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1

Description of Site

1.1

The application site is located to the south of the A151 and to the east of the A1. The site is
to the rear (south) of a lorry park (Colsterworth Truck Stop) and to the north of Twyford
Woods and former RAF North Witham. The site is previously developed land, with
hardstanding across the site and a former drainage lagoon area immediately adjacent to the
A1. The site is relatively flat in topography but set down from the A151. The site is 4.2ha in
total.

1.2

The proposed site is an access road from the A151 to the north of the site, with the access
running along the eastern boundary of the lorry park. The site is then bordered by the lorry
park to the north, Twyford Woods to the south and the A1 to the west. North west of the site
is the A151 slip road from the A1, set significantly higher than the site, and beyond the A151
slip road is parking, a hotel and takeaway outlets as part of a small services.

2

Description of Proposal

2.1

The proposal is for the construction and operation of a concrete block manufacturing facility.
The applicant (Geo Quarries) operates a quarry at Little Ponton to the north of Colsterworth
with this proposal for concrete block manufacturing linked to the quarry. The production of
concrete blocks is linked to the construction industry, with production of different concrete
block and brick products for residential and commercial building construction.

2.2

The application proposes provision for car parking, with a small office and store, feed
hoppers and silos the only built form proposed on site. The majority of the proposal is for
stocking/storage of concrete blocks, with a production area located centrally within the site.

2.3

Within the production area the proposed silos (x3) will be 13.7m in height and approx. 3.5m
in width. Adjacent to the silos will be a single mixer of approx. 8.1m in length and 11.5m in
height which is connected to both the three silos and four feeder bins that total 14.4m in
length, 3.4m in width and 9.3m in height.

2.4

The proposed manufacturing area is located to the eastern end of the site, an is encircled
by a 6m wide internal road. This road circles both the manufacturing area and the production
slab of 80m by 50m and the aggregate storage area. The production slab will not contain
any buildings, instead with mobile vehicles of an ‘egg layer’ and associated forklift truck
mobile through the production site together with block strapper and block turner vehicles.

2.5

The process for manufacture of concrete blocks and bricks is set out in the Planning, Design
and Access Statement and states that aggregates and cement are to be imported to the site
via HGV, with storage of aggregate adjacent to the silos and mixer and with cement stored
in the silos. The cement and aggregates are mixed, with the batch of concrete then moved
via forklift to the production slab to a block making machine (egg layer) that deposits the
concrete into a mould. The blocks are released from the moulds and left to cure for 24-72
hours on the production slab before being strapped and moved to the storage areas for a
further 7-14 days prior to export off site.

2.6

The manufacturing area (approx. 0.7ha) forms only a small part of the total 4.2ha site, with
the remainder of the site set aside for product stocking (1.5ha) forming the majority of the
site and another 1.3ha provided for landscaping and ecological improvement.

2.7

The site is currently bordered by 2.4 palisade metal fencing throughout, with this to be
retained and improved where necessary. Set inside the existing palisade fencing a further
fence is proposed, with the land in between the two boundary fences set aside as an
ecological area. The extent of the ecological area changes along the boundary, with a
minimum of 5m along the southern boundary and with larger ecological areas set aside
adjacent to the entrance into the site and to the west of the site incorporating the existing
drainage lagoon that borders the A1.

2.8

A screening bund of 3m in height is proposed to the western edge of the product stocking
area and east of the existing drainage lagoon.

2.9

Proposed working hours on site have been reduced through the application from 7am-8pm
7 days per week to 7am-8pm Monday to Friday, with maintenance activities on site only on
Saturdays from 7am-1pm. No work is proposed on site on Sundays or public or bank
holidays.

2.10

The proposal is inked to an existing quarry site approx. 9km to the north of the proposal and
once fully operational will provide up to 35 jobs, with up to 23 employed directly by the
applicant.

3

Relevant History
S05/1269 – Outline permission for Industrial development (B1, B2, B8) – 22/02/07
S10/0415 – Outline permission for mixed commercial use – 22/06/10
S11/0641 – Full permission for Change of use to B8 (open storage) and formation of access
– 02/06/11
S12/0187 - Section 73 application to allow for retention of bunding and for use to commence
before completion of highways works and temporary access track - conditions 2, 3, 10, 12
and 13 of S11/0641 – 02/04/13
S15/2634 - Erection of 2.4 metre high palisade fencing to eastern, southern and western
side boundaries – 18/11/15

4

Policy Considerations

4.1

SKDC Local Plan 2011 - 2036
Policy SP1 – Spatial Strategy
Policy E4 – Protection of Existing Employment Sites
Policy EN1 – Landscape Character
Policy EN2 – Protecting Biodiversity and Geodiversity
Policy EN4 – Pollution Control
Policy EN5 – Water Environment and Flood Risk Management
Policy EN6 – Historic Environment
Policy ID2 – Transport and Strategic Transport Infrastructure

Policy DE1 – Promoting Good Quality Design
4.2

4.3

National Planning Policy Framework (NPPF)
Section 6 – Building a strong, competitive economy
Section 9 - Promoting sustainable transport
Section 12 - Achieving well-designed places
Section 15 – Conserving and enhancing the natural environment
Colsterworth Neighbourhood Development Plan
Policy 6 – Trees and Hedgerows
Policy 9 – Environmental Quality
Policy 15 – Traffic Management
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Representations Received

5.1

Environmental Protection Services (SKDC)
No objections to the application. Proposed pre-commencement planning condition for a dust
management plan.

5.2

LCC Highways & SuDS Support
No objection to the proposal. Having given due regard to the appropriate local and national
planning policy guidance (in particular the National Planning Policy Framework),
Lincolnshire County Council (as Highway Authority and Lead Local Flood Authority) has
concluded that the proposed development is acceptable and accordingly, does not wish to
object to this planning application.
The application has been assessed and is viewed as acceptable in highway terms. The
NPPF states 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. The application site is within close proximity to a major route
and serviced by an existing junction with right turn lane, the site also has extant permission
as an industrial trailer park which could generate additional vehicle movement in this area,
were this to become a live site. We have also assessed recorded accident data which
identifies no significant safety issues adjacent to the site.

