
8. Trees removed before permission granted
9. Amenity issues - loss of privacy/overlooking and noise and disturbance
10. Disturbance during construction
11. Concerns that service road to north could be used as unauthorised access
12. Loss of view
13. Loss of property value
14. Concerns that ammunition boxes buried on site

7.0

Evaluation

7.1

Principle of Development

7.1.1

Section 38(6) of The Planning and Compulsory Purchase Act 2004 states that planning decisions
should be made in accordance with the development plan, unless material considerations
indicate otherwise. This is repeated in the NPPF at para 2 and 47.

7.1.2

The Development Plan consists of the Core Strategy (2010), the Site Allocations and Policies
DPD (2014) and the Lincolnshire Minerals and Waste Core Strategy (2016).

7.1.3

The relevant policies in the Development Plan are considered to be up to date and generally in
conformity with the NPPF and can therefore be given due weight. Langtoft is identified as a local
service centre (LSC) in the CS and residential development of small infill sites and suitable
brownfield redevelopment sites within the built up areas of LSCs is acceptable in CS policies SP1
and H1, and SAP policy SAP H1.

7.1.4

The emerging Local Plan (up to 2036), includes the application site as a residential allocation
with an indicative number of 35 dwellings. As such, the site has gone through rigorous site
assessment process and has been considered suitable, achievable and deliverable with active
engagement with the landowners. It is noted that no objections have been raised through the
local plan process to this proposed allocation. However, the emerging Local Plan carries little
weight at this stage as it has not yet been submitted and examined by an Inspector.

7.1.5

The recently revised NPPF is an important material consideration and should be given significant
weight. NPPF para 11 states that there is a presumption in favour of sustainable development
meaning that where there are no relevant development plan policies, or the policies which are
most important for determining the application are out-of-date, planning permission should be
granted, unless:
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1. the application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed; or
2. any adverse impacts of doing so would significantly and demonstrably outweigh the benefits,
when assessed against the policies in this Framework taken as a whole.
7.1.6

The revised NPPF in para 73 requires local planning authorities to identify and update annually a
supply of specific deliverable sites sufficient to provide a minimum of 5 years' worth of housing
against their local housing need.

7.1.7

Furthermore, NPPF paras 68 and 117 place a greater emphasis on making more effective use of
land, particularly small and medium sized sites, windfall sites and brownfield land within existing
settlements.

7.1.8

The Context for the Council's consideration of this application is that the most recent Housing
Land Supply Assessment published by the Council in April 2016 indicated that South Kesteven
had 5.3 years supply of housing.

7.1.9

However, this assessment was published two and a half years ago and is currently under review.
Given the fact that the previously published figures were only marginally above 5 years' supply
and the continuing uncertainty over the current figure, significant weight should be given to the
greater onus set out in the revised NPPF for local planning authorities to demonstrate supply and
deliverability and to bring forward suitable windfall sites not identified in the current local plan.

7.1.10 It is noted that there is an extant permission on an adjacent smaller site for 6 dwellings, the
access of which overlaps with the current application site. Permission was granted as it was
considered to be a small brownfield site within the built up area of the village.
7.1.11 Although previously developed "brownfield" land with the same former use and characteristics,
the current application site is on the edge of Langtoft rather than within the built up area, meaning
that the proposal does not fully accord with spatial policies SP1 of the Core Strategy and SAP
policy SAP H1.
7.1.12 Despite this conflict with adopted policy, the greater emphasis on providing sufficient housing
land supply and deliverability in the revised NPPF is a very important material consideration
which should be given significant weight in the planning balance. The planning balance is
discussed in the final section of this report.
7.2

Impact on the character of the area

7.2.1

CS Policy EN1 requires that development must be appropriate to the character and significant
natural, historic and cultural attributes and features of the landscape within which it is situated,
and contribute to its conservation, enhancement or restoration. This policy is consistent with
NPPF Section 11 (Conserving and enhancing the natural environment).

7.2.2

Although the proposal would extend the village beyond the existing built up area, the site is well
screened by woodland (with potential for greater screening) and not easily visible from the
surrounding area, so development would not appear as a prominent encroachment into open
countryside. The site is currently unkempt and there are also opportunities for enhancement
through well designed dwellings and landscaping. The density (at approximately 18 dph), is low
which is appropriate for this rural edge of village context.

