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PL1 S18/0645 Target Decision Date:5th July 2018
Committee Date:24th July 2018

Applicant Mr Jason Murray  1 Main Road Dyke  Bourne  PE10 0AF
Agent Mr Mike Sibthorp Mike Sibthorp Planning Logan House  Lime 

Grove  Grantham NG31 9JD
Proposal Demolition of existing buildings and erection of 3 blocks of 12 

apartments.
Location 31 North Street Bourne Lincolnshire PE10 9AE  
Application Type Full Planning Permission (Major)
Parish(es) Bourne Town Council
Reason for Referral to 
Committee

The proposal involves a Section 106 agreement for affordable 
housing.

Recommendation That the application is:- Approved conditionally
Report Author Peter Lifford - Area Planning Officer

01476 406080 Ext: 6391
p.lifford@southkesteven.gov.uk

Report Reviewed By Sylvia Bland 
Head of Development Management and Implementation
01476 406080 Ext: 6388
S.Bland@southkesteven.gov.uk

Key Issues

Principle of Development
Impact on the character of the area
Impact on heritage assets
Impact on residential amenity
Highway matters
Drainage
Affordable Housing
Open Space

Technical Documents Submitted with the Application

Planning Supporting Statement
Heritage Impact Assessment
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1.0 Description of site

1.1 The site is located to the rear of 31 North Street within the Conservation Area of Bourne Town 
Centre. It is a relatively flat site which has an area of 0.12 hectares and currently has vehicular 
access from Burghley Street to the west.

1.2 There are a number of existing buildings on the site including the old 'Bourne Cinema' to the east 
end of the site which is understood to have operated in the 1980's with a pedestrian access from 
North Street to the east via a covered access to between 25 and 31. To the west of this single 
storey cinema building is a range of vacant lock up garages. 

1.3 Smiths Public House and its beer garden/children's play area lies to the south of the site with the 
rear parking area serving Burghley Street and North Street properties to the north. For the most 
part site boundaries are formed with brick walls and/or close boarded fencing.  

2.0 Description of proposal

2.1 The application proposes the demolition of the existing buildings on site which comprise an old 
single storey cinema building and a range of lock up garaging and the erection of three blocks of 
12 apartments with associated hard and soft landscaping. 

2.2 Each two storey block will provide 4 x two bedroom flats with the entrances to the south side and 
a secure cycle store accessed to the north side. A pedestrian walkway is to be created to the 
south side of the site to provide access with a communal amenity area to the east end of the site.

2.3 Planning permission was granted in September 2017 for the erection of 4 dwellings on the site. 
These dwellings were sited on the north boundary of the site with their main aspect facing south. 
They were of a similar height to the buildings proposed within the current application. four car 
parking spaces were proposed to the west end of the site with a pedestrian walkway through 
from North Street to Burghley Street.

3.0 Relevant History

Reference Proposal Decision Date
S17/0703 Demolition of buildings and erection of 4 

no. dwellings with associated hard and 
soft landscaping.

Approved 
Conditionally 

13/09/2017

4.0 Policy Considerations

4.1 National Planning Policy Framework (NPPF)
Section 6 - Wide choice of high quality homes
Section 7 - Requiring good design
Section 12 - Enhancing the historic environment
Section 4 - Promoting sustainable transport
Section 10 - Meeting the challenge of climate change
Section 8 - Promoting healthy communities

4.2 South Kesteven District Council Core Strategy
Policy EN1 - Protection and Enhancement
Policy H1 - Residential Development
Policy SP1 - Spatial Strategy
Policy SP2 - Sustainable Communities
Policy SP3 - Sustainable Integrated Transport
Policy SP4 - Developer Contributions
Policy H1 - Residential Development
Policy H3 - Affordable Housing
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4.3 Site Allocation and Policies Development Plan Document
Policy SAP7 - Development in defined town centres
Policy SAP9 - Bourne core area
Policy SAPH1 - Other housing development
Policy SAP10 - Open space provision

5.0 SKDC Corporate Priorities

6.0 Representations Received

Affordable Housing Officer 
(SKDC)

No objection subject to the provision of suitable on site 
affordable housing.

Historic Buildings Advisor 
(SKDC)

No objections to the proposal as it respects the existing linear 
plan form of this part of the conservation area, derived from 
the historic use of the site as rear burgage plots. 

