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1 Description of Site

1.1 Land at Bulby Lane, Fulbeck covers an area of 0.4 ha and comprises a square agricultural 
ridge and furrow field to the north west of the village.  The planning application relates to 
the southern third of the field.

1.2 The boundaries of the site are predominantly dense hedgerows of various species with 
ditches within the verge areas.  The site is served by a timber field gate with a gravelled 
'holding' area.  At the time of the site visits (3 June 2019 and 23 July 2019) horses were 
being grazed on the field and no other works had been carried out.

1.3 The site is outside the built form of the village of Fulbeck within open countryside.  Access 
to the site is via single track lanes, the majority of which have very limited, or no, verges 
and high hedges or walls of dwellings abutting the lanes.  This is very much characteristic 
of Fulbeck.

1.4 There are 3 no. dwellings in the immediate proximity of the site which are Greenacres 
(formerly Cabana) to the western boundary, Rosecroft to the south east with its access 
drive adjacent to the field access, and The Poplars to the south.  These properties are all 
wholly residential and use Bulby Lane for access along with those properties on North End 
Lane.

1.5 The site is not within the boundary of Fulbeck Conservation Area. This is located to the 
south and east of the site and encompasses the majority of the built form of the village.  
There are also a number of Listed Buildings within Fulbeck, 2 of which are clearly visible 
from the site. These are Fulbeck Hall and St Nicholas' Church.

2 Description of Proposal

2.1 This application is seeking full (permanent) planning permission for the change of use of 
the land for the siting of caravans for residential purposes for 4no. gypsy pitches and 
associated hardstanding, access and utility blocks.  

2.2 The proposed change of use would involve the following works: 

 The existing field gateway would be widened to approximately 7 metres.
 The 4no. pitches would be laid to hard-standing with space for a mobile home (on a 

concrete base), a touring caravan, parking for 2 vehicles, a small utility building of brick 
and tile construction (5m x 4m and less than 4m in height) and amenity space.

 Pitches to be enclosed by hawthorn mix hedgerows to the field boundary, and post and 
rail fencing between the pitches.  A shared access to the field at the rear would be 
retained between pitches 1 and 2.

 The 4 pitches would be connected to a shared package water treatment plant.
 All existing hedgerows and trees are to be retained with gaps in the boundary 

landscaping infilled with appropriate species and new wildflower planting proposed to 
be introduced around field margins.



 Domestic external bulkhead lights would be provided at the site entrance gates and on 
either side of the gates to each of the individual plots.  PIR motion activated lights 
would be installed on the utility buildings.

 Surface water drainage will be contained within the site with no need for any surface 
run-off to the land or adjoining land.  During the consideration of the application the 
current proposal is for storage crates to be installed within the site.

2.3 The applicant's agent has stated that whilst consent is sought on a permanent basis for 
good reason, the applicants would accept a temporary permission.  If only temporary 
consent was granted the applicant would not provide additional landscaping, and they 
would be unlikely to construct permanent built structures, relying instead on more 
temporary structures such as sheds or portable buildings.

2.4 The definition of 'gypsies and travellers' in the Planning Policy for Traveller Sites (August 
2015) (PPTS) is as follows:

"Persons of nomadic habit of life whatever their race or origin, including such persons who 
on grounds only of their own or their family's or dependants' educational or health needs 
or old age have ceased to travel temporarily, but excluding members of an organised 
group of travelling showpeople or circus people travelling together as such."

2.5 The personal circumstances of the applicants have been set out within a statement 
submitted in support of the application.  In summary this states that the Gray family have a 
base in Long Bennington on Mr Gray Snr brother's scrap metal yard on Great North Road 
to the south of the village, which is a designated Local Service Centre (LSC) due to the 
level of facilities and amenities it has.  The details of each family's circumstances are 
summarised below:

Mr & Mrs Stuart Gray Snr: 
 Shares the pitch in Long Bennington with his daughter and her family - too small for 

both families.
 Finds the site in Long Bennington too noisy.
 Would like to live close to his sons.

Mr & Mrs Stuart Gray Jr (2 children and Mrs Gray pregnant):
 Currently have a pitch on the Travellers Rest site in Grantham.  This is only big enough 

for a touring caravan and 2 sheds.  Children attend school in Grantham.
 Mr Gray Jr travels all over the country for work and has also recently spent time 

working in Spain.

Mr & Mrs Danny Gray (1 child):
 Married a non-traveller and has been renting a house near Derby.  
 Gets much of his work in the Lincolnshire area. 
 Has not been able to settle living in a house and wants to return to a caravan.
 Would like to have a base so that his son can attend school.

Mr & Mrs Ashley Smith (3 children):



 A cousin of the Gray family and has travelled with them for work including in 
Lincolnshire.

 Have been living on the roadside since they married in 2011.
 The family would like to be settled so that their children can attend school and they can 

register at a surgery.

3 Relevant History

3.1 No relevant planning history

4 Policy Considerations

4.1 National Planning Policy Framework (NPPF)
Section 5 - Delivering a sufficient supply of homes
Section 9 - Promoting sustainable transport
Section 12 - Achieving well-designed places
Section 14 - Meeting the challenge of climate change, flooding and coastal change
Section 15 - Conserving and enhancing the natural environment
Section 16 - Conserving and enhancing the historic environment

4.2 South Kesteven District Council Core Strategy
Policy SP1 - Spatial Strategy
Policy H1 - Residential Development
Policy H4 - Gypsies and Travellers
Policy EN1 - Protection and Enhancement
Policy EN2 - Reduce the Risk of Flooding

4.3 Submission Draft Local Plan
Policy SP3 - Infill Development 
Policy H5 - Gypsies and Travellers

5 Representations Received

5.1 North Kesteven District Council
5.1.1 North Kesteven District Council hereby raises no objections

5.2 Partnerships Officer (SKDC)
5.2.1 The Council commissioned a study in 2016 to assess the needs of gypsies, travellers and 

travelling show people.  The conclusions showed a need in SK for additional pitches.

5.2.2 A recent planning application has been approved for the provision of two residential 
pitches off Harrowby Lane, Grantham.  Once provided this will leave a balance of 14 
residential pitches required over the next 2.5 years.

5.2.3 This application for a gypsy site at the above location will provide four residential pitches 
and will go some way to meet the outstanding need within the South Kesteven area within 



the next 2.5 years (short term) and will enable the Council to focus on seeking the 
provision of another additional ten pitches to 2021.

5.2.4 In terms of need the site is acceptable and will provide four pitches in a rural location on 
the edge of a village, being able to link into the local and national road networks and also 
be in a position to access schools, shops and doctors with ease either by walking, cycling 
or by vehicle. Remaining services are within very easy commutable distance of about 7 
miles to Grantham or Sleaford.  Buses pass through Fulbeck on a regular basis between 
Grantham and Lincoln.

5.3 Lincolnshire Wildlife Trust
5.3.1 Insufficient information has been submitted and the grassland search was carried out in 

February when very limited information is available on this type of habitat.  Not conclusive 
that impact upon the ecology of the site would not result.

