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1 Description of site

1.1 The site is roughly L shaped with an area of 0.89ha. It is part of a wider commercial site 
which was historically railway land and subsequently used as a depot for a haulage firm 
known as Grimer's Transport. The application site itself has more recently been used for 
light industrial or storage and distribution purposes and having been vacant for several 
years is now temporarily occupied for storage use. The western half of the application site 
is currently occupied by a large portal framed warehouse building. The eastern half is 
covered by hardstanding and some smaller ancillary buildings.

1.2 Other than the commercial buildings to the north, the site is set within a predominantly 
residential area with recently completed estates to the north and south. To the west there 
is open countryside and to the east beyond West Street is the village centre.

1.3 Outline planning permission was granted in 2015 on this part of the site for 23 dwellings 
(S14/0927) and on the other part of the site in 2018 for a further 23 dwellings (S16/1197)

2 Description of proposal

2.1 This application seeks reserved matters approval for layout, scale, appearance and 
landscaping for the 23 dwellings approved under outline permission S14/0927. Details of 
surface water and foul drainage have also been submitted as required by condition 5 of 
the outline permission.

2.2 9 x detached and 14 x semi-detached 2 storey dwellings are proposed. All dwellings would 
have detached garages. The estate would essentially be a cul-de-sac served by a single 
vehicular access from West Street. The main estate road would be built to adoptable 
standards. A private drive off the main cul-de-sac would serve plots 17 - 23.

2.3 The dwellings would be traditional in form although they would have contemporary 
detailing. They would be built with red brick walls, artificial slate roofs and artificial stone 
window and door surrounds.

2.4 A number of new trees are proposed throughout the site, particularly along the north, west 
and south boundaries

3 Relevant History

Reference Proposal Decision Date
S14/0927 Demolition of existing industrial 

buildings and redevelopment of site for 
residential purposes (23 x dwellings)

Approved 
Conditionally 

08/10/2015

4 Policy Considerations

4.1 National Planning Policy Framework (NPPF)
Section 14 - Meeting the challenge of climate change, flooding and coastal change



Section 15 - Conserving and enhancing the natural environment
Section 15 - Conserving and enhancing the natural environment
Section 12 - Achieving well-designed places

4.2 South Kesteven District Council Core Strategy
Policy EN2 - Reduce the Risk of Flooding
Policy EN1 - Protection and Enhancement

5 Representations Received

5.1 Parish Council
5.1.1 Concerns raised about a number of issues:

 Design - Feel that design needs to be substantially improved and to incorporate more 
locally distinctive features taking cues from the conservation area.

 Car Parking - Concerned about insufficient off street parking which may lead to 
problems from on street parking 

 Drainage - Infiltration is not an option due to contamination of the understrata. The 
layout does not allow for attenuation and any drainage into the existing culvert or 
surface water sewers need careful examination due to existing flood issues.

5.2 LCC Highways & SuDS Support

5.2.1 Raised initial concerns relating to the following and requested further 
information/amendments to address the concerns

 Highways - visibility splays, parking provision and highway, footway 
dimesons/specification do not meet the required standard. The footway should link to 
existing footway.

 Drainage - lack of a suitable comprehensive drainage strategy or evidence that the 
proposed infiltration would be effective. Development above existing culvert crossing 
the site (believed to be defective) could lead to flooding.

5.2.2 Given that the requested information/amendments have not been forthcoming, LCC now 
recommend refusal.

5.3 Upper Witham Internal Drainage Board

5.3.1 Concerns raised that development above a culverted watercourse would have a direct 
impact on its integrity and should be avoided.



6 Representations as a Result of Publicity

6.1 This application has been advertised in accordance with the Council's Statement of 
Community Involvement and 2 letters of representation have been received.  The points 
raised can be summarised as follows:

1. 1 x letter of objection - concerns regarding potential overlooking from plot 18
2. 1 x letter of support - would like the site developed as currently unsightly and 
warehouses cause loss of light

7 Evaluation

7.1 The proposal is a reserved matters application and as such the principle of development 
of 23 dwellings with the access in the position shown has already been established 
through the outline planning consent and cannot be revisited at this stage. Only the 
detailed matters of layout, scale, appearance and landscaping can be considered, 
together with the details of levels and surface water and foul drainage which were required 
to be submitted with the reserved matters application by conditions 5 and 9 of the outline 
permission.

