
  

[07.] Full Planning Permission 

  

03494/25/FUL APPLICANT:    Mr Colin Adams 

 

VALID: 31.10.2025 AGENT: Lincs Design Consultancy Ltd 

 

PROPOSAL: Planning Permission - Erection of 5no. dwellings, excavation of 

land to form an attenuation basin and construction of vehicular 
and pedestrian accesses. 

LOCATION: LAND OFF, HOLLENGS LANE, DONINGTON ON BAIN 
LINCOLNSHIRE 

 
REASONS FOR COMMITTEE CONSIDERATION 
 

1.1 Due to the significant local objections and interest, the application 
is considered as appropriate to be determined by the Planning 

Committee.  
 
2.0 THE SITE AND SURROUNDINGS 

 
2.1 The site lies on the edge of the village of Donington on Bain and is 

approximately 0.40 hectares. It comprises a field located on the 
south side of Hollengs Lane, approximately 60m from the centre of 
the village. The village shop is around 50m to the northeast, the 

church and the primary school being 50-100m further. The site lies 
just beyond the extent of existing residential development along 

Hollengs Lane. The site is slightly elevated from the road level. 
There is a large agricultural building on the end of Hollengs Lane on 
the opposite side of the road. A large, redbrick outbuilding has 

recently been built adjacent to the site but was not completed at 
the time of the site visit.  

 
2.2 The site lies in Flood Zone 1 and is in the Lincolnshire Wolds 

National Landscape area, (formally known as the Area of 

Outstanding Natural Beauty - AONB). Hollengs Lane is a single-
track lane with a row of established dwellings on the north side of 

the road.  
 
3.0 DESCRIPTION OF THE PROPOSAL 

 
3.1 Planning permission is sought for 5 detached dwellings along with 

the excavation of land to form an attenuation basin located at the 
front of the site, and construction of vehicular and pedestrian 

accesses. 
 
3.2 Three dwellings are proposed to be detached and there is also a 

pair of semi-detached dwellings proposed. A large attenuation pond 
is proposed along the front boundary of the site.  

 



3.3 The proposal also includes the widening of a section of Hollengs 
Lane, as indicated on the submitted plans. The agent has confirmed 

that the land which is proposed to be widened is all within the 
ownership of the applicant and would not impact on land owned by 

neighbouring residents.  
 
4.0 CONSULTATION 

 
4.1 Set out below are the consultation responses that have been 

received on this application. These responses may be summarised, 
and full copies are available for inspection separately. Some of the 
comments made may not constitute material planning 

considerations. 
 

 Publicity 
 
4.2 The application has been advertised by means of a site notice and 

neighbours have been notified in writing. 
 

 Consultees 
 

4.3 PARISH COUNCIL – No comments received 
 
4.4 LCC HIGHWAYS AND LEAD LOCAL FLOOD AUTHORITY – No 

objection subject to conditions. The road widening of Hollengs Lane 
is welcomed. The use of the infiltration basin to deal with highway 

water is in line with the SUDs hierarchy and will be an improvement 
of the current arrangement where the water flows unrestricted 
from the site.  

 
4.5 LINCOLNSHIRE WOLDS COUTRYSIDE SERVICE – Object to the 

proposal due to the visual impact on the LW National Landscape. 
Due to the potential harms on the National Landscape, the 
proposals are not in accordance with the requirements of Section 

85 of the Countryside and Rights of Wat Act 2000(as amended by 
the Levelling-up and Regeneration Act 2023), as they do not 

further the purpose of conservating and enhancing the AONB, and 
as such, it is recommended that that the proposed planning 
application is refused.  

 
4.6 ENVIRONMENTAL SERVICES (Drainage) – No reply  

 
4.7 ENVIRONMENTAL SERVICES (Contamination) – The development 

has a sensitive end user, therefore site investigations should be 

carried out to ensure that any contamination is identified and 
appropriately dealt with.   

 
4.8 NATURAL ENGLAND – No objection – based on the information 

provided, it is not considered that the proposal will have an adverse 

effect on statutorily protected nature conservation sites or 
landscapes. The generic advice in their document Annex 1 should 

be followed.  



 Recommend that national and local policies should be used to 
assess the impact on landscape or visual resources and the 

statutory purpose of the area. NE are not confirming the proposal 
would not impact on the landscape, only that there are no issues 

that necessitate NE involvement. The Levelling Up and 
Regeneration Act 2023 should also be considered, (section 245 – 
Protected Landscapes). Advice could also be sought from the 

relevant National Landscape body (Conservation Board or 
Partnership). 

 
4.9 ARCHAEOLOGIST – The site is located in an area of archaeological 

interest, within the historic settlement of Donington on Bain as 

recorded by the Lincolnshire Historic Environment Record. The 
redline boundary lies a short distance west of the churchyard of the 

Church of St Andrew. The church is a Grade II* Listed Building (No. 
10636880), and part of the church dates to the late 12th century. 
The settlement is recorded in the Domesday Book of c.1086, and 

archaeological investigations have identified medieval remains at 
several locations in the village. Insufficient information is available 

at present with which to make any reliable observation regarding 
the impact of this development upon any archaeological remains. It 

is recommended that an archaeological evaluation be carried out. 
 