5.3.2 Support recommendations to minimise light spill and use native species in hedgerow and 
tree planting.

5.4 Heritage Lincolnshire
5.4.1 Prior to any groundworks the developer should be required to commission a Scheme of 

Archaeological Works in accordance with a written scheme of investigation submitted to 
and approved in writing by the local planning authority. This should be secured by an 
appropriate condition to enable heritage assets within the site to be recorded prior to their 
destruction. The scheme of works should consist of a detailed topographic survey.

5.5 Environmental Protection Services (SKDC)
5.5.1 No comments to make regarding noise impacts.

5.6 Historic England
5.6.1 On the basis of the information available to date, we do not wish to offer any comments. 

We suggest that you seek the views of your specialist conservation and archaeological 
advisers, as relevant.

5.7 Parish Council
5.7.1 Fulbeck Parish Council unanimously resolved to oppose the application for the following 

reasons:
- will over dominate the current settled community, trebling the population and vehicle 

movements.
- Road safety issues as accessibility is poor as it is down a single track with a blind 

bend and is unlit. 
- Impact on ecology.  Survey was carried out in February 2019 a totally unsuitable 

time as almost all the animals/birds would be either dormant or hibernating or had 
not yet arrived from Spring Migration. Protected flora would not have emerged. 

- surface water management.
- Fulbeck is categorised as a 'non sustainable' village and has restrictions on any 

building of any residential properties. No amenities in village.
- There would be an increased burden on the Doctor's surgery which is situated in 

Caythorpe.
- When the archaeology was undertaken the wrong field was marked on the map.



- The geophysics was not taken into account.
- The application relies on deciduous trees for screening therefore site will not only be 

open for the applicants but for the residents at North End.
- The field is a traditional ridge and furrow field and as such is important to the 

heritage of the area.
- The large pond does not have fish in it so amphibians will be resident and the other 

five ponds have been ignored.
- Application immediately adjacent to the Conservation Area, would affect the 

character of the Village. This observation has been made on other planning 
applications in this area. This is also highlighted in Fulbeck Conservation Appraisal 
and Management Plan 2014 Review. 

- Not enough consideration has been given to the infrastructure namely Highways, 
Electricity and Water which could have a detrimental effect on the people already 
living in the area.

- There is already an existing traveller's site in Fulbeck and therefore an additional one 
seems excessive considering that there are no local amenities. Also, long term 
residents are not permitted to build.

- We wish South Kesteven District Council to confirm that the status of 'traveller' in this 
application is applicable. At a recent meeting the applicants stated they had always 
lived in the area and were currently living at a site at Long Bennington. The 
Government has stated that it believes 'it is fair that if someone has given up 
travelling permanently then applications for planning permission should be 
considered as they are for the settled community within national planning policy 
rather than Planning Policy for Traveller Sites'. In addition, the leading book on the 
subject (Gypsy and Traveller Law) states that Gypsy status although a material 
status is not in itself enough to override planning policies. The same book states 
than an application should ideally be accompanied by information on the evidence of 
the applicants Gypsy Status including details of Travelling by the applicant and 
family members for the purpose of work. There is no actual Gypsy status report 
available to view on the SKDC website. Reference should also be made to Wrexham 
CBC V National assembly of Wales (2003) EWCA Civ 835 containing definitions of 
Gypsies and Travellers by Auld LJ.

5.8 LCC Highways & SuDS Support
5.8.1 Initial comments (7 June 2019) - request further information regarding materials proposed 

for the area of hardstanding, together with details of the proposed surface water drainage.

5.8.2 Adjacent roads which will be used to access this site are single width only, therefore 
consideration should be given to areas of localised widening on Bulby Lane to enable 
vehicle passing.

5.8.3 Further comments (25 June 2019) - in terms of drainage it must be considered in the long 
term what effect these proposals will have on the adjacent land, particularly in an area at 
risk of surface water flooding such as this site.  We do not usually condition drainage on 
full applications unless we have some drainage detail and we are satisfied that the 
drainage methods proposed can be achieved. Generally the site should be permeable or 
have drainage methods proposed. Soakaways such as storage crates would be fine as a 
drainage method, providing ground investigation works confirm the soil types, infiltration 
rates and water table level support this. 



5.8.4 Where drainage methods are proposed, the applicant should also consider responsibility 
of future maintenance.

5.8.5 Final comments (26 September 2019) - as part of the soakaway testing we would expect 
the testing to be carried out on multiple trial holes, each to be filled three times and the 
rate in which water dissipates to be recorded. From this infiltration rates should be 
calculated, the rate of infiltration may be unacceptable, even where a site does infiltrate. 

5.8.6 There is still insufficient information to prove the site will drain at an acceptable rate using 
these methods.

5.8.7 If there were an alternative means of drainage, such as a suitable positive outfall we could 
condition this information to be provided at a later date. However this would need to be 
attenuated and then discharged at greenfield rate to ensure there was no additional 
impact as a result of the development. There are no additional details to this effect.

5.9 Historic Buildings Advisor (SKDC)
5.9.1 Initial comments (11 June 2019) - further to interest expressed from the Parish Council 

and Historic England I have been out to assess the site in relation to the above planning 
application. As the proposal will be readily visible from the rear upper storeys of Fulbeck 
Hall (Grade II*) and that the development site falls within the wider rural setting of the 
Parish Church (Grade I) and Fulbeck Hall I advise that Historic England are consulted for 
their comments.

5.9.2 In accordance with the requirements of paragraph 190 of the NPPF a heritage impact 
assessment (HIA) will also need to be submitted.

5.9.3 Final comments (9 July 2019) - object to the proposal on two grounds: 
- it fails to preserve the setting of St. Nicholas Church (Grade I) and Fulbeck Hall 

(Grade II*).
- it fails to preserve and enhance the character and appearance of the conservation 

area.

5.10 Planning Policy (SKDC)
5.10.1 The Gypsy and Traveller Accommodation Needs Assessment 2016 identifies a need of 32 

pitches in the period 2016-2036. The adopted Core Strategy contains a criteria based 
policy (Policy H4: Gypsies and Travellers) against which speculative proposals should be 
assessed.  The Council do not currently have a 5 year supply to meet the identified need 
for Gypsy & Traveller accommodation.

5.10.2 The site is located adjacent to the settlement of Fulbeck which meets one of the criteria of 
Policy H4 which requires Gypsy & Traveller sites to be” located near to or adjacent to 
existing residential area”.  However, due to limited services and facilities Fulbeck has not 
been identified as a Larger Village within Policy SP2: Sustainable Communities.  It should 
be noted however, that the village is located near to the village of Caythorpe which 
includes a school and doctors’ surgery.



5.10.3 The site may have an impact on Fulbeck’s Conservation Area and the nearby listed 
buildings of St. Nicholas’ Church and Fulbeck Hall.  Evidence should also be provided 
demonstrating the following Policy H4 criteria:

• The proposed site provides an acceptable living environment for its residents

• The site has good access to the highway network and will not cause traffic 
congestion or safety problems

• The site is not identified as an area of risk of flooding in the SFRA 

• The site will not over dominate the residential (settled) community and not place 
undue pressure on the local infrastructure

5.10.4 The application should also be assessed against other relevant policies in the adopted 
Core Strategy and Site Allocations & Policies DPD such as Policy EN2 Reducing the Risk 
of Flooding, which includes the requirement for all planning applications to manage 
surface water drainage. 

