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S19/0426
Proposal: Outline application for the development of industrial units (B2) 

including details of access
Location: The Bone Mill, The Slipe, Cherry Holt Road, Bourne, PE10 0DE
Applicant: Mr Dan Hiblin, Workplace Property Ltd, King Street Industrial Estate, 

Langtoft, PE6 9NF
Agent: Simon Harris, Harris McCormack Architects, ArcHaus, Peterborough 

Road, Wansford, PE8 6JN
Application Type: Outline Planning Permission
Reason for Referral to 
Committee:

This application has been referred to Committee for determination as 
it is a Major application

Key Issues: Principle of development
Impact on the character of the area
Impact on the amenities of neighbouring properties
Highway matters
Flood risk, drainage and contaminated land

Technical Documents: Design and Access Statement
Flood risk assessment 
Asbestos report
Phase 1 Ground Investigation

Report Author

Phil Jordan, Development Management Planner

01476 406074 

p.jordan@southkesteven.gov.uk

Corporate Priority: Decision type: Wards:

Growth Regulatory Bourne Austerby

Reviewed by: Sylvia Bland, Head of Development Management 10 July 2019

Recommendation (s) to the decision maker (s)

Recommended decision: That the application is approved conditionally

http://moderngov.southkesteven.gov.uk/mgMemberIndex.aspx?bcr=1
https://twitter.com/intent/tweet?text=Meeting%20agenda%20@southkesteven
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http://facebook.com/sharer/sharer.php?u=http://moderngov.southkesteven.gov.uk/mgWhatsNew.aspx?bcr=1




1 Description of Site

1.1 The application site is located to the east of Bourne, off Cherry Holt Road and adjoining 
the Cherry Holt Road industrial estate. In the surrounding context are a number of 
established businesses and industrial buildings. There are water works and Lincolnshire 
Herbs to the north and to the west of the site is Bourne Textile Services. There are two 
residential properties to the south-west of the site. The site is located to the south of the 
Bourne Eau watercourse and the Bourne Eau Soke Dyke which runs parallel in a west-
east direction. 

1.2 To the immediate west of the site is a parcel of land with planning permission for 18 light 
industrial units (S16/1327).

1.3 Around half of the site is occupied by the former Bone Mill which is in a poor state of 
repair. This part of the site already benefits from planning permission for a B2 industrial 
building (S06/0614 and reserved matters S09/2773). The remaining part of the site is 
located to the east of the Bone Mill beyond the 3rd Drove Dyke. This part is greenfield 
land which is suitable for agriculture, although currently unused.

2 Description of proposal

2.1 This application seeks outline consent for the development of the whole site for industrial 
units (B2), shown indicatively to be 13 plots with a total of 17,856 sqm of gross external 
floorspace. These would be sited partly on land that already benefits from permission for a 
6,320 sqm B2 industrial building. 

2.2 The units that are the subject of this application would be in addition to the 18 light 
industrial units granted permission by S16/1327. 

2.3 The site would be accessed via The Slipe off Cherry Holt Road. Landscaping, layout, 
scale and appearance are reserved matters.

2.4 The indicative number of units proposed has reduced from 15 to 13 during the life of the 
application. This was following an amendment to the indicative layout to take account of 
the Bourne Eau and 3rd Drove Dyke easement areas. Given that the scale and layout of 
the units are reserved matters, the description of development has been altered to not 
specify a set number of units at this stage.

3 Background

3.1 The applicant owns and manages the King Street Industrial Estate at Langtoft which has 
had consistently high occupancy rates over the last ten years. That site operates 39 units 
ranging in size from 70-490 sqm. The applicant has noted a trend of losing tenants to 
'grow on' space of which there is a shortage within South Kesteven and this is supported 
by comments from the Council's economic development organisation InvestSK. The 



applicant has consulted with InvestSK in developing this scheme to specifically address 
that shortage of 'grow on' space within the district.

4 Relevant History
Reference Proposal Decision Date

S19/1184 Discharge of conditions 3 (surface 
water), 4 (culverting of dyke) and 5 
(contamination) of pp S16/1327.

Application 
Received 

S16/1327 Erection of 18 light industrial units, four 
courtyards, associated car parking and 
landscaping.

