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Pre-Hearing Statement 

Matter 7: Housing Sites  

Issue 1 – Lincoln Urban Area – Policy S77 

COL/MIN/005 – Land at Cathedral Quarry, Riseholme Road 

Robert Jays – Lindum Group Ltd  

1.  Site Update  

 

1.1 The site at the Cathedral Quarry on Riseholme Road in Lincoln is now subject to an Outline 

Planning Application which was submitted to Lincolnshire County Council on the 19th August and 

validated on the same day. The application was submitted jointly by the Lindum Group Ltd and 

The Corporate Body of the Cathedral Church of the Blessed Virgin Mary of Lincoln (Lincoln 

Cathedral) and has the planning reference PL/0086/22. The full description of the planning 

application is ‘Outline planning application for residential development of up to 75 dwellings with 

access and associated infrastructure’ and is the culmination of almost two years of technical 

development of the proposals for the site. The target determination date of the planning 

application is the 18th of November.  

 

1.2 As highlighted in our representations to the Proposed Submission Document, we support the 

proposed allocation of the Cathedral Quarry site. However, we have concerns on the site-specific 

requirements proposed to be included for the site within Policy S77. The details included in the 

planning application noted above are for up to 75 dwellings, rather than the 40 dwellings included 

as the indicative dwelling number for the proposed allocation. In addition, the planning 

application proposals include for the removal of the bunds on site and not their retention, with 

further detail on this point included in response to question 7 below.  

 

1.3 Section 3 of this statement considers the bunds on site and the proposed removal of the bunds as 

part of the ongoing planning application. It is our assertion that the bunds should be removed and 

by removing the bunds the developable area of the site is increased. It follows that by increasing 

the developable area then additional units can be accommodated on site and the indicative 

dwellings figure included within Policy S77 should be higher than the 40 currently included.  

 

1.4 Pages 10 and 11 of the Evidence Report for Policies S76-S82 (HOU002a) include the approach to 

calculating site capacity as incorporated in the allocation policies. This approach states that 75% 

of the site should be considered developable for sites of between 2 and 20 hectares and that the 

density assumption for sites in the Wider Lincoln Urban Area should be 40dph. Using these 
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assumptions for the 2.74ha Cathedral Quarry Site result in a developable area of 2.05ha and an 

indicative density of 82 dwellings. This is the figure that should be used for the Cathedral Quarry 

in Policy S77 and not the 40 dwellings currently proposed. The current indicative capacity 

represents a development density of just 14.5 dwellings per hectare for the site as a whole and 

19.5 when applying the 75% developable area discount noted above. These density levels are 

completely at odds with surrounding development and inappropriate for the urban location the 

site is located within.   

 

1.5 It is still our view that items on biodiversity, bund retention, drainage and contamination should 

be considered through the development management process and through the planning 

application currently under consideration. So, whilst we strongly support the sites allocation for 

residential development, we do not support the inclusion of site-specific requirements within 

Policy S77 that can be dealt with through the development management process and the 

determination of a planning application.  

Hearing Questions  

2. Q6 - Why is it necessary to assess drainage and flood risk? What is the issue and how is 

development expected to mitigate against any harm or risk? 

 

2.1 A thorough Flood Risk Assessment and Drainage Strategy for the site have been produced by 

Clancy Consulting and submitted in support of the planning application referenced above. 

 

2.2 In terms of the Flood Risk Assessment, Clancy identified that the site is in Flood Zone 1 and 

therefore at low risk of flooding and that the proposed residential development use is appropriate 

within this Flood Zone. The report also identified that the site is not at risk from reservoir flooding 

and is at low risk from groundwater flooding. A copy of the Conclusions and Recommendations 

from the Flood Risk Assessment is included in Appendix A of this statement.  

 

2.3 As the current planning application is in Outline, a detailed Drainage Strategy cannot be finalised. 

However, a Drainage Strategy is included as part of the submission which shows that an 

appropriate drainage solution is available for both foul and surface water. Again, a copy of the 

Conclusions and Recommendations of the drainage strategy report are included in the appendices 

(Appendix B).   

 

2.4 As noted in paragraph 1.5, it is our view that drainage should be an item considered as part of the 

development management process. In addition to this, proposed Policy S21 already considers 
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Flood Risk and Water resources and makes the need for site specific requirements with regards to 

flooding for allocated sites unnecessary. Notwithstanding this, the evidence submitted in support 

of the planning application clearly shows that drainage and flood risk are not a constraint to the 

development or allocation of the Cathedral Quarry site.  

 

3. Q7 - What is the justification for requiring a scheme for the retention and maintenance of bunds 

on the site?  

 

3.1 On review of the evidence base supporting the allocations proposed within the plan, it is not clear 

where the requirement for a scheme for the retention and the maintenance of the bunds 

originates from in relation to the allocation of the site for housing development. Neither appendix 

5.1 of the Sustainability appraisal (STA004.1hi) which considers housing allocations in the City of 

Lincoln Area, or the Residential Allocations Document for the City of Lincoln (HOU002b) make 

reference to the bunds or their retention.  

 

3.2 The bunds were constructed under County Council Planning Permission (2011/0475/CCC) which 

required their formation and their subsequent retention as a condition of a permission to extract 

limestone at the quarry site. The condition was clearly designed to protect residential amenity 

during mining activities (a copy of the permission is included in Appendix C).  