5.10.5 The application should also be assessed against other relevant policies in the adopted 
Core Strategy and Site Allocations & Policies DPD such as Policy EN2 Reducing the Risk 
of Flooding, which includes the requirement for all planning applications to manage 
surface water drainage. 

5.10.6 The emerging Local Plan includes Policy H5: Gypsies and Travellers which contains a 
number of criteria against which will be used to determine planning applications against, 
once adopted.  A Main Modification is proposed which requires sites to be in ‘reasonable 
proximity to shops, schools and health facilities. Also proposed as a Main Modification is 
the inclusion of Fulbeck as a Smaller Village in Policy SP2. Development will be supported 
if in accordance with Policies SP3 and SP4.

5.10.7 In summary, the site is located adjacent to the village of Fulbeck which has limited 
services and facilities, however the neighbouring village of Caythorpe includes a school 
and doctor’s surgery. The site is “adjacent to an existing residential area” as required by 
Policy H4, however the application must also meet the other policy criteria and accord with 
other relevant policies within the adopted development plan; for example, evidence will 
also need to be provided demonstrating that the site will not impact on Fulbeck’s 
conservation area or nearby listed buildings.

6 Representations as a Result of Publicity

6.1 This application has been advertised in accordance with the Council's Statement of 
Community Involvement.  Letters of objection have been received from over 80 separate 
local households raising many of the same concerns and summarised below.  Also, there 
has also been a petition of 247 signatures against the proposal submitted, and 2 letters of 
support from local households.

6.2 Support:
1. Flooding has not affected existing dwellings on Bulby Lane.  Will add diversity to the 

village culture.  Field has utilities and access is deemed suitable for the other 2 
dwellings there.



6.3 Objection:
1. Concerns regarding ecology report - ridge and furrow overlooked; February is 

outside the main botanical survey period; there are numerous indicators of neutral 
grassland at site entrance and on local road verge; aware of nearby records of both 
GCN and grass snake less than 1km away from site; strongly recommend reptile 
survey be undertaken.  5 other ponds close to the site that have not been mentioned.

2. Understand and accept need, but there are 2 other gypsy sites close to the site 
where vacancies are often seen.  A greater provision than any comparable rural area 
in Lincs. PPTS para. 14 "when assessing the suitability of sites in rural and semi-
rural settings, LPAs should ensure that the scale of such sites does not dominate the 
nearest settled community".  The site of 4025 sqm could accommodate 15-20 Gypsy 
families (approx. 50 - 80 people).  Will over-dominate the small population of this part 
of the village.  This site would provide 25% of SKDC's provision for 2016-2021 when 
the village has significantly less than 0.5% of the population of SK.  Placing such a 
large proportion on a single parish seems fundamentally unjust and unsustainable.  

3. Journal of Planning and Env. Law (214) J.P.L. 1057 - a condition restricting the 
number of pitches would not comply with Government's Policy on the use of 
conditions - NPPF "the six conditions".

4. Road safety: all roads that access the site for a distance of at least 500 m are 
narrow, single track lanes with high hedges and blind bends - not suitable for regular 
movement of touring caravans or larger vehicles.  Increase in use will lead to faster 
deterioration of the surface.  No industrial unit or water works on Bulby Lane as 
stated by the applicant's agent.  Residents have to maintain the road during freezing 
conditions, and it is frequently impassable due to either flooding, ice or fallen trees.

5. Many walkers and cyclists use the lanes around the site.  There are no pavements or 
street lighting.  With the sides of many of the lanes being banked so even more 
difficult to get off the road.  Adjacent owner not willing to allow purchase of land to 
enable widening of lane.  If lane was widened it would lead to loss of character.

6. Impact on views from the Conservation Area and Fulbeck Hall.
7. Village is known for its rural appearance and beautiful, quaint setting.  This is rare, 

and development would ruin that.  A caravan park here would be a 'monstrous 
carbuncle on the face of a much loved and elegant friend.'

8. The addition of 4 no. Gypsy pitches will have little or no economic impact on the 
area.  Likely a negative effect on people visiting the village.  No benefit to the 
community.

9. All applications for building within the village have been refused for a number of 
years due to the village being unsustainable.

10. Lack of basic amenities to support such a development.
11. Unsuitable site for housing, understand there are vacant pitches on nearby sites.
12. Contrary to Policy H4 of the SKCS.
13. No evidence of drainage planning.  May cause increased flood risk to neighbouring 

residential properties.  Soakaways will not work due to soil type and high-water table 
and would still need to be dispersed.  Historical drainage systems will be affected.  It 
has always been prone to flooding, there used to be a pond in the corner.  Such a 
'wet' site is not suitable for young families with children.  The site and neighbouring 
'Greenacres' are on a slope going down from the northend cliff edge with surface 
water running off the site into Greenacres as it does now.

14. Can the applicant demonstrate any connection to livelihood/trade that this site alone 
can satisfy?  Gypsies and Travellers - s.16 [of the caravan sites Act 1968] does not 



therefore apply to persons who move from place to place as the fancy takes them 
and without any connection between the movement and their means of livelihood.  
Question the personal circumstances and why 3 of the 4 families are giving up 
current 'homes'.

15. Can the applicant demonstrate why no brownfield site is suitable?
16. Should be considered in the same way as any other residential development.  To 

consider this one any differently is discriminatory.
17. Why is this even being considered?
18. Concerned that a business would be run from the site in the future.
19. Noise and light pollution would result.  Surrounding deciduous planting would not 

prevent this and it would be even more visible during Autumn/Winter.  Village and 
surrounding area currently enjoys 'dark skies', the proposal will introduce more 
artificial light.

20. The site has only ever been used for the grazing of animals.
21. Definition of 'Gypsy and Traveller' excludes those that have ceased to travel.  At the 

Parish Council meeting the applicant stated they were currently living in Long 
Bennington and Grantham.  Why leave an established site in a larger settlement 
where there is easy access to services?

22. If approved there should be conditions as follows: restriction on number of pitches; 
no commercial activity; boundary fencing; all becks and watercourses cleared before 
any site construction and maintained annually.  If the application is refused a no 
dwelling (permanent or temporary) restriction for the next 30 years should be 
imposed as it is unfair that applications can be submitted every year.

23. Impact on property values.
24. Difficult for emergency access and refuse collection.
25. Impact on local schools.
26. Currently hard to get an appointment at the doctor's surgery.
27. Lack of privacy for future residents due to the openness of the site.
28. Will set a precedent for development on the edge of the village.
29. Site can be seen from neighbouring properties.
30. Hard landscaping is in contravention of the PPTS (2015) para. 26 d).
31. Have SKDC been negligent in providing sufficient sites for gypsies and travellers?
32. The Geophysical Survey submitted with the application was prepared on the basis of 

permission for stables being sought.
33. By definition gypsies have modes of transport.  Cannot see them foregoing these in 

favour of walking or using public transport.
34. Application fails to demonstrate that it is sustainable in line with para. 13 of the 

PPTS.
35. As evidenced from other small traveller sites it is highly likely that the occupancy of 

the site would increase, thereby substantially over-dominating the local population.
36. North End is a distinct part of Fulbeck, separated from the main part of the village by 

Fulbeck Hall and its grounds. The number of households is around 26, and therefore 
the addition of 4 new households would represent a significant addition to the local 
population. Furthermore, the application site is located in an area of North End that is 
itself fairly distinct even from the rest of North End, down the hill and away from the 
Green and the main cluster of North End houses. This downhill area consists of 
around 6 households so the addition of 4 more would entirely dominate the existing 
residents. 



