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Applicant Mr Paul Wheatley, Lincolnshire County Council Beech House, Witham
Park, Waterside South, Lincoln, LN5 7JH
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Proposal Outline application for the redevelopment of Station Approach area,

involving necessary demolitions and the construction of public realm;
residential development, offices and incubator units, hotel and leisure,
retail and community uses together with the associated creation and
modification of vehicular and pedestrian access

Location Grantham Station Approach, between Grantham Railway Station and
Wharf Road, Grantham
App Type OL Environmental Impact Assessment
Parish(es) Grantham
REPORT

Application Category

This application is categorised as a major development.

Reason for Referral to Committee

The application has been referred to the Development Control Committee because the application
relates to a major project that is likely to cause wider concern.

The Proposal

The development is described in the Non Technical Summary of the submitted Environmental
Statement:

Lincolnshire County Council is proposing a mixed use business centre redevelopment of the area
adjacent to the Grantham Railway Station to link both the rail station and town centre. The project
seeks to:

Provide a connected public realm

Create sustainable transport solutions
Improve and diversify the town retail offer; and
Create a town of different parts.

The land uses proposed are residential, office, retail, incubator units (managed workspaces
catering for new start ups, community businesses or locally developed micro businesses helping
them to grow), hotel, leisure and community uses.



The development would be progressed in three phases. The site is split into two parts — site 1a and
site 1b to delineate the boundaries of the development phases.

The development phases would be:

Phase 1 — initial works — clearing the site 1a and construction of public realm areas, temporary
uses (30 space car park and grass area) possibly a hotel and incubator units with 18 car parking).
In addition the improvements to Station Road and the area outside the train station. Site 1b would
remain as car parks.

Phase 1 - remaining works — construction of residential and office buildings within site 1a. Site 1b
would remain as car parks.

Phase 2 —Removal of car parks and construction of residential, community, business premises and
public areas in site b, as well as any additional works to the area outside the train station.

A pragmatic approach has been taken to the implementation of the proposals given the present
severe economic climate. It is anticipated that Phase 1 would be undertaken within 1-5 years of
planning permission being granted.

The southern part of the site would be developed beyond this period as Phase 2.

The planning application is in outline form. The matters to be considered at this stage are access
and scale. All other matters are reserved for subsequent approval.

There would be a mix of one (4 metre to the highest part of roof) to four storeys (16 metres to the
highest part of the roof).

Movement within the Scheme

The submitted design and access statement indicates that primary vehicle movement would
continue along Wharf Road as existing, with secondary and local movements within the residential
streets to the east of development. Accessing and servicing only would be available the eastern
and western edge, to emphasise the subservient role of vehicles within the site’s centre.

Vehicles

Vehicles would have restricted access in front of the station, which would be for buses only, plus
loading outside peak hours. The station frontage would also incorporate a taxi rank and a kiss-and-
drop’ point.

Pedestrians

Two primary pedestrian routes would be created one following the central axis from the station
towards Wharf Road north and west, and the other branching off along Railway Terrace to Wharf
Road north to east. Signalised crossing would be provided at the main junction north-west of the
development and towards the Isaac Newton Shopping centre, and courtesy crossing on Station
Road.

Secondary routes would continue along Wharf Road, but would be retained along Station Road.
Local access would be flexible, permitting a variety of routes eastwards, and notably improving the
access under the railway to the west.



Public Realm Hierarchy

The public realm through the development would be the strong design principle. Station Square
would seek to deliver a welcoming arrival space between arrival areas leading to multimodal
options for moving into and beyond the development facilities.

The station square would be set directly opposite the station entrance, with additional multi-modal
arrival areas to both sides, filtering travellers in a convenient way towards destinations. To the
north, Station Road would become a conventional street, connecting with the major junction of
Wharf Road and Harlaxton Road at the north-western corner of the site.

The remaining public realm would be set parallel and at right angles to the existing street pattern
east of the site, with the exception of the partly pedestrianised and partly shared space Railway
Terrace, which leads on a north-easterly direction from the station towards the shopping area of
Wharf Road, and then to the town centre.

The central axis would dominate the development as the major pedestrian link, and would
incorporate a pedestrianised open space in the centre. To the west of this access would be private
space, acting partly as a screen between the development and the listed Railway Cottages. The
private space would be split on both east and west sides of the residential buildings which would be
set either side of the open space.

To the north and east, space behind the proposed hotel would be semi-private and to the south
there would be a link between Railway Terrace and Launder Terrace.

There would be short pedestrianised and/or private cross-site links would occur at frequent
intervals along the central axis.

Parking

The scheme is designed to reduce the attractiveness of driving to the site by limiting the number of
both on-street parking spaces on site 1 and enforcing those that are provided, but also actively
promoting the sites location and implementing measures to encourage sustainable behaviours.
This is based on the fact that it is recognised that the majority of the parking would be provided on
site 2.

When phase 1a is developed it is intended to build a multi-storey car park to the south east of the
station. Although this forms part of site 2 it would be brought forward to ensure that parking level
were maintained as site 1 is developed.

Further explanation as to the rationale behind the parking provision can be found in the Officer
Assessment of this report.

Phasing
The proposed phasing strategy would split the development into two.

The proposed phasing strategy would be to split the development into two. Part of this strategy
would be to develop the site according to defined sites 1A and 1B, which are partly defined by land
ownership, but also according to agreed priorities and in a logistical way, taking into account the
maintenance of site access, temporary use of undeveloped areas and economic requirements. The
boundary between sites 1A and 1B is Railway Terrace from its junction with Queen Street south-
west to its junction with Station Road.



Treatment of parts of the site not being developed immediately would consider the needs of the
community during the development process.

Site 1, Phase A (Initial Works)

Phase 1 would be further divided into an initial phase of work (approx years 1-5) and a secondary
phase. The first works would include most of Site 1A including the hotel, incubator units and much
of the public realm including the section of Station Road up to the station (see Proposed Site 1 —
Phase A Initial Works, Plan 4).

An existing building with heritage and architectural value would be retained and secured prior to
future phases of development. The public realm works would include the central axis, to promote
convenient pedestrian access to the station. Other works would be to renew the Zebra crossing and
beacons on Station Road, add a build-out and footway to serve subway users, provide a vehicle
turning area, a taxi rank, a bus stop, a new cycle shelter and a ‘kiss-&-ride’ location, all defined with
coloured surfacing to denote restricted access areas for buses and taxis.

Much of the undeveloped land would be used for temporary car-parking or grassed open space
with temporary tree and shrub planting. Site 1B would also remain as car-parking. The ramped
steps to the higher levels to Site 1B would be installed.

The second part of Phase 1 (see Proposed Site 1 — Phase A Remaining Works, Plan 5) would be
the construction of the remaining commercial and residential buildings in Site 1A. This would
include offices, offices over retail, and residential, including some residential over offices.

Site 1B would still remain as car-parking.
Site 1 Phase B

The second phase is all within Site 1B, and would include upgrading materials in front of the station
(see Proposed Site 1 — Phase B, Plan 6) This last phase would include completion of the building
works in Site 1B, comprising additional offices on either side of the remaining link to the central
axis, a community block on the eastern boundary, along with a leisure facility with residential
above, and residential over retail forming the eastern side of the Station Square.

Improvements to the public realm along Queen Street would also be carried out in the final phase,
plus upgrading of the Station Square.

Works Access

Access to the works during Phase 1 of construction would be via Grantley Street and during Phase
2 of construction would be via Station Road.

During peak construction periods the maximum number of HGV movements per day would be
agreed with South Kesteven District Council prior to commencement of works. The construction
works would be undertaken during normal working hours, including limited Saturday working. The
possible exception would be close to construction completion, when traffic switching would be
required to allow tie-in to the existing roads. This would be a short-term activity with prior approval
being sought from the highways department.

The future appointed construction contractor would be contractually obligated to maintain a duty of
care and undertake their works to satisfy statutory obligations. They would be made to work under
the remit of a construction environmental management plan (CEMP) that would require Council
signoff prior to construction and see the works being closely and independently monitored



throughout. By that means, strong control would be exercised over matters such as hours of
working, and noise levels generated by works, so safeguarding amenity of existing properties and
commercial uses.

Key construction activities would include:

* selective vegetation clearance;

» protection of retained buildings, features and trees

* building demolition, removal of former underground storage tanks, sitestripping,

soil remediation (if required) levelling and earthworks using

conventional earth moving equipment;

» crushing of concrete and other base materials, and their re-use on site, where

practicable;

» use of generators to power temporary lighting and run machines;

+ vehicle movements to deliver and dispose of excess materials;

* road laying and compaction activities along with the breaking-out of areas to locate lighting
columns, services and other infrastructure;

* highway drainage and associated outfalls;

* building construction and fit-out;

* hard and soft landscape works, including installation of street furniture and public art works.

The application is one that falls to be considered under the Town and Country Planning
(Environmental Impact Assessment) Regulation. An Environmental Impact Assessment (EIA) has
been undertaken and an Environmental Statement (ES) has been submitted with the application.
The ES considers the impact of the development under the following headings:

Land Quality and Hydrogeology
Flooding and Drainage

Ecology and Nature Conservation
Townscape and Visual Impact
Cultural Heritage

Air Quality

Noise and Vibration

Cumulative Impacts

A Transport Assessment, an explanatory note in relation to parking also accompanied the planning
application.

Revised chapters of the ES and Transport Assessment have been submitted as part of the
response to consultee comments. They revise the above issues where appropriate.

As part of the procedure for Environmental Impact Assessments the Government Office and a
number of other statutory bodies are required to be notified. This procedure has taken place on
both the initial and revised submissions.

The application site and surroundings

The application site is roughly triangular and is approximately 3 hectares. It has a mix of current
uses that include a small element of residential, tyre fitting business, building suppliers and car
parking associated with the railway.



The northern portion of the site contains a number of linear buildings that align with the street
pattern to the east. To the north west of the application site adjacent to the junction with Wharf
Road are the listed Railway Cottages. The listed buildings are not within application site.

The site is bounded by differing uses. To the north is a mix of residential and town centre uses, to
the west is the railway, and to the east is residential and to the south is car parking.

The application is predominantly flat from west to east. The south of the application site is
approximately 7 metres higher than the frontage of the site adjacent to Wharf Road.

Relevant Site History

The site has been the subject of a number of planning applications. However none are specifically
relevant to this current planning application.

92/0674 — Change of use of part of site to a skating rink — granted on 4 August 1992

94/0100 — Alteration of time limit condition of planning permission 92/0674 — granted on 29 March
1994.

96/0563 — County Matter application — Storage of spoil. Refused on 16 July 1996.
S99/0910 — Change of use to car park of former shoe factory Granted 7 December 1999.
S01/1415 — Security fencing — Tanvic Tyres — Granted 7 January 2002.

S01/1459 — Change of use of part of site from D2 to B1 and B2 uses — Application withdrawn. No
further action as the requested transport statement was not received.

S01/1489 — Change of use application of part of site from D2 to B8 — Application withdrawn. No
further action as the requested transport statement was not received.

S02/0887 — Security fence — Tanvic Tyres — granted 5 August 2002.
S02/1084 — Security fence to former shoe factory — granted 30 September 2002.

S10/0816 — Screening opinion Requested EIA required — 13 May 2010. This relates to the
redevelopment of three sites including the subject of this planning application (S11/2511).

Policy Considerations

PPS1 — Delivering Sustainable Development

PPS3 — Housing

PPS4 — Planning for the Sustainable Economic Growth
PPS5 — Planning and the Historic Environment

PPS9 — Biodiversity and Geological Conservation
PPG13 — Transport

PPG17 — Planning for Open space, Sport and Recreation
PPS23 — Planning and Pollution Control

PPG24 — Planning and Noise

PPS25 — Development and Flood Risk



East Midlands Regional Plan

Policy 1 — Regional Core Objectives

Policy 2 — Promoting Better Design

Policy 3 — Distribution of New Development

Policy 4 — Development in the Eastern Sub area

Policy 13a — Regional Housing provision

Policy 14 — Regional Priorities for affordable housing

Policy 18 — Regional Priorities for the economy

Policy 22 — Regional Priorities for Town Centres and Retail Development
Policy 26 — Protecting and Enhancing the Region’s Natural and Cultural Heritage
Policy 27 — Regional Priorities for the Historic Environment

Policy 32 — A Regional Approach to Water Resources and Water Quality
Policy 35 — A Regional Approach to Managing Flood Risk

Policy 48 — Regional Car Parking Standards

South Kesteven Core Strategy

SP1 — Spatial Strategy

SP3 — Sustainable Integrated Transport

SP4 — Developer Contributions

EN1 — Protection and Enhancement of the Character of the District
EN2 — Reducing the Risk of Flood Risk

EN4 — Sustainable Construction and Design

H1 — Residential Development

H3 — Affordable Housing

E1 — Employment Development

E2 — Town Centre and Retail Development

Station Approach Development Brief — Adopted October 2010

Its principles and aims which it seeks to achieve are:

a) a clear connection between the station and the town centre

b) a distinctive arrival point for Grantham by creating a station square

c) An engaging route through a series of urban spaces that encourage people to visit the town
centre

d) a versatile character area with a sustainable mix of employment and residential uses

e) appropriate scale and massing of development that respects the listed buildings and
adjacent residential area

f) reduced provision of car parking to minimum standards and

g) creating a public transport interchange with bus services extended to the railway station.

Grantham Area Action Plan — emerging

The Grantham Area Action Plan was submitted to the Secretary of State on 19th December 2011
and the Site Allocation and Policies on the 31st January 2012 in line with Regulation 30 of the
Town and Country Planning (Local Development) (England) (Amendment) Regulations.

The role of an Inspector acting on behalf of the SoS is to consider whether a document is legally
compliant i.e. meets the requirements of the Planning and Compulsory Purchase Act 2004 and
associated regulations and satisfies the criteria for soundness i.e. whether it is justified, effective
and consistent with national policy.



Policy MOV 1 — Movement and Accessibility
Policy RT1 — Improving Town Centre Retail Offer
Policy SA1 — Station Approach

Policy OSS1 — Open Space Provision

Policy HS1 — New Housing Development

Policy EM2 — New Employment Allocations
Policy HE1 — Townscape Character

Representations Received
Affordable Housing Officer

e All developments comprising 5 or more dwellings should make appropriate provision for
affordable housing within the development. On small sites of between 5-14 housing units
provision may be made on site; off site or as a commuted sum in lieu of provision, depending
on the viability of the individual site.

e Where affordable housing is to be provided on site, a target of up to 35% of the total capacity of
a scheme should be affordable. The affordable element will be expected to include a mix of
social rented and intermediate (shared ownership) housing appropriate to the current evidence
of local need.

e All units should be of an appropriate size and type to meet the need identified by the current
evidence of housing need.

e Consideration may be given to off site provision or as a commuted sum in lieu of provision of
the affordable homes on site if it is not viable to provide the affordable units on site. Evidence
will be required that on site provision is not viable.

Footpaths Officer
There are no public rights of way affected by this development
Police Architectural Liaison Officer

Due regard to be given to the following points in the interests of crime reduction and community
safety.

The development hereby permitted shall incorporate measures to minimise the risk of crime and to
meet the specific security needs of the application site and the development. Details of these
measures shall be submitted to and approved in writing by the local planning authority and
implemented in accordance with the approved details. The security measures must incorporate the
principles and objectives of secured by design to improve community safety and crime prevention.

(Officer Comment — As this is an outline planning application there are no details of the design of
the buildings. At reserved matters stage the police would be invited to assess the scheme and
comment further. As such there is no requirement for this condition).

Highways Agency

Offers no objection



Open Space Officer

I do not think there is space for open space provision on site. So | would request an off-site
contribution of £44,625. This would be used to improve play equipment in the vicinity specifically
Alexandra Road.

Environmental Protection
Initial comments
With regard to the above application | would comment as follows;

1. In relation to the commercial use of the site; | am concerned about disturbance to residents,
particularly the existing residents in the area around the proposed retail units which back
onto Launder Terrace/Queen Street. It would appear that deliveries to these units are likely
to be made via Launder Terrace/Queen Street which is a narrow street with residential
properties at the kerbside. | am also concerned about disturbance to those living on the
proposed site. In view of this | would suggest that a delivery hours restriction be applied to
the commercial elements of the site to be between the hours of 07:30 to 18:00 Monday to
Saturday and 08:00 to 16:00 on Sunday’s and Bank holidays.

2. Construction noise from the site is likely to be an issue and as such | would request that
hours of work for noisy work on site are restricted to 07:30-18:00, Monday to Friday, 08:00
to 13:00 on Saturday and no noisy work on a Sunday or Bank Holiday. Any deviation to
these hours must be agreed in writing in advance. The measures proposed in section
13.7.11 of the Environmental Statement shall also be undertaken in relation to construction
noise.

3. Details of any fixed plant e.g. refrigeration and air conditioning units etc will need to be
submitted and agreed prior to installation. Fixed plant should not be located on facades
facing directly onto either proposed or existing residential properties.

4. To protect the majority of people from being seriously annoyed during the daytime, the
World Health Organisation Guidelines for Community noise suggest that the sound
pressure level on balconies, terraces and outdoor living areas should not exceed 55 dB
LAeq for a steady, continuous noise. The noise assessment has found that this level will
not be met across the site, subsequently, | would suggest that if the residential units are to
have gardens that the occupiers would be seriously annoyed by noise.

5. Based on the noise assessment in relation to PPG24, the majority of the site falls within
Categories C and B, with the area marked for the hotel falling within Category D for daytime
and C for night time. PPG24 recommends that planning permission should normally be
refused where areas fall within Category D. As this is a hotel and not residential | would
suggest that suitable mitigation measures could be put in place to achieve good internal
noise levels through enhanced glazing and fagade treatments, particularly on the Wharf
Road side. Alternative means of ventilation will also need to be provided. Details of the
design and its effectiveness will need to be provided and agreed prior to development and
will dependent on the final design and layout.

In order to comply with BS8233 the residential elements of the development will need to
have an alternative means of ventilation as an open window will result in the criteria not
being met. This will need to be either from acoustically treated trickle ventilation or a whole
building system. The glazing will also need to be upgraded from standard thermal double
glazing to achieve a fagade reduction of at least 39dB. Details of the design and its



effectiveness will need to be provided and agreed prior to development and will dependent
on the final design and layout.

6. In relation to operation noise from the commercial activities, | am unable to comment on this
at this stage as the end usage is unknown. This will have to be considered further at the
reserved matters stage.

Natural England

Natural England has no comments to make on this planning proposal. However we would like to
stress that the absence of comments or direct involvement on individual plans or proposals is
simply an expression of our priorities. It should not be taken as implying a lack of interest or
indicating either support for, or objection to, any proposal.

Lincolnshire Wildlife Trust

We support the consultant’s recommendations with regard to mitigation for nesting birds and bats.
The Trust would strongly encourage the inclusion of biodiversity enhancements within the plans so
that there is a net gain for biodiversity resulting from this development. Features for roosting bats,
such as bat bricks, access tiles or bat boxes and features for nesting birds such as swifts, swallows
and house sparrows could easily be incorporated within the development. We strongly support the
mention in the Design and Access Statement of SUDS features such as attenuation ponds as these
could have a dual role of enhancing the biodiversity on site if planted with native species. With
regards to the planting, we note that a number of exotic species are mentioned in the Design and
Access Statement and would suggest that consideration is given to including a greater proportion of
native tree and shrub species, preferably of local provenance.

Upper Witham Drainage Board

The Board have no further comments on the above application provided the works are completed in
accordance with the submitted Flood Risk Assessment contained in the Environmental Statement
Volume 3 Appendix 8.5 (11th October, 2011) notably that the discharge is limited to 1.15
litres/sec/ha.

Senior Historic Environment Officer

A condition is required to be attached to any permission granted:

No development shall take place within the application site until the applicant has secured the
implementation of a programme of archaeological work in accordance with a written scheme of
investigation which has been submitted to and approved in writing by the local planning authority.
Reason: in order to provide a reasonable opportunity to record the site history of the site.

Planning Policy

The application is for outline planning permission for the redevelopment of Site 1 of the Grantham
Station Approach Area. The site has been the subject of previous consultation through the process
of adoption of the supplementary planning Guidance SPG entitled — Station Approach Development
Brief. This SPG was adopted in October 2010.

The SPG helped to shape the policy SA1: Station Approach in the emerging Grantham Area Action
Plan (not yet adopted). From a review of both the SPG and the policy in the GAAP it would appear
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that the proposal is compliant with both. Therefore planning policy has no objection to this outline
application.

English Heritage

The application should be determined in accordance with national and local policy guidance, and
on the basis of your specialist conservation advice.

Environment Agency

Initial Comments

Flood risk

We have considered the application as submitted, and OBJECT to it as the supporting Flood Risk
Assessment (FRA) is not compliant with the requirements of Annex E of Planning Policy Statement
25 ‘Development and Flood Risk’ (PPS25).

Further Comments

Thank you for referring the amended plans and additional document, which were received on 2
February 2012.

Flood risk

We have assessed the submitted information and this is not yet compliant with the requirements of
Planning Policy Statement 25, Annex E. Accordingly, we maintain our objection to the proposal for
the following reasons:

The surface water is proposed to drain via an Anglian Water Services (AWS) system before
it reaches the culverted section of the Mow Beck. The Flood Risk Assessment (FRA) will,
therefore, need to include and confirm the agreed rate as allowed by AWS. In this instance
we would encourage the developer and AWS to consider the potential impacts downstream
of the surface water sewer. If there are existing connections we would like to see the
existing runoff rates reduced following guidance from Section 7.2.4 of the South Kesteven
Strategic Flood Risk Assessment (SFRA). Section 3.3.1.2 of the FRA refers to seeking this
information at the detailed design stage. However, it is our opinion that it is required for
outline permission purposes.

Once the discharge rates have been established the FRA will need to consider how much
storage may be required on site. Suitable methods for storing this volume of water will then
have to be identified to demonstrate that the site is able to manage surface water runoff
without increasing flood risk to third parties. The FRA still contains no calculations on
volumes of storage. There is some discussion in the FRA about how Sustainable Drainage
can be incorporated into the development but this is still too vague. Without the information
on volumes of attenuation storage it is almost impossible to select a viable option. At least
one viable option will have to be demonstrated for us to lend our support to the application
and recommend a condition for the detailed design.

This development has been discussed at the recent South Kesteven Drainage Group meeting
where there were also concerns raised by the County Council in terms of the provision of
Sustainable Drainage. The applicants are to be invited to the next meeting. We would strongly
recommend that they attend in order to assist with resolving our concerns.
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Potential pollution of controlled waters

The corrections relating to the hydrogeological designations at the site appear to have been taken
on board, improving the understanding of site conditions. However, the Environmental Statement,
Chapters 7 and 8 (as amended), disagree in that Chapter 7 relies on the assumption that areas of
impermeable hardstanding will increase, reducing risk of infiltration mobilising contamination, and
Chapter 8 states that impermeable surfacing will not increase as a result of development.
However, we agree with the conclusions that the risk to controlled waters from this development is
acceptable.