5.3

Highways England
No objections to the proposal. Initial request for additional drainage and lighting information.
We previously reviewed this application in March 2020. At that time we advised that the trip
figures provided in the Transport Statement propose a maximum of 180 (120 HGV and 60
LGV) two-way trips per day with 10 two-way trips during the AM and PM peak hours. We
understand that these figures are based on the planned operation of the site (arrivals of
materials and departure of concrete blocks).
Due to the nature of the site we were unable to undertake our own trip comparisons however
we find the information provided by the applicant to be suitable. We therefore do not expect
the site will have any significant traffic impact on the SRN. However, the submitted drainage
strategy does not offer a firm proposal for the development of the site drainage. As an
adjacent landowner, Highways England do not consider this to be acceptable considering
the applicant is applying for full planning permission.

Two options are mooted using the existing basin to the south-west of the site adjacent the
A1, the first being infiltration, the second, outfall to a local watercourse. Neither are
confirmed to be achievable. Porosity tests are required to determine if the existing basin can
function adequately as an infiltration basin. An outfall from the existing basin will not be
accepted into the Highways England drainage ditches alongside the A1, please refer to
*Note below. All other local watercourses appear to be some distance from the site.
The porosity tests need to be undertaken and an alternative outfall investigated to confirm
the proposed site can be drained. At present there is insufficient evidence to indicate that
the site will not pose a risk to the Highways England estate. *Note - we are duty bound to
comply with DfT Circular 02/2013 The Strategic Road Network and The Delivery of
Sustainable Development, Clause 50, which states the following: “In order to ensure the
integrity of the highway drainage systems, no water run off that may arise due to any change
of use will be accepted into the highway drainage systems, and there shall be no new
connections into those systems from third party development and drainage systems. Where
there is already an existing third-party connection the right for connection may be allowed
to continue provided that the input of the contributing catchment to the connection remains
unaltered”.
In addition, at the pre-application stage it was identified that that the applicant will use
lighting during the winter period. However, we note that no further details of this have been
provided in the Transport Statement.
The applicants have recently submitted a revised drainage strategy. Having reviewed this
information we are satisfied that the site should not pose a risk to our estate.
However, should any of the proposals change Highways England should be reconsulted.
We are also content with the details which have been provided regarding lighting.
Highways England therefore has no objection to the proposed development.
5.4

LCC Minerals and Waste
It is considered that having regard to the scale, nature and location of the proposed
development, 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), prior extraction of the mineral would be impractical, and also
the development forms part of an allocation in the adopted South Kesteven Local Plan.
Accordingly, the County Council has no safeguarding objections.

5.5

Forestry Commission
The Forestry Commission provides the Government Standard Guidance with regard to the
protection of ancient woodland and our mapping system shows that there are compartments
within Twyford Wood that are designated as ancient woodland. Please see the attached
map. Hopefully you will be able to use the map to locate the proposed development in
relation to the ancient woodland areas. I have also attached the guidance, which includes
links to Government policy documents.
With regard to the impact dust may have on an ancient woodland. In cases where there is
heavy traffic use on unmetalled roads, mineral extraction or other dust producing operations

adjacent to ancient woodlands, the deposition of dust can negatively impact on the tree
canopy and soils of the woodland. Please note that the soil chemistry and its associated
seed bank are very important features of ancient woodlands. For these reasons the
Government guidance on GOV. UK includes the following advice on the importance of
‘buffer zones’.
Use of buffer zones
A buffer zone’s purpose is to protect ancient woodland and individual ancient or veteran
trees. The size and type of buffer zone should vary depending on the scale, type and impact
of the development.
For ancient woodlands, you should have a buffer zone of at least 15 metres to avoid root
damage. Where assessment shows other impacts are likely to extend beyond this distance,
you’re likely to need a larger buffer zone. For example, the effect of air pollution from
development that results in a significant increase in traffic.
A buffer zone around an ancient or veteran tree should be at least 15 times larger than the
diameter of the tree. The buffer zone should be 5m from the edge of the tree’s canopy if that
area is larger than 15 times the tree’s diameter.
Where possible, a buffer zone should:
•

contribute to wider ecological networks

•

be part of the green infrastructure of the area

It should consist of semi-natural habitats such as:
•

woodland

•

a mix of scrub, grassland, heathland and wetland planting

You should plant buffer zones with local and appropriate native species.
You should consider if access is appropriate and can allow access to buffer zones if the
habitat is not harmed by trampling.
You should avoid including gardens in buffer zones.
You should avoid sustainable drainage schemes unless:

5.6

•

they respect root protection areas

•

any change to the water table does not adversely affect ancient woodland or ancient
and veteran trees

Colsterworth Parish Council
Initial objection (April 2020) to the proposal on the following grounds:
•

Hours of operation should be reduced from 7 days per week;

•

Noise concerns;

•

Impact on the A1 and impact on Colsterworth when A1 closed;

•

Impact of scrap bay on Twyford Woods;

•

Dust monitoring required;

•

Impact on neighbouring residents;

•

No contributions to Colsterworth Parish

5.7

Upon submission of addition information, including amendments to the site layout, dust
management plan and hours of operation, Colsterworth Parish Council withdraws its
objection and welcomes the communication with the applicant (September 2020).
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Representations as a Result of Publicity
This application has been advertised in accordance with the Council's Statement of
Community Involvement and 28 letters of representation have been received, of which 27
are objections.