7.2.3

Detailed matters of layout, scale, appearance and landscaping are not included for consideration
in this application and would be dealt with by a future reserved matters application. .The
indicative site layout plan and design and access statement submitted with the application show
how the site could be potentially developed in accordance with the principles of good design,
whilst maintaining and enhancing the rural edge of village character of the area.
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7.2.4

Taking the above into account the development is appropriate and would not compromise the
form and character of the area in accordance with in accordance with CS policy EN1 and NPPF
sections 12, and 15.

7.3

Residential Amenity

7.3.1

The NPPF (para 127) and CS policy EN1 seek to ensure a good standard of amenity for existing
and future occupiers of developments.

7.3.2

Concerns have been raised about potential overlooking and loss of privacy to existing adjacent
properties, as well as noise/disturbance during construction. These concerns are noted.
However, the plan is for illustrative purposes only and the detailed layout, scale and appearance
would be determined at reserved matters stage where detailed issues of neighbours' amenities
would be assessed. It is considered that the site is sufficiently large to accommodate up to 35
appropriately designed and sited dwellings, without compromising the residential amenities of
future occupiers or occupiers of neighbouring dwellings.

7.3.3

In respect of noise/disturbance during construction, whilst there will inevitably be some additional
noise/disturbance, which is temporary in nature, it would not be necessary or appropriate in this
instance to impose any restrictive conditions as this is covered by other legislation.

7.3.4

Taking the above into account, the proposal would not lead to unacceptable living conditions for
occupiers of existing properties or future occupiers of the proposed development in accordance
with NPPF (para 127) and CS policy EN1

7.4

Highway issues

7.4.1

Access is not included as a matter for consideration, and the exact location of the access would
be the subject of a future reserved matters application. However, the only realistic location for the
access (as shown on the illustrative site layout and as per extant permission S13/1480) would be
from Stowe Road and the highways/traffic impacts have been considered on that basis. A
Transport Statement has been submitted with the application which has been assessed by LCC
Highways.

7.4.2

The NPPF is very clear that when assessing developments that generate significant amounts of
traffic, decision makers should apply the following tests and take account of whether:
a) appropriate opportunities to promote sustainable transport modes can be - or have been taken up, given the type of development and its location;
b) safe and suitable access to the site can be achieved for all users; and
c) any significant impacts from the development on the transport network (in terms of capacityand
congestion), or on highway safety, can be cost effectively mitigated to an acceptable degree.

7.4.3

Development should only be prevented or refused on transport grounds where there would be an
unacceptable impact on highway safety, or the residual cumulative impacts on the road network
would be severe.

7.4.4

These requirements are broadly reflected in CS policy SP3, which requires the sustainable
location of new development and also that it meets the objectives of the local transport plan for
Lincolnshire.

7.4.5

There is good visibility at the site entrance and the site is large enough to accommodate
adequate off road parking and turning space.
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7.4.6

Whilst concerns raised about the impact of additional traffic particularly at the A15 and King
Street crossroads, by the Parish Council and members of the public are noted, LCC Highways do
not object on highway safety or traffic capacity grounds (subject to conditions), and they do not
consider that the proposal in itself would result in a severe impact on the road network in NPPF
terms stating:
"The Highway Authority is satisfied that the severity of the impact the proposed development
would be expected to have on the operation of the local highway network would not be sufficient
to warrant refusal of this Application.
The Transport Statement submitted in support of the application predicts an additional 26 twoway vehicle movements in the peak period, which equates to one additional vehicle movement
every three minutes. Whilst there are anecdotal reports of queuing to get out onto the A15 from
the West End junction in the peak period, the Highway Authority do not believe this level of
additional movements would increase that queuing to an extent that a reason for refusal of
consent would be defendable at an appeal.
The A15 junction already has ghost island right-turn lanes and there is a pedestrian crossing just
to the north of this junction so (notwithstanding the relatively small scale of the proposed
development), it is difficult to see what practical improvements could be made to that junction to
improve its performance."

7.4.7

Taking the above into account, there is sufficient capacity at the A15 and King Street junctions to
cope with the relatively small amount of additional traffic that is likely to be generated.
Furthermore, a section 106 contribution towards upgrade/alteration of these junctions would not
meet the relevant statutory tests.