Comments on Amended Details

We have assessed the submitted information and this is not yet compliant with the requirements of
Planning Policy Statement 25, Annex E. Accordingly, we maintain our objection to the proposal for
the following reasons:

e The surface water is proposed to drain via an Anglian Water Services (AWS) system before
it reaches the culverted section of the Mow Beck. The Flood Risk Assessment (FRA) will,
therefore, need to include and confirm the agreed rate as allowed by AWS. In this instance
we would encourage the developer and AWS to consider the potential impacts downstream
of the surface water sewer. If there are existing connections we would like to see the
existing runoff rates reduced following guidance from Section 7.2.4 of the South Kesteven
Strategic Flood Risk Assessment (SFRA). Section 3.3.1.2 of the FRA refers to seeking this
information at the detailed design stage. However, it is our opinion that it is required for
outline permission purposes.

e Once the discharge rates have been established the FRA will need to consider how much
storage may be required on site. Suitable methods for storing this volume of water will then
have to be identified to demonstrate that the site is able to manage surface water runoff
without increasing flood risk to third parties. The FRA still contains no calculations on
volumes of storage. There is some discussion in the FRA about how Sustainable Drainage
can be incorporated into the development but this is still too vague. Without the information
on volumes of attenuation storage it is almost impossible to select a viable option. At least
one viable option will have to be demonstrated for us to lend our support to the application
and recommend a condition for the detailed design.

The applicant continues to have discussions with the Environment Agency to address the concerns
raised. Any further comments will be reported in the late items paper or verbally at committee.

Economic Development

The scheme comprises the redevelopment of circa 4 ha (9.88 acres) of a currently under utilised,
yet highly visible, gateway site adjacent to the train station which will provide an opportunity to
create major employment opportunities and improve connectivity between the town centre and the
train station.

It is anticipated that approximately 1000 jobs will be created, many of which higher value than
Grantham’s average. Over 11,415m? will be dedicated office space with a further 2,240m? for a
Business Innovation Centre (BIC).

Grantham has previously been identified as having limited quality office space/business start up
workspace for SMEs, (Small and Medium Sized Enterprises) and this project seeks to address this
imbalance ahead of the predicted growth for the town and as such is a priority of the Grantham
Growth Point Strategic Board. Nathaniel Lichfield and Partners delivered a South Kesteven
Employment Land Capacity Study in March 2010 identifying Grantham as having a strong
employment land demand with a current shortfall in B1a (office) and B8 (storage/distribution). The
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report also found an “overwhelming majority of South Kesteven’s employment space (94%) is
industrial” suggesting a strong need to balance this out with commercial office space. The study
also states that the office space currently available in the town “tends to be small and poor quality,
second hand premises”.

The Business Incubation Centre (BIC) would provide approx 44 units of new start of businesses.
The project aims to provide an environment in which SME’s can flourish and grow through the
provision of integrated business development support to include incubator space, business support
services, clustering and networking opportunities. By providing such support services on a ‘one
stop shop’ basis and enabling overheads to be reduced by sharing costs, the centre will
significantly improve the survival and growth prospects of new start-ups. Such services will
maximise Grantham’s economic role. In May 2010, Focus consultants completed a final Feasibility
Study for Station Approach Business Innovation centre confirmed the Station Approach site as the
most appropriate site in Grantham to develop the Innovation centre.

The train station is very close to the town centre, although at present there are no clear links to the
town centre. This project seeks to rectify this by creating a clear linkage to the town centre and
developing the site as a major gateway into the town. A safe and direct pedestrian and cycle link
between the town centre core and the railway station will be established. The project seeks to
address:

Creating a sustainable business environment
Creating clear connections to the rest of Grantham
Developing a spatial network

Enhancing Grantham as a destination
Encouraging urban living

Creating character areas

Creating quality employment space

The development is in line with a number of local, regional and national planning policies as listed
in the adopted Station Approach development brief. The Grantham Area Action Plan further
supports the scheme and a number of SKDC’s priorities are addressed:

¢ Growing the Economy

Supports and facilitates the growth of business
o Promotes infrastructure to support growth

o Skills — high value employment

o Attract as a destination for investment

O

e Support good housing for all
o Ensure the right mix of housing meets local needs

SKDC Development and Growth team fully support the proposal based upon the above and fully
acknowledge the regeneration opportunities this project can bring.

Environmental Protection (Contamination)
No further sampling is required in relation to gas and water sampling.
| concur with the recommendations of the report namely:

The main contaminants of concern are heavy metals
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The remediation measures to facilitate the development of the site as commercial/residential with
garden use are:

Vented foundation design

Membrane for foundations to withstand carbon dioxide

Water supply pipe to be determined by Anglian Water but likely to be hydrocarbon resistant.
Areas that have not been investigated should be investigated after vacation of the site
Ground waters are not deemed at risk and know further assessment is required.
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In summary there are no fundamental contamination issues that will delay are add excessive costs
to the development of the site.

Environmental Protection — Air Quality

Initial Comments

| am satisfied that there are negligible air quality issues regarding phase 1 of the development.
Local Highway Authority

No objection subject to the following conditions:

HPO1 -The access to the development hereby approved shall be in accordance with the
indicative plans referenced 1034919-0P-DWG-004/A; 005/A and 006/A dated 25 October 2011
and to a phasing arrangement agreed in writing by the local planning authority

Reason: In the interests of safety of the users of the public highway and the safety of the users
of the site.

HP11A- Before development commences on site further details relating to the vehicular
access to the public highway, including materials, specification of works and construction
method shall be submitted to the Local Planning Authority for approval. The approved details
shall be implemented on site before the development is first brought in to use and thereafter
retained at all times.

Reason: In the interests of safety of the users of the public highway and the safety of the
users of the site.

HP12 — Within seven days of any new access being brought into use, all existing vehicular access
points serving this development or phase of development shall be re-assesses and if any are
considered as being redundant these access crossings shall be permanently closed off.

Reason: To reduce to a minimum the number of individual access points to Station Road, Grantley
Street, Queen Street or Wharf Roade. in the interests of road safety.

HP18- When the application is made for approval of the 'Reserved Matters' that application shall
show details of the arrangements for the parking /turning/ manoeuvring/loading/unloading of
vehicles within the site. These arrangements shall be provided before the building(s) is/are
occupied and shall be kept permanently free for such use at all times thereafter.

Reason: To enable calling vehicles to wait clear of the carriageway of Station Road, Queen Street.

and Grantley Street and to allow vehicles to enter and leave the highway in a forward gear in the
interests of highway safety.
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HP21 -No part of the Site 1 Initial Phase of the development shall be commenced (apart from
those works indicatively identified on drawing numbers 1034919-0P-DWG-004/A and Figure A -
"Site 1 Phase 1 -Access Improvements and On-Site Loading" within the Transport Assessment or
as specified) before the works to improve the public highway by means of the reconfiguration of
the junction Wharf Road/Grantley Street, widening Grantley Street and realignment of footway(s)
and cycleway improvements together with all ancillary works have been certified complete by the
local planning authority.

Reason: In the interests of safety of the users of the public highway and the safety of the users
of the site.

HP21 -No development shall be commenced to Site 1 Phase 2 (apart from those works

indicatively identified on drawing number 1034919-0P-DWG-006/A or as specified) before the
works to improve the public highway (by means of realignment and widening of Queen Street
together with all ancillary works) have been certified complete by the local planning authority.

Reason: In the interests of safety of the users of the public highway and the safety of the users
of the site.

HP21 — No 'development shall be commenced to Site 1, Phase 2- drawing number 1034919-0P-
DWG-002/A until a comprehensive scheme for highway improvements to Station Road from its
junction with Wharf Road/Harlaxton Road up to and including its connection with Station Road
East) have been certified complete by the local planning authority.

Reason: In the interests of safety of the users of the public highway and the safety of the users
of the site.

HP21 - No development shall be commenced to Site 1, Phase 2 drawing number 1034919-0P-
DWG-002A before the works to improve the public highway by means of until a comprehensive
scheme for the signalised junction improvements to Station Road East/London Road has been
submitted to, approved, constructed and) have been certified complete by the local planning
authority.

Reason: In the interests of safety of the users of the public highway and the safety of the users
of the site.

HP23 - Where roads and footways are to become the responsibility of the local highway
authority - before each dwelling (or other development as specified) is occupied the roads
and/or footways providing access to those dwellings or units and, for the whole of its frontage,
from an existing public highway, shall be constructed to a specification to enable them to be
adopted as Highways Maintainable at the Public Expense, less the carriageway and footway
surface courses. The carriageway and footway surface courses shall be completed within three
months from the date upon which the erection is commenced of the penultimate dwelling (or
other development as specified).

Reason: To ensure safe access to the site and each dwelling/building in the interests of residential
amenity, convenience and safety.

HP24- No development shall take place before the detailed design of the arrangements for

surface water drainage has been agreed in writing by the local planning authority and no
building shall be occupied before it is connected to the agreed drainage system.
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Reason: To ensure that surface water run-off from the development will not adversely affect, by
reason of flooding, the safety, amenity and commerce of the residents of this site.

HP26 - Before any dwelling is commenced, all of that part of the estate road and associated
footways that forms the junction with the main road and which will be constructed within the
limits of the existing highway, shall be laid out and constructed to finished surface levels in
accordance with details to be submitted and approved by the local planning authority.

Reason: In the interests of safety of the users of the public highway and the safety of the users
of the site.

HP28- Within 6 months of the development being occupied, a Travel Plan shall be submitted
to, and approved in writing by the local planning authority. Thereafter annually a staff survey
shall be analysed and submitted to the local planning authority that will provide details of the
implementation of the Travel Plan. The occupier shall ensure that travel arrangements are
fulfilled in accordance with the Travel Plan, unless the local planning authority stipulates
approval to any variation.

Reason: In order that the local planning authority conforms to the requirements of PPG13
Transport, a Travel Plan has been conditioned to ensure that access to the site is sustainable and
reduces dependency on the car.

Prior to the occupation of the development details of how parking will be restricted and altering of
the direction of traffic flows shall be implemented in accordance with a scheme to be submitted to
and approved in writing by the local planning authority.

Reason: In the interests of highway safety and the free flow of traffic.

Primary Care Trust

A request for a contribution of £65,088 is required in this instance in relation to the 72 units
proposed on the site (32 houses and 40 flats).

Lincolnshire County Council Education

A request for developer contributions of £166,368 has been received in relation to the direct impact
the proposed development would have on local schools.

Conservation Officer
Initial Comments

The outline application relates to the proposals to redevelop Station Approach between Wharf
Road and Grantham Railway Station. The application also seeks approval for the proposed public
realm works as part of the Phase 1 delivery of Site 1.

There are a number of significant heritage assets within and adjacent to the boundary of the site.
To the west of the site boundary is a group of six Grade Il listed mid 19th century railway cottages,
to the east of the cottages is the 19th century Italianate style former showroom for Boyall’'s Carriage
works currently occupied by Jewsons and to the south is the 19th century railway station. The
proposed scheme seeks to retain and incorporate the undesignated showroom into the
redevelopment, which is welcomed.
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The site currently comprises of a mix of industrial uses, open standing car parks and derelict land
and forms a poor quality setting for the heritage assets. The proposal offers the opportunity to
enhance the setting of these assets by providing a mix of high quality contemporary buildings and
the potential positive townscape benefits are broadly welcomed.

The setting of the station would be enhanced by the provision of a new square and the relocation of
car parking to the south of the site. The public realm works and proposed material palette for the
main pedestrian links and spaces are of a high quality which will enhance the setting of the heritage
assets and provide an attractive link to the town centre. The opportunity to open up a new vista to
the Grade Il Maltings on Wharf Road is also a positive feature of the scheme.

The proposed building materials palette of red brick and stone combined with a mix of natural and
modern materials could work well to create a contemporary identity for the development which
acknowledges the wider local and historic context. The materials and colour palette reflect the
recommendations highlighted for this character area in the Grantham Townscape Character
Assessment.

However there are concerns that the proposals to site 3 storey buildings to the rear of the cottages
and to the north and south of the showroom building would dominate the assets and have a harmful
impact. These negative impacts could be partially mitigated by the degree of separation to provide
access to the rear of the proposed office blocks and by a sensitive design, which responds to the
local context.

Comments on Amended Details

| have read through the amended proposals and note what Mouchel/LCC are saying about the
retention of the Jewson showroom building but they appear to have interpreted the concerns
expressed about the height of the buildings to the rear of the listed building fronting Station
Approach as being about privacy/overlooking when in fact, from my point of view at least, it was a
concern about the setting of these heritage assets.

That said the retention of the showroom building has gone someway towards addressing the
concerns and, if the new build elements and the landscaping of their surroundings are to a high
standard of design and materials, there should be an overall enhancement to the setting for the
listed buildings over the existing situation with the builders merchants and tyre/exhaust replacement
business on the adjoining land.

Network Rail
Initial Comments

| refer to the consultation on the above planning application. As a key landowner and representative
of the rail industry we are of course supportive in general of the proposals, but need to consider
carefully their impact on the operational functionality of the station.

The principles of the works outside the station are ones we support as they improve the Station
environs and create a more attractive route from station to town but we have the following
comments:

(1) Site 1 Phase 2 land uses and layout of any new development should be capable of variation
to suit future demand from developers/occupiers and not be restricted to the indicative uses
shown on the drawings. Scope should also be given to allow for the development of the
Phase 2 land to be taken forward in advance of development on Phase 1 if demand for new
buildings on the site exists.
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(2) The Parking Strategy refers to loss of 70 spaces on Station Approach. Whilst the Strategy
identifies that there is capacity elsewhere to replace the use of these spaces it needs to be
realised that the provision of the car park spaces is covered by their incorporation into a
Franchised Station under the 1993 Railways Act. Therefore, removal of the spaces without
replacement to ensure there is not a reduction in total available spaces at the station (not
related to current demand) has to be dealt with by appropriate Regulatory processes. This is
unlikely to be given if it involves a reduction in the overall total spaces available. Therefore,
the 70 spaces would have to be replaced by 70 new car park spaces elsewhere - we are
unable to support the detailed proposals for removing the car parking of Station Road
without the 70 spaces being replicated elsewhere.

(3) The detailed design of the area outside the station has to be agreed with NR and East
Coast. Discussions have been held on this — most recently by East Coast — and hence the
final layout should reflect East Coast/NR/LCC agreement. Although consent is sought in the
outline application for access and the materials to be used on the immediate area outside
the station, these have not yet been agreed with either ourselves or East Coast. We would
therefore suggest that notwithstanding the suggested materials a condition is placed on the
outline consent relating to materials to be agreed prior to the commencement of works on
the station access.

We are of course continuing dialogue with the applicant over details of design, but again re-iterate
our support in principle for the proposals. However the question of loss of car parking spaces for
the station and their replication elsewhere needs addressing

Final Comments

Thank you for your letter of 02/02/2012 providing Network Rail with an opportunity to comment on
the abovementioned application.

We note the comments made by | am afraid they do not overcome the plain fact that consent for
the removal of the existing car park spaces is a matter for the Regulator, and it is unlikely that
consent would be forthcoming without proper provision for their replacement, either at the same
time or to an agreed and costed programme, neither of which is in place here. Although you may
still technically grant consent for the works, it cannot be implemented with respect to the 70 spaces
until the Regulatory issues are addressed. We must therefore maintain our stance that the scheme
needs to address the re-provision of these displaced spaces and does not do so in its current form.

Property Development Manager

| have reviewed the costs, rates, yields and timescale used in the appraisal and would make the
following comments:

The void periods for the retail units are probably low at 6 months’ rent free. In some instances to
get longer leases away 12 to 18 months rent free are being dictated by retailers with good covenant
strength.

The yield used are realistic in the current climate as are the construction cost rates and timescale to
bring forward the various elements.

| would have thought it likely that some of the contaminated land reclamation costs or bad ground
provision should be made as well as provision for utility reinforcement works, particularly for
electricity. Whilst reasonable costs may have been covered by the inclusion of contingency and
municipal costs, in my experience all utility companies view such large scale developments as
opportunities to bolster their business infrastructure. The appraisal may therefore be understated in
this respect.
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Representations as a Result of Publicity

The application has been advertised in accordance with the Council’s Statement of Community
Involvement. 5 letters of objection have been received. A summary of the comments are listed

below:

IZEUE R NS

13.

14.
15.
16.
17.
18.

-19.

20.
21.
22.
23.
24.
25.
26.
27.

28.
20.

30.

31.

hotel would overlook cottages

loss of light

loss of privacy

noise and disturbance from both operation of uses and construction phase

operational plant and machinery (air con, extractors etc.)should not increase noise in area
only public transport, taxis and weight restricted vehicles should be allowed to use Station
Road

access to the multi storey car park should be from Station Road East

night deliveries should be avoided

speed limit of 20 mph imposed

pedestrian crossing where the foot tunnel emerges should be improved

noise dust and fumes from demolition and construction will impact in amenity of residents
Increased vehicle movements would result in congestion, noise, fumes, and should be
appropriately controlled including routing agreements prior to the commencement of works
(a number of conditions have been suggested controlling such matters as hours of
operation, equipment, wheel washing, no waste burning on site, and controlling noise, dust
etc. via British Code of Practice.

there are already too many bedsits in the vicinity which cause big problems in relation to
parking.

all the drains are blocked

children are playing in the streets as there are no green areas

overlooking

the area is already too heavily overbuilt and populated

existing access and parking to neighbouring properties should not be affected

heights of buildings should be carefully considered to ensure they do not overpower
adjacent properties

may result in overshadowing loss of daylight/sunlight to my garden/property

overlooking from the 3-4 storey properties

development is likely to result in antisocial behaviour and late night gathering in what is a
quiet residential area

what would the leisure and community uses be? — (Officer comment — from the submitted
information it is envisaged that these would be ‘fitness suite/gym uses that can be found
adjacent to railway stations throughout the country’).

in order to be in keeping with the area it should be predominantly residential

large modern buildings will be out of character with the surrounding architecture

noise and disturbance from the construction phase and access to my property needs to be
retained during this period.

little or no progress has been made in relation to the relocation of the business. As such the
proposal would result in loss of employment and an adverse impact on local business

the economic viability of the development has not been demonstrated

many of the proposals could be achieved through a piecemeal approach without the need to
compulsory purchase.

the height of the listed buildings particularly near to the cottages are out f keeping with the
character and appearance of the area. A reduction in scale is required.

the incubator units are situated too close to the proposed residential housing and the
structure is too imposing on the residential housing on Grantley Street.
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32. viability is used as the justification for the height. But no viability assessment has been
undertaken to justify this contention.

33. car parking is an issue that has not been properly addressed. The impact of the
development will inevitably result in an increase in car parking demand. The current
proposal replaces 70 convenient car parking spaces with 70 car parking spaces in an
inferior location whilst taking no account of the increased demand. No account has been
taken of the congestion issues imposed elsewhere in the town centre by the schemes
proposals.

Officer Evaluation

The key issues for consideration are compliance with policy, residential amenity, highway
safety/capacity, design and impact on townscape, impact on heritage assets and drainage.

Compliance with Policy

The outline application can be seen as a direct result of the plan-led approach to comprehensively
developing a site from the adopted Core Strategy, emerging Grantham Area Action Plan and the
site specific guidance contained in the adopted Development Brief for Station Approach.

As can be seen from the comments of the policy section the proposals are compliant with these
documents. As such the proposal is considered acceptable from a policy perspective.

Residential Amenity

There have been a number of concerns raised in relation to the impact of the proposal on the
amenity of neighbouring occupiers. These concerns relate to the noise and disturbance both during
the construction phase and operational phase, overlooking loss of privacy and overshadowing/loss
of daylight/sunlight.

It is considered that noise and disturbance can be satisfactorily controlled. Restricting hours of
operation, delivery times, noise limits to any external ancillary equipment.

The amenity of the future occupiers can also be effectively protected by the appropriate sound
insulation and mechanical ventilation.

It is accepted that the proposal will introduce built form closer to the existing properties. However, it
is considered that the disposition and orientation of the buildings and separation distance to
existing properties is sufficient to ensure that there would not be any significant overshadowing loss
of daylight/sunlight that could justify a refusal of planning permission on these grounds.

The aforementioned property disposition and separation distances coupled with the careful sighting
of windows at the detailed design stage when reserved matters are submitted would ensure there
would not be significant overlooking and/or loss of privacy.

It is acknowledged that the outlook from the neighbouring dwellings would change as any views
over the site would be removed. | accept that these changes may not be welcomed. But to ensure
that the existing occupiers would experience no adverse impact from a new development would be
an unreasonable level of test for a proposed development.

The noise and disturbance that neighbouring occupiers may experience from the existing uses

must also be taken into consideration. The removal of what may termed bad neighbour uses from
adjacent to a predominantly residential area weighs in favour of the proposal.
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Highway Safety/Capacity

The applicants have provided an explanatory note to illustrate the reasoning and justification behind
the parking strategy for the development:

“In undertaking this review, we have sought to answer queries both over whether will be enough
spaces for the proposed development and that there will be sufficient to cater for existing demand
generated by users of the railway station (i.e. demand for on-site spaces or demand for the station
car parks).

Under-pinning philosophy

Throughout the development’s conception and design there has been a strong emphasis,
supported by both Lincolnshire County Council and SKDC, on making the site sustainable; in
transportation terms, the accessible location of the site (located close to Grantham’s town centre,
residential urban core as well and the railway and bus stations) greatly assists with achieving this
objective. Our approach on sustainable transport accords with the overall thrust of the Council’s
maximum parking standards contained in LCC Development Guide 7, which includes the
statements:
"...in some locations (for example, in town centres of the larger urban areas) where there is
easy access to public transport, good facilities for walking and cycling and existing public car
parking facilities, then a lower provision may be appropriate” and
"In general, there will be a presumption against parking dedicated to specific retail and service
developments within city/town centres. Any parking that is permitted will normally be provided
as short term parking for general public use to assist in maintaining the vitality and viability of
those centres”

In line with this ethos, it is proposed that parking at the site (in both Phases 1 and 2) will be limited.
As well as National, Regional and Local transport policy, this conforms with Development Guide 7,
which states:

“It is widely acknowledged that the availability of car parking has a significant influence on an
individual’s decision on whether or not to drive to their destination, even for locations well
served by public transport. Car parking standards for new developments are therefore an
important tool in promoting sustainable travel and encouraging greater use of public transport,
cycling and walking (and adhering to national, regional and local sustainable polices etc), this
will restrict parking demand and therefore vehicle movements to the site.”

and furthermore goes on to state;

“there may be other specific locations ... where the local authority wishes to encourage
access to the development on foot, cycle or public transport. High levels of car parking
provision would distract from this aim and hence a reduced level of parking may be sought. It
is important, therefore, that prospective developers discuss their proposals at an early stage
with the appropriate District Council and with the County Council.”

Later in this note, we set out the strategy for parking in the SKDC adopted Development Brief for
Grantham Station Approach, which is the embodiment of the above policy at local level.

Information previously provided

The core document in relation to transport issues is the Transport Assessment (TA), which is a
specific document submitted with the planning application, as required by SKDC'’s validation
checklist. In Chapter 2 of the TA, there is a clear commitment to adhere to policy, from
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Government through regional, to a local level, to promote sustainable forms of transport.
Reference is made to the Transport Strategy Grantham 2007 — 2021 which states that “any new
development in this area should include consideration of access to the rail station for all modes of
transport, the creation of good pedestrian links between the rail station and the town centre, and
other measures to counteract the isolation of the rail station from the rest of the town.” There is a
clear appreciation that the Station Approach area is well suited to be served by public transport,
including both bus and train.

Chapter 12 of the TA is devoted to the consideration of parking. The existing provision is set out
clearly in Figure 12.1, which shows parking areas on a map and provides details of the number of
spaces in each. The loss of parking, including that for rail users, through redevelopment of Site 1 is
explained, and consideration of parking required in the future not only took account of known
demand springing from future development, but also took account of the findings of a survey.