6.1

The objections received raise the following points:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

HGV traffic impact;
Dust impact;
Noise impact;
Working hours;
Highway safety – speeding;
Traffic impact when A1 closed;
Impact on Twyford Woods;
Wildlife impact;
Traffic impact on A1 junction;
Visual impact and building heights;
Loss of countryside;
Impact on highway verge at access and to Bourne Road;
Impact on existing drainage;
Lack of conformity with Neighbourhood Plan;
Other sites available;
Impact on truck stop and Travelodge;
Noise impact on truck stop;
Dust impact on truck stop and to A1; and
Impact on provision for HGV parking along A1

7

Evaluation

7.1

Principle of Development

7.1.1

Policy E4: Protection of Existing Employment Sites sets out a framework for protection
from non-employment uses for a number of existing employment sites in the district. This
includes the site covered by the application, identified as site EMP-R4 and totalling 9.5ha.

7.1.2

Policy E4 sets out that appropriate proposals for new, B1, B2 and/or B8 uses and/or
redevelopment of for B1, B2 and/or B8 as well as other employment generating uses
outside of the B-use classes will be supported where proposals:
•
•
•

Do not conflict with neighbouring land uses;
Scale does not harm the character and/or amenities of the locality; and
Do not impact unacceptably on the local and/or strategic highway network.

7.1.3

The proposal is for a use identified as a B2 use class (manufacturing), and with the site
benefitting from permission for B8 (storage) use for vehicle storage. Further, the site is
also identified as previously developed (brownfield) land, with existing hardstanding
across the site. As the site is identified in Policy E4 for employment (B class) use and the
proposal is considered to fall under the use class B2, the proposed use is considered to
be in compliance with Policy E4 which protects the site for employment use.

7.1.4

For meeting the identified criteria of Policy E4, these are discussed further later in this
report, however the proposal is considered to meet these criteria and is considered to be
in accordance with Policy E4 for protected employment use.

7.1.5

Objections have been received that other sites are considered more suitable for the
proposal. The applicant has put forward a justification for their proposal on this site, with
proximity to both the A1 and the applicant’s existing quarry facility both key in site
selection. This site is considered to be easily accessed from the A1 and is located approx.
9km from the applicant’s existing quarry at Little Ponton where the aggregate to make the
concrete will be delivered from. Furthermore, the site is previously developed land and
protected by Policy E4 for employment use.

7.1.6

The site falls within the Neighbourhood Area of the Colsterworth Neighbourhood
Development Plan. The Neighbourhood Plan does not contain any policies that specifically
relate to either this site or proposal, or proposed employment uses in general. However,
three policies (Policy 6, Policy 9 and Policy 15) are considered to be relevant to the
proposal.

7.1.7

Policy 6 seeks to protect existing trees and woodland, Policy 9 seeks to ensure
development proposals do not impact on the environment including noise and air pollution
impact, and Policy 15 seeks to ensure that proposals incorporate traffic management
measures, including ensuring vehicular traffic keeps to appropriate routes.

7.1.8

The proposal, for an employment use on a site allocated for employment use and being
previously developed land, through its layout, mitigation measures and proposed
monitoring, is considered to comply with the relevant policies of the Colsterworth
Neighbourhood Development Plan.

7.1.9

The principle of development is therefore considered to be acceptable, with the proposal
in compliance with Policies E4 of the South Kesteven Local Plan and relevant policies of
the Colsterworth Neighbourhood Development Plan.

7.2

Impact on the Character of the Area

7.2.1

Policy DE1 seeks to ensure development is appropriate for its context. Further, paragraph
127 of the NPPF provides that planning policies and decisions should ensure that
developments are sympathetic to local character and history, including the surrounding
built environment and landscape setting, while not preventing or discouraging appropriate
innovation or change.

7.2.2

Policy EN1seeks to ensure that development is appropriate for its Landscape Character
Area, including 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.

7.2.3

The proposal is located within the Kesteven Uplands Landscape Character Area (LCA).
The Kesteven Uplands LCA is characterised by, amongst others, an agricultural
landscape incorporating historic woodland; undulating landform based around river
valleys; and modern influences such as the A1 and airfields.

7.2.4

The site is not located within or adjacent to any important views identified within the
Colsterworth Neighbourhood Plan.

7.2.5

The site is located between two of the above identified modern influences on the
landscape, the A1 and the former RAF North Witham airfield. The site is located
immediately east of the A1 and to the south east of the A151 flyover that provide access
from the northbound A1 to the east and vice versa. The site is also located to the north
west of the former RAF North Witham, a former WWII airfield that has not been used as
such since the end of the war. The majority of the former airfield has since been handed
over to the Forestry Commission with extensive tree planting across the site and with the
southern part of the site forming a small business/distribution park with a series of open
storage and a mix of storage buildings either side of Honey Pot Lane.

7.2.6

The site is set down from the A151 to the north, with views to the site from the A151 not
extensive due to the drop in land levels and existing truck stop to the north. There are no
views from public viewpoints into the south of the site from Twyford Woods and no views
into the site from Colsterworth village, west of the A1. The site is visible from the A1 to the
west and also considered to be more highly visible from the A151 ‘flyover’ to the A1
junction immediately north west of the site, with views down onto the site from the flyover.

7.2.7

From the A1, views to the site are possible, however this is from a fast-moving vehicle
only, view no views from public viewpoints west of the A1 with footpath PW549 located
approx. 460m west of the site. The proposal includes provision of a 3m high bund to the

western boundary of the site adjacent to the existing drainage lagoon. This is considered
sufficient to prevent any clear views into the site from the A1, and with the majority of the
western half of the site proposed for storage of concrete blocks only, with the proposed
mixer and silos to the eastern part of the site. Views will remain from the A151 flyover, set
above the site. Views from the flyover will primarily be from a vehicle, although there is a
pavement along the length of the flyover but considered to be very little used.
7.2.8

Whilst views from the flyover will remain, with the site prominent from this viewpoint, the
proposal is not considered to be harmful when viewed from the A151 flyover. The site at
present is previously developed land with hardstanding throughout, set against the
backdrop of Twyford Woods to the rear and with the truck stop to the front of the site. The
proposal consists mainly of storage of concrete blocks across the site, not considered to
be a significant change from the existing view of the site, with then provision of cement
storage silos, a mixer and hoppers located to the eastern part of the site.

