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1

Introduction

1.1

Members will recall that the application was considered at the meeting of the Planning
Committee on 26 June 2019. At that meeting, the Committee resolved to defer the
application. The resolution stated:

1.2

“It was proposed, seconded, and on being put to the vote, agreed, to defer application
S18/2263 to obtain further information on road safety matters and speed issues with
particular reference to footpath and pedestrian access. It was then, proposed, seconded
and agreed that application S18/2264 be deferred pending the determination of application
S18/2263.”

1.3

Since the meeting, the applicant’s agent commissioned additional work to further clarify
their proposals which was set out in a letter from the agent dated 22nd August 2019 and
summarised as follows:

1.4



Road safety – a new speed survey and review of the access proposals and site
accessibility by the applicant’s highways consultant. The applicant has also met with
County and District Councillors representing parishes to the north of Market Deeping
since the June Planning Committee meeting to discuss the proposal and attended a
meeting with Langtoft Parish Council, where the Chairman of the Planning Committee
was also present. The application site and the justification for the location is
documented as part of the application. The applicant has had detailed discussions
with the County Council Highway Officers to ensure the access design is suitable for
the proposal and would meet the County’s technical requirements for alterations to the
public highway.



Pedestrian Route and Demand – the applicant has submitted a plan and
photographic illustration to show the pedestrian route from the built-up area of Market
Deeping to the footpath opposite the application site on the A15. There are already
purpose-built tactile crossing points in place at key locations on both sides of Northfield
Road and the A1175. These are shown on viewpoints 5 and 6 of the submitted
photographic illustrations. This provides a continuous footpath connection from the
built-up area within Market Deeping to a point immediately opposite the application
site. The applicant proposes new tactile crossing points at the northern junction of the
A15/A1175 roundabout and then a designated footpath into the proposed roadside
services site. The applicant considers both the A15 and the A1175 safe for pedestrians
to cross if the designated crossing points are used appropriately. The applicant also
refers to a case study example of a similar proposal to demonstrate how many users
visited on foot. The applicant considers it more likely that residents would use the
Tesco supermarket on Godsey Lane or the shops in the town centre which provide a
more comprehensive selection of provisions and avoid the need to cross the A15 and
A1175.

Following re-consultation on the additional information the following comments were
received.
County Highways:

The assessments undertaken by Markides Associates dated 19 August 2019 confirm both
that the correct guidance has been followed and applied by the scheme's designer and
that the highway authority's conclusion, that the scheme as a whole is satisfactory in
highway safety terms, is correct.
I am not familiar with the Olney junction but I am very familiar with both the Holdingham
Roundabout services and the Holbeach Road, Spalding services. Both of those sites offer
considerably more ancillary services than those proposed to be provided at the Market
Deeping site. The Spalding site includes a McDonald's restaurant that attracts customers
who arrive on foot from the nearby residential area and who, it is evident, are able to
safely cross the A16 Spalding by-pass.
To confirm, the Highway Authority does not wish to alter its response to this application in
the light of this additional information.
In respect of the suggestion of a reduction in the speed limit on the A15 the Authority has
a strictly applied policy for speed limit reviews. The process is subject to meeting
prescribed qualifying criteria and extensive consultation and is not therefore something
that could be pre-empted say by means of Planning Obligations.
The highway works to form the Ghost Island Right-turn Lane on the A15 will need to be
subject to a legal agreement with the Highway Authority under Section 278 of the
Highways Act 1980. Although the plan elevation design for these works, submitted in
support of the Application, meets the geometric standards for such a junction, the
Consultants for the Applicants will need to prepare further drawings with additional details
such as levels, drainage, cross-sections, street lighting and material
thicknesses/specifications so that a Contractor could construct the works. The Section 278
Agreement will be supported by a Guarantee Bond to ensure that the works are completed
in the event of default.
Market Deeping Town Council:
Wish to reiterate all their previously submitted comments, in particular its grave concerns
regarding the safety of the proposed junction
1.5

As officers, we are content that the additional information provides the clarification that
members requested at Planning Committee in June 2019. Having reconsulted County
Highways have confirmed that they are still happy with the proposals.

2

Officer Recommendation

2.1

The officer recommendation and suggested planning conditions remain as per the original
officer report which is attached as an Appendix to this report.

Elevations

Site layout plan

Existing routes

Appendix 1 – Officer Report to Committee 26 June 2019
1

Description of site

1.1

The application site is to the north west of the A15/A1175 roundabout located to the north
of Market Deeping.

1.2

The site is part of a larger agricultural field, which is bounded by existing vegetation on its
southern and eastern sides. The southern and eastern boundaries follow the edge of the
A1175 and A15 respectively with additional verge area between the site boundary and the
road. The site is level, and set at a lower level to the road, with those adjacent roads being
raised on embankments. The two roads are lit in the vicinity of the roundabout and the
development site. The site is visible from the public highway and a footpath.

1.3

The site is separated from the main part of Market Deeping (to the south) by the A15 and
A1175.

2

Description of proposal

2.1

The proposal is for roadside services, comprising a Petrol Filling Station (PFS) with
ancillary retail element, car parking for staff and customers and landscaping. The scheme
has been revised during the determination of the application, in response to the comments
raised by consultees and Officers.

2.2

The proposed PFS building would be of a simple mono-pitched roof design, with a
maximum height of 4.6m and dropping down to 3.5m. It would front onto the proposed
fuelling area where the elevation would comprise a large glazed element. The remaining
elevations would be finished in composite cladding. The colours to be used for the
cladding would be white over a black skirting, the roof would be finished in a grey
composite cladding, with grey fascias. The building would measure 12.05m x 27.3m, to
create a floor area of approximately 300m2 which would provide a limited range of basic
top up goods to be sold alongside the primary PFS operation, including:




confectionery, snacks and drinks,
convenience groceries (chilled/dairy, tinned and package goods),
non-food goods including household, toiletries, newspapers/magazines, BBQ fuels,
cigarettes, and car care items.

2.3

The fuelling area would measure approximately 28.8m x 11m and pumps are to be
arranged in a "starter gate" arrangement, allowing for simultaneous refuelling of 8
vehicles, and would cater for all vehicle types. Passing space is also included to allow
efficient operation. The fuelling area would be covered by a canopy measuring 6.2m at its
highest point, a minimum of 5.4m to underside to allow sufficient height for HGVs and
larger vehicles.

2.4

The submission indicates that the proposals are designed to meet the need for fuel related
customers, primarily from passing trade, although it is identified that the facilities may also

be utilised by local residents. The submission also identifies that the PFS will be provided
by BP and the store operated by Marks and Spencer Food. Both the store and the filling
station will operate 24 hours a day.
2.5

A total of 24 parking spaces, including 2 accessible bays for customers would be provided,
along with a further 4 for staff.