In Phase 2 of Site 1’s development this parking will be built over. It has been assumed (based on
liaison with the council) that Phase 2 will be opening in 2019. At this time, it is expected that the
existing parking demand in the area (primarily, but not exclusively, this is for the railway station) will
be accommodated within the existing capacity provided by other nearby station car parks

To confirm that there is sufficient capacity in these other car parks for the existing total parking
demand, a survey was commissioned and analysis undertaken. Based on the survey data, is has
been concluded that there will be sufficient capacity to accommodate parking demand when Site 1
Phase 2 opens.

When Site 2 is developed additional parking capacity is required, it is assumed this will be in the
form of a 760 space multi-storey car park. This belief accords with the Development Brief for the
area, as described below. There will not be any loss in parking provision for rail users, and may be
an increase.

Further detail on the parking strategy adopted is set out in Appendix G to the TA. It sets out, for
example, the value of adopting a phased approach to development for both Sites 1 and 2 over
some 10 years, so that the loss of car parking during development of Phase 1 of Site 1 will not be
too sharply felt. Indeed, during Phase 1a, no parking will be lost. To demonstrate our awareness
of the need for sound phasing, we added some parking to our Phase 1a, so making good use of
the otherwise vacant land in the short term (1-5 years) In addition, there is a sound appreciation of
the means (a combination of “carrots” and “sticks” to ensure implementation of the parking strategy.
The rationale of the strategy depends upon the consideration of Sites 1 and 2 together, and a
recognition that provision in Site 2 of both a multi-storey car park and other surface car parks will
adequately provide for future demand.

Planning policy

In addition to the policy references to parking in transport documents, it is important for SKDC to
consider references to parking in its own adopted planning documents. These references have not
been explicitly set out in the submitted documents, and they thus warrant further consideration
here.

The Core Strategy for the District, adopted in 2010, is effectively silent on the issue of car parking
provision. We are now aware that SKDC is seeking to prepare a strategy for parking within
Grantham, but that is not far enough advanced to have informed the current proposals.

In the Town Centre Masterplan, dating from 2007, there is a clear statement concerning the
adequacy of parking provision in the town centre:
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“There are five full time public parking areas within Grantham Town Centre which are spread
throughout the town and are easily accessible to the main town centre retail areas along the
High Street. In addition, there is a large car park of around 500 spaces associated with the
Asda supermarket located in the North West corner of the town centre. Information from the
ticket machines indicates that there is spare parking capacity within the town during the week;
however, demand exceeds supply on Saturdays when the majority of the parking areas are
full between 11am and 5 pm.”

Such is the location and mix of uses proposed at the Station Approach site that it is unlikely that the
proposals would make the lack of parking on Saturdays any worse.

Later in the Town Centre Masterplan, there should be the provision of acceptable levels of rail user
car parking, but that issue is considered fully by the parking strategy behind our submission.
Elsewhere in the Masterplan, there is general statement that the visual impact of car parking on the
urban environment should be minimised. While some surface car parking will be retained during
Phase 1a of our proposals, that position will be temporary only, so that neither the Masterplan nor
the Development Brief, (see below) are jeopardised.

The Town Centre Masterplan set out the advantages of directing development in the Station
Approach area, so the Development Brief for that area was produced for and adopted by the
District Council.

The question of parking is taken seriously in the Development Brief. One of the key principles is
“Minimising the visual impact of surface parking.” Clearly, this is a principle we have taken
seriously in evolving our overall development proposals. That principle sits adjacent to “Creating a
public transport interchange with bus services extended to the rail station.” Again, that principle is
key to our proposals, which promote enhanced bus services to the railway station, thus
encouraging travel by means other than by car.

Indeed, our ideas follow closely the “overarching principle” for the area, which seeks to “transform
the existing under-utilised land of surface car parks and warehouses into a distinctive gateway to
the town centre.” If car parks were to become a significant component of land use within our
proposals, we would not be according with an adopted policy document. That is why neither the
Development Brief nor our proposals show surface parking as allocations within Site 1.

In describing the future development of Site 2, the Development Brief states the following:

“A key aim for the redevelopment of Site 1 is to release the land currently occupied by surface
car parking by providing a multi-storey car park capable of containing all the public parking
provision for the Station and surrounding area (Figure 21). The proposed location for the
multi-storey car park is in the north western area of Site 2, within close proximity of the station
entrance, thus releasing land for re-development on Site 1.”

The emphasis above is made by us. The wording makes clear that the new provision would cater
not only for rail users but also for the needs of “the surrounding area” which would certainly include
both Sites 1 and 2 within the Station Approach area. It is envisaged that work on Site 2, and
including the provision of the multi-storey car park, will begin before development of Site 1 is
completed.

The above text extract referred to public car parking, including that of employees on sites.

However, it is accepted that there should “operational” car parking, for specific needs of the future
occupants of both site 1 and Site 2. The Brief acknowledges that fact, and states
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“The proposed development operational parking will be provided either in secure parking
courtyards or undercroft car park for the offices.”

That statement adheres to the principle of minimising the visual impact of parking. The layout
proposals we have put forward allow for reasonable and limited operational parking, and for access
to parking spaces. It will be for the reserved matters applications for the specific buildings or
groups of buildings to provide details as to how the operational parking can be adequately
provided. In doing so, they will need to take account of essential parking, and show maximum
provision possible while adhering to the overall design philosophy. We would expect creative
thought given to means of provision, such as the integration of garages within residential blocks.
We would also expect, as set out in our Parking Strategy, that means of reducing the demand for
private car use should be demonstrated through such means as travel plans. These should be
produced by the developers of the individual plots within both Sites 1 and 2, to ensure their
adherence to our sustainable approach not only to transport, but to the development proposals as a
whole.

Summary

We consider that the overall and holistic provision for parking within both Sites 1 and 2 of the
Station Approach area accords with both planning and transport policy from Government to local
and, indeed, site specific level. Our design approach aligns with wider transport, environmental
and social policy objectives, e.g. addressing congestion, reducing carbon and encouraging healthy
/ active travel. We are comforted by the fact that the SKDC Policy team has not criticised our
overall approach to development, including parking.

The parking strategy we have set out in the planning application allows for the retention and
creation of adequate car parking space in the area. Moreover, the phased approach to
development will ensure that adequate provision will apply throughout the delivery programme of
the Station Approach regeneration.

Accordingly, we believe there are no grounds related to parking that warrant this planning
application being refused. Lincolnshire Highways Alliance is content to adhere to conditions
conforming to tests of reasonableness applied to the outline consent to ensure the parking
proposals are implemented appropriately.

The local highway authority has not objected to the proposed development, but has suggested a
number of conditions. As such it is considered that the scheme is acceptable from a highway safety
and capacity perspective. A reduced level of parking provision is an acknowledged methodology for
sites in sustainable town centre locations and accords with current planning guidance promoting
alternatives to the car.

Design/Impact on Townscape

Whilst this planning application is in outline form, there is significant discussion of design,
appearance and materials in the submitted design and access statement. There is an
acknowledgement of the need to make the development coherent in relation to the neighbouring
properties, whilst avoiding a pastiche. These matters will form part of the reserved matters
submissions pursuant to any grant of outline planning permission.

As part of the Environmental Impact Assessment townscape and visual impact have been
assessed. Its conclusions are that the development will have a beneficial effect on the surrounding
townscape. The impacts of the development being mitigated by the following:

“The principal form of mitigations lies mainly in the scheme’s detailed design with the orientation of
a tree lined avenue, courtyard and garden spaces providing a balance to a setting of the proposed
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and existing buildings. The mass, scale and height of the development has been considered in the
design process to allow for varying heights of buildings throughout the development. Two storey
buildings are focused along the edge of existing residential properties to better fit with the
townscape and the larger retail and office buildings have been positioned further within the site and
towards Wharf Road to better integrate with the existing townscape”.

It is considered that the scheme is an opportunity to provide a distinctive arrival point into Grantham
and provide a strong connection and promote accessibility between the railway station and the
town centre. This in conjunction with the removal of the unattractive existing industrial uses would
significantly improve the character and appearance of the area.

This is summarised in the submitted design and access statement:

“Active frontages would surround a number of public places to promote activities, provide passive
surveillance and enhance safety in the area. Contemporary architectural style would be used to
create a high quality development that would reflect and be inspired by local character and
materials. The variety and rhythm created would create an attractive and appealing public realm
made up of a mixture to include landmark buildings. These would be located at key points
throughout the site, such as along Wharf Road and within the centre of the development, to create
a stronger sense of arrival as well as improving legibility, vistas and street enclosure”.

Impact on Heritage Assets

The impact of the development in relation to heritage assets has been assessed. The comments of
the conservation officer indicate that the proposal, subject to high quality materials and design,
would actually improve the setting of the listed cottages fronting Station Approach.

In relation to the wider heritage impacts the Officer also states:

“The site currently comprises of a mix of industrial uses, open standing car parks and derelict land
and forms a poor quality setting for the heritage assets. The proposal offers the opportunity to
enhance the setting of these assets by providing a mix of high quality contemporary buildings and
the potential positive townscape benefits are broadly welcomed.

The setting of the station would be enhanced by the provision of a new square and the relocation of
car parking to the south of the site. The public realm works and proposed material palette for the
main pedestrian links and spaces are of a high quality which will enhance the setting of the heritage
assets and provide an attractive link to the town centre. The opportunity to open up a new vista to
the Grade Il Maltings on Wharf Road is also a positive feature of the scheme”.

In light of these comments it is considered that the proposed development would improve the
setting of the heritage assets which weigh in favour of the development.

Drainage

There are ongoing discussions between the applicants and the Environment Agency in relation to
matters of flooding and drainage. Final comments from the Agency will be reported in the late items
paper or verbally at committee.

Section 106 Heads of Terms

Draft Heads of Terms was submitted with the application. It states that, in line with policy SP4 of the
adopted South Kesteven Core Strategy Developer Contributions, Lincolnshire County Council, as
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developer, agrees to discussions with South Kesteven District Council to draw up a legal
agreement subject to a financial viability appraisal.

The proposed development is clearly part of the wider aspirations of Grantham as its promotion of
growth point status.

The scheme is designed to achieve the following:

-Provide encouragement to private sector investment

-facilitate its own implementation of revised public transport, access and public realm;
-establish firm commitments to achieving high quality of design;

-encourage the future redevelopment of Site 2 and of Grantham Railway Station.

A development appraisal has been submitted which in summary, shows that the scheme is not
considered financially viable based on current market conditions and it is the planning applicant's
view that the scheme cannot support any s106 obligations that may have been requested.

“To illustrate this view, the appraisal indicates that for a developer to obtain a return on the cost of
development of 15% (which is in itself rather low, the normal market assumption is for a 20%
return), the land would need to be given to the developer at nil cost and the developer then given a
further cash injection in order to proceed! Clearly this would not constitute a commercial transaction
that would be undertaken by the private sector.

The delivery of the Station Approach scheme is therefore only considered

deliverable following significant public sector investment in recognition of the fact that the scheme
will bring a number of economic benefits to Grantham including new job creation, improved public
realm and enhanced movement corridors between the existing town centre and railway station”.

It is clear from the submitted appraisal that the proposed development is not viable if Section 106
contributions are insisted upon. The development has significant wider regeneration and economic
benefits for the town and help the town develop its vision to of becoming “...as a key economic
centre not only in Lincolnshire but also sub-regionally” which are considered, in this particular case
to warrant accepting no Section 106 contributions.

If Section 106 requirements are insisted upon the development would be unviable and the
development would not take place.

Crime and Disorder

It is considered that the proposed development would not raise any significant crime and disorder
implications.

Human Rights Implications

Article 6 (Right 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 would be breached.
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SUMMARY OF REASON(S) FOR APPROVAL

The proposal is considered to be an acceptable form of development that would represent an
important opportunity to regenerate the Station Approach area of Grantham and show commitment
towards Grantham's Growth Point Status. The proposal is considered to accord with the thrust of
national policy contained in PPS1 - Delivering Sustainable Development, PPS3 - Housing, PPS4 -
Planning for the Sustainable Economic Growth, PPS5 - Planning and the Historic Environment,
PPS9 - Biodiversity and Geological Conservation, PPG13 - Transport, PPG17 - Planning for Open
space, Sport and Recreation, PPS23 - Planning and Pollution Control, PPG24 - Planning and
Noise, PPS25 - Development and Flood Risk, Regional Guidance contained in Policy 1 - Regional
Core Objectives, Policy 2 - Promoting Better Design, Policy 3 - Distribution of New Development,
Policy 4 - Development in the Eastern Sub area, Policy 13a - Regional Housing provision, Policy 14
- Regional Priorities for affordable housing, Policy 18 - Regional Priorities for the economy, Policy
22 - Regional Priorities for Town Centres and Retail Development, Policy 26 - Protecting and
Enhancing the Region's Natural and Cultural Heritage, Policy 27 - Regional Priorities for the
Historic Environment, Policy 32 - A Regional Approach to Water Resources and Water Quality,
Policy 35 - A Regional Approach to Managing Flood Risk, Policy 48 - Regional Car Parking
Standards and local guidance contained in policies SP1 - Spatial Strategy, SP3 - Sustainable
Integrated Transport, SP4 - Developer Contributions, EN1 - Protection and Enhancement of the
Character of the District, EN2 - Reducing the Risk of Flood Risk, EN4 - Sustainable Construction
and Design, H1 - Residential Development, H3 - Affordable Housing, E1 - Employment
Development, E2 - Town Centre and Retail Development, the Station Approach Development Brief
- Adopted October 2010, and the emerging Grantham Area Action Plan.

Whilst concerns have been raised in relation to residential amenity, visual amenity, highway safety,
traffic congestion, impact on the form and character of the area they are not considered to outweigh
the policies referred to above or the wider regeneration benefits that are likely to result from the
scheme.

RECOMMENDATION: That subject to the concerns of the Environment Agency being
successfully addressed, the development be Approved subject to condition(s)

1. Applications for approval of reserved matters must be made not later than the expiration of
three years beginning with the date of this permission. The development must be begun not
later than the expiration of two years from the final approval of the reserved matters or, in
the case of approval on different dates, the final approval of the last such matters to be
approved.

Reason — To comply with Section 92 (as amended if the Town and Country Planning Act)

2. Details of reserved matters set out below shall be submitted to the local planning authority
for approval within three years from the date of this permission:

a) Appearance
b) Landscaping
c) Layout

Approval of all reserved matters shall be obtained from the local planning authority in writing
before any development is commenced.

Reason: To enable the local planning authority to control the development in detail and to
comply with Section 92 (as amended) of the Town and Country Planning Act.
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Notwithstanding the submitted details no development shall be commenced until full details
of the proposed phasing programme including land areas, associated public realm works
and parking as indicated on plan 1034919-OP-DWG-003 RevA, the broad location of
associated off site highway works and timescales, have been submitted to and approved in
writing by the Local Planning Authority. The development shall be carried out in full
accordance with the approved phasing programme unless otherwise agreed in writing with
the Local Planning Authority.

Reason - The applicants have indicated that the works necessary to implement the scheme
fully are likely to come forward in a phased manner. To ensure that the highway network is
not adversely affected by the development. To ensure that pedestrian routes through the
development are made available at an appropriate time and to ensure adequate parking is
available.

The development hereby approved shall be carried out in accordance with the following
drawings and documents unless otherwise agreed in writing by the Local Planning
Authority:

10349919-OP-DWG-001, 002, 003, 004, 005, 006, 007, 008.
Reason: To define the permission and for the avoidance of doubt.

Construction of any building or phase of development hereby approved shall not take place
unless and until samples and specifications of all materials to be used on all external
elevations of the development and surface treatments have been submitted to and
approved in writing by the local planning authority. The development shall be constructed
only using the approved materials unless otherwise agreed in writing by the local planning
authority.

Reason - To ensure that the appearance of the development is acceptable to the local
planning authority in the interests of the visual amenity of the area.

No part of each phase of the development hereby approved shall commence until details of
the measures to be incorporated into the development ( or phase thereof ) to demonstrate
how secure by design accreditation will be achieved have been submitted to and approved
in writing by the local planning authority. The development shall only be carried out in
accordance with these approved details. No part of each phase of the development hereby
approved shall be occupied or used until the local planning authority has acknowledged in
writing that it has received written confirmation of a secure by design accreditation.

Reason - To reduce the risk of crime and to reflect the guidance contained in Planning
Policy Statement 'Delivering Sustainable Development'.

. All phases of the development hereby approved shall achieve a post-construction Building
Research Establishment Environmental Assessment Method (BREEAM) rating of at least
three star sustainability rating under the code for sustainable homes for those elements of
the development, which are residential in nature. A post construction review certificate shall
be submitted to and approved in writing by the local planning authority before any of the
buildings or phase of the development hereby approved are first occupied.

Reason - In order to minimise the environmental impact of the development and the
principles contained within Planning Policy Statement 1.
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8. No part of each phase of the development hereby approved shall be occupied unless and
until an acoustic attenuation scheme of the acoustic glazing and acoustically treated
ventilation to be installed as part of the development has been submitted to and approved in
writing by the local planning authority. The approved scheme shall be implemented in full
before use of each of the phases of the residential development first commences.

Reason - To protect the amenity of the occupants of the premises once the development
hereby approved is occupied.

9. No part of each phase of the development hereby approved shall be first occupied until the
buildings, together with any externally mounted ancillary equipment, are acoustically
insulated in accordance with a scheme submitted to and approved in writing by the local
planning authority in order to secure a reduction in the level of noise emanating from the
equipment. Any externally mounted ancillary plant, equipment and servicing shall be
acoustically treated in accordance with a scheme designed so as to achieve a noise level of
5dB below the existing background (LA90) in each octave band at the nearest noise
sensitive location.

Reason - To safeguard the amenities of the occupiers of nearby residential accommodation

10. No phase of the development approved by this permission shall be commenced until details
of the existing and proposed floor levels have been submitted and approved by the Local
Planning Authority. The scheme shall be constructed and completed in accordance with the
approved details unless otherwise approved in writing with the Local Planning Authority.

Reason - To ensure that the development is subject to minimum risk of flooding, pursuant to
Planning Policy Statement 25 Planning and Flooding.

11. No part of each phase of the development hereby permitted shall commence until fully
detailed cross section plans of the existing and proposed external ground levels of that
phase have been submitted to and approved in writing by the Local Planning Authority. The
development shall be implemented in accordance with the approved details, unless
otherwise agreed with the local planning authority.

Reason - To ensure that a satisfactory development.

12. No phase of development shall commence until a hard and soft landscaping treatment
scheme together with long term maintenance arrangements has been submitted to and
approved in writing by the local planning authority. The approved scheme shall be
implemented not later than 12 months from the date the buildings are first occupied. If within
a period of 5 years from the date of the planting of any tree or shrub, that tree or shrub or
any tree or shrub planted in replacement for it, is removed, uprooted or destroyed or dies, or
becomes, in the opinion of the local planning authority, seriously damaged or defective,
another tree or shrub of the same species and size as that originally planted shall be
planted at the same place, unless otherwise agree in writing by the local planning authority.

Reason - To ensure that a satisfactory landscaping scheme for the development is carried
out that respects the character and visual amenities of the area.

13. In this condition 'retained tree' means an existing tree, shrub or hedge which is to be as
shown as retained on the approved plans and particulars; and paragraphs (a) and (b) below
shall have effect until the expiration of 5 years from the date of the occupation of the
building for its permitted use.
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14.

15.

16.

17.

(a) No retained tree shall be cut down, uprooted or destroyed, nor shall any retained tree be
topped or lopped other than in accordance with the approved plans and particulars, without
the written approval of the local planning authority. Any topping or lopping approved shall be
carried out in accordance with British Standard BS3998 Tree Work Recommendations
2010.

(b) If any retained tree is removed, uprooted or destroyed or dies, another tree shall be
planted at the same place and that tree shall be of such size and species, and shall be
planted at such time, as may be specified in writing by the local planning authority.

(c) The erection of fencing for the protection of any retained tree shall be undertaken in
accordance with the approved plans and particulars before any equipment, machinery or
materials are brought on to the site for the purposes of the development, and shall be
maintained until all equipment, machinery and surplus materials have been removed from
the site. Nothing shall be stored or placed in any area fenced in accordance with this
condition and the ground levels within those areas shall not be altered, nor shall any
excavation be made, without the written consent of the local planning authority.

Reason - In order avoid damage to trees/shrubs adjacent to and within the site which are of
important amenity value to the area and in order to protect the character of the area.

All tree work carried out during the construction of the development hereby approved should
be carried out in accordance with British Standard BS 3998 'Tree Work Recommendations
2010'.

Reason - In order avoid damage to trees/shrubs adjacent to and within the site which are of
important amenity value to the area.

Prior to the commencement of each phase of the development hereby approved, a Tree
Protection Plan and Arboricultural Method Statement shall be submitted to and approved in
writing by the Local Planning Authority. This should include correctly calculated construction
exclusion zones, proposals for protection barriers and ground protection measures,
engineering construction details where foundations, driveways and paving fall within the root
protection areas of the retained trees, and details of any necessary tree surgery to facilitate
construction operations. The development shall then be constructed in full accordance with
the approved details, unless otherwise agreed in writing with the Local Planning Authority.

Reason - In order avoid damage to trees/shrubs adjacent to and within the site which are of
important amenity value to the area.

No trees shall be felled, or have any works undertaken on them, during the bird nesting
season ( March to August inclusive), unless otherwise agreed with the Local Planning
Authority.

Reason - To ensure the protection of wildlife habitats in the locality.

No phase of development approved by this permission shall commence until the existing
buildings and trees have been surveyed for evidence of use by bats prior to demolition, and
the results of this survey shall be submitted to and approved by the Local Planning
Authority. If bats are found to inhabit these buildings or trees, no development shall
commence until a scheme for the conservation of this species has been agreed with the
Local Planning Authority. The phase of development shall be implemented in accordance
with the details so approved.
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18.

19.

20.

21.

22.

23.

24.

Reason - To protect bats and their roost sites.

No development shall take place within the application site until the applicant has secured
the implementation of a programme of archaeological work in accordance with a written
scheme of investigation which has been submitted to and approved by the local planning
authority.

Reason: In order to provide a reasonable opportunity to record the history of the site.

The applicant will provide proposals for the presentation and interpretation of key heritage
features as amenities within the public space, and this will form part of the landscaping
works at a later stage of the development. The scheme to be submitted to and agreed in
writing by the Local Planning Authority, and implemented on site in accordance with the
approved scheme.

Reason - To commemorate the history of the site by means of suitable presentation and an
interpretation board.

All vehicles entering and leaving the site during the construction period are to pass through
a wheel wash. Details of the wheel wash shall be submitted to and approved in writing by
the local planning authority prior to the development of each phase commencing. The wheel
wash shall be retained on site during the construction period, and shall be positioned to
allow use throughout each phase of construction; the locations of the wheel wash shall be
submitted to and approved by the local planning authority prior to being implemented.

Reason - To ensure that the proposed development does not cause unacceptable amounts
of dust in the vicinity and to ensure that local roads are kept clear of mud.

All contractors' vehicles entering and leaving the site during the construction period shall be
sheeted.

Reason - To ensure that the proposed development is not prejudicial or a nuisance to the
adjacent premises in the interests of public health and amenity.

No phase of development shall commence until a scheme for the storage and segregation
of waste and for the provision of recycling facilities within that phase has been approved in
writing by the Local planning authority

Reason - In the interests of amenity and public health and to ensure a satisfactory form of
development.

Deliveries, servicing and collections, including waste collections shall not take place outside
the following hours: 07:30 to 18:00 Monday to Saturday 8:00 to 16:00 Sunday/Bank
Holidays.

Reason: To safeguard the amenities of the occupiers of nearby noise sensitive properties.
The hours of work for noisy work on site shall be restricted to 07:30 -18:00 Monday to
Friday and 08:00 — 13:00 on Saturday and no noisy work on Sunday and Bank Holidays
unless otherwise agreed in writing by the local planning authority.

