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AL1 S18/0503 Target Decision Date:21st May 2018
Committee Date:18th September 2018

Applicant Mr K Spencer Broadwing Southfields Ltd 36 Tyndall Court 
Commerce Road Peterborough PE2 6LR

Agent Mr Peter Flavill Portess and Richardson  193 Lincoln Road 
Peterborough PE1 2PL Cambridgeshire

Proposal Erection of nine dwellings
Location Land Adjacent To Ivatt Close Bourne PE10 9TZ   
Application Type Full Planning Permission
Parish(es) Bourne Town Council
Reason for Referral to 
Committee

At the request of Cllr Reid for reasons relating to suitability of 
proposed extra development utilising existing access road

Recommendation That the application is:- Approved conditionally
Report Author Abiola Labisi - Area Planning Officer

01476 406080 Ext: 6632
a.labisi@southkesteven.gov.uk

Report Reviewed By Justin Johnson - Planning Operations Lead
01476 406080 Ext: 6392
j.johnson@southkesteven.gov.uk

Key Issues

 Impact on the character of the area
 Impact on neighbours' amenities
 Highway issues.
 Flooding
 Loss of trees

Technical Documents Submitted with the Application

 Report of an ecological survey conducted by Hillier Ecology Limited
 An Arboricultural Implications Assessment and Method Statement prepared by Andrew Belson 

Arboricultural Consultant.
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1.0 Description of proposal

1.1 The proposed development relates to the erection of nine dwellings adjacent Ivatt 
Close and comprising of a mix of detached and terraced properties. The proposal also 
includes the diversion of an existing unmade public footpath which currently runs 
adjacent the southern boundary of Great Northern Gardens. It is proposed to divert the 
footpath such that it would be centrally located within the site and running in a north-
east to south-west direction. In addition, it is proposed to tarmac the section of the 
footpath within the site.

1.2 In terms of house types, six of the dwellings would be detached while the remaining 
three would be terraced. In terms of layout within the site, six of the dwellings would 
be sited to the north-west of the diverted footpath with the remaining three sited to the 
south-east of the footpath.

1.3 The buildings would be constructed of buff facing brick with interlocking slate roofs 
over. Foul water would discharge into the mains sewer while surface water would 
discharge into soakaways.

1.4 Description of proposed dwellings:

1.4.1 Plot 1 would be a detached two storey 4 bedroom dwelling with an integral car port 
and would cover an area of approx. 10m x 9m with a ridge height of approx. 8.8m.

1.4.2 Plot 2 would be a detached two storey 4 bedroom dwelling with an integral car port 
and would cover an area of approx. 11.5m x 7.5m with a ridge height of approx. 8.8m.

1.4.3 Plot 3 would be a detached two storey 4 bedroom house with integral carport covering 
an area of approx. 13.5m x 6m with a ridge height of approx. 8m.

1.4.4 Plot 4 would be an L-shaped two storey detached 4 bedroom house having a maximum 
depth of 10.5m and width of 9m with a ridge height of approx. 8m. It would have a 
detached garage which would cover an area of approx. 6.5m x 3.2m with a ridge height 
of approx. 4m.

1.4.5 Plots 5, 6 and 7 would be 3 bedroom dwellings within a two storey block of three 
terraced units covering an area of approx. 16m x 8.5m with a ridge height of approx. 
8.5m.

1.4.6 Plot 8 would be a detached two storey 4 bedroom house with integral car port covering 
an area of approx. 10m x 9m with a ridge height of approx. 8m. 

1.4.7 Plot 9 would be a detached three storey 4 bedroom house with second floor located 
within the attic and would cover an area of approx. 5.5m x 8.5m with a ridge height of 
approx. 9m. 

2.0 Description of site

2.1 The site is triangular in shape and is stated to be 4,185 sq. m in area. It is located to 
the south of a modern residential development (Great Northern Gardens) of 2 to 3 
storey dwellings. To the east of the site is another residential development 
(Southfields) and a public footpath runs through the site. Bourne Grammar School is 
located to the south east of the application site.
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2.2 The site is relatively flat and similar to surrounding lands in terms of ground levels. 
There are some mature trees on site. Access to the site is off South Road, via a long 
private drive that serves the dwellings on Great Northern Gardens.

