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MGS1 S17/2384 Target Decision Date:6th February 2018
Committee Date:16th October 2018

Applicant Mr Alex Pistolas Maiden Properties Maiden Properties Ltd 8 
Sheepmarket Stamford PE92QZ

Agent Mr David Watts raw architecture Westfields Barnack Road 
Bainton Stamford

Proposal Erection of 6 no. dwellings
Location Former Salvation Army Hall  East Street Stamford   
Application Type Full Planning Permission
Parish(es) Stamford Town Council

Reason for Referral to 
Committee

The Chairman considers this application should be determined by 
Committee due to its previous planning history

Recommendation That the application is:- Approved conditionally
Report Author Mike Gildersleeves - Principal Planning Officer

01476 406080 Ext: 6383
mike.gildersleeves@southkesteven.gov.uk

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

Key Issues
Principle of development
Impact on the character of the area and heritage assets
Impact on the amenities of neighbouring uses
Highways / Parking

Technical Documents Submitted with the Application

Design and Access Statement (incorporating Heritage Assessment) - amended during application



46



47

1.0 Description of proposal

1.1 The application seeks full planning permission for the re-development of the site to comprise 6 
dwellings, along with access from East Street and underground parking.

1.2 The scheme is for a relatively contemporary designed scheme, incorporating split level dwellings 
which would aim to utilise the sloping site topography. The development would front onto East 
Street and be located close to the back edge of the footway with an area of landscaping 
proposed between the dwellings and the footway. The dwellings would have pedestrian 
entrances from East Street.

1.3 The dwellings would be designed as two distinct blocks, one block to East Street, and then a rear 
block. In all cases, an internal courtyard, located over the parking area below, would separate the 
blocks.

1.4 Four distinct house-types are proposed forming a short terrace. The predominant unit design 
would be 2.5 storeys in scale, with 2 units being 2 storeys only. This is reflective of the site 
topography and the increase in height from west to east. There is also a change in levels from 
the south raising to the north. The 2 storey units would be 5.6m to eaves and 8.5m to ridge, the 
2.5 storey units being 10.2m to ridge and 6.8m to eaves.

1.5 The design of the units has been subject to negotiation during the application process and now 
seeks to provide for a contemporary, high-quality solution within a relatively traditional elevation 
fronting onto East Street. The rear elements of the scheme are more contemporary in nature with 
the incorporation of mono-pitched roof forms.

1.6 Materials are shown as being buff brick with detailing with aluminium windows, doors and 
rainwater goods. The roof would be slate.

1.7 Vehicular access would be provided to the eastern end of the site in the approximate position of 
the existing access. This would lead into the site and to an under-croft parking arrangement 
wherein the dwellings would sit over the parking area. There would be direct access from the 
parking area for pedestrians. 14 parking spaces would be provided in total.

2.0 Description of site

2.1 The site is a previously-developed, cleared site which is presently used for parking. There is an 
existing vehicular access to the east. The changes in topography are evident on site. To the west 
there is an area of open space, with residential properties to the north, east and south. There are 
also commercial uses to the south and east, which are separated from the site by virtue of the 
highway and access arrangements.

2.2 The site is not located within a Conservation Area, but is in proximity of the Stamford Northfields 
Conservation Area to the east (separated by a pedestrian route). The closest boundary of the 
Stamford Conservation area is located 40m to the south of the site.

3.0 Relevant History

Reference Proposal Decision Date
S14/0033 Erection of hotel (including 36 bedrooms 

& 18 parking spaces)
Refused 06/01/2014

4.0 Policy Considerations

4.1 National Planning Policy Framework (NPPF)
National Planning Policy Framework
Section 12 - Achieving well-designed places
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Section 16 - Conserving and enhancing the historic environment
4.2 South Kesteven District Council Core Strategy

Policy EN1 - Protection and Enhancement
Policy EN4 - Sustainable Construction and Design
Policy SP1 - Spatial Strategy
Policy SP2 - Sustainable Communities

4.3 Site Allocation and Policies Development Plan Document
Policy SD1 - Sustainable development

5.0 SKDC Corporate Priorities
Support good housing for all

6.0 Representations Received

Anglian Water Services No comments returned

Lincolnshire Fire & Rescue 
Services

No comments returned

Parish Council Stamford Town Council object. Concerns regarding 
dominance and impact of design. Request consideration by 
DM Committee.

No new comments were presented following the re-
advertising of the scheme as a result of revisions.

Street Scene (SKDC) No objections, but comments that residents would need to 
present refuse bins adjacent to the highway for collection.