2.6

The access is proposed from the A15, with a circulatory route created within the site. To
facilitate the access, off-site highway works are required to be undertaken on the A15.

2.7

In addition, landscaping works are proposed including the creation of new boundaries to
the north and north-west, along with sustainable drainage proposals and additional
planting internally within the site. Details relating to lighting, hard landscaping materials,
storage tanks and interceptors have all been provided within the submission.

2.8

A separate, but linked submission has been made under S18/2264 for advertisements
associated with the development proposed for the site. This includes for a variety of
signage proposals including:




2 x free-standing ID signs - 2.29m wide x 7m high - to be internally illuminated
Canopy signage - illuminated signage on all sides of the canopy over the fuel pumps,
along with signage over fuel pumps
Building signage - including illuminated branding, illuminated lettering, and nonilluminated poster boards.

2.9

All of the signage would be reflective of the operators of the facility, including BP, M&S
and Wild Bean Cafe, and would display products or services available at the premises.

3

Relevant History
Reference
S18/2264

Proposal
Decision
Various illuminated and non-illuminated Pending
signage
Decision

4

Policy Considerations

4.1

National Planning Policy Framework (NPPF)
Section 12 - Achieving well-designed places
Section 2 - Achieving sustainable development
Section 4 - Decision-making
Section 6 - Building a strong, competitive economy
Section 7 - Ensuring the vitality of town centres
Section 9 - Promoting sustainable transport
Section 15 - Conserving and enhancing the natural environment
Section 16 - Conserving and enhancing the historic environment

4.2

South Kesteven District Council Core Strategy

Date

Policy SP1 - Spatial Strategy
Policy E1 - Employment Development
Policy E2 - Retail Development
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

4.4

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

5

Representations Received

5.1
5.1.1

Parish Council
Market Deeping Town Council have made comments on the amended plans. The Town
Council notes that:
The northbound lane is quite wide as it comes off the roundabout, thus making it difficult
for the pedestrians to cross. Could the island be enlarged or hatching added to try to
reduce the size of the lane and so make it easier to cross? A planning condition will need
to be put in place to ensure that the off-site changes, including those mentioned above
and the installation of the dropped kerbs etc are either carried out by the developer or
funded by them. The Town Council is disappointed to note that the EV charging bays have
disappeared from these new plans.

5.1.2

Langtoft Parish Council did not comment on the amended plans, but their earlier
objections remain relevant. They raise concerns that the access is unsafe, particularly
given the potential increase in vehicle movements expected. They advocate an alternative
solution which would see traffic exit onto the dual-carriageway in a similar fashion to the
arrangements at Glinton.

5.2
5.2.1

LCC Highways & SuDS Support
Raise no objections, requests only a condition in relation to the delivery of the access
works and associated highway changes which would be delivered through a S278
highway agreement.

5.3
5.3.1

Environment Agency
Remove their previous objection to the scheme, and raise no objections in light of the
amended information presented. Request a condition in relation to a detailed scheme
relating to the installation of any underground tanks.

5.4
5.4.1

Invest SK (SKDC)
Support the proposals on the grounds that:
As a growing economic centre in the South Kesteven district, The Deepings is currently
served by just one petrol filling station located in the retail centre of Market Deeping. In
line with the aspirations of the District there is a need to develop a 'local' economy where

greater levels of spend are retained and not as is currently the case leaking out to
neighbouring authorities. Presently anyone commuting across this part of the district will
most likely make use of petrol filling stations in the Peterborough area rather than make
the diversion into Market Deeping centre. It is therefore a positive of this application that
more spend can be retained in the District through provision of an additional filling station.
The retail offering identified in the planning application does not appear to in anyway
compete with or detract from the current town centre offering in Market Deeping and is the
typical type of ancillary offering normally associated with a roadside filling station. In
addition to this the location does not present itself as somewhere local residents would
identify as a retail destination in preference to the town centre. The creation of 25 jobs to
support the development is also very much welcomed. In summary, the effect of bringing
this development forward for its intended use in the location identified will have a positive
impact on the economy of the District without detracting from the current town centre
offering.
5.5
5.5.1

Environmental Protection Services (SKDC)
Raise no objections and have no comments to make.

5.6
5.6.1

Heritage Lincolnshire
Raise no objections to the proposal. They identify that a heritage impact assessment and
geophysical survey report for the site has been submitted which describes the known and
potential archaeological remains at and in the vicinity of the site. In summary, the results
of the geophysical survey, together with the cropmark evidence indicates a high potential
for archaeological remains within the development site, particularly of the later prehistoric
period.

5.6.2

There is potential for impact on any buried archaeological remains. Given the findings of
the foregoing assessment, a programme of archaeological work would be required in
order to determine the nature, character and date of archaeological remains present within
the site and to inform any further mitigation which may necessary. Initially this should take
the form of trial trenching, targeting features identified as well as testing areas where
remains may be present but are not detectable by aerial photography or geophysical
survey. Depending on the results of the trenching, further archaeological work may be
required to investigate and record remains which will be damaged or destroyed by the
development.

5.7
5.7.1

Welland & Deeping Internal Drainage Board
Raise no objections, and provide copy of detailed comments which were given to the
applicants at pre-application stage. These highlight recommended connection points and
methods, the need for maintenance agreements with LCC, the need for a surface water
discharge application and consent to alter a watercourse. In addition, in relation to the
revised information, they advise the approach is agreeable in principle, subject to the
submission of an application in advance of the works and the agreement of technical
details.

5.8
5.8.1

Minerals And Waste Planning (LCC)
Raise no objections. They identify that the applicant has demonstrated that in accordance
with the criteria set out in Policy M11 of the Minerals and Waste Local Plan: Core Strategy
and Development Management Policies (2016), the development is of a minor nature

which would have a negligible impact with respect to sterilising the mineral resource, and
also that prior extraction of the mineral would be impractical. Notwithstanding the above,
they identify that the applicant should include provision within their construction
management plan for the utilisation on-site of any minerals encountered during
construction of the proposed development
5.9
5.9.1

Lincolnshire Fire & Rescue Services
Previous objection now removed as a result of revised plans, and notes that a fire hydrant
is proposed to be installed within the development.

6

Representations as a Result of Publicity

6.1

This application has been advertised in accordance with the Council's Statement of
Community Involvement and 11 letters of representation have been received.

6.2

10 objections were received, the points raised can be summarised as follows:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.