37. Similarities in site to the recently refused Cold Harbour gypsy and traveller site 
proposal.

38. The absence of a five-years supply of pitches needs to be considered with some 
caution. Paragraph 27 of the PPTS suggests that it may only be a significant material 
consideration in relation to applications for a temporary planning permission. This 
implies that it is not a significant consideration in respect of permanent sites.

39. There are electricity poles and cables over the field.  We understand that it is illegal 
to build under electricity cables and clearly this has an impact upon the proposed 
development.

40. In addition the site WILL "be located where use of the site would cause nuisance to 
adjoining properties", not only those adjoining but those so close by and those on 
route to and from the site development proposed, will inevitably be a nuisance by 
dint of the increased activity of vehicle movement and the additional pressures that a 
sudden influx would cause. Nuisance being defined as noise, light at night, greater 
traffic pressures on poorly served lanes, greater danger to personal safety on the 
lanes to pedestrians, cyclists horse riders and vehicles.

41. The desire to live together as a large family on a site is not a given right and has 
been denied by many residents in the local area due to current planning policy.

42. Storage of the equipment required for a lot of the business interests that the 
applicants have would be detrimental to both the area and local residents.

43. On the basis that LCC Highways have dismissed concerns about Highway safety a 
walking report has been carried out to highlight the issues of accessing amenities 
and services.

44. Many differences between the recently approved S19/1125 for a dwelling and this 
application.

6.4 Comments received from County Councillor Alexander Maughan strongly objecting to the 
proposed development as follows:

1. Highway Safety - lack of visibility; lack of verges or footpaths; no details of vehicle 
movements which due to traveller status would be frequent.

2. Drainage and Flooding Implications - would severely impair existing ridge and furrow 
drainage system impacting upon neighbouring properties and the site.  Installation of 
hardstanding will increase surface water run-off to properties downhill.  Applicant 
clearly lacks understanding of the nature of ridge and furrow.

3. Inconsistency with Policy H4 of the SKCS - the site does not have good access to 
the highway network.  The site is not accessible to shops, schools and health 
facilities by public transport, on foot or by bicycle.   Fulbeck village has very few 
amenities, none of which are accessible by footpath.

4. Designated Conservation Area - in 2014 a review of the conservation area was 
carried out with an appraisal and management plan which identified the following 
special interests: Fulbeck Hall; Views of the Trent and Belvoir Vales.  The 
development would be visible from Fulbeck Hall and clearly compromise the existing 
views.



7 Evaluation

7.1 Principle of Development

7.1.1 Policy SP1 (Spatial Strategy) of the South Kesteven Core Strategy (SKCS) provides a 
framework guiding the location of new development within the district and restricts 
development in the open countryside to:

A. affordable housing (rural exception or allocated sites) 
B. agriculture, forestry or equine development 
C. rural diversification project 
D. local services & facilities 
E. replacement buildings (on a like for like basis); or 
F. conversions of buildings.

7.1.2 While Policy H1 (Residential Development) of the SKCS, which addresses the location of 
additional housing during the plan period, provides that new housing development in the 
smaller villages and the countryside should be restricted to affordable local need housing, 
agricultural / forestry worker's accommodation and conversions in accordance with Policy 
SP1 (Spatial Strategy).

7.1.3 The application has been submitted as pitches for gypsies.  It is considered from the 
personal circumstances that although Mr Gray Snr no longer travels, the family falls within 
the definition of being gypsies.  This has not been contested by the Traveller Liaison 
Officer at LCC.  On this basis Policy H4 (Gypsies and Travellers) of the SKCS is relevant 
in the determination of this application. It provides that where evidence from the most up 
to date Gypsy and Traveller Accommodation Assessment identifies the need for additional 
accommodation planning permission may be granted or sites allocated to meet this need 
where specific criteria can be met. These are: 

 the proposed site provides an acceptable living environment for its residents; 
 the site has good access to the highway network and will not cause traffic congestion 

or safety problems; 
 the site is near or adjoining a residential area; 
 the site is accessible to shops, schools and health facilities by public transport, on foot 

or by bicycle. 
 the site is not identified as an area at risk of flooding in the SFRA. 
 the site will not over dominate the residential (settled) community and not place undue 

pressure on the local infrastructure.

7.1.4 The South Kesteven & Rutland Gypsy, Traveller and Travelling Show People 
Accommodation Assessment 2016 provides that for South Kesteven District there is an 
identified need for 32 residential pitches during the period 2016 to 2036. The need arises 
as follows over this period: 

2016 - 2021 - 16 pitches or 3.2 pitches per annum
2021- 2026 - 5 pitches or 1 pitch per annum 
2026-2031 - 5 pitches or 1 pitch per annum 



2031-2036 - 6 pitches or 1.2 pitches per annum.

7.1.5 To date 2 pitches have been granted planning permission since 2016 on Harrowby Lane 
in Grantham (S17/1378).

7.1.6 The National Planning Policy Framework (NPPF) requires that to support the 
Government's objective of significantly boosting the supply of homes, it is important that a 
sufficient amount and variety of land can come forward where it is needed, and that the 
needs of groups with specific housing requirements are addressed (para 59). 
Notwithstanding the objective to boost housing supply, the NPPF restricts new homes in 
the countryside to certain instances and it is noted that Gypsy and Traveller sites are not 
listed as one of the exemptions (para 79). 

7.1.7 However, the Planning Policy for Traveller Sites (August 2015) (PPTS), which is a material 
consideration in planning policies and decisions, addresses planning issues relating to 
traveller sites across the country stating at paragraph 25 that traveller site development in 
open countryside should be very strictly limited and that sites in rural areas should respect 
the scale of, and do not dominate, the nearest settled community, along with not placing 
undue pressure on the local infrastructure.  

7.1.8 Regardless of the above, paragraph 22 of the PPTS states:

"Planning law requires that applications for planning permission must be determined in 
accordance with the development plan, unless material considerations indicate otherwise."

7.1.9 Policy H5 (Gypsies and Travellers) of the emerging Local Plan (LP) provides that 
proposals for residential Gypsy and Traveller pitches will be supported where: 

a. the proposed site provides an acceptable living environment for its residents; 
b. the site has good access to the highway network and will not cause traffic congestion 

or safety problems; 
c. the site is accessible to shops, schools and health facilities by public transport, on 

foot or by bicycle; 
d. the site is not identified as an area at risk of flooding in the Strategic Flood Risk 

Assessment (SFRA); and 
e. the site will respect its relationship with any residential (settled) community and not 

place undue pressure on the local infrastructure.