The proposals will also involve demolition of a former cinema 
and derelict outbuildings of limited architectural and historic 
significance and redevelopment of the site that will preserve 
and enhance the character and appearance of the 
conservation area. 

In terms of design, it could be improved if at least some 
architectural references to the conservation area were 
included in the proposals For example, the flat brick arches 
that are commonly found on North Street could be easily 
incorporated. 

Given the location within the conservation area conditions 
should be placed on any approval in relation to samples of 
materials, unless they are able to submit samples prior to 
determination.

Parish Council Objections from the Town Council after several members of 
the public attended the meeting and under several reasons; 
limited access to houses, limited parking spaces, not in 
keeping with surrounding area, overdevelopment, and no 
affordable housing. Also plans are very vague.

LCC Highways & SuDS 
Support

The application site is sufficiently close to the services, 
facilities, employment opportunities and public transport 
options within the town for the proposed dwellings to be 
suitable for occupation by those without the use of a private 
motor vehicle.
The absence of any car parking provision within the proposed 
development removes the issues with access visibility that 
had given cause for concern with previous residential 
proposals on this site.
Therefore, having given due regard to the appropriate local 
and national planning policy guidance (in particular the 
National Planning Policy Framework), Lincolnshire County 
Council (as Highway Authority and Lead Local Flood 
Authority) has concluded that the proposed development is 
acceptable and accordingly, does not wish to object to this 
planning application.
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7.0 Representations as a Result of Publicity

7.1 This application has been advertised in accordance with the Council's Statement of Community 
Involvement and representations have been received from three addresses.  The points raised 
can be summarised as follows:

1. Overlooking and loss of privacy
2. Dominant and oppressive environment
3. Traffic impact, inadequate vehicular access to the site. 
4. Could lead to parking on our private car park
5. No parking allocated
6. No details of demolition of existing buildings on site
7. No details of landscaping, private amenity areas, refuse storage, surface water drainage
8. Loss of daylight
9. Sterilises surrounding area due to overlooking

8.0 Evaluation

8.1 Principle of Development

8.1.1 The application site is in Bourne Town Centre and the relevant policies for residential 
development in this location are SP1, H1, SAPH1 and EN1. 

8.1.2 Policy SP1 states that the majority of new development should be focused upon Grantham to 
support and strengthen its role as a Sub-Regional Centre. However, new development which 
helps to maintain and support the role of the three market towns of Stamford, Bourne and the 
Deepings, will also be allowed. Priority will be given to sustainable sites within the built up part of 
the town where development would not compromise the nature and character of the town and 
sites which are allocated in the Site Specific Allocations and Policies DPD.  

8.1.3 Policy EN1 of the adopted Core Strategy states that development must be appropriate to the 
character and significant natural, historic and cultural attributes and features of the landscape 
within which it is situated, and contribute to its conservation, enhancement or restoration. Policy 
H1 relates to housing allocations and states that residential development in Bourne should be 
restricted to that already committed via planning approval at the date of adoption of this Core 
Strategy. 

8.1.4 Policy SAP H1 of the adopted Site Allocations and Policy DPD (2014) states that new housing 
development will be provided in Local Service Centres through the development of suitable 
brownfield redevelopment sites and small infill sites within the built up parts of these settlements.

8.1.5 The importance of considering the impact of new development on the significance of designated 
heritage assets is expressed in section 12 of the National Planning Policy Framework (NPPF). 
Paragraph 132 of the NPPF advises that the significance of designated heritage assets can be 
harmed or lost through alterations or development within their setting. Such harm or loss to 
significance requires clear and convincing justification. The NPPF also makes it clear that 
protecting and enhancing the historic environment is sustainable development (paragraph 7). 
Local Planning Authorities should also look for opportunities to better reveal the significance of 
heritage assets when considering development in conservation areas (paragraph 137).

8.1.6 Core Strategy Policy H1 establishes a requirement for 2310 houses for the 20 year period 2006-
2026. However, the policy also proposes no housing allocations in Bourne to that which is 
already committed via planning permission at the time the Core Strategy was adopted. This is in 
recognition of the high level of housing commitments in the town. Policy SAPH1 however of the 
Site Allocations and Policies DPD states new housing will be provided in Bourne through the 
development of suitable brownfield redevelopment sites and small infill sites within the built up 
parts of these settlements. 
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8.1.7 The site is within the built up area of Bourne and is considered to be a sustainable site in 
accordance with the development plan taken as a whole, as it would comprise the re-
development of a brownfield site within this town centre location. Specifically it would comply with 
Core Strategy policy SP1 and SAP policy SAPH1 subject to detailed criteria discussed below.

