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Proposal: Erection of 76 dwellings (reserved matters pursuant to S17/2466 - 

landscaping, layout, appearance and scale - phase 1)
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Southgate Park, Bakewell Road, Peterborough
Agent:
Application Type: Reserved Matters (Major)
Reason for Referral to 
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Request by Cllr Judy Stevens on the grounds of cramped 
development, insufficient width to footpath/cycleways and poor design.
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Key Issues: Whether the proposal constitutes good design, particularly in terms of:
Visual impact and impact on the character of the area
Impact on residential amenity
Impact on the way the area functions - connections etc

Report Author

Phil Moore, Principal Planning Officer

01476 406461

p.moore@southkesteven.gov.uk

Corporate Priority: Decision type: Wards:

Growth Regulatory Deeping St James

Reviewed by: Sylvia Bland, Head of Development Management 28 August 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
http://www.linkedin.com/shareArticle?mini=true&url=http://moderngov.southkesteven.gov.uk/mgWhatsNew.aspx?bcr=1
http://facebook.com/sharer/sharer.php?u=http://moderngov.southkesteven.gov.uk/mgWhatsNew.aspx?bcr=1




1 Description of site

1.1 The site comprises a rectangular parcel of flat agricultural land of approximately 3ha which 
is part of a larger field of 5.27ha located north of the existing built area at Deeping St 
James. The site is bounded by flat open countryside on the north and western sides. 
Linchfield Road forms the eastern boundary with open countryside beyond. There are a 
number of dykes which bound the site. These provide drainage to the agricultural fields 
and are maintained by the Internal Drainage Board.

1.2 The site is allocated under Policy DE1 in the South Kesteven Site Allocations and Policies 
DPD (SAP) for a residential development and already benefits from outline permission for 
residential development S17/2466.

1.3 There are two existing public rights of way (PROW) which cross the site. Footpath No. 3 
extends northwards through the middle of the site from Sorrel Close while Footpath No. 4 
extends east-west along the northern boundary of the site from Linchfield Road towards 
residential development off Godsey Lane.

2 Description of proposal

2.1 This is a reserved matters application for 76 dwellings including matters of scale, layout, 
appearance and landscaping, pursuant to outline planning permission S17/2466.  The 
outline permission is accompanied by a signed S106 agreement which provides for:

- 35 % affordable housing on site
- Financial contributions towards local infrastructure including expansion/upgrade of 

local schools and medical facilities, fire hydrants, provision of bus stops/shelter and a 
contribution towards the cost of a Traffic Regulation Order to extend the 30mph speed 
limit along Linchfield Road

2.2 This application relates to the eastern half of the site covered by the outline permission, 
together with the landscape buffer strips along the northern and western boundaries, and 
includes the vehicular accesses onto Linchfield Road and Burchnall Close. The remainder 
of the site covered by the outline permission would be subject to future reserved matters 
applications.

2.3 The layout broadly reflects the illustrative layout submitted with the outline application. It 
includes a central spine road from Linchfield Road and a secondary link from Burchnall 
Close, serving a number of cul de sacs and private drives. A semi-circular area of 
landscaped public open space (incorporating an equipped play area and a SuDS 
attenuation pond) is proposed to the north, together with open buffer strips along the east, 
west and north boundaries of the site. 

2.4 With regards to pedestrian and cycle connections through the site:

- Existing north/south PROW No. 3 running through the middle of the site from Sorrel 
Close - the existing route would be retained and upgraded to a 2m wide tarmac 
surface. It would be retained for pedestrians only. 



- Existing east/west PROW No.4 along the northern boundary of the site - the existing 
footpath route would be retained on its current course through the landscape buffer 
strip and would remain unsurfaced. In addition, a new 2m wide, tarmac surfaced cycle 
way is proposed to run alongside the footpath with provision being made to allow the 
route to be extended to the west as new development comes forward.

- New footpath/cycle to be provided along the eastern boundary parallel to Linchfield 
Road - this will connect to Linchfield Road to the south with provision being made to 
allow the route to be extended to the north as new development comes forward. It 
would be a combined footpath/cycle way with 3m wide tarmac surface.