3.0 Relevant History

3.1 No relevant planning history

4.0 Policy Considerations

4.1 National Planning Policy Framework (NPPF)
Section 5 - Delivering a sufficient supply of homes
Section 12 - Achieving well-designed places
Section 16 - Conserving and enhancing the historic environment

4.2 South Kesteven District Council Core Strategy
Policy EN1 - Protection and Enhancement
Policy H1 - Residential Development
Policy SP1 - Spatial Strategy

4.3 Site Allocation and Policies Development Plan Document
Policy SAPH1 - Other housing development

5.0 SKDC Corporate Priorities
Support good housing for all

6.0 Representations Received

Historic Buildings Advisor 
(SKDC)

Noted that proposal does not appear to impact on any 
designated heritage asset.

Parish Council Town Council stated that they had no objection subject to 
footpath being consistent throughout

Lincolnshire County Council 
- Footpaths Officers

No objection subject to prior consent being obtained before 
erecting any barriers on the footpath.

Environmental Protection 
Services (SKDC)

No objection subject to conditions relating to monitoring of 
the site for contamination

South Kesteven District 
Council Footpaths Officer

Public footpath No.4 is affected by the proposed 
development and therefore they will need to put in for a 
diversion order of the Definitive Right of Way.    The route of 
the footpath should not be moved until such time as an order 
has been made, confirmed and brought into operation.  Any 
diversion must link with the other parts of the footpath not 
affected by the development.

Parish Council No objection subject to footpath being consistent throughout

Street Scene (SKDC) No objection but pointed out that as the site is accessed 
through a private drive and as the Council would not normally 
enter private drives to collect bins, residents would either 
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have to bring their bins to the public adopted highway or the 
Council is provided with an indemnity certificate, 
indemnifying the Council against any damage caused by 
refuse freighters.

LCC Highways & SuDS 
Support

No objection subject to conditions relating to surface water 
drainage and construction of private drives

Arboricultural Consultant 
(SKDC)

No objection subject to conditions relating to robust 
landscaping.

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 17 letters of representation have been received.  The 
points raised can be summarised as follows:

1. Use of private access which is not capable of accommodating the additional 
traffic

2. Noise
3. On-street parking
4. Loss of trees and open space
5. Adverse impact on the character of the area.
6. Inadequate community facilities in Bourne to support additional residential 

development.
7. Flooding.
8. Impact on wildlife
9. Impact on public footpath

8.0 Evaluation

8.1 Policy Considerations

8.1.1 Core Strategy Policy SP1 (Spatial Strategy) sets out a framework guiding the location 
of new development within the District and provides that majority of new development 
shall be focussed on Grantham and the market towns of Stamford, Bourne and the 
Deepings. 

8.1.2 The site is located within the built up part of Bourne and in accordance with the above 
provision of Core Strategy SP1, the proposed development at this location is 
considered acceptable in principle.

8.1.3 In relation to housing development in Bourne, Core Strategy Policy H1 (Residential 
Development) provides that any additional housing growth proposed for the District 
throughout the plan period should be distributed in a similar manner following the 
framework set out below - 

'Development in Bourne should be restricted to that already committed via planning 
approval at the date of adoption of this Core Strategy.'
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8.1.4 Notwithstanding the above requirement of Policy H1, the Site Allocation Policies - 
Development Plan Document Policy SAPH1 (Other Housing Development) provides 
that:

'In accordance with Policy SP1 of the Core Strategy new housing development will 
also be provided in Bourne, Stamford, Market Deeping, Deeping St James and the 16 
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 site is within the built up part of Bourne and accordingly, new housing development 
is acceptable in principle on the site in accordance with Policy SAPH1.

8.1.6 The revised National Planning Policy Framework provides under para 59 that:

'To support the Government's objective of significantly boosting the supply of homes, 
it is important that a sufficient amount and variety of land can come forward where it is 
needed, that the needs of groups with specific housing requirements are addressed 
and that land with permission is developed without unnecessary delay.'

8.1.7 In relation to the significance of small sites in contributing towards housing supply, para 
68 of the NPPF notes that small and medium sized sites can make an important 
contribution to meeting the housing requirement of an area, and are often built-out 
relatively quickly.

8.1.8 The proposed development would boost housing supply in Bourne in line with 
Government's objective and given the size of the site and the scale of the development, 
it is considered that it is likely that the development would be implemented within a 
reasonable period of time thus delivering additional housing within the town in a timely 
fashion.

8.1.9 Having regard to the foregoing, it is considered that the proposal is acceptable in 
principle. 

8.2 Impact of the use on the character of the area

8.2.1 Core Strategy Policy EN1 relates to the protection and enhancement of the character 
of the district and provides 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'.