Lack of need for another services or M&S - negative impacts on other existing
facilities
Loss of agricultural land
Potential for opening up of surrounding land for more development - closure of
separation between Market Deeping and Langtoft
Highway safety and congestion at roundabout
Accessibility for larger vehicles eg lorries
Concerns regarding the Transport Assessment
Sustainability - location and accessibility for existing residents of Market Deeping
Concerns regarding location - would be better suited on Northfields Road
Impact on countryside
Poor design of facilities
Impact on amenity of Tithe Barn Farm
Light pollution
Contrary to local and national planning policies
No benefit for local residents
Loss of open fields

1 letter of Support was received, which highlights:
1.
2.

The location near to the roundabout is a fabulous idea.
Will bring in competition for petrol buying and more accessible too.

7

Evaluation

7.1

Principle of Development

7.1.1

The site is located outside of, but in close proximity to the town of Market Deeping, being
separated from it by the A1175. Market Deeping is a settlement identified as being
suitable and sustainable for growth, however, the site itself would fall within the
countryside in planning terms.

7.1.2

Policy SP1 of the Core Strategy seeks to restrict development within countryside areas but
under criteria D it allows for ‘Local services and facilities’. This is subject to the
sustainability of the site being considered along with all other material considerations.
Policy SP1 does not define what is considered a ‘local service’ or ‘facilities’. In addition to
this, Policy E1 allows for employment development within rural areas provided that there is
a justification relating to the need for the facility and that the proposals would contribute to
the rural economy.

7.1.3

The NPPF offers general support towards the proposals as part of the overall desire to
secure a strong and prosperous economy, including rural areas.

7.1.4

In addition, it should be noted that whilst only limited weight can be attributed to the
emerging policies of the submission Local Plan, the policies of that plan do seek to
encourage economic growth across the District, including in the Market Deeping area and
within the rural area. This proposal would therefore align with these objectives, as well as
aligning with the Council’s corporate priority for Growth.

7.1.5

In light of this policy position, it is necessary to consider the detailed aspects of the
scheme before concluding on the matter of principle. There is clearly a need to carefully
consider the justification for the proposals and the impact of the development that would
result. This is as set out in the following section of this report. Overall, if the development
is concluded as being acceptable in all other respects, the scheme would be in general
accordance with the development plan as a whole.

7.2

Economic Considerations - including need for the development

7.2.1

As set out above, Policy E1, the emerging Local Plan policies and the NPPF do allow for
new proposals which would contribute to the economy and appropriate growth within rural
areas. This is subject to an appropriate justification being presented.

7.2.2

The proposals are for a Petrol Filling Station, with an ancillary retail element. Collectively
the proposals would constitute a sui generis use. As a result, when taken as a whole, the
proposals do not fall within the types of development which comprise 'main town centre'
uses as defined within the NPPF, however, the retail element would be a 'main town
centre' use if taken in isolation. In this instance it must be remembered that the retail
element is ancillary to the primary use of the site as a petrol-filling station.

7.2.3

In terms of the need for and location of the facility, the applicants have provided significant
supporting justification, including the following statements:



The aim is to provide a high-quality facility, capable of efficiently serving the refuelling
needs of passing vehicles in large volumes.
The purpose of the proposed facilities is, however, to directly address the needs of the
passing motorist and to prevent vehicles from detouring away from the main road in
search of the essential facilities of toilets, fuel, refreshment and rest. Such facilities can
only be provided effectively if they are located close to the strategic road. The needs
would not be met by a facility that was remote from the main road or less prominent.







7.2.4

The site would be adjacent to a strategic junction, and would be able to service trade
from all directions with minimal detour required, allowing for efficient continuation of
onward journeys.
The site would also provide conveniently located facilities for residents leaving or
returning to Market Deeping, and would support its role as a key market town.
Traffic flows are strong and readily capable of supporting a new proposal, generating a
substantial need for services including fuel, rest and refreshment.
The site is considered to be commercially viable, as the access arrangements would
be effective and allow the needs of all passing traffic to be met.

Consideration has been given to the location and nature of other similar facilities, with this
conclusion:








Traffic travelling South via the A15, A1175 and the A15 towards Peterborough or the
return route travelling North - Glinton Service Station is some 4.9 miles south of the
site and there is a significant gap on this section of the strategic road network between
Bourne Service Station and Glinton Filling Station of 10.2 miles. The proposed site is
located approximately centrally within this gap.
Traffic travelling West from Spalding via the A1175 towards Stamford and the A1 or the
return route travelling East - Between the modern site at Spalding and the Morrisons
supermarket site in Stamford, there is a gap of 16.9 miles. This represents a significant
gap in service area provision on this route and the needs of the motorist are not
effectively met at present.
Traffic travelling south then west on the A15 and A1175 towards Stamford or the return
journey East then North - There is a gap of some 12.9 miles between Bourne Service
Station and the Morrisons facility in service area provision.
It is noted that the report highlights that Tallington Filling Station, Hindmarch Garage,
and Katesbridge Service Station have all been considered within the analysis, but for
varying reasons have been discounted from further analysis as the facilities they
provide would be limited compared to the development proposed - for example, a lack
of ability to support HGVs, size of fuel forecourt or shop, or have been designed to
meet the needs of local traffic as opposed to passing trade. In the opinion of the report,
none of these facilities offer comparable facilities to those proposed by the application,
and are not sufficient to meet the needs of passing trade along this part of the strategic
road network.

7.2.5

The applicant's submissions have also considered the potential for the facility to be
located on other sites within the area, including the proposed Local Plan employment
allocation DEP.SE1 which relates to land fronting Peterborough Road on the approach to
Market Deeping from the north. It benefits from outline planning permission for
employment use.

7.2.6

The application's submission forms a type of sequential test approach to the siting of
roadside services. The applicant's report references the key strengths of the proposed
site in terms of location, and to that end, they consider the allocation DEP.SE1 to be
weaker than the proposed site from a commercial perspective. They consider that the
allocation site would be less preferable as it would not meet the full needs of the
development in terms of attracting passing trade - specifically as a result of visibility to

passing motorists. In addition, allocation DEP.SE1 would be accessed via a local highway
route as opposed to being accessed from the strategic road network off the A1175/A15. In
conclusion, the report identifies that the allocation DEP.SE1 would not provide an
appropriate site to meet the needs of the operators of the site nor would it be a suitable
location for the type of modern service facility which is proposed in this instance. The
report concludes that there are no other locations within the Market Deeping area which
would offer an effective alternative location for the development that is proposed.
7.2.7

In terms of the effect on other facilities within the area, the applicant's submissions have
considered this issue in detail and for the reasons identified above, have concluded that
the proposals would be unlikely to have a negative effect as the proposed development
seeks to cater for a different market, when compared to existing, local competitors. In
addition, they identify that competition between businesses is not a material planning
consideration. They highlight that as the scheme seeks to bring new, modern facilities, to
cater for latent market demand and increase choice within the area, they believe that this
is a commercially viable, and deliverable proposal. They go on to identify that the
proposals have the potential to present economic benefits to the rural economy, as well as
providing new facilities which could be utilised by existing residents of nearby
communities. It is identified that the PFS operation would provide for a range of job
opportunities owing to the 24/7 nature of the operation - with a potential to create
approximately 25 full-time equivalent positions, although with part-time roles this is likely to
be increased. Furthermore, there would be economic benefits resulting from the
construction process and additional business rates revenues. This job creation (as a local
finance consideration) carries significant weight in the planning balance and weighs
strongly in favour of the scheme.