7.4.8

Therefore in respect of highway safety and traffic capacity, the proposal complies with CS policy
SP3 and the NPPF (Core Planning Principles, Section 12: Requiring good design and Section 9:
Promoting sustainable transport).

7.5

Drainage

7.5.1

The NPPF (Section 14) and CS (policy EN2) seek to direct residential development to areas with
the least probability of flooding and implementation of SuDS drainage where possible to minimise
surface water runoff. The site is in EA flood zone 1 and therefore not in a high flood risk zone.
The proposal includes a SuDS drainage strategy (permeable paving, swales and attenuation
pond) based on the recommendations of a comprehensive flood risk assessment and which
would ensure floodrisk is minimised both on and off site. The Local Lead Flood Authority (LCC)
raises no objections subject to conditions to ensure that the SuDS system is implemented and
that appropriate provisions are made for future maintenance.

7.5.2

Anglian Water have advised that whilst the Deeping Recycling Centre will have available
capacity, the development would put pressure on the foul sewage network that may lead to
flooding issues downstream. However, they do not object and recommend a condition requiring a
foul water drainage strategy to ensure that the development does not put undue stress on the
existing system and that additional capacity can be provided when it is needed.

7.5.3

In this respect the proposal is in accordance with the NPPF Section 14: Meeting the challenge of
climate change, flooding and coastal change) and CS policy EN2.

7.6

Ecology

7.6.1

CS policy EN1 together with NPPF section 15 require developments to contribute towards
conservation and enhancement of biodiversity.
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7.6.2

The site is part of the former Langtoft gravel extraction workings. The wider area includes areas
of grassland and woodland and a number of lakes (former gravel pits), some of which are
designated as a site of special scientific interest (SSSI) due to their "plant communities
characteristic of calcareous, eutrophic water".

7.6.3

Some concern has been raised in the public consultation about the impact on the local wetland
eco systems including birds and other fauna, however, the site itself is not part of the SSSI, the
nearest part of which is some 300m away. Neither does it contain any water bodies. The
application site is different in character to the wider gravel pits site, having been the location of
plant and equipment and has not regenerated to the same extent as the wider site.

7.6.4

The submitted ecological assessment concludes that the site has a relatively low ecological value
being mostly heavily compacted sand/gravel and that development would not result in harm to
protected species, biodiversity or the nearby SSSI.

7.6.5

Whilst no specific mitigation is required, the ecology assessment also acknowledges that with
appropriate management and new planting/landscaping this land could potentially become more
diverse and provide a habitat for wildlife in the future and be of similar value to the grasslands
and lakes further to the south within the wider gravel pits site. This corresponds with Natural
England's standing advice as well as the comments received from the Lincolnshire Wildlife Trust
who consider that through appropriate landscaping, the site has potential for the creation, within
the open space, of an open mosaic habitat of acid grassland within the site to enhance
biodiversity.

7.6.6

The low density of the proposal means that the above is achievable through a well-designed
landscaping scheme as well as SuDs drainage features and the result would be an overall
enhancement to biodiversity. The details of this would be assessed at the reserved matters
stage. Conditions have been attached to ensure that the landscaping adheres to various site
specific principles identified by LWT as well as set out in the submitted ecological and reptile
assessments in order that the enhancements to visual amenity will also have the additional
benefit of maximising biodiversity. Arrangements for future management would be secured
through the section 106 agreement.

7.6.7

In this respect the proposal is acceptable and in accordance with the NPPF (Section 15:
Conserving and enhancing the natural environment) and CS policy EN1.

7.7

Trees and Open Space

7.7.1

SAP policy SAP10 requires provision of open space for major developments based on specific
space standards. NPPF Section 8 requires access to high quality open space. In this case, the
proposal would require approximately 1680m2 of informal/natural greenspace as well as 252m2
of childrens/young people's equipped play space on site, or alternatively £23,436 toward
upgrading of the existing play equipment off Aquila Way. The exact quantity would depend on the
size of the dwellings. The open space would be of benefit to occupiers of the development as
well as enhancing the character and appearance of the area. The open space and landscaping
and arrangements for future management would be secured through the section 106 agreement.