7.2 Impact on the character and appearance of the area

7.2.1 Policy EN1 of the adopted Core Strategy states that development proposals will be 
assessed in relation to (amongst other criteria) local distinctiveness and sense of place, 
the quality and character of the built fabric and their settings.  Section12 of the revised 
NPPF (Achieving well-designed places) has set higher expectations for design and states 
that good design is a key aspect of sustainable development and in particular states that 
new development should:

a)  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)  be visually attractive as a result of good architecture, layout and appropriate and 
effective landscaping;

c)  be 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);

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; and 

f) create places that are safe, inclusive and accessible and which promote health and 
well-being, with a high standard of amenity for existing and future users; and where 
crime and disorder, and the fear of crime, do not undermine the quality of life or 
community cohesion and resilience.



7.2.2 Paragraph 130 of the NPPF states that permission should be refused for development of 
poor design that fails to take the opportunities available for improving the character and 
quality of an area and the way it functions, taking into account any local design standards 
or style guides in plans or supplementary planning documents. The NPPF also goes on to 
state that local planning authorities should also seek to ensure that the quality of approved 
development is not materially diminished between permission and completion, as a result 
of changes being made to the permitted scheme (for example through changes to 
approved details such as the materials used).

Paragraph 192(a) of the NPPF advises local planning authorities to take account of the 
desirability of new developments making a positive contribution to local character and 
distinctiveness.

7.2.3 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 require 
decision makers to have special regard to the desirability of preserving or enhancing the 
character or appearance of conservation areas. Any adverse effect on a heritage asset 
would not preserve the asset or its setting. Paragraph 196 of the NPPF requires any harm 
to a designated heritage asset to be balanced against any public benefits. Case law has 
established that considerable importance and weight must be attached by the decision 
maker to the desirability of preserving the setting of heritage assets when balancing harm 
against public benefits.  

7.2.4 The site currently consists of unsightly warehouses and hardstandings surrounded by 
leylandii trees. It sits within a predominantly residential area. Whilst the site is not itself 
within the conservation area, the village centre immediately to the east is within it.

7.2.5 The removal of the existing warehouses and hardstandings is a welcome improvement to 
the appearance of the area and the proposal, as submitted, is generally of a layout and 
form which is appropriate for the area. However, taking into account the NPPF design 
requirements, there are some aspects of the design which fall short of the standard which 
is expected in this edge of conservation area context, particularly in respect to the West 
Road frontage.

7.2.6 The use of contemporary architecture, based on traditional forms is generally appropriate. 
However, the proposed dwellings that would face West Road are proposed to be of a 
uniform and distinctive red brick appearance which do not take the opportunity to integrate 
with the conservation area by incorporating locally distinctive materials or features. 
Billingborough does have a number of red brick and slate buildings, but this is not overly 
dominant and they are interspersed with buildings of other materials such as limestone, 
render, buff/brown bricks and pantiles. Furthermore, this part of Billingborough is 
characterised by front gardens/yards enclosed by walls or fences rather than open 
frontages as proposed. Such means of enclosure are noted as being a key feature of the 
conservation area in the Billingborough Conservation Area Appraisal. The Appraisal also 
notes a number of "positive unlisted" buildings facing onto West Road in the vicinity of the 
site. The proposals, in respect of development fronting West Road, would not meet the 
aims of Section 12 of the NPPF.

7.2.7 With regard to the statutory requirement set out in the Planning Act, it is accepted that the 
proposal would have a positive impact or at the very least a neutral impact on the setting 



of the conservation area and nearby undesignated heritage assets (positive buildings) 
within it and would therefore not result in harm to these heritage assets. Nonetheless the 
proposal would not meet the requirements of the NPPF as set out above. 

7.2.8 The requested amendments would be relatively minor alterations to the overall scheme. 
However, in this sensitive context they are essential to the acceptability of the 
development. 