2.5 The dwellings would be a mixture of two storey detached, semi-detached and short 
terraces and all would have x2 off road parking spaces. There would be 25 x 4 bed 
dwellings, 35 x 3 bed dwellings and 16 x 2 bed dwellings. The density of the site (not 
including open spaces and principal road) would be approximately 33dph.

2.6 The proposal has been amended since it was originally submitted as result of concerns 
raised by a number of consultees and following engagement through the Council's Design 
PAD meetings where a number of issues including urban design, highways, flooding, 
drainage are discussed directly with the applicant. The amendments do not fundamentally 
change the layout but do include a reduction in the number of dwellings by one, widening 
of the cycleways, changes to the house types, materials, landscaping and other minor but 
significant design changes. 

3 Relevant History 
Reference Proposal Decision Date
S17/2466 Residential development of up to 

145 dwelling with primary access 
of Linchfield Road and secondary 
access of Burchnall Close with 
associated open space, car 
parking and landscaping (outline 
with matter of access included for 
consideration)

Approved 
Conditionally 

20/12/2018

4 Policy Considerations

4.1 National Planning Policy Framework (NPPF)
4.2 Section 12 - Achieving well-designed places
4.3 Section 15 - Conserving and enhancing the natural environment
4.4 Section 16 - Conserving and enhancing the historic environment

Section 9 - Promoting sustainable transport

4.5 South Kesteven District Council Core Strategy
4.6 Policy EN1 - Protection and Enhancement

Policy SP3 - Sustainable Integrated Transport

4.7 Submission Draft Local Plan (up to 2036)
Policy DE1 – Promoting Good Quality Design 



5 Representations Received

5.1 LCC Highways & SuDS Support
5.1.1 No objection subject to condition requiring a construction management plan

5.2 LCC Footpaths
5.2.1 Concerns that nature of development will lead to increased use of PROW no.4 and 

questions why existing east/west PROW No 4 cannot be tarmacked. Concerns that the 
east/west cycleway (as required by condition 17 of the outline permission) is not wide 
enough and could lead to future problems on the PROW No. 4 leading to Godsey Lane to 
the east as this PROW is too narrow to be upgraded to a cycleway particularly through the 
Persimmon development and behind Tesco’s. Considers that a cycleway could 
encourage/exacerbate unlawful activity (cycling) on public footpaths.

5.2.2 Advise that any future continuation of the cycleway should be routed to avoid such 
problems, potentially to link up with Charter Way.

5.3 Welland & Deeping Internal Drainage Board
5.3.1 No objection subject to strict understanding that the IDB needs access to the landscape 

buffer strips to carry out annual maintenance of dykes and occasionally leave spoil on the 
them.  All paved footpaths are to remain a minimum of 7.5 metres from the dyke brinks as 
previously agreed.

5.4 Parish Council
5.4.1 Market Deeping Town Council: some concern about bin storage, the proposed east/west 

cycleway and how it would link with adjacent future development and lack of grass verges 
on the continuation of Burchnall Close. No further comments received on amended plans.

5.4.2 Deeping St James Parish Council: Initially objected on grounds of lack of off street 
parking, uncertainty over the east/west footpath, cycleway, overhead power line and 
inadequate "feature square". No further comments received on amended plans.

5.4.3 Any comments received on amended plans will be reported in the Additional Items Paper

5.5 SKDC Urban Designer
5.5.1 Raised initial concerns with the original proposals and following involvement in negotiating 

amendments, now considers that the amended scheme is of an acceptable level of design 
quality.

5.6 SKDC Affordable Housing Officer
5.6.1 Some initial concerns regarding the provision of post and wire garden fences proposed in 

the rear gardens of the affordable plots. No objection following amended plans showing 
close board fences.

5.7 SKDC Arboriculturalist
5.7.1 Landscape plan is generally what would be expected although could be improved with a 

greater mix of tree species.



