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Proposal: Erection of 3(no) holiday let units and use of existing static caravan for 
holiday let purposes 

Location: Woodlands, Fen Lane, Long Bennington 
Applicant: Mr & Mrs P Jarram 
Application Type: Full planning permission (Major) 
Reason for Referral 
to Committee: 

Major development (Site exceeds 1ha) 
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Design Quality and Visual Impact 
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Pollution Control 
Access, Parking and Highways Infrastructure 
Flood Risk and Drainage Infrastructure  
Impact on biodiversity and ecology 

Technical 
Documents: 

Design and Access Statement 
Preliminary Ecological Appraisal 
Tree Survey Report 
Transport Statement  
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Corporate Priority: Decision type: Wards: 

Growth Regulatory Viking 

 

Reviewed by: Ellie Sillah (Principal Planning Officer) 9 May 2022 
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http://facebook.com/sharer/sharer.php?u=http://moderngov.southkesteven.gov.uk/mgWhatsNew.aspx?bcr=1


 
 

To authorise the Assistant Director for Planning to GRANT planning permission subject to 
conditions.  
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1 Description of site 
 

1.1 The application site comprises an area of approximately 1.50 hectares (3.70 acres) of 

broadly rectangular land situated at Woodlands to the south of Fen Lane, located 

approximately 2.25 km to the north-west of the main built-up area of Long Bennington.  

 

1.2 The host property forms one of a cluster of buildings to the south of the east-west section 

of Fen Lane. The cluster of buildings includes a number of residential properties, as well as 

several former agricultural buildings, and some modern structures. At the eastern end of 

this frontage is a site in commercial use. It is understood that Woodlands comprises one of 

the two original farm dwellings that were situated on Fen Lane, albeit this property has since 

been substantially altered and extended following planning permission granted in 2008.  

 

1.3 Situated to the east of Woodlands is a converted barn, now forming a dwelling which is 

occupied in connection with an adjoining car restoration business; beyond which lies a 

secondary access serving Woodlands, which is intended to serve the current development 

site.  

 

1.4 The application site itself forms part of the extensive grounds associated with Woodlands; 

these grounds are predominantly laid to lawn; however, there are also areas of substantial 

tree coverage and a number of ponds. In addition, the grounds also include an area of 

allotment gardens, microlight airstrip and a hangar, which are understood to be rented out 

to a number of individuals and are not utilised directly by the occupants of Woodlands.  

 

1.5 The wider site has an overall L-shape with Woodlands positioned at the northern end 

fronting onto Fen Lane. The application site is a broadly square area located in the north-

eastern corner of the east-west running area and comprises a spinney area set to the north 

of a large pond, which has an overall area of approximately 0.26 hectares, which is stocked 

with fish and used for angling on an infrequent, informal basis. The pond margins 

themselves are populated with self-set trees and bushes. A static caravan is located to the 

north-west of this pond (to the south of the spinney), which has been historically occupied 

as guest accommodation to the main dwelling, and forms part of the current application 

proposals. The site boundaries are broadly defined by a mixture of well-established 

hedgerows and trees.  

 

1.6 To the south of the spinney is a corrugated sheet hangar associated with the microlight 

airstrip use; this use runs centrally through the middle of the west-east arm of the wider 

landholding – positioned to the south of the application site boundary. The allotment gardens 

are positioned to the west of the site access on the opposite side of the spinney and airstrip 

hangar, and is screened by a tall conifer hedgerow.  

 

1.7 The wider landholding is bound to the east and northeast by a paddock area and commercial 

site, to the south and south-west by agricultural land, and to the west by farmland as well 

as an agricultural contractors yard which is served by Fen Lane. The site is well screened 

from public vantage points by the existing buildings and the surrounding boundary 

treatments.  

 



 

 
 

1.8 As identified above, the proposed development site lies outside of the main built form of an 

existing settlement and, therefore, falls to be considered as being located within the Open 

Countryside. The proposed development site is not subject to any other planning policy 

designations.  

 

1.9 However, it is noted that there is a public footpath which runs north-west to south-east from 

Fen Lane towards Valley Lane, which passes through the wider landholding, and also 

crosses the access track and spinney which form part of the current application.   

 

2 Description of proposal 
 

2.1 The current application seeks full (detailed) planning permission for the erection of 3(no) 

holiday let units and use of the existing static caravan for holiday let purposes. The proposed 

units would comprise 3(no) 2-bed log cabins; each measuring approximately 85 sq. metres 

with a ridge height of approximately 4m.  

 

2.2 The proposed units would comprise log cabin structures with a traditional gable fronted 

design, incorporating a covered decking area that would face towards the existing pond. 

The units would be constructed of interlocking, timber planks positioned under a grey, slate 

effect roof.  

 

2.3 The submitted application has been accompanied by a Proposed Block Plan, which 

demonstrates that the proposed units would be arranged along the northern bank of the 

pond; to the east of the existing static caravan.  

 

2.4 Access to the site would be taken via the existing access situated on Fen Lane, positioned 

to the east of the converted barn adjacent to Woodlands. The existing access track currently 

extends to the microlight hangar to the south of the spinney, and this is proposed to be 

upgraded to meet Lincolnshire County Council’s specifications and would also be altered to 

serve a small parking area set within the spinney to the north of the existing static caravan 

and pond, which would serve the proposed new units. The existing static caravan would 

similarly be served by the proposed car parking area, albeit its location would allow parking 

provision to be made immediately adjacent to this unit. A pedestrian footpath would then 

lead from the parking area through the spinney to the proposed lodges. 

 

2.5 The submitted Block Plan indicates that sufficient space will be provided for a total of 10 

vehicles.  

 

2.6 The submitted Design and Access Statement indicates that the pedestrian access track 

would comprise a porous, loose-bound surface such as gravel or planings (within a geogrid 

strengthening structure), to minimise the potential impact upon the retained trees. The 

existing vegetation serving the wider site boundaries is to be retained, and the submitted 

statement indicates that trees removed from the spinney to facilitate the parking area would 

be offset by new planting within the wider landholding. 

 

2.7 The accompanying planning application form outlines that surface water will be discharged 

via a soakaway, whilst foul water will be managed through a package treatment plant.  

 



 

 
 

3 Relevant History 
 

No relevant previous planning history  

4 Policy Considerations 
 

4.1 South Kesteven Local Plan 2011-2036 (Adopted January 2020) 

Policy SD1: The Principles of Sustainable Development in South Kesteven 

Policy SP1: Spatial Strategy 

Policy SP5: Development in the Open Countryside 

Policy E7: Rural Economy 

Policy E9: Visitor Economy 

Policy EN1: Landscape Character 

Policy EN2: Protecting Biodiversity and Geodiversity 

Policy EN4: Pollution Control 

Policy EN5: Water Environment and Flood Risk Management  

Policy DE1: Promoting Good Quality Design 

Policy SB1: Sustainable Building 

Policy ID2: Transport and Strategic Transport Infrastructure 

 

4.2 Long Bennington Neighbourhood Development Plan (Made July 2017) 

Policy LB2 – Design Principles 

Policy LB7 – Access and New Development 

Policy LB9 – Flood Risk and Drainage 

 

4.3 Design Guidelines for Rutland and South Kesteven Supplementary Planning 

Document (Adopted November 2021) 

 

4.4 National Planning Policy Framework (NPPF) (Adopted July 2021) 

Section 2: Achieving sustainable development 

Section 4: Decision-making  

Section 6: Building a strong, competitive economy 

Section 9: Promoting sustainable transport 

Section 12: Achieving well-designed places 

Section 14: Meeting the challenge of climate change, flooding and coastal change 

Section 15: Conserving and enhancing the natural environment 

5 Representations Received 
 

5.1 Cadent Gas 

5.1.1 No comments received.  

 

5.2 Environment Agency 

5.2.1 No comments to make.  

 

5.3 Lincolnshire County Council (Highways and SuDS) 

5.3.1 No objections subject to informatives. 

 

Initial comments 

5.3.2 Further information required.  



 

 
 

5.3.3 The access will need to be upgraded to Lincolnshire County Council’s specification and a 

note should be added to the proposed drawing.  