Approved 
Conditionally 

29/12/2016

S15/0780 Application for confirmation of 
compliance with condition 1 
(commencement) of S06/0616

Approved 13/05/2015

S09/2773 Reserved matters extension to Bone 
Mill and Change of Use to general 
industrial use (B2)

Approved 
Conditionally 

10/03/2010

S06/0614 Variation of time limit condition of p/p 
S03/0474 (extension to bone mill and 
change of use to B2)

Approved 
Conditionally 

28/11/2006

5 Policy Considerations

5.1 National Planning Policy Framework (NPPF)
Section 6 - Building a strong, competitive economy
Section 9 - Promoting sustainable transport
Section 12 - Achieving well-designed places
Section 15 - Conserving and enhancing the natural environment

5.2 South Kesteven District Council Core Strategy
Policy E1 - Employment Development
Policy EN1 - Protection and Enhancement
Policy SP1 - Spatial Strategy

6 Representations Received

6.1 Anglian Water Services
6.1.1 Requested condition requiring details of a foul water drainage strategy.

6.2 Welland & Deeping Internal Drainage Board
6.2.1 Objected to original indicative layout that showed units on land within watercourse 

easement areas.



6.3 Environment Agency
6.3.1 No objection, subject to conditions relating to flood risk and contaminated land.

6.4 Environmental Protection Services (SKDC)
6.4.1 No further comments to make.

6.5 Invest SK (SKDC)
6.5.1 Strongly support the economic benefits of the proposal. The development would facilitate 

a solution to an ever growing problem of providing our existing and future business 
community with land and premises to meet their business growth and job creation targets.

6.6 Heritage Lincolnshire
6.6.1 No archaeological comments to make.

6.7 Lincolnshire Fire & Rescue Services
6.7.1 No objection, subject to access completed to building regulation approval and provision of 

fire hydrants.

6.8 Parish Council
6.8.1 No objection.

6.9 LCC Highways & SuDS Support
6.9.1 Requested transport statement to assess junction capacity. This has been submitted and 

will be reported on in more detail through the Additional Items paper.

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 no letters of representation have been received.

8 Evaluation

8.1 Principle of the use

8.1.1 Core Strategy Policy SP1 states that new development which helps maintain and support 
Bourne as a market town will be allowed. With regards to employment development, Core 
Strategy E1 seeks to retain and enhance existing areas of employment in Bourne. Further 
support for development of existing businesses is found in the NPPF (section 6) which 
states that planning decisions should help create the conditions in which businesses can 
invest, expand and adapt. Significant weight should be placed on the need to support 
economic growth and productivity, taking into account both local business needs and 
wider opportunities for development. 

8.1.2 Planning permission has been granted for industrial units to the immediate west and within 
part of the land that makes up the site both of which are extant. Further, the site is situated 
on the edge of Bourne which is considered to be a sustainable location and adjacent to 
various existing business and industrial premises. The greenfield land that is to the east of 
the 3rd Drove Dyke, whilst suitable for agriculture, has not been farmed for over 25 years 



and is currently unused. Therefore, in principle, the site is considered to be acceptable for 
employment use and would be in accordance with national and local planning policy.

8.2 Impact of the use on the character of the area

8.2.1 Core Strategy Policy EN1 seeks to ensure development is appropriate for its context. 
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 character of this part of Bourne is predominantly industrial. To the north on the 
opposite side of the watercourse is the water works and further industrial units are located 
to the east along Spalding Road. To the south, on South Fen Road, are a cluster of office 
and large industrial buildings which extend east beyond the existing industrial estate. To 
the west of the development site are some approved light industrial units and the middle 
part of the site also has an implemented permission for industrial units. The middle part of 
the site is currently occupied by the former Bone Mill which is in a poor state of repair and 
an eyesore. Redevelopment of the site would have the benefit of removing this building 
which currently has a negative impact on the character of the area.

8.2.3 The proposed development would extend the area of built development beyond the 
existing industrial estate along Cherry Holt Road, however, there are other nearby 
industrial and commercial premises which show a similar pattern of development. 

8.2.4 Landscaping details are a reserved matter and submission of a suitable scheme would 
further reduce the visual impact of the proposal which would be exposed by surrounding 
views. The detailed design, including scale, layout and appearance, of the industrial units 
are reserved matters and would require further consideration from the Local Planning 
Authority before any construction takes place. Therefore, it is not necessary to control 
these aspects of the scheme at this outline stage.

8.2.5 Although only indicative, it is considered that the applicant has demonstrated that could be 
redeveloped for a number of industrial units suitable for ‘follow on’ space without resulting 
in any significant harm to the character of the area in accordance with Core Strategy 
Policy EN1.

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. Located 25m to the south of the former Bone Mill 
are two residential properties which lie adjacent to the previously consented industrial 
units off The Slipe. These properties would not be significantly further impacted by this 
development beyond the impacts associated with extant planning permissions S06/0614, 
S09/2773 and S16/1327. Landscaping details are a reserved matter and provide an 
opportunity to secure a suitable boundary treatment between the residential properties 
and the industrial development.

