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1. Introduction 
 

1.1. This Statement has been submitted on behalf of Thonock and Somerby Estate (TSE) as part of the 

Examination in Public of the Central Lincolnshire Local Plan (CLLP). The Statement highlights and where 

necessary expands upon representations submitted by TSE at the Regulation 18 and 19 stages of the 

CLLP. 

1.2. As the largest landowner in and around Gainsborough, TSE wish to be a pro-active participant in the Local 

Plan process.  TSE have built relationships with the Lincolnshire Planning Authorities intend to play a full 

and active role in ensuring the wider planning strategy and framework for Gainsborough is deliverable in 

the timescales envisaged by the planning process.   

1.3. During the preparation of the current adopted Local Plan (2017) we worked closely with the Lincolnshire 

Planning Authorities, particularly West Lindsey District Council (WLDC), to agree and deliver a development 

programme for key Gainsborough sites.  We continue to work together towards these objectives and this 

collaborative approach has continued into the most recent Local Plan subject to the EIP. 

1.4. This Statement responds to the Inspectors’ Matters, Issues and Questions, providing further detail and 

clarity on Matter 6 – Sustainable Urban Extensions and Regeneration Opportunity Areas with particular 

reference to the Gainsborough Northern Neighbourhood and the Gainsborough Southern Neighbourhood. 
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2. Matter 6 – Urban Extensions (SUEs) and Regeneration 

Opportunity Areas 
 

Issue 1 – Sustainable Urban Extensions – Policies S68 and S76  

Q2. Have the SUEs progressed as expected following adoption of the existing Local Plan? If not, what are 

the reasons for their delay? 

2.1. In respect of the Gainsborough SUEs – yes progress has been as expected.  Both the Northern and 

Southern Gainsborough SUEs have made significant advances since the time of the last Examination and 

adoption of the current Local Plan (2017).  The detailed position on each of the Gainsborough SUEs is set 

out in greater detail in this Statement. 

Q3. Have there been any material changes in circumstances since the adoption of the existing Local Plan 

which has (or will) affect the deliverability of the SUEs? 

2.2. With the delivery of all major developments and SUE there are always challenges and changes in 

circumstance, but in the case of the Gainsborough SUEs there are no insurmountable or material changes 

that will alter rates of delivery. 

Q4. What are the projected delivery rates for the SUEs during the course of the plan period? What are they 

based on and are they realistic? 

2.3. The projected delivery rates are contained in the Housing Delivery Paper March 20221 as follows. 

 

2.4. We consider these to realistic because they are based on conservative assumptions.  For example, the 

Northern SUE only assumes 600 units when the outline planning permission is for 750 units.  This detail is 

explained further below and will be explained further during the Examination process. 
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Q5. In Sleaford and Gainsborough in particular, how has the Committee taken into account the risk of 

potential market saturation? Will there be sufficient capacity to bring forward large SUEs concurrently? 

2.5. Yes there is capacity in Gainsborough to bring forward two SUEs concurrently.  We consider that the 

Gainsborough market can absorb two SUEs delivering housing at the same time in addition to smaller scale 

development elsewhere in Gainsborough.  This is what is happening at the moment.   

2.6. Careful consideration is always given to the relative timing of releasing phased development land to the 

market, to ensure maximum development industry interest. 

Q7. In the current Local Plan, Policy LP54 identified broad locations for future growth which could come 

forward under certain circumstances. Does the Local Plan Review take a different approach, and if so, why? 

2.7. We supported LP54 in the current Local Plan in the context of the Eastern SUE in Gainsborough.  It was 

always envisaged that the Easter SUE was a longer term growth opportunity which would probably be 

employment led. 

2.8. The emerging Plan2 adopts a different approach with a simple reference rather than a specific policy.  Our 

preference would be for the emerging Local Plan to adopt a similar approach to the current Local Plan.  

Such an approach would also be consistent with the NPPF3. 

2.9. In any event, we are envisaging more detailed discussions with WLDC once the emerging Local Plan is 

adopted and work commences on the next Plan beyond 2040.   

Issue 3 – Gainsborough Sustainable Urban Extensions – Policy S70 

Gainsborough Southern Neighbourhood 

Q1. What is the latest position regarding planning approvals and construction timeframes for the site? 