8.2.2 Similarly, para 127 of the NPPF provides that:

'Planning policies and decisions should ensure that developments:

a) will function well and add to the overall quality of the area, not just for the short term 
but over the lifetime of the development;
b) are visually attractive as a result of good architecture, layout and appropriate and 
effective landscaping;
c) are sympathetic to local character and history, including the surrounding built 
environment and landscape setting, while not preventing or discouraging appropriate 
innovation or change (such as increased densities);
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d) establish or maintain a strong sense of place, using the arrangement of streets, 
spaces, building types and materials to create attractive, welcoming and distinctive 
places to live, work and visit;
e) optimise the potential of the site to accommodate and sustain an appropriate amount 
and mix of development (including green and other public space) and support local 
facilities and transport networks'.

8.2.3 In terms of scale and design, it is considered that the proposed development would be 
in keeping with the general pattern of development in the area as the scale, design 
and materials match those of neighbouring schemes on Great Northern Gardens and 
Southfields. 

8.2.4 The Planning Authority raised some concerns relating to the scale and footprint of the 
scheme as originally submitted. The applicant was advised to reduce the footprint so 
as to free up some space for additional landscaping to make up for the loss of the trees 
as recommended by the Tree Consultant. Accordingly, the scheme was amended by 
significantly reducing the overall footprint and including a more robust landscaping 
proposal, including planting of replacement trees along the footpath. 

8.2.5 Whilst the trees on site are not considered to be of significant amenity value, the 
proposal includes substantial amount of landscaping to minimise any impact resulting 
from the loss of trees. By surfacing the public footpath running through the site, it is 
considered that the development would enhance the local facility.

8.2.6 To the north of the site is the Conservation Area and there is a Listed Building in close 
proximity to the proposed access. Having regard to the separation distance between 
the development and the above mentioned heritage assets, it is considered that the 
proposal would not lead to any harm to the significance of these assets. The 
Conservation Officer has confirmed that the development would not affect the heritage 
assets.

8.2.7 Having regard to the above, it is considered that the development would be in 
accordance with relevant provisions of the local and national policies cited above.

8.3 Impact on the neighbouring properties

8.3.1 Having regard to the separation distance between the proposed dwellings and existing 
neighbouring dwellings, it is considered that the development would not lead to any 
significant overbearing, overshadowing or overlooking impacts on neighbouring 
properties and vice versa.

8.3.2 In relation to the new dwellings, the design and layout would ensure that the amenities 
of future occupiers would not be compromised by any of the new dwellings.

8.4 Highway issues

8.4.1 Access to the development would be via a shared private drive serving Great Northern 
Gardens. The Highway Authority has advised that whilst this is a private drive, it is 
considered capable of taking additional vehicular traffic without necessarily leading to 
any severe detrimental highway issues. In addition, the development includes 
provisions for adequate parking and turning facilities on site and would therefore not 
likely lead to any on-street parking.
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8.4.2 In relation to flooding, the Highway and Lead Flooding Authority has recommended 
that suitable conditions relating to details of a surface water management proposal be 
attached to any grant of permission. 

8.4.3 Accordingly, it is considered that the development would not lead to any severe 
detrimental highway issues.

8.5 Response to issues raised in letters of objection

8.5.1 Access to the site via a private drive is not a material planning consideration and with 
regard to the capacity of the access road to accommodate the traffic to be generated 
by the proposed development, the Highway Authority has advised that the access road 
can adequately serve any additional traffic from the proposed development. 
Furthermore, the proposal includes provision of adequate parking spaces on-site and 
it is not considered that the development would lead to off-site parking.

8.5.2 Whilst there would be some level of noise disturbance, this would be limited to the 
construction phase and it is not unusual for such noise disturbance to be experienced 
by occupiers of properties close to construction sites. Importantly, issues relating to 
noise pollution are more effectively dealt with by environmental legislations.

8.5.3 The trees to be removed to facilitate the development have been confirmed to be of 
limited amenity value and therefore, it is considered that their loss would not detract 
significantly from the area's amenity. The site is not known to be a formal public open 
space and therefore its development would not lead to any significant reduction in 
public open space within the town.

