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1 Description of Site

1.1 The application site is located on the west side of Broadgate Lane in between the 
junctions to Hereward Way (to the north) and Priory Close (to the south). The site is 
located in a largely residential part of Deeping St James. The prevailing form of 
development to the west of Broadgate Lane is typified by bungalows of a variety of 
designs set within modest gardens. To the north-west of the site are chalet style 
bungalows along Hereward Way. The housing on the opposite side of Broadgate Lane is 
notably different, with small terraces of two-storey local authority and ex-local authority 
housing set back from the road built with red brick and slate roofs. The site is currently 
occupied by a detached bungalow of limited architectural merit set within a relatively large 
garden. The overall plot size is approximately 29m x 50m.

2 Description of Proposal

2.1 The application seeks outline consent for the demolition of the existing dwelling and the 
erection of four replacement dwellings with all matters reserved. It is noted that an 
indicative block plan has been submitted as part of the application. Amended, indicative 
block plans were submitted as during the life of the application and subsequently 
withdrawn.

2.2 The original application requested details of access be determine, but the applicant has 
subsequently confirmed they wished all matters to be reserved for later consideration.

3 Relevant History

3.1 No relevant planning history

4 Policy Considerations

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

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

4.3 National Planning Policy Framework (NPPF)
Section 9 - Promoting sustainable transport
Section 11 - Making effective use of land
Section 12 - Achieving well-designed places



5 SKDC Corporate Priorities

5.1 Growth – a growing population and a growing economy creates jobs, secures 
infrastructure and attracts investment.

6 Representations Received

6.1 Arboricultural Consultant (SKDC)
6.1.1 No Comment Received

6.2 Heritage Lincolnshire
6.2.1 The site offers a potential for archaeological remains to be present based on the extent 

and type of remains previously recorded in the vicinity. Insufficient information is available 
at present with which to make any reliable observation regarding the impact of this 
development upon any archaeological remains.

6.2.2 Therefore, it is recommended that the developer should be required to commission a 
Scheme of Archaeological Work, in the form of an archaeological evaluation to determine 
the presence, character and date of any archaeological deposits present at the site. This 
evaluation should initially consist of trial trenching.

6.3 Parish Council
6.3.1 The construction of 4 dwellings on this small site would be an overdevelopment. Car 

parking for 4 dwellings could force problems on this cramped site and lead to unwanted on 
street parking close to the bus shelter. Additionally, the 2 dwellings proposed to be built at 
the rear of the site could cause overlooking issues with properties in Hereward Way/ 
Priory Close.

6.4 LCC Highways & SuDS Support
6.4.1 The principle of development and location of access is acceptable. As this is an outline 

application with some matters reserved, layout has not been considered.

6.4.2 The requirements for turning, parking and layout are detailed within the Lincolnshire 
County Council Design Approach and Development Road Specification. Garages should 
only be considered as parking provision where they are of size that will accommodate both 
a car and some general storage.

6.4.3 The access and private driveway are required to meet minimum widths in accordance with 
Manual for Streets. The first 10 metres of the proposed private drive is required to be 4.1 
metres wide and 3.7 metres thereafter. Sufficient turning should be provided within the 
private driveway for emergency/delivery vehicles. This should be demonstrated in the form 
of a swept path analysis. 

6.5 Minerals and Waste Planning (LCC)
6.5.1 No Comment Received.

7 Representations as a Result of Publicity



7.1 This application has been advertised in accordance with the Council's Statement of 
Community Involvement and 7 letters of representation have been received.  The points 
raised can be summarised as follows:

1. Increased traffic
2. Increased on-street parking
3. Not in keeping with surrounding character
4. Overdevelopment of the site
5. Properties forward of the building line
6. Highway safety
7. Flood risk
8. Loss of privacy
9. Overlooking
10. Noise - along driveway
11. Loss of light
12. Loss of existing dwellings
13. Overbearing impacts
14. Potential covenants on Priory Land

8 Evaluation

8.1 Principle of the use

8.1.1 The principle of new residential development in Deeping St James at a modest level is 
supported by Core Strategy Policies SP1 and H1. Further guidance on the suitability of 
infill sites is provided through Site Allocation and Policies DPD Policy SAPH1 which 
states:

8.1.2 Planning permission will only be granted for small infill sites within the built up part of the 
settlement provided that the development:

i) can be satisfactorily accommodated by:
- the existing local highway network;
- the waste water treatment and sewerage network and;
- the local education and health provision.
ii) will not have a detrimental impact upon the quality of life of adjacent residents and 
properties.
iii) will not compromise the nature and character of the settlement.
iv) is in accordance with the criteria of Policies EN1, EN2, and EN4 of the Core Strategy.

8.1.3 Similarly, the NPPF (section 11) promotes higher densities and the effective use of land 
for new homes provided well designed, attractive places can be achieved and the 
prevailing character of an area is maintained.