7.1.10 The Traveller Liaison Officer at Lincolnshire County Council (LCC) has been consulted on 
the proposal and is aware of the applicants.  He has also confirmed that the only social 
rented site within SKDC is the Travellers Rest in Grantham which currently has no 
vacancies.  There are 2 other gypsy and traveller sites close to the site - Lowfields Retreat 
at Stragglethorpe and a site off the A17 at Beckingham.  Both of these are privately 
owned, and he is not aware of any vacancies or plots for sale.  Regardless of this, due to 
the private ownership, which is between a group of families, it is likely that agreement from 
all other land owners/occupiers is required before a pitch can be sold.  

7.1.11 To conclude, the most up to date Gypsy and Traveller Accommodation Assessment for 
the District identifies a need for 16 pitches between 2016 and 2021.  To date this figure 



has not been achieved and therefore the proposal would contribute towards meeting this 
requirement, however, as is outlined above a number of specific environmental and 
technical issues also need to be achieved in order for such a proposal to be acceptable, 
these are discussed in detail in the following sections below. 

7.2 Impact on Heritage Assets

7.2.1 Sections 66 & 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
require decision makers to have special regard to the desirability of preserving listed 
buildings or their settings or any features of special architectural or historic interest which 
they possess as well as the desirability of preserving or enhancing the character or 
appearance of conservation areas. Any adverse effect on a heritage asset, even if slight or 
minor, would not preserve the asset or its setting.

7.2.2 Case law has established that considerable importance and weight must be attached by 
the decision maker to the desirability of preserving the setting of heritage assets when 
balancing harm against public benefits.  

7.2.3 Policy EN1 of the SKCS requires that development must be appropriate to the character 
and significant historic and cultural attributes and features of the landscape within which it 
is situated, and contribute to its conservation, enhancement or restoration. 

7.2.4 Equally the NPPF is very clear that great weight should be given to the conservation of 
designated heritage assets and the more important the asset, the greater the weight 
should be. If harm is identified, there are two policy tests in the NPPF:  

i. Proposals which would result in substantial harm should be refused unless it can be 
demonstrated that it is necessary to achieve substantial public benefits that outweigh 
the harm. 

ii. Where a proposal would lead to less than substantial harm to the significance of a 
designated heritage asset, this harm should be weighed against the public benefits 
of the proposal. Although substantial and less than substantial harm is a matter of 
judgement the NPPG advises that substantial harm is a high test and is most likely to 
be applicable where a fundamental element of a heritage asset's special interest is 
seriously compromised.

7.2.5 There are no designated heritage assets on the site, however, there are visible earthwork 
features of ridge and furrow that are non-designated heritage assets.  Within the village 
are a small number of listed buildings where their settings are affected by the proposals - 
St. Nicholas Church (Grade I), Fulbeck Hall (Grade II*), Fulbeck Place (Grade II*), along 
with a small number of buildings located within the North End part of the Fulbeck 
Conservation Area.

7.2.6 St. Nicholas Church (Grade I) 
The Church is of extremely high aesthetic, communal, evidential and historic significance 
with C10th century origins and many later changes including a restoration in 1888.  It has 
a tower dating to the C13th which is an important landmark feature.  The immediate 
setting comprises the open churchyard and lychgate to the east and to the west the setting 
is more intimate with the enclosing boundary wall obscuring any views towards the Trent 



and Belvoir Vales.  To the north and south the immediate churchyard setting is enclosed 
by stone boundary walls.  The intermediate setting is fairly well defined comprising a 
rectilinear area of the Church and Fulbeck Hall with associated gardens, bounded at the 
north with North End, the south with Rectory Lane, the west with Bulby Lane (including 
Ash Close) and the East with the A607.  There is a long history and association between 
the Hall and the Parish Church with members of the Fane family who were former owners 
of the Hall (from 1620 until the late 20th century) having a number of memorials 
commemorating family members.  There is also a direct physical link between the two 
buildings via an opening within the north boundary wall, which provides private access to 
the Church from Fulbeck Hall. The intermediate setting also comprises the built-up part of 
the village, of which the majority of buildings are traditional in style and within the 
designated conservation area.  

The wider setting comprises the open fields of Fulbeck 'Lowfields' and the Trent and 
Belvoir Vales beyond, visually distinctive to the character of the built-up part of the village 
located on the higher ground of the escarpment. The 'Lowfields' was enclosed in 1805 and 
forms part of the Trent and Belvoir Vales Character Area (South Kesteven Landscape 
Character Study 2007).  Up until the mid-20th century there was a clearly defined 
intermediate setting of St Nicholas Church at Bulby Lane, where the western boundary of 
Fulbeck Hall gardens terminates. Since the mid-20th century there has been some 
modern development at Ash Close and Bulby Lane which has partially eroded this setting. 
The boundary of the immediate setting has therefore changed over time and presently 
terminates at the western side of Bulby Lane.

Given the elevated position of St. Nicholas's Church, the contrasting expansive character 
of the Fulbeck Lowfields and Trent and Belvoir Vales makes a strong contribution to its 
significance as a Grade I listed building, highlighting its visual prominence in the 
landscape which has been relatively unaltered since the time of enclosure. Whilst views of 
the Lowfields are restricted from the church by the boundary wall, there are still important 
views from the Lowfields back towards the church and tower which amplifies the 
connection between the wider rural setting and the Grade I listed building.

It is therefore considered that the proposal, with the siting of 4 caravans and utility 
buildings, will fail to preserve the tranquil rural setting of St Nicholas Church. Whilst it is 
pleasing to see land for grazing retained within the site there are concerns regarding the 
associated paraphernalia that may cause cumulative harm to the setting of the church.

7.2.7 Fulbeck Hall (Grade II*)
Fulbeck Hall is a country house set within large gardens and formal parkland beyond 
which has beginnings in the C17th.  It has high historic and aesthetic value, built in the 
Stamfordian style, possibly by architect George Portwood, with an attractive 5 bay front 
divided by large doric pilasters. The formal gardens to the north west were laid out in 1905 
by W. Innes Stuckey.  A number of panoramic views of the Trent and Belvoir Vales can be 
benefited at various points in the gardens and within a number of the reception rooms and 
bedrooms.  The building shares the same intermediate and wider settings as the adjacent 
Grade I listed Church.  However, given that expansive views can be benefited from a 
number of points both within the house and the gardens the rural setting of the 
Lowfields/Trent and Belvoir Vales makes an even more important contribution to the 
significance of the building.



Whilst the origins of the C17th range relate most probably to its siting near readily 
available building materials; the formal part of the main house, dating to 1733 was built in 
a more imposing and purposeful manner, to take advantage of the upland position and the 
picturesque views to the west of the Lowfields whilst still being physically separated from 
it.  

The wider parkland of the Hall stretched also in an easterly direction with a number of 
formal and structured views contributing towards its significance.  Many elements of this 
historic landscape remain, including for example, the avenue of trees to the entrance of 
the Hall and also 'Green Walk' to the east.  The Hall has had numerous owners over time, 
however, the most significant owner is the Fane family who purchased the building in 1620 
and remained in ownership until the late C20th.  Whilst the enclosure record of 1805 
shows that the Fane family owned a significant proportion of the enclosed fields in the 
village, they did not own the site subject to the proposal, thus partially removing any 
historic associations with the Hall. (N.B. ownership of the site prior to 1805 is unknown).