7.7.2

There are a number of trees within the site, none of which are worthy of tree preservation orders
although retention of some may be possible in the landscaping scheme to be considered at
reserved matters stage. A condition has been added to ensure any retained or adjacent trees
are protected from damage during construction. In this respect the proposal is in accordance with
CS policy EN1, SAP policy SAP 10 and NPPF section 8.
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7.8

Affordable Housing

7.8.1

CS Policy H3 (read in conjunction with the National Planning Practice Guidance) requires
developments of 11 or more dwellings to provide 35% affordable housing which on a
development of this size and type would be expected to be provided on site. For a scheme of 35
homes, this would entail the provision of 12 affordable homes. A reduction in this figure would
only be considered where it could be demonstrated that provision of the full amount would make
the development unviable.

7.8.2

In line with good practice and policy expectations, the proposed affordable housing would be
expected to be well spread out throughout the site rather than grouped together in a single
location. The exact location and design of the affordable housing would be determined through
the section 106 agreement and as part of a future reserved matters application.

7.8.3

Taking the above into account, in this respect the proposal accords with CS Policies SP4 and H3,
the South Kesteven Planning Obligations SPD, and, the NPPF (Core Planning Principles and
Section 5: Delivering a wide choice of high quality homes)

7.9

Other issues

7.9.1

Contamination - the applicant's contamination report has identified potential sources of
contamination from the previous gravel extraction use. Whilst the risk is low, the Council's
Environmental Protection team have recommended a condition requiring appropriate surveys and
remediation (if necessary) to ensure that the health and wellbeing of future occupiers is not
unduly affected. The EA also recommend such a condition to ensure controlled waters are
protected. Concern has been raised by an objector about the possibility of buried ammunition
boxes. However, no evidence has been put forward to back up this assertion and in any case
their presence or otherwise would be identified through the contamination survey.

7.9.2

Minerals Safeguarding - although the site lies within a minerals safeguarding area (sand and
gravel), LCC, in their capacity as Minerals and Waste authority, are satisfied that the relevant
tests of the policy have been met and that mineral resources would not be unduly sterilised by
the proposal, in accordance with Policy M11 of the Lincolnshire Minerals and Waste Local Plan
and NPPF Section 33 (Facilitating the sustainable use of minerals).

7.9.3

Trees removed - some concern has been raised that a number of trees were removed at the
entrance prior to determination. As previously mentioned, there are no TPO trees so no consent
was required to remove any trees. Also concern was raised that the proposal was phase 1 of a
much larger development. No applications have been received relating to any additional
development (other than the extant permission for the 6 dwellings along the frontage of Stowe
Road) and no additional land is proposed for allocation in the emerging local plan. Any future
application would need to be determined on its merits but given the proximity to the SSSI any
further significant development may not be acceptable.
Access from service road - concern has been raised that the proposal could lead to unauthorised
access being created from the service road to the rear of the properties along Stowe Road.
Access is not included as a matter for consideration in this outline application and the location of
any accesses will be considered at reserved matters stage, taking into account relevant crime
prevention measures. Property rights such as rights of way are not in themselves material
planning considerations and are covered by other legislation.

7.9.4

Fire Safety - Lincolnshire Fire and Rescue have been consulted but at the time of writing had not
responded. Any comments received, including any requirement for additional hydrants will be
reported in the Additional Items Paper.
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7.9.5

Property values and loss of a view over countryside are not material considerations and have not
been taken into account.

8.0

Section 106 Heads of Terms

8.1

The proposed development would necessitate financial contributions via a section 106
agreement. Whilst the submitted design and access statement was unclear, the applicant has
now expressed a willingness to enter into a section 106 agreement for the full requirements
including:





Education - £120,375 towards re-provision of sports facilities at The Deepings School,
Open Space/Ecology - 1680m2 of informal/natural green space to be provided on site
together with arrangements for future maintenance
Childrens' Play equipment - 252m2 to be provided on site or £23,436 financial contribution
towards off site provision or improvement of existing playspace elsewhere in Langtoft
Affordable Housing - 35% to be provided on site

8.2

These contributions will ensure that local infrastructure is suitably upgraded to cope with the
additional population. It is considered that these requirements would be compliant with the
statutory tests of the CIL regulations as well as South Kesteven Core Strategy Policies SP1, SP4,
South Kesteven Site Allocation and Policies Development Plan policy SAP 10, the South
Kesteven Planning Obligations SPD and the NPPF.