 

3.3 It is important to recognise the difference in what is being proposed as part of the allocation and 

what was permitted in the County Council permission. The proposed housing allocation and our 

subsequent planning application propose the residential development of the site which will 

impact on the amenity of local residents in a completely different way to the mining permitted in 

the extant planning permission. Put simply the bunds were required and provided to protect the 

residential amenity of neighbours from noise and other pollution created by the quarry. 

Residential development of the site will not create the same impact and does not require 

retention of the bunds.  

 

3.4 The proposed allocation site is a compact site in a residential area surrounded by existing houses. 

A good way of thinking about the need for the bunds is to consider a flat site in a similar residential 

location. In such a situation the inclusion of bunds would be completely alien and unnecessary 

and would not be required in any planning permission. So why maintain the bunds in the 

allocation? We can see no justifiable reason. Included in Appendix D is a number of photographs 



4 

 

of the site which show current conditions, including the bunds. These photographs are a good 

demonstration of the size of the bunds and how unsuitable the bunds are in a residential context.  

 

3.5 Further to this, Appendix E shows a cross section of the site which includes for the bund retention 

on site as is proposed within the allocation. The cross section shows two significant issues with 

this approach. Firstly, the proposed houses would be significantly impacted by the existing quarry 

conditions, including the bunds which would without doubt impact on the amenity of future 

residents. The second issue is demonstrated by the person shown on top of the bunds on the 

section, a scenario possible if bunds were to be maintained in a residential development. In this 

situation people using the bunds would gain unfettered views into neighbouring properties, again 

impacting greatly on the amenity of neighbouring residents. 

 

3.6 Our proposal in the planning application is to use the material in the bunds to help raise the level 

of the quarry floor to a level that matches surrounding development and provides a suitable level 

for appropriate residential development. Such an approach would dramatically reduce the 

amount of fill that would need to be imported and therefore reduce the number of lorry loads 

using the local highway network and entering the site during development. Using the bunds to 

help fill the site would greatly improve the sustainability of the site in development terms and also 

help reduce the impact on neighbouring residents during the construction process.   

 

3.7 Therefore, we do not consider the scheme for the retention and maintenance of bunds on site 

within Policy S77 is justified and we strongly disagree that such a requirement is suitable for the 

site. Therefore, the requirement for the retention and maintenance of bunds on site should not 

be included within the allocation of the site within the plan.  

 

4. Q8 - How have issues relating to land stability and land contamination been considered as part 

of the allocation process? Is the site developable within the plan period? 

 

4.1 A significant level of investigation work has been completed on site and has guided the planning 

application and development proposals referenced above. This includes a number of ground 

investigation reports and a detailed remediation strategy designed to ensure the site can be used 

for residential development in the future.  

 

4.2 Delta-Simons, a multi-disciplinary environmental consultancy have been working on the Cathedral 

Quarry for a number of years. A statement produced by them which considers Question 8 is 
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included as Appendix F of this statement. The statement confirms that no significant 

contamination has been found during site investigations and that the earthworks required to 

ensure the site is suitable for residential development could be completed within 6 months.   

 

4.3 The statement produced by Delta-Simons clearly demonstrates that the site is suitable for 

residential development and can be fully delivered within the plan period.  

 

5. Conclusion 

 

5.1 The Lindum Group strongly support the allocation of the Cathedral Quarry site in Policy S77 of the 

Central Lincolnshire Local Plan. The redevelopment of the former quarry for residential 

development will help to remove a dangerous area of open space that is not publicly accessible 

and replace it with much needed housing in a highly sustainable urban location.  

 

5.2 However, we do not feel that the site-specific requirements of the proposed allocation are 

justified and appropriate and do not agree with their inclusion in the allocation policy. This is 

particularly relevant for the requirement to retain and maintain the existing bunds on site. As 

detailed above, these bunds were established and retained on site to protect residential amenity 

from mining operations as part of an existing County Council planning permission. The residential 

development of the site bears no relation to the previous mining operations and there is no 

justification for the bunds to be maintained given the proposed change of use. As demonstrated 

above, the bunds would negatively impact on the amenity of both existing and future residents if 

they were to be maintained on site.  

 

5.3 Removing the bunds to help fill the site will greatly improve the sustainable nature of the 

construction process of the site, reducing the level of imported fill required to raise the level of 

the quarry to a level commensurate with the surrounding area. Removing the bunds will also help 

increase the developable area of the quarry and enable more efficient use of what is effectively a 

brownfield site, in line with the requirements of section 11 of the NPPF. On this basis, the 

indicative capacity of the site within the allocation should be more akin with the 75 dwellings 

included in our planning application than the 40 dwellings currently included in the proposed 

allocation.  

 

Robert Jays (Ba (Hons) MSc MRTPI) – Land and Planning Manager – Lindum Group Ltd 
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Appendix A – Extract of conclusion from Flood Risk Assessment  
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Appendix B – Extract of conclusion from Drainage Strategy  
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Appendix C – Extant County Council Planning Permission  
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Appendix D – Photographs of the Site         

            

            

            

            

            

       

Drone Photograph showing the Southern Boundary of the site including the bund in this location.  

Drone photograph taken from the South Eastern corner of the site looking North West. 
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Done Photograph showing the bund on the Southern Boundary of the site and the neighbouring housing to the south.  

Photograph from the eastern edge of the site showing the 

bund. 

Photograph of the cliff face and bund on the eastern edge 

of the site taken from the current level of the quarry bed. 
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Appendix E – Site Section  
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Appendix F – Information Statement from Delta Simons  