7.2.9

The applicant has submitted a Landscape Appraisal (Jan 2020) that sets out the following
proposed mitigation measures incorporated into the proposal:
•

•
•
•

Addition of a screen bund 3m high to the west and south west corner which will help to
screen views from the A1 and the garden of the property to the southwest. The bund will
also provide an area for wildflowers and grasses;
Improvements to the existing lagoon to the west of the site by improving plant diversity
and creation of ponds and scrapes in the base of the currently dry lagoon;
Addition of rough grass margins around the car park area and as a buffer between the
site and the woodland to the south, to improve local biodiversity.
Locating the plant and the taller structures to the south east corner of the site where the
impact of the plant will be reduced due to the distance from receptors and using the
backdrop of the woodland to reduce the visibility of the plant.

7.2.10 The Landscape Appraisal concludes:
‘Views from the north will mainly affect users of the bridge over the A1. The view from the
bridge is elevated and as the trees on the banks to the approach to the bridge mature, this
view will become less visible and ultimately obscured.
Views from the top floor of the Travelodge will be eliminated in the summer months due to
the screening properties of leaves on the trees situated close to the rear of the building. The
existing truck stop would form a much more significant part of the view from this location,
than the proposed development as the development benefits from the tree screen to the
rear of the Travelodge.
Therefore, the views from the north, although the most significant of all of the views of the
site, are not considered to be detrimental to, or significantly change the current view. The
storage of the blocks will be visible from the bridge but will be a fleeting glimpse from moving
vehicles. Having the woodland as a backdrop to the views from the north helps in limiting
the impact of the view….

Views from the south only affect viewers using the garden of the property to the south west
of the site. The proposed bund will eliminate most views of the block storage and will
potentially improve the view as the truck stop and Travelodge will no longer form part of the
view. Instead there will be a view of a wildflower seeded bund which will be a reasonable
distance away from the property so as not to look too intrusive.
Views from the east on the A151 are mainly restricted by the truck stop bund and fencing
meaning that the proposals will not create adverse views from this location.
Overall, the development is located in an area already in industrial and commercial use and
will not detrimentally affect the visual receptors in the area or have a significant impact on
the landscape character of the area. The mitigation measures proposed in the form of a
bund will help to screen the site from viewers who would be potentially most affected. The
addition of wildflowers, grasses and improvements to the lagoon will improve the biodiversity
of the site and visually enhance the bund and site periphery’.
7.2.11 By virtue of its scale and proposed mitigation measures, including provision of a screening
bund, the proposal is considered to be in keeping with the surrounding context in
accordance with Policy EN1 and DE1 of the Local Plan and Section 12 of the NPPF.
7.3

Impact on Residential Amenity and neighbouring uses

7.3.1

Noise

7.3.1.1

Local Plan Policy DE1 seeks to ensure that all development proposals have no adverse
impact on the amenity of neighbouring users in terms of noise pollution, whilst para. 170
of the NPPF states that new development should not contribute to unacceptable levels of
noise pollution.

7.3.1.2

Objections have been received with regards to the noise impact of the proposed
development, both from the works to be undertaken on site and from the related HGV
movements to and from the site.

7.3.1.3

The applicant has submitted a Noise Impact Assessment (Jan 2020) that identifies three
noise sensitivity receptors of the two closest dwellings (one to the north 50m north of the
site access, one to the south, The Eyrie 100m to the south) and the Travelodge Hotel,
85m to the north. Noise monitoring was undertaken at these three identified receptors at
both weekday (Monday) and weekend (Sunday) noise levels to form a baseline noise
level to these receptors.

7.3.1.4

The noise monitoring undertaken found the highest level of existing background noise at
the dwelling to the south of the site (The Eyrie) at up to 73 dB LAeq, T, however with modal
average daytime background noise levels ranging between 56 and 69 dB LA90 (15min)
between the three locations. In all three locations the background noise was dominated
by the A1 and A151.

7.3.1.5

The proposal will result in three noise generating processes, the production of the
concrete blocks by the ‘egg layer’, forklift truck movements and HGV movements. Of

these, the noise from the egg layer vehicles in the highest, with a noise level of 95 dB
LAeq, T at a 1m distance. This noise is generated for 5 seconds twice a minute, 10
seconds per minute or 120 times per hour. This extrapolates to 80dB L Aeq (1 hour) at 1
metre. Taking into account both the distance of the noise receptors from the noise
source and the proposed mitigation in the form of a bund to the west and south, resultant
noise levels drop to between 22 and 32 dB LAeq (1 hour) across the three noise receptor
locations.
7.3.1.6

For the use of forklift trucks on site, the noise level at source is identified as 54 dB LAeq (1
hour) at a 10m distance from the source. With the distance from the source and proposed
mitigation, this results in resultant noise levels of between 20 and 26 dB L Aeq (1 hour) at the
three receptor locations. With regards to HGV movements on site, these have been
identified as up to 60 two-way HGV trips per day, or 120 trips in total, or 9 per hour. The
identified noise impact of the HGV movements is 58 dB LAeq (1 hour) at 10m from the
source, which drops to between 20 and 43 dB LAeq (1 hour) with the relevant distances and
bunds in place.

7.3.1.7

Taking all three noise sources into account, the result specific noise levels at each of the
three noise receptors is identified as 26, 30 and 43 dB LAeq (1 hour) respectively at The
Eyrie, the Travelodge and a dwelling to the north of the A151. All three of these resultant
noise levels are identified as below the baseline noise levels as set out in para. 3.24
above. As the above noise levels are considered to be at least 13 dB below background
baseline noise levels, the noise resulting from the proposal is considered to be of low
impact.