8.1.4 The site is within the built up part of Deeping St James and seeks to replace an existing 
bungalow with four new dwellings. This would represent effective use of land within a 



sustainable settlement for new housing and is acceptable in principle, subject to further 
consideration of criteria set out by Policy SAPH1 which are discussed in more detail 
below.

8.2 Impact of the use on the character of the area

8.2.1 Core Strategy Policy EN1 requires development to be appropriate for its context and is 
one of criteria required by Policy SAPH1. Further, para 127 of the NPPF provides that 
planning policies and decisions should ensure that developments are sympathetic to local 
character and history, including the surrounding built environment and landscape setting, 
while not preventing or discouraging appropriate innovation or change.

8.2.2 The existing bungalow is of limited architectural merit and it is considered that any 
replacement dwellings could be suitably designed to respect or enhance the existing 
streetscene.

8.2.3 Concern has been raised regarding the impact of siting four new dwellings within the site 
and that this would constitute overdevelopment of the site. The detailed design, including 
scale, layout, appearance and landscaping, of the dwellings are reserved matters and 
would require further consideration from the Local Planning Authority before any 
construction takes place. Although only indicative, it is considered that the applicant has 
demonstrated that four suitably designed dwellings could be developed at this location 
without any significant harm to the character of the area in accordance with Core Strategy 
Policy EN1. It is noted that the immediate surrounding context is single storey dwellings 
and this will be a key consideration when any subsequent full or reserved matters 
applications is submitted.

8.3 Impact on the neighbouring properties

8.3.1 Para 127 of the NPPF states planning decisions should create places with a high standard 
of amenity for existing and future users. Neighbours have raised concerns based on the 
indicative block plan in terms of the potential impacts on their residential amenity. 
However, detailed matters of appearance, scale and layout would be considered through a 
future application and there is no fundamental reason why the site and of each dwelling 
cannot be suitably designed to ensure there would be no unacceptable impacts on the 
amenities of the occupiers of the existing or proposed dwellings in accordance with the 
requirements of the NPPF (section 12).

8.4 Highway issues

8.4.1 Para 109 of the NPPF states that development should only be prevented or refused on 
highways grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe. 

The Highway Authority have not objected to the proposal (based on the indicative block 
plan) which is considered to sufficiently demonstrate that the site could accommodate 
suitable parking and turning facilities for four dwellings. However, as above these matters 
would be subject further consideration at the reserved matters stage of the application.



9 Section 106 Heads of Terms

9.1 Not applicable due to the size of the site and number of dwellings proposed.

10 Crime and Disorder

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

11 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 Conclusion

12.1 It is considered that the applicant has demonstrated that the site could accommodate four 
suitably designed dwellings without leading to any unacceptable impacts on the character 
of the area or highway safety, whilst ensuring a good standard of amenity for occupiers of 
neighbouring properties and the future occupiers of the proposed dwellings. Therefore the 
proposal would be in accordance with Core Strategy Policies EN1, SP1 and H1, SAP DPD 
Policy SAPH1 and the NPPF (sections 9, 11 and 12).

RECOMMENDATION: that the development is Approved/Allowed 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 or two years from the approval of the 
last of the reserved matters, whichever is the latter.

Reason: In order that the development is commenced in a timely manner, as set out 
in Section 92 of the Town and Country Planning Act 1990 (as amended).

2 When the reserved matters application is made plans showing the existing and 
proposed land levels of the site including site sections, spot heights, contours and 
the finished floor level of all proposed buildings with reference to neighbouring 
properties or an off-site datum point 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).



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

i. layout;
ii. scale
iii. appearance
iv. access 
v. landscaping

Approval of all reserved matters shall have been 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 in order that the development is commenced in a timely manner, as set out in 
Section 92 of the Town and Country Planning Act 1990 (as amended).

Approved Plans

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

i. Site location plan drawing no. 2972/01 received xxx 

Unless otherwise required by another condition of this permission.
     

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

Prior to Commencement of Development

5 Before the development hereby permitted is commenced, a written scheme of 
archaeological investigation shall have 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 Paragraph 199 of the NPPF.

6 The archaeological investigations shall also have been completed in accordance 
with the approved details before development commences.

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 Paragraph 199 of the NPPF.

During Building Works



7 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

8 Before any dwelling hereby permitted is occupied, 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).

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 The permitted development requires the formation of a new/amended 
vehicular access. Applicants should note the provisions of Section 184 of the 
Highways Act 1980. The works should be constructed to the satisfaction of 
the Highway Authority in accordance with the Authority's specification that is 
current at the time of construction. For further information, please telephone 
01522 782070.

3 Please contact the Lincolnshire County Council Streetworks and Permitting 
Team on 01522 782070 to discuss any proposed statutory utility connections 
and any other works which will be required within the public highway in 
association with the development permitted under this Consent. This will 
enable Lincolnshire County Council to assist in the coordination and timings of 
these works.

Financial Implications reviewed by: Not applicable

Legal Implications reviewed by: Not applicable