Reason: To protect the amenity of neighbouring occupiers.
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25. Before development commences a scheme for the extraction of any fumes, vapours and
odours from the premises hereby approved shall be submitted to, and approved in writing
by, the local planning authority. The approved scheme shall be implemented prior to
occupancy and shall remain operational thereafter.

Reason - In the interests of the amenities of the occupiers nearby properties.

26. The residential units hereby approved shall be used only as private dwellings (which
description shall not include serviced apartments/apart hotels or similar uses where
sleeping accommodation (with or without other services) is provided by way of trade for
money or money's worth and occupied by the same person for less than ninety consecutive
nights) and for no other purpose (including any other purpose in Class C3 of the Schedule
to the Town and Country Planning (Use Classes) Order 1995, or any provision equivalent to
that Class in any statutory instrument revoking and re-enacting that Order with or without
modification).

Reason: To safeguard the amenities of the neighborhood by ensuring that other uses which
could cause a loss of amenity such as serviced apartments/apart hotels do not commence
without prior approval and to ensure the permanent retention of the accommodation for
normal residential purposes

27. The development, or phases of the development, hereby approved shall not be carried out
other than in accordance with the parameters identified in the drawing title Proposed
Building Heights Plan’ drawing numbered 1034919-OP-DWG-007 (stamped as received by
the Local Planning Authority on 14th October 2011). For the avoidance of doubt the height
of the buildings and distribution of uses shall not deviate from the parameters set out in the
above drawing and statement.

Reason: To ensure a satisfactory form of development.

28. The development hereby permitted shall not be occupied or brought into use until a
verification report has been submitted to and approved in writing by the Local Planning
Authority. The report shall be submitted by the agreed competent person and identify that
approved remedial works have been implemented. The report shall include, unless agreed
in writing:

(a) A complete record of remediation activities, and data collected as identified in the
remediation scheme, to support compliance with agreed remediation objectives;

(b) As built drawings of the implemented scheme;

(c) Photographs of the remediation works in progress; and

(d) Certificates demonstrating that imported and/or material left in situ is free from
contamination.

Thereafter the scheme shall be monitored and maintained in accordance with the approved
remediation scheme.

Reason: Previous activities associated with this site may have caused, or had the potential
to cause, land contamination and to ensure that the proposed site investigations and
remediation will not cause pollution in the interests of the amenities of the future residents
and users of the development; and in accordance with Policy EN1 of the adopted South
Kesteven Core Strategy (July 2010) and national guidance contained in Planning Policy
Statement PPS23 (Planning & Pollution Control).

29. The development shall not commence until a working plan has been submitted to and
approved in writing by the Local Planning Authority detailing the measures that will be taken
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30.

31.

32.

33.

34.

to minimise dust, emissions from vehicles and plant, noise and vibration arising from the
development process.

The term 'development process' includes demolition of buildings and structures,
groundworks and any other works necessary to complete the development.

Reason: In the interests of protecting surrounding amenity.

Other than as may be agreed in writing by the Local Planning Authority, prior to the
commencement of each phase excluding demolition and works relating to the temporary car
park, full details of the following shall be submitted to and approved in writing by the Local
Planning Authority, and development shall only proceed in accordance with the said agreed
details:-

(a) details of CCTV coverage of the scheme.

(b) details of the cycle parking stands.

(c) details of all street furniture to be provided including bins, lighting/CCTV columns,
seats directional signs etc.

(d) details of the means to control access to and egress from the car park.

Reason: For the avoidance of doubt and to ensure that the details of the scheme are
acceptable.

The access to the development hereby approved shall be in accordance with the indicative
plans referenced 1034919-0P-DWG-004/A; 005/A and 006/A dated 25 October 2011 and to
a phasing arrangement agreed in writing by the local planning authority

Reason: In the interests of safety of the users of the public highway and the safety of the
users of the site.

Before development commences on site further details relating to the vehicular access to
the public highway, including materials, specification of works and construction method shall
be submitted to the Local Planning Authority for approval. The approved details shall be
implemented on site before the development is first brought in to use and thereafter retained
at all times.

Reason: In the interests of safety of the users of the public highway and the safety of the
users of the site.

Within seven days of any new access being brought into use, all existing vehicular access
points serving this development or phase of development shall be re-assessed and if any
are considered as being redundant these access crossings shall be permanently closed off.

Reason: To reduce to a minimum the number of individual access points to Station Road,
Grantley Street, Queen Street or Wharf Road in the interests of road safety.

When the application is made for approval of the 'Reserved Matters' that application shall
show details of the arrangements for the parking/turning/manoeuvring/loading/unloading of
vehicles within the site. These arrangements shall be provided before the building(s) is/are
occupied and shall be kept permanently free for such use at all times thereafter.

Reason: To enable calling vehicles to wait clear of the carriageway of Station Road, Queen

Street. and Grantley Street and to allow vehicles to enter and leave the highway in a
forward gear in the interests of highway safety.
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35.

36.

37.

38.

39.

40.

No part of the Site 1 Initial Phase of the development shall be commenced (apart from those
works indicatively identified on drawing numbers 1034919-0P-DWG-004/A and Figure A -
'Site 1 Phase 1 -Access Improvements and On-Site Loading' within the Transport
Assessment or as specified) before the works to improve the public highway by means of
the reconfiguration of the junction Wharf Road/Grantley Street, widening Grantley Street
and realignment of footway(s) and cycleway improvements together with all ancillary works
have been certified complete by the local planning authority.

Reason: In the interests of safety of the users of the public highway and the safety of the
users of the site.

No development shall be commenced to Site 1 Phase 2 (apart from those works indicatively
identified on drawing number 1034919-0P-DWG-006/A or as specified) before the works to
improve the public highway (by means of realignment and widening of Queen Street
together with all ancillary works) have been certified complete by the local planning
authority.

Reason: In the interests of safety of the users of the public highway and the safety of the
users of the site.

No 'development shall be commenced to Site 1, Phase 2- drawing number
1034919-0P-DWG-002/A until a comprehensive scheme for highway improvements to
Station Road from its junction with Wharf Road/Harlaxton Road up to and including its
connection with Station Road East) have been certified complete by the local planning
authority.

Reason: In the interests of safety of the users of the public highway and the safety of the
users of the site.

No development shall be commenced to Site 1, Phase 2 drawing number 1034919-0P-
DWG-002A before the works to improve the public highway by means of until a
comprehensive scheme for the signalised junction improvements to Station Road
East/London Road has been submitted to, approved, constructed and) have been certified
complete by the local planning authority.

Reason: In the interests of safety of the users of the public highway and the safety of the
users of the site.

Where roads and footways are to become the responsibility of the local highway authority -
before each dwelling (or other development as specified) is occupied the roads and/or
footways providing access to those dwellings or units and, for the whole of its frontage, from
an existing public highway, shall be constructed to a specification to enable them to be
adopted as Highways Maintainable at the Public Expense, less the carriageway and
footway surface courses.

The carriageway and footway surface courses shall be completed within three months from
the date upon which the erection is commenced of the penultimate dwelling (or other
development as specified).

Reason: To ensure safe access to the site and each dwelling/building in the interests of
residential amenity, convenience and safety.

No development shall take place before the detailed design of the arrangements for surface
water drainage has been agreed in writing by the local planning authority and no building
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41.

42.

43.

shall be occupied before it is connected to the agreed drainage system.

Reason: To ensure that surface water run-off from the development will not adversely affect,
by reason of flooding, the safety, amenity and commerce of the residents of this site.

Before any dwelling is commenced, all of that part of the estate road and associated
footways that forms the junction with the main road and which will be constructed within the
limits of the existing highway, shall be laid out and constructed to finished surface levels in
accordance with details to be submitted and approved by the local planning authority.

Reason: In the interests of safety of the users of the public highway and the safety of the
users of the site.

Within 6 months of the development being occupied, a Travel Plan shall be submitted to,
and approved in writing by the local planning authority. Thereafter annually a staff survey
shall be analysed and submitted to the local planning authority that will provide details of the
implementation of the Travel Plan. The occupier shall ensure that travel arrangements are
fulfilled in accordance with the Travel Plan, unless the local planning authority stipulates
approval to any variation.

Reason: In order that the local planning authority conforms to the requirements of PPG13
Transport, a Travel Plan has been conditioned to ensure that access to the site is
sustainable and reduces dependency on the car.

Prior to the occupation of the development details of how parking will be restricted and
altering of the direction of traffic flows shall be implemented in accordance with a scheme to
be submitted to and approved in writing by the local planning authority.

Reason: In the interests of highway safety and the free flow of traffic.

* % k % %
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PWM1

S11/1922/FULL Target Decision Date: 04-Nov-2011

Applicant Mr Dick Baines Lodge Farm, Main Street, Carlton Scroop, Grantham,
Lincolnshire, NG32 3AU

Agent Mr Conor McAllister, Entrust Professional Services Ltd Daresbury Innovation
Centre, Keckwick Lane, Daresbury, Warrington, Cheshire, WA4 4FS

Proposal Two wind turbines (hub height 29.6m, rotor diameter 20m and total
ground to tip height 39.6m) and associated works

Location Lodge Farm, Main Street, Carlton Scroop, Grantham, NG32 3AU

App Type Full Planning Permission

Parish(es) Carlton Scroop

REPORT

Application Category

This application is categorised as a minor application for planning permission.

Reason for Referral to Committee

This application has been referred to the committee at the request of the local ward Member, as it
is considered to be locally controversial. There is also significant local opposition to the proposal.

The Proposal

The proposal is for two small scale wind turbines with a hub height of 29.6m, rotor diameter of 20m
and an overall height to blade tip of 39.6m. There would be a separation distance of 100m between
the turbines.

The access track shown on the plan shows the route that would be taken by vehicles during
construction and maintenance and would not involve construction of a hard surface.

The route taken for any cabling to connect to the grid and any ancillary buildings are not included in
the plans. It is assumed that underground cabling would go directly to the applicant’s farmstead
across land in the applicant’s ownership. A separate planning application may be necessary for any
such works which are deemed to be development requiring planning permission.

The application site and its surroundings

The site is in open countryside located approximately 1.2km to the northwest of Carlton Scroop
village. The turbines would be located within arable farmland on the gently undulating top of a
plateau (approx 74m AOD) which forms part of a secondary escarpment to the higher ground of the
Lincolnshire Edge escarpment to the east. Imnmediately adjacent to the site is a small area of
uncultivated land where a former ironstone working has been filled in. The plateau slopes gently
down towards the vale to the east and more abruptly down to the low lying Vale of Belvoir to the
north and west and the vale containing the Honington Brook which forms part of the Ancaster Gap
to the south. The nearest dwellings include a small cluster of dwellings approximately 550m to the
east and two isolated farms between 550m and 700m to the west and south west.
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Site History

A formal request for a screening opinion was submitted in May 2011 (S11/1468/EIASO) to
determine whether the proposed turbines would fall into the category of Environmental Impact
Assessment (EIA) development. By virtue of the relatively small scale, it was determined that it was
not EIA development. The screening opinion request proposed to locate the turbines approximately
400m to the east of the current application site.

The current application involves the same number of turbines of the same type and height but in a
different location. Although some 400m to the east, it is considered that the context is not
significantly different in terms of landscape sensitivity, distance from buildings, landscape features,
ecology and heritage assets etc and therefore that an EIA is not considered necessary or
appropriate.

An objector has made a direct request to the Secretary of State to make a screening opinion
direction under regulation 6(1) of the Town and Country Planning (Environmental Impact
Assessment) Regulations 2011. The Secretary of State has confirmed that the proposal is not EIA
Development.

An EIA would only be reasonably necessary in the case of large scale or particularly complex
schemes which are likely to have significant and wide ranging environmental impacts, for example
a nuclear power station, chemical works or major infrastructure project. In the case of wind energy
developments, government guidance indicates that EIA is only likely to be applicable to large scale
wind farms of more than five turbines and > 5MW output.

For the avoidance of doubt it should be noted that a screening opinion is a technical exercise to
determine whether the development falls under a particular category of planning application (EIA
Development) — it has no bearing on the acceptability or otherwise of a proposal. Furthermore, if it
is deemed that a proposal is not EIA development, this does not override the need for the applicant
to submit sufficient information with a planning application to enable the local planning authority to
fully assess all the environmental impacts of the proposal.

Representations Received

The Community Archaeologist: The proposed development does not affect any known
archaeological sites.

The Highways Authority: No objection subject to delivery being carried out in accordance with the
submitted Traffic Management Statement. The Highways Authority considers that the proposed
development will not be detrimental to highway safety and traffic capacity.

Natural England: Refers to standing advice. However a request has been made for specific
comments on the Ecological Survey. Any comments received will be reported in the late
background papers

Lincolnshire Wildlife Trust: LWT are satisfied that that no specific bat surveys are required as the
turbines would be more than 50m from any features which could be used by commuting or foraging
bats (hedgerows in this case). LWT are also satisfied, having assessed the ecology report and
examined their own records, that there should not be any significant negative impacts on protected
or notable species but suggest a post-construction monitoring condition for bird and bat mortality.

RSPB: No comments received
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English Heritage: The application should be determined in accordance with national and local
policy guidance, and on the basis of your specialist conservation advice.

National Trust: Following the submission of extra information (Cultural Heritage Impact
Assessment), the National Trust have stated that they do not object. They consider that the overall
impact on the setting of Belton house and associated park and structures would be “slight” and that
the renewable energy benefits outweigh the heritage impact.

CPRE: No objection to this proposal but they wish to ensure that there should not be a future
proliferation of turbines in this area and that turbines are removed when their active life is over.

SKDC Principal Conservation Officer: Generally concurs with the submitted Cultural Heritage
Impact Assessment and concludes that whilst there will inevitably be some impact on the setting of
the heritage assets in the area, that impact will not in his opinion be sufficiently detrimental to the
setting and significance of these assets to warrant refusal on the grounds that the historic
environment will be unduly compromised by the proposed development. Also suggests a condition
for site restoration following decommissioning.

MOD: No objection, subject to the developer notifying them of the height of any construction
equipment etc before and after completion so the turbines can be plotted on flying charts and
aircraft can avoid the area.

NATS: No objection

SKDC Environmental Protection: Although the noise calculations are not measured on site but are
based on an average of rural sites, they appear to be comparable with what would be expected in
this area. The proposal would comply with the ETSU-R-97 limits, but a condition restricting decibel
levels may be prudent.

Environment Agency: No objection

Carlton Scroop & Normanton Parish Council (Comments Summarised): Object to the application as
it has not had a screening opinion; concerns about the quality of the information submitted with the
application; impact on heritage assets, the surrounding landscape, wildlife and biodiversity, noise
and disturbance, and a number of other miscellaneous issues.

Hough on the Hill Parish Council (Comments Summarised): Object to the application on the
grounds of visual impact particularly on Hough on the Hill including heritage assets within the
village; concerns about the quality of the information submitted with the application; impact on
wildlife and biodiversity, from noise and disturbance, air safety, cumulative impact, access, and a
number of other miscellaneous issues.

Hougham Parish Council: No specific objection raised, but various inaccuracies in the submitted
information pointed out.

Ancaster Parish Council (Comments summarised): Object to the application on the grounds of
visual impact; concerns about the quality of the information submitted with the application; impact
on wildlife and biodiversity, from noise and disturbance, air safety, unproven benefits of wind
energy, and a number of other miscellaneous issues.

Caythorpe Parish Council: The proposal does not materially affect the parish, but the parish council
wish to be consulted if and when SKDC decides upon a policy on wind turbines.

Honington Parish Council: No observations
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Barkston & Syston Parish Council (Comments Summarised): Object on the grounds of visual
impact; impact on wildlife and biodiversity, it would set a precedent, and a number of other
miscellaneous issues.

Representations as a result of publicity

The application has been advertised in accordance with the statement of community involvement
relevant to this type of planning application. At the time of writing, 56 letters of objection had been
received including some letters signed by several people. Multiple letters have been received from
some objectors which have been counted as a single objection. Representations have also been
received by a local opposition group called “Carlton Scroop & Normanton Action on Wind Turbines’

A summary of the main concerns are listed below and have been grouped under various headings:

Landscape and Visual Impact
e Visual intrusion
Would spoil the beauty and character of the area
Inappropriate in an area of outstanding natural beauty
They would be ugly and would destroy the scenery
They would be on green belt land
Cumulative impact
Impact on golf course
Turbines should be in industrial/urban areas
The colour would not blend in
Good farm land would be wasted
Would set a precedent allowing the whole area to be covered with turbines

Ecology
e Impact on bats
e Impact on birds
e A full ecological survey is needed

Amenity
¢ Noise/disturbance
Shadow flicker
Strobe effect of lights
Peace and tranquillity of area would be destroyed
Interrupted sleep
Too close to homes
TV & radio reception will be affected
Annoyance to walkers
Health impact

Safety
e Ice throw
e Blade failure
e Distraction to drivers
e Danger to horses and horse riders
e Could collapse in high winds

Heritage
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e Impact on Belton House
e Impact on nearby conservation area, churches and listed buildings
e Archaeological survey not done

Applicant’'s Submission
¢ Plans and documents inaccurate and misleading
e Photomontages misleading
e Lack of information
e An EIA s necessary

Other
e Contrary to policy
Concerns over access to site
Aviation and air safety
How would power get to applicant
Will put of tourists
Will drive residents away
Not in public interest

Concerns which are not material planning considerations
e Loss of unspoilt view from properties
Devaluation of property
Only the applicant will benefit
There are other sites on applicant’s farm that would be better
Wind power is inefficient
National Policy should be changed
The applicant has not consulted residents
The applicant cannot see turbines from his property
Greed of applicant
Applicant should consider other forms of renewable energy

Policy Considerations
National Policy

Planning Policy Statement 1 (PPS1): Sustainable Development

Supplement to Planning Policy Statement 1 - Planning and Climate Change
Planning Policy Statement 5 (PPS5): Historic Environment

Planning Policy Statement 7 (PPS7): Sustainable Development in Rural Areas
Planning Policy Statement 9 (PPS9): Biodiversity and Geological conservation
Planning Policy Statement 22 (PPS22): Renewable Energy

Planning Policy Guidance 24 (PPG24): Planning and Noise

East Midlands Regional plan (RSS8)

Policy 1: Regional Core Objectives

Policy 26: Protecting and Enhancing the Region’s Natural and Cultural Heritage
Policy 27: Regional Priorities for the Historic Environment

Policy 31: Priorities for Management and Enhancement of the Region’s Landscape
Policy 40: Regional Priorities for Low Carbon Energy Generation
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South Kesteven Core Strategy

Policy SP1: Spatial Strategy
Policy EN1: Protection and Enhancement of the Character of the District
Policy EN3: Renewable Energy

Other Relevant Documents

Belton Setting Study 2010
South Kesteven Landscape Character Assessment (January 2007)

Officer Evaluation
Key Issues

All new wind turbines by their nature will have an impact on their surroundings which will be harmful
to some degree. However, there is a general presumption in current policy in favour of renewable
energy proposals unless it can be demonstrated that substantial unacceptable visual or other
environmental harm would result. On that basis, members should be aware that significant weight
must be given to the wider benefits of renewable energy when assessing the potential
environmental impact.

Taking the above into account, the key issues that need to considered are:

Wider Benefits of Renewable Energy

Landscape and Visual Impact (including cumulative impact)
Impact on the Setting of Heritage Assets

Noise, Disturbance and Amenity Issues

Impact on Wildlife and Biodiversity

Quality and Accuracy of Submitted Information

Concern has been raised by a number of objectors including various parish councils about the
quality and level of information submitted by the applicant including a number of minor inaccuracies
in the supporting documents. Whilst it is acknowledged that there are some contradictory
statements and inaccuracies in the supporting documents and that the photomontages are not all of
the highest quality, it is considered that sufficient information has been submitted to enable officers
and consultees to fully assess the impacts of the proposal and reach a reasoned judgement.
Furthermore, the recently installed much larger wind turbine at Nearby Frinkley Farm gives a good
indication of the likely visual impact.

Wider Benefits of Renewable Energy

National planning policy given in PPS22 (Renewable Energy) and The Supplement to PPS1
(Planning and Climate Change) promotes the development of renewable energy resources and
stresses the need to reduce carbon dioxide emissions which are considered to be contributing to
climate change. It also states that the wider social and economic benefits should be given
significant weight when determining planning applications.

The East Midlands Regional Plan (RSS8) states that consideration should be given to the

contribution of wind generation projects to regional renewable targets and national and international
objectives on climate change. The South Kesteven Core Strategy (policy EN3) is generally
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supportive of renewable energy schemes as long as they accord with other core strategy policies
which in this case will mean policy EN1 relating to the impact on the surrounding environment.

The applicant would benefit from reduced energy costs, but the proposal would also have wider
positive benefits by contributing to a reduction in demand for energy that would otherwise be
produced from fossil fuel sources. Although it may be a relatively modest contribution, crucially,
PPS22 is supportive of small scale schemes, stating that they should not be refused because their
level of output is small.

Landscape and Visual Impact

The general thrust of policy (including PPS1, PPS7, RSS8 policy 1 and Core Strategy policy SP1 is
to restrict development in the open countryside. However there are some exceptions to this general
rule including rural diversification projects and development which requires a location away from
built up areas. Wind turbines are one type of development that require such a location.

Wind turbines are tall structures which by their nature, stand out to some degree and cannot be
easily hidden or disguised in any landscape. The key issue here is not whether they would be
visible, but whether the landscape could absorb them without its overall character being harmed to
such a degree as to warrant refusal.

Core Strategy policy EN1 requires development to be assessed against a number of criteria using
The South Kesteven Landscape Character Assessment (LCA). The LCA divides the district into
areas with a distinctive landscape character. The site lies within “The Trent and Belvoir Vales”
character area, although it is on a plateau of approximately 2km x 4km, adjacent to the Vale, rather
than on the floor of the Vale itself. The site is also close to the “Southern Lincolnshire Edge”
character area to the east and will to some extent have an impact on it. The “Grantham Scarps and
Valleys” character area is some 3km to the south and would be affected to a lesser extent. The
LCA states that the Trent and Belvoir Vales is likely to have “medium” sensitivity to wind energy
proposals whilst the Grantham Scarps and Valleys and Southern Lincolnshire edge are described
respectively as being of high and medium sensitivity. To some degree the boundaries of these
character areas are flexible, with areas of overlap and should not be interpreted too rigidly.

The landscape around the application site in which the turbines would be visible has its own unique
characteristics, as well as features in common with all these areas, and can be separated into two
distinct elements — The immediate landscape and the vales and scarps beyond.

The turbines would be sited on elevated land of approx 75m AOD which takes the form of a plateau
which slopes gently down towards the east. This area has more in common with the Southern
Lincolnshire Edge character area with long uninterrupted views and wide horizons. The immediate
surroundings consist of open and gently undulating countryside with few landscape features of
intrinsic sensitivity and little settlement. Concern has been raised that the turbines would ruin
unspoilt countryside, although in this immediate area, it is mostly intensively farmed arable land
with large fields, many having had the hedgerow boundaries removed. The land is also scarred
from filled in ironstone workings. Within this plateau zone, when viewed from the south and east,
the turbines would mostly appear as isolated features within a wide and fairly featureless landscape
of arable farmland dotted with trees and small woodlands. When viewed from the west and north
however, this landscape is framed by the higher ground of the Lincolnshire Edge escarpment and
the turbines would be seen against this backdrop.