The site is visible in views at various locations from the Hall and vice versa.  Specifically, 
the site and ridge and furrow can be seen readily in views, from the formal gardens 
designed by W Innes Stuckey, informal gardens to the south west and the upper 
bedrooms of the Hall.  Given that the development, comprising 4 caravans and utility 
buildings, would be close to the intermediate setting of the hall and visually intrusive to 
those important views identified above it will fail to preserve the setting of Fulbeck Hall.

7.2.8 Fulbeck Place (Grade II*) 
Fulbeck Place is located within the North End area of the Conservation Area.  It is a small 
Country House built circa 1700 with a number of alterations.  It is of high historic, aesthetic 
and evidential value as a good example of a refined Country House with classical 
architectural details, although the interior is much altered.

Whilst the wider rural setting of the building will be changed because of the proposals, the 
impact will be marginal given that there are limited views towards the site (and from the 
site to Fulbeck Place) given its location further back from the escarpment.  The proposal 
therefore preserves the setting of Fulbeck Place.

7.2.9 Fulbeck Conservation Area
The significance of the conservation area has been detailed within the Fulbeck 
Conservation Area Appraisal and Management Plan (2014).  It has a nucleated settlement 
pattern and harmonious character derived from a broad similarity of architectural style and 
material palette.  The key features which contribute towards the character and appearance 
of the conservation area have been identified in the appraisal document and those most 
relevant in this case are detailed below:

 Landscape setting of Fulbeck with the Lincolnshire Cliff edge to the east making a 
significant contribution to the character and appearance of the conservation area.

 Fulbeck Hall with its landscaped parkland making a strong contribution, and forming 
structured views both within and out of, the conservation area boundary.



 Views of the Trent and Belvoir Vales can be appreciated from North End and also from 
within the private grounds of Fulbeck Hall.

There are two keys views identified in the conservation area appraisal which will be 
affected by the proposal.  The first view is from North End, looking out towards the 
Lowfields and Belvoir and Trent Vales.  Whilst some of the site will be in view during the 
winter months but given that it is partially blocked by housing (such as Stonehaven) the 
impact of the view in this instance will not be adverse. Similarly, in relation to the views 
from Bulby Lane, given the low-lying topography and tree and hedge cover views to the 
site will be limited, therefore the impact will be relatively low in this instance.  However, 
clear views of the site will be visible from a small cluster of houses at North End, such as 
The Arches, North End Farm, and The Grey House causing a significant visual intrusion to 
an otherwise attractive historic rural landscape that contributes positively to the setting of 
the conservation area.

The conservation area appraisal also gives specific reference to inappropriate 
development proposals affecting the setting being a threat to the conservation area.  
Taking into account the combined impact at St Nicholas Church and Fulbeck Hall (Grade 
II*) which are two of the most significance listed buildings in the conservation area, and 
the impact on views from North End the proposal will fail to preserve and enhance the 
character and appearance of the conservation area.

7.2.10 To conclude, the existing well-preserved rural setting contributes positively to the 
significance of Fulbeck Hall, St Nicholas Church, alongside the Fulbeck Conservation 
Area. Given that views from Fulbeck Hall will be adversely affected by the proposal and 
the character of this rural setting will be altered to its detriment through the siting of 
caravans the proposal causes harm to the significance of the listed buildings through 
damage to their settings.  There is also harm caused to the significance of the 
conservation area, in terms of impact upon its setting and key views from North End.  
Taking into account the combined impacts on St. Nicholas Church, Fulbeck Hall and 
Fulbeck Conservation Area, it is considered that the level of harm caused is 'less than 
substantial' as per paragraph 196 of the NPPF.  Additionally, there are concerns relating to 
the associated paraphernalia that may cumulatively cause harm to the setting of the listed 
buildings.

In addition to the above, the consultation response from Heritage Lincolnshire requires 
that, due to ridge and furrow being a now extinct medieval farming practice, should 
planning permission be granted a condition should be imposed requiring the submission of 
a Scheme of Archaeological Works in accordance with a written scheme of investigation 
prior to the commencement of any groundworks to enable heritage assets within the site 
to be recorded prior to their destruction.  The applicant's agent was made aware of this 
consultation response and submitted their agreement to such a pre-commencement 
condition should planning permission be granted.

Therefore, the proposal fails to comply with the requirements of section 16 of the NPPF 
and Policy EN1 of the SKCS as it causes less than substantial harm to the setting of St 
Nicholas Church (Grade I), Fulbeck Hall (Grade II*) and Fulbeck Conservation Area. The 
public benefits associated with the proposals in respect of the provision of gypsy and 



traveller accommodation does not outweigh the harm caused to heritage assets in this 
instance. 

7.3 Compliance with Planning Policy for Gypsy and Traveller sites

7.3.1 In line with advice in the PPTS (paragraph 22) the development plan must be used for the 
determination of applications, unless materials considerations indicate otherwise.  Criteria 
of Policy H4 of the SKCS; Policy H5 of the Emerging Local Plan and guidance from PPTS 
paras 23 – 26 are considered below:

Assessment against the criteria of Policy H4 of the SKCS:

 The proposed site provides an acceptable living environment for its residents - 
the application site is formed of a ridge and furrow field on lower ground to the west of 
the village which, according to details and evidence submitted by local residents, is 
prone to surface water flooding along with the neighbouring property at Greenacres.  
Further drainage investigations have been carried out at the request of the Highway 
Authority in their capacity as Lead Local Flood Authority.  At the time of writing this 
report the submitted information was insufficient to show that there would not be 
adverse impact from surface water flooding. 

There would be sufficient space within and around the proposed pitches to provide an 
acceptable level of amenity space for future occupants.

 The site has good access to the highway network and will not cause traffic 
congestion or safety problems - the Highway Authority has not raised objection to 
the proposal on the grounds that they are governed by the advice in the NPPF 
"wherein we are advised that development should only be refused on highway grounds 
if there would be an unacceptable impact on highway safety, or the residual cumulative 
impacts on the road network would be severe."  Notwithstanding this they understand 
the concerns that the Local Planning Authority have with the suitability of the roads 
immediately surrounding the site stating that: "Although the adjacent roads are single 
track there seems to be no noticeable adverse impact to the highway or verges that 
might be associated with the passing of vehicles.  With the increase in traffic generated 
by these proposals likely to be fairly minor it is not expected that there will be a severe 
cumulative impact."

In terms of highway safety, the following has been stated: "there are no existing 
dedicated footways in the general area of this application, therefore pedestrian 
provision would be similar to the existing surrounding area.  We would expect that 
drivers, particularly locals, would anticipate this and drive accordingly.  It should be 
noted that there are no recorded accidents in residential areas of Fulbeck surrounding 
this site in the last 5 years."

It is considered that the site does not have good access to main roads.  The immediate 
area, and the village of Fulbeck as a whole, is characterised with narrow, often single 
track, roads with limited verges and footpaths and high hedges or walls.  The regularity 
of vehicle movements to facilitate the day to day life of 4 families would result in an 



adverse impact upon the character and appearance of the site and its immediate 
surroundings by virtue of the significant increase in the level of traffic travelling, 
predominantly along Bulby Lane and North End Lane, to access necessary services 
and facilities outside the village.  This is likely to result in damage to verges and 
hedgerows, and subsequently adversely impacting upon the local distinctiveness and 
sense of place that Fulbeck currently benefits from.  