4.10 ANGLIAN WATER – No objection. Offer advice to applicant 

regarding checking if there are any AW assets that are unmapped 
in the area. Note that there is capacity for wastewater in Water 

Recycling Centre and the sewage network has capacity. Note that 
AW should be contacted if connection is required to the sewerage 
network. Regarding surface water drainage, advise that SUDs is the 

preferred method. Note that the proposal does not appear to relate 
to AW in this respect.  

 
4.11 ECOLOGIST - There has been sufficient evidence provided to 

support the determination of this application, assuming that 

mandatory 10% net gain will be achieved through securing offsite 
units, pre-commencement. In addition, a Biodiversity Gain plan and 

HMMP will be required pre-commencement to accompany evidence 
of off-site unit purchase. 
The applicant has provided thorough ecological documentation, 

therefore providing sufficient ecological data and we support all 
mitigation and enhancement recommendations provided in the PEA 

and request that they be set as a condition. Due to there being 
potential habitat for nesting birds on site, a condition is also 
requested regarding timings for carry out the development and the 

provision of nesting and roosting boxes for birds and bats.  
 

 Neighbours 
 
4.12 12 representations in objection have been received, expressing the 

following concerns, which have been summarised. It is noted that 
some of the letters of objection were from people who do not live in 

the village/country:  



- Increase in traffic 
- Noise nuisance  

- Concern about impact of widening the lane on neighbouring 
properties – risk of destabilisation of neighbouring properties is 

considerable given the proximity to existing foundations  
- Question if there is sufficient room to widen the road without 

using private land. 

- Visual impact of widening the road on the rural character of the 
area.  

- Any works should ensure that drainage and ground stability are 
fully assessed to prevent future subsidence or water ingress 
issues.  

- Impact on ecology  
- Conflict with Local Plan (SP1,4, 7-9) – policy states that great 

weight should be given to conserving and enhancing the 
protected areas, such as the National Landscape 

- Development too high  

- Inadequate access – the road is narrow and the junction is 
difficult, which could cause safety issue with increased traffic.  

- Would the Council adopt the road due to increased usage? 
- Inadequate public transport provision  

- Increase danger of flooding 
- Increase in pollution  
- Loss of light  

- Out of keeping with character of the area – development is in 
the open countryside in a protected area. Rather than preserve 

and enhance the area, it would stick out like a sore thumb on 
the crest of the hill.  

- Impact on residential amenity.  

- Strain on community facilities.  
- Harm the visitor experience. People visit for the scenic beauty, 

which will be diminished/harmed.  
- Over development of the site.  
- Conflict with the defining features of the National Landscape  

- The development should be classed as a ‘major’ development  
- Consideration should be made of the cumulative impact of other 

development around the site. This would result in a total of 7 
new dwellings, which is a lot for a village this size. Paragraphs 
182, 190, 191 and footnote 67 provide clear grounds for refusal 

in such instances based on cumulative impact and or major 
development in protected areas. 

- The Supporting Statement initially did not address the fact that 
the site is within the protected landscape area (this has been 
rectified). This means that in such protected areas, the ‘balance 

in favour of development’ in paragraph 11d (i) of the NPPF, 
when there is a lack of 5YHLS, is not applicable  

- Impact on sewage works and concern over discharge into chalk 
stream.  

- The proposal was not on the agenda at the Parish council 

meeting as suggested in the supporting statement  
- Lack of demand for housing in the area – properties are slow to 

sell, and plots are not built out. 



- Would set a precedent for other similar developments in the 
Wolds 

- Other LPAs refuse similar applications 
- Detrimental impact on views from the PROWs around the village  

- Access lane has been liable to flooding in the past 
- The lane is used for access for the Anglian Water, generating 

some heavy traffic in the lane.  

- Concern that the approved large storage building would change 
into two dwellings, which would mean a total of 9 additional 

dwellings (including the recently approved bungalows).  
- Concern that further applications would be made for additional 

dwellings, resulting in a disproportionately large housing estate 

in the village.  
- The Parish Council needs to be given the opportunity to 

comment.  
 
4.13 6 representations in support have been received, and are 

summarised below:  
 

- A few houses help to boost the rural economy, making rural 
communities more resilient and more viable. Supports local 

businesses. 
- Help towards solving the housing crisis we have in this country. 
- Provided the number and character of the houses are in keeping 

with the local community; and these are, then schemes like this 
should be positively encouraged. 

- The proposal will be an asset to the village to help the 
community grow.  

- Regarding increase in traffic, don’t think it will be much of a 

problem as not everyone will be coming and going at the same 
time. 

- The site is within easy walking distance of the shop, school, 
church, and pub.  

- Located in Flood Zone 1, the land poses minimal flood risk 

- Site benefits from an existing access point.  
- The development forms a logical, proportionate extension to the 

village, avoiding isolated countryside intrusion. The layout 
retains key views to open countryside and includes an 
attenuation basin and landscaped buffer to soften the edge of 

the settlement.  
- Homes feature traditional detailing-pitched roofs, gabled 

porches, and chimneys-reflecting local character.  
- Native planting and structural landscaping enhance biodiversity 

and integrate the scheme into its surroundings.  

- Introducing new families will help maintain a balanced and 
sustainable population, ensuring the village does not stagnate or 

decline.  
- Reducing Outmigration by providing suitable family homes 

locally means younger generations can stay in the village rather 

than moving away, preserving intergenerational ties.  
- Alignment with sustainability goals by locating housing within 

walking distance of amenities reduces reliance on car travel, 



supporting environmental objectives and promoting healthier 
lifestyles.  