8.5.4 The scale of the development is not considered to be such that would lead to 
unacceptable pressure on existing community facilities in the town and issues relating 
to surface water drainage can be addressed by appropriate conditions. In relation to 
impact on wildlife, it is considered that if implemented in accordance with the 
recommendations set out within the submitted Ecological Report, the proposal would 
not lead to unacceptable impacts on wildlife. In addition, it is the responsibility of the 
developer to ensure that the development does not lead to unacceptable impact on 
protected species and relevant notes would be attached to any grant of permission 
calling the attention of the developer to the requirements of the Wildlife and 
Countryside Act 1981. 

9.0 Section 106 Heads of Terms

9.1 The proposal is below the threshold for the requirement for Affordable Housing.

10.0 Crime and Disorder

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

11.0 Human Rights Implications

11.1 Articles 6 (Rights 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.

11.2 It is considered that no relevant Article of that act will be breached.
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12.0 Conclusion

12.1 Having regard to the scale, design and location of the proposed development, and 
taking into account the pattern of development in the general area, it is considered that 
the development would not lead to any significant adverse impact on the character of 
the area and would also not lead to any significant adverse impact on the amenities of 
occupiers of neighbouring properties and future occupiers of the development. The 
proposal would therefore be in accordance with relevant provisions of Core Strategy 
Policy EN1, SP1, SAP DPD Policy SAPH1 and relevant provisions of Sections 5 and 
12 of the revised National Planning Policy Framework.

12.2 Accordingly, it is recommended that permission be granted, subject to conditions.

13.0 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.

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. Drawing No. P01 Rev B (Proposed Site Layout Plan) received 01/08/2018
ii. Drawing No. P02 Rev B (Block Plan) received 14/08/2018
iii. Drawing No. P03 Rev A (Proposed Floor Plans - Plot 1) received 20/07/2018
iv.       Drawing No. P04 Rev A (Proposed Elevation Plans - Plot 1) received 01/08/2018
v.        Drawing No. P05 Rev A (Proposed Floor Plans - Plot 2) received 20/07/2018
vi.       Drawing No. P06 Rev A (Proposed Elevation Plans - Plot 2) received 01/08/2018
vii.      Drawing No. P07 Rev B (Proposed Floor Plans - Plot 3) received 20/07/2018
viii.     Drawing No. P08 Rev A (Proposed Elevation Plans - Plot 3) received 01/08/2018
ix.       Drawing No. P09 Rev A (Proposed Floor Plans - Plot 4) received 20/07/2018
x.       Drawing No. P10 Rev B (Proposed Elevation Plans - Plot 4) received 14/08/2018
xi.       Drawing No. P11 Rev A (Proposed Floor Plans - Plots 5, 6, 7) received 20/07/2018
xii.      Drawing No. P12 Rev A (Proposed Elevation Plans - Plots 5, 6, 7) received 
01/08/2018
xiii.     Drawing No. P13 Rev A (Proposed Floor Plans - Plot 8) received 20/07/2018
xiv.    Drawing No. P14 Rev B (Proposed Elevation Plans - Plot 8) received 01/08/2018
xv.     Drawing No. P15 Rev B (Proposed Floor Plans - Plot 9) received 14/08/2018
xvi.   Drawing No. P16 Rev A (Proposed Elevation Plans - Plot 9) received 01/08/2018
xvii.   Drawing No. P17 Rev A (Proposed Garage Plans - Plot 4) received 20/07/2018
xix.    Drawing No. P18 Rev B (Boundary Treatment) received 14/08/2018

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
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 3 Before the development hereby permitted is commenced, a scheme relating to the survey 
of the land for contamination shall have been submitted to and approved in writing by the 
Local Planning Authority. The scheme shall include: 

i. A desk top study documenting all the previous and existing land uses of the site and 
adjacent land;
ii. A site investigation report assessing the ground conditions of the site and incorporating 
chemical and gas analysis identified as appropriate by the desk top study; and
iii. A detailed scheme for remedial works and measures to be undertaken to avoid risk 
from contaminants and/or gases when the site is developed and proposals for future 
maintenance and monitoring. 
iv. Shall include the nomination of a competent person to oversee the implementation of 
the works.

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) 

 4 Before the development hereby permitted is commenced, plans showing the 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 or 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).

 5 No development shall take place until a surface water drainage scheme for the site, based 
on 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 1.4 litres 
per second; 
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 for adoption by any public body or 
Statutory Undertaker and any other arrangements required to secure the operation of the 
drainage
system throughout its lifetime. 

The 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 in accordance with the approved details.

Reason: In order to prevent flooding of the site and adjoining properties.
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During Building Works

 6 Before construction of any building hereby permitted is commenced, the land on which 
that building is situated shall have been graded in accordance with the approved land 
levels details. 