 

5.3.4 A simple Transport Statement is required detailing all of the current uses that will use the 

access – it shall detail the number of vehicle movements in / out of the access associated 

with each use along with the different types / size of vehicles on a daily basis. It shall then 

detail a comparison with the vehicle movements that will be associated with the proposed 

use and by what types / sizes of vehicles.  

 

Re-consultation comments 

5.3.5 No objection subject to conditions and informatives.  

 

5.3.6 There is no precise definition of “severe” with regards to the NPPF Paragraph 111, which 

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”. Planning Inspector’s decisions regarding 

severity of specific to the location of each proposal but have the following common 

considerations:  

 

(a) The highway network is over-capacity, usually for a period extending beyond the 

peak hours 

(b) The level of provision of alternative transport modes 

(c) Whether the level of queueing on the network causes safety issues.  

 

5.3.7 In view of these criteria, the Highways and Lead Local Flood Authority do not consider that 

this proposal would result in a severe impact with regard to the NPPF  

 

5.3.8 This proposal is acceptable but we would not support any further development as it is not a 

sustainable location and residents would be wholly reliant on the car.  

 

5.3.9 As Lead Local Flood Authority, Lincolnshire County Council is required to provide a statutory 

planning consultation response with regard to drainage on all major applications. This 

application is classed as major due to the site area exceed 1 hectare, but the actual proposal 

is modest and confined to 3 (no) holiday lets. The site is an area of land around and existing 

pond, it is in Flood Zone 1 and is not at risk from surface water flooding. The holiday lets will 

be drained via soakaways and will create very little increase to surface water flow as there 

is not increase to the hardstanding. Therefore, the Lead Local Flood Authority does not 

consider that this proposal would increase flood risk in the immediate vicinity of the site.  

 

5.4 Lincolnshire Fieldpaths Association 

5.4.1 No comments received.  

 

5.5 Lincolnshire Police Crime Prevention Officer 

5.5.1 No objections 

 

5.6 Long Bennington Parish Council 

5.6.1 Neutral  



 

 
 

5.6.2 The Parish Council is support of the development of tourism and leisure facilities in the local 

area and wishes to comment on the application as follows to preserve the local environment 

and safety:  

 

(a) In considering the programme of works to develop the site, the already established 

tree and hedge belts, including the spinney, should be preserved to the maximum 

extent possible.  

(b) In regard to the microlight airstrip – the Parish Council would wish to see that a 

Safety Management System is in place to ensure that the users of the site are not 

exposed to any risk due to the microlight operations. NB. This application is not for 

the microlight airstrip and the Design and Access Statement understandably does 

not attempt to define the extent of the microlight operations. However, it is worth 

noting that any current or potential increase in use of the air strip beyond 28 days 

a year would require the microlight airstrip to be licenced. This would itself require 

planning permission and the proximity of the leisure facilities would themselves 

become a potential considerations. Establishing the baseline usage of the 

microlight airstrip may therefore be of benefit for consideration of this application.  

 

5.7 National Highways (Highways England) 

5.7.1 No objection to the application. 

 

5.7.2 Based upon the location and the low level of proposed trips, and the nature of the proposal, 

it is not expected to have an adverse or significant impact on the strategic road network. 

Therefore, National Highways has no objection to the application.  

 

5.8 SKDC Arboricultural Advisor 

5.8.1 No objection subject to conditions.  

 

Initial comments 

5.8.2 Further information required.  

 

5.8.3 The lodges / holiday lets and their access have the potential to impact on the nearby trees 

/ woodlands and hedgerows. The trees and hedgerows are not shown on the plan in the 

context of the layout. They are an important feature in the landscape with considerable 

habitat value. While I have no objections in principle to this sort of development going ahead, 

I am concerned that there is currently a failure to properly consider the impact of the 

proposal on the trees and vice versa. I would therefore suggest that a tree survey and report 

should be carried out.  

 

Re-consultation comments 

5.8.4 Trees are to be removed to facilitate new parking; albeit they are poor quality. As far as I 

can see, no mitigation has been provided in terms of new planting. However, I am satisfied 

that replacement planting and landscaping could be secured via conditions, and I would also 

recommend conditions relating to tree protection and no-dig surfaces. 

 

5.9 SKDC Environmental Protection Officer 

5.9.1 No objections 

 



 

 
 

Initial comments 

5.9.2 Further information required.  

 

5.9.3 It is understood that an adjacent site to the proposed development site is being investigated 

by the Environment Agency for illegal waste disposal, both above ground and buried waste, 

on Fen Lane, Long Bennington. From the submitted plans, the proposed site boundary for 

the application development would be away from this area, with only the access road to the 

proposed development adjacent to the said waste site.  

 

5.9.4 Nonetheless it is recommended that the Applicant submits to the Local Planning Authority 

for approval, a site screening assessment for potential contamination and any potential 

impact from the adjacent site, given the circumstances above.  

 

Re-consultation comments 

5.9.5 Environmental Protection notes that a GroundSure site assessment report has been 

submitted. Environmental Protection is satisfied with the details of the GroundSure report 

and the results of the recent soil samples that were undertaken by the Applicant’s ground 

contamination consultant.  

 

5.10 Upper Witham Internal Drainage Board 

5.10.1 No objections subject to conditions 

 

5.10.2 No development should be commenced until the Local Planning Authority, in consultation 

with the Lead Local Flood Authority has approved a scheme for the provision, 

implementation and future maintenance of a surface water drainage system. Where 

soakaways are proposed, the suitability of new soakaways as a means of surface water 

disposal should be to an appropriate standard and to the satisfaction of the approving 

authority in conjunction with the Local Planning Authority. If the suitability is not proven, the 

Applicant should be requested to re-submit amended proposals. Any discharge into a 

watercourse will require consent from the Board under the Land Drainage Act.  

 

5.11 Ministry of Defence 

5.11.1 No objections.  

 

5.11.2 The application site falls within the Statutory Safeguarding Birdstrike Zone for RAF 

Syerston.  

 

5.11.3 The MOD has no safeguarding objections regarding this application.  

 

6 Representations as a Result of Publicity 
6.1 The application has been advertised in accordance with the Council’s Statement of 

Community Involvement no letters of representation have been received.  

 

7 Evaluation 
 

7.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that the Local 

Planning Authority makes decisions in accordance with the adopted Development Plan, 



 

 
 

unless material considerations indicate otherwise. In this case, the Development Plan 

comprises the following documents:  

 

• South Kesteven Local Plan 2011-2036 (Adopted January 2020); and  

• Long Bennington Neighbourhood Development Plan (Made July 2017).  

 

7.2 In addition, the Local Planning Authority have recently adopted a Design Guidelines 

Supplementary Planning Document (Adopted November 2021) and this document is a 

material consideration in the determination of planning applications.  

 

7.3 The policies and provisions set out in the National Planning Policy Framework (NPPF) (“the 

Framework”) (Adopted July 2021) are also a relevant material consideration in the 

determination of planning applications.  

 

7.4 Principle of Development 

 

7.4.1 Local Plan Policy SD1 (The Principles of Sustainable Development) sets out the overarching 

obligation for development proposals to minimise its impact on climate change and 

contribute towards a strong, stable and more diverse economy. The policy requires 

consideration of issues, including the impact of development on climate change, minimising 

the need to travel, avoiding development of areas of flood risk and giving rise to pollution, 

and proactively enhancing the District’s character and natural environment. 

 

7.4.2 In respect of the above, it is acknowledged that the proposed development site is situated 

outside of the main built-up up area of an existing settlement, and is positioned within a 

relatively remote, rural location. Whilst there is residential accommodation fronting onto Fen 

Lane, circa 275m to the north of the site, these are not considered to comprise part of the 

main built-up area of Long Bennington, which is the nearest settlement, located 

approximately 2.25km to the south-east of the application site. As such, the application 

proposals would not accord with the locational principles of Policy SD1. Notwithstanding the 

above, the proposed development  would contribute towards the attainment of a more 

diverse rural economy, through providing additional holiday accommodation to support the 

District’s tourism industry and, in that context, it is concluded that the application scheme 

would accord with the overall principles of Policy SD1 when taken as a whole.  