5.8 Deepings Neighbourhood Plan Group
5.8.1 Comments on original submission:

5.8.2 Does not comply with the outline masterplan, does not accord with Deepings Green Walk 
principles and provides a cramped development particularly in terms of parking.

5.8.3 No comments received on amended plans.

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

1. Overlooking/loss of privacy
2. Concern over existing power line
3. Intentions for footpaths and cycleways (as required by condition 17 of the outline) 
unclear - 
4. Inadequate litter bins
5. Cramped parking arrangements
6. Dominant and oppressive
7. Not in keeping
8. Highway safety – increased traffic on Burchnall Close
9. Overshadowing

7 Evaluation

7.1 Principle of development

7.1.1 The wider site is allocated for residential development in the SAP. Outline planning 
permission has already been granted for the development of up to 145 dwellings on the 
wider site under S17/2466. The principle of development is therefore acceptable.

7.1.2 The outline permission included a number of conditions requiring any reserved matters 
applications to:

• Condition 4 - accord with the principles of the design and access statement and 
illustrative masterplan framework

• Condition 5 - include details of existing and proposed ground levels 
• Condition 12 - have no buildings or above ground structures within the 9 metre-wide 

easement to the dykes maintained by the IDB along the north, east and west 
boundaries

• Condition 17 - include a cycleway along the eastern boundaries and upgrade the 
existing public footpath along the northern boundary to a cycleway

This reserved matters application is in accordance with all of the above and also 
corresponds with the position of the accesses approved at outline stage.



7.2 Design

7.2.1 Reserved matters applications are primarily concerned with the detailed design of a 
scheme. The application as originally submitted did not accord with the principles set out 
in the Design and Access Statement approved under the outline permission and did not 
meet expected levels of design quality. Since submission, the proposals have undergone 
a number of amendments following the outcome of consultation and negotiations with 
officers. The Council's Urban Design Officer assessed the proposals using the 
government endorsed Building for Life 12 assessment method.  The design as amended 
scores well using Building for Life and is now considered to be acceptable. The application 
has been considered by the Council’s Design PAD consultation group which has guided 
the amendments made to the proposals.

7.2.2 Each of the reserved matters which have been included for consideration in this 
application are discussed in turn below.

7.3 Layout

7.3.1 The proposed house types and density are appropriate for the edge of town context and 
the layout broadly corresponds with that shown in framework masterplan as it is required 
to do so by condition 4 of the outline permission.

7.3.2 The amended plans have not fundamentally changed the layout, but the relatively minor 
changes go a long way to improving the streetscene, including reorientation and reduction 
in number of dwellings.

7.3.3 The layout has been designed to ensure that there is a clearly defined and legible street 
hierarchy and that all areas of public open space are overlooked and have dwellings 
facing them rather than turning their backs on them. The street heirarchy is reinforced by 
the use of different surfacing materials which emphasise focal points. Dwellings are 
aligned so that they generally follow regular building lines, particularly along the main 
spine road, and those facing on to public open space. This avoids the development 
appearing cramped and uncoordinated. All dwellings on corners have been designed so 
that they are "dual aspect" thereby avoiding blank elevations facing the public realm. 

7.3.4 The vehicular layout provides logical connections to Linchfield Road and Burchnall Close 
whilst allowing for future connections to the east and north. LCC Highways have confirmed 
that the layout works well from a traffic capacity and highway safety perspective. All 
properties would have at least 2 off road parking spaces, many with 3 if garages are 
included. Concerns about parking are noted. However LCC Highways are satisfied that 
there would be sufficient off road parking and that the layout would not lead to 
unacceptable highway impacts from on street parking.

7.3.5 The existing public footpaths which run across the site would be incorporated into the 
layout with the north/south footpath PROW no.3 being upgraded to a tarmac surface and 
the east/west PROW no.4 being retained as an unsurfaced public footpath through the 
landscape buffer zone. 