- Although within the Lincolnshire Wolds National Landscape, the 
scheme is modest in scale and sensitively designed.  East 

Lindsey District Council cannot demonstrate a five-year housing 
land supply, engaging NPPF Paragraph 11(d) and the 
presumption in favour of sustainable development. -The 

proposal meets NPPF objectives by delivering housing in a 
sustainable location and supporting rural communities.  

- Five dwellings on 0.4 ha is small-scale, not major development.  
- National policy does not prohibit development in National 

Landscapes; it requires sensitive design, which this scheme 

achieves.  
- The layout includes open space and planting to soften visual 

impact and maintain rural views. - - There is no evidence of an 
intent for large-scale expansion; this application is a standalone 
proposal responding to housing need.  

- Highways and drainage have been agreed in principle by 
Lincolnshire County Council.  

- Sewage concerns can be addressed through planning conditions 
and liaison with Anglian Water.  

- East Lindsey faces a housing shortfall, and Donington on Bain 
lacks modest family homes. 

- Incorporates SuDS, biodiversity net gain, and native planting 

- More young children in the village would mean less traffic as 
they would walk to school, rather than be brought from 

neighbouring villages.  
- The existing hedges protect views from the PROW and act as a 

natural landscape buffer. 

  
4.14 The Ward Councillor is aware of the application via the Weekly List. 

The Ward Councillor verbally raised concerns about localised 
flooding in the village.  

 

5.0 RELEVANT SITE HISTORY 

 
5.1 None on current application site 
 

5.2 On adjacent site:  
 

 N/042/02327/23 - Planning Permission - Erection of a pair of semi-
detached bungalows and construction of vehicular access. Approved 

but not constructed.  
  
 N/042/00362/18 - Planning Permission - Erection of a detached 

double garage with storage above. Approved and largely 
constructed.  

 
6.0 PLANNING POLICY 
 

6.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 
requires that planning applications are determined in accordance 



with the development plan unless material considerations indicate 
otherwise. The Development Plan comprises of the East Lindsey 

Local Plan (adopted 2018), including the Core Strategy and the 
Settlement Proposals Development Plan Document; and any made 

Neighbourhood Plans. The Government's National Planning Policy 
Framework (NPPF) is a material consideration. 

 

 East Lindsey Local Plan 
  

 SP1 - A Sustainable Pattern of Places 
 SP2 - Sustainable Development 
 SP3 - Housing Growth and the Location of Inland Growth 

 SP4  - Housing in Inland Medium and Small Villages 
 SP10 - Design 

 SP16 - Inland Flood Risk 
 SP22 – Biodiversity and Geodiversity 
 SP23 – Landscape 

 SP25 – Green Infrastructure 
 

 The Lincolnshire Minerals and Waste Local Plan.  
 

 National Planning Policy Framework (NPPF) 
 
 The NPPF is a material planning consideration in the assessment of 

the application.  
  

 Other Relevant Legislation 
  
 Countryside Rights of Way Act 2000 (CRoW) (the statutory 

designation of the LW National Landscape is under this Act) 
 

 AONB Management Plan (2018-2023) 
 
7.0 OFFICER ASSESSMENT OF THE PROPOSAL 

 
  Principle of the Development  

 
7.1  Policy SP1 establishes a hierarchy of settlements within the District 

to guide distribution, scale and nature of future development. SP2 

adopts a positive approach to sustainable development in line with 
the National Planning Policy Framework. 

 
7.2 SP1 identifies Donington on Bain as a Medium Village. Policy SP4 

addressed windfall development in Medium villages. This policy 

states:- 
 

 Housing will be supported in the medium and small villages where 
it can conform to the following criteria: 

 - In an appropriate location* within the developed footprint** of 

the settlement as infill, frontage development of no more than 2 
dwellings. 

 - Conforms to Clause 2 of SP25 - Green Infrastructure. 



 *Appropriate location means a location which does not conflict, 
when taken as a whole, with national policy or policies in this local 

plan. 
 ** Development footprint is defined as the continuous built form of 

the settlement and excludes individual buildings or groups of 
dispersed buildings which are detached from the continuous built-
up area of the settlement. It also excludes gardens, community and 

recreation facilities, land used for an active employment use. 
 

7.3 The proposed plans show 5no. dwellings with a vehicular access off 
Hollengs Lane. 

 The site is located adjacent to the built form, but just beyond the 

developed footprint of the village, therefore it is considered that the 
site forms the start of the open countryside.  

 On this basis, it is not considered that the proposed development 
would be ‘infill’ development.  The proposed development of five 
dwellings would also exceed the number supported under this 

policy. Infill development is considered to be the development of a 
small gap in an otherwise built-up length of road frontage within a 

settlement. 
 The proposal is therefore not considered to comply with Local Plan 

Policy SP4 because it would conflict with the criteria regarding 
where housing in Medium villages should ideally be located, and 
also the number of dwellings that would be supported.  