7.2.8

Having considered the applicant's submissions, it is considered that there is no evidential
basis to counter the applicant's position that there is a need for this facility, and it is
considered that a reasonable case has been presented which justifies the need for the
facility and the proposed location over allocation DEP.SE1.

7.2.9

In addition to the applicant's sequential site assessment, the land to the south of the
application site sandwiched between the western fringe of Market Deeping settlement and
the by-pass are largely taken up by a current undetermined application (S18/2146) for up
to 260 dwellings and open space or a proposed Local Plan housing allocation DEP.H1
with an indicative number of 73 dwellings. There is an application for a village green
designation on a large portion of this land awaiting determination. This would preclude
these sites from being currently available for roadside services. This minimises the
alternative options for the proposed development on the fringes of Market Deeping and
adds further justification to the chosen location.

7.2.10 Consultation has been undertaken with InvestSK, who have provided a detailed, and
positive comment in support of the proposal. From an economic perspective, they highlight
that as a growing economic centre in the South Kesteven district, the Deepings is currently
served by just one petrol filling station located in the retail centre of Market Deeping and
therefore the proposal would help in providing new opportunities to the local market. In
addition, they identify that the scheme would help to develop a 'local' economy for the
District where greater levels of spend are retained and not as is currently the case leaking
out to neighbouring authorities. Presently anyone commuting across this part of the district

will most likely make use of petrol filling stations in the Peterborough area rather than
make the diversion into Market Deeping centre. This application would therefore allow
potential for more spend to be retained in the District. They also identify that the retail
offering would be unlikely to compete with or detract from the current town centre offering
in Market Deeping and is the typical type of ancillary offering normally associated with a
roadside filling station. In addition to this the location does not present itself as somewhere
local residents would identify as a retail destination in preference to the town centre. they
also welcome the provision of the additional 25 jobs. Invest SK conclude that the
proposals will have a positive impact on the economy of the District without detracting
from the current town centre offering.
7.2.11 In light of the above, the proposals would result in a form of development which is likely to
benefit the local economy, and would create additional jobs. The proposals have been
appropriately justified, and it is considered that the location has been appropriately
evidenced through the applicant's submissions. It is considered that the proposed location
would allow the development to create additional facilities within the local market which
would meet the needs of passing trade, whilst also having the potential to provide
additional facilities which would service the needs of the local community. In terms of the
impact on existing facilities within the local area, this has been carefully considered
through the application submissions, and there is no evidence to demonstrate that an
adverse effect would occur. Furthermore, it is clear that the intention of the proposals is to
meet a different type of market when compared to the operation of some other facilities,
and thus, whilst the provision of modern facilities to meet passing trade could have some
minor negative effect as a result of diversion of existing trade, this would need to be
balanced against the positive economic effects which would be created through this new
facility including the new jobs created and the effect of capturing latent market demand for
petrol filling station facilities and the associated spend within the District. On balance it is
considered that the proposals would be likely to have a positive economic effect, and
would therefore be in accordance with the aims of both local and national planning policy
in supporting a vibrant, sustainable and competitive economy.
7.3

Highway issues

7.3.1

Policy EN1 of the adopted Core Strategy states that development proposals will be
assessed in relation to (amongst other criteria) the layout and scale of buildings and
designed spaces. Paragraph 109 of the NPPF advises that development should only be
prevented or refused on highways grounds if there would be an unacceptable impact on
highway safety, or the residual cumulative impacts on the road network would be severe.

7.3.2

Given the nature and intention of the proposed use, coupled with the intended location,
highway matters are a major determining matter in this case. Concerns have been
expressed in respect of the highway safety of the proposals, along with matters of
accessibility. Comments have also been made regarding the suitability of the proposed
access arrangements, particularly when compared to other suggested arrangements
(such as separate in/out arrangements utilised at other services such as Glinton).

7.3.3

The access arrangements, and associated highway works have been the subject of
considerable discussion during the determination of the application. These have been
reviewed by consultees and amendments have been made by the applicants in response

to this. Furthermore, a Transport Assessment has been submitted in connection with the
proposal which seeks to assess the impact of the proposals upon the highway network
and identify the acceptability of the proposals in highway terms.
7.3.4

The access is proposed to be located on the western side of the A15 when heading north
towards Langtoft, approximately 50m from the A1175/A15 roundabout. The access would
have visibility splays of 4.5m x 215m and 4.5m x 90m. The access would be formed of a
bellmouth junction, which would lead down to a 5m route into the site. On exit there would
be a 3.8m roadway which would widen at the junction with the A15. To facilitate this
access from the A15, works would be required in the carriageway, including the creation of
a ghost-island right-turn lane, and a pedestrian crossing point which would be similar to
other existing facilities on the other arms of the roundabout.
In terms of traffic generation associated with the proposed use and highway safety, the
Transport Assessment submitted with the proposals identifies the following summary
conclusions:
 The proposed development has the potential to generate around 100 two-way vehicle
movements per hour during the peak periods and around 1,400 two-way vehicle
movements per day, of which a small number would be HGVs.
 The proposal would primarily result in a redistribution of existing trips, rather than the
creation of new trips. Having regard to the location of the site it is therefore anticipated
that the trips attracted to the proposed development would be linked trips (either passby on the A15 or diverted from A1175, B1524 or Northfields) currently being made on
the local highway network.
 Vehicular access to the proposed development site would be from the A15 via a new
ghost island junction. It has been demonstrated that, taking into account committed
development and traffic growth to the future assessment year of 2023, the site access
arrangements would operate satisfactorily. On-site observations and assessment of
the operation of the local highway network have revealed no existing issues relating to
highway capacity or safety and the local highway network operates satisfactorily. It has
been demonstrated that the A15/A1175 roundabout currently operates within capacity,
with small queues being modelled on all approaches - this is consistent with what has
been observed on-site. It has been demonstrated that the roundabout will continue to
operate within capacity during the peak periods in the 2023 future assessment year
'with committed development' scenario and that addition of the traffic associated with
the proposed development has little effect on the operation of the roundabout - it
continues to operate satisfactorily.