8.2 Impact on the character of the area

8.2.1 The NPPF states that good design is a key aspect of sustainable development and new 
development should be visually attractive as a result of good architecture and appropriate 
landscaping. Pursuing sustainable development involves seeking positive improvement s in the 
quality of the built, natural and historic environment, as well as in people's quality of life. 
Policy EN1 of the adopted Core Strategy states that planning permission will be granted provided 
that the proposal reflects the character of the area and the existing property in terms of design 
and materials. 

8.2.2 The site lies within the designated Conservation Area for Bourne. The Local Planning Authority 
has a general duty to give special attention to the desirability of preserving or enhancing the 
character or appearance of Conservation areas s72 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 (the 'Act'). 

8.2.3 North Street is a principal commercial street in the town with a phased development radiating 
from the town centre northwards ranging from retail and commercial uses to residential 
properties.

8.2.4 The existing buildings on site comprise mid/late 20th century single storey structures - lock up 
garages and an old cinema building. None of the buildings have any environmental or historic 
significance and all of them are proposed to be demolished. 

8.2.5 The scheme comprises a linear form of development and the design of the dwellings creates a 
mews style development which reflects the general form and character of this part of Bourne 
Town Centre. 

8.2.6 The dwellings would result in a combined built footprint of 420 sq m which is in keeping with the 
character and form of the area and does not constitute over-development of the site. The 
proposed dwellings would enjoy an acceptable level of private amenity space. The proposed 
development is not considered to harm the character and appearance of the area or designated 
Conservation Area and would comply with Policy EN1 of the Core Strategy and the NPPF. 

8.2.7 As such the proposed development is considered to accord with CS Policy EN1 and NPPF 
Section 7 - Requiring good design, Section 8 - Promoting Healthy Communities and Section 12 - 
Conserving and enhancing the historic environment. 

8.3 Impact on Listed Buildings

8.3.1 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires decision 
makers to have special regard to the desirability of preserving listed buildings or their settings or 
any features of special architectural or historic interest which they possess. Any adverse impact 
on a heritage asset, even slight or minor, would not preserve the asset or its setting.

8.3.2 CS Policy EN1 seeks to ensure that development does not harm heritage assets. NPPF para 134 
states:

"Where a development proposal will lead to less than substantial harm to the significance of a 
designated heritage asset, this harm should be weighed against the public benefits of the 
proposal, including securing its optimum viable use".

8.3.3 There are two listed buildings either side of the application site area no. 25/29 (Smiths Public 
House) to the south and no. 39 (Formerly Six Bells Public House) located to the north. The 
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setting and location of the application site and the relationships with the listed buildings is such 
that the proposed development is not considered to cause harm to either of these Listed 
Buildings with the new buildings sited to the rear. In fact it is considered that the removal of the 
existing poor quality buildings in favour of a Mews style development would serve to improve and 
enhance the character of the Conservation Area setting. 

8.3.4 As such the proposal would not result in any harm to the setting of heritage assets and in this 
respect the proposal is in accordance with CS Policy EN1 and NPPF Section 12: Conserving and 
enhancing the historic environment.

8.4 Impact on Residential Amenities

8.4.1 The NPPF states as one of its core principles that planning should always seek to secure high 
quality design and a good standard of amenity for all existing and future occupants of land and 
buildings. Policy EN1 of the Core Strategy states that development proposals should be 
assessed in relation to visual intrusion. 

8.4.2 Due to the design of the buildings, the location of windows and the relationship with the 
surrounding properties the proposed buildings would have no significant impact on the 
surrounding commercial and residential properties. The proposed block to the west end of the 
site is fairly close to the purpose built block of flats to the north but having regard to the 
relationship between the buildings and the effect of the new development on this block will not be 
significant to warrant refusal of the application. The majority of the new buildings will be looking 
onto car parking to the north and the beer garden to the public house to the south. The proposal 
is considered compatible with the surrounding uses. As such the proposal is considered to 
accord with CS Policy EN1 and NPPF Section 7.

8.5 Highway Matters

8.5.1 Given the location of the site with Bourne Town Centre it is considered to be a sustainable 
location where parking would not be a necessity. Visibility out of the site onto Burghley Street is 
poor and given the previous use of the site it would be a reduction in vehicle movements and 
accordingly represents an improvement in highway safety. Lincolnshire County Council Highways 
have raised no objection to the proposal.