7.3.6 Condition 17 of the outline permission requires connectivity be further enhanced as 
follows:

"No dwelling shall be occupied before a scheme has been agreed in writing by the 
local planning authority for the construction of a foot/cycle way, starting from the 
existing footway along Linchfield Road at the frontage of the site, to continue 
northwards, alongside Linchfield Road, within or adjacent to the green corridor to the 
northern boundary of the site, as well as an east/west foot/cycleway within or 
adjacent to the green corridor along the northern boundary of the site. The agreed 
works shall be fully implemented in accordance with a timetable of implementation to 
be agreed in writing with the local planning authority."

7.3.7 Whilst it would have been logical and desirable to simply upgrade the existing east/west 
PROW No.4 to a standard 3m cycle/footway along its existing course, as appears to be 
the intention of condition 17 of the outline permission, this has proved not to be possible. 
Hard surfaces are prohibited under IDB regulations within the 9m wide easement along 
the dyke in order that the IDB can carry out regular dyke maintenance using heavy plant 
and occasionally deposit spoil on the banks.

7.3.8 Furthermore an upgrade of the PROW to a cycleway would require a "Cycle Track 
Conversion Order" which is covered by a separate regulatory regime outside of the 
planning process and subject to public consultation. LCC Footpaths officers have stated 
that the granting of such an order is unlikely and they would not support it on the grounds 
that any future continuation of the cycleway to the east could exacerbate existing 
problems of unlawful use of the public footpath due to its restricted width towards Godsey 
Lane. 

7.3.9 Nevertheless, provision of the cycleway is a requirement of condition 17 of the outline and 
the applicant has worked with SKDC officers to find a workable solution that would comply 
with condition 17 and Officers consider that the proposed layout does comply with the 
requirements of condition 17 of the outline permission.

7.3.10 The proposed layout includes the two new cycleways which are required by condition 17 
of the outline permission as follows: 

- A new 3m wide tarmac surface north/south footpath/cycle way would be provided 
within the site to the west of the dyke on the east boundary. This would connect up to 
Linchfield Road to the south and would provide opportunities for future connections to 
the north. 

- A new 2m wide tarmac surface east/west cycleway would be provided along the north 
of the site, running along the south side of the landscape buffer. It would run parallel to 
the already existing public footpath but would not replace it - the public footpath would 
continue to exist along its current course. 

7.3.11 These new connections are all compatible with the aspirations of the Deepings Green 
Walk scheme which is being developed as part of the emerging Deepings Neighbourhood 
Plan This scheme envisages a network of walking and cycling routes connecting all parts 
of the Deepings. The cycleways proposed within the application site would provide 



opportunities for future connection to the west towards Godsey Lane, and to the north, 
when that land is developed. 

7.3.12 Any potential future problems (identified by LCC Footpaths) could be overcome through 
careful design of any future development to the east and north of the site, with any 
continuation of the cycleway following a different route to the existing public footpath that 
would avoid the existing "pinch points" through the recently built Persimmon estate and 
alongside the Tesco supermarket. Despite their reservations, LCC Footpaths have 
indicated that they would in principle support a future eastwards cycleway connection 
through to Charter Avenue.

7.3.13 In terms of residential amenity, the concerns of local residents are noted, however, in one 
case the objections relate to a plot shown indicatively on the plans but which is not 
actually part of this application. This plot would be the subject of a further reserved matters 
application and would be assessed on its own merits at that time. Within the application 
site itself, as result of the amendments now proposed, the dwellings would be sufficiently 
well separated and aligned and orientated along the southern boundary, such that there 
would be no unacceptable overlooking/loss of privacy, overshadowing/loss of light or 
dominance of outlook to occupiers of adjacent properties. Equally the layout would ensure 
future occupiers of the development would not be similarly affected.

7.4 Scale

7.4.1 The proposed dwellings are all 2 storey in height and vary in size between 2, 3 and 4 
bedrooms. They are arranged in detached, semi-detached and short terrace forms. Eaves 
heights and ridge heights vary between 4-5m and 8-9m. The scale, combined with layout 
(discussed above) would ensure no adverse impact on residential amenity. The scale of 
the buildings reflects the existing suburban form of development around the edges of the 
Deepings and is therefore appropriate for this context.