7.3.5

The Highway Authority have considered the proposals and identify that the TA has been
prepared by a competent person in accordance with the prescribed guidance. They agree
with the conclusions of the TA that the development and proposed access to the site can
be served and operate without having an unacceptable impact on the local highway
network. They do not object to the development, however, they have requested a
condition to secure the delivery of the access arrangements and associated highway
works (including a ghost-island and right turn lane) which would be delivered through
S278 of the Highways Act. There is considered to be sufficient space to deliver the
required improvements to be confident that the works can be accommodated within the
existing highway and land within the control of the Applicants, but there will inevitably be a

degree of further discussion between the Highway Authority and the
applicants'/Developers' Consultants to arrive at a fully worked-up engineering design that
could be handed to a contractor to complete the works on the ground. It is also noted that
a Stage 1 Safety Audit has been undertaken and that no problems that cannot be resolved
at detailed engineering stage were identified.
7.3.6

In light of the above, the technical advice received identifies that the proposals would be
acceptable in highway safety terms, and there is no evidenced basis to warrant refusal of
the scheme on highway safety grounds.

7.3.7

It is noted that Langtoft Parish Council have consistently objected to the proposals on the
basis of highway issues including safety and traffic generation associated with the
proposed use. It is noted that their preference would be for an alternative solution in
respect of highway access (such as a dedicated in/out arrangements as found at other
facilities such as Glinton) or for the facility to be located on the Market Deeping side of the
roundabout. In this regard, alternative locations for the proposed roadside services have
been considered which included the potential for sites on the opposite side of the
roundabout have been considered earlier in this report. No alternative sites are suitable.
Whilst there may be alternative options for highway access, the application must be
determined on its own merits and with regard to the submissions that have been made. It
is noted that the Highway Authority have advised that there is insufficient evidence to
demonstrate that a proposed alternative access/egress arrangement would be required,
and as such there is insufficient basis to refuse permission for the arrangements
proposed. They also note that there are many other similar facilities which operate safely
with the arrangements sought through this application. In this case, the proposed
arrangements have been concluded as being technically achievable and appropriate in
safety terms.

7.3.8

Turning to issues of accessibility, representations have been made that although the site
is relatively close to Market Deeping it is particularly hard to access by means of transport
other than a private car as footpath and cycle access is poor and dangerous having regard
to the need to cross the A15 at a point where vehicle speeds are high. The site is not
considered to be readily accessible to either staff or residents who may visit the retail offer
on a convenience basis.

7.3.9

The Transport Assessment and other submissions with the application identify that the
intention of this facility is primarily aimed at passing trade, and whilst it would be likely to
be used by local residents, it is unlikely that they would seek to access the site by means
other than the private car and thus such journeys are likely to be in the minority. As such,
sufficient car parking facilities for all users and staff have been included within the
development proposals. That said, some limited improvements would be secured to
provide pedestrian and cycle connectivity in a manner which is similar to those crossing
facilities found on the other arms of the roundabout as required by condition 3.

7.3.10 The comments from the Highway Authority in respect of accessibility identify that they
have considered such matters in their assessment of the proposals. Specifically, they
have advised that the carriageway lane width on the north-bound exit off the roundabout is
no wider than that of the east-bound exit off the roundabout, where there is an existing
informal pedestrian and cyclist crossing. Accordingly, additional carriageway markings or a

physical reduction in the lane width is not necessary. The relative merits of having
pedestrians and cyclists crossing at the existing roundabout splitter island (as proposed)
or at a new central island within the ghost island right-turn lane and been considered and
the proposed arrangements are considered to be the most appropriate and safer option.
They raise no objections to the proposals in this regard.
7.3.11 Given the purpose of the proposed roadside services to serve passing trade and users of
the strategic road network, as opposed to serving the specific needs of nearby
communities, it is considered that the site would be suitable and appropriately located and
would be served by an appropriate level of connectivity.
7.3.12 Overall, it is concluded that in respect of highway issues, the proposals would provide
acceptable highway arrangements which would be commensurate to the nature and scale
of use that is proposed. The proposals would not have any significant detrimental impact
upon highway safety or the operation of the highway. Some limited off-site improvements
would be included to improve accessibility for non-motorised road users and these are
considered to be appropriate given the nature of the use that is proposed. To that end, it is
considered that the scheme is acceptable in relation to highway matters, and the
proposals would be in accordance with both local and national planning policies. In
particular, the proposals would not exceed the severity or highway safety tests within the
NPPF.
7.4

Impact of the use on the character of the area

7.4.1

Policy EN1 of the adopted Core Strategy states that development proposals will be
assessed in relation to (amongst other criteria) local distinctiveness and sense of place,
the quality and character of the built fabric and their settings. Part 12 of the NPPF
(Achieving well-designed places) states that good design is a key aspect of sustainable
development and new development should be visually attractive as a result of good
architecture and appropriate landscaping.

7.4.2

A detailed Landscape & Visual Impact Assessment has been submitted in connection with
the proposals and which seeks to identify the likely impacts of the proposed development
on the character and appearance of the area. In summary this identifies:
 The site comprises a level parcel of agricultural land which is in the corner of a larger
arable field to the north east of the A15/A1175 roundabout to the north of Market
Deeping.
 The land is featureless apart from boundary hedgerows along the southern and
eastern boundaries of the field. Within the road verge adjacent to the A15 is a drainage
ditch which is dry and open. There are no significant mature trees or other habitats of
note within the immediate area.
 The site lies within "The Fens" character area within the SKDC Landscape Character
Assessment 2007 which identifies key characteristics including low, flat terrain; large
open fields; sparse trees/woodland cover.