The wider landscape beyond the plateau top is more complex and has a more dramatic topography

with its mixture of scarps and vales and is considered to be of higher landscape value although it is
not a statutorily designated area and therefore not deemed to be of the highest quality. It is also not

42



entirely unspoilt with the Carlton Scroop telecoms transmitter being a well established feature which
to some extent dominates the area.

Beyond the immediate plateau, the turbines would be visible only from longer range vantage points,
particularly the vales to the east and south forming the “Ancaster Gap” and the scarp of the “cliff’
beyond Carlton Scroop and Normanton on Cliff. The varied nature of the landscape means that the
visual impact would not be the same from all angles although the distances involved means that the
turbines would be relatively low key features in the landscape as a whole.

From certain angles, (as can be seen on the ZVI), the turbines would be wholly or partially
obscured by woodland or the local topography. This would include part of Carlton Scroop village
and the low lying land to the immediate northwest, west and south of the plateau. From some
vantage points such as the land to the west towards Gelston and Hough on the Hill, and from the
top of the “cliff” to the east of Carlton Scroop, they would be seen partially against the backdrop of
the higher ground in the distance.

From all other vantage points, they would be visible wholly or partially on the horizon and as with all
wind turbines, would have a negative impact on the landscape to some degree. However, taking
into account the relatively small scale of the turbines, the separation distance from these vantage
points as well as other landscape features on the horizon (woodlands, trees, buildings etc), it is
considered that they would not be unduly prominent and that the wider landscape is capable of
absorbing them without the overall character of the landscape being undermined to such an extent
that it would outweigh the positive benefits.

Cumulative Impact

PSS22 states that the cumulative impact of wind energy developments in the area should be taken
into account. For the avoidance of doubt, this includes all existing turbines, consented turbines or
planning applications for turbines currently under consideration. It does not include previous
screening opinions or future schemes for which planning permission has not yet been sought.

In this case the only other relevant wind turbine scheme in the area is at Frinkley Farm. This is a
single turbine of hub height 50m, blade diameter 33.4m and total ground to tip height 66.7m,
approved by committee in March 2011 (S10/1759). It has been recently erected and is
approximately 2.6km to the south west of the site. The much larger Carlton Scroop telecoms
transmitter on Heath Lane has also been taken into account. There is a current planning application
under consideration (S11/2713) at Allington, for a single wind turbine of similar dimensions to the
current scheme although this is considered to be sufficiently distant (approximately 8.5km) to have
no cumulative impact.

The Frinkley Farm turbine is significantly larger than the two proposed at Carlton Scroop and is not
easily visible from Carlton Scroop itself and the areas to the north and east of the application site.
Where it can be seen from this area, whilst it would be possible in some locations to see it and the
proposed turbines in the same view, it has the appearance of a very distant and low key feature on
the horizon. The cumulative impact from this angle is therefore considered to be low. Views looking
northwards from the vale to the south of the site, including from the A607 are those most likely to
be affected by the cumulative impact, where all three turbines as well as the Carlton Scroop
telecoms transmitter would be partially visible on the horizon. Looking southwards from Caythorpe,
the proposed turbines and the telecoms transmitter would also be visible together. However, these
features would be well separated and would not clutter the horizon which is already broken by
woodlands. Taking into account the relatively small scale of the proposed turbines in relation to the
landscape and the other features, as well as the significant separation distance (Frinkley Farm
2.6km and telecoms transmitter 2km), it is not considered that the overall character of the

43



landscape would be undermined from the cumulative impact, to such an extent that it would
outweigh the positive benefits.

Concern has been raised that if this application is approved it will set a precedent and pave the way
for the area to be inundated with further wind turbines at some future date. Any future planning
applications for wind turbines in this area would be assessed on their own individual merits
including the cumulative impact. It is doubtful whether the immediate area could accommodate a
large number of wind turbines of any scale without the cumulative impact having a substantial
harmful visual impact which would outweigh the positive benefits.

Visual Amenity of Nearest Receptors

There is no statutory minimum distance that turbines have to be sited from dwellings so each case
has to be assessed according to its individual circumstances. The closest properties to the site are
three isolated dwellings - one at Howdale Farm (550m) and two at Bleak Farm (650m), and a small
cluster of dwellings beyond the built up area of Carlton Scroop village including Highfield Farm
(520m), Stone Horse Farm (580m) and Carlton Scroop Hall (560m). It is clear that the turbines
would be significant landscape features when viewed from these distances and would impact to
some degree on the outlook from some of these dwellings and their domestic curtilages. However,
the cluster of dwellings to the east is well screened from the site by a belt of mature trees and none
of the dwellings are directly oriented towards the site. It is considered that the relatively small scale
of the turbines combined with the separation distances and individual circumstance of each
dwelling ensures that they would not result in an unacceptable dominance of outlook or undermine
the living conditions of the occupants from visual harm.

The Viking Way restricted byway passes some 340m to the south of the site. Concern has been
raised that the turbine would be an unacceptable visual intrusion to recreational users of this route.
As with the nearest dwellings, when viewed from the stretch of the Viking Way the turbines would
be significant structures. However, to some extent, whether wind turbines are considered ugly or
graceful features in the landscape is a subjective aesthetic judgment which divides opinion. The
Viking Way is a long distance path and there are wide ranging views from it in this area and the
sight of the turbines would be only a small part of the overall experience of using the path. It is
therefore considered that the turbines would not significantly detrimentally affect or dominate users’
experience of the path.

Furthermore, wind turbines, whether large or small scale, are by their nature slimline structures
which do not block out the sunlight to any great degree or cast shadows over large areas and apart
from the immediate area at the base, and are unlikely to result in a dominant and oppressive
environment. Taking the above into account it is not considered that the turbines would cause
unacceptable harm to the visual amenity of the occupiers of the nearest properties or users of The
Viking Way.

Impact on the Setting of Heritage Assets

The proposed turbines would be located in an area where a number of heritage assets would be
affected, including the nationally important grade | listed Belton House and grade | listed Belton
Park and Gardens.

The Belton House and Park Setting Study is an adopted LDF background evidence document
which classifies the sensitivity of the setting of Belton House and Park to various types of
development including wind turbines, including development within views from various locations
including Bellmount Tower and the roof of Belton House. The setting is divided into 5 elements.
Element 5 of the setting of Belton House as defined in the study includes “all areas beyond the
ridge lines and tree screens that contain the significant views”. This zone is described as being
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“exceptionally sensitive to tall structures which rise above the ridge or tree line”. Although the study
gives 3km and 5km buffer zones, there is no clear cut off point where this zone ends as tall
structures beyond these points can still have an impact, but the sensitivity of this zone to wind
turbines gradually diminishes with distance from Belton to the point where there is no sensitivity. It
would also depend on the scale of the development.

At 6 — 6.5km to the north of Belton, the turbines would be well beyond the zone of highest
sensitivity. The wireframe diagrams and photomontages show that the turbines, would be partially
visible from the roof of Belton House and from Bellmount Tower, but by virtue of their small scale
and the considerable separation distance as well as trees/woodlands on the horizon would largely
blend in with the background. The owners of Belton House and Park, The National Trust, consider
that the impact on the setting of Belton House and Park would be “slight” and would not outweigh
the wider benefits of renewable energy. For the above reasons, the impact on the setting of Belton
House and Park, including the cumulative impact (the much larger Frinkley Farm turbine can also
be seen from Belton) is not considered to be sufficient to warrant refusal. Some concern has been
raised by objectors questioning the accuracy of these photos/diagrams, and in particular the
relationship to Barkston church, but officers and consultees are satisfied that they are reasonably
accurate.

There are a number of other heritage assets in the area, the settings of which would be affected by
the proposal. These include St Nicholas Church, Normanton (Grade II* listed), St Nicholas Church,
Carlton Scroop (Grade | listed), All Saints Church, Hough on the Hill (Grade | listed) as well as
Hough on the Hill conservation area. Any other heritage assets within or beyond the nearest
villages are considered to be either too small, out of view or too far away to be significantly affected
by the turbines.

There is no statutory definition of the extent of a heritage asset’s setting. This will depend on the
type and scale of the asset as well as the context. In respect of the listed churches, the setting can
be reasonably described as their churchyards and their immediate village context. The turbines
would be visible to some extent within the settings of these buildings and from some viewpoints the
churches and turbines would be visible together. However, the impact is softened by the mature
trees which surround the churchyards of all of these churches and limited by the small scale of the
turbines and the separation distances (approximately 1.2 -1.6km). In respect of the setting of
Hough on the Hill Conservation area, although there may be some views into and out of the
conservation area where the turbines can be seen, again the small scale and separation distance
limits the impact. Furthermore the main focus of the conservation area is the historic core of the
village, which itself has been largely surrounded by more modern development.

A further factor which should be taken into account is the temporary nature of wind turbines
(generally around 20 - 25 years) and their relatively short lifespan in relation to that of heritage
assets.

Concern has been raised about the potential impact on archaeology. The Community Archaeologist
has been consulted and is satisfied that the proposal would not affect any known sites of
archaeological interest and that no archaeological intervention is necessary.

Taking the above into account, it is considered that although the turbines would inevitably result in

some limited degree of harm to the setting of a number of heritage assets, it would not be
significant enough to outweigh the wider public benefits.
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Noise, Disturbance and Amenity Issues

The closest properties to the site are at Howdale Farm (550m), Bleak House (650m), Highfield
Farm (520m), Stone Horse Farm (580m) and Carlton Scroop Hall (560m). These properties are
those most likely to be affected by these issues.

National planning policy in PPS22 is very clear that noise from wind energy development should be
assessed using a 1997 report prepared for The Department of Trade and Industry, “ETSU-R-97:
The assessment and rating of noise from windfarms”. This position has been backed up by appeal
decisions including those at Thackson’s Well and Palmer’s Hollow (Melton Borough).

The Council’'s Environmental Protection officers have been asked to assess the noise level using
the ETSU-R-97 guidance. They have concluded that although the noise calculations are not
measured on site but are based on an average of rural sites, they appear to be comparable with
what would be expected in this area. They are satisfied that the noise levels from the turbines
specified and in the location provided, and in relation to the nearest residential properties would fall
within the limitations required by the ETSU-R-97 guidance and would therefore be within
acceptable limits. For the avoidance of doubt, and in accordance with the ETSU-R-97 guidance, it
is recommended that a condition be attached to ensure that the noise is kept within these limits.

A lot of objectors have made the point that the turbines would spoil a currently remote, tranquil and
peaceful area through noise and disturbance. Carlton Scroop and its immediate environs cannot be
reasonably described as wholly tranquil as the busy A607 passes through the village. The
application site, in open countryside to the west beyond the village is much quieter although not
particularly remote by virtue of the settlement pattern and proximity to roads. The application site is
close to a C classified road between Carlton Scroop and Hough on the Hill with the associated
intermittent traffic noise. Other sources of background noise include agricultural equipment
including tractors and corn dryers. The companion guide to PPS22 states that “the noise level from
wind turbines is generally low and under most operating conditions, it is likely that the turbine noise
would be completely masked by wind generated background noise”. The overall noise impact on
the peace and tranquillity of the area is therefore not considered to be significant and there is no
reason to believe that the amenity of members of the public using the Viking Way for recreational
purposes would be significantly detrimentally affected through unacceptable noise and disturbance.

Concerns have been raised about shadow flicker on nearby properties. The Companion Guide to
PPS22 states that flicker effects have only been proven to occur within 10 rotor diameters of a
turbine. In this case, with a rotor diameter of 20m, that would mean there would be no shadow
flicker beyond 200m. It also states that shadow flicker only occurs inside buildings through narrow
window openings during very limited periods throughout the year. As the nearest residential
property is approximately 550m away, there would be no detrimental impact on domestic properties
from shadow flicker.

Taking the above into account it is considered that the proposal would not be detrimental to the
residential amenities of the occupiers of nearby properties through noise and disturbance.

Impact on Wildlife and Biodiversity

Some concern has been expressed by objectors about the potential impact of the wind turbines on
wildlife and biodiversity and in particular on birds and bats. It cannot be guaranteed that no bird or
bat would be killed or injured, and to some extent there is a national lack of data in this area. The
applicant has submitted a desktop bird survey indicating that the impact on birds would be minimal.
The survey is in accordance with Natural England’s standing advice and Lincolnshire Wildlife Trust
have confirmed that they are satisfied that the proposal would have minimal impact on birds. They
have requested that a condition be attached requiring post construction monitoring of bird strikes
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followed if necessary by restriction of operation during times of increased bird activity such as
migrations. This is considered sufficient to provide mitigation for any potential adverse impact on
birds.

In respect of bats, the turbines would be located >50m from hedgerows and linear features where
bats are likely to commute, forage and roost, in accordance with Natural England’s guidance.
Whilst there may be bat populations in nearby churches and other buildings as well as local
trees/hedges, research and guidance from Natural England shows that bats generally do not stray
far from such features.

Taking the above into account, it is considered that the proposal would not have an unacceptable
detrimental impact on wildlife and biodiversity.

Safety

The companion guide to PPS22 states that “the only source of possible danger to human or animal
life from a wind turbine would be the loss of a piece of blade or, in exceptional circumstances, of
the whole blade”. There would be no impact on public safety as the turbine would be located
approximately 140m from the closest road and 340m from the nearest public right of way (The
Viking Way restricted byway) to the south, well beyond the recommended fall over distance of
height + 10% and the reach or any ice thrown off. N.B. There is no statutory minimum distance of
the siting of a turbine from a public right of way.

Concerns have been raised that horses could be “spooked” by the turbines. There is no firm
evidence or official studies that confirms that this is the case but the British Horse Society suggests
that wind turbines should be located 4 x the height of the turbines and >200m from bridleways and
equestrian facilities. The guidance gives examples of the type of circumstance that could spook a
horse including turbine suddenly coming into view or starting. They refer to this guidance having
been drawn up when the average height of turbines was 40 — 50m, and the companion guide to
PPS22 states that “whilst this could be deemed desirable, there is no statutory requirement”. The
impact on horses is therefore a matter of fact and degree based on the individual circumstances of
each case. It should also be noted that appeal inspectors have taken different views on this issue. It
has been considered that turbines are no more significant than any other distraction that a
horserider is likely to encounter, whilst others have taken the view that the BHS’s recommendation
should be followed. Given that large scale wind turbines are three to four times bigger than the
proposed turbines, and they are smaller than the 40 - 50m referred to, it is considered that 140m
from the road is a reasonable separation distance and the impact would be much less than a large
scale turbine at 200m. The relatively small rotor blades in relation to hub height is also a factor. The
immediate surroundings of the site are open, meaning that horses being ridden along Hough Lane
would be aware of the turbines from much further than 200m and that they would not suddenly
come into view. There are also extremely limited circumstances where the sun would be low
enough to cast shadows on the road or cause significant flicker or reflection to road users.
Furthermore, there are no equestrian facilities immediately adjacent to the site.

Health

Some concerns have been raised about potential health implications. It is stated in the Companion
Guide to PPS22 that there is no evidence of any damage to public health from wind turbines either
from low frequency noise or vibration, and that electromagnetic radiation emissions from wind
turbines create no greater risk to human health than most domestic electrical appliances.
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Air Traffic and Radar

NATS have raised no safeguarding objection to the proposal. The MOD have raised no objection,
subject to the developer notifying them of the height/position of the turbines and of any construction
equipment etc before and after completion so the turbines can be plotted on flying charts and
aircraft can avoid the area. The “strobe” impact of aviation lights has been raised. However the
MOD have not requested that aviation lighting be installed in this case.

Highway Issues

The County Highways Authority are satisfied that sufficient measures would be taken to ensure
highway safety is not compromised during transportation and construction as long as the transport
statement is followed. They have also raised no objection in terms of highway safety from the
operation of the turbines. The companion guide to PPS22 states that “wind turbines should not be
treated any differently to any other distraction a driver might face and should not be considered
particularly hazardous.” Taking the above into account, it is considered that the turbines would not
be detrimental to highway safety, either during delivery and construction or during normal
operation.

Impact on Tourism

Notwithstanding the visual impact and the impact on the setting of various heritage assets, it is not
considered to be of such a scale that it would have a direct impact on tourism to Belton House or
visitors using the Viking Way and the surrounding countryside and villages for recreational
purposes resulting in job losses or endangering the vitality of the local villages.

Other Issues Raised

A number of issues have been raised which are not material planning considerations and have not
been taken into account when making this recommendation. These include:
e The loss of unspoilt views from properties and devaluation of property
e The motivation of the applicant, lack of direct consultation with locals and the fact that the
turbines would be out of site of his property as well as suggestions of other sites and forms
of renewable energy on his farm perceived to be better
¢ Questions about the fundamental rights and wrongs of wind energy and current policy —
inefficiency, public and political opposition etc

Conclusion

Wind turbines, by their nature will always be controversial and have an impact on their
environment, and the level of local opposition is understandable. However, significant weight has
been given to the wider benefits of the proposal in terms of contributing to national targets for
renewable energy.

In conclusion, it is considered that on balance, whilst it is inevitable that the proposal would cause
some degree of harm, the positive benefits of the development are sufficient to outweigh any
detrimental impact that the proposed wind turbine would have on the character of the landscape,
and the setting of nearby heritage assets including the nationally important Belton House.

Crime and Disorder Implications

The application will not raise any significant issues.
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Human Rights Implications

Articles 6 (Right 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.

SUMMARY OF REASON(S) FOR APPROVAL

It is considered that the proposed wind turbines would provide a source of renewable energy,
contributing to a reduction in the use of fossil fuels, in line with national policy. The design, location
and relatively small scale are considered to be appropriate. It is considered that the proposal would
be sufficiently well separated from the nearest dwellings to ensure residential amenities are
protected. Although it is acknowledged that there would be some degree of harm to the landscape
character and the setting of heritage assets, on balance, it is considered that this is not sufficient to
outweigh the positive wider benefits of renewable energy.

For the reasons outlined above, it is considered that the proposal is in accordance national
planning policy advice contained in PPS1 (Sustainable development), PPS5 (Historic Environment)
PPS7 (Sustainable Development in Rural Areas), PPS9 (Biodiversity and Geological Conservation,
PPS22 (Renewable Energy), PPG24 (Planning and Noise), policies 1, 26, 27, 31 & 40 of The East
Midlands Regional Plan and policies SP1, EN1 and EN3 of the South Kesteven Core Strategy and
that there are no material considerations that indicate otherwise, although conditions have been
attached.

RECOMMENDATION: That the development be Approved subject to condition(s)

1. The development hereby permitted shall be commenced before the expiration of three years
from the date of this permission.

Reason: To comply with Section 91 (as amended) of the Town and Country Planning Act
1990.

2. The Delivery of components shall be in accordance with the Traffic Management Statement
submitted 05 October 2011.

Reason: In the interests of highway safety.

3. The development shall not commence until details of the external finish and colour of the
proposed turbines have been submitted to, and approved in writing by, the local planning
authority. The development shall be carried out in accordance with the approved details,
and there shall be no subsequent change to the finish or colour of the turbine without the
local planning authority's prior approval in writing.

Reason: To minimise the impact on the landscape and the setting of nearby heritage assets

in accordance with PPS5 (Historic Environment), policies 26 and 27 of the East Midlands
Regional Plan and Policy EN1 of the South Kesteven Core Strategy.
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In the event that the wind turbines are no longer used for the generation of electricity, they
shall be removed as soon as practicably possible, and the land restored to its original
condition.

Reason: In the interests of the visual amenities of the area and in accordance with Policy
EN1 of the South Kesteven Core Strategy.

Before the development is commenced, a monitoring programme for bird collisions at the
site shall be submitted to and agreed in writing by the Local Planning Authority. The
monitoring programme shall be carried out in accordance with the agreed details. In the
event that the monitoring programme indicates a significant detrimental impact on the local
or migrating bird populations as a result of the turbines, details of alterations to the
operation of the turbines shall be submitted to and agreed in writing by the Local Planning
Authority. Thereafter, the turbines shall be operated in accordance with the approved
details.

Reason: In order to ensure that any detrimental impact on birds can be minimised.

The noise level from the wind turbines, when measured in accordance with the
requirements of ETSU-R-97, shall not exceed an LA90,10min of 35dB(A) up to wind
speeds of 10m/s at 10m height, measured at the curtilage of any lawfully existing dwelling.
Within 21 days of a request from the local authority, and following the receipt of a complaint,
the wind turbine operator, shall at their own expense employ a suitably qualified and
competent person to undertake an assessment of noise from the turbines in accordance
with the requirements of ETSU-R-97 and supply a copy of the report to the local authority.

Reason: In order to protect the occupiers of nearby dwellings from unacceptable noise and
disturbance.

Before the development is commenced, the developer shall provide written confirmation to
the MOD (Defence Infrastructure Organisation) of the date of the start of construction and
the maximum height of any construction equipment to be used. When the development is
completed, the developer shall provide written confirmation to the MOD (Defence
Infrastructure Organisation) of the date of completion, and the exact height and latitude
and longitude of the position of the turbines, no more than 14 days after this date. The
development approved by this permission shall be carried out in accordance to these
details.

Reason: In order that this information can be plotted on MOD flying charts to ensure that
military aircraft avoid the area.

The development hereby permitted shall be carried out in accordance with the following list
of approved plans submitted as part of the application: Drawing 001 (1:2500 Site Location
Plan; Drawing 002 (1:500 Block Plan); Overalls/Planning (Elevations) all received 09
September 2011

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

* % k % %
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NB1

S11/2957/FULL Target Decision Date: 26-Jan-2012

Applicant Marstons Inns & Taverns c/o agent

Agent Mr | Trew, Cerda Planning Ltd 322, Fort Dunlop, Fort Parkway, Birmingham,
B24 9FD

Proposal Erection of a public house/restaurant, access, parking and associated
works and ancillary accommodation

Location Land At, South Road, Bourne

App Type Full Planning Permission

Parish(es) Bourne
Thurlby

REPORT

Application Category

The application is categorised as an ‘other’ application

Reason for referral to Committee

The application is considered to be locally controversial and also on land formerly owned by the
District Council.

The proposal

The application is for the erection of a pub/restaurant on land to the south of Bourne. It would be
accessed off the main roundabout to the south of the town. The actual public house would be a
mixture of two-storey and single-storey elements with parking for 58 vehicles to the rear. Proposed
building materials are a mixture of cedar cladding, render and red brick under a tiled roof.

The application site and surroundings

The application site is currently vacant with a spur off the adjacent roundabout entering the site.
Along the north and eastern boundary of the application site is a dyke. Besides the above the
application site is flat and devoid of any significant features.

Beyond the dyke to the north are a number of residential properties along with an element of
planting. Of the properties adjacent to the site numbers 11 and 28 Tully Close have blank gables
adjacent to the proposal. 20 - 26 Tully Close and 20 - 26 Windle Drive have rear elevations facing
the site; the rear gardens of 20 - 26 Tully Close are particularly shallow. Primary windows in 62
South Road are orientated toward the front and rear although there does appear to be one
bedroom window in the first floor side elevation. A public footpath runs on the opposite side of the
dyke to the north and east.

Relevant site history

S02/0643 - Outline consent was granted for the erection of ‘roadside services, filling station, garage
and hotel’ in April 2004.
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S05/1353 — Outline consent was granted for the erection of a ‘public house/restaurant and access
road’ in November 2005.

S06/0155 — Reserved matters approval was granted for the ‘construction of link road and access
road’ in March 2006.

S06/1485 — A full application for the ‘erection of petrol filling station, shop and forecourt
incorporating a drive through Burger King’ was refused permission in December 2006. The
application was refused because of highway and archaeological concerns along with the design of
the building being inappropriate.

It should also be noted that an application is with South Kesteven District Council (SKDC) for the
erection of a petrol filling station on land to the immediate south of the proposed public house and
would be accessed off the same roundabout (ref; S12/0220).