 

7.4.3 Notwithstanding the above, Local Plan Policy SP1 (Spatial Strategy) outlines the overall 

spatial development strategy for the District during the plan period. It identifies that the 

overall strategy of the Local Plan is to deliver sustainable growth, including new housing 

and job creation, in order to facilitate growth in the local economy and support local 

residents. Decisions on the location and scale of new development are to be taken on the 

basis of the settlement hierarchy established within Policy SP2. 

 

7.4.4 As identified above, the site is located outside of the built-up area of an existing settlement 

and, therefore, falls to be considered as Open Countryside. Policy SP5 (Development in the 

Open Countryside) is the principal spatial policy of the Development Plan in respect of 

development in such locations. It identifies that development within the Open Countryside 

will be limited to that which has an essential need to be located outside of the existing built 



 

 
 

form of a settlement. The policy goes on to identify a series of exceptions, whereby 

development in the Countryside is considered to be acceptable in principle, including: 

 

(a) Agriculture, forestry or equine development 

(b) Rural diversification projects 

(c) Replacement dwellings (on a one for one basis); or  

(d) Conversion of buildings provided that the existing building(s) contribute to the 

character or appearance of the local area by virtue of their historic, traditional or 

vernacular form; and  

(e) Are in sound structural condition; and  

(f) Are suitable for conversion without substantial alteration, extension or rebuilding, 

and that the works to be undertaken do not detract from the character of the 

building(s) or their setting.  

 

7.4.5 With regards to the above, as previously identified, it is understood that the application 

property (Woodlands) comprised one of the two original farm dwellings located on Fen Lane 

which were occupied in connection with Fen Lane Farms. However, the cluster of buildings 

and uses within this area have significantly extended and altered in the post-war period, to 

the extent that none of these buildings now retain any form of agricultural use. In this 

respect, whilst the application proposals would not strictly be defined as farm diversification 

(a term which is often interchanged with the rural diversification), the application scheme 

would still fall to be assessed as a rural diversification project. The cluster of buildings along 

Fen Lane include a mixture of residential and commercial operations, and the wider 

landholding of the application property itself, is also used for a number of informal uses 

including an allotment gardens and microlight airstrip. The proposed holiday let units would 

be situated to the north of the existing pond, which is currently used informally for angling 

and, in this regard, the current proposals would lend themselves to supporting the visitor 

economy by providing accommodation for anglers to stay within the District, or alternatively, 

for other patrons seeking a remote break. Taking the above into account, the proposed 

development would fall to be considered as a rural diversification scheme and, therefore 

development in this location is acceptable in principle.   

 

7.4.6 Notwithstanding the above, Policy E7 (Rural Economy) identifies that proposals for rural 

enterprise and tourism will be supported, provided that it is demonstrated that the business 

will help to support or regenerate the rural economy, and subject to compliance with all of 

the following criteria: 

 

(a) Be of a scale appropriate to the rural location 

(b) Be for a use(s) appropriate or necessary in a rural location, providing local 

employment opportunities which make a positive contribution to supporting the 

rural economy.  

(c) The use / development respects the character and appearance of the local 

landscape, having particular regard to the Landscape Character Assessment, and 

will not negatively impact on existing neighbouring uses through noise, traffic and 

pollution impacts; and 

(d) Avoid harm to areas, features or species which are important for wildlife, 

biodiversity, natural, cultural or historic assets, including their wider settings.  

 



 

 
 

7.4.7 All proposals are required to demonstrate that the development meets the requirements of 

national and local planning policies which control the form, scale, design and impact of new 

development. Any new building or extension to an existing building will only be permitted 

where it is clearly demonstrated that it is an essential element of the business proposal. The 

scale, design and construction of any new building or extension must be appropriate to its 

rural setting and fully justified by the business proposals.  

 

7.4.8 Similarly, proposals which generate high levels of visitor traffic or increased public use, such 

as large-scale sport and leisure facilities will only be permitted within or on the edge of the 

towns and Larger Villages, or where they can be easily access by public transport, foot or 

cycle. 

 

7.4.9 In addition, Policy E9 (Visitor Economy) sets out additional guidance in relation to 

development proposals for the local visitor economy. It identifies that such proposals would 

be considered acceptable where they: 

 

(a) Allow provision for visitors which is appropriate in use and character to South 

Kesteven’s settlements and maintains the quality of the countryside and the natural 

environment.  

(b) Enhance existing tourist and visitor facilities; aid the retention and / or 

enhancement of existing overnight accommodation and the provision of new 

overnight accommodation.  

(c) Allow new tourism provision and initiatives where these would also benefit local 

communities and support the local economy; or 

(d) Allow new tourism development of an appropriate scale and use which utilises the 

existing historic buildings in the countryside, while respecting their character.  

 

7.4.10 Furthermore, Paragraph 84 of the Framework identifies that planning policies and decisions 

should enable the sustainable growth and expansion of all types of businesses in rural 

areas, both through conversion of existing buildings and well-designed new buildings; and 

the development and diversification of agricultural and other land-based businesses; and 

sustainable rural tourism and leisure developments which respect the character of the 

countryside. 

 

7.4.11 In the context of the above policy obligations, it is considered that the scale of the proposed 

development would be appropriate to the site’s rural location, and the proposed use has 

also been established through Appeal Decisions and Case Law as being appropriate for a 

rural location and would assist in supporting the local rural economy through increased 

patronage of local services and attractions.  

 

7.4.12 The proposed development would entail the erection of 3(no) holiday cabins, alongside the 

re-use of the existing static caravan for holiday let purposes. The scale, design and 

construction of the new buildings is considered to be typical for the proposed use, whilst 

also ensuring that they would appropriately assimilate to the site’s context. These detailed 

design considerations, and the particular obligations of criteria (c) and (d) of Policy E7 fall 

to be assessed against the relevant material considerations that are discussed below.  

 



 

 
 

7.4.13 In respect of the indirect impacts associated with the development, the quantum of lodges 

proposed is such, that the proposed development scheme is not anticipated to give rise to 

significant levels of visitor traffic or public use to necessitate locating the proposal within or 

on the edge of a higher order settlement in the District.  

 

7.4.14 Nonetheless, the site is located within an Open Countryside location and, as such, 

permanent residential use of the site would not be considered appropriate and / or justified. 

As such, conditions are proposed to restrict the use of the site to holiday purposes only.  

 

7.4.15 As part of the current application proposals, Long Bennington Parish Council have been 

consulted on the scheme and it is noted that they have confirmed that they are supportive 

of tourism uses, albeit they have raised some concerns about the potential loss of trees at 

the site and the potential for conflict between the use the proposed use, and the current 

informal use of land to the south of the site as a microlight airstrip. Matters relating to the 

loss of trees to facilitate the development are discussed in detailed later in this report.  

 

7.4.16 With regards to the use of land to the south of the site as a microlight airstrip, permitted 

development rights allow for the temporary use of land for any purpose for up to 28 days in 

total in a calendar year. The current submission does not detail the current extent of the use 

of the site for microlight purposes. However, it is appreciated that any intensification of this 

use beyond the permitted development conditions would require the submission of a formal 

planning application, and any formal planning application for such intensified use would 

assess the potential conflict with surrounding land uses. Similarly, whilst use of the land as 

a microlight airstrip is permissible for a temporary period under the planning legislation, this 

does not override any other obligations set out within separative licencing or legislative 

processes; including any restrictions imposed by the Civil Aviation Authority. As such, it is 

considered that the current application proposals would, as a matter of principle, not conflict 

with the existing use of the land to the south as a microlight facility.  

 

7.4.17 Taking all of the above into account, subject to the imposition of occupancy restricting 

conditions, it is considered that the application proposals would be in accordance with the 

overarching principles of Policy SD1, SP1, SP5, E7 and E9 of the adopted South Kesteven 

Local Plan and Section of the National Planning Policy Framework. Consequently, it is 

considered that the proposals are acceptable in principle, subject to material considerations. 