 
7.4 However, given the fact that the Council cannot currently 

demonstrate a 5-year housing land supply, Policy SP4 is considered 
to be out of date. The policy position for determination of the 
application is therefore set by paragraph 11 of the NPPF which 

advises that plans and decisions should apply a presumption in 
favour of sustainable development. The NPPF (11d) advises Local 

Authorities to grant planning permission where there are no 
relevant development plan policies, or the policies which are most 
important for determining the application are out-of-date, …unless: 

 
i. the application of policies in this Framework that protect 

areas or assets of particular importance provides a strong 
reason for refusing the development proposed; or 

ii. any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits, when assessed against 
the policies in this Framework taken as a whole, having 

particular regard to key policies for directing development to 
sustainable locations, making effective use of land, securing 
well-designed places and providing affordable homes, 

individually or in combination 
 

7.5 To reaffirm the observation above, the lack of a sufficient 5YHLS is 
stated as a reason to consider the Local Plan housing policies as 
being out of date. Therefore, although the development is not 

considered to be in accordance with the Local Plan SP4 as set out 
above, the Council’s current lack of 5YHLS requires assessment of 



the proposal in the context of the NPPF which essentially provides 
support and a presumption in favour of sustainable development.  

 
7.6  The site is considered to be in a reasonably sustainable location 

given that it is just beyond the edge of the village and of an 
appropriate scale to support and have part reliance on the services 
and facilities of the village. To further evidence that position, 

Donnington on Bain is classed as a Medium Village in the Local 
Plan, recognising that there are some services and facilities 

available to residents without undue reliance on private vehicles 
being required.   

 

7.7  The contribution of five dwellings towards the Council’s lack of 
5YHLS therefore weighs in favour of the proposal at this time and 

the proposed development is therefore considered to be acceptable 
in principle. 

   

7.8 It is noted that the subtext to paragraph 11 details that ‘protected 
areas’ includes National Landscapes. Because this site is located 

within the Lincolnshire Wolds National Landscape, an assessment 
needs to be made of the impact on the National Landscape as 

prescribed. A full assessment of the visual impact of the 
development on the protected landscape is included in the report.  

 

7.8 Third party representations have suggested that the application 
should be considered as a ‘major’ development but that position is 

not accepted by your officers. Were it to be considered as ‘major’ 
then the NPPF (paragraph 190), sets out that permission should be 
refused other than in exceptional circumstances. That policy 

position would also provide a ‘strong’ reason for refusal as 
advocated by paragraph 11(d)i.  

 
7.9 However, the NPPF advises that the definition of ‘major’ 

development is considered to be a matter for the decision maker, 

taking into account its nature, scale and setting, and whether it 
could have a significant adverse impact on the purposes for which 

the area has been designated or defined. As set out above, it is not 
considered that the proposal is a major development due to its 
scale, being 5 dwellings on a 0.4 hectare plot. The site is not 

isolated, and any development would be seen in context with the 
existing development on the edge of the village. Furthermore, the 

scale of development would only result in localised impacts. It is 
also considered pertinent to note that there have over time been 
developments of a larger scale than the current proposal which 

were not considered to be of a scale that was inappropriate as a 
matter of principle to either the village itself or its sensitive 

National Landscape context (formerly Area of Outstanding Natural 
Beauty AONB). Consequently it is not considered to constitute a 
‘major’  development and there is no ‘strong’ policy reason for 

refusal as a matter of principle. 
 



7.10 A full assessment on the impacts of the proposed development is 
however needed to enable assessment against the policy position of 

11(d)ii.  
 

7.11 On balance, therefore, it is considered that the proposed 
development is acceptable in principle, providing residential 
development on the edge of a Medium Village where new 

development is generally appropriate, supported by, and 
supporting existing services and facilities. In this case, the local 

pub, school and shop would all benefit from additional people in the 
village. Being in the National Landscape area does not mean that 
all developments are prohibited, and it is considered that 

development on the edge of a ‘medium’ village, where there is 
reasonable access to services and facilities, and the introduction of 

new residential development would be an appropriate location for 
residential development, and it would support the existing services 
in the village.  

 
 Visual Impact of the Development Including Impact on the 

character of the Lincolnshire Wolds National Landscape. 
 

7.12 SP10 of the East Lindsey Local Plan Core Strategy relates to the 
design of new development.  It sets out criteria by which the 
Council will support well-designed sustainable development, which 

maintains and enhances the character of the District’s towns, 
villages and countryside.    

 
7.13 Policy SP23 of the Local Plan seeks to protect the landscapes of the 

District and includes SP23 (3) sets out that The Council will ensure 

that the distinctive character of the District’s landscapes whether 
they are of cultural, natural or historic significance, will not be 

compromised. In particular, the highest level of protection will be 
given to the Lincolnshire Wolds Area of Outstanding Natural 
Beauty, which is designated at a national level because of its 

landscape quality 
 

7.13 It is noted that objectors and the LW Countryside Service have 
objected to the proposal due to the impact on the protected 
landscape.  As described above, the site is within the Lincolnshire 

Wolds National Landscape. The statutory purpose of the National 
Landscape is to conserve and enhance the area’s natural beauty. 

The NPPF also makes it clear that there should be a general 
presumption in favour of granting permission but there is still  a 
duty on relevant decision-making bodies to apply great weight to 

the conserving and enhancing our nationally protected landscapes 
(para 189).  

 
7.14 The Lincolnshire Wolds AONB Management Plan notes that .. 

‘Clearly a balance needs to be struck to maintain sustainable and 

viable communities by ensuring for example that any new housing 
proposed is in the right location, of the right size and of the right 

design and wherever possible can provide affordable homes. The 



respective Local Authorities and their formal Local Plans provide the 
mechanisms and legal policy frameworks for robustly assessing 

housing needs and supply and allocating accordingly future parcels 
of land for housing. Local engagement in all levels of the process 

should be actively sought’. The plan goes on to set out a number of 
policies for consideration when new development is proposed. The 
most relevant policies are; 

  
 PP1 To protect and enhance local character and distinctiveness 

through the highest quality of design in new development and re-
development, including making space for biodiversity, being 
sensitive to the considerations of heritage assets and tackling 

climate change. 
 