Policy considerations

South Kesteven Core Strategy

SP1 — Spatial strategy

EN1 — Protection and Enhancement of the Character of the District

EN2 — Reducing the risk of flooding

E1- Employment Development

E2 — Town Centre and Retail Development

Site Allocation and Policies Development Plan Document (October 2011)

East Midlands Regional Plan

Policy 1 Regional Core Objectives
Policy 2 Promoting better design

National Policy Guidance

PPS1 — Delivering Sustainable Development
PPS4 — Planning for Sustainable Economic Growth
PPS9 — Biodiversity and Geological Conservation
PPG13 — Transport

PPS23 — Planning and Pollution Control

PPG24 — Planning and noise

PPS25 — Development and Flood Risk

Representations received

Lincolnshire Heritage notes that the proposal would not affect any known archaeological sites of
interest.

Lincolnshire County Council Minerals make no observations on the proposal.

Lincolnshire Fire and Rescue request clarification that the building is within 100m of an existing
hydrant and if not provision should be made for appropriate coverage.
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The Welland and Deepings Internal Drainage Board note that the application falls outside of their
area and, therefore, make no observations about the proposal.

Bourne Town Council raise no objection to the application but request that suitable conditions be
added about appropriate noise levels, delivery hours and opening times.

Thurlby Parish Council raise no objection to the development but make a number of observations,
they are reproduced below;

e “There is an ancient milestone at the front of the site that should be protected;

e There is concern that Surface Water and Foul sewer might go into the protected Carr Dyke
so we would like to see the dyke preserved;

e The wild animals in Elsea Woods might be attracted to the lights on the site and that waste
food might attract vermin so a secure waste site is needed;

e There is likely to be an impact on the housing close to the site;

e This is not a Brown Field site but a Green Field Site;

e We are looking for some of Section 106 money being used in Thurlby; towards road safety
particularly the cycle path between Thurlby and Northorpe on the A15. A contribution
towards a crossing at Northorpe for cyclists and pedestrians crossing the road. Likewise
there should be a contribution towards a bridge being erected across Car Dyke at the
junction of Footpath no’s 12 & 20;

e There seems to be a lack of disabled car parking spaces as only 2 spaces have been
allocated.

Although this matter did not relate to the present plan there were concerns about the other potential
development which could take place on the site. As a result it was resolved that we would mention
this matter in a form of a question. What is the likelihood of further development on the site and in
particular the petrol station and relief road”?

Lincolnshire Wildlife Trust support the recommendations contained in the Extended Phase 1 habitat
Survey as well as requesting the incorporation of other biodiversity enhancements, including the
installation of nest boxes.

Natural England refers SKDC to their standing advice with particular regard to impact on otters and
water vole.

The Environment Agency does not object to the application subject to the imposition of conditions
relating to the discharge of surface water.

Environmental Protection does not object to the application subject to conditions being added about
noise levels, hours of deliveries and odour abatement.

The Planning Policy Department does not object to the application and their full observations are
reproduced below;

“The application site is a Greenfield site which lies to the south of Bourne immediately adjacent
to and opposite existing residential development. The site has an existing access point off the
roundabout and has previously been considered suitable for roadside uses, with historic
planning consent which included a public house/restaurant. These consents have since lapsed
and the site is not allocated or designated for any specific purpose by the adopted
development plan, however the emerging Site Allocation and Policies DPD includes an
aspiration to improve the road connection between Cherryholt Road and South Road and
allocates land to the east of the application site for employment use (B1b). The application
would not prevent the connection of this allocation site through to South Road, and alludes to

53



the retention of an access through the site which could provide the highway connection
desired. A representation has been made about the submission version of the Site Allocation
and Policies DPD that the site should be allocated for roadside services and other uses in the
DPD to reflect the previous history of the site and to allow for the creation of a through road to
access site B1b allocated for employment uses in the emerging DPD. This representation (as
attached to my response) from the landowner/developer will be considered by the Planning
Inspector at Public Examination into the DPD expected later this year.

Policy SP1 of the adopted Core Strategy identifies that new development which helps to
maintain and support the role of Bourne as a market town will be allowed. Whilst the policy
also states that priority will be given to sustainable sites within the built up part of the town, it
does also indicate that where there is insufficient land to meet the development needs of the
town appropriate sites on the edge may be considered suitable for development. In addition
policy E1 of the Core Strategy establishes the council’s objective to support the local economy
by broadening and diversifying the employment base of the district. However policy E2 of the
Core Strategy seeks to maintain the vitality and viability of the town centre by locating new
town centre uses within the town centre, where development cannot be accommodated within
the town centre a sequential approach should be followed with preference being given to sites
within the town centre.

The Core Strategy policy framework identifies that whilst Bourne would be an appropriate
location for a new food led public house and restaurant and that this type of development
would contribute to maintaining the role of the town which has a growing population, the
proposed location of such a use in an out of the town centre location, such as South Road,
would need to be justified. To this end the applicant has provided a sequential assessment in
accordance with policy EC14 of PPS4 which considers alternative sites and locations within
the town centre and on the edge of centre. This report considers the availability, suitability and
viability of a number of alternative sites within the defined town centre and within 300m of the
town centre boundary (as defined in emerging Site Allocation and Policies DPD and) as
required by policy EC15 of PPS4. The assessment considers 7 alternative sites within and on
the edge of the defined town centre and concludes that none of these are suitable or available
or viable for various reasons.

The evidence of the sequential assessment complies with the requirements of PPS4 and
policies SP1 and E2 of the Core Strategy and demonstrates that there are no other more
sustainable options available or, viable or suitable within or on the edge of the town centre for
a food led public house of the specification of this proposal.

PPS4 advises that applications for main town centre uses that are not in an existing centre and
not in accordance with an up to date development plan should be refused where the applicant
has not demonstrated compliance with the requirements of the sequential approach or where
there is clear evidence that it will lead to a significant impact on the existing centre. This
proposal will provide a local facility which is suitable and appropriate for a market town such as
Bourne where there is an expanding population, it will provide local jobs which will help
support the local economy. The scale and nature of the proposal does not comprise the type of
development which requires consideration of the impact on the town centre (as set out in
PPS4). The applicant has demonstrated that the sequential approach has been followed and
that there are no other more sustainable options within the town. | therefore conclude that the
proposal meets the requirements of PPS4, and Core Strategy policies SP1, E1 and E2 and do
not object on policy grounds to the application”.

Lincolnshire County Council, as Highway Authority, does not object to the application subject
to the imposition of conditions.
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Representations as a result of publicity

The application was advertised in accordance with the Councils Statement of Community
Involvement. The closing date for representations was the 06 January 2012. At the time of writing
a total of 20 letters have been received from local residents, 19 object to the application whilst 1
letter of support has been received. A summary of the objections are drafted below;

e A public house in a predominantly residential area would be out of character with the local
environment;

e Traffic generated from the proposal would be detrimental to highway safety and lead to
congestion;

¢ Noise from the beer garden and drunken revellers would be harmful to residential amenity;

e Parking for the scheme is inadequate;

¢ Noise from generators along with odour from cooking would be harmful to the amenity of
nearby residents;

e House values will drop as a result of the proposal;

¢ Opening hours are too long and will lead to the disturbance of local residents;

The building is too large and would dominate neighbouring properties as well as lead to a

loss of privacy;

Existing wildlife on the site would be affected;

Consideration should be had to a site close to the town centre;

The pond to the rear of the site is a health and safety risk;

Surface water discharge could lead to pollution of adjacent water courses;

There is no mention of the adjacent Listed milestone near to the roundabout;

Disposal of food waste could lead to vermin and various environmental health issues;

Crime and public disorder will increase as a result of the proposal.

The one letter of support believes that this particular part of the town is in need of a family type
pub/restaurant.

Officer evaluation

There are a number of key issues for the application and they are covered below. It should also be
noted that there is a Listed milestone to the front of the A15; however, it is not to the front of the
proposed public house and has not been advertised as affecting the setting of a Listed structure.

Principle of development

Planning permission has been granted for a similar form of development in the recent past, but it
was not constructed. That said, it gives a broad indication that the principle of the development
would be supported. In the recently adopted Core Strategy there is no specific policy or land use
allocation associated with the site; however, in the emerging Site Allocation and Policies:
Development Plan Document (DPD) there is an aspiration to improve the road connection between
Cherryholt and South Road. Land to the east of the site is also identified as employment land in
the emerging DPD. A representation to allocate the land for a public house and petrol filling station
is due to be considered by a Planning Inspector when the DPD is examined at a Public Inquiry.
The proposed development would not exclude a link through the land to Cherryholt Road, although
it would not be provided at this stage.

Policy E2 of the Core Strategy and PPS4 aim to restrict development that compromises the viability

of the town centre. As a result a sequential test has been submitted in support of the application to
look at the suitability, or otherwise, of alternative sites. A total of 7 different sites were considered
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within the town; however, they were dismissed as inappropriate for a number of reasons including
being too large or too small as well as other constraints including viability e.g. the cooperative retail
site has permission for residential development and Bourne Core Area now has a resolution to
grant permission on it. It is accepted that the site is Greenfield but given the planning history to the
site and broad policy support for the proposal there is not considered to be any reason to object to
the principle of development.

Highway considerations

A transport statement has been submitted in support of the application and notes that the
roundabout adjacent to the site has spare capacity within it. Therefore in terms of improvements or
alterations to the existing road infrastructure/roundabout none are proposed. Approximately the
first 80m of the road entering the site will be to an adopted standard. The proposed development
would not preclude the possible future development of a link road from South Road to Cherryholt
Road although it should be noted that whilst it is an aspiration to achieve this there is no policy
document that identifies it as a commitment of the County Council.

In view of the above the proposal is considered acceptable in that it would not be harmful to
highway safety, lead to congestion or compromise a possible future link road to Cherryholt Road.

Residential amenity

The two-storey aspect of the public house would be some 17m from the rear elevation of 20 - 26
Tully Close. In the first floor side elevation it is proposed to have a kitchen and living room window
for the pub manager’s residence. It is accepted that there would be an element of mutual
overlooking between these windows; however, it is not uncommon in the area with there being a
similar distance between 28 and 11 Tully Close. A refusal on overlooking grounds is, as a result,
not considered justified nor are restrictive conditions considered necessary e.g. frosted windows.

In addition, the main two-storey element of the building would face toward the A15 with the gable
closest to Tully Close 9.9m in depth; the majority of buildings adjacent to the north of the site would
be single storey. Therefore it is not considered that the proposal would lead to a significant
overbearing impact through massing.

A noise survey has been submitted in support of the application and looked at two key areas, noise
from mechanical services as well as associated deliveries. To ensure that deliveries do not occur
at unsociable hours, to the detriment of residential amenity, a condition restricting the hours of
delivery is recommended. Furthermore a condition should be added about the use of identified
mechanical units so that they are not used between the hours of 23:00 — 07:00. The outside eating
areas and play equipment are shown to be to the south of the building away from the residential
properties. Whilst concern has been expressed by a number of local residents with regard to noise
it is considered that with appropriate conditions any possible impacts would be kept within
acceptable tolerances so as to not impact on residential amenity; Environmental Protection raise no
objection to the application, subject to pertinent conditions.

Other considerations

Trees along the northern edge of the site would not be affected by the development with there
being a need for a 6m easement adjacent to the dyke. This would afford a degree of screening to
the development from neighbouring properties. A small group of elm trees to the front of the site
would be removed but they are in a poor state and described as ‘seedling trees’ and make no great
contribution to the character of the area. Concern has been expressed about a reduction in house
values but this is not a material planning consideration.
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With regard to possible impacts on the environment a habitat survey has been completed and
notes that were no protected species on the site that would be affected; however, there were
potential impacts from the development on animals in the car dyke. As a result of this a Riparian
Mammal Survey was completed and found evidence of water vole and otter. Four
recommendations have been put forward to mitigate concerns about impacts on the animals and
these should be conditioned as part of any approval.

Foul water will be connected to a mains sewer. Surface water would need to be discharged via a
sustainable urban drainage system and initial drawings of this show a detention basin to the rear of
the car park, which would drain into the adjacent dyke. The principle of this is acceptable although
final details of this would need to be approved given the number of interested parties e.g. Anglian
Water, Environment Agency and the Highway Authority, and need to ensure that flooding and
pollution is not an issue.

The design of the building is appropriate utilising a mixture of materials that is reflective of those on
adjacent residential sites. In addition the scale of the structure is also acceptable.

Conclusion

The application site is not allocated within the Core Strategy for any use; however, previous
approvals on the site indicate broad support for the development. A sequential test of alternative
sites has been undertaken and there are none more preferable within the locality. The design,
scale and materials of the public house are appropriate within the context. It is not considered that
the proposal would have a detrimental impact on residential amenity through a dominating or
overlooking impact nor through noise that may be generated. Highway considerations are also
considered to be acceptable with the existing infrastructure and proposed parking arrangements
suitable for the development proposed. In addition no protected species would be affected or any
discernable negative impacts occur to the environment. The application is, therefore, deemed to
comply with Core Strategy policies SP1, EN1, EN2, E1 and E2 without compromising emerging
Policy B1of the Site Allocations and Policies DPD along with complying with guidance contained in
PPS1, PPS4, PPS9, PPG13, PPS23, PPG24 and PPS25; with no other material planning
considerations to indicate that the application should be determined otherwise.

SUMMARY OF REASON(S) FOR APPROVAL

The application site is not allocated within the Core Strategy for any use; however, previous
approvals on the site indicate broad support for the development. A sequential test of alternative
sites has been undertaken and there are none more preferable within the locality. The design,
scale and materials of the public house are appropriate within the context. It is not considered that
the proposal would have a detrimental impact on residential amenity through a dominating or
overlooking impact nor through noise that may be generated. Highway considerations are also
considered to be acceptable with the existing infrastructure and proposed parking arrangements
suitable for the development. In addition no protected species would be affected or any
discernable negative impacts occur to the environment. The application is, therefore, deemed to
comply with Core Strategy policies SP1, EN1, EN2, E1 and E2 without compromising emerging
Policy B1 of the Site Allocations and Policies DPD, along with complying with guidance contained in
PPS1, PPS4, PPS9, PPG13, PPS23, PPG24 and PPS25; with no other material planning
considerations to indicate that the application should be determined otherwise.
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RECOMMENDATION: That the development be Approved subject to condition(s)

1.

The development hereby permitted shall be commenced before the expiration of three years
from the date of this permission.

Reason: To comply with Section 91 (as amended) of the Town and Country Planning Act
1990.

No development shall take place until samples of the materials (including colour of render,
paintwork or colourwash) 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. Development shall be carried out in accordance with the approved
details.

Reason: To ensure a satisfactory appearance to the development and in accordance with
Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

No development shall take place until full details of both hard and soft landscape works
have been submitted to and approved in writing by the local planning authority and these
works shall be carried out as approved. These details shall include means of enclosure; car
parking layouts; other vehicle and pedestrian access and circulation areas; hard surfacing
materials; minor artefacts and structures (e.g. furniture, play equipment, refuse or other
storage units, signs, lighting etc.). Soft landscape works shall include planting plans; written
specifications (including cultivation and other operations associated with plant and grass
establishment); schedules of plants, noting species, plant sizes and proposed
numbers/densities where appropriate.

Reason: Hard and soft landscaping and tree planting make an important contribution to the
development and its assimilation with its surroundings and in accordance with Policy EN1 of
the adopted South Kesteven Core Strategy (July 2010).

All hard and soft landscape works shall be carried out in accordance with the approved
details. The works shall be carried out prior to the occupation of any part of the
development or in accordance with the programme agreed with the local planning authority.

Reason: Hard and soft landscaping and tree planting make an important contribution to the
development and its assimilation with its surroundings and in accordance with Policy EN1 of
the adopted South Kesteven Core Strategy (July 2010).

The arrangements shown on the approved plan H7739/55 Revision A dated 1/12/2011 for
the parking/turning/manoeuvring/loading/unloading of vehicles shall be available at all times
when the premises are in use.

Reason: To enable calling vehicles to wait clear of the carriageway of unnamed road and to
allow vehicles to enter and leave the highway in a forward gear in the interests of highway
safety.

Before each dwelling (or other development as specified) is occupied the roads and/or
footways providing access to that dwelling, for the whole of its frontage, from an existing
public highway, shall be constructed to a specification to enable them to be adopted as
Highways Maintainable at the Public Expense, less the carriageway and footway surface
courses.
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10.

11.

12.

The carriageway and footway surface courses shall be completed within three months from
the date upon which the erection is commenced of the penultimate dwelling (or other
development as specified).

Reason: To ensure safe access to the site and each dwelling/building in the interests of
residential amenity, convenience and safety.

No dwellings (or other development as specified) shall be commenced before the first 20
metres of estate road from its junction with the public highway, including visibility splays, as
shown on drawing number H7739/55 Revision A dated 1/12/2011 has been completed to a
specification agreed in writing by the local planning authority.

Reason: In the interests of safety of the users of the public highway and the safety of the
users of the site and to enable calling vehicles to wait clear of the carriageway of South
Road and unnamed road.

Before any dwelling is commenced, all of that part of the estate road and associated
footways that forms the junction with the main road and which will be constructed within the
limits of the existing highway, shall be laid out and constructed to finished surface levels in
accordance with details to be submitted and approved by the local planning authority.

Reason: In the interests of safety of the users of the public highway and the safety of the
users of the site.

Development shall not begin until a surface water drainage scheme for the site, based on
sustainable drainage principles and an assessment of the hydrological and hydro geological
context of the development, has been submitted to and approved in writing by the local
planning authority. The scheme shall subsequently be implemented in accordance with the
approved details before the development is completed.

Reason: To prevent the increased risk of flooding, to improve and protect water quality,
improve habitat and amenity, and ensure amenity of these.

All surface water from parking and manoeuvring area shall be passed through a petrol
interceptor prior to disposal to groundwater, watercourse or surface water sewer and the
interceptor shall be maintained in accordance with manufacturers guidelines.

Reason: To prevent possible pollution to the watercourse.

In respect of the plant and equipment, the Mallard Euroair AHU kitchen extract and the York
RTC 20L kitchen supply cannot be operated between the hours of 23:00 and 07:00, and the
noise level of all plant and equipment must not increase the external ambient noise level
measured at any noise sensitive property.

Reason: To ensure that noise generated from the plant and equipment would not be
harmful to the amenity of neighbouring properties through noise that would be generated
and to comply with guidance contained in PPG24.

No deliveries and waste collections shall take place outside the hours of 07:00 and 19:00

Mondays to Fridays and 07:30 and 18:00 on Saturdays, with no deliveries or waste
collections on and Sundays and Bank Holidays.
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13.

14.

15.

Reason: To ensure that noise generated from the plant and equipment would not be
harmful to the amenity of neighbouring properties through noise that would be generated
and to comply with guidance contained in PPG24.

Before the use is commenced, equipment shall be installed as will suppress the emission of
fumes or smell and obviate odours from frying or other cooking processes. No development
shall take place until details of the equipment have been submitted to and approved by the
District Planning Authority. The details as approved shall be implemented and retained
thereafter.

Reason: To ensure that any fumes from the development would not be harmful to the
amenity of neighbouring properties and to comply with guidance contained in PPS23.

The recommendations contained in the 'Riparian Mammal Survey' shall be implemented,
unless otherwise agreed in writing.

Reason: To ensure that the development would not have a detrimental impact on protected
species and to comply with guidance contained in PPS9.

The development hereby permitted shall be carried out in accordance with the following list
of approved plans submitted as part of the application:

H7739/50 rev B
H7739/51
H7739/52
H7739/53
H7739/54
H7739/55 rev A
H7739/58

Vent 1

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

Note(s) to Applicant

1.

Prior to the submission of details for any access works within the public highway you must
contact the Divisional Highways Manager on 01522 782070 for application, specification
and construction information.

The foregoing is in conjunction with approvals of the road construction for the purpose of an
Agreement under Section 38 of the Highways Act 1980 and principally in accord with
drawing 11269/100 E received 13/02/2012 by the local highway authority.

It is noted that drainage details have been submitted with the application but given the
number of parties that have an interest over the discharge of surface water the submitted
plans are not approved as part of the application and would need to be approved at a later
date through the discharge of appropriate conditions.

* % Kk % %
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NB2

S11/2665/HSH Target Decision Date: 29-Dec-2011

Applicant Mr Paul Morriss Walnut Cottage, Main Street, Braceborough, Stamford,
Lincolnshire, PE9 4NT

Agent Shayne Andrews Design & Architecture Ltd 10, Spalding Road, Deeping St
James, Peterborough, Lincolnshire, PE6 8NJ

Proposal Two storey side and rear extension, single storey side extension.
Timber clad and pitch roof over existing garage and erection of
boundary wall

Location Walnut Cottage, Main Street, Braceborough, Stamford, Lincolnshire,
PE9 4ANT

App Type Householder Development

Parish(es) Braceborough & Wilsthorpe

REPORT

Application Category

The application is a householder application.

Reason for Referral to Committee

The application is considered to be locally controversial and following discussions with the
Development Management Service Manager.

The Proposal

The proposal is to extend the host property with a two-storey side and rear extension along with a
single storey side aspect. The two-storey rear extension would run to the same ridge height as an
existing single storey extension. In addition a detached garage will be clad in timber and have a
pitch roof over. A boundary wall and gates will also be erected.

The application site and its surroundings

The host dwelling is an attractive thatch cottage in a prominent position when entering the village
from the south. Located within a large plot the dwelling is identified within the Braceborough
Conservation Area Appraisal as a ‘building of merit’. There is an element of planting to the front of
the plot that screens some of ground floor aspects, with the end gable of Walnut Cottage close to
the roadside. The detached garage is not prominent in the streetscape and makes little
contribution to the character of the area.

Relevant site history

None.

Policy Considerations
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National Planning Policies

PPS1 — Delivering Sustainable Development
PPS3 — Housing
PPS5 — Planning for the Historic Environment

East Midlands Regional Plan

Policy 1 — Regional Core Objectives

Policy 2 — Promoting Better Design

Policy 26 — Protecting and Enhancing the Region’s Natural and Cultural Heritage
Policy 27 — Regional Priorities for the Historic Environment

South Kesteven Core Strategy
Policy EN1 — Protection and enhancement of the Character of the District
Representations received

Lincolnshire Heritage does not consider that the proposal would affect any known archaeological
sites of interest.

Lincolnshire County Council, as Highway Authority, does not object to the application subject to a
condition requiring any gates to be erected to open inwards only.

Braceborough and Wilsthorpe Parish Council feel that it would help to improve the entrance to the
village and prove an asset and look attractive when completed.

The observations of the Consultant Architect are reproduced below;

“The existing building comprises a modest rendered and thatched roofed cottage of 19thC origins
with later additions. The cottage is prominently sited within the village Conservation Area and is a
key building at the main southern approach to the village centre. It has been designated as a
“building of merit” in the Conservation Area Appraisal.

A crucial character feature of a cottage of this style and period is modesty of size and scale.
Unfortunately the large extensions proposed (more than doubling the existing footprint and of equal
bulk and scale) will, in my opinion, not only overwhelm the structure making it merely a minor
component element of the whole but will also cause a visual and architectural incongruity to the
detriment of the character, appearance and identity of the existing building. Also, and no less
significantly in the context, the street scene in the vicinity will be compromised in consequence. |
would advise therefore that the proposal should be resisted and, although some form of extension
to the cottage should be possible. | would advise that it would best be markedly subordinate in bulk
and scale as a fundamental design concept.