2.10. The Southern SUE known as Warren Wood benefits from outline planning permission (Ref. No. 125020) 

which was granted on the 5th July 2011.  This permission authorises ‘2500 (Two thousand five hundred) 

new homes with associated employment land (use classes B1-Business and B2 -General industry); 

community services and facilities (use classes A1 -Shops,A2-Financial & Professional,A3- Restaurants & 

cafes, A4- Drinking establishments,A5-Hot food take aways,D1-Non-residential institutions and D2-

Assembly and Leisure); formal and informal open space and landscaping; together with the construction of 

new access junctions, cycleways and footways and associated infrastructure and facilities (access to be 

considered and not reserved) on Land at Foxby Lane, Gainsborough’.  Condition 3 requires the submission 

of Reserved Matters (RM) within 12 years of the date of the permission i.e. by the 4th July 2023. 

 
2 Submission Draft paragraph 12.2.2 
3 NPPF 2021 paragraph 22 
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2.11. In 2020 amendments to this original permission (Ref. No. 125020) were sought via S73 of the Planning 

Act.  These amendments were to accommodate the house builder Keepmoat and their plans for Phase 1.  

This application also enabled a ‘refresh’ and simplification of the original permission to allow for easier 

implementation.  These proposals were approved and resulted in a new Outline Planning Permission being 

granted (Ref. No. 138921).  Keepmoat Homes then submitted a Reserved Matters (RM) application 

pursuant to this new outline permission.  The RM application (Ref. No. 140081) sought detailed approval 

for 454 dwellings and was approved on the 6th February 2020.  These permissions have now been 

implemented as part of the delivery at Warren Wood.  Conservative delivery rates are as set out in Housing 

Delivery Paper HOU008. 

2.12. A further RM approval (Ref. No. 144857) pursuant to the amended outline permission (Ref. No 138921) for 

a Local Centre anchored by a Spar shop is dated August 2022. 

Q2. How will the remainder of the allocation come forward and how will the Committee ensure that the 

different component parts integrate successfully? 

2.13. During 2022 Savills have been instructed to market and enter into a contract with a house builder for Phase 

2 Warren Wood.  Phase 2 is likely to be in the region of circa 500 dwellings.  Significant levels of market 

interest were received and the proposals were shortlisted to two national house builders.  At the time of 

writing, we are at an advanced level of negotiation with one party.  Further verbal updates will be provided 

at the Examination Hearing session.  It is the intention for the selected house builder to make a RM 

application prior to the expiry of the outline permission in July 2023. 

2.14. TSE are in a position and have sufficient resources to be able to masterplan their sites themselves.  TSE 

always seek to obtain outline planning permission accompanied by an appropriate masterplan prior to 

taking land to the market.  House builders are then invited to bid for land based on proposals which are in 

accordance with the masterplan and can be submitted as RM applications.  House builders are put under 

legal obligations to deliver infrastructure and services which can accommodate the wider development. 

Q3. In the event that a new outline planning application is required, is it sufficiently clear what that scheme 

will be required to include? 

2.15. Given that the period of time for the submission of RM pursuant to the original outline planning application 

expires in July 2023, TSE has applied for a new outline planning permission (Ref. No. 145239) across 

Warren Wood.  The outline application is for the balance of the site i.e. the Local Plan allocation area less 

the Keepmoat land already being developed (Phase 1).   

2.16. The agreed description of development is ‘outline planning application for the demolition of existing 

structures; the erection of 2046 new homes with business, community services and facilities falling within 

Class E; school falling within Class F1; formal and informal open space and landscaping; outdoor sport and 

recreation falling within Class F2; together with the construction of new access junctions, cycleways and 

footways, and associated infrastructure and facilities - access to be considered and not reserved for 

subsequent applications’. 
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2.17. The scope of the outline planning application was also agreed following an EIA Scoping Opinion (Ref. No. 

144350). 

2.18. The outline planning application is accompanied by a full suite of up to date supporting information including 

an updated masterplan demonstrating an integrated approach from Phase 1 through Phases 2, 3 & 4. 

2.19. At the time of writing, this new outline planning application remains under determination.  It is anticipated 

that a new outline permission will be in place prior to the current permission expiring i.e. by July 2023.  A 

copy of the proposed Masterplan and Phasing Plans are contained within Appendix 1 to this Statement. 

Gainsborough Northern Neighbourhood 

Q4. What is the latest position regarding the outline planning permission approved in 2020 and any reserved 

matters applications made pursuant to it?  