Although there is open countryside surrounding the site, the adjacent A15/A1175
roundabout is extremely busy and heavily influences the character of the site. In
addition to the busy road network and the proliferation of lighting, signage and traffic













7.4.3

movement associated with it, the site's location close to Market Deeping, Langtoft and
Northfields Industrial Estate detracts from the rural remoteness and tranquillity which is
characteristic in some parts of this character area.
Views of the proposed development will be mainly limited to close views from the A15
directly to the south and east of the site, and the A1175 east of the site. There may be
some mid distant views of the proposal from Meadow Road, and the southern end of
New Road to the north east of the site, but it will be difficult to perceive any detail
against the backdrop of existing road signage, lighting, and moving vehicles associated
with the busy roundabout.
The visual impact on the whole is limited to the immediate vicinity of the site itself, due
to a variety of factors including roadside vegetation, road layout and the embankments
associated with the A15 west of the roundabout, planting associated with the
A15/A1175 roundabout and that directly to the south of it, and a lack of Public Rights of
Ways in the vicinity of the site which would give access to public views of the proposal.
This impact is further affected by issues such as the landscape backdrop to particular
views, the proximity and character of other existing development or structures, and
intervening planting and buildings.
The proposals would have little impact on views from Market Deeping and Langtoft.
Market Deeping, although located close to the site, is separated from it by the A15
which is on an embankment in this location, and by planting associated with the
A15/A1175 roundabout. Both of these factors limit and in the main prohibit visibility
from Market Deeping of the proposed development. Any views of the proposal from
Langtoft, will be long distance views from properties located on the southern edge of
the settlement.
The most perceptible change will be for highway users, who will be more aware of the
facility at close distance, however, this will be on either a passing, transient basis, or as
a result of their desire to locate and utilise the facility.
The existing context of the A15/A1175 roundabout, the busy adjacent transport routes,
the associated proliferation of road signage and road lighting, all aid in reducing the
impact of the proposed development within the general context. The impact of the
development can be further mitigated against by the implementation of an appropriate
landscape scheme. A suitable landscape scheme will assist in the integration of the
development into the local landscape and which will effectively deal with the sensitive
open northern and western boundaries of the site. However, it must also be taken into
account that the site's end operators will not wish to be fully screened from view.
Detailed landscape proposals are included, which would: Counteract the sites
openness; provide strong boundary planting elements; provide framed views into the
site (rather than wholescale screening of the proposal); retain existing hedgerows with
a new native mixed species hedge proposed for the sites northern and western
boundaries; utilise predominantly native species, which will establish quickly and
successfully; and increase the biodiversity of the site with the species selected.

The proposals are considered to be of an appropriate size and scale for the site and can
be accommodated in a satisfactory way which would allow for sufficient space for
circulation, and servicing, along with the provision of landscaped areas. It is noted that the
building and the overall development does not seek to identify itself with local vernacular,
nor do they seek to promote themselves as landmark or gateway buildings. The form and
appearance of the buildings and structures are reflective of their identified use. They are

simple and uncomplicated in nature, but their massing and overall appearance has been
carefully considered to provide an appropriate balance between function and design
quality. It is therefore considered that the design and scale of the buildings/structures
would be acceptable.
7.4.4

The retention of existing hedgerows and inclusion of detailed soft landscape proposals
would further aid in mitigating the impact of the development, creating defined boundaries
to the remainder of the field and preventing further visual bleeding into the surrounding
field and also increasing the biodiversity potential for the site. The proposed site would be
set at a lower level to the adjacent roads, which would further reduce the visual impact of
the site, although it is accepted that this would be countered by elements such as the
canopy which are feature identifiers of the proposed development due to their height.

7.4.5

Clearly, given the nature of the proposed use and the need to be readily identifiable and
attractive to passing trade, there is a need to provide for an appropriate balance between
visual prominence and the need to respect and integrate with the existing character of the
area. It is accepted that this use would bring with it a necessity for lighting, which would
highlight the location of the site at night, however, this is a necessary part of the proposals
and it is accepted that there is presently a degree of lighting within this area as a result of
the existing highway lighting and lights from passing vehicles. In this respect, the
requirements of paragraph 180 of the NPPF have been fully considered to ensure that any
light pollution would be appropriate for this location. The solution proposed identifies that
all lighting would comprise energy efficient LED lighting which would be focused, to limit
spillage beyond the boundaries of the site. It is also noted that this site is not within a 'dark
skies' designation. Similarly, the site will require advertisements (which would be dealt with
through S18/2264), which would be new features within the immediate local landscape but
must be considered in the context of the overall development proposal and with regard to
existing signage found within the area.

7.4.6

It is considered that the LVIA submitted with the proposal is appropriate for the scheme
that has been presented and it is also concluded that the outcomes of the assessment are
reasonable and agreed with.

7.4.7

Having carefully considered the proposals, it is accepted that the proposed development
would result in change to the landscape and the immediate character of the area. The
introduction of development into this location would be at odds with the current visual
characteristics as the area is generally devoid of development on this side of the strategic
road network. To that end, the current character of the area is consistent with that
identified by the Landscape Character Assessment. However, the proposals would be of
an appropriate overall size and scale and can be accommodated on site in such a way as
to provide for a quality form of new development. The proposals would include for
retention of existing boundaries to aid in softening the impact of the development, along
with the provision of additional landscape mitigation. Therefore whilst the proposals would
result in change to the immediate landscape and would result in the introduction of
development on this side of the highway, this change of itself would not be harmful. Whilst
this roundabout is not currently bounded by development, it is viewed against a backdrop
of development within Market Deeping. Furthermore, the locational need for the
development on this site has been demonstrated (as considered earlier in this report) and
it is not uncommon to find roundabouts adjacent to the strategic road network to be

abounded by development, particularly development which would service the needs of
passing trade. Therefore again, whilst there would be a change taking place, it is
considered that this change is reasonable and justified, and the impact of such change
must be weighed within the overall planning balance of the proposals as set out later in
this report.
7.4.8

To conclude, the location of the application site on a busy roundabout junction, in close
proximity to existing settlement and a large industrial estate, along with the proposed
landscape strategy will assist in the assimilation of this development into the landscape
without any major impact. The site location, due to the factors above, and in particular the
presence of the extremely busy A15, lacks the characteristics of remoteness and
tranquillity which may be present in this particular landscape character area elsewhere.
The light and traffic pollution associated with this busy road and the roundabout are
themselves major factors in contributing to the very busy and noisy quality of this location.

7.4.9

The concerns expressed regarding the potential for 'sprawl' or 'infilling' of the gap between
Market Deeping and Langtoft are noted, however, planning decisions must be taken on
their own merits and based upon the application presented. It is considered that the
applicant has sufficiently justified why the facility is required and why other sites are not as
suitable for the proposal. It is not possible to predicate a decision based on what may or
may not happen in the future. In this instance, there are no other current applications
which in combination with the proposal would result in the type of impacts referred to by
the concerned third parties. Additionally, the scheme has been carefully designed to
provide clearly defined boundaries to the remainder of the agricultural field (beyond the
red-line boundary) which would seek to prevent the site from bleeding or sprawling into the
remainder of the field. This is as identified by the LVIA.

7.4.10 In conclusion in respect of this issue, it is Officers view that the proposal would result in a
high quality, and modern facility on this site, which would have an acceptable level of
impact upon the character and appearance of the area, subject to the conditions as
recommended. It would therefore comply with both local and national planning policies in
respect of this issue.