7.2.9 These issues were flagged up to the applicant very early on and amendments/additional 
information were requested by officers, however, the requested amendments/information 
have not been forthcoming, despite the applicant being given a significant length of time to 
submit them. For this reason, by virtue of the detailed design, and materials to be used, 
particularly on those dwellings which would face onto West Road, the proposal would fail 
to maintain the sense of place or successfully integrate with the edge of conservation area 
context contrary to the NPPF Section 12 and Policy EN1 of the South Kesteven Core 
Strategy.

7.3 Impact on the residential amenities of neighbouring properties

7.3.1 Policy EN1 of the adopted Core Strategy states that development proposals will be 
assessed in relation to (amongst other criteria) the layout and scale of buildings and 
designed spaces.  Paragraph 127 of the NPPF states that developments should create 
places that are safe, inclusive and accessible and which promote health and well-being, 
with a high standard of amenity for existing and future users; and where crime and 
disorder, and the fear of crime, do not undermine the quality of life or community cohesion 
and resilience.

7.3.2 All the proposed dwellings have good separation distances from each other and from 
existing dwellings. Some concern has been raised about potential overlooking, particularly 
from the proposed dwelling at plot 18, however, the window arrangements have been 
designed to ensure no unacceptable overlooking would occur.

7.3.3 Taking into account the nature of the proposal, small scale, and adequate separation 
distances, it is considered that there would be no unacceptable adverse impact on the 
residential amenities of future occupiers or the occupiers of adjacent properties in 
accordance with the NPPF Section 12, and Policy EN1 of the South Kesteven Core 
Strategy.

7.4 Highway issues

7.4.1 Policy EN1 of the adopted Core Strategy states that development proposals will be 
assessed in relation to (amongst other criteria) the layout and scale of buildings and 
designed spaces.  Paragraph 109 of the NPPF advises that development should only be 
prevented or refused on transport grounds where the residual cumulative impacts of 
development are severe or where there are unacceptable highway safety impacts.

7.4.2 The impact on traffic capacity from 23 dwellings has already been found to be acceptable 
at outline stage. LCC Highways have raised concerns on the detailed design, in particular:



- dimensions of the road and turning head to enable adoption
- the limited number of parking spaces may lead to unacceptable off road parking
- inadequate width of footway along West Road and requirement to extend it to the 

existing path
- visibility splays

7.4.3 LCC Highway's request for an extended footway is not a reasonable request at reserved 
matters stage as access was a matter for consideration at the time of determining the 
outline application. The remaining issues were flagged up to the applicant very early on in 
the assessment of the reserved matters application and amendments/additional 
information were requested by officers, however, the these have not been forthcoming 
despite the applicant being given a significant length of time to submit them. The detailed 
layout of the proposal is therefore not acceptable and would not result in adequate access, 
parking and turning facilities and would have an unacceptable adverse impact on highway 
safety in accordance with the NPPF Section 9 

7.5 Drainage

7.5.1 Core Strategy policy EN2 and Section 14 of the NPPF seek to direct residential 
development to areas with the least probability of flooding and to incorporate sustainable 
drainage systems (SuDS) wherever possible. Section 15 of the NPPF seeks to ensure that 
risks from contamination (including contamination of ground water) are minimised.

7.5.2 About half of the site lies within the Environment Agency's (EA) flood risk zone 2 and the 
ground, which lies above a limestone aquifer, is contaminated from its previous and 
existing uses. The EA made it very clear in their consultation response at outline stage 
that surface water should not be drained via infiltration into the ground in order to avoid 
contamination of the aquifer. 

7.5.3 Furthermore, parts of Billingborough, including that part of West Road adjacent to the site 
have previously experienced surface water flooding issues. As a result, LCC in their 
capacity as Local Lead Flood Authority (LLFA) have recently carried out a flood 
investigation under Section 19 of the Flood and Water Management Act 2010. Section 19 
obliges LLFAs to investigate any flood issues that it becomes aware of and find solutions 
in consultation with other relevant drainage bodies.  As part of the investigation, it has 
been identified that a potentially defective culverted drain runs across the site which then 
connects to Anglian Water's surface water sewers before discharging into the Ousemere 
Lode stream. Remedial works to the sewer have been carried out further downstream at 
Vine Street which appear to have resolved or partially resolved the problem. The condition 
of the culverted stream which runs across the site has not been identified.