 PP3 To support the development of local needs/affordable housing 
provision which is appropriate to local character and consistent with 
AONB objectives and LA planning policies. 

 
 PP6 To recognise and protect the AONB night skies and general 

tranquillity through ensuring future development minimises impact 
upon light and noise levels. 

 
7.15 The proposed development site is on the edge of the village but in 

a currently undeveloped field, so is therefore considered to be the 

open countryside, where it would therefore have a visual impact on 
the rural character of the edge of the village. However, it is not 

considered that the visual impact of the proposed development 
would detrimentally alter the character of this part of the village or 
have a significant impact from wider viewpoints, including PROWs 

outside the village. The low density of the development would be 
in-keeping with the surrounding development, the layout, design 

and scale of the proposal has also been carefully considered to 
reflect the edge of village location, and the dwellings would be seen 
with the backdrop of the existing dwellings on Hollengs Lane.  

 
7.16 The layout of the development also leaves some undeveloped areas 

within the site, notably the attenuation pond to the front of the 
site. The two frontage dwellings follow the established pattern of 
development along Hollnegs Lane, and the three dwellings to the 

rear form a small, low-density development. When viewed from the 
PROW running around the northwest, west southwest and south of 

the village, it is noted that the site would be visible in distant 
views, but would be seen in the context of the rest of the village, 
and would not appear prominently. The undulations of the 

landscape also mean that the site is not visible from all of the 
PROW.  

 
7.17 The Lincolnshire Wolds AONB Management Plan sets out that a key 

issue for housing development in the protected landscape is that 

house builders/developers should not use formulaic national 
designs. The design of the dwellings should therefore be 

appropriate for their setting. Plots 1 and 2 are one and a half 



storey, cottage style dwellings, with small front dormers and 
wooden open porches. The porches are attractive design features.  

 Plots 3 and 4 are semi-detached dwellings, with gabled roofs, which 
are appropriate in terms of scale and design with canopy features 

to the front door and chimneys to each dwelling, which reflect the 
traditional village setting. `  

 Plot 5 is the largest of the proposed dwellings and includes the 

same design features. This dwelling is an appropriate scale and 
design, reflecting other newer dwellings in the vicinity.  

 Overall, the fenestration is of an appropriate size and design, with 
brick detailing above and below the windows, which adds to the 
character of the dwellings. Objectors have noted that the two 

storey dwellings are not in-keeping with the character of the area, 
but it is noted that there are a number of other two storey 

dwellings in the vicinity of the site.  
  
7.18 A condition could require full materials details to be submitted, 

including the method of bonding, mortar colour and pointing style 
used in the brick work, to ensure the detailing is high quality and 

appropriate. Materials should be a recessive colour, particularly roof 
tiles, which would ideally be a darker colour.  

 
7.19 A full and detailed landscaping scheme would also be a reasonable 

requirement, including the retention of existing boundary 

landscaping where it provides screening to the site, along with an 
external lighting scheme. It is noted that the Lincolnshire Wolds is 

an are renown for its ‘dark skies’. It is therefore essential to ensure 
that the new development would not have a detrimental effect over 
and above the existing situation. Lighting will be required to be a 

minimal as possible and designed to ensure there would be no light 
spillage beyond the site, impacting significantly on the dark skies.  

 
7.20 On balance, subject to conditions requiring full details of materials, 

an external lighting scheme and a landscaping scheme, it is 

considered that the proposal is in accordance with Local Plan 
policies SP10, SP23 and SP25 and the guidance contained in the 

NPPF and The Lincolnshire Wolds AONB Management Plan. 
  
 Impact of the Development on the Neighbours. 

 
7.21 SP10 of the East Lindsey Local Plan Core Strategy states that 

development will be supported provided it does not unacceptably 
harm any nearby residential amenity.  This advice is reiterated in 
the National Planning Policy Framework. 

  
7.22 The closest neighbouring properties to the site are along, or off 

Hollengs Lanes and one dwelling on Old School Lane. The closest 
dwelling is to the east of the site is Sunnydale, off Hollengs Lane, 
which is located approximately 25m to rear of Plots 3 and 4, with 

the garden to this property being approximately 7.5m to the shared 
boundary. The proposed new garage for plot 3 is closer to the 



shared boundary. It is noted that this dwelling is owned by the 
applicant.   

 The proposed pair of semis forming plots 3 and 4 would be angled 
away from the rear of this neighbouring property and would 

therefore not overlook directly towards its rear elevation. There 
would not be a significant loss of privacy or light, nor would the 
new dwellings be overbearing, due to the positioning of plots 3 and 

4 and the separation gap between the dwellings. There would be 
some impact on the bottom part of the rear garden of this 

property, but the garden to the neighbouring property is large, 
being around 20m in length and over 25m wide, therefore it is not 
considered that the proposed development would have a significant 

impact on the private amenity of space of this neighbouring 
property. Landscaping along the shared boundary could provide 

some screening. Other dwellings to the east are located over 60m 
away from the site and would therefore not be significantly affected 
in terms of loss of light and privacy, and the development would 

not have an overbearing impact on the residents of these dwellings.  
 