9.0

Crime and Disorder

9.1

It is considered that the proposal would not result in any significant crime and disorder
implications.

10.0

Human Rights Implications

10.1

Articles 6 (Rights to fair decision making) and Article 8 (Right to private family life and home) of
the Human Rights Act have been taken into account in making this recommendation. It is
considered that no relevant Article of that act will be breached.

11.0

Planning Balance and Conclusion

11.1

Planning law requires that planning applications should be determined in accordance with the
development plan unless material considerations indicate otherwise. The proposal conflicts with
CS policies SP1, H1 and SAP Policy SAP H1 in terms of its location on the edge of the village.
However, in this case there are a number of factors which weigh in favour of this proposal. It is
therefore necessary to carry out a balancing exercise to determine whether such material
considerations outweigh the identified conflicts with the development plan.

11.2

As mentioned in the "principle of development" section of this report, the Council's Housing Land
Supply Assessment is currently under review and there is uncertainty over whether or not the
Council can demonstrate a 5 year land supply. Significant weight should therefore be given to the
greater onus set out in the revised NPPF for local planning authorities to bring forward suitable
sustainable windfall sites not identified in the current Local Plan in such circumstances.

11.3

Langtoft is identified as a Local Service Centre and therefore a sustainable location for
development. The site is located adjacent to the existing built up area of the village. As the
proposal is relatively small both in area and numbers of dwellings, subject to the determination of
reserved matters, it would not adversely impact on the character of the settlement or its setting.
The proposed development would not result in harmful impacts on biodiversity, flood risk,
highway safety or capacity, or on local infrastructure.
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11.4

The revised NPPF in paras 68 and 117 - 118 also has a greater emphasis on more effective use
of land, including brownfield land or underutilised land/buildings. The site can reasonably be
described as brownfield, is underutilised and has no realistic prospect of a return to agricultural or
other use. The proposal would be an efficient use of the land by redeveloping it and bringing it
back into use without encroaching onto previously undeveloped open countryside.

11.5

Other material considerations that weigh in favour are the visual and biodiversity enhancements
to the currently unkempt and unmanaged site.

11.6

Overall, it is considered that taken together, the material considerations outlined above are
sufficient on balance to outweigh the conflict with the locational policies of the development plan
(CS policies SP1, and H1 and SAP Policy SAP H1) and the proposed development is acceptable
in this and all other respects.

12.0

Recommendation

12.1

Defer to Chairman and / or Vice Chairman in consultation with the Head of Development
Management for approval subject to the signing of a section 106 agreement and in accordance
with the conditions set out below. Where the section 106 agreement has not been concluded
prior to the Committee a period not exceeding six weeks post the date of the Committee shall be
set for the completion (including signing) of the agreement.

12.2

In the event that the agreement has not been concluded within the six-week period and where in
the opinion of the Head of Development Management there are no extenuating circumstances
which would justify a further extension of time, the related planning application shall be refused
on the basis that the necessary criteria essential to make what would otherwise be unacceptable
development acceptable have not been forthcoming

RECOMMENDATION: that the development is Approved subject to the following conditions
Time Limit for Commencement
1

The development hereby permitted shall be commenced before the expiration of three years from
the date of this permission or two years from the approval of the last of the reserved matters,
whichever is the latter.
Reason: In order that the development is commenced in a timely manner, as set out in Section 92 of
the Town and Country Planning Act 1990 (as amended).

2

Details of the reserved matters set out below shall have been submitted to the Local Planning
Authority for approval within three years from the date of this permission:
1.
2.
3.
4.
5.

layout;
scale
appearance
access
landscaping

Approval of all reserved matters shall have been obtained from the Local Planning Authority in
writing before any development is commenced.
Reason: To enable the Local Planning Authority to control the development in detail and in order
that the development is commenced in a timely manner, as set out in Section 92 of the Town and
Country Planning Act 1990 (as amended).
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Approved Plans
3

The development hereby permitted shall be carried out in accordance with the following list of
approved plans:
1. 1226-1_OP_LP01 Rev A received 29 September 2017
Unless otherwise required by another condition of this permission.
Reason: To define the permission and for the avoidance of doubt.