7.5 Appearance

7.5.1 The palette of materials has been chosen to reflect those used locally, particularly 
Deeping St James and includes a mixture of red and buff bricks and ivory render (similar 
in colour to local limestone) for walls, with grey slate effect tiles and red pantiles for roofs. 

7.5.2 The original choice of materials was somewhat uncoordinated with materials seemingly 
distributed randomly throughout the site. However the amendments are a great 
improvement and help to give the development a more distinct character and reinforce 
legibility. The materials as amended now reinforce the street hierarchy and emphasise 
focal points. The use of buff bricks is concentrated on the main street, and red bricks are 
used predominantly for those dwellings facing the open space along the north and west 
boundaries. A different shade of red brick is used for those properties to the south of the 
site. Contrasting bricks or ivory coloured render are limited to focal points and key 
gateways within the site. For roofing, slate effect tiles are used for the most part with red 
pantiles reserved for focal points. 



7.5.3 The houses themselves are of traditional vernacular design and appearance, some of 
which feature chimneys, stone cills, porches or bay windows to add interest to the 
streetscene.

7.6 Landscaping

7.6.1 The landscaping details submitted with this application show a well-designed area of 
public open space within the centre of the site, incorporating a locally equipped play area 
(LEAP), grassed areas and native tree and shrub planting. An attenuation pond is 
incorporated into this area and landscaping around it has been designed to reflect a 
typical fen wetland environment. 

7.6.2 There are also linear strips of open space along the north, east and west boundaries. 
Condition 9 of the outline application requires that there should be no built development 
within these strips in order to allow maintenance of the adjacent dykes. For the same 
reason, no trees or shrubs can be planted in these areas. As a result, these areas would 
be laid out as grass interspersed with flowers. Some tree planting is also proposed within 
the interior of the estate and along the streets which would serve to soften the 
streetscene.

7.6.3 The amount of open space to be provided fulfils the requirements of the signed section 
106 agreement associated with the outline permission. Future management arrangements 
for the open space will also be secured through the section 106 agreement. The 
management arrangements will include measures to maintain and if necessary replant the 
IDB easement strips following maintenance of the dykes.

7.6.4 The landscaping scheme has been designed using local species, particularly those 
associated with the fen edge. Overall the landscaping scheme is appropriate and will help 
to create a pleasant environment and ensure the development is well integrated in its 
context.

7.7 Other Issues

7.7.1 South Kesteven Submission Draft Local Plan (up to 20136) - this plan which will 
replace the current CS and SAP, has recently been through the process of examination 
and is expected to be adopted early 2020. Whilst full weight cannot yet be given to the 
new Local Plan, the Submission Draft Plan is NPPF compliant and has reached an 
advanced state of preparation. Therefore, in accordance with NPPF paragraph 48, 
significant weight can be given to relevant policies where there are no unresolved 
objections or major modifications requested by the inspector. The inspector did not 
request any modifications to policies EN1 (Landscape Character), DE1 (Promoting Good 
Design) and ID2 (Transport and Strategic Transport Infrastructure) which are relevant to 
this application. These policies can therefore be given significant weight. All of these 
policies support the conclusions of the evaluation section of this report.

7.7.2 Heritage - This matter was considered when the outline permission was granted as from 
certain angles the proposal would be seen together with the top of the spire of grade I 
listed St Guthlac's Church just visible above the rooftops of the built up area to the west. 
However, for the avoidance of doubt, the considerable separation distance, together with 



the design of the proposal is such that there would be no impact or harm to the church's 
setting. 

7.7.3 Drainage - surface and foul water drainage is the subject of a separate "approval of 
details required by condition" application S19/1242 relating to conditions 9 and 10 of the 
outline. However, LCC in their capacity as local lead flood authority have confirmed that 
the layout, including the hard surfacing and the position of the attenuation pond is 
compatible with the proposed drainage system.

7.7.4 Infrastructure - some concern has been raised by local residents about the strain on local 
infrastructure such as schools and doctor’s surgeries. However, this is an issue which was 
taken into account at outline stage and is not relevant to a reserved matters application.