7.24 The dwellings along Hollengs Lane do not face the site directly, so 
the closest dwelling facing directly towards the front of the site is 

the Old School, a dwelling, (and B&B), on Old School Lane located 
approximately 55m away. There is a gap between the last dwelling 
and the agricultural building on Hollengs Lane, which means the 

rear of the Old School is unobstructed. The proposal would 
therefore impact on longer views from the rear of this property. 

The site is slightly elevated from the level of the road. 
 It is noted however, that the proposed dwellings are well set back 

behind the attenuation pond, and the frontage dwellings are only 

one and half storey in height with a single storey element on each 
dwelling in the direct line of sight from the Old School. Given the 

design of the Plots 1 and 2, and the separation distance, it is not 
considered that there would be a significant loss of light or privacy 
and the development would not be overbearing or cause a loss of 

immediate outlook to the residents of The Old School.  
  

7.25 It is considered that the site would accommodate the five dwellings 
as shown on the plans, without having a significant detrimental 
impact on the amenity of the neighbouring residents. Whilst the 

distant outlook of the closest dwellings would be affected, there 
would not be an immediate impact on the outlook of residents of 

these dwellings, and it is noted that there is no right to a view over 
someone else’s property. 

  

 Highway Safety and Capacity 
 

7.26 Local Plan policy SP22 seeks to ensure that development has an 
acceptable impact on highway safety. The site is located off 
Hollengs Lane, which is a narrow road. It is proposed to widen part 

of the road to allow for two-way vehicle movements where possible 
with the constraints of the lane. The highways officer noted that 

this would provide a betterment of the current road width and will 



mitigate the small increase in vehicle movements associated with 
the proposed development.  

 
7.27 LCC as Highway Authority do not consider that the proposal would 

result in a severe impact on the highway with regard to the NPPF.  
 
7.28 The layout of the site provides a shared surface which will extend 

into the extents of the widening of Hollengs Lane, providing a 
consistent width from the site into the public highway. Although 

there is no footway proposed, vehicle movements will be low on 
Hollengs Lane due to the narrow country lane nature which is 
common and a defining characteristic in the area. Vehicles 

accessing and exiting the site will have good forward visibility of 
pedestrians and vehicle speeds will be low. Therefore, it’s not 

considered that the proposal will have an unacceptable impact on 
highway safety. 

  

 Drainage and Flooding 
 

7.39 Local Plan policy SP16 addresses inland flood risk. The site is 
located in Flood Zone 1, but it was verbally noted by the local ward 

councillor that there are areas within the village that experience 
some localised flooding. The management of surface water is 
proposed to be via swales into an infiltration basin where the water 

will infiltrate at a restricted rate. The Lead Local Flood Authority 
have commented to say that this is in line with the SUDs hierarchy 

and would be an improvement on the current arrangement where 
water flows unrestricted from the site. A condition is required to 
secure full details of a surface water management scheme. Subject 

to full details of surface and foul water management being secured 
by condition, it is considered that the proposal accords with Local 

Plan policy SP16.  
 
 Ecology and Biodiversity  

 
7.40 Local Plan policy SP24 seeks to protect and enhance the 

biodiversity and geodiversity value of land and buildings. It is a 
statutory requirement to provide 10% biodiversity net gain for 
development of this type.  

 
7.41 The Council’s ecologist has been consulted and considers that 

sufficient information has been provided regarding protected 
species and requested that the recommendations in the Preliminary 
Ecological Appraisal are implemented, as well as restrictions of 

working during the bird nesting season, and provision of bat and 
bird boxes/brick, which will be secured by condition.  

 
7.42 It was noted by the ecologist that the BNG cannot be provided on 

the site, therefore pre-commencement condition is required to 

ensure that off-site provision is made. The requirement would need 
to secure 0.7 habitat area units and 0.025 hedgerow linear units 

offsite pre-commencement to achieve mandatory 10% net gain. A 



Habitat Management and Monitoring Plan is required and a finalized 
metric containing details of the off-site habit unit purchase.  

 
7.43 Subject to the aforementioned conditions, it is considered that the 

proposal is in accordance with the requirements of Local Plan policy 
SP24, and national guidance and legislation.  

 

 Archaeology  
 

7.44 The site is located in an area of archaeological interest, within the 
historic settlement of Donington on Bain as recorded by the 
Lincolnshire Historic Environment Record. The redline boundary lies 

a short distance west of the churchyard of the Church of St 
Andrew. The church is a Grade II* Listed Building (No. 10636880), 

and part of the church dates to the late 12th century. The 
settlement is recorded in the Domesday Book of c.1086, and 
archaeological investigations have identified medieval remains at 

several locations in the village. Archaeological trial trench 
evaluation carried out in advance of development east of the 

proposal site revealed evidence of medieval occupation in the form 
of pits, along with worked flints indicating prehistoric activity in the 

vicinity and a fragment of Roman tegula (roof tile). It is considered 
that the site offers a potential for archaeological remains to be 
present based on the extent and type of remains recorded in the 

vicinity. Insufficient information is available at present with which 
to make any reliable observation regarding the impact of this 

development upon any archaeological remains. It is recommended 
that an archaeological evaluation be carried out. Conditions will 
secure further investigations and recording of findings etc. Subject 

to the required archaeological investigations, the proposal would be 
in accordance with Local Plan policy SP11.  