LCC Highways & SuDS 
Support

Raise no objections

Heritage Lincolnshire Raise no objections.

Welland & Deeping Internal 
Drainage Board

Raise no objection

Environmental Protection 
Services (SKDC)

Some concerns about noise impact upon future residents 
from road traffic noise, and proximity to commercial premises. 
Request a Noise Assessment, but raise no objections.

Historic Buildings Advisor 
(SKDC)

Initially raised concerns regarding scale, position and design 
of buildings.

Following changes to the scheme, supports the proposal. Has 
responded to initial comments and dialogue following those 
comments.  Request conditions relating to materials, doors 
and windows and external detailing, 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 3 letters of representation have been received following the initial consultation.  
The points raised can be summarised as follows:
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7.1.1 2 letters of objection have been received on the grounds of: -
1. Impact on Burghley Court
2. Buildings too high
3. Design
4. Impact on traffic - increase
5. Pollution
6. Overlooking / Loss of privacy

7.1.2 1 letter of support has been received.

7.1.3 Following the revisions, 1 letter of further comment was received which raised no new grounds of 
objection.

8.0 Evaluation

8.1 Principle of the use

8.1.2 Core Strategy Policy SP1 (Spatial Strategy) sets out a framework to guide the location of 
development throughout the district. The Policy provides that new development in the district 
shall be focussed on Grantham, followed by the market towns of Stamford, Bourne and the 
Deepings. 

8.1.3 The proposal seeks to provide a a total of 6 units of housing, within a highly sustainable location, 
which is well connected to the town centre and other facilities and which would also make 
effective and efficient use of a previously-developed site, falling within Stamford which is 
identified within the Core Strategy as being a sustainable location for new development. As such, 
subject to all other considerations, the scheme is considered to be acceptable in principle and 
would be compliant with policy SP1, as well as being compliant with the general provisions in the 
NPPF which support sustainable development and the provision of housing within sustainable 
locations.

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, with regard to design, the NPPF provides specific design guidance within principle 12 
wherein it seeks to identify that good design should not be divisible from good planning. High 
quality places, spaces and designs are important facets of sustainable development.

8.2.3 The proposal seeks to make efficient and effective use of previously-developed land. The site 
does not currently contribute positively to the character and appearance of the area owing to its 
unkempt nature, and its current use as a parking area. The changes in levels, and structures on 
site along with the presence of parked cars do not help with this.

8.2.4 The proposed scheme has been subject to considerable discussion and negotiation during the 
determination of the application, and is considerably reduced compared to former iterations for 
development on the site.



50

8.2.5 The scheme would reinforce and complete the frontage onto East Street with a terraced building 
of an appropriate scale which would vary in height reflecting the change in topography across the 
site. The scale and form of the frontage development would be compatible with other buildings in 
the street scene and is informed by the general townscape of this part of Stamford. The units 
would retain a residential scale and entrances onto East Street, along with an element of 
landscaping to offer relief to the built form. It is accepted that the development would result in 
change to the street scene, but this change is not considered to be harmful of itself, and it would 
be considered beneficial to the character of the area as it would see the street scene 
reconnected.

8.2.6 In terms of design and architecture, the building would be well proportioned and of sufficient high 
quality to provide a modern/contemporary version of traditional design. The applicant has 
amended the design to reflect discussions with the Council's Conservation Officer and which is 
considered to strike an appropriate balance between respecting the historic character of the area 
and the general townscape, whilst providing a development 'of its time' which is not seeking to be 
a poor pastiche scheme. The proposals are considered to be high quality and embrace 
contemporary detailing within a traditional overall form. Subject to appropriate conditions, this 
approach could be realised.

8.2.7 It is noted that the rear part of the site, with internal courtyard and under-croft parking, along with 
the rear blocks would offer a distinctly contemporary evolution of the frontage development. 
Given the location of this form it is considered that public views of this area would be limited and 
thus, it is considered that there are no sustainable or justifiable reasons for objection to this 
element in relation to design.

8.2.8 Concerns have been expressed regarding the scale of the development and that it should be 
two-storey only. It is considered that there is no justified basis for this, particularly given the 
challenges, constraints and opportunities presented by the site characteristics in particular its 
topography. In addition, the varied nature of the townscape in terms of scale would support this 
outcome.

8.2.9 It is appreciated that this site is a relatively prominent one, being located on a main route through 
the town, however, it is considered that the proposal would have a positive impact on the 
character of the area and the views from this main route, by virtue of the re-development of the 
site which currently has a somewhat negative visual effect. The development would be of high 
quality and would be appropriate for the site and thus is considered to have a positive effect.