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).

Before the Development is Occupied

 7 Before any part of the development hereby permitted is occupied/brought into use, the 
external elevations shall have been completed using only the materials stated in the 
planning application forms unless otherwise agreed 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).

 8 Before any part of the development hereby permitted is occupied/brought into use, a 
verification report confirming that remedial works have been completed shall have been 
submitted to and approved in writing by the Local Planning Authority. The report shall 
have been submitted by the nominated competent person approved, as required by 
condition above. The report shall include:

i. A complete record of remediation activities, and data collected as identified in the 
remediation scheme, to support compliance with agreed remediation objectives;
ii. As built drawings of the implemented scheme;
iii. Photographs of the remediation works in progress; and
iv. Certificates demonstrating that imported and/or material left in situ is free from 
contamination.

The scheme of remediation shall thereafter be maintained in accordance with the 
approved 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)

 9 Prior to any of the buildings being occupied the private drive shall be completed in 
accordance with the details shown on drawing number P01 Rev B (Proposed Site Layout) 
dated March 2018.

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

10 Before any building/dwelling hereby permitted is occupied/brought into use, the finished 
floor levels for that building shall have been constructed in accordance with the approved 
land levels details. 

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).
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Standard Note(s) to Applicant:

 1 In reaching the decision the Council has worked with the applicant in a positive and 
proactive manner by determining the application without undue delay. As such it is 
considered that the decision is in accordance with paras 38 of the National Planning Policy 
Framework.

 2 All wild birds, nests, eggs and young are protected under the Wildlife & Countryside Act 
1981 (as amended). The grant of planning permission does not override the above Act. 
All applicants and sub-contractors are reminded that persons undertaking site clearance, 
hedgerow removal, demolition works etc. between March and August may risk committing 
an offence under the above Act and may be liable to prosecution if birds are known or 
suspected to be nesting. The Council will pass complaints received about such work to 
the appropriate authorities for investigation. The Local Authority advises that such work 
should be scheduled for the period 1 September-28 February wherever possible. 
Otherwise, a qualified ecologist should make a careful check before work begins.

 3 The Highway Authority has advised that the access road is a private road and will not be 
adopted as a Highway Maintainable at the Public Expense (under the Highways Act 1980) 
and as such the liability for maintenance rests with the frontagers.

 4 Public footpath No. 4 is affected by the proposed development and therefore they will 
need to put in for a diversion order of the Definitive Right of Way. The route of the footpath 
should not be moved until such time as an order has been made, confirmed and brought 
into operation.  Any diversion must link with the other parts of the footpath not affected by 
the development

 5 The County Footpath Officer has advised that:

i. Part of Bourne Public Footpath No. 4 will require legally diverting before any 
development works may commence.

ii. The section of footpath between Southfields and the western boundary of the 
proposed development site will require tarmacking to adoptable standard.  I note that 
this requirement is now included in the Design and Access Statement.

iii. No gates or any other infrastructure maybe installed on the public footpath without 
the prior consent of the Lincolnshire CC Countryside Service.

iv. During any works allowed by this proposal, users of the Public Right of Way should 
not be inconvenienced or exposed to hazards by any such works i.e. the footpath will 
require temporarily diverting whilst development works take place.

If there is any doubt that any of these conditions may be breached then a temporary 
diversion or closure may be needed. Under these circumstances, you are advised to 
contact Mr Andy Savage at the Countryside Service office, tel. 01522 782070 at least 13 
weeks prior to their proposed start date. Applicants should be aware that there is a cost 
in processing such Orders. 
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18-0503 – LOCATION PLAN

18-0503 – BLOCK PLAN 
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18-0503 – SITE LAYOUT
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PLOT 1 – ELEVATIONS

PLOT 1 – FLOOR PLANS
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PLOT 2 – ELEVATIONS

PLOT 2 FLOOR PLANS
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PLOT 3 ELEVATIONS
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PLOT 3 FLOOR PLANS
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PLOT 4 ELEVATIONS
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PLOT 4 FLOOR PLANS

PLOTS 5, 6 AND 7 ELEVATIONS
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PLOTS 5, 6 AND 7 FLOOR PLANS
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PLOT 8 ELEVATIONS
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PLOT 8 FLOOR PLANS
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PLOT 9 ELEVATIONS

PLOT 9 FLOOR PLANS
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GARAGE PLANS