7.3.1.8

As the cumulative sound levels associated with the proposed development are
considered to be below that of the existing baseline background noise levels, the
proposal is considered to be of low impact in terms of noise levels. No objections have
been received from the Council’s Environmental Protection Team. The proposal is
therefore considered to be in compliance with Policy DE1 of the Local Plan and para.
170 of the NPPF.

7.3.2

Dust

7.3.2.1

Objections have been received with regards to the impact of dust being generated on the
site and its impact on neighbouring dwellings, the A1 and on Twyford Woods.
Dust/particulate impact is not expressed specifically in the Local Plan; however, this is
considered to fall within Policy DE1 b) and EN4 with proposed developments not
resulting in adverse impacts on neighbouring users, and Policy EN2 in seeking to protect
biodiversity.

7.3.2.2

The applicant has submitted a Dust Management Plan (Jan 2020) and subsequently
updated this through the application process (May 2020).

7.3.2.3

The predominant land use within the proposal is for storage of concrete blocks, with the
manufacturing process taking part in a small area of the site. This includes importing of

aggregates (from Little Ponton quarry) and cement, with the cement stored in three silos.
Aggregates will be loaded into the batching plant feed bins by loading shovel, whilst
cement will be fed directly from the silos to the batching plant. The required amount of
aggregates and cement will be initially blended in a dry state, with a small amount of
water then added prior to further mixing. The bath of concrete is then moved by forklift to
the block making machine (egg layer) which processes the concrete into the appropriate
mould and compacts the full mould. The blocks are then cured and moved to storage on
site before being exported off site.
7.3.2.4

Of the processes to be undertaken on site, the two potential sources of dust are
considered to be storage and handling of the imported aggregate and the movement of
vehicles around the site. The importation of cement to the site will be directly to the silos,
concrete batching is undertaken within the batching plant and concrete handling and
block manufacture are also not considered to result in any dust creation.

7.3.2.5

Importation and handling of the aggregates does have potential for dust creation, with
this risk proposed to be reduced through appropriate handling and storage, including
storage in concrete block bays to prevent wind whipping. For both mobile plant
movement and off-site vehicle movements, both of these processes have the potential to
create dust, with this proposed to be mitigated through maintaining all running surfaces,
enforcing a low speed limit and damping down areas where required.

7.3.2.6

The submitted dust management plan proposes use of dust suppression equipment on
site, including water sprays, a water bowser and sweeping equipment, with the following
daily and weekly monitoring items in addition to general procedures:
Daily:
− Site conditions and potential for dust propagation to be reviewed at the start of
operations;
− Visible dust propagation to be reviewed as well as weather conditions and other
mitigating or contributory factors;
− Cement storage and transfer points to be inspected at the start of operations, and
immediately before/after and during cement deliveries;
− Cleanliness of internal roadways any the appearance of any track-out onto the
A151.
Weekly:
− Site entrances onto the A151 to be checked for surface wear and rectified;
− All internal roads to be checked for surface wear and rectified;
− Dust suppression equipment to be checked for correct operation and any problems
rectified;
− Water bowser to be thoroughly checked for correct operation and any problems
rectified;
− Cement silos to be thoroughly checked for correct operation and any problems
rectified.

7.3.2.7

Dust monitoring will be undertaken through daily inspections on site, with ongoing
reviews of site speed limits should vehicular traffic on site result in unacceptable dust

creation, and with all inspections logged. Dust monitoring will be undertaken using
directional dust samplers, with monitoring to be undertaken at five locations across the
site (western boundary at bund, southern boundary to Twyford Woods, two locations on
the northern boundary to the truck stop and outside of the eastern boundary, east of the
access). The dust monitoring reports generated from monitoring of these five receptors
will generate reports that can be utilised to identify any potential dust issues and inform
the implementation of any required mitigation.
7.3.2.8

The dust monitoring plan states that ‘Should measures prove inadequate, the Site
Manager will ensure that such additional control measures as are necessary are put in
place and that the operations giving rise to the nuisance are temporarily suspended
either until conditions ameliorate, or until such additional controls as may be required are
in place’.

7.3.2.9

The dust management plan includes a complaints procedure, with a series of actions
triggered should a complaint be received by a member of the public. All complaints will
be investigated as soon as possible by the Site Manager and the complainant kept
informed throughout the investigation. The Council will be informed as soon as
reasonably possible that a complaint is received and will be kept informed regarding the
progression of any subsequent investigation. The complaint procedure includes the
following actions:
i)
ii)
iii)

iv)
v)

The complaint will be logged and this record will include the complainants name,
address, contact details and the nature, date and time of the complaint.
The complaint will be investigated immediately to determine its validity and if
valid, the source of the dust.
Measures will be put in hand to reduce the level of dust, either by mechanical
means (e.g. damping down stockpiles, cleaning roads etc.) or by the temporary
cessation of the offending activity.
Details of the remedial measures put in hand and their efficacy recorded.
At the earliest practical opportunity SKDC will be informed of the problem and of
the remedial measures taken.

7.3.2.10 The Council’s Environmental Protection Team do not have any objections to the
proposal on either noise or dust generation grounds. The Environmental protection
Team have requested a pre-commencement condition for a dust management plan to be
provided, however this has been provided by the applicant (May 2020) and includes a
model complaints log, an example direction dust flux report, cement handling guidance
and a plan of the dust monitoring locations together with the relevant actions of the dust
management plan. Therefore an ongoing condition to secure the actions of the dust
management plan is considered to be sufficient to ensure that both dust emissions will
be minimised on site, that suitable dust monitoring is undertaken and that a suitable
complaints procedure and action plan is in place should complaints arise.
7.3.2.11 The proposal is considered to comply with Policies EN4 and DE1 of the Local Plan in
terms of impact on neighbouring uses. The nearest dwellings are located approx. 115m
to the south of the site (The Eyrie) with a proposed 3m bund to the south and west
corner of the site, and with the next nearest dwelling approx. 50m north of the site

access and approx. 310m north of the proposed concrete plant/manufacture area.
Separately the Travelodge Hotel is located approx. 85m north of the site and with the
truck stop located approx. 40m north of the proposed manufacturing/plant area at its
southern point and approx. 105m away from the main parking/resting area for the truck
stop. Through both the background noise levels, proposed noise mitigation and dust
management plan, the proposal is not considered to adversely impact on these
neighbouring uses.
7.4

Highway Issues

7.4.1

The proposal includes the importation of aggregates and cement via HGV movements and
the exportation of concrete blocks by HGV movements. Objections have been received
from members of the public with regards to the impact of HGVs on the A1, the junction
with the A151 and on Bourne Road.