7.5

Amenity implications

7.5.1

Policy EN1 of the adopted Core Strategy states that development proposals will be
assessed in relation to (amongst other criteria) the layout and scale of buildings and
designed spaces. Paragraph 127 of the NPPF states that developments should create
places that are safe, inclusive and accessible and which promote health and well-being,
with a high standard of amenity for existing and future users; and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion
and resilience.

7.5.2

Concerns have been expressed regarding the impact of the proposals upon the amenities
of nearby properties (in particular the collective of dwellings known as Tithe Farm Barns
which are located to the north-west of the application site). Concerns are expressed
regarding the impact on residential amenity as a result of the introduction of the facility.
They highlight that although the properties are some distance from the site the intervening
land is relatively flat and the screening and landscaping proposed will not be effective for a
number of years leaving a harsh new isolated development, in addition to 24 hour noise
and disturbance from car doors and vehicle movements.

7.5.3

The properties identified are a collective of dwellings (including conversions) which are
accessed from the A15 via a private road. There is significant distance between the
application site and these properties, with this distance being in excess of 400m. To that
end, whilst there may be some views of the development, and that this may be more
noticeable at night-time owing to the lighting proposed, it is considered that this would not
be detrimental to the residential amenity of those properties as a result of the inherent
separation distances. In addition, whilst the proposals may introduce some additional
noise into the local environment, as discussed within the LVIA the inherent tranquillity of
the area is currently disrupted by noise created from highway traffic. There are also other
existing uses within this part of the rural environment which create noise (such as minerals
working, and agricultural processes). Therefore, again, in combination with the separation
distances and the landscape mitigation that is proposed it is considered that concerns
such as noise would not be sufficient to justify or sustain a refusal on the grounds of
impact to residential amenity.

7.5.4

To this end, it is considered that the proposals would be acceptable in relation to this
issue.

7.6

Flood Risk / Drainage

7.6.1

Policy EN2 of the adopted Core Strategy states that development proposals will not
normally be granted in areas identified in the South Kesteven Strategic Flood Risk
Assessment (SFRA). Section 14 of the NPPF states that inappropriate development in
areas at risk of flooding should be avoided by directing development away from areas at
highest risk.

7.6.2

The site does not fall within a designated flood zone, but as a result of the nature of the
use proposed would have the potential to impact on surface water run-off and
groundwater. The application is supported by a drainage strategy, which is informed by
sustainable drainage principles and which identifies that water would be directed towards

existing facilities through the provision of off-site improvements subject to the necessary
consents of Anglian Water, LCC, the EA and the IDB.
7.6.3

The proposed development is therefore considered acceptable when assessed against
policy EN1 of the Core Strategy and section 14 of the NPPF.

7.7

Biodiversity

7.7.1

Policy EN1 of the adopted Core Strategy states that development proposals will be
assessed in relation to (amongst other criteria) biodiversity and ecology works within the
landscape. Paragraph 170 of the NPPF states that (amongst other criteria) planning
decision should contribute to and enhance the natural environment by minimising impacts
on and providing net gains for biodiversity.

7.7.2

The current site offers only limited ecological habitat and is considered to be of low overall
value. The site is not designated for ecological habitat. Through the proposals, in
particular the soft landscape solution and the approach to sustainable drainage solutions,
there is an opportunity to have a net positive effect on biodiversity. Provided that the
measures identified within the submission are delivered, with conditions recommended to
secure this, the proposal is considered to have a positive beneficial effect in this regard.

7.7.3

The proposed development is therefore considered acceptable when assessed against
policy EN1 of the Core Strategy and paragraph 170 of the NPPF.

7.8

Other technical matters

7.8.1

The site is not located within an area of identified contamination risk, but given the nature
of the proposals a specialist report has been prepared which considers the likely risk
posed as a result of the development. It is noted that the Environment Agency are
satisfied that sufficient information has been presented to demonstrate that the proposed
fuel storage approach would not result in an unacceptable level of risk. Furthermore, the
Council’s Environmental Protection officers also raise no issues with the proposal. As
such, subject to the conditions as recommended, the scheme is considered to be
acceptable in this regard.

7.8.2

It is noted that the proposals would result in the loss of some agricultural land, this would
be a relatively small part of the wider agricultural field within which the application site
would sit. This loss would not prejudice the ability of the wider field to continue to be
farmed, nor would this loss be likely to prejudice the overall levels of agricultural land
within the District. To that end, it is not considered that an objection to the scheme on the
loss of agricultural land would be sustainable.

7.8.3

Lincolnshire Fire & Rescue have considered the proposals with regard to risk of fire, they
note that a fire hydrant is to be included within the development, and as such raise no
objections to the proposals.

7.8.4

The site is within an area where there is high potential for archaeological deposits. This
has been identified by submissions accompanying the application. It is noted that Heritage
Lincolnshire are in agreement with the findings of the report but they have identified that

further work is likely to be required in the form of trial trenching and further investigation. In
the event that deposits are located, further work may be required. To that end it is
proposed that further work and mitigation (as necessary) would be secured through the
imposition of relevant planning conditions. Subject to the imposition of these conditions, it
is considered that the impact of the development on archaeological deposits and heritage
assets would be appropriate and the relevant policy tests, including those within section
16 of the NPPF would be met.
7.8.5

The applicants have identified that although the development would not incorporate any
renewable technologies, the building design and envelope along with considerations
relating to lighting and heating would result in a building which is of low-energy demand. In
addition, all lighting proposed would be low-energy in approach and LED where possible.

7.8.6

It is noted that in earlier iterations of amendments to the scheme, there was an intention to
include EV Charging points. However, these have been removed from the scheme. The
applicants have advised that at present, there is insufficient electricity infrastructure to
support these and at present such charging does take considerable time which does not fit
with the quick-stop nature of this development. However, the end operators do own
Chargemaster and there is therefore a commitment to install such facilities in future as
technology changes and infrastructure allows. They therefore identify that whilst not
included in the scheme, there is space within the development site for these to be
accommodated in future. Further, the scheme does include for the provision of sustainable
drainage features as part of a holistic SUDS design, along with soft-landscaping which
would have the potential to enhance the biodiversity of the site and which would contribute
to its general sustainability in environmental terms.

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.

9.2

It is considered that no relevant Article of that act will be breached.

10

Planning Balance & Conclusion

10.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning
applications should be determined in accordance with the development plan unless
material considerations indicate otherwise. The weight applied to policy requirements and
material considerations is a matter for the decision-maker. This evaluation is effectively
termed the 'planning balance'.