The erection of a pitched roof over the existing flat roofed garage will, in my opinion, serve to
improve the appearance of the building in the traditional context and the new stone boundary walls
and gates will provide an attractive and appropriate form of enclosure to the principal roadside site
boundary”.
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Representations as a result of publicity

The application has been advertised in accordance with the adopted Statement of Community
Involvement with the closing date for representations being 06 January 2012.

No representation has been received about the application from local residents.

Officer evaluation

The host dwelling is an attractive thatch roof property with rendered walls painted white. Itis a
relatively small property but set within a large plot. The main two-storey element of the building has
a floor area of some 45m, a single storey extension has been erected on the east elevation.

Various alterations are proposed including a pitch roof over a flat roofed garage, as well as timber
cladding the structure. A boundary wall and gates are proposed to be erected too; these aspects
are not of a concern and considered acceptable.

It is; however, the scale of extension when compared to the host property that is a concern. ltis
accepted that the extension would have a ridge height lower than the main two-storey element and
would run from the reduced ridge of the single storey extension, utilising a change in land levels to
have accommodation in the roofspace. However, the extension would protrude some 9.7m in
depth from the rear wall of the property and this is considered to be disproportionally large and
detrimental to the character of the of the host property and wider area; it is also noticeable that the
original frontage of the property is just 9m. Whilst some form of two-storey rear extension may be
supported there would be a need for the proposal to be subordinate to the host property; however,
the proposal does not achieve this. As noted by the Consultant Architect a crucial character feature
of the property is its modest size and the scale of extension would, by virtue of scale and mass, be
harmful to the character of the host property and wider street scene.

The applicant contests that there are very few original features within the building that are worthy of
retention and that its current size makes it uninhabitable as a family home, and that is the reason
why the scale of extension proposed is required. However, this is not an overriding issue that
would allow such a large and disproportionate extension to the property. The applicant also notes
that other large extensions have been allowed to other properties in the locality, but each
application needs to be judged on its own merits.

In view of the above the extension is recommended for refusal by virtue of its disproportionate scale
and mass with it being harmful to the character of the host property and wider Conservation Area.
Section 106 Agreement

No section 106 Legal Agreement is required for this application
Crime and disorder

It is considered that the development would not result in any significant adverse crime and disorder
implications.
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Human Rights implications

Articles 6 (Right 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 the Act will be breached.

RECOMMENDATION: That the development be Refused for the following reason(s)

1. The proposed two-storey rear extension, at over 9.7m in depth from the rear wall of the
dwellinghouse, would result in a disproportionately large extension that would not be
subordinate to the host property and be harmful to the character and setting of both Walnut
Cottage and the wider Conservation Area. The proposal is, therefore, deemed contrary to
policy EN1 of the South Kesteven Core Strategy along with guidance contained in PPS1,
PPS3 and PPS5; with no other material planning considerations to indicate that the
application should be determined otherwise.

* k k k %
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SP1

S11/2864/0UT Target Decision Date: 12-Jan-2012

Applicant Mrs Keightley C/o Agent

Agent Richard Willows, Plan It Building Design LLP 27, Roseland Business Park,
Long Bennington, Newark, NG235FF

Proposal Revised outline application to provide two one-and-a-half storey
dwellings

Location Rear of Holmleigh, Honington Road, Barkston, Grantham, NG32 2NG

App Type Outline Planning Consent

Parish(es) Barkston

REPORT

Application Category

The application is categorised as an ‘MINOR’ type of application

Reason for Referral to Committee

The application has been referred to Committee following request by Councillor Trevor Scott.

The Proposal

The proposal is for outline planning permission to build two, one and a half storey, dwellings with
attached garages and car parking on land to the rear of Homeleigh, Honnington Road, Barkston.
This application has been amended following receipt of representations, as originally proposed it
was intended to build two, two storey, dwellings with attached garages.

The application site and its surroundings

The application site is an area of garden land measuring some 35 metres in depth by 25 metres in
width, located to the rear (west) of a large detached dwelling (Homeleigh) facing the A607. The site
is bounded to the west by bungalows which front onto and accessed from The Lees, to the south by
three recently constructed dwellings granted consent in 2010 and to the north by the rear garden of
a large detached dwelling, Greenacres. The site boundaries are marked by mature hedging to the
north and west, with sparser and lower hedging along the boundary with the newer dwellings to the
south.

Representations Received
Following receipt of the amended scheme neighbours and consultees have been re-natified.
The Ward Councillor has requested referral of the application on grounds of dominance and

oppressive environment, overlooking or loss of privacy and visual intrusion. For the same reasons,
the request for referral has been reiterated following re-notification.
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Barkston and Syston Parish Council has objected to the application on grounds of backland
development, loss of privacy, lack of details to assess impact of design, highway safety and
separation distances to the bungalows located on The Lees.

Representations as a result of publicity

The application has been advertised in accordance with the adopted Statement of Community
Involvement. Representations were received from and on behalf of the occupiers of 23, 25 and 27
The Leas, and Chestnuts in Thistle Court. The objections can be summarised as follows:

Garden infilling/backland development should not be allowed.
Loss of privacy, and light and sunlight.

Overlooking

Dominance, oppression and intrusion.

Highway safety.

Improvements will be required to local services and school.
Properties will be difficult to sell and values affected.

Following re-notification further representations have been received from the occupiers of 25 and
27 The Leas, these are summarised as follows:

Dominance and intrusion.

Properties will be devalued.

The proposal represents back garden infilling which should not be allowed.

The proposal will be a minimum distance away from the neighbouring dwellings located on
The Leas, but a considerable distance away from Holmleigh-the application site forms part
of its rear garden.

Site History

Planning history of the surrounding area of relevance to the proposal is summarised below.

Outline planning permission was granted for a bungalow to the rear of Turners Crest, a dwelling
located some 65 metres to the north of Homeleigh in 2007 (S07/0713/05). This dwelling has
subsequently been completed (Rosewood).

Following outline permission for four two storey dwellings granted under S0/0799, full permission

was granted for three two storey dwellings under reference S10/0477, these have since been
completed.

Policy Considerations

National Policy
PPS1: Delivering Sustainable Development.
PPS 3: Housing.

PPG 13: Transport.
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East Midlands Regional Policy

Policy 1: Regional Core Obijectives.

Policy 13a: Regional Housing Provision.

Local Policy

Policy SP1 (Spatial Strategy) of the South Kesteven Core Strategy (2010).

Policy SP2 (Sustainable Communities) of the South Kesteven Core Strategy (2010).

Policy SP3 (Sustainable Integrated Transport) of the South Kesteven Core Strategy (2010).
Policy EN1 (Protection and Enhancement) of the South Kesteven Core Strategy (2010).

Policy EN4 (Sustainable Construction and Design) of the South Kesteven Core Strategy (2010).

Policy H1 (Residential Development) of the South Kesteven Core Strategy (2010).

Key Issues

The principle of development on rear gardens in the area has been accepted as evidenced by the
planning history outlined above. The main issues in the consideration of this application are the
impact of the proposal on the visual amenities of the occupiers of neighbouring dwellings and their
privacy, these are considered below.

The scheme as originally proposed provided for two, two storey dwellings. Following receipt of
representations the scheme has been amended to provide for two, one and a half storey dwellings
with single storey rear elements.

The separation distance between the rear walls of the two storey element of the dwellings proposed
and the rear of the bungalows (25 and 27 The Leas) directly opposite the site will be approximately
22 to 24 metres. This distance is reduced by some 4 metres if the separation between the rear of
the bungalows and the nearest part (rear single storey extension) of the proposed development is
taken. 25 and 27 The Leas have garden depths of 10-12; the proposed dwellings have garden
depths of 10-12 metres from the rear of their two storey element and some 6 — 8 metres from the
rear of their single storey element. In comparison, in the case of the two, two storey dwellings to the
south which have been recently constructed the total separation distance to the rear of 20 The Leas
is around 16 metres from the nearest two storey element and 16 metres from the nearest single
storey element .

The Council has no adopted standards relating to separation distances, but as a general guide,
nationally, a separation distance in of about 20 metres is considered to be acceptable for two storey
dwellings. In the instance of this application, as revised, and bearing in mind that the development
is no longer for two storeys, the separation distances of around 20 metres is considered to be
adequate in preserving amenities.

The revised scheme now effectively provides for bungalows, albeit with accommodation in the roof
space. The cross-section indicates dormer windows, but these will look into the site and face east.
Roof lights are indicated on the west facing roof slope towards the rear of neighbouring bungalows
on The Leas, but it is unlikely that there will be any loss of privacy or overlooking arising through
these windows.
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The top of the ridge of the proposed dwellings will be some 300mm above the ridge level of the
bungalows on The Leas. Given the separation distance of some 20 metres between the rear walls
of the proposed dwellings and those on The Lees it is not considered that there will be any adverse
impact arising through over dominance, loss of privacy or overlooking.

The gable walls of the proposed development will be parallel to that of the recently constructed two
storey dwellings to the south, and will therefore not impinge upon the privacy or outlook of these
dwellings. Holmleigh, the garden of which is subject of this application, is over 60 metres to the
east with intervening outbuildings, and planting, and any impact on its occupiers will therefore be
minimal. For the same reasons any impact on Greenacres, the dwelling located to the north of
Holmleigh, will be negligible.

In summary, precedent has been set in allowing development in rear gardens in the vicinity, and in
this instance there should be no adverse impacts on the amenities of the occupiers of neighbouring
dwellings.

Crime and Disorder Implications

The site appears to raise no concerns relating to crime and disorder.

Human Rights Implications

It should be noted that Article 6 (Right to fair decision making) and Article 8 (Right to private family
life and home) will be taken into account in determining this application

It is considered that no other relevant Article will be breached.

SUMMARY OF REASON(S) FOR APPROVAL

The proposal relates to the development of two new dwellings of one and a half storeys each on
land currently comprising the rear garden of Holmleigh.

It is considered that the proposal will not cause undue harm to the surrounding area or the street
scene nor will it adversely impact upon the amenities of occupiers of neighbouring buildings.

It is therefore considered that the proposal is in accordance with national and local planning policy
and guidance.
RECOMMENDATION: That the development be Approved subject to condition(s)
1. The development hereby permitted shall be commenced before the expiration of three years
from the date of this permission or two years from the approval of the last of the reserved

matters, whichever is the later.

Reason: To comply with Section 92 (as amended) of the Town and Country Planning Act
1990.

2. No development shall take place until there has been submitted to and approved in writing
by the local planning authority a plan indicating the positions, design, materials and type of
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boundary treatment to be erected. The boundary treatment shall be completed before [the
use hereby permitted is commenced] or [before the building(s) is/are occupied] or [in
accordance with a timetable agreed in writing with the local planning authority].
Development shall be carried out in accordance with the approved details.

Reason: To provide a satisfactory appearance by screening rear gardens from public view
and in the interests of the privacy and amenity of the occupants of the proposed dwellings
and in accordance with Policy EN1 of the adopted South Kesteven Core Strategy (July
2010).

Before development commences on site further details relating to the vehicular access to
the public highway, including materials, specification of works and construction method shall
be submitted to the Local Planning Authority for approval. The approved details shall be
implemented on site before the development is first brought in to use and thereafter retained
at all times.

Reason: In the interests of safety of the users of the public highway and the safety of the
users of the site.

. When application is made for approval of the 'Reserved Matters', that application shall show
details of arrangements to enable a motor vehicle to turn within the site so that it can enter
and leave the highway in a forward gear.The approved details shall thereafter be
implemented and retained.

Reason: To allow vehicles to enter and leave the highway in a forward gear in the interests
of highway safety.

No development shall take place before the detailed design of the arrangements for surface
water drainage has been agreed in writing by the local planning authority and no building
shall be occupied before it is connected to the agreed drainage system.

Reason: To ensure that surface water run-off from the development will not adversely affect,
by reason of flooding, the safety, amenity and commerce of the residents of this site.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any order revoking or re-enacting that Order with or without
modification), no extension, enlargement or other alteration of the building(s) shall be
carried out without Planning Permission obtained from the Local Planning Authority.

Reason: The Local Planning Authority considers that further development could cause
detriment to the amenities of the occupiers of nearby properties or to the character of the
area, and for this reason would wish to control any future development, and in accordance
with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any order revoking or re-enacting that Order with or without
modification), no window, dormer window or rooflight other than those expressly authorised
by this permission shall be constructed without planning permission having first been
obtained from the Local Planning Authority.

Reason: To safeguard the amenities of the occupiers of nearby properties and in
accordance with the guidance contained in national Planning Policy Statement PPS1.
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8. This permission relates solely to the application as amended by Drawing No KHHR/11/011

received on 16.01.2012

Reason: The earlier submitted drawings were unacceptable because they indicated two
storey development which adversely impacted upon neighbours.

Note(s) to Applicant

1.

You are advised that the application site falls within an area affected by Radon. You are
asked to contact the Council’s Building Control section (telephone number 01476 406187)
to ascertain the level of protection required and whether a geological assessment is
necessary.

Prior to the submission of details for any access works within the public highway you must
contact the Divisional Highways Manager on 01522 782070 for application, specification
and construction information.

* k k k %
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TF1

S11/2762/FULL Target Decision Date: 11-Jan-2012
Applicant Mr R Dean, Adastone Limited The Fox, Great North Road, South Witham,
Grantham, Lincolnshire, NG33 5LN
Agent W M Farrar, A & S Designs Lindsey Cottage, 3, High Street, Castor,
Peterborough, PE5 7BB
Proposal Installation of portakabin for use of daytime cafe and evening security
office
Location The Fox Inn, Great North Road, South Witham, Grantham, Lincolnshire,
NG33 5LN
App Type Full Planning Permission
Parish(es) North Witham
REPORT

Application Category

This application is categorised as an “other” application

Reason for Referral to Committee

This application has been referred to the Development Control Committee at the request of the
Chairman and Vice-Chairman; as well as Councillors Adams and Wilkins.

The Proposal

The application when originally submitted was to retain the portakabin which is currently situated at
the site and used as a daytime cafe and a security office.

Following discussions with your Officers amended details have been submitted and which indicate
a portakabin (for the same purposes) now set some 20 metres further back into the site and placed
alongside the main “Fox” building. An area to the fore of the new portakabin is shown as building
paved in order to accommodate 6 outside tables and with the whole being enclosed by a low level
wooden paling type fence. The building itself provides 14 seats for diners.

The applicant has explained that this type of building was chosen in order to keep down building
costs and to test the viability of such an enterprise.

The cafe element (and again the type of building) is mainly aimed at heavy goods vehicle drivers in
view of the large parking area for such vehicles adjacent.

All services are taken from the main “Fox” building adjoining. The main “Fox” building also provides
for showering/wc facilities.

To date the proposal has not promoted any further employment opportunities but this is likely to
change should the venture be successful.
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The application Site and its Surroundings

The application site forms part of a complex situated off the A1 and which otherwise comprises of
the Fox Inn, together with its related large roughly surfaced open area for vehicle parking (around
50 spaces), another similar area abutting this, the “OK Diner” with its related surfaced and
landscaped car Park, and the office and workshop recently taken over by Abacus Coaches.
Otherwise the complex is surrounded by agricultural land.

The whole complex is served by deceleration and acceleration lanes from/onto the A1

On the opposite side of the A1 and slightly further South is a further service complex comprising of
a vacant filling station/shop, a “Travelodge” and a “Little Chef”.

Relevant Site History

SK97/0189/FULL Change of use to lorry park — Granted with Conditions — 29/10/1997

S09/0663/FULL Timber hand car wash — Granted with Conditions — 22/05/2009

Policy Considerations

Central Government Planning Policy

PPS1 — Delivering Sustainable Development
PPS4 - Planning for Sustainable Economic Growth
PPS7 — Sustainable Development in Rural Areas
PPG13 — Transport

SKDC Core Strategy (2010)

Policy E1 — Employment Development

Policy EN1 — Protection and Enhancement of the Character of the District

Representations Received

Highway Agency: Offers no objection

Highway Authority: Does not wish to restrict the grant of permission. It is considered by the
Highway Authority that the proposed development will not be detrimental to highway safety or traffic
capacity.

Heritage Lincolnshire: No archaeological intervention is required — the application does not affect
any known archaeological sites.

South Witham Parish Council (original submission): Parish Council do not like the design of the

building, the external appearance is extremely shoddy, the structure is a distraction to drivers as it
is very close to the roadside.
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Parish Council is under the impression that on the Planning Permission lodged a few years ago for
the new entrance to the car park, that this entrance could not be used until the middle reservation
on the A1, a few yards North of “The Fox” was closed, has this been clarified with LCC Highways.

South Witham Parish Council (amended submission): As above, but whilst acknowledging the
building has been set further back consider it still very close to road (still a distraction)

Colsterworth and District Parish Council (original submission): The Parish Council does not
support this application. The site chosen to place the portakabin is in our view too close to the
roadside carriageway. There is no safety barrier to protect those occupants inside from possible
vehicle collision. The portakabin is not visually appealing and does not enhance the appearance of
the area.

Colsterworth and District Parish Council (amended submission): Revised Plans are acceptable.

Representations as a Result of Publicity

The application has been advertised in accordance with the Statement of Community Involvement
with a site notice and letters to the surrounding activities/sites. No representations have been
received either for or against the submission.

Officer Evaluation

These 2 complexes on either side of the A1 have clearly become over time service areas with
parking and restaurant facilities. The principle of the applicant’s intention to expand and consolidate
such facilities at his existing premises is accordingly an acceptable course of action.

Since the highway implications of the submission are acceptable, witness the consultation
responses of the appropriate Bodies, then this largely leaves the location and design of the
proposed building to be considered.

It is accepted that the design of the building is somewhat functional and bland, as the Parish
Councils remark, but it is considered that in the new location proposed where it will blend with the
existing “Fox Inn” structure (and particularly its existing outbuildings) this will be acceptable. The
proposed building will no longer be visually dominant in the locality (as it is in its present position)
and indeed will be virtually unseen when approaching the site from the North. In fact it will be a
greater distance from the A1 than is the coach complex and will be almost as far back as the “OK
Diner”.

In appearance portakabins already have a render finish, as has the “Fox Inn”, and that proposed is
intended to be painted to match that building.

Further, it is considered that the appearance of this part of the site will actually be improved once
the related patio and fencing is erected since this will shield from the A1a large portion of the
somewhat visually challenged parking areas.

The submission is considered to be appropriate in this location and the proposed portakabin will not
be out of character or unduly prominent. PPG13 encourages the establishment of service areas
along trunk roads and particularly where these cater for heavy goods vehicles also. The proposal is
deemed to satisfactorily comply with the intentions of PPS1 and with Policy EN1 of the adopted
Core Strategy.
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Accordingly it is recommended that Planning Permission be granted subject to Conditions. In view
of the mode of the building’s construction and the applicant’s intention to replace it with an
alternative building should the activity prove viable, a time limited Planning Permission has been
considered. However, in view of the limited impact of the building and its general suitability in this
location such a Condition is not felt necessary.

Whilst it is expected that the existing portakabin will be moved to the new location requested this
may not be the case. To avoid a situation happening where 2 portakabins actually appear at the
site an appropriate Condition needs imposing to ensure the removal of the existing portakabin from
its present position.

Equally since the portakabin in its present position is unacceptable because of its design, location,
and visual impact Enforcement Action needs to be authorised to ensure its removal within the next
2 months (in case the Planning Permission now being recommended is not implemented). The
South Witham Parish Council’'s comments regarding the non-closure of the central reservation to
the A1 are currently being investigated.

Section 106 Heads of Terms

Not Required

Crime and Disorder

The proposed development raises no significant crime and disorder implications.

Human Rights Implications

Articles 6 (Right 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.

SUMMARY OF REASON(S) FOR APPROVAL

These 2 complexes on either side of the A1 have clearly become over time service areas with
parking and restaurant facilities. The principle of the applicant’s intention to expand and consolidate
such facilities at his existing premises is accordingly an acceptable course of action.

Since the highway implications of the submission are acceptable, witness the consultation
responses of the appropriate Bodies, then this largely leaves the location and design of the
proposed building to be considered.

It is accepted that the design of the building is somewhat functional and bland, as the Parish
Councils remark, but it is considered that in the new location proposed where it will blend with the
existing “Fox Inn” structure (and particularly its existing outbuildings) this will be acceptable. The
proposed building will no longer be visually dominant in the locality (as it is in its present position)
and indeed will be virtually unseen when approaching the site from the North. In fact it will be a
greater distance from the A1 than is the coach complex and will be almost as far back as the “OK
Diner”.
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In appearance Portakabins already have a render finish, as has the “Fox Inn”, and that proposed is
intended to be painted to match that building.

Further, it is considered that the appearance of this part of the site will actually be improved once
the related patio and fencing is erected since this will shield from the A1a large portion of the
somewhat visually challenged parking areas.

The submission is considered to be appropriate in this location and the proposed Portakabin will
not be out of character or unduly prominent. PPG13 encourages the establishment of service areas
along trunk roads and particularly where these cater for heavy goods vehicles also. The proposal is
deemed to satisfactorily comply with the intentions of PPS1 and with Policy EN1 of the adopted
Core Strategy.

RECOMMENDATION: That the development be Approved subject to condition(s)

1.

The development hereby permitted shall be commenced before the expiration of three years
from the date of this permission.

Reason: To comply with Section 91 (as amended) of the Town and Country Planning Act
1990.

The existing portakabin shall be removed from the site prior to the commencement of the
use hereby approved or within 2 months of the date of this permission whichever is the
sooner.

Reason: To ensure that the existing portakabin is removed from the site in the interests of
the visual amenity of the area.

The development hereby permitted shall be carried out in accordance with the following list
of approved plans submitted as part of the application:

02-RD-11 B received on 10 January 2012

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

* k k k %
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TF2 S12/0008/FULL Target Decision Date: 12-Mar-2012

Applicant Squirrel Private Pension Fund Blenheim Way, Market Deeping,
Peterborough, PE6G 8LD

Agent Mr M Vanner, TMV Architectural Design Flat 2, 1A, Douglas Road, Market
Deeping, Peterborough, PE6 8PA

Proposal Change of Use of existing building in south-east corner of site from Use

Class B2 (general industry) to Use Class D2 (dance studio) and Change
of Use of part existing building in south-west corner of site from Use
Class D2 (dance studio) to Use Class B1 (to allow expansion of existing

offices)

Location Global Centre, 113, Spalding Road, Deeping St James, Peterborough,
Lincolnshire, PE6 8SD

App Type Full Planning Permission

Parish(es) Deeping St James

REPORT

Application Category

This application is categorised as an ‘other’ application.

Reason for Referral to Committee

The application has been referred to the Development Control Committee at the request of the
vice-chairman due to the potential loss of employment land/buildings.

The Proposal

This is an application for the change of use of an existing building in the South-East corner of the
application site from Use Class B2 (general industrial) to Use Class D2 (dance studio) — and
change of use of part of an existing building in South-West corner of application site from Use
Class D2 (dance studio) to Use Class B1 (to allow expansion of existing offices) at the Global
Centre, 113, Spalding Road, Deeping St. James.

Basically the application is to allow the existing Dance Studio to move into a unit adjacent to the
one it now shares; and then to allow the office activity within the building it currently shares to
expand into the whole of that building.

There will be no physical changes to the exterior of the 2 buildings, although some new internal
walls are being created.

The Application Site and its Surroundings

The application site forms part of a complex located towards the eastern edge of Deeping St.