These matters have been assessed in detail below. 

 

7.5 Design Quality and Visual Impact 

 

7.5.1 Local Plan Policy DE1 (Promoting Good Quality Design) states (amongst other criteria) that 

to ensure high quality design is achieved throughout the District, all development proposals 

will be expected to make a positive contribution to local distinctiveness, vernacular and 

character of the area. Proposals should reinforce local identity and not have an adverse 

impact on the streetscene, settlement pattern or the landscape / townscape character of the 

surrounding area. Proposals should be of an appropriate scale, density, massing, height 

and material given the context of the area. Policy EN1 (Landscape Character) seeks to 

ensure that development is appropriate for its context. Similarly, as referenced above, Local 

Plan Policy E7(c) requires rural economic development proposals to respect the character 



 

 
 

and appearance of the local landscape, and further requires the proposal to accord with 

policies that control the form, scale, design and impact of development. 

 

7.5.2 Policy LB2 (Design Principles) of the made Long Bennington Neighbourhood Plan is 

considered to primarily relate to new development proposals located within the main built-

up area of the village. Nonetheless, it sets out a requirement for new development to take 

account of relationships between buildings, landscape and open spaces which are 

characteristic of the immediate area and surrounding buildings. 

 

7.5.3 The Rutland and South Kesteven Design Guidelines SPD (Adopted November 2021) 

identifies that the detailed design of a proposal should be influenced by its context and 

should be consider the relationship between the site and other buildings, routes and spaces, 

views and vistas, facilities, architectural details and the landscape. The appearance and 

architectural landscape of surrounding buildings should be drawn upon and influence the 

detailed design. 

 

7.5.4 The National Planning Policy Framework (Section 12) states that good design is a key 

aspect of sustainable development, creates better places in which to live and work, and 

helps make development acceptable to communities. Paragraph 130 of the Framework 

states that development proposals should be visually attractive as a result of good 

architecture, layout and appropriate and effective landscaping; and should be sympathetic 

to local character and history, including the surrounding built environment and landscape 

setting, while not preventing or discouraging appropriate innovation or change.  

 

7.5.5 Furthermore, Paragraph 134 of the revised Framework is unequivocal in stating that 

“development that is not well designed should be refused, especially where it fails to reflect 

local design policies and government guidance on design, taking into account any local 

design guidance and supplementary planning documents such as design guides and 

codes”. 

 

7.5.6 As previously stated, the current application proposes the erection of 3 (no) log cabin holiday 

let units, each of which would be a 2-bed unit measuring approximately 85 sq. metres with 

a ridge height of approximately 4 metres, and would be arranged along the northern bank 

of the pond. The proposed would be a traditional log cabin structure with gable fronted 

design, incorporating a covered decking area that face southwards towards the existing 

pond. The units would be constructed of interlocking timber planks, positioned under a grey, 

slate-effect roof. The existing static caravan, in the north-west corner of the pond adjacent 

to the microlight hangar would be retained in its current form.  

 

7.5.7 In respect of the above, it is appreciated that the application site is currently located within 

a relatively remote area forming part of the open countryside and any introduction of 

additional development, including the current proposals, would invariably result in a change 

in the character of the site. Nonetheless, it is also accepted that the proposed development 

site comprises an existing spinney area set around the existing pond, which are populated 

with self-set trees and bushes, and the existing caravan is located within the existing spinney 

and is surrounded by existing maturing trees. As a result, the application site itself is largely 

hidden from public vantage points, and the layout, scale, design and materials to be used 



 

 
 

in the proposed lodges would be appropriate to assist in assimilating the development into 

its wooded setting.  

 

7.5.8 The proposed car park location within the spinney would ensure that the access 

arrangements do not give rise to significant visual impacts. In this respect, whilst the 

development would result in the loss of some of the existing trees to facilitate these access 

arrangements, conditions are proposed to secure compensatory planting as part of soft 

landscaping scheme, which would mitigate against this potential impact.  

 

7.5.9 Taking the above into account, the proposals are considered to be of an appropriate 

appearance, scale, layout, density and materials when viewed in the context of the site’s 

open countryside location and the surrounding wooded landscape. The submitted plans 

indicate an appropriate form of development that would assimilate the proposals into the 

natural landscape whilst providing an appropriate form of accommodation. As such, the 

design quality and visual impact of the development is considered to be acceptable. 

Consequently, the application proposals would accord with the requirements of Policy E7(c), 

DE1 and EN1 of the adopted South Kesteven Local Plan, Policy LB2 of the made Long 

Bennington Neighbourhood Development Plan,  the adopted Design Guidelines SPD, and 

Section 12 of the National Planning Policy Framework on these matters. 

 

7.6 Impact on residential amenity 

 

7.6.1 Local Plan Policy DE1 (Promoting Good Quality Design) states (amongst other criteria) that 

all development proposals will be expected to ensure that there is no adverse impact on the 

amenity of neighbouring users in terms of noise, light pollution, loss of privacy and loss of 

light, and should provide sufficient amenity space, suitable to the type and amount of 

development proposed. In addition, Policy SP3(c) requires development proposals to not 

cause unacceptable impacts on the occupiers’ amenity of adjacent properties.  

 

7.6.2 In addition, as previously identified, Local Plan Policy E7 (Rural Economy) requires 

development proposals to demonstrate that they will not negatively impact on existing 

neighbouring uses through noise, traffic, light and pollution impacts. 

 

7.6.3 Paragraph 130 of the Framework 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 and community cohesion and resilience. 

 

7.6.4 The Rutland and South Kesteven Design Guidelines SPD (Adopted November 2021) 

identifies that residential amenity is determined by a range of factors such as space, privacy, 

outlook, outdoor space and natural light, and identifies as series of rules / standards that will 

be utilised to assess the quality of residential amenity provided by development proposals. 

The following standards are considered to be particularly relevant to the current proposals:  

 

(a) Where practical, windows should not look onto private areas of other homes, 

including habitable rooms (living rooms, dining rooms, bedrooms), kitchens and 

patio areas in gardens immediately adjoining the building.  



 

 
 

(b) The ’45-degree rule’ states that there is normally the potential to achieve adequate 

levels of daylight and outlook when no part of a building cuts through a line radiating 

at 45 degrees from the centre of a window that lights a habitable room 

(c) The ’25-degree rule’ states that there is normally the potential to achieve adequate 

levels of daylight and outlook when no facing building breaks a 25-degree angle 

from the horizontal from a point 2 metres above the floor level. This rule takes 

account of changes of level between buildings. 

(d) Where habitable rooms face the rear of a home, a back-to-back privacy distance 

of 21m window to window will be applied for two-storey properties; and 28m 

window to window for three-storey properties. Where habitable windows face a 

blank two-storey elevation a separation distance of 14m will be applied.  

 

7.6.5 As discussed above, the application site comprises part of the extensive private grounds of 

Woodlands, a residential property forming part of a small cluster of buildings fronting onto 

Fen Lane, to the north-west of the main built-up area of Long Bennington. The application 

site is located approximately 275m to the site of the cluster of buildings fronting onto Fen 

Lane. In light of the above, it is considered that the proposed development would have 

limited direct impact on any residential receptors.  

 

7.6.6 In respect of indirect impacts, it is considered that the quantum of development on the site 

is such, that the level of vehicular movements would not give rise to any unacceptable 

impacts on neighbouring amenities in terms of noise pollution; and similarly, the site is 

sufficiently separated from these receptors to ensure that any noise generated by future 

patrons of the site would not give rise to any unacceptable adverse impact on the existing 

neighbouring uses.  

 

7.6.7 Consequently, it is concluded that the application proposals would not give rise to any 

unacceptable adverse impacts on the residential amenity of existing properties.  

 

7.6.8 In respect of the provision of an appropriate standard of amenity for future occupants of the 

proposed lodges, it is appreciated that the proposed units would be occupied for holiday 

purposes only and, therefore, the amenity requirements for such use are different to a 

scenario in which a unit is proposed to be occupied as a permanent residence. In short, 

future patrons of the site would need to be satisfied that the arrangement of the units on the 

site, and the surrounding land uses, would provide them with the desired standard of 

amenity for the duration of their stay.  