8.2.10  Having regard to the foregoing, it is considered that the development would be in keeping with   
the character of the area. The development would represent an optimal use of the site which is 
within a predominantly residential area without bringing any substantial harm to the significance 
of the area. The proposal would therefore comply with policy EN1 and the advice within the NPPF 
relating to design and provision of housing.

8.3 Impact on Heritage Assets

8.3.1 From a desk based assessment it can be seen that the site lies within general proximity of both 
Conservation Areas and Listed Buildings. However, owing to the relationship with these assets, 
the application was not considered to have a direct impact on the assets or their settings to 
require formal publication in this regard.

8.3.2 Notwithstanding this, the impact upon these assets can still be a material consideration in 
planning terms. This is in accordance with various Case Law and Appeal decisions.

8.3.3 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 effect on 
a heritage asset, even if slight or minor, would not preserve the asset or its setting and must be 
treated as harm. 
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8.3.4 CS policy EN1 seeks to ensure that development does not harm heritage assets.  The NPPF 
identifies that 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. 

8.3.5 In this respect, given the degree of separation between the site and nearby Listed Buildings it is 
not considered that the proposals would have any impact on the assets or their settings and thus 
the significance of these assets would not be harmed. If a precautionary view is taken, it could be 
concluded that the development would have either a neutral, or potentially positive effect as a 
result of the visual change that would result from the re-development of the site. It is not 
considered that there would be any harmful impact upon the significance of nearby Listed 
Buildings and thus no further analysis is required.

8.3.6 With regard to the impact on the Conservation Areas, it is considered that the reasons given 
above could be equally applied to the potential effects upon the Stamford (town) Conservation 
Area. In terms of the Northfields Conservation Area, there is potential for a greater degree of 
impact owing to the reduced separation distance and the experience which would occur from 
users of the footpath which runs adjacent to the site and between it and the Conservation Area 
boundary to the east. However, again, it is considered that although the development would 
result in apparent visual change to the appearance of the site when viewed from the 
Conservation Area, this change is not considered to be harmful. The development is of an 
appropriate size, scale, design, appearance and is of an appropriate residential land-use, all of 
which would offer beneficial outcomes when compared to the current negative impacts which are 
exhibited by the site. In this regard, subject to the imposition of the conditions as recommended, 
it is concluded that the impact on the Conservation Areas would not be harmful to their 
significance.

8.3.7 The Council's Conservation Officer has considered the application and has concluded that similar 
conclusions would be reached. The architectural style of the proposed development has been 
substantially modified on advice now avoiding the previous excesses of pastiche with the 
production of a more restrained, distinctive, and not unattractive character to the buildings. The 
issue of scale and overbearing has also now been addressed to a degree and although the 
proposed development will still dominate the scene in the vicinity in this respect, the impact will 
be less severe than previously - not least due to the more comfortable and appropriate style of 
the buildings now proposed. The site is vacant and redundant to use and generally unkempt. The 
proposed scheme will not only provide worthwhile residential accommodation but also serve to 
improve the current visual scene - which can clearly only be achieved by an economically viable 
development of the site. The amended plans are in accord with previous advice. In respect of 
conditions (in respect of architectural matters), specifications and samples of external materials 
including colours of render and aluminium windows and external doors are required. As the 
treatment of external detailing is contemporary in style large scale joinery details are, not 
necessary. External landscaping as specified also appears to be appropriate. 

8.3.8 The proposal would not result in harm to the setting of heritage assets and in this respect the 
proposal is in accordance with CS policy EN1 and the NPPF (Core Planning Principles, Section 
15: Conserving and enhancing the historic environment).

8.4 Impact on the neighbouring properties

8.4.1 The site is predominantly bounded by residential development, in particular the relationships with 
development to the north, west and east will be important considerations. This section will 
consider those relationships and the potential impacts upon amenity by virtue of overlooking, 
dominance or over-shadowing. It is considered that in this instance issues relating to noise and 
disturbance are not significant considerations given the nature and use of the development 
proposed. It is also recognised that matters relating to loss of a view, or impact on a view from a 
private property (as raised within the objections) are not material planning considerations as 
there is no formal right to a view.
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8.4.2 Regarding impacts on properties to the south, as a front-front relationship would occur, and the 
scale of development would be appropriate for the street scene, it is considered that there would 
not be any impact on the amenities of properties on the southern side of East Street owing to the 
separation distance and general relationship with the street.