 
 Other Matters 
 

7.45 The Council’s Environmental Health Officer has noted that given the 
sensitive end user of the site, investigations to check for an 

mitigate any potential contamination should be undertaken, 
therefore a condition will require the necessary measures to be 
carried out. 

 
8.0 CONCLUSION 

 
8.1 The proposed residential development is acceptable in principle 

given the sustainable location of the on the edge of a ‘medium’ 

village and would make a valuable contribution to the needed 
housing supply for the District. The site is accessible to local 

services and facilities without undue reliance on the private vehicle 
and would deliver economic and social benefits. The scale and 
layout of the proposed development is also considered to be well 

considered and appropriate for the site and its setting within the 
Lincolnshire Wolds National Landscape. There are no technical 

constraints for the development of the site as proposed. In such 



circumstances, the policy test as laid out in paragraph 11 of the 
NPPF is considered to have been satisfied and permission should be 

granted. The proposal accords with applicable East Lindsey Local 
Plan policies of weight, is not considered to constitute a ‘major’ 

development and no adverse impacts have been identified that 
‘would significantly and demonstrably’ outweigh the benefits to be 
delivered by this development, when assessed against the policies 

in this Framework.   
 

8.2 Subject to the conditions detailed in the report, the proposal is 
therefore considered to be acceptable.   

 

8.3  This conclusion has been arrived at having taken into account all 
other relevant material considerations, none of which outweigh the 

reasons for the officer recommendation made below. 
 
10.0 OFFICER RECOMMENDATION 

 
Approve subject to conditions  

 

1. The development hereby permitted shall begin not later than 3 years from 
the date of this decision. 

 

Reason: As required by Section 91 of the Town and Country Planning Act 
1990, as amended by Section 51 of the Planning and Compulsory 

Purchase Act 2004. 
 

2. The development hereby permitted shall be carried out in accordance  

with the following approved drawings and other documents, and any 
drawings approved subsequently in writing by the local planning authority 

pursuant to any conditions on this decision letter. Site Location Plan 
LDC3977-500 received by the LPA 17/10/2025 Existing and Proposed Site 
Plan LDC3977-501C received by the LPA 17/10/2025 

 
         Reason: For the avoidance of doubt and in the interests of proper   

         planning. 
 

1. The development shall be undertaken in accordance with a surface water 

drainage scheme which shall first have been approved in writing by the 
Local Planning Authority. 

 
                    The scheme shall: 

• be based on verified groundwater levels and seasonal variations, 
as evidenced through onsite monitoring conducted over a six-
month winter period; 

• be based on sustainable drainage principles and an assessment of 
the hydrological and hydrogeological context of the development; 

• provide flood exceedance routing for storm event greater than 1 in 
100 year; 

• 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 greenfield run off rates; 

• provide details of 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 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 
dwelling/ no part of the development shall be occupied until the 

approved scheme has been completed or provided on the site in 
accordance with the approved phasing. The approved scheme shall 
be retained and maintained in full, in accordance with the 

approved details. 
 

Reason: To ensure that the permitted development is adequately drained 
without creating or increasing flood risk to land or property adjacent to, or 

downstream of, or upstream of, the permitted development. 
 

2.  No part of the development hereby permitted shall be occupied before 

the works to improve the public highway (by means of localised widening 
of Hollengs Lane to 4.8m) have been certified complete by the Local 

Planning Authority. 
 
Reason: To ensure the provision of safe and adequate means of access to the 

development. 
 

3.  No development shall take place until a written scheme of archaeological 
investigation has been submitted to and approved by the Local Planning 
Authority. This scheme should include the following: 

 
1. An assessment of significance and proposed mitigation strategy (i.e.         

preservation by record, preservation in situ or a mix of these 
elements). 

            2. A methodology and timetable of site investigation and recording 

            3. Provision for site analysis 
            4. Provision for publication and dissemination of analysis and records 

            5. Provision for archive deposition 
            6. Nomination of a competent person/organisation to undertake the 
                work 

 
The scheme of archaeological investigation must only be undertaken in 

accordance with the approved details. 
 
Reason: To ensure the preparation and implementation of an appropriate 

scheme of archaeological mitigation in accordance with East Lindsey Local Plan 
policy SP24 and the National Planning Policy Framework. 

 



4. The archaeological site work must be undertaken only in full accordance 
with the approved written scheme referred to in the above Condition. The 

applicant will notify the Local Planning Authority of the intention to 
commence at least fourteen days before the start of archaeological work 

in order to facilitate adequate monitoring arrangements. No variation shall 
take place without prior consent of the Local Planning Authority. 

 

         Reason: To ensure satisfactory arrangements are made for the recording                 
         of possible archaeological remains in accordance with East Lindsey Local    

         Plan policy SP24 and the National Planning Policy Framework. 
 

5.  A report of the archaeologist's findings shall be submitted to the Local 

Planning Authority and the Historic Environment Record Officer at 
Lincolnshire County Council within 3 months of the works hereby given 

consent being commenced unless otherwise agreed in writing by the Local 
Planning Authority; and the condition shall not be discharged until the 
archive of all archaeological work undertaken hitherto has been deposited 

with the County Museum Service, or another public depository willing to 
receive it. 

 
         Reason: In order to ensure that satisfactory arrangements are made for   

         the investigation, retrieval and recording of any possible archaeological   
         remains on the site and in accordance with Local Plan policy SP24 and the  
         National Planning Policy Framework. 