7.7.5 Construction Management Plan - LCC Highways have requested a condition requiring 
submission of a construction management plan. However, this is not considered 
necessary as it would be covered by other legislation and would fail to meet the statutory 
tests of conditions. In any case if such a condition was deemed necessary it should have 
been requested at outline stage. No such request was made at that stage.

8 Conclusion

8.1 The proposal as originally submitted was not of an acceptable standard of design. 
However the proposal has been considerably improved to an acceptable standard. This 
outcome has been reached following consideration of the application by the Council’s 
Design PAD consultation group which includes urban design, drainage, flood risk and 
highways consultees.

8.2 Overall the density, layout and general design of the proposals accords with the principles 
of the approved design and access statement and framework masterplan and scores well 
using the government endorsed Building for Life 12 assessment method.  The proposal 
would be well integrated with the existing built up area whilst creating a well-connected 
and landscaped place with its own identity. There would be no adverse impact on highway 
safety or residential amenity. 

8.3 Taking the above into account in this respect, the proposal accords with CS policy EN1, 
NPPF sections 12 and 15 and Draft Submission Local Plan policies DE1, EN1 and ID2.

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

Approved Plans

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

Location Plan - 1243-LP Rev B - received 17 July 2019



Site Layout - 1243-004 Rev K - received 19 August 2019

Materials Layout - 1243-005 Rev G received 19 August 2019

Materials Pallette Rev B - received 17 July 2019

Hard Landscaping Layout - 1243-006 Rev D - received 19 August 2019

Affordable Housing Layout - 1243-007 Rev E - received 19 August 2019

Soft Landscaping - Landscape Proposals - sheets 1 - 3 Rev D - received 22 July 
2019

House Types - 1243-LP Rev B; 1243/A30/01 Rev C; 1243/A36/01 Rev B; 1243/EMM 
Rev A; 1243/EVE Rev D; 1243/KNI Rev A; 1243/MOU Rev C;  1243/MOU/02 Rev D; 
1243/MYL Rev C; 1243/PEM/03 Rev C; 1243/PEM/04 Rev B; 243/A24/01  Rev C - 
all received 17 July 2019
     
Reason: To define the permission and for the avoidance of doubt.

Before Occupation

2 Before the end of the first planting/seeding season following the occupation/first use 
of any part of the development hereby permitted, all soft landscape works shall have 
been carried out in accordance with the approved soft landscaping details. 

Reason: Soft landscaping and tree planting make an important contribution to the 
development and its assimilation with its surroundings and in accordance with Policy 
EN1 of the adopted South Kesteven Core Strategy (July 2010).

3 Before any part of the development hereby permitted is occupied/brought into use, 
the works to provide the boundary treatments shall have been completed in 
accordance with the approved boundary treatment scheme. 

Reason: To provide a satisfactory appearance to any boundary treatments and by 
screening rear gardens from public view, in the interests of the privacy and amenity 
of the occupants of the proposed dwellings and in accordance with Policy EN1 of the 
adopted South Kesteven Core Strategy (July 2010).

Ongoing

4 Within a period of five years from the first occupation of the final dwelling/unit of the 
development hereby permitted, any trees or plants provided as part of the approved 
soft landscaping scheme, die or become, in the opinion of the Local Planning 
Authority, seriously damaged or defective, shall be replaced in the first planting 
season following any such loss with a specimen of the same size and species as 
was approved in condition above unless otherwise agreed by the Local Planning 
Authority. 



Reason: To ensure the provision, establishment and maintenance of a reasonable 
standard of landscape in accordance with the approved designs.

Standard Note(s) to Applicant:

1 In reaching this decision the Local Planning Authority has worked with the applicant 
in a positive and proactive manner addressing design impacts on and progressing 
the formal application to a determination within an agreed timeframe. The decision is 
therefore in accordance with paragraphs 186 -187 of the National Planning Policy 
Framework.

Financial Implications reviewed by: Not applicable
Legal Implications reviewed by: Not applicable



Site Layout

Site Layout (zoomed in)