 

7.6.9 Notwithstanding the above, the proposed holiday lodges would be set around the northern 

bank of the existing pond, which benefits from self-set trees and bushes along area. The 

submitted Block Plan demonstrates how this existing landscaping would be retained to 

provide a degree of screening between the individual units. Similarly, it is appreciated that 

the existing static caravan is set within a wooded landscape and, therefore, inter-visibility 

from this unit to the proposed new units would be limited. In this regard, it is considered that 

there would be no unacceptable adverse impacts in terms of the provision of appropriate 

levels of privacy and outlook for future patrons.  

 

7.6.10 With respect to the potential for the existing surrounding land uses, including the commercial 

land uses to the north, the Council’s Environmental Protection Officer has been consulted 



 

 
 

on the application proposals and has raised no concerns on such matters. Similarly, in 

relation to the intermittent use of the land to the south as a microlight airstrip, it is appreciated 

that the current permitted use (as per the permitted development rights) limit the use of the 

land for such matters to no more than 28 days, and as such, there is likely to be limited 

circumstances in which the airstrip is used whilst the holiday let units are in occupation. 

Nonetheless, it is considered that this is unlikely to give rise to any unacceptable adverse 

impacts that would be sufficient to warrant refusing the application on these grounds.  

 

7.6.11 Having regard for all of the above, it is concluded that the application proposal would not 

give rise to any unacceptable, adverse impacts on the amenity of existing neighbouring 

users, and future occupants of the proposed holiday let units would also benefit from an 

appropriate standard of amenity. Therefore, the proposed scheme would be in accordance 

with Policy E7 and DE1 of the adopted South Kesteven Local Plan, the adopted Design 

Guidelines SPD, and Section 12 of the National Planning Policy Framework.   

 

7.7 Pollution Control  

 

7.7.1 Whilst the application site is located within a relatively remote, rural location it is appreciated 

that land to the north of the site, adjacent to Fen Lane, has recently been investigated by 

the Environment Agency for illegal waste disposal for both above ground and buried waste. 

Whilst the site boundary for the development is away from the subject area, there is the 

potential that recent activities may have given rise to potential sources of land contamination 

affecting the application proposals.  

 

7.7.2 Policy EN4 (Pollution Control) identifies that development should seek to minimise pollution 

and, where possible, contribute to the protection and improvement of the quality of air, land 

and water. New development proposals should not have an adverse impact on existing 

operations.  

 

7.7.3 Similarly, Paragraph 170 of the Framework states that planning policies and decisions 

should contribute to and enhance the natural and local environment by preventing new and 

existing development from contributing to, being put at unacceptable risk from, or being 

adversely affected by, unacceptable levels of soil, air, water or noise pollution and land 

instability.  

 

7.7.4 The Council’s Environmental Protection Officer has been consulted on the application 

proposals and as part of their initial comments, they referenced the nearby waste disposal 

activities and therefore requested the submission of a site screening assessment for 

potential contamination and / or any other pollutant impacts associated with the adjacent 

activities.  

 

7.7.5 The Applicant subsequently submitted a GroundSure desk-based contamination 

assessment and the results of a programme of soil sampling. The Council’s Environmental 

Protection Officer was re-consulted following the submission of this information, and has 

confirmed that they are satisfied with these results of these assessments.  

 

7.7.6 Furthermore, the Environment Agency have been consulted on the application proposals 

and have confirmed that they have no comments to make.  



 

 
 

7.7.7 Taking the above into account, it is concluded that the application site would not be at, or 

give rise to, any unacceptable risks of pollution / ground contamination and, as such, the 

proposed development would be in accordance with Policy EN4 of the adopted South 

Kesteven Local Plan and Section 15 of the Framework.  

 

7.8 Climate Change 

 

7.8.1 Policy SD1 (The Principles of Sustainable Development in South Kesteven) sets out the 

overarching obligation for development proposals to minimise its impact on climate change 

and contribute towards a strong, stable and more diverse economy. The policy requires 

consideration of a number of matters including minimising the use of resources and the 

production of waste; meeting high environmental standards in terms of design and 

construction; encouraging the use of sustainable construction materials and proactively 

enhancing the District’s character and natural environment.  

 

7.8.2 Similarly, Policy SB1 (Sustainable Buildings) states that all development proposals will be 

expected to mitigate and adapt to climate change. This includes a requirement for 

development proposal to demonstrate how carbon dioxide emissions have been minimised; 

achieve a “water neutral position” and supporting low carbon travel through the provision of 

electric car charging points.  

 

7.8.3 In addition, Paragraph 152 of the Framework states that “the planning system should 

support the transition to a low carbon future in a changing climate taking full account of 

flooding risk and coastal change. It should help to: shape places in ways that contribute to 

radical reductions in greenhouse gas emissions; minimise vulnerability and improve 

resilience; encourage the reuse of existing resources including the conversion of existing 

buildings; and support renewable and low carbon energy and associated infrastructure”. 

 

7.8.4 In connection with the above, it is appreciated that the Applicant has failed to provide a 

sustainability assessment of the scheme and, as such, there is currently insufficient  

information to demonstrate that the proposed development would meet the specific 

requirements of Policy SB1.  

 

7.8.5 Whilst the application site is located in a relatively remote rural location, which would be 

contrary to Policy SD1’s locational objectives, it is appreciated that the submitted Design 

and Access Statement outlines a series of measures that will be undertaken to minimise the 

need for patrons to travel by a private vehicle once they have entered the site. This includes 

the following:  

 

(i) On-site / nearby attractions that reduce the need to travel – including the use 

of the lake for angling purposes, and the use of the adjoining grounds for sport, 

recreation and dog-exercising.  

(ii) The provision of a visitor information pack providing details about local services 

and facilities, as well as local walking routes.  

(iii) The provision of welcome packs with essential supplies including milk, break 

and toiletries.  

(iv) Details of local bus routes.  



 

 
 

7.8.6 In this case, it is concluded that the absence of detailed information about sustainable 

building measures could be appropriately addressed through the imposition of a condition 

requiring the submission of these detail including arrangements for electric vehicle charging 

points, during building works.  

 

7.8.7 Consequently, subject to the imposition of conditions, the proposal would represent 

sustainable development when assessed as a whole and, therefore would comply with 

Policy SD1 and Policy SB1 of the adopted South Kesteven Local Plan.   

 

7.9 Highways Impacts 

 

7.9.1 Local Plan Policy ID2 (Transport and Strategic Transport Infrastructure) identifies that the 

Council will support and promote an efficient and safe transport network, which offers a 

range of transport choices for the movement of people and goods, reduces the need to 

travel by car, and encourages the use of alternatives, such as walking, cycling or public 

transport. The policy requires development proposals to not result in any unacceptable 

highway safety impacts or result in severe cumulative impacts on the highway network. 

Proposed schemes should also include appropriate provision for vehicle, two-wheeler and 

cycle parking.  

 

7.9.2 In addition, Policy LB7 (Access and New Development) of the made Long Bennington 

Neighbourhood Plan identifies that new development for “appropriate uses” will be 

supported where it seeks to maintain or improve access to the countryside, and where it is 

in accordance with the other policies of the Plan.  

 

7.9.3 Furthermore, Paragraph 111 of the Framework states 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”. 

 

7.9.4 In respect of the above, Lincolnshire County Council (as Local Highways Authority) have 

been consulted on the application proposals and as part of their initial comments they 

identified that further / amended details were required. In particular, they stated that the 

submitted Block Plan required amendment to ensure that the vehicle access would be 

delivered in accordance with the relevant LCC specifications, and that a Transport 

Statement was required to detail the existing use of the access from Fen Lane in comparison 

the vehicular use as a result of the development.  