7.5.4 At outline stage it was confirmed that the site is capable, in principle, of accommodating 
the development subject to the provision of an appropriate drainage solution which 
minimises flood risk on and off site and avoids contamination of groundwater. For this 
reason, a condition was attached to the outline permission requiring details of surface 
water drainage to be submitted with any reserve matters application. The key principles of 
any acceptable drainage system would be:



- to avoid infiltration into the ground as this would potentially lead to contamination of the 
aquifer

- to ensure that surface water run-off is directed into sewers/watercourses that are 
capable of taking the flow  

- to attenuate water on site if necessary in order to restrict the outflow to an appropriate 
rate

- to ensure that the potentially damaged culvert crossing the site is properly surveyed, 
maintained and protected

7.5.5 The drainage strategy submitted with the application proposes that surface water run-off 
be directed to individual soakaways for each dwelling. The plans also show the dwelling 
on plot 8 together with 2 sets of double garages, sited over the assumed course of the 
culvert which runs across the site. This arrangement falls well short of an acceptable 
drainage solution and would potentially lead to contamination of the aquifer, and damage 
to or inability to maintain the culverted stream which crosses the site, leading to potential 
risk of flooding. Both the LLFA and the Black Sluice Internal Drainage Board (IDB) have 
objected on these grounds.

7.5.6 These issues were flagged up to the applicant very early on and amendments/additional 
information were requested by officers, however, these have not been forthcoming, 
despite the applicant being given a significant length of time to submit them.

7.5.7 In conclusion, in terms of flood risk, drainage and impact on ground water, the proposal is 
not in accordance with the NPPF sections 14 and 15 and CS policy EN2.

8 Crime and Disorder

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

9 Human Rights Implications

9.1 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. It is considered that no relevant Article of that act will be breached.

10 Conclusion

10.1 Whilst there are some positive aspects to this proposal, the design is fundamentally flawed 
in that it has not been designed around a comprehensive drainage solution that would 
avoid contamination of the aquifer or adequately minimise flood risk. Furthermore, some 
aspects of the layout and detailed design fail to accord with acceptable highway 
specifications and to successfully integrate the proposal into its edge of conservation area 
context.

10.2 Taking the above into account, it is considered that the proposal is contrary to Policies 
EN1and EN2 of the South Kesteven Core Strategy and NPPF (Sections 9, 14 and 12) and 
there are no material considerations that indicate otherwise.



10.3 RECOMMENDATION: that the development is refused for the following reasons

1 The submitted details for the appearance and landscaping of the development, in 
particular the proposed materials, architectural detailing and absence of means of 
enclosure of the plots along West Road, would not be in keeping with the character 
of this part of the village and would not by sympathetic to the character of the area, 
add to the overall quality of the area or maintain a sense of place, contrary to Policy 
EN1 of the South Kesteven Core Strategy and National Planning Policy Framework 
(Section 12 and 16). 

2 The specification of the proposed access road and footway together with the visibility 
splay are not of an acceptable standard. Furthermore, there is insufficient off road 
parking to serve the development which would lead to the potential for on-street 
parking along West Road which has a narrow carriageway, leading to an 
unacceptable impact on highway safety, contrary to National Planning Policy 
Framework (Section 9). 

3 The proposal has not been designed around an acceptable drainage solution and it 
has not been demonstrated that it would adequately prevent the contamination of the 
underlying aquifer or minimise flood risk contrary to Policy EN2 of the South 
Kesteven Core Strategy and National Planning Policy Framework (Sections 9, 14 
and 15) 

Note(s) to Applicant:

1 There is a fundamental objection to the proposal and it is considered that this cannot 
be overcome. Consideration has not been delayed by discussions which cannot 
resolve the reasons for refusal. The decision therefore accords with paragraphs 38 
of the National Planning Policy Framework.

Financial Implications reviewed by: Not applicable

Legal Implications reviewed by: Not applicable
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