8.4 Highway issues



8.4.1 The site is accessed via The Slipe which leads from Cherry Holt Road. The access road is 
a private road and the first part has already been constructed to adoptable standard in 
accordance with the planning permission to the west of the site. The access road travels 
approximately 200m from Cherry Holt Road which runs alongside the Bourne Eau 
watercourse and would provide access to the proposed industrial units as well as the 
consented industrial units. The access road would be 6 metres wide and would provide 
appropriate parking and turning for each unit. A pedestrian access would be provided from 
Cherry Holt Road by a continuous 1.8m wide footpath to the south of the access road. It is 
noted that the applicant seeks to approve access details through this application and the 
approved plans include details of the internal access road.

8.4.2 The parking, turning and access arrangements are acceptable and in accordance with the 
NPPF (section 9) for both the proposed industrial units and those already consented. The 
Highway Authority requested further information to demonstrate that the traffic impacts 
from the development would not have a significant adverse impact on the surrounding 
highway network. The applicant has submitted further details in this respect and the 
Highway Authority have been consulted. The response from this consultation will be 
reported through the additional items paper.

9 Flood Risk, drainage and contaminated land

9.1 Part of the site is within flood zone 2 and the site is also in close proximity to the Bourne 
Eau, the Bourne Eau Soke Dyke and the 3rd Drove Dyke. A Flood Risk Assessment and 
drainage strategy have been submitted. However, given the layout is only indicative at this 
stage, further details relating to drainage have been requested following consultation with 
relevant authorities which have been included as conditions. 

9.2 The previous use of the proposed development site presents a potential risk of 
contamination that could be mobilised during construction to pollute controlled waters. The 
EA have stated that controlled waters are particularly sensitive in this location because the 
proposed development site is located upon an aquifer. Although a contaminated land 
survey report has been submitted, it is dated, and the EA have requested further 
information in this respect before development commences. Therefore, it is considered 
reasonable and necessary to require these details by condition.

10 Section 106 Heads of Terms

Not applicable to this application.

11 Crime and Disorder

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

12 Human Rights Implications



12.1 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.

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

13 Conclusion

13.1 The redevelopment of this site for industrial units would result in significant economic 
benefits as well offering some visual improvements through the removal of the former 
Bone Mill. The proposal, subject to appropriate landscaping, would not significantly impact 
on the character of the area especially given the other industrial buildings in the 
surrounding context. There would be no unacceptable impacts on residential amenity nor 
highway safety. Drainage and contaminated land conditions have been recommended to 
ensure that flood and pollution risks can be managed. The proposal is therefore 
considered to accord with relevant local and national planning policies and it is 
recommended that outline permission be granted, subject to conditions and landscaping, 
scale, layout and appearance matters reserved for further consideration.

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

Time Limit for Commencement

1 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. 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).

2 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).

Approved Plans



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

i. Drawing No. 001 received 1 March 2019
ii. Drawing No. 101 Rev A received 9 July 2019
iii. Drawing No. 102 received 9 July 2019
iv. Drawing No. 103 received 9 July 2019

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

4 No drainage works shall commence until a foul water management strategy has 
been submitted to and approved in writing by the Local Planning Authority. 

Reason: To prevent environmental and amenity problems arising from flooding.

5 Prior to the commencement of any works to the Soke Dyke, details will be submitted 
for approval by the Local Planning Authority and Environment Agency. The 
development shall be carried out in accordance with the approved details.

Reason: To ensure there is no increase in flood risk through the development.

6 No development approved by this planning permission shall commence until a 
remediation strategy to deal with the risks associated with contamination on the site 
has been submitted to, and approved in writing by, the Local Planning Authority. This 
strategy will include the following components:

1. A preliminary risk assessment which has identified:
- all previous uses;
- potential contaminants associated with those uses;
- a conceptual model of the site indicating sources, pathways and receptors;
and

- potentially unacceptable risks arising from contamination at the site.

2. A site investigation scheme, based on (1) to provide information for a detailed
    assessment of the risk to all receptors that may be affected, including those off 
    site.

3. The results of the site investigation and the detailed risk assessment referred to in
    (2) and, based on these, an options appraisal and remediation strategy giving full 
    details of the remediation measures required and how they are to be undertaken.

4. A verification plan providing details of the data that will be collected in order to 
             demonstrate that the works set out in the remediation strategy in (3) are complete 
             and identifying any requirements for longer-term monitoring of pollutant linkages, 



             maintenance and arrangements for contingency action.