8.4.3 To the west immediately adjacent to the site is an area of public open space. The scale of the 
development adjacent to this area has been reduced in order to prevent the development being 
to the detriment of this space by virtue of over-dominance. It is considered that all other 
relationships with this area are acceptable. 

8.4.4 To the north-west is Burghley court, which is a large residential block which fronts primarily 
towards Recreation Ground Road but also has a frontage towards East Street. It is enclosed by 
boundary walling with a common boundary with the site, inside of which there is some external 
space before the elevation of the building. The block is two-storeys in nature, with windows at 
ground and first floor. Objections have been received from this property. This aspect was 
reviewed in detail during the Officer site visit and subsequent site meeting with the agent. It is 
accepted that the development would see the western-end unit being located in close proximity to 
the common boundary, however, it is considered that the scale of development at this point is 
such that it would not have an unacceptable or compromising effect on the amenities of the 
occupants of that property.

8.4.5 Moving to the north, the development adjacent to the common boundary comprises the rear 
parking area, and gardens of properties which front Stanley Street, along with the turning area for 
this cluster of development. The elevations of the dwellings are set back away from the common 
boundary, but comprise rear elevations with windows at ground and first floor levels. As a result 
of the separation and orientation of these properties it is not considered that any adverse impacts 
would result as a consequence of proximity, the scale of the development being dominant or 
overshadowing. It is considered that there is some potential for overlooking, as a result of new 
windows located within the rear elevations of the new development. Further amendments have 
been made to the scheme to show that rear facing ensuite/bathroom windows would be obscured 
and non-opening below 1.7m AFFL, with bedrooms being provided natural light by virtue of velux 
windows which would not be below 1.7m AFFL. This is considered to result in an acceptable 
relationship whilst not compromising the living conditions for future occupants. With regard to the 
ground floor windows and doors, these would be behind boundary treatments and which would 
prevent any overlooking of the adjacent property.

8.4.6 Overall therefore, in view of the levels, boundary treatments, separation distances and the back-
to-back relationships, coupled with the nature of the rooms which would be served by openings 
within the new development (en-suites and bedrooms) it is considered that this general 
relationship would be acceptable. Furthermore, through the imposition of conditions as 
recommended, it is possible to further reduce the potential level of impact.

8.4.7 It is Officers opinion having considered all of the relevant relationships and potential areas for 
impact upon the amenities of neighbouring land uses, the proposal would result in an acceptable 
level of impact and appropriate relationships.

8.4.8 Further, even if it was concluded that the proposal would have some adverse impact upon these 
properties, such concerns must be weighed against the positive benefits of the provision of 
additional housing within this location, adding to the overall housing stock for the District and 
which would have economic benefits for the local area as a result of construction. Therefore on 
balance it is considered that the impact could be outweighed in this instance.

8.5 Highway issues

8.5.1 It is considered that the proposal would not lead to severe detrimental highway issues as there is 
adequate provision for parking and turning of vehicles on site. Furthermore, the Highways 
Authority has raised no objection to the proposal.
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9.0 Other Matters

9.1 It is noted that Environmental Protection have raised some concerns regarding the potential for 
noise owing to the proximity to commercial uses and potential impacts as a result of road noise 
upon future occupiers. Having reviewed this issue, it is not considered that a Noise Assessment 
is a reasonable or justifiable request in this instance. It is recognised that the site would have a 
close relationship with the road, however, this relationship is exhibited elsewhere within the town 
with dwellings close to heavily trafficked roads and with habitable location in close proximity. The 
building would be constructed using modern methods and techniques and this issue would also 
be evaluated at Building Regulations stage. Overall, it is considered that the relationship with the 
road would not be a sustainable ground for refusal of this development. In terms of the 
relationship with other commercial uses, similarly, there are dwellings located much closer to 
existing commercial noise sources and thus, it is unlikely that the relationship that would result as 
a consequence of the development would be unlikely to be to the detriment of the living 
conditions of the units proposed. 

9.2 Regarding construction noise, it is considered that such impacts would be relatively short-term in 
nature and would be resolved once the development has been completed. In addition they would 
also be regulated by existing Environmental Health legislation, and thus, no further conditions are 
required in this instance.

9.3 With regard to refuse and waste storage, it is noted that it is unlikely that SKDC street-scene 
vehicles would access the site, however, it is considered that there is opportunity within the 
development to accommodate sufficient storage spaces for refuse bins to serve the development, 
and that bringing bins to the roadside would have to be undertaken by property owners in a 
similar fashion to that currently undertaken already within the area. As such, subject to the 
imposition of the recommended conditions, the scheme would be appropriate in this respect.