10.2

Although the proposal would be located within an area identified as being within the
countryside, it is considered the need for and location of the development have been
appropriately justified. Furthermore, the proposal would be likely to result in positive
economic benefits for the local economy, including the provision of additional jobs. The
scheme would therefore deliver a new facility cater for market demand, and provide a
commercial viable solution which would serve the needs of passing motorists, and the
wider rural economy within this part of the District. Significant weight is applied to the
potential benefits to the local economy through job creation and local spend. The
proposals would therefore accord with the aims of policies SP1 and E1 of the Core
Strategy. Further, the scheme would support sustainable economic growth and would
complement the objectives identified in the NPPF in terms of supporting a competitive
economy, particularly in rural areas.

10.3

The proposals would result in change to the character and appearance of the area,
however, it is concluded that such change would not result in any unacceptable or harmful
impact upon the character and appearance of the landscape. The solution is considered to
be of an appropriate size, scale, design and would include appropriate landscape
mitigation.

10.4

In respect of highway matters, the scheme has been thoroughly assessed and it has been
concluded that subject to the necessary access works, the scheme would be safe in
highway terms and there is no objection to the proposals from a technical highway
perspective.

10.5

There would be no significant amenity impacts resulting from the proposal. Similarly, the
proposal would be acceptable in all other respects, including in relation to all relevant
technical matters such as archaeology, and drainage, this is subject to the imposition of
the recommended planning conditions.

10.6

The development is considered to be in accordance with the development plan (when
taken as a whole) and it is not considered, having carried out the planning balancing
exercise, that there are any material considerations which indicate otherwise than a grant
of planning permission. The inclusion of suitable planning conditions, would ensure that
the development is acceptable in planning terms.
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.
Reason: In order that the development is commenced in a timely manner, as set out
in Section 91 of the Town and Country Planning Act 1990 (as amended).

Approved Plans

2

The development hereby permitted shall be carried out in accordance with the
following list of approved plans and documents:
Proposed layout
180335-03 Rev H
Proposed Elevations (100 scale) 180335-04 Rev B
Proposed Elevations (200 scale) 180335-05 Rev B
Proposed Shop elevations 180335-06 Rev A
Marketing Layout (Floor Plan)
19OT5(RH)-ETF-000-100
Drainage Strategy PRMD-BSP-ZZ-ZZ-DR-C-191
Rev P4
Landscaping Plan - 577-64_PL_LD9 Rev B
S278 General Arrangement Plan - PRMD-BSP-ZZ-ZZ-DR-C-100 Rev P6
Biodiversity Management Plan
Lighting Specification dated 2/4/19
Phase I & II Geo-Environmental Assessment
Fuel Storage Feasibility Assessment (ref: UK18.4027) by EPS, dated 25 January
2019.
Unless otherwise required by another condition of this permission.
Reason: To define the permission and for the avoidance of doubt.

Before the Development is Commenced
3

No development hereby permitted shall be commenced until a detailed scheme for
the access and highway works to include the provision of a ghost island right-turn
lane and pedestrian access on the A15 Peterborough Road (as shown indicatively
on drawing numbered PRM-BSP-ZZ-ZZ-DC-C-100 P6), have been submitted to and
agreed in writing by the Local Planning Authority.
Thereafter all required works shall be completed in accordance with the agreed
details prior to the first use of the development hereby permitted.
Reason: To ensure the provision of safe and adequate means of access, in
accordance with policy EN1 of the Core Strategy.
Note to applicant:
The highway works required by the Condition above will be subject to a legal
agreement, under Section 278 of the Highways Act 1980, between the developer
and the Local Highway Authority - Lincolnshire County Council.

4

No development shall commence until a scheme to install the underground tanks
has been submitted to, and approved in writing by, the local planning authority. The
scheme shall include the full structural details of the installation, including details of:
excavation, the tanks, tank surround, associated pipework and monitoring system.
Thereafter, the installation of the underground tanks shall be undertaken in
accordance with the agreed scheme, and all works shall be completed prior to the
first use of the development. Following completion of the works tanks shall be

maintained thereafter in accordance with industry best practice for the lifetime of the
development.
Reasons: To ensure that the underground storage tanks do not harm the water
environment in line with paragraph 170 of the National Planning Policy Framework,
Position Statement D2 of the Environment Agency's approach to groundwater
protection, and policy EN1 of the Core Strategy.
5

No development shall be commenced until a detailed scheme of archaeological
investigation has been submitted to and approved in writing by the Local Planning
Authority. The scheme shall include for trial trenching works as informed by the
Heritage Statement dated May 2018.
Thereafter the archaeological investigations shall be undertaken in accordance with
the agreed scheme.
No further work or commencement of development shall take place until a report
setting out the findings of the archaeological investigations, and proposals for any
further investigation or recording work (if necessary) has been submitted to and
agreed in writing by the Local Planning Authority.
Reason: In order to provide a reasonable opportunity to record the history of the site
and in accordance with Policy EN1 of the adopted South Kesteven Core Strategy
(July 2010) and the NPPF.

During Building Works
6

Following the completion of the archaeological investigations undertaken as part of
the works to comply with condition 3, further mitigation may be required in the form
of archaeological monitoring and recording during groundworks associated with the
development.
The archaeological programme of work shall be carried out in accordance with a
written scheme of investigation to be submitted to and approved in writing by the
local planning authority. Works shall then only continue and be undertaken in
accordance with the agreed scheme of archaeological monitoring and recording.
Following completion of any additional archaeological investigations a report setting
out the findings of the archaeological investigations, monitoring or recording works
shall be provided to the Local Planning Authority.
Reason: In order to provide a reasonable opportunity to record the history of the site
and in accordance with Policy EN1 of the adopted South Kesteven Core Strategy
(July 2010) and the NPPF.

Before the Development is Occupied
7

Before any part of the development hereby permitted is brought into use all:
- External surfaces of the building and structures,
- Hard and soft landscaping elements and features,
- Lighting,
- Biodiversity enhancement measures (as specified in the Biodiversity Management
Plan)
- Drainage works
- Fire Hydrants
- Vehicular access, roadways, manoeuvring areas, parking areas and pedestrian
access / circulation routes shall have been completed in accordance with the
approved plans and details.
Reason: To ensure a satisfactory appearance to the development and in accordance
with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010) and the
interests of sustainable development as required by the NPPF.

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.

2

The applicant is advised to include provision within their construction management
plan for the utilisation on-site of any minerals encountered during construction of the
proposed development.

3

Prior to the commencement of the development hereby permitted you are advised to
contact the Divisional Highways manager, Lincolnshire County Council (telephone
number: 01522 513100) to discuss the proposed works within highway limits.

Financial Implications reviewed by: Not applicable
Legal Implications reviewed by: Not applicable