4

The development hereby permitted is for no more than 35 dwellings.
Reason: To define the permission and for the avoidance of doubt.

Before the Development is Commenced
5

When an application is made for reserved matters, that application shall include as part of the
landscaping scheme:
1.
2.
3.
4.
5
6.
7.
8.

retention of the bund along the northern boundary
retention and enhancement of the hedgerow along the eastern boundary
removal of the cypress leylandii trees
creation of new native species hedgerows interspersed with native trees along all other
boundaries
unless it can be demonstrated that sufficient uncontaminated soil from the site is unavailable, or
is impracticable to use, all green spaces to be laid out using uncontaminated soil from the site
rather than imported topsoil
all open green spaces to be sown with native acid grassland and not amenity turf mix
new planting of native trees and shrubs along the access roads and around the SuDS features
new planting of native trees and shrubs within domestic gardens throughout the development

Reason: In order to enhance local biodiversity and visual amenity.
6

When an application is made for reserved matters, that application shall include plans showing the
existing and proposed land levels of the site including site sections, spot heights, contours and the
finished floor levels of all buildings with reference to neighbouring properties/an off site datum point.
Reason: In the interests of the visual amenities of the area and in accordance with Policy EN1 of the
adopted South Kesteven Core Strategy (July 2010).

7

No development shall take place until a detailed surface water drainage scheme for the site, based
on sustainable urban drainage principles and an assessment of the hydrological and
hydrogeological context of the development has been submitted to and approved in writing by the
Local Planning Authority. The scheme shall:
1. 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;
2. Provide attenuation details and discharge rates which shall be restricted to 1.4 litres per second
per hectare;
3. Provide details of the timetable for and any phasing of implementation for the drainage scheme;
and,
4. 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.
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Reason: To minimise the risk of flooding within and beyond the site.
8

No development shall take place until a scheme relating to the survey of the land for contamination
has been submitted to and approved in writing by the Local Planning Authority. The scheme shall
include:
1. A site investigation report assessing the ground conditions of the site and incorporating chemical
and gas analysis identified as appropriate by the desk top study; and
2. A detailed scheme for remedial works and measures to be undertaken to avoid risk from
contaminants and/or gases when the site is developed and proposals for future maintenance
and monitoring.
3. Shall include the nomination of a competent person to oversee the implementation of the works.
Reason: Previous activities associated with this site may have caused, or had the potential to cause,
land contamination and to ensure that the proposed site investigations and remediation will not
cause pollution in the interests of the amenities of the future residents and users of the
development; and in accordance with Policy EN1 of the adopted South Kesteven Core Strategy
(July 2010) and national guidance contained in the NPPF.

During Building Works
9

No development consisting of construction of any highways proposed for adoption, as well as any
shared private roads/drives shall be commenced until full engineering, drainage, street lighting and
construction details of these works have been submitted to and approved in writing by the local
planning authority. The development shall be constructed in accordance with the approved details
Reason: In the interest of highway safety; to ensure a satisfactory appearance to the highways
infrastructure serving the development; and to safeguard the visual amenities of the locality and
users of the highway.