 The site is near or adjoining a residential area - whilst the site is very rural in nature, 
it is adjacent to other residential properties and close to the village of Fulbeck.

 The site is accessible to shops, schools and health facilities by public transport, 
on foot or by bicycle - an outline application for a new dwelling on a site on South 
Heath Lane (S19/1125) has recently been approved on the basis of its compliance with 
Policy SP3 (Infill Development) of the emerging Local Plan.  Fulbeck has been listed 
as one of the District's 'Smaller Villages' and as such, whilst it does not offer a large 
range of services, is considered to support the sustainability of services in other 
villages, particularly Caythorpe and Leadenham which both benefit from many 
amenities.  As such, although the infill development referred to is located within the 
built form of the existing village, it is not considered reasonable to say that this site is 
inaccessible as it too would support the sustainability of Fulbeck as a settlement, as 
well as services and facilities in neighbouring villages.

 The site is not identified as an area at risk of flooding in the SFRA - the site is not 
identified within the SFRA as being at risk of flooding (more details in relation to 
drainage of the site is discussed later in this section).

 The site will not over dominate the residential (settled) community and not place 
undue pressure on the local infrastructure - the application site is located with 
access via a no-through road which currently serves 2-3 dwellings (Greenacres, 
Rosecroft & The Poplars (the latter can be approached from both Bulby Lane and 
North End Lane)).  The creation of 4no. pitches, which at the present time are 
proposing to accommodate 17 individuals, would change the nature of the immediate 
area which is rural in character due to its position on the edge of the village surrounded 
on 2 sides by agricultural fields.  As there are 3no. dwellings in the immediate area, all 
of which are of an appropriate size to accommodate a family of at least 5 or 6 it is not 
considered reasonable or justifiable to state that this proposal would over dominate the 
existing residential community in the immediate area.

7.3.2 A number of letters of representation from local residents have raised the issue that there 
are already 2 gypsy and traveller sites within the Parish (Lowfields Retreat at 
Stragglethorpe and the site off the A17 at Beckingham). They consider that allowing this 
site in addition would further over dominate the residential settled community.  Parish 
Council comments state that the Parish of Fulbeck has a high proportion of gypsy and 
traveller pitches in comparison to other similar villages within Lincolnshire.  A number of 
the letters of representation provided figures concerning the issue of over dominance with 
one stating: “This site would provide 25% of SKDC's provision for 2016-2021 when the 
village has significantly less than 0.5% of the population of SK”.  



7.3.3 The District currently accommodates an average number of gypsy and traveller caravans 
within its area. The proposed projection in numbers within the Core Strategy and 
Submission Draft Local Plan reflects the need anticipated within the District for future 
years. As the Council has not allocated specific sites in either plan, it relies on windfall 
sites coming forward which will be led by the gypsy and traveller community in terms of 
location and ability to purchase available sites. One of the factors that has been identified 
in the Accommodation Assessment is proximity to the A1 for accessibility around the 
country.

7.3.4 It should be noted that Policy H5 (Gypsies and Travellers) of the Submission Draft Local 
Plan (LP) has very similar wording to SKCS policy H4 with the exception of the final 
criteria which has changed from “over dominate” to "the site will respect its relationship 
with any residential (settled) community and not place undue pressure on the local 
infrastructure".  

7.3.5 As a result of the small number of pitches proposed in Fulbeck, the relatively small 
number of gypsy and traveller pitches that currently exist in the Fulbeck Parish and the 
change of direction in policy emphasis; it is not considered that a refusal on the grounds of 
over dominance can be justified in this instance either in respect of the village itself or on a 
wider cumulative basis within the Parish.  

7.3.6 Paragraph 24 of the PPTS includes the following issues (in bold) amongst others, stating 
these are relevant matters to be considered when determining planning applications for 
traveller sites:

a) The existing level of local provision and need for sites – there are a number of 
other sites in the immediate surrounding area however these are privately owned 
and therefore not necessarily available for all travellers.  There is a need for pitches 
in SKDC.

b) The availability (or lack) of alternative accommodation for the applicants – the 
applicant has submitted information in support of the application which states that 3 
out of the 4 families currently have a base, albeit these are not ideal for them.

c) Other personal circumstances of the applicant 
d) That they should determine applications for sites from any travellers and not 

just those with local connections.

7.3.7 Further advice at paragraph 25 says that LPAs should very strictly limit new traveller site 
development in open countryside that is away from existing settlements and paragraph 26 
states that when considering applications for gypsy and traveller sites weight should be 
attached to the following matters:

a) effective use of previously developed (brownfield), untidy or derelict land – the 
site is within open countryside;

b) sites being well planned or soft landscaped in such a way as to positively 
enhance the environment and increase its openness – the site would be further 
enclosed due to the hard landscaping and erection of boundary treatment between 
pitches;



c) promoting opportunities for healthy lifestyles, such as ensuring adequate 
landscaping and play areas for children – the pitches would be a good size and 
the proposal includes the retention of paddock land to the rear;

d) not enclosing a site with so much hard landscaping, high walls or fences, that 
the impression may be given that the site and its occupants are deliberately 
isolated from the rest of the community – no high fences or walls are shown on 
the submitted plans.

7.3.8 Overall it is considered that the proposal would fail to comply with Policy H4 of the SKCS 
and Policy H5 of the emerging Local Plan in respect of access to the highway network and 
the impact of the means of enabling access to be achieved on the character of the 
surrounding area, along with the relevant guidance contained within the PPTS (2015).

7.4 Impact of the Use on the Character of the Area

7.4.1 Policy EN1 of the SKCS and paragraph 127 of the NPPF relate to the protection and 
enhancement of the character of the local area and require that development must be 
appropriate and sympathetic 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.  

7.4.2 The submitted proposed site layout plan shows the proposed pitches to be located within 
the southern section of the application site fronting onto Bulby Lane.  The site would be 
highly visible, changing the character of this agricultural area of the village.  Whilst Bulby 
Lane is a no-through road, as has been detailed in the heritage section above, the site is 
located on lower land to the majority of Fulbeck, which is on the Lincoln 'cliff' making the 
site highly visible from the east.  The plan includes the provision of further planting to the 
southern boundary; however, this would not address the site's visibility from higher 
ground, or during the winter when deciduous trees have lost their leaves. 

7.4.3 The immediate area, and the village of Fulbeck as a whole, is characterised with narrow, 
often single track, roads with limited verges and footpaths and high hedges or walls.  The 
regularity of vehicle movements to facilitate the day to day life of 4 families would result in 
an adverse impact upon the character and appearance of the site and its immediate 
surroundings by virtue of the significant increase in the level of traffic travelling, 
predominantly along Bulby Lane and North End Lane, to access necessary services and 
facilities outside the village.  This is likely to result in damage to verges and hedgerows, 
and subsequently adversely impacting upon the local distinctiveness and sense of place 
that Fulbeck currently benefits from.  

7.4.4 As such the proposal is considered to be contrary to the relevant parts of Policy EN1 and 
H4 of the SKCS in respect of access to the highway network and the impact of the means 
of enabling access to be achieved on the character of the surrounding area and Section 
12 of the NPPF.