7.4.2

The applicant has submitted a Transport Statement (BSP, November 2019) and an HGV
routing plan. The Transport Statement sets out that the bulk of importation of aggregates
will be from Little Ponton quarry, approx. 9km to the north of the site and that the site
access will be from an existing turning point on the A151 to the east of the truck stop, a
short distance of approx. 340m from the A1.

7.4.3

The proposal will result in a maximum of 120 HGV movements per day, 60 arrivals and 60
departures, at an average of 9 per hour. In addition, car and light vehicle movements will
be up to 60 movements per day (30 arrivals and 30 departures). Due to the nature of the
proposal and the proposed working hours, impact on peak time traffic (8-9am, 5-6pm) is
not considered to be significant, with only 10 HGV movements expected in each peak
hour.

7.4.4

The vast majority of vehicles will arrive to the site and then depart the site using the A1,
with this the access route to the site from Little Ponton quarry. Some HGVs will access
and depart the site to the east towards Corby Glen, but this is considered to be a very low
percentage of HGV movements. Sufficient parking of 20 car parking spaces is to be
provided on site for staff and visitors.

7.4.5

An HGV routing plan (0735-11-13) has been provided that shows no access for HGVs to
the west of the A1 to Colsterworth. All HGV movements are to be from the A1 (vast
majority) or the A151.

7.4.6

In addition to the Transport Statement and routing plan, the applicant has provided an Air
Quality Assessment (Dustscan AQ, January 2020). This Assessment assess the existing
baseline conditions and models the construction phase and operation phase of the
proposal in terms of impact on air quality.

7.4.7

For the construction phase of the development the impact sensitivity of both dust soiling
and impact on human health is considered to be low or negligible. For the operational
phase of the development the modelled receptors are shown to meet the NO2 annual
mean objective, with all modelled receptors shown to fall well below 60 μg/m3 annual
mean concentrations. Particulate matter (PM10 and PM2.5) concentrations are also forecast

to meet their respective long and short term air quality objectives by a considerable margin
in a worst case scenario.
7.4.8

The site is protected for employment use in the Local Plan (Policy E4). This policy is not
specific to the type of employment use, instead protecting the site for B1, B2 and/or B8
use. The proposed use of the site is considered to generate a number of HGV movements
to and from the site daily, however this number is considered to be less than were the
proposal to be solely B8 storage use of the site. Whilst a B1 (office) use of the site would
generate significantly lower HGV movements to and from the site, office use is a
considerably more employee dense use of the site, and as such the number of car
movements to and from the site would be significantly higher than the total number of daily
trips as proposed, and with no restrictions on routing considered.

7.4.9

Neither the Highway Authority nor Highways England raise any objections to the proposal.
Access to the site and highway safety would not be adversely affected, nor would parking
and turning facilities available on the site. The proposed routing plan and number of HGV
movements is considered to be acceptable, with no detrimental impact on the strategic
road network (A1). As such the proposal is considered to comply with Policy ID2 and
Section 9 of the NPPF.

7.5

Drainage

7.5.1

The site is located within flood zone 1 and includes a drainage ditch to the northern
boundary of the site, south of the Travelodge, and includes an existing drainage basin to
the western boundary, adjacent to the A1. This existing drainage basin may be a
temporary feature associated with the A1 and is located on the lowest part of the site.

7.5.2

The applicant has submitted Flood Risk Assessment (RWO January 2020) and submitted
an updated Drainage Strategy (RWO, June 2020) in response to a request for drainage
information from Highways England.

7.5.3

Infiltration testing was undertaken on site in May 2020 within the existing drainage basin,
with ground conditions identified as gravelly sand with clay inclusions with good drainage
characteristics and medium permeability.

7.5.4

The submitted Drainage Strategy proposes the recycling of surface water from
impermeable surfaces to storage tanks for reuse in the manufacturing process. However,
in periods of extensive rainfall the storage tanks will include an overflow to allow
exceedance flows to be collected within the existing drainage basin to the western
boundary of the site. From here the surface water will infiltrate into the existing basin.
Based on a 1 in 100yr rainfall event plus 30% adjustment for climate change, the existing
drainage basin will only be 24% full.

7.5.5

Foul water drainage will be to a self-contained welfare unit or cesspool with periodic
removal of foul waste.

7.5.6

LCC Highways & SUDS and Highways England do not object to the proposal on drainage
grounds and the proposal is considered to comply with Local Plan Policy EN5.

7.6

Ecology

7.6.1

Local Plan Policy EN2: Protecting Biodiversity and Geodiversity seeks to facilitate the
conservation, enhancement and promotion of the District’s biodiversity interests including
seeking a net gain where possible. Proposals should not have a significant impact on
designated sites, including Local Wildlife Sites and development should not result in the
loss, deterioration, or fragmentation of ancient woodland and other irreplaceable habitats.

7.6.2

The applicant has submitted an Ecological Impact Assessment (Brooks Ecological,
January 2020), a Preliminary Ecological Appraisal (Brooks Ecological, December 2019)
and a Construction Environment Management Plan (CEMP) Biodiversity (Brooks
Ecological, January 2020).