8.6 Affordable Housing

8.6.1 CS Policy H3 requires developments of 11 or more dwellings to provide a target of 35% 
affordable housing. In this instance this would equate to 4no. affordable units on site. The 
applicant has confirmed that this is acceptable and would be similar to a development in 
Billingborough where they operate and manage the affordable housing themselves. This 
arrangement is acceptable to the Council's Affordable Housing Officer.

8.7 Open Space

8.7.1 Site Allocations Policy SAP 10 requires appropriate provision of open space within developments 
of 11 or more dwellings in areas where there is currently inadequate open space provision. In this 
instance the site is located approximately 500 metres from the recreation ground off Recreation 
Road and approximately 400 metres to the Abbey Lawns. As such there is adequate open space 
provision in the vicinity without the need for additional provision on site.

9.0 Sections 106 Heads of Terms

9.1 The Section 106 requirements for this development are:

4 affordable housing units provided on site.
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9.2 These obligations are considered to meet the tests of Sections 122 and 123 of the Community 
Infrastructure Levy Regulations (2010) (as amended) and accord with the NPPF Sections 6 and 8 
and Decision Taking. Planning Practice Guidance and CS Policies H3, SP4 and the South 
Kesteven Planning Obligations SPD.

10.0 Crime and Disorder

10.1 It is considered that the proposal would not result in any crime and disorder implications.

11.0 Human Rights Implications

11.1 Articles 6 (Rights to fair decision making) and Article 8 (Right to a 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.

12.0 Conclusion

12.1 It is considered that redevelopment of this site for residential development, in a sustainable 
location, is in accordance with the sustainability aims of national and local policy. The proposed 
development would result in a form of development which is in keeping with the character and 
appearance of the surrounding area, including the adjacent conservation area, would not be 
detrimental highway safety or result in any significant harm to the amenities of neighbouring 
occupiers.

12.2 As such the proposal is considered to accord with Policies SP1, SP2, SP3, SP4, H1, H3, EN1, 
EN2 of the adopted South Kesteven Core Strategy, Policies SAP 7, SAP 9, SAP 10, and SAP H1 
of the South Kesteven Site Allocations and Policies Plan and the National Planning Policy 
Framework Section 4 Promoting Sustainable Transport, Section 6 Delivering a wide choice of 
high quality homes, Section 7 Requiring Good Design, Section 8 Promoting Healthy 
Communities, and Section 10 Meeting the Challenge of climate change, flooding and coastal 
change, Section 11 Conserving and Enhancing the Natural Environment and Section 12 
Conserving and enhancing the historic environment. Whilst concerns have been raised in relation 
to highway safety, residential amenity, visual amenity and impact on heritage assets they are not 
considered to outweigh the policies referred to above.

13.0 Recommendation

13.1 That the development is deferred to Chairman and/or Vice Chairman in consultation with the 
Business Manager for Development Management and Implementation for approval subject to the 
signing of a section 106 agreement an in accordance with the conditions set out below. Where 
the section 106 has not been concluded prior to the Committee a period not exceeding six weeks 
post the date of the Committee shall be set for the completion (including signing) of the 
agreement.

13.2 In the event that the agreement has not been concluded within the six week period and where in 
the opinion of the Business Manager for Development Management and Implementation, there 
are no extenuating circumstances which would justify a further extension of time, the related 
planning application shall be refused on the basis that the necessary criteria essential to make 
what would otherwise be unacceptable development acceptable have not been forthcoming.

RECOMMENDATION: that the development is Approved subject to the following conditions

Time Limit for Commencement

 1 The development hereby permitted shall be commenced before the expiration of three years from 
the date of this permission.
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Reason: In order that the development is commenced in a timely manner, as set out in Section 91 of 
the Town and Country Planning Act 1990 (as amended).

Approved Plans

 2 The development hereby permitted shall be carried out in accordance with the following list of 
approved plans:

i. 2901/01 received 5 April 2018
ii. 2901/DD1 received 5 April 2018
iii. 2901/DD2 received 5 April 2018
iv. 2901/DD3 received 5 April 2018

Unless otherwise required by another condition of this permission.
     
Reason: To define the permission and for the avoidance of doubt.