7.5 Impact on Residential Amenity

7.5.1 Paragraph 127 of the NPPF states planning decisions should create places with a high 
standard of amenity for existing and future users.



7.5.2 The issue of the amenity of the proposed residents has been addressed in the 
consideration of compliance with Policy H4 above.  It is also necessary to assess if the 
proposal would adversely impact upon the amenity of neighbouring residents.

7.5.3 The closest residential property to the application site is Greenacres which is positioned 
close to the western boundary of the application site.  Whilst the proposed residential 
accommodation will all be single storey and therefore it is not considered that any direct 
overlooking would result, the perception of loss of privacy is likely due to the presence of 
residential accommodation on this agricultural field.

7.5.4 The proximity of the proposal which will accommodate 4 no. families will result in an 
increase in noise and disturbance by virtue of both the day to day activities and the 
comings and goings of vehicles.  There is also likely to be an increase in light pollution.  
The issues of noise and light pollution could be reduced through the erection of boundary 
fencing or landscape screening to the site boundaries.

7.5.5 These issues would not be different to the considerations should permanent, traditionally 
constructed dwellings be proposed on the site. As such it is considered that the proposal 
would not result in an unacceptable adverse impact upon the residential amenities of the 
occupiers of adjacent properties contrary to Policy EN1 of the SKCS and Section 12 of the 
NPPF.

7.6 Highway Issues

7.6.1 The matter of access has been addressed in detail under the section on Policy H4.  

7.7 Drainage

7.7.1 Policy EN2 of the SKCS together with Section 14 of the NPPF seek to direct development 
to areas with the least probability of flooding, together with implementation of SuDS 
drainage where possible, in order to minimise surface water runoff.

7.7.2 The application site is located on a ridge and furrow field, which are historical drainage 
systems channelling the water into nearby watercourses.  This is particularly true for this 
site due to its location on lower ground to the nearby village of Fulbeck.  Nearby residents 
have reported, and provided evidence of, current problems with surface water drainage.

7.7.3 Throughout the processing of the application further details of the proposed drainage 
methods have been sought and considered by colleagues at Lincolnshire County Council 
(LCC) as the Lead Local Flood Authority (LLFA). The applicant proposes that surface 
water from the site will be drained via infiltration within the site itself through the use of 
storage crates.  

7.7.4 At the time of writing this report the applicant had recently carried out percolation tests on 
the site but not submitted the outcome of the tests. On this basis there is currently 
insufficient information to prove that the site will drain at an acceptable rate using the 
proposed infiltration method of surface water drainage, however, an update on this matter 
will be provided in the Additional Items paper or reported verbally at the meeting.



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

7.8 Ecology

7.8.1 Policy EN1 of the SKCS together with NPPF section 15 require developments to 
contribute towards conservation and enhancement of biodiversity and avoid and/or 
mitigate any adverse impacts. 

7.8.2 An Ecological Assessment was submitted with this application and consultation carried out 
with Lincolnshire Wildlife Trust.  Their response, which was forwarded to the applicant's 
agent was that insufficient information has been submitted to support the findings, and that 
the carrying out of the grassland survey in February when very limited information is 
available from this type of habitat may present the possibility of greater biodiversity than 
was identified as 'improved grassland'.

7.8.3 The applicant's agent has advised that whilst they are happy to allow Lincolnshire Wildlife 
Trust access to the site to carry out further surveys, they will not be submitting anything 
additional in this regard.

7.8.4 A number of representations received from local residents have raised concerns over the 
ecology and biodiversity of the site.

7.8.5 In this respect the proposal is unacceptable and fails to accord with Policy EN1 of the 
SKCS and Section 15 of the NPPF.

8 Crime and Disorder

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

9 Human Rights Implications

9.1 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.

10 Conclusion and Planning Balance

10.1 Whilst there is a need for the provision of pitches for Gypsies and Travellers within SKDC 
the current proposal would result in adverse impact upon heritage assets; the character 
and appearance of the area and the amenity of neighbouring residents.  In addition, 
insufficient information has been submitted to prove that the ecology and biodiversity of 
the site would be protected, and that the proposal would not adversely impact upon 
surface water drainage.  As such the proposal would be contrary to Policies H4, EN1, EN2 



of the SKCS (2010); Sections 12, 14, 15 and 16 of the NPPF (2019) and guidance 
contained within the PPTS (2015).

10.2 The applicant has stated that whilst they are seeking a permanent permission, they would 
be happy to accept a temporary approval but that such elements as additional landscaping 
and permanent utility buildings would be excluded, with more reliance on temporary 
structures.  On the basis of the assessment above it is not considered that the granting of 
a temporary consent would overcome the likely harm outlined and therefore is not 
considered to be appropriate in this instance. 

10.3 RECOMMENDATION: that the development is refused for the following reasons

1. The development, if permitted, would fail to preserve the significance of both the 
Grade I Listed St Nicholas Church, Fulbeck; and the Grade II* Listed Fulbeck Hall.  
The development would also fail to preserve or enhance the character and 
appearance of the Fulbeck Conservation Area.  As such the proposal would fail to 
accord with Policy EN1 of the South Kesteven Core Strategy (2010) and Section 16 
of the NPPF (2019) as it causes less than substantial harm to the significance of St. 
Nicholas Church (Grade I), Fulbeck Hall (Grade II*) and Fulbeck Conservation Area, 
along with guidance at paragraph 22 of Planning Policy for Traveller Sites (August 
2015).  The public benefits associated with the proposals in respect of the provision 
of gypsy and traveller accommodation does not outweigh the harm caused to 
heritage assets in this instance. 

2 Insufficient information has been submitted to show that the site would be drained 
sufficiently and appropriately to ensure both an acceptable living environment for 
future residents, and to prevent the risk of flooding to neighbouring properties in 
accordance with the requirements of Policies H4 and EN2 of the South Kesteven 
Core Strategy (2010); paragraph 163 of the NPPF (2019) and the relevant provisions 
of Planning Policy for Traveller Sites (August 2015).

3 Insufficient information has been submitted to show that the proposal would not 
adversely impact upon the ecological interest of the site. As such the proposal is 
contrary to Policy EN1 of the South Kesteven Core Strategy (2010); para. 170 of the 
NPPF (2019) and the relevant provisions of Planning Policy for Traveller Sites 
(August 2015).

4 The development, if permitted, would be located on a site which does not have good 
access to main roads.  The immediate area, and the village of Fulbeck as a whole, is 
characterised with narrow, often single track, roads with limited verges and footpaths 
and high hedges or walls.  The regularity of vehicle movements to facilitate the day 
to day life of 4 families would result in an adverse impact upon the character and 
appearance of the site and its immediate surroundings by virtue of the significant 
increase in the level of traffic travelling, predominantly along Bulby Lane and North 
End Lane, to access necessary services and facilities outside the village.  This is 
likely to result in damage to verges and hedgerows, and subsequently adversely 
impacting upon the local distinctiveness and sense of place that Fulbeck currently 
benefits from.  As such the proposal would be contrary to Policies H4 and EN1 of the 



South Kesteven Core Strategy (2010) and the relevant provisions of Planning Policy 
for Traveller Sites (August 2015).

Financial Implications reviewed by: Not applicable

Legal Implications reviewed by: Not applicable
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