 

7.9.5 Following receipt of these comments, the Applicant submitted a revised Block Plan clearly 

identifying that the proposed access arrangements would be upgrade in accordance with 

the County Council’s specifications, as well as a Transport Statement (dated December 

2021), which identifies the following in relation to the vehicular movements:  

 

(i) At the present time, there is limited usage of the access, and is generally 

confined to users of the allotment area and microlight strip. Allotment traffic 

totals approximately 2-3 in / out movements per week during the spring and 

summer months, with virtually no vehicular movements during the autumn and 

winter.  



 

 
 

(ii) The microlight strip and hangar have an infrequent use. The aircraft is flown 

approximately 12 times per annum, in each instance traffic generation is a 

single movement in / out. The users also maintain the airstrip approximately 

every 2-3 weeks during the growing season, As such, total movements do not 

exceed 20 trips per annum.  

(iii) All traffic associated with the proposed holiday let uses will comprise cars and 

the units are designed for occupancy by a single household or family group. As 

such, it is anticipated that each occupation would generate a single vehicular 

movement.  

 

7.9.6 Lincolnshire County Council (as Local Highways Authority) have subsequently reviewed the 

additional details and have confirmed that they are satisfied that the development scheme 

would not give rise to a severe highways impact. Nonetheless, they have stated that they 

would not be supportive of any additional development beyond the current proposals due to 

the site’s unsustainable location.  

 

7.9.7 Furthermore, in view of the site’s proximity to the A1 and the likelihood that future patrons 

of the site would be accessing Fen Lane via the strategic highway network, National 

Highways have been consulted on the application proposals. As part of their consultation 

response they have concluded that the low level of trips would mean that the development 

is unlikely to have an adverse or significant impact on the strategic road network.  

 

7.9.8 Taking the above into account, the proposals are not considered to give rise to any 

unacceptable adverse impacts on highway safety and capacity and would provide an 

appropriate level of parking. The application proposals are therefore assessed as being in 

accordance with Policy E7(c) and ID2 of the adopted South Kesteven Local Plan, Policy 

LB7 of the made Long Bennington Neighbourhood Plan and Section 9 of the Framework. 

 

7.10 Flood Risk and Drainage Infrastructure 

 

7.10.1 Local Plan Policy EN5 (Water Environment and Flood Risk Management)  and Policy LB9 

(Flood Risk and Drainage Strategy) identifies that development should be located in the 

lowest areas of flooding risk and, where this is not possible, the sequential approach to 

development will be applied. All development proposals should avoid increasing flooding 

risk elsewhere and all applications will be expected to be supported by a statement on how 

surface water is to be managed.  

 

7.10.2 Paragraph 159 of the Framework states that “inappropriate development in areas at risk of 

flooding should be avoided by directing development away from areas at highest risk 

(whether existing or future). Where development is necessary in such areas, the 

development should be made safe for its lifetime without increasing flood risk elsewhere”.  

 

7.10.3 In this regard, the application site is located within Flood Zone 1 of the Flood Map for 

Planning and is also identified as being at very low risk of surface water flooding. As such, 

the application site is considered to present an overall low risk of flooding to the surrounding 

area.  

 



 

 
 

7.10.4 Lincolnshire County Council (as Lead Local Flood Authority) have been consulted on the 

application proposals and have confirmed that in view of the nature of the development 

scheme, and the proposals to drain the site via soakaways, there would be very little 

increase to surface water flows. As a result, they are satisfied that there would not be an 

increase in flood risk in the immediate vicinity of the site.  

 

7.10.5 Furthermore, the Upper Witham Internal Drainage Board have also been consulted as part 

of the application and they too have confirmed that they have no objections to the proposal, 

subject to the imposition of a condition requiring the submission of further details relating to 

the surface water drainage strategy, and in particular the suitability of the site to be drained 

via soakaways. This condition has been included as a pre-commencement condition in that 

draft schedule.  

 

7.10.6 Taking the above into account, it is concluded that, subject to the imposition of conditions, 

the application proposals would not give risk to any unacceptable risk of flooding and, 

therefore, would accord with the principles of Policy EN5 of the Local Plan and Section 14 

of the National Planning Policy Framework.  

 

7.11 Impact on biodiversity and ecology  

 

7.11.1 Policy EN2 (Protecting Biodiversity and Geodiversity) identifies that the Council will facilitate 

the conservation, enhancement and promotion of the District’s biodiversity and geological 

interests of the natural environment. This includes seeking to enhance ecological networks 

and seeking to deliver a net gain on all proposals.  

 

7.11.2 Similarly, as previously identified, Local Plan Policy E7(d) requires rural economic 

development proposals to avoid harm to areas, features or species which are important for 

wildlife, biodiversity, including their wider settings. 

 

7.11.3 Similarly, Paragraph 174 of the National Planning Policy Framework states that planning 

policies and decisions should contribute to and enhance the natural and local environment 

by “minimising impacts on and providing net gains for biodiversity, including by establishing 

coherent ecological networks that are more resilient to current and future pressures”.  

 

7.11.4 Furthermore, Paragraph 131 of the Framework identifies that “Trees can make an important 

contribution to the character and quality of urban environments and can also held to mitigate 

and adapt to climate change. Planning policies and decisions should ensure that new streets 

are tree-lined, that opportunities are taken to incorporate trees elsewhere in developments 

(such as parks and community orchards), that appropriate measures are in place to secure 

the long-term maintenance of newly planted trees, and that existing trees are retained 

wherever possible”. 

 

7.11.5 In relation to the above, it is appreciated that the application site is predominantly 

undeveloped greenfield land to the north of an existing pond, but also includes a spinney 

and a number of temporary buildings, including an existing static caravan and corrugated 

sheet structure which is utilised as a hangar for the microlight airstrip. Therefore, as part of 

the initial assessment of the applicant, Officers requested the submission of an Ecological 

Appraisal.  



 

 
 

7.11.6 The Applicant has subsequently submitted a Preliminary Ecological Appraisal (Inspired 

Ecology Limited) (December 2021) which identifies the following:  

 

• The construction works will occur in close proximity to the on-site waterbody such 

that there is a risk of pollution event occurring, therefore appropriate mitigation 

measures should be implemented prior to and during the proposed works to ensure 

that the water quality of the waterbody is not adversely affected.  

• The holiday homes will be set upon an area that currently comprises scrub, ruderals, 

which are set upon a slope, and amenity grassland. The construction of the holiday 

homes will require the ground to be levelled and the slope dug into. It is anticipated 

that vegetation clearance will be minimal, and the proposed works will not result in 

significant changes to the landscape.  

• The on-site waterbody is of average habitat suitability for GCN, and the site also has 

connectivity to four ponds within the local area. The habitats on site including the 

dense scrub, woodland, tall ruderals and the areas of unmanaged grassland offer 

sheltering opportunities for the species, and the hay piles and brash atop the bunds 

offer shelter and hibernation opportunities for amphibians, such that they may be 

present within both the on-site waterbody and within the terrestrial habitat. Due to the 

small scale nature of the works, it is considered that they can be undertaken under a 

precautionary method statement during the active season for amphibians.  

• The site offers habitat of moderate suitability for foraging bats but is poorly connected 

to the wider landscape. Small areas of scrub and trees will be removed as a result of 

the proposals but it is not considered that this will significantly affect the suitability of 

the site for foraging and commuting bats, as the habitat composition of the site will 

largely remain the same.  

• The site is currently unlit and the proposals have the potential to increase light spill 

at the site, which may discourage commuting and foraging bats from using it. As a 

result, it is recommended that a sensitive lighting plan is put in place at the site; it is 

advised that dark, unlit corridors are maintained around and across the site, allowing 

bats to pass through and across the site unhindered by artificial light, in particular 

lighting surrounding the on-site waterbody should be minimal.  

• As a positive consideration measure to enhance the site for roosting bats, it is 

recommended that two bat boxes are installed upon trees within the plantation 

woodland at the site.  

• The woodland, scrub, scattered trees and hedgerow at the site offer nesting 

opportunities for common bird species, and the poor semi-improved grassland offers 

nesting opportunities for ground nesting birds. This grassland will not be affected by 

the proposed works, such that no mitigation measures are required with respect to 

ground nesting birds. 