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.

12.0 Conclusion

12.1 Having regard to the scale and design of the proposed development as well as the pattern of 
development in the general area, it is considered that the development will not lead to any 
significant adverse impact on the character of the area and would also not lead to significant 
adverse impacts on the amenities of neighbours. Accordingly, it is considered that the proposal 
would be in accordance with Core Strategy and the NPPF, and therefore, it is recommended that 
permission be granted, subject to conditions.
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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:

0229 - D&A rev C

0229-A100 rev B
0229-A102
0229-A103 Rev A
0229-A104 Rev A
0229-A105 Rev B
0229-A106 Rev B
0229-A107 Rev B
0229-A108 Rev A
0229-A200 Rev C
0229-A201 Rev A
0229-A301 Rev A
0229-A1021 Rev A
0229-A1022

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 Before the Development is Commenced

 3 No works other than site clearance shall take place until written scheme of archaeological 
investigation has been submitted to and approved in writing by the Local Planning Authority.

Reason: In order to provide a reasonable opportunity to record the history of the site and in 
accordance with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010) and the 
NPPF.

During Building Works

 4 Before completion of the first dwelling/unit hereby permitted, a scheme showing an area for the 
storage of refuse and recycling shall have been submitted to and approved in writing by the Local 
Planning Authority. 

Reason: To ensure the provision of satisfactory facilities for the storage of refuse.

 5 No development other than groundworks shall take place, until details and samples of all external 
materials (including brickwork, mortar details, roofing materials, windows and doors, drainpipes and 
rainwater goods, hard surfacing materials) for use on the external surfaces of the development shall 
have been submitted to and approved in writing by the Local Planning Authority.
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Reason: To ensure a high-quality appearance to the development and in accordance with Policy 
EN1 of the adopted South Kesteven Core Strategy (July 2010).

 6 During the development hereby permitted, the archaeological investigations as may be agreed 
through the scheme of archaeological investigations shall be completed in accordance with the 
approved details.

Reason: In order to provide a reasonable opportunity to record the history of the site and in 
accordance with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010) and the 
NPPF.

 7 Before any part of the development hereby permitted is occupied/brought into use, the works to 
provide an area for the storage of refuse and recycling shall have been completed in accordance 
with the approved details and shall thereafter be retained for use at all times.

Reason: To ensure the provision of satisfactory facilities for the storage of refuse.

 8 Before any dwelling/unit hereby permitted is occupied/brought into use, the parking and turning area 
accompanying each dwelling shall have been constructed and be made available for use, in 
accordance with the approved details, and shall be retained as such and for no other purpose 
thereafter. 

Reason: To allow vehicle to park and turn within the site and leave in forward gear and to reduce 
any additional on street parking in the interests of highway safety.

 9 Before any part of the development hereby permitted is occupied/brought into use:

The first floor windows in north elevation (as shown as "obscure glass" on drawing A 301 REV C 
shall be fitted with obscure glazing equivalent to Pilkington level 5, and shall be fixed shut and non-
opening below 1.7m from the internal finished floor level within which the window is located; and

Any rooflights located within the north-facing roofslopes shall have no opening parts and internal cill 
heights of no lower than 1.7m from the internal finished floor level within which the rooflight is 
located;

The windows and rooflights shall be installed in accordance with these requirements and the 
approved details and following installation these windows and rooflights they shall thereafter be 
retained as such at all times.

Reason: To safeguard the privacy of the occupiers of the neighbouring/adjoining properties to the 
north.

10 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).

Ongoing Conditions 

11 Notwithstanding the provisions of Schedule 2, Part 1, Classes A, B & C of the Town and Country 
Planning (General Permitted Development) (England) Order 2015 (or any order revoking or re-
enacting that Order with or without modification), no window, dormer window, rooflight or other 
openings shall be inserted in any elevation of the property other than those expressly authorised by 
this permission without Planning Permission first having been granted by the Local Planning 
Authority.
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Reason: To safeguard the amenities of the occupiers of nearby properties (in particular those to the 
north) and in the interests of retaining the integrity of the design solution, and to accord with policy 
EN1 of the Core Strategy and the NPPF.

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 Prior to the commencement of the development hereby permitted you are advised to contact the 
Divisional Highways manager, Lincolnshire County Council (telephone number: 01522 513100) to 
discuss the proposed works within highway limits.
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