James and fronting onto Spalding Road. The dance studio is currently over 2 floors and occupies a
little under half of the existing South-Western building.
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The Global Centre is mainly accessed via a single access point located slightly off-centre to the
complex and off Spalding Road. The office building in the South-West corner of the application site
has an additional access direct to Spalding Road. Besides serving the buildings either side of the
central access the access roadway also serves a factory building (containing a number of units —
some vacant) to the rear. A barrier across the roadway prevents unauthorised access to the rear.
Whilst there is some parking provision to the front of the roadside buildings the majority of parking
for these also takes place to the rear of the barrier.

The building in the South-East corner is of a typical industrial appearance with a part brick
construction with steel cladding above — being presently occupied by B & R Fabrication Welding.
Whilst this is not of full 2 storey height it does contain accommodation over 2 floors. The building in
the South-Western corner is wholly of brick construction and of traditional 2 storey height.

To the East of the application site is a car sales premises.

Relevant Site History

S10/1120/FULL Change of use of office and residential building (B1/C3) to office and dance studio
(BI/D2) and external alteration to factory 1 — granted with Conditions — 06/09/2010
Policy Considerations

Central Government Planning Policy Guidance

PPS1 — Delivering Sustainable Development

PPS4 — Planning for Sustainable Economic Growth

PPG13 — Transport

SKDC Core Strategy (2010)

Policy SP1 — Spatial Strategy

Policy SP3 — Sustainable Integrated Transport

Policy E1 — Employment Development

Policy EN1 — Protection and Enhancement of the Character of the District

Representations Received

Deeping St James Parish Council: Not yet received.

Highways: Does not wish to restrict the grant of permission. It is considered by the Highway
Authority that the proposed development will not be detrimental to highway safety or traffic
capacity.

Heritage Lincolnshire: Archaeological intervention not required - the application does not affect any
known archaeological sites.
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Representations as a Result of Publicity

The application has been advertised in accordance with the Statement of Community Involvement
with a site notice and letters to the surrounding activities/sites. No representations have been
received either for or against the submission.

Officer Evaluation

Policy E1 of the South Kesteven Core Strategy states that the Council will seek to retain and
enhance existing areas of employment use in the Deepings unless it can be demonstrated that:

1. The site is vacant and no longer appropriate or viable as an employment allocation;

2. Redevelopment will deliver wider regeneration benefits; or

3 An alternative use would not be detrimental to the overall supply and quality of employment
land within the district; or

4, An alternative use would resolve existing conflicts between land uses.

Policy E1 goes on to state that locally important existing employment areas which are suitable,
sustainable and attractive to the market and which can continue to meet modern employment
needs will be identified within the Site Specific Allocations and Policies DPD and the Grantham
AAP. These documents will also detail policy criteria to protect existing employment areas from
redevelopment for other uses, unless specific criteria are met.

The application site is not referred to within the Council’s Site Allocation and Policies DPD
Submission document (October 2011) as being a Locally Important Existing Employment Site
under proposed policy SAP5. Although this document can only be given very limited weight as it
has not been through the formal Public Examination Process it is still pertinent to the proposal.

The planning history to this site is particularly relevant to the determination of this application; in
that the dance academy is already established within the complex. It being considered at the time
that allowing the dance academy would not be detrimental to the local economy; there seems to be
no reason to believe this analysis should change. It should also be noted that there are vacant units
within the complex and which would be capable of absorbing any uptake in demand. It is
understood that B R Fabrication Welding are to move to one of these units.

Whilst the dance studio is not conventional employment/industry it does generate a need for
employees and according to the submission the move will allow the dance studio to employ an
extra part-time person (4 full time to 1 full time and 7 part time) and the (expanded) office an extra 6
full time persons (from 8 to 14).

The uses proposed for the 2 buildings raise no unacceptable conflict with surroundings
buildings/users, neither will they impact detrimentally on highway safety.

Given the site’s non-allocation for employment protection and that the proposal is not detrimental to
overall supply of employment land/buildings (adopted Policy E1) then the application is sufficiently
in accordance with pertinent Policy and the application is accordingly recommended for the Grant
of Planning Permission subject to appropriate Conditions.

Section 106 Heads of Terms

Not required
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Crime and Disorder

The proposed development raises no significant crime and disorder implications.

Human Rights Implications

Articles 6 (Right 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.

SUMMARY OF REASON(S) FOR APPROVAL

The planning history to this site is particularly relevant to the determination of this application; in
that the dance academy is already established within the complex. It being considered at the time
that allowing the dance academy would not be detrimental to the local economy; there seems to be
no reason to believe this analysis should change. It should also be noted that there are vacant units
within the complex and which would be capable of absorbing any uptake in demand. It is
understood that B R Fabrication Welding are to move to one of these units.

Whilst the dance studio is not conventional employment/industry it does generate a need for
employees and according to the submission the move will allow the dance studio to employ an
extra part-time person (4 full time to 1 full time and 7 part time) and the (expanded) office an extra 6
full time persons (from 8 to 14).

The uses proposed for the 2 buildings raise no unacceptable conflict with surroundings
buildings/users, neither will they impact detrimentally on highway safety.

Given the site’s non-allocation for employment protection and that the proposal is not detrimental to
overall supply of employment land/buildings (adopted Policy E1) then the application is sufficiently
in accordance with pertinent Policy of the Development Plan.

RECOMMENDATION: That the development be Approved subject to condition(s)

1. The development hereby permitted shall be commenced before the expiration of three years
from the date of this permission.

Reason: To comply with Section 91 (as amended) of the Town and Country Planning Act
1990.

Note(s) to Applicant

1. This site is within 50m of a Land Contamination Concern. Please contact Environmental
Protection Services on 01476 406300 for further information.

* k k k %
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LDPP1

S11/2613/HSH Target Decision Date: 20-Dec-2011
Applicant Ms S | Capon Ford End, Gonerby Road, Grantham, Lincolnshire, NG31 8HU
Agent
Proposal Proposed extensions to dwelling and removal of garage
Location Ford End, Gonerby Road, Grantham, Lincolnshire, NG31 8HU
App Type Householder Development
Parish(es) Grantham

REPORT

Application Category

This application is categorised as a Householder application.

Reason for Referral to Committee

The application is subject to a Section 106 Agreement.

The Proposal

The application is a householder application for proposed extensions to a dwelling and the removal
of a garage. The amended plans submitted in relation to this application would result in the
removal of the front garage which had been partially constructed, the hall to have a gable to the
front elevation, the rear extension would extend by approximately 2 metres further than the original
proposal, there will be an additional roof light and window to the side elevation and the roof shall be
reformed. The extensions to the dwelling would have a rendered finish to match the existing
dwelling and small plain roof tiles used, also to match existing. The accommodation provides for
family room, hall, store, utility and extension to existing kitchen providing a breakfast room on the
ground floor with and extension to existing second bedroom, formation of en-suite, conversion and
extension of existing bathroom to fourth bedroom with the creation of a fifth bedroom and a
bathroom forming part of the first floor side extension.

The Application Site and its Surroundings

The application site is located at Ford End, Gonerby Road, Grantham. This is a residential street
and Ford End is a detached dwelling and sits between a pair of residential dwellings and a current
land of open space before the entrance to Stephenson Avenue.

Relevant Site History

S10/2210 — Extension to dwelling and alterations approved 26 January 2011.
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Policy Considerations

National Policy

PPS1 — Delivering Sustainable Development

PPS3 — Housing

South Kesteven Core Strategy

SP1 — Spatial Strategy

EN1 — Protection and Enhancement of the Character of the District

Representations Received

At the time of writing this report there have been no objections to the amended plans.

Representations as a Result of Publicity

The application has been advertised in accordance with the Council Statement of Community
Involvement, the closing date for representations being 6 March 2012 and no letters of objection
have been received with regards to the amended plans. 3 letters of objection were received to the
initial plans as summarised below:

1. Concerns about the proposed layout and the development not being in scale and character
within the surrounding area.

Concerns about over looking / loss of privacy.

Concerns about loss of outlook

Approval would set a precedent for further development

Concerns about overdevelopment of the site

Concerns about noise and disturbance from the development and during construction.

) Loss of light.

Should any letters of objection be received as a result of the amended plans these will be either
presented in a late items paper or presented to members verbally.

Nogokwd

Officer Evaluation

This application relates to extensions to a detached dwelling, as an alternative to a scheme which
was granted planning permission in 2011. After works commenced on that scheme in October
2011 this authority considered that the development, in particular the proposed two storey
extension to the front of the house, was unacceptable. This committee resolved that the planning
permission should be revoked. However, that has not been necessary as the applicant agreed to
stop work and has now submitted this alternative proposal.

It proposes an enlarged extension to the dwelling and the removal of the partially constructed two
storey extension. The current planning permission will, in effect, be revoked by the Section 106
Agreement which is referred to below.

The amendments to the proposed development would result in the removal of the front garage, the
hall to have a gable to the front elevation, the rear extension would extend by 6 metres, this is
approximately 2 metres further than the original proposal, there will be an additional roof light and
window to the side elevation and the roof shall be reformed.

The accommodation provides for family room, hall, store, utility and extension to existing kitchen
providing a breakfast room on the ground floor with an extension to existing second bedroom,
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formation of en-suite, conversion and extension of existing bathroom to fourth bedroom with the
creation of a fifth bedroom and a bathroom forming part of the first floor side extension. The bulk of
the extensions would be to the eastern elevation and rear northern elevation with minimal windows
to the west elevation.

The extensions to the dwelling would have a rendered finish to match the existing dwelling and
small plain roof tiles used, also to match existing. It is considered that there are significant
differences between application S10/2210 the most significant being the removal of the garage to
the front elevation.

Given the distance of the extension from properties that front Gonerby Road it is not considered
that the front extension of the proposal would be detrimental to residential amenity through a
dominating or overlooking impact.

In terms of design the extension would have a ridge height to the front lower than the main house
with the maijority of the side windows on the eastern elevation, there would also be a large amount
of glazing facing toward the main garden space. The scale, design and siting of the extension is
considered to respect the host property and wider area.

It is considered that the objections raised to the initial proposal as summarised above, mainly
related to the creation of the front garage as approved under application number S10/2210, it is
envisaged that this will remove the negative impact upon the street scene and character of the
surrounding area and also remove the precedent for further similar development to the front
elevation of properties within the area.

The key issues are the visual impact on the host dwelling and surrounding area and the impact on
neighbours’ residential amenities.

Visual impact, it is considered that the proposal in its amended form is appropriate for its context
and would have minimal impact. It is considered that by virtue of the design, scale and materials to
be used, the proposal would be in keeping with both the local area and the existing dwelling.
Impact on neighbours amenities, taking into account the scale of the development, the majority of
the extensions being carried out to the eastern elevation overlooking open space and the northern
elevation overlooking the applicants own rear garden, it is considered that there would be no
significant adverse impact on the residential amenities of the occupiers of adjacent properties.

Section 106 Heads of Terms

The applicant has agreed to enter into a Section 106 Agreement which prevents the construction of
the previously approved (S10/2210) extensions.

Crime and Disorder

It is considered that the development would not result in any significant adverse crime and disorder
implications.

Human Rights Implications

Articles 6 (Right 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.
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SUMMARY OF REASON(S) FOR APPROVAL

The proposed alterations and extensions are, by virtue of materials, siting and design, deemed to
respect the character of the host property and wider area without having a detrimental impact on
residential amenity through a dominating or overlooking impact. The proposal is therefore deemed
to comply with policy EN1 of the adopted South Kesteven Core Strategy along with guidance
contained in PPS1 and PPS3; with no other material planning considerations to indicate that the
application should be determined.

RECOMMENDATION: That the development be Approved subject to condition(s)

1.

The development hereby permitted shall be commenced before the expiration of three years
from the date of this permission.

Reason: To comply with Section 91 (as amended) of the Town and Country Planning Act
1990.

The development shall be built in accordance with the materials detailed on the submitted
application forms unless otherwise agreed in writing by the local planning authority.

Reason: In the interests of the visual amenities of the locality and to ensure a satisfactory

development and in accordance with Policy EN1 of the adopted South Kesteven Core
Strategy (July 2010).

The development hereby permitted shall be carried out in accordance with the following list
of approved plans submitted as part of the application:

Drawing No 2187M.10.03E Proposed Floor Plans stamped Amended Plan 13-2-2012
Drawing No 2187M.10.04E Proposed South Elevation stamped Amended Plan 13-2-2012
Drawing No 2187M.10.05E Proposed Elevations stamped Amended Plan 13-2-2012
Drawing No 2187M.10.06F Proposed Site Plan stamped Amended Plan 13-2-2012

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

* k k k %
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PL1

S11/2557/0UT Target Decision Date: 16-Dec-2011
Applicant Mrs A K Watson C/o Agent
Agent Roger Hill Design Consultants Ltd 33, Mill Drove, Bourne, Lincs, PE10 9BY
Proposal Outline application for 2 single storey dwellings
Location 22b, Burghley Street, Bourne, PE109NS
App Type QOutline Planning Consent
Parish(es) Bourne
REPORT

Application Category

This application is categorised as a minor application.

Reason for Referral to Committee

The application has been referred to the development control committee as it constitutes a
departure to the development plan.

The Proposal

This is an outline application seeking consent for access, layout and scale for the erection of 2
single storey dwellings on land to the rear of 22b Burghley Street, Bourne.

The Application Site and its Surroundings

The application site is located in a residential area and currently forms the rear garden to 22b
Burghley Street, a two storey property and covers an area of 0.18 ha. To the north of the
application site there is a public footpath then the end of a cul de sac on Burghley Court.
Relevant Site History

None.

Policy Considerations

National Planning Policy:

PPS1: Delivering Sustainable Development
PPS3: Housing

PPG13: Transport

East Midlands Regional Plan:

Policy 1: Regional Core Objectives
Policy 2: Promoting Better Design
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Policy 13a: Regional Housing provision
South Kesteven District Council Core Strategy:

Policy SP1: Spatial Strategy
Policy EN1: Protection and Enhancement of the Character of the District
Policy H1: Residential Development

Representations Received

Bourne Town Council: No objections to 2 single storey dwellings on the site as per planning
permission.
Archaeological — no affect upon any known sites.

Tree Consultant — The trees at the site have limited merit as a broad public amenity, they are
however attractive in their immediate residential surroundings and may therefore be selectively
retained at the discretion of the designer and their arboricultural advisor. | am not concerned
therefore that their selective removal, proposed as part of the development layout, will detract
significantly from the character of the immediate or surrounding locality.

Thus, | have no objections in arboricultural terms to this proposal going ahead subject to a
condition requiring the protection of the retained trees 6, 7 & 8 as described in the accompanying
tree survey & report.

Lincolnshire County Council Highways — No objection subject to conditions.

Representations as a Result of Publicity

The application has been advertised in accordance with the Council’s Statement of Community
Involvement and three letters of objection have been received from local residents. The comments
can be summarised as follows:

Object to the planned clearance of the site.

Cannot object to the construction of the two houses.

Application is at odds with Policy H1.

Loss of mature trees.

Area already densely populated without more family homes.

Access through Burghley Street would not be acceptable for vehicles or pedestrians.
A guarantee needs to be in place that the existing access to 22b is not used as a site
entrance.

Nogohkwd~

Officer Evaluation

This is an outline application, seeking consent for access, layout and scale, for the erection of 2
single storey detached dwellings on part of the rear garden to 22b Burghley Street a detached two
storey house.

Policy H1 states that new housing development in South Kesteven during the period 2006-2026
should be planned and phased to deliver the minimum level of housing development required by
the Regional Plan. In order to achieve a proper distribution of development across the District the
policy sets out a framework for distributing development. In respect of Bourne policy H1 states that
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development in Bourne should be restricted to that already committed via planning approval at the
date of adoption of the Core Strategy.

Policy H1 clearly sets out a framework for delivering the minimum amount of housing development
required in the District over the development plan period. This is however a minimum and not a
maximum. Whilst the development is in the strictest of terms contrary to policy H1 of the
development plan it would not compromise the overall aims of the policy. Policy H1 seeks to
ensure that all major residential development in Bourne is on sites that have an extant planning
consent or those which are allocated site such as the Elsea Park development. Whilst the Council
would not wish to see additional large scale residential development other than these the odd small
additional infill site of one or two dwellings would not compromise the overall aims and strategy of
the development plan. In addition such sites can provide additional housing alternatives to those
usually provided on larger residential developments.

Access to the site is proposed from Burghley Court to the north of the development, at the end of a
turning head and Lincolnshire County Council Highways have raised no objection to the scheme
subject to suggested conditions that have been attached.

Given the siting and orientation of the plot and dwellings to adjacent properties it is considered that
the development will not result in any significant loss of light or overshadowing.

The dwellings proposed are single storey in nature and with ridge heights of 5.75 metres will have
little adverse affect on the scale and character of adjacent properties in the area. The surrounding
properties are mainly two-storey with varying design styles.

Section 106 Heads of Terms

Not required.

Crime and Disorder

The proposed development raises not significant crime and disorder implications.

Human Rights Implications

Articles 6 (Right 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.

Conclusion

The proposed development will have no adverse affect upon the adjacent development or the area
as a whole.

SUMMARY OF REASON(S) FOR APPROVAL

The proposals are in accordance with National Policy PPS1 and Policies SP1 and EN1 of the South
Kesteven Core Stategy. The issues regarding impact upon character of the dwelling, the street
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scene and amenities of neighbouring occupiers were considered as follows :-

With regard to the impact on the character of the area the development of the site in principle is
acceptable as Bourne is identified as a main town. Single storey development in this location would
be in keeping with the character and nature of the surrounding residential development. The impact
on the amenities of neighbouring residential occupiers should be safeguarded in terms of
overlooking, overshadowing or overbearing. In relation to road safety and traffic movements the
Lincolnshire County Council Highways Division have indicated that subject to conditions being
imposed they have no objections.

Therefore the current outline application is acceptable.

RECOMMENDATION: That the development be Approved subject to condition(s)

1.

The development hereby permitted shall be commenced before the expiration of three years
from the date of this permission or two years from the approval of the last of the reserved
matters, whichever is the later.

Reason: To comply with Section 92 (as amended) of the Town and Country Planning Act
1990.

Details of the reserved matters set out below shall be submitted to the Local Planning
Authority for approval within three years from the date of this permission:

(a) appearance; and
(b) landscaping.

Approval of all reserved matters shall be obtained from the Local Planning Authority in
writing before any development is commenced.

Reason: To enable the Local Planning Authority to control the development in detail and to
comply with Section 92 (as amended) of the Town and Country Planning Act 1990.

When application is made for approval of the 'reserved matters', that application shall show
details of arrangements to enable a motor vehicle to turn within the site so that it can enter
and leave the highway in forward gear.

Reason: To allow vehicles to enter and leave the highway in a forward gear in the interests
of highway safety.

No development shall take place before the detailed design of the arrangements for surface
water drainage has been agreed in writing by the Local Planning Authority and no building
shall be occupied before it is connected to the agreed drainage system.

Reason: To ensure that surface water run-off from the development will not adversely affect,
by reason of flooding, the safety, amenity and commerce of the occupants/residents/users
of the site

No development shall take place until full details of both hard and soft landscape works
have been submitted to and approved in writing by the local planning authority and these
works shall be carried out as approved. These details shall include [proposed finished
levels or contours; means of enclosure; car parking layouts; other vehicle and pedestrian
access and circulation areas; hard surfacing materials; minor artefacts and structures (e.g.
furniture, play equipment, refuse or other storage units, signs, lighting etc.); proposed and
existing functional services above and below ground (e.g. drainage power, communications
cables, pipelines etc. indicating lines, manholes, supports etc.); retained historic landscape
features and proposals for restoration, where relevant]. Soft landscape works shall include
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[planting plans; written specifications (including cultivation and other operations associated
with plant and grass establishment); schedules of plants, noting species, plant sizes and
proposed numbers/densities where appropriate; implementation programme].

Reason: Hard and soft landscaping and tree planting make an important contribution to the
development and its assimilation with its surroundings and in accordance with Policy EN1 of
the adopted South Kesteven Core Strategy (July 2010).

Before development is commence on site all existing trees shown in the submitted tree
survey and report shall be fenced off to the limit of their branch spread. No works
(including removal of earth), storage of materials, vehicular movements or siting of
temporary buildings shall be permitted within these protected areas.

Reason: To prevent unnecessary damage to existing trees and in accordance with Policy
EN1 of the adopted South Kesteven Core Strategy (July 2010).

* k k k %
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PL2

S12/0185/FULL Target Decision Date: 20-Mar-2012

Applicant Mr M Rouse, South Kesteven District Council South Kesteven District
Council, Council Offices, St. Peters Hill, Grantham, NG31 6PZ

Agent

Proposal New window, obscure glazed in 1st floor west elevation, replace ground
floor window with door

Location Corn Exchange, 3, Abbey Road, Bourne, Lincolnshire, PE10 9EF

App Type Full Planning Permission

Parish(es) Bourne

REPORT

Application Category

This application is categorised as a minor application.

Reason for Referral to Committee

This application has been referred to the Development Control Committee as the applicant is
SKDC.

The Proposal

This is a full application for a new first floor high level obscure glazed window to the west side of the
building and the replacement of a ground floor window with a door to the north elevation. The use
of the building is to be as a one stop shop for the library, County, District and Town Councils,
Citizen’s Advice and as a venue for entertainment and functions.

The application site and its surroundings

The application site is located to the rear of commercial buildings fronting Abbey Road within the
Bourne Conservation Area and is currently used as an entertainment and function venue. To the
north of the application site there is a car park with further commercial buildings to the east.
Relevant Planning History

In January 2012 planning permission was granted for a ground floor extension, removal of doors &
replace with windows and the creation of 3 new windows.

Representations Received

Conservation Officer — No objections.

Archaeological — no affects on any known sites.
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Representations as a result of publicity

The application has been advertised in accordance with the adopted Statement of Community
Involvement. No representations have been received.

Planning Considerations

National Policy

Planning Policy Statement 5: Planning for the Historic Environment.

South Kesteven Core Strategy

Policy EN1 — Protection and Enhancement of the Character of the District. This is a general policy
containing a list of criteria which seeks to preserve and enhance the visual quality and amenity of
the built and countryside environments.

Key Issues

The key issues to be considered as part of the determination of this application relate to the
following:

Impact on site and surroundings.

Officer Evaluation

The proposed works will have no detrimental affect upon the overall appearance of the building
itself or on the character and appearance of the Conservation Area. Having regard to the location of
the proposed works there will be no detrimental affect upon the surrounding commercial units.
Crime and Disorder Implications

It is considered that the proposed development will not have any significant or detrimental crime
and disorder implications.

Human Rights Implications

Articles 6 (Right 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.

SUMMARY OF REASON(S) FOR APPROVAL

It is considered that the proposed alterations would not detract from the design of the building and
its overall appearance and would not spoil or compromise the Bourne Conservation Area.

As such the proposal would preserve the historic character of the conservation area and would
have no detrimental affect upon the surrounding commercial units.

90



It is therefore considered that the proposal complies with national planning policy advice contained
in PPS5 Historic Environment and Policy EN1 of the South Kesteven Core Strategy.

RECOMMENDATION: That the development be Approved subject to condition(s)

1.

The development hereby permitted shall be commenced before the expiration of three years
from the date of this permission.

Reason: To comply with Section 91 (as amended) of the Town and Country Planning Act
1990.

The development shall be built in accordance with the materials detailed on the submitted
application forms unless otherwise agreed in writing by the local planning authority.

Reason: In the interests of the visual amenities of the locality and to ensure a satisfactory
development and in accordance with Policy EN1 of the adopted South Kesteven Core
Strategy (July 2010).

The development hereby permitted shall be carried out in accordance with the following list
of approved plans submitted as part of the application: J80090/12, J80090/13, Proposed
North and West Elevation drawings received 24 January 2012.

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

* k k k %
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