7.6.3

The proposal is located adjacent to Twyford Wood, an identified Local Wildlife Site. This
site is designated for its ancient semi-natural woodland, plantation woodland, species-rich
woodland, grassland, wetland, and mosaic of habitats.

7.6.4

The Preliminary Ecological Appraisal recommends the following in relation to Twyford
Woods:
•
•

•
•

A green buffer should be designed into the masterplan, separating the Construction
footprint from Twyford Wood;
This exclusion zone should be demarcated on the ground by standard Tree Protection
fencing during the construction period, and either planted up, or left to vegetate naturally
through succession;
Following construction, a permanent barrier should be erected along the southern
boundary to protect the buffer zone; and
A sensitive lighting strategy should be designed and adopted, which avoids light spill
onto the woodland edge.

7.6.5

The site itself, as previously developed land with no management is considered to be poor
in terms of biodiversity value, with the exception of the existing drainage basin that is
considered to be of moderate value. The drainage basin is to be retained.

7.6.6

There are no waterbodies on site (the drainage basin is a dry basin), however there are
waterbodies identified outside of the site, with one pond within 20m of the southern
boundary. These ponds have supported great crested newts (GCN) in the past, however
the most recent record for the closest pond to the site dates from 1985. The site itself is
not considered to be suitable breeding habitat for GCN. Outside of GCN, the site is not
considered to provide suitable breeding habitat for any protected species, however
adjacent Twyford Wood is considered to provide breeding habitat for bats and badgers.

7.6.7

The proposed site layout includes the retention of the existing drainage basin to the west
of the site, together with provision of a wildflower seeded bund to the east of the drainage
basin and to the south west corner of the site. A buffer of a minimum of 5m is proposed
along the southern boundary of the site to Twyford Wood, with further ecological

enhancement areas to be located either side of the access road. The areas set aside for
ecological enhancement equate to just over 1ha of the 4.2ha site.
7.6.8

Twyford Wood contains pockets of ancient woodland, both ancient and semi-natural and
ancient replanted woodland. Whilst the proposal is located adjacent to Twyford Wood, the
site is located over 400m form the closest pocket of ancient woodland, with the pockets of
ancient woodland located to the east and south of the former runways of RAF North
Witham.

7.7

The Forestry Commission have been consulted on the application. As a non-statutory
consultee, the Forestry Commission have not objected to the application, instead providing
relevant guidance. With regards to proposals that may result in dust emissions, the following
advice is provided in relation to buffer zones:
‘A buffer zone’s purpose is to protect ancient woodland and individual ancient or veteran
trees. The size and type of buffer zone should vary depending on the scale, type and impact
of the development.
For ancient woodlands, you should have a buffer zone of at least 15 metres to avoid root
damage. Where assessment shows other impacts are likely to extend beyond this distance,
you’re likely to need a larger buffer zone. For example, the effect of air pollution from
development that results in a significant increase in traffic’.

7.7.1

The proposal is located over 400m from the existing areas of ancient woodland within
Twyford Wood. This 400m distance is considered to be a significant buffer zone from
ancient woodland, and given the make-up of this buffer area of trees within Twyford Wood,
it is therefore considered that dust arising from the proposed development will have a low
risk to ancient woodland. Furthermore, as set out in para. 3.37 above regular dust
monitoring will be undertaken and this includes a monitoring point to the southern point of
the site, adjacent to Twyford Wood.

7.7.2

Subject to suitable conditions seeking to ensure compliance with the relevant actions of
the submitted ecological reports to protect both Twyford Wood and any protected species
the proposal is considered to be in compliance with Policy EN2 and section 15 of the
NPPF.

7.8

Heritage

7.8.1

The site is not located within close proximity of any conservation areas or listed buildings
and there is not considered to be any inter-visibility between the proposal and any
conservation areas or listed buildings. There is not considered to be any potential for
buried archaeological resources on the site due to previous construction and disturbance.
The proposal is therefore considered to comply with Local Plan Policy EN6.

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

The proposed development is for employment use on a site allocated for employment use
within the Local Plan. The proposal will result in job creation in the district and is linked to
an existing business operating in the district. The site is located adjacent to the A1 with
easy access to the A151/A1 junction and is located away from residential dwellings.

10.2

Concerns raised with regards to noise and dust pollution are noted. However, the
applicant has demonstrated that both issues can be overcome through suitable mitigation,
secured through planning conditions, with no adverse impact on neighbouring land uses
considered to arise from the proposal. There are no objections to the proposal from
statutory consultees, including no objections from Colsterworth Parish Council.

10.3

On balance, the proposal is considered to be in accordance with Policies E4, EN1, EN2,
EN4, EN5, EN6, DE1 and ID2 of the Local Plan, the relevant policies of the Colsterworth
Neighbourhood Development Plan and Sections 9, 12 and 15 of the NPPF and there are
no material considerations that indicate otherwise, as such the proposal is therefore
acceptable.

10.4

RECOMMENDATION: that the development is Approved subject to the following
conditions

10.5

Planning 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:
i.
ii.
iii.
iv.
v.
vi.

Location Plan 0735-11-1 (received by the Council on 28th January 2020)
Concrete batching plant sections plan 0735-11-12 (received by the Council on
28th January 2020)
Screening bund plan 0735-11-9 (received by the Council on 28th January 2020)
Concrete batching plant details plan 0735-11-11 received by the Council on
28th January 2020)
Indicative production layout plan 0735-11-7 Rev C (received by the Council on
10th June 2020)
Site layout plan 0735-11-6 Rev K (received by the Council on 10th June 2020)
Unless otherwise required by another condition of this permission.