2.20. The Northern SUE benefits from outline planning permission (Ref. No. 136937) which authorises ‘outline 

planning application for residential development of up to 750no. dwellings with access to be considered 

and not reserved for subsequent applications’.  This permission is dated 15th September 2020. 

2.21. This application was accompanied by a full masterplan showing the development in its entirety. A copy of 

the Masterplan along with the Phasing Plan is contained within Appendix 2 to this Statement. 

2.22. Condition 1 of this permission requires that a reserved matters application for Phase 1 is submitted within 

3 years of the date of the permission i.e. by the 14th September 2023.  Condition 2 of this permission 

requires that reserved matters applications are made for the remaining dwellings within 5 years of the date 

of this permission i.e. by the 14th September 2025. 

2.23. Following the grant of outline permission, Savills undertook a marketing exercise for Phase 1.  Contracts 

have been exchanged with Persimmon Homes on a subject to reserved matters planning basis.   

2.24. In July 2022, a RM application (Ref. No. 145066) was submitted by Persimmon Homes pursuant to the 

outline planning permission in respect of Phase 1.  The RM submission is for 130 dwellings.  At the time 

of writing, the negotiations are at an advanced stage with most planning issues agreed.  A further verbal 

update will be provided at the Examination Hearing.  It is likely that the RM submission will be approved 

under delegated powers subject to a variation to the S106 agreement to facilitate the delivery of First 

Homes.  A copy of the Persimmon Homes Layout Plan is contained in Appendix 3. 

Q5. As with the Southern Neighbourhood, in the event that new outline or full planning applications are 

required, is it sufficiently clear what would be required? 

2.25. Yes.  Our current outline planning permission authorises up to 750 dwellings.  This was an approach which 

we agreed with WLDC at the time.  It is the intention to take the next Phase(s) (i.e. 750 less the 130 

Persimmon dwellings) of the development to market in the near term.  Once terms have been agreed, it is 

likely that TSE will seek a further outline planning permission for the balance of the SUE. 
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2.26. Yes.  We will agree the scope of any new outline planning permission with WLDC.  It will be based on Policy 

S70, the scoping requirements of the EIA process and other Development Management considerations.   

Q6. How will the remainder of the allocation come forward and how will the Committee ensure that the 

different component parts integrate successfully?   

 

2.27. The remainder of the allocation will be brought forward by TSE initially and then by the development 

industry.  A masterplan for the entire site already exists and was prepared by TSE.  This shows greater 

levels of detail for the first 750 dwellings and high level masterplanning showing unit numbers and other 

uses for the balance of the site.   

2.28. When particular phases of development are sold to house builders there are significant discussions 

between the parties as to the ‘shape’ and content of any RM submission prior to the exchange of contracts. 

The TSE retained team maintains an overview role during the RM process to make sure that strategic and 

technical matters are considered in the context of the wider masterplan. 
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Appendix 1 
Southern SUE (Warren Wood) Proposed Masterplan and 
Phasing Plans 

 

   

   

 



APPENDIX A

BS58837 Shade Area - area in which
shading of living accommodation
may affect sustainability of trees. Keep
living accommodation out of these areas.

Construction Exclusion Zone - area in
which no excavation or changes in levels
should be permitted. Limited hard surfacing,
(covering up to 20% of the Root Protection
Area) may be possible if No-Dig
construction is used.

BS 5837: TREE CATEGORY GUIDE
Category U:  Unsuitable for retention, trees with less than 10 years life expectancy.
Category A: high quality trees, able to make a substantial contribution for at least 40 years,
   normally retained unless there is an over-riding reason for removal and appropriate mitigation.
Category B: moderate quality trees, able to make a significant contribution for at least 20 years,

normally retained.
Category B/C: an intermediate category between categories B and C (not specifically described in

BS5837). Trees, which should be retained wherever possible, providing retention does not
significantly constrain the layout.

Category C: low quality, in adequate condition to remain for at least 10 years, or young trees
<150mm stem diameter. Trees which can be removed to allow the desired layout or new
planting.
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NOTE:

Green infrastructure
For off-site ecological mitigation & landscape amenity

to be delivered as part of development in phases 1B
and 2.

OECA (Offsite Ecological Compensation Area).
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1B, with wide GI band in Phase 2 area as the OECA
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Land Use
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1B: Triggered at start of 1B in Phase 2 area
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NOTE:
Green infrastructure (GI)

For off-site ecological mitigation & landscape amenity to be
delivered as part of development in phases 1B and 2.