Any changes to these components require the written consent of the local planning 
authority. The scheme shall be implemented as approved.

Reason: To ensure that the development does not contribute to, and is not put at 
unacceptable risk from or adversely affected by, unacceptable levels of water 
pollution in line with paragraph 170 of the National Planning Policy Framework.

During Building Works

7 Prior to installation of any drainage or utility supplies, details of the provision of 
required fire hydrant(s) to be installed within the site shall have been submitted to the 
Local Planning Authority for written approval. 

The fire hydrant(s) shall be installed in accordance with the approved details prior to 
the development being brought into use.

Reason: To ensure there are adequate water supply in the interests of fire safety.

8 If, during development, contamination not previously identified is found to be present 
at the site then no further development (unless otherwise agreed in writing with the 
Local Planning Authority) shall be carried out until a remediation strategy detailing 
how this contamination will be dealt with has been submitted to and approved in 
writing by the Local Planning Authority. The remediation strategy shall be 
implemented as approved.

Reason: To ensure that the development does not contribute to, and is not put at 
unacceptable risk from or adversely affected by, unacceptable levels of water 
pollution from previously unidentified contamination sources at the development site 
in line with paragraph 170 of the National Planning Policy Framework.

Before the Development is Occupied

9 The development shall be carried out in accordance with the approved surface and 
foul drainage strategies. The approved scheme shall be retained and maintained in 
full accordance with the approved details. 

Reason: To reduce the risk of future flooding.

10 The access arrangements to serve the proposed development shall have been 
completed in accordance with approved drawings listed above. Thereafter the 
approved access arrangements shall be retained as being available for use at all 
times. 

Reason: To ensure that adequate access arrangements are provided and retained in 
order to minimise on street parking and to ensure that vehicles can enter and leave 
the premises in the interests of highway safety.



11 Prior to any part of the permitted development being brought into use, a verification 
report demonstrating the completion of works set out in the approved remediation 
strategy and the effectiveness of the remediation shall be submitted to, and 
approved in writing, by the local planning authority. The report shall include results of 
sampling and monitoring carried out in accordance with the approved verification 
plan to demonstrate that the site remediation criteria have been met.

Reason: To ensure any remediation, if required, is verified as completed to the 
agreed standard for the protection of controlled waters. 

Ongoing Conditions

12 No infiltration of surface water drainage into the ground is permitted other than with 
the written consent of the Local Planning Authority. The development shall be carried 
out in accordance with the approved details.

Reason: To ensure that the development does not contribute to, or is not put at 
unacceptable risk from, or adversely affected by, unacceptable levels of water 
pollution caused by mobilised contaminants in line with paragraph 170 of the 
National Planning Policy Framework.

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 This development may require a permit under the Environmental Permitting (England 
and Wales) Regulations 2010 from the Environment Agency for any proposed works 
or structures, in, under, over or within eight metres of the top of the bank of the 
Bourne Eau designated a 'main river'. This was formerly called a Flood Defence 
Consent. Some activities are also now excluded or exempt. A permit is separate to 
and in addition to any planning permission granted. Further details and guidance are 
available on the GOV.UK website: 

https://www.gov.uk/guidance/flood-risk-activities-environmentalpermits.

 3 For any further work at the site, we recommend that the developer should:

1. Follow the risk management framework provided in CLR11, Model 
Procedures for the Management of Land Contamination, when dealing with 
land affected by contamination.

2. Refer to the Environment Agency Guiding principles for land contamination for 
the type of information that we required in order to assess risks to controlled 
waters from the site. The Local Authority can advise on risk to other receptors, 
such as human health.



3. Consider using the National Quality Mark Scheme for Land Contamination 
Management which involves the use of competent persons to ensure that land 
contamination risks are appropriately managed.

4. Refer to the contaminated land pages on GOV.UK for more information.

Should you require any additional information, or wish to discuss these matters 
further, please do not hesitate to contact me on the number below

Miss Carly Walker
Sustainable Places Planning Adviser
Direct dial 02030 253536
Direct e-mail carly.walker@environment-agency.gov.uk

4 Desktop analysis has suggested that the proposed development will lead to an 
unacceptable risk of flooding downstream. We therefore highly recommend that you 
engage with Anglian Water at your earliest convenience to develop in consultation 
with us a feasible drainage strategy.

If you have not done so already, we recommend that you submit a Pre-planning enquiry 
with our Pre-Development team. This can be completed online at our website 
http://www.anglianwater.co.uk/developers/pre-development.aspx

Once submitted, we will work with you in developing a feasible mitigation solution.

Financial Implications reviewed by: Not applicable

Legal Implications reviewed by: Not applicable