Before the Development is Commenced

 3 Before the development hereby permitted is commenced, plans showing the existing and proposed 
land levels of the site including [site sections, spot heights, contours and the finished floor levels of 
all buildings] with reference to [neighbouring properties/an off site datum point] shall have been 
submitted to and approved in writing by the Local Planning Authority.

Reason: In the interests of the visual amenities of the area and in accordance with Policy EN1 of the 
adopted South Kesteven Core Strategy (July 2010).

 4 Before any construction work above d.p.c level hereby permitted is commenced details of hard 
landscaping works shall have been submitted to and approved in writing by the Local Planning 
Authority. Details shall include:

i. means of enclosure; 
ii. pedestrian access and circulation areas; 
iii. hard surfacing materials; 
iv. minor artefacts and structures (e.g. furniture, play equipment, refuse or other storage units, signs, 
lighting etc.); 
v. proposed and existing functional services above and below ground (e.g. drainage power, 
communications cables, pipelines etc. indicating lines, manholes, supports etc.); 
vi. retained historic landscape features and proposals for restoration, where relevant.

Reason: Hard 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).

 5 No development shall take place until a surface water drainage scheme for the site, based on 
sustainable urban drainage principles and an assessment of the hydrological and hydrogeological 
context of the development has been submitted to and approved in writing by the Local Planning 
Authority.  

The scheme shall; 

a) provide details of how run-off will be safely conveyed and attenuated during storms up to and 
including the 1 in 100 year critical storm event, with an allowance for climate change, from all hard 
surfaced areas within the development into the existing local drainage infrastructure and 
watercourse system without exceeding the run-off rate for the undeveloped site; 

b)Provide attenuation details and discharge rates which shall be restricted to 5.0 
litres/second/hectare; 
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c) Provide details of the timetable for and any phasing of implementation for the drainage scheme; 
and 

d) Provide details of how the scheme shall be maintained and managed over the lifetime of the 
development, including any arrangements required to secure the operation of the drainage system 
throughout its lifetime. 

Thee development shall be carried out in accordance with the approved drainage scheme and no 
dwelling shall be occupied until the approved scheme has been completed or provided on the site in 
accordance with the approved phasing.  The approved scheme shall be retained and maintained in 
full accordance with the approved details.

Reason: To ensure a satisfactory means of drainage.

 6 Before any of the works on the external elevations for the building(s) hereby permitted are begun, 
samples of the materials (including colour of any render, paintwork or colourwash) to be used in the 
construction of the external surfaces shall have been submitted to and approved in writing by the 
Local Planning Authority.

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

 7 Before any construction work above d.p.c level is commenced, details of any soft landscaping works 
shall have been submitted to and approved in writing by the Local Planning Authority. Details shall 
include: 

i. planting plans;
ii. written specifications (including cultivation and other operations associated with plant and grass 
establishment); 
iii. schedules of plants, noting species, plant sizes and proposed numbers/densities where 
appropriate; 

Reason: 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).

 8 Before the development hereby permitted is commenced (including any demolition works), the 
method of demolition of the existing building(s) shall have been submitted to and approved by the 
Local Planning Authority.

Reason: The site is in a very sensitive location with respect to groundwater and in order to protect 
the quality of drinking water supplies the working methods will need to be carefully considered and 
in accordance with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

Before the Development is Occupied

 9 Before any part of the development hereby permitted is occupied/brought into use, the external 
surfaces shall have been completed 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).

10 Before any part of the development hereby permitted is occupied/brought into use, all hard 
landscape works shall have been carried out in accordance with the approved hard landscaping 
details. 
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Reason: Hard 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).

11 Before any part of the development hereby permitted is occupied/brought into use, the works to 
provide the surface drainage shall have been completed in accordance with the approved details.

Reason: To ensure the provision of satisfactory surface is provided in accordance with Policy EN2 of 
the adopted South Kesteven Core Strategy (July 2010).

12 No construction work shall commence on site until the demolition works have been completed in 
accordance with the approved demolition details.

Reason: The site is in a very sensitive location with respect to groundwater and in order to protect 
the quality of drinking water supplies the working methods will need to be carefully considered and 
in accordance with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

Ongoing Conditions

13 Before the end of the first planting/seeding season following the occupation/first use of any part of 
the development hereby permitted, all soft landscape works shall have been carried out in 
accordance with the approved soft landscaping details. 

Reason: 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).
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Ground Floor layout

First Floor Layout



60

Elevations
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