• As a precautionary measure and to ensure good practice, it is recommended that 

any tree feeling works or clearance of scrub and hedgerow habitat should commence 

outside the active nesting season. To compensate for the loss of nesting 

opportunities for birds at the site due to the removal of trees, consideration should be 

given to the installation of four bird nest boxes, which should be installed on scattered 

trees at the site and / or within the woodland. These should comprise two hole fronted 

and two open fronted nest boxes which should be installed on the northern aspect of 

the trees.  



 

 
 

7.11.7 Consequently, it is Officers assessment that, subject to conditions requiring the 

development to be carried out in accordance with Section 5 of the Preliminary Ecological 

Appraisal, the proposed development would not give rise to any unacceptable adverse 

impact on ecological assets and would result in an overall biodiversity net gain.  

 

7.11.8 Notwithstanding the above, as previously identified, it is appreciated that there is an existing 

spinney / woodland at the application and the current development proposal would result in 

the removal of some of these trees to facilitate the scheme; namely to enable the provision 

of the proposed car parking area, and connecting footpath to the holiday units.  

 

7.11.9 The Council’s Arboricultural Advisor has been engaged on the current application scheme, 

and as part of their initial comments, they identified that further information was required to 

properly consider the impact of the proposal on the trees and vice versa. As such, the 

requested the submission of a Tree Survey and Report. The Applicant has subsequently 

submitted a Tree Survey Report (East Midlands Tree Surveys) (November 2021), which 

identifies the following key conclusions:  

 

“At the end of the track, where the proposed car park is, there is a Norway Spruce plantation 

approximately 2 acres in size, it is estimated to be around 30+ years old and has not been 

thinned. There are scattered broadleaf self-sets throughout. To the south of the plantation 

is a large pond with scattered young trees along the bank edge.  

 

The proposed siting of the statics implicates that 13 water, edge mixed broadleaves will 

need to be removed. These trees have no public visual amenity value. The circle for the 

parking / turning area has been measured and would result in the removal of 20-30 spruce 

trees, most of which are already dead. The access to the parking area will be along which 

is a natural gap in the trees, with the surface being a no-dig design.  

 

7.11.10 The Council’s Arboricultural Advisor has reviewed the findings of the Tree Survey and has 

confirmed that they are satisfied that the development scheme would result in the removal 

of poor quality trees only. However, they have advised that further information is required in 

terms of compensatory new planting, and that this could be appropriately secured via 

conditions; this has been addressed through the imposition of the proposed soft landscaping 

condition. In addition, they have also advised that conditions relating to tree protection 

measures and no-dig surfaces should be imposed, and these are included within the 

schedule of conditions below.  

 

7.11.11 Taking the above into account, subject to conditions, the application proposal would accord 

with the requirements of Policy EN2 of the adopted South Kesteven Local Plan and Section 

14 of the National Planning Policy Framework.  

 

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 Implicatiuons 



 

 
 

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 Planning Balance and Conclusions 
 

10.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that the Local 

Planning Authority makes decisions in accordance with the adopted Development Plan, 

unless material considerations indicate otherwise.  

 

10.2 In this case, the application site comprises land at Woodlands, an existing residential 

property with substantial grounds, located to the south of Fen Lane, approximately 2.5km 

to the north-west of the main built-up area of Long Bennington. Whilst Fen Lane does 

contain a small cluster of existing properties, these are not considered to form part of the 

built up area of the existing settlement, and as such, the site falls to be considered as being 

within the open countryside.  

 

10.3 Policy SP5 of the adopted South Kesteven Local Plan is the principal spatial policy of the 

development plan in relation to proposals in such locations; this identifies that development 

will be restricted to that which has an essential need to be located outside of the existing 

built form of a settlement and establishes the types of development that will be supported; 

this includes rural diversification projects, such as the current proposals.  

 

10.4 Likewise, Local Plan Policies E7 and E9 provide in principle support for rural economic 

development proposals including proposals for tourism accommodation, such as that 

proposed in the current application, subject to a number of material considerations. 

Consequently, the application proposals are assessed as being in accordance with the 

principles of Policies SD1, SP1, SP5, E7 and E9 of the adopted South Kesteven Local Plan 

and Section 6 of the National Planning Policy Framework when assessed as a whole, and 

therefore are acceptable in principle, subject to material considerations.  

 

10.5 In this respect, the application proposals are considered to be of an appropriate appearance, 

scale, layout and materials when viewed in the context of the site’s rural location and the 

surrounding landscape characteristics. The submitted plans demonstrate an appropriate 

form of development that would assimilate with the site’s context and would not give rise to 

any unacceptable adverse impacts on the amenities of existing neighbouring land uses and 

would also provide an appropriate standard of amenity for future patrons of the proposed 

scheme.  

 

10.6 In addition, whilst access to the site is likely to be primarily via the private vehicles, the 

proposed development would not give rise to any unacceptable adverse impacts on 

highways safety and / or highways capacity, and the level of vehicle movements would be 

acceptable in the context of the site’s remote location. The development would not give rise 

to any increased risk to flood risk and drainage and, subject to conditions, would not 

unacceptably impact on any ecological assets and would secure an overall biodiversity net 

gain. 

 



 

 
 

10.7 Taking the above into account, it is considered that the proposal would accord with the 

development plan, when taken as a whole and there are no material considerations in this 

case, to indicate that planning permission should not be granted, although appropriate 

conditions are attached.  

 

10.8 Therefore, the application is recommended for approval subject to conditions. 

 

11 Recommendation 
 

11.1 To authorise the Assistant Director for Planning to GRANT planning permission subject to 

the conditions set out below:  

 

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:  

 

a. Proposed Block Plan (Ref: MSP.1828/002A) 

b. Proposed Floor Plan and Elevations (Ref: MSP.1828/003) 

 

Unless otherwise required by another condition of this permission. 

 

Reason: To define the permission and for the avoidance of doubt.  

 

Before Development is Commenced 

 

Tree Protection Plan 

 

3) No works or development shall take place until a final site specific arboricultural method 

statement and tree protection plan for the protection of the retained trees has been 

submitted to and approved by the LA in writing. The method statement and plan shall 

meet with the standards set out in the BS5837:2012 Trees in Relation to Design, 

Demolition and Construction – Recommendations. The protection scheme and plan shall 

be completely implemented prior to site preparation, clearance and building works 

starting on site and not removed until entirely complete. The protection scheme must 

include details of all trees to be retained and positioning of tree protection fencing and 

ground covers to create construction exclusion zones. No retained tree shall be cut 

down, uprooted or destroyed, nor shall any retained tree be pruned in any manner 

without the prior written approval of the LA. An arboricultural site monitoring protocol 

shall be agreed with and approved by the LA in writing in respect to tree protection. 



 

 
 

Reason: In the interest of amenity, tree health and for the avoidance of doubt. 

 

No-dig surfaces 

 

4) No works or development shall take place until a detailed site specific method statement 

has first been submitted to and approved in writing by the Local Planning Authority, 

including details of a new no-dig hard surface.  

 

The no-dig method of hard surface construction inside the RPAs of the retained trees 

will utilise a cellular confinement system that disperses downward forces in a horizontal 

manner thereby reducing the risk of compaction on the roots of the nearby retained trees. 

It will build up the levels slightly rather than digging down using permeable materials to 

allow the transfer of water, oxygen, and nutrients. The methodology shall meet with the 

minimum standards set out in the BS5837: 2012 Trees in Relation to Design, demolition 

and Construction -Recommendations and the Guidance Note 12 published by the 

Arboricultural Association 

 

An arboricultural site monitoring protocol shall be agreed with and approved by the Local 

Planning Authority in writing in respect of the new no-dig surface.  

 

Reason: In the interest of amenity, tree health and for the avoidance of doubt. 

 

Hard and Soft Landscaping Details 

 

5) No development shall take place until details of a hard and soft landscaping scheme 

shall have been submitted to and approved in writing by the Local Planning Authority. 