OECA (Offsite Ecological Compensation Area).

Phase 1B, GI delivery to be delivered at start of Phase 1B, with
wide GI band in Phase 2 area as the OECA area for Phase 1B..

The rest of the Phase 2 GI at start of Phase 2, with OECA in
the two fields between Birch Wood and Corringham Scroggs

woodland.
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- Public Open Space
- Tree Avenue Planting along Distributor Road

- Green Infrastructure including wooded perimeter planting
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Lighting

Ecological requirement (bats) for low or no lighting along
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Appendix 3 
Persimmon Homes – Phase 1, Thonock Park, Site Layout 
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Native woodland edge planting

Whips 100-125cm, plant at 1.5m centres/0.44plants per m2.  To be protected with

tree/shrub guards.  Species mix to comprise:

Acer campestre  Field maple (10%), Betula pendula Birch (10%) , Corylus avellana

Hazel (5%), Crataegus monogyna Hawthorn (15%), Ilex aquifolium Holly (10%),

Malus sylvestris Crab Apple (10%) Prunus avium Wild Cherry (10%), Quercus robur

Oak (10%), Sambucus nigra Elder (5%), Salix caprea Goat willow (10%), Viburnum

Opulus Guelder Rose(5%).

Native scrub planting

Whips 100-125cm, plant at 1.5m centres/0.44 plants per m2.  To be

protected with tree /shrub guards.  Species mix to comprise:

Crataegus monogyna Hawthorn (20%), Prunus spinosa Blackthorn (5%),

Rosa arvensis Field Rose (5%) Salix caprea Goat willow (30%), Corylus

avellana Hazel (10%), Cornus sanguinea Dogwood (10%), Sambucus

nigra Elder (10%) and Ligustrum vulgare Wild Privet (10%)

Native Hedgerow

Whips 100-125cm, plant at 5 per linear metre in a double staggered row.  To be

protected with shrub guards. Temporary post and wire fencing will be installed to

protect hedgerow from traffic whilst it establishes.

Acer campestre  Field maple (10%), Corylus avellana Hazel (5%), Crataegus

monogyna Hawthorn (40%), , Ilex aquifolium  Holly (20%), Ligustrum vulgare Wild

privet (10%), Prunus spinosa Blackthorn (10%) and Rosa canina Dog Rose (5%).

POS tree planting

To be planted at suitable distances from properties, larger growing

specimens to be located within larger spaces only.

EHS 14-16cm girth, RB, 4.25-6m height OR

Select standard, 10-12cm girth, RB, 3-3.5m height.

Species may include: Acer campestre (Field Maple), Betula pendula

(Birch), Ilex aquifolium (Holly), Malus sylvestris (Crab apple),  Pinus

sylvestris (Scots Pine), Prunus avium (Wild cherry), Quercus robur

(Oak) and Salix caprea (Goat willow).

Semi-ornamental shrub and ground cover planting

Site Boundary

Species Rich Grassland

Germinal Seeds Product Ref: RE1 Traditional Hay Meadow (MG5 Grassland)

or similar approved.

Grassland - Flowering Lawn Mix

Emorsgate Seeds Product Ref: EL1 Flowering Lawn Mix or similar approved.

Amenity Grass / Grass Verges

British Seed Houses A22 Low Maintenance (or similar approved)

Sowing rate 35g/m2.

Pond Edge Planting

Permanent pond

Easement

No planting allowed within blue lines

* Log Pile

Sparrow Terrace

32mm Nest Box

Bat Box

Existing vegetation

Based off topographical survey. Vegetation shown may not be retained.

Consult tree survey for further information.

Street trees, On-plot & frontage landscape proposals

Indicative subject to future detailed design. Smaller species to be planted

closer to housing.

Private Back Gardens

H 26.09.2022 Updated to Site Planning Layout Rev D. PM JJ

G 25.05.2022 Updated in line with revised Tree Retention Plan. PM JJ

F 24.05.2022 Updated in line with Tree Retention Plan. PM JJ

E 18.05.2022 Vegetation updated. PM JJ

D 16.05.2022 Updated to new layout. PM JJ

C 27.04.2022 Existing/ replacement trees updated. Footpath added. PM JJ

B 26.04.2022 Updated to new layout. PM JJ

A 30.03.2022 Updated to new layout. PM JJ

- 18.03.2022 First issue. PM JJ
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