10 No development above DPC level shall commence until a foul water strategy has been submitted to
and approved in writing by the Local Planning Authority.
Reason: To prevent environmental and amenity problems arising from flooding.
11 All trees to retained within or adjacent to the site must be protected in accordance with the tree
protection measures contained in the submitted Tree Survey dated 21 September 2017 during
construction of the site.
Reason: To ensure that trees are not unduly damaged during construction.
12 The development shall be carried out in accordance with the reptile protection measures contained
in the submitted Reptile Survey dated 21 September 2017 during construction.
Reason: To enhance the local biodiversity and ensure that the nearby SSSI and
wetland/grassland/woodland habitats including local populations of reptiles arare not adversely
affected. And in accordance with the NPPF and Policy EN1 of the adopted South Kesteven Core
Strategy (July 2010).
Before the Development is Occupied
13 In the event that a a detailed scheme of contamination remedial works is required, a verification
report confirming that such remedial works have been completed shall have been submitted to and
approved in writing by the Local Planning Authority before any part of the development hereby
permitted is occupied/brought into use . The report shall be submitted by the nominated competent
person approved, as required by condition 3 above. The report shall include:
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1. A complete record of remediation activities, and data collected as identified in the remediation
scheme, to support compliance with agreed remediation objectives;
2. As built drawings of the implemented scheme;
3. Photographs of the remediation works in progress; and
4. Certificates demonstrating that imported and/or material left in situ is free from contamination.
The scheme of remediation shall thereafter be maintained in accordance with the approved scheme.
Reason: Previous activities associated with this site may have caused, or had the potential to cause,
land contamination and to ensure that the proposed site investigations and remediation will not
cause pollution in the interests of the amenities of the future residents and users of the
development; and in accordance with Policy EN1 of the adopted South Kesteven Core Strategy
(July 2010) and national guidance contained in the NPPF paragraphs 120 and 121.
14 Prior to occupation of the dwellings, a scheme for the provision of bat and bird boxes, and reptile
and hedgehog refugia, together with a timetable for implementation shall be submitted to and
approved in writing by the local planning authority. The scheme shall be implemented in accordance
with the approved details and timetable and shall be retained throughout the lifetime of the
development.
Reason: To enhance the local biodiversity and ensure that the nearby SSSI and
wetland/grassland/woodland habitats are not adversely affected. And in accordance with the NPPF
and Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).
15 No dwellings shall be occupied until the works required by the approved foul water strategy have
been carried out unless otherwise approved in writing by the Local Planning Authority.
Reason: To prevent environmental and amenity problems arising from flooding.
16 No dwelling shall be occupied until details of the proposed arrangements for future management
and maintenance of the proposed streets within the development have been submitted to and
approved by the Local Planning Authority. The streets shall be maintained in accordance with the
agreed details.
Reason: To ensure that the future maintenance of the streets serving the development thereafter,
are secured and shall be maintained by the Local Highway Authority under Section 38 of the
Highways Act 1980 or via an established private management and maintenance
company.
17 Before each dwelling is occupied, the roads and/or footways providing access to that dwelling, for
the whole of its frontage, from an existing public highway, shall be constructed in accordance with
the approved details, less the carriageway and footway surface courses.
The carriageway and footway surface courses shall be completed within three months from the date
upon which the erection is commenced of the penultimate dwelling.
Reason: To ensure safe access to the site and each dwelling/building in the interests of residential
amenity, convenience and safety.
18 The development shall be carried out in accordance with the approved drainage scheme and no
dwelling 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 minimise the risk of flooding within and beyond the site.
19 No dwelling shall be commenced before the first 60 metres of estate road from its junction with the
public highway, including visibility splays, have been completed.
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To ensure construction and delivery vehicles, and the vehicles of site personnel may be parked
and/or unloaded off the existing highway, in the interests of highway safety and the amenity of
neighbouring residents.
20 Before the end of the first planting/seeding season following the occupation/first use of any part of
the development hereby permitted, all soft landscape works shall have been carried out in
accordance with the approved soft landscaping details.
Reason: Soft landscaping and tree planting will make an important contribution to the development
and its assimilation with its surroundings as well as ensuring that the local biodiversity is enhanced
and that the nearby SSSI and wetland/grassland/woodland habitats are not adversely affected. And
in accordance with the NPPF and Policy EN1 of the adopted South Kesteven Core Strategy (July
2010).
Ongoing Conditions
21 Within a period of five years from the first occupation of the final dwelling/unit of the development
hereby permitted, any trees or plants provided as part of the approved soft landscaping scheme, die
or become, in the opinion of the Local Planning Authority, seriously damaged or defective, shall be
replaced in the first planting season following any such loss with a specimen of the same size and
species as was approved in condition above unless otherwise agreed by the Local Planning
Authority.
Reason: To ensure the provision, establishment and maintenance of a reasonable standard of
landscape in accordance with the approved designs.
Standard Note(s) to Applicant:
1

In reaching the decision the Council has worked with the applicant in a positive and proactive
manner by determining the application without undue delay. As such it is considered that the
decision is in accordance with paras 38 of the National Planning Policy Framework.
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Proposed Site-Location Plan

Illustrative Block Plan
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Illustrative Block Plan (superimposed on satellite image)
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