Details shall include: 

6)  

a. Proposed finished levels and contours 

b. Means of enclosure 

c. Vehicle and pedestrian access and circulation areas 

d. Hard surfacing materials 

e. Planting plans 

f. Written specifications (including cultivation and other operations associated with 

plant and grass establishment) 

g. Schedules of plants, noting species, plant sizes and proposed numbers / densities 

where appropriate 

 

Reason: Hard and soft landscaping makes an important contribution to the development 

and its assimilation with its surroundings and in accordance with Policy DE1 of the 

adopted Local Plan. 

 

Surface Water Drainage Strategy 

 

7) Before the development hereby permitted is commenced, a scheme for the treatment of 

surface water drainage shall have been submitted to and approved in writing by the Local 

Planning Authority. The drainage details must: 

 



 

 
 

- Be based on sustainable drainage principles and an assessment of the hydrological 

and hydrogeological context of the development 

-  Provide details of how run-off will be safely conveyed and attenuated during storms 

up to and including the 1 in 100 year critical storm event, with an allowance for climate 

change, from all hard surfaced areas within the development into the existing local 

drainage infrastructure and watercourse system without exceeding the run-off rate for 

the undeveloped site 

- Provide attenuation details and discharge rates which shall be restricted to the 

brownfield runoff rate 

- Provide details for the timetable for and any phasing of implementation for the drainage 

scheme; and 

-  Provide details of how the scheme shall be maintained and managed over the lifetime 

of the development, including any arrangements for the adoption by any public body 

or Statutory Undertaker and any other arrangements required to secure the operation 

of the drainage system throughout its lifetime. 

 

No hardstanding areas to be constructed until the works have been carried out in 

accordance with the surface water strategy so approved unless otherwise agreed by the 

Local Planning Authority. 

 

Reason: To ensure the provision of satisfactory surface and foul water drainage in 

accordance with Local Plan Policy EN5 and to prevent environmental and amenity 

problems arising from flooding.  

 

During Building Works 

 

Sustainable Buildings 

 

8) Before any works on the external elevation of the development hereby permitted are 

begun, details demonstrating how the proposed development would comply with the 

requirements of Local Plan Policy SB1 must be submitted to and approved in writing by 

the Local Planning Authority. The scheme shall include details of how carbon dioxide 

emissions would be minimised through the design and construction of the building; 

details of water efficiency; and the provision of electric car charging points.  

 

The approved sustainable building measures shall be completed in full, in accordance 

with the agreed scheme, prior to the first occupation of the dwelling hereby permitted. 

 

Reason: To ensure the development mitigates and adapts climate change in 

accordance with Local Plan Policy SB1.  

 

Ecological Mitigation 

 

9) The development hereby permitted shall be carried out in accordance with the 

recommendations contained in Section 5 of the submitted Preliminary Ecological 

Appraisal (Inspired Ecology Limited) (December 2021).  

 



 

 
 

Reason: To ensure a satisfactory form of development which would have no significant 

impact on protected species or other ecological assets, and to secure a biodiversity net 

gain in accordance with Policy EN2 of the adopted South Kesteven Local Plan. 

 

Before Development is Occupied 

 

Materials Implementation 

 

10) Before any part of the development hereby permitted is occupied, the proposed units 

must have been completed in accordance with the details stated in the application forms 

unless otherwise agreed in writing by the Local Planning Authority.  

 

Reason: To ensure a satisfactory appearance to the development and in accordance 

with Policy DE1 of the adopted South Kesteven Local Plan.  

 

Hard Landscaping Implementation 

 

11) Before any part of the development hereby permitted is occupied, all hard landscaping 

works shall have been carried out in accordance with the approved hard landscaping 

details.  

 

Reason: Hard landscaping makes an important contribution to development and its 

assimilation with its surroundings and in accordance with Policy DE1 of the adopted 

South Kesteven Local Plan. 

 

Soft Landscaping Implementation 

 

12) Before the end of the first planting / seeding season following the occupation of any part 

of the development hereby permitted, all soft landscaping works shall have been carried 

out in accordance with the approved soft landscaping details.  

 

Reason: Soft landscaping makes an important contribution to development and its 

assimilation with its surroundings and in accordance with Policy DE1 of the adopted 

South Kesteven Local Plan. 

 

Ongoing 

 

Occupancy Restriction Conditions 

 

13) The holiday accommodation hereby approved shall be occupied only in strict 

accordance with the following requirements:  

 

i. The holiday lodges shall be occupied for holiday purposes only.  

ii. The holiday lodges shall not be occupied as a person’s sole, or main place of 

residence.  

iii. A register of occupancy of the holiday lodges, to include the details of motor 

vehicle registration numbers, the names and addresses of all occupants and 

their arrival and departure dates, shall be kept by the site manager and shall be 



 

 
 

made available at all reasonable times for inspection by officers of the local 

planning authority”.  

 

Reason: To ensure that the permitted holiday lodges are not occupied for permanent 

residential use having regard to the site’s location outside of the main built-up area of 

an existing setting within the District, and the overall spatial strategy for residential 

development set out in Policy SP1 and SP2 of the adopted South Kesteven Local 

Plan.  

Soft Landscaping Protection 

 

14) Within a period of five years from the first occupation of the final dwelling / unit of the 

development hereby permitted, any trees or plants provided as part of the approved 

soft landscaping scheme, that die or become, in the opinion of the Local Planning 

Authority, seriously damaged or defective, shall be replaced in the first planting season 

following any such loss with a specimen of the same size and species, unless 

otherwise agreed by the Local Planning Authority.  

 

Reason: To ensure the provision, establishment and maintenance of a reasonable 

standard of landscaping in accordance with the approved designs and in accordance 

with Policies DE1 and EN2 of the adopted South Kesteven Local Plan. 

 

Lighting Scheme 

 

15) No floodlighting, security lighting or other external lighting shall be installed or operated 

on the site other than in accordance with details which shall have been previously 

submitted to and approved in writing by the Local Planning Authority.  

 

Reason: To protect the visual amenity of the area and limit pollution in accordance with 

Policies EN4 and DE1 of the adopted 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 Paragraph 38 of the National Planning 

Policy Framework (2021). 

 

2) The permitted development requires the formation of a new/amended vehicular access. 

These works will require approval from the Highway Authority in accordance with Section 

184 of the Highways Act. The works should be constructed in accordance with the 

Authority's specification that is current at the time of construction. Relocation of existing 

apparatus, underground services or street furniture will be the responsibility of the 

applicant, prior to application. For application guidance, approval and specification 

details, please visit https://www.lincolnshire.gov.uk/licences-permits/apply-dropped-

kerb  or contact vehiclecrossings@lincolnshire.gov.uk 

 

3) Please contact the Lincolnshire County Council Streetworks and Permitting Team on 

01522 782070 to discuss any proposed statutory utility connections and any other works 

which will be required within the public highway in association with the development 

https://www.lincolnshire.gov.uk/licences-permits/apply-dropped-kerb
https://www.lincolnshire.gov.uk/licences-permits/apply-dropped-kerb
mailto:vehiclecrossings@lincolnshire.gov.uk


 

 
 

permitted under this Consent. This will enable Lincolnshire County Council to assist in 

the coordination and timings of these works. For further guidance please visit our website 

via the following links: Traffic Management - https://www.lincolnshire.gov.uk/traffic-

management Licences and Permits - https://www.lincolnshire.gov.uk/licences-permits  

 

4) There is a Public Right of Way in the vicinity of the site which will not be adversely 

impacted by the development. 

 

▪ It is expected that there will be no encroachment, either permanent or temporary, 

onto the right of way as a result of the proposal 

▪ The proposed development should not pose any dangers or inconvenience to the 

public using the right of way.  

▪ The path surface must not be disturbed without the authorisation of the highway 

authority.  

▪ No structure should be installed on the footpath without the consent of the highway 

authority. 

 

 

https://www.lincolnshire.gov.uk/traffic-management
https://www.lincolnshire.gov.uk/traffic-management
https://www.lincolnshire.gov.uk/licences-permits


 

 
 

Site Location Plan 

 

  



 

 
 

Proposed Block Plan 

 

 



 

 
 

Proposed Floorplans and Elevations 

 



 

 
 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 

 