 
6.  Works should not be carried out in the main nesting season (March 1st - 

August 1st). If it is not possible to avoid the main nesting season, a 
suitably qualified ecologist must perform a breeding bird survey of the site 
prior to any works beginning onsite. Any active nests discovered during 

inspections will be protected with a suitable exclusion buffer (of 
appropriate size to the species) to prevent disturbance and monitored 

until the nest is no longer active / all chicks have fledged, when the 
ecologist will provide a sign off for clearance work to continue. 

 

Reason: To ensure the development does not have a detrimental impact 
on nesting birds in accordance with East Lindsey Local Plan policy SP24. 

 
7. No development above ground level shall take place until details of at 

least 5 integrated bird boxes and 2 integrated bat boxes or bat tiles have 

been submitted to and approved in writing by the local planning authority. 
These details must include: 

 
- A site plan(s) and elevations showing the location of such biodiversity 

enhancement features; 

- Images of the type of biodiversity features to be installed. Prior to 
first occupation of the development, the approved details must be 

implemented and retained permanently thereafter. 
 
        Reason - To provide biodiversity enhancements in accordance with East  

        Lindsey Local Plan Policy SP24. 
 



8. The development shall be carried out in accordance with the guidance and 
mitigation measures detailed in section 4 - Evaluation and 

Recommendations, the Preliminary Ecological Appraisal by KJ Ecology 
Limited. 

 
         Reason – In accordance with East Lindsey Local Plan policy SP24.  
 

9. No development shall take place until a schedule of the materials to be      
used in the construction of the external surfaces of the development 

hereby permitted have been submitted to and approved in writing by the 
local planning authority. The details shall include the following; 
 

- the type of bricks proposed to be used, the method of bonding, 
mortar colour and pointing style. 

- roof tiles 
- windows and doors 
- rainwater goods 

 
Development shall be carried out in accordance with the approved details. 

 
Reason - In accordance with East Lindsey Local Plan policies SP10 and SP23 and 

the guidance contained in the NPPF and the Lincolnshire Wolds Management 
Plan. 
 

10. No external lighting shall be installed on site unless details of such 
lighting, including design, location, the intensity of illumination and fields 

of illumination, have been first submitted to, and approved in writing by, 
the Local Planning Authority prior to [first occupation/use of the site]. Any 
external lighting that is installed shall accord with the details so approved. 

 
         Reason - To protect the dark skies of the Lincolnshire Wolds National  

         Landscape in accordance with East Lindsey Local Plan policies SP10 and  
         SP23 and the guidance contained in the NPPF and the Lincolnshire Wolds  
         Management Plan.  

 
11. Prior to the commencement of the development hereby permitted, the 

approval of the Local Planning Authority is required to a scheme of 
landscaping and tree planting for the site indicating, inter alia, the 
number, species, heights on planting and positions of all the trees, 

together with details of post-planting maintenance. Such scheme as is 
approved by the Local Planning Authority shall be carried out in its 

entirety within a period of the first planting season following the date on 
which development is commenced, or in line with a timetable/phasing 
strategy agreed in writing with the Local Planning Authority. All trees, 

shrubs and bushes shall be maintained by the owner or owners of the land 
on which they are situated for the period of five years beginning with the 

date of completion of the scheme and during that period all losses shall be 
made good as and when necessary. All existing landscaping shall be 
identified and maintained. 

 



Reason - In accordance with East Lindsey Local Plan policies SP10 and SP23 and 
the guidance contained in the NPPF and the Lincolnshire Wolds Management 

Plan. 
 

12. The development hereby permitted shall not be commenced until an 

investigation has been carried out to fully and effectively characterise the 

nature and extent of any land contamination and/or pollution of controlled 

waters. It shall specifically include a risk assessment that adopts the 

Source-Pathway-Receptor principle in order that any potential risks are 

adequately assessed, taking into account the sites existing status and 

proposed new use. Two full copies of the site investigation and findings 

shall be forwarded to the Local Planning Authority prior to the 

commencement of works. 

Reason -To ensure potential risks arising from previous site uses have been fully 

assessed. 

13. Where the risk assessment identifies any unacceptable risk or risks, a 

detailed remediation strategy to deal with land contamination and/or 

pollution of controlled waters affecting the site shall be submitted and 

approved by the LPA. No works other than investigative works shall be 

carried out on the site prior to receipt of written approval of the 

remediation strategy by the Local Planning Authority. 

Reason - To ensure the proposed remediation plan is appropriate. 

14. Remediation of the site shall be carried out in accordance with the 

approved remediation strategy. No deviation shall be made from the 

agreed scheme. 

Reason - To ensure site remediation is carried out to the agreed protocol. 

15. On completion of the remediation, two copies of a validation report shall 

be submitted to the Local Planning Authority. The report shall provide 

validation and certification that the required works regarding 

contamination have been carried out in accordance with the approved 

Method Statement(s).  Post-remediation sampling and monitoring results 

shall be included in the closure report 

Reason -To provide verification that the required remediation has been carried 

out to the required standards. 

18  If, during redevelopment, contamination not previously considered is 

identified, then the LPA shall be notified immediately, and no further work shall 

be carried out until a method statement detailing a scheme for dealing with the 

suspect contamination has been submitted to and agreed to in writing with the 

LPA.   

Reason - To ensure all contamination within the site is dealt with. 

 