Reason: To define the permission and for the avoidance of doubt.
Pre-commencement conditions
Construction Management Plan
3

No development (including any site clearance/preparation works) shall be carried out
until a Construction Environmental Management Plan has been submitted to the Local
Planning Authority for approval in writing. Details shall provide the following, which
shall be adhered to throughout the period of development:
a) the parking of vehicles of site operatives and visitors;
b) loading/unloading and storage of construction materials
c) wheel cleaning facilities and road cleaning arrangements;
d) measures to control the emission of dust and noise during construction;
e) a scheme for recycling/disposing of waste resulting from site preparation and
construction works;
f) hours of construction work, site opening times, hours of deliveries and removal of
materials;
g) full details of any piling technique to be employed, if relevant;
h) location of temporary buildings and associated generators, compounds, structures
and enclosures
i) routeing of construction traffic
Reason: To minimise detrimental effects to the neighbouring amenities and the
amenities of the area in general, having regard to South Kesteven Local Plan Policy
DE1 and the National Planning Policy Framework.

During Building Works
Ecology implementation
4

All works on site shall be in accordance with the mitigation measures identified within
the submitted Ecological Impact Assessment (Brooks Ecological, January 2020),
Preliminary Ecological Appraisal (Brooks Ecological, December 2019) and

Construction Environment Management Plan (CEMP) Biodiversity (Brooks Ecological,
January 2020).
Reason: To protect important and protected species during construction and to enhance the
biodiversity of the area, in accordance with Policy EN2 of the South Kesteven Local Plan.
Materials storage
5

Any materials, goods, plant, machinery, equipment, crates, containers, waste or any
other item to be stored on the site during construction shall be stored off the ground
(e.g. on pallets) and all spoil/waste materials shall be removed from site at the end of
each working day (or stored in a skip).
Reason: In the interests of wildlife and nature conservation, to avoid creating a good
temporary habitat for sheltering great crested newts having regard to South Kesteven
Local Plan Policy EN2.

Prior to occupation
Drainage implementation
6

Before any part of the development hereby permitted is occupied/brought into use, the
works to provide the surface and foul water drainage shall have been completed in
accordance with the approved details.
Reason: To ensure the provision of satisfactory surface and foul water drainage is
provided in accordance with Policy EN5 of the adopted South Kesteven Local Plan.

Noise
7

Before any part of the development hereby permitted is occupied/brought into use, all
works which form part of the scheme to protect the neighbouring land uses from noise
impact shall have been completed in accordance with the approved details and
recommendations of the submitted Noise Impact Assessment (ENS, January 2020)
and be maintained and retained in perpetuity.
Reason: To prevent disturbance to the amenities of the occupants of the site and in
accordance with Policies EN4 and DE1 of the adopted South Kesteven Local Plan.

Lighting
8

Before works to erect any external lighting hereby permitted are commenced, details
of the floodlighting including levels of illumination and hours of operation shall have
been submitted to and approved in writing by the Local Planning Authority.
Reason: In the interests of the amenities of the area and in accordance with Policies
EN4 and DE1 of the adopted South Kesteven Local Plan.

Parking and turning

9

Before the development hereby permitted is occupied/brought into use, the parking
and turning areas shown on the Site Layout Plan 0735-11-6 Rev K shall have been
constructed in accordance with the approved details and shall be retained as such and
for no other purpose thereafter.
Reason: To allow vehicle to park and turn within the site and leave in forward gear and
to reduce any additional on street parking in the interests of highway safety.

Ongoing conditions
Hours of use
10

Work on site shall not take place for the purposes authorised by this permission other
than between the following hours:
07:00hrs – 20:00hrs on Monday to Friday and
07:00hrs – 13:00hrs on Saturdays for maintenance of plant and equipment only.
No work is to be undertaken on site on Sundays or public or bank holidays.
unless otherwise agreed in writing by the Local Planning Authority.
Reason: Operation of the use outside these hours would result in unacceptable levels
of noise nuisance to neighbouring land uses, contrary to Policies EN4 and DE1 of the
South Kesteven Local Plan.

Landscaping implementation
11

Before the end of the first planting/seeding season following the occupation/first use
of any part of the development hereby permitted, all soft landscape works shall have
been carried out in accordance with the approved soft landscaping details.
Reason: Soft landscaping and tree planting make an important contribution to the
development and its assimilation with its surroundings and in accordance with Policies
EN3, DE1 and OS1 of the adopted South Kesteven Local Plan.

HGV routing
12

Access and egress from the site for all HGV movements shall be in accordance with
the submitted HGV routing plan 0735-11-13.
Reason: In the interests of highway safety and to ensure that HGVs do not travel
through Colsterworth village and in accordance with Policy IN2 of the South Kesteven
Local Plan.

Storage height
13

Goods/materials shall not be stacked, stored or deposited on the outside areas of the
site at a height exceeding 5 metres from ground level.

Reason: In the interests of the visual amenities of the area in accordance with Local
Plan Policy EN1.
Dust
14

Upon commencement of the use hereby permitted, all mitigation measures, including
daily monitoring, general procedures, weekly maintenance items and dust complaints
procedure as set out in mitigation measures of the submitted Dust Management Plan
(Hughes Craven, May 2020) shall be undertaken on site and an Environmental
Complaints Log kept and made available to the Local Planning Authority.
Reason: In the interests of neighbouring land uses in accordance with Policies EN4
and DE1 of the South Kesteven Local Plan.

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 that Protected Wildlife Species may be using the
building/site as a nesting place and/or habitat. All such species are protected under
the Wildlife and Countryside Act 1981. Should Protected Wildlife Species, or
evidence of them, be present or be suspected in the building/site (and potentially
affected by the development), the Applicant should cease development immediately
and contact Natural England, The Maltings, Wharf Road, Grantham, Lincs., NG31
6BH (tel. 01476 584800). All workers should be made aware of the above, particularly
with regard to bird and bat access points under roof eaves / roof materials / and
openings.

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

Site Location Plan

Site Layout Plan

Indicative Production Layout Plan

Concrete batching details plan

Concrete batching plant sections plan

HGV routing plan

