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Proposal: Reserved matters (access, appearance, landscaping, layout, scale) 

application for four dwellings and garage pursuant to S19/0256
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At the request of Cllr Phil Dilks who raises concerns regarding 
overdevelopment, potential harm to character and appearance of the 
area and impact on living conditions of existing neighbouring residents
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Impact on neighbouring properties

Technical Documents: None
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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 area 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. 

1.2 Outline planning permission (S19/0256), with all matters reserved, was granted by 
Planning Committee in May 2019 for the demolition of the bungalow and erection of four 
dwellings. A prior notification application (S19/1026) was subsequently approved for the 
demolition of the bungalow which would be permitted development as set out under Class 
B of Schedule 2 Part 11 of the Town and Country Planning (General Permitted 
Development) Order, 2015 (as amended).

2 Description of Proposal

2.1 This application seeks approval of the reserved matters (access, appearance, 
landscaping, layout, scale) pursuant to outline permission S19/0256. An indicative layout 
plan was submitted as part of that application that showed a single access off Broadgate 
Lane with 2 dwellings to the front of the site and 2 dwellings to the rear. A condition was 
attached to the permission restricting the rear dwellings to single storey.

2.2 Minor amendments were made to the submitted plans during the life of the application. 
These changes were to make small scale changes to the front elevation of the 2 dwellings 
facing the road to give each dwelling an individual appearance. The height of the existing 
bungalow was also marked on the plans for reference.

3 Relevant History

Reference Proposal Decision Date
S19/0256 Outline application for the demolition 

of existing dwelling and erection of 
four dwellings with all matters reserved

Approved 
Conditionally 

07/06/2019

S19/1026 Detached bungalow. Prior Notice 
Approved 
Conditionally 

03/07/2019

4 Policy Considerations

4.1 National Planning Policy Framework (NPPF)
Section 9 - Promoting sustainable transport



Section 11 - Making effective use of land
Section 12 - Achieving well-designed places

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

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

5 Representations Received

5.1 Parish Council
5.1.1 Raise concerns that four dwellings is overdevelopment of the site and could lead to on-

street parking and overlooking of neighbouring properties. Welcome retention of the 
frontage hedge , but request this is continued around the perimeter.

5.2 LCC Highways & SuDS Support
5.2.1 Having given due regard to the appropriate local and national planning policy guidance (in 

particular the National Planning Policy Framework), Lincolnshire County Council (as 
Highway Authority and Lead Local Flood Authority) has concluded that the proposed 
development is acceptable and accordingly, does not wish to object to this planning 
application.

5.3 Environmental Protection Services (SKDC)
5.3.1 No further comments to make.

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

1. Work on-site already commenced
2. Increased on-street parking
3. Not in keeping with surrounding character (Chalet bungalows to frontage)
4. Over development of the site 
5. Increased traffic
6. Highway safety risks
7. Flood risk
8. Loss of privacy from overlooking and driveway
9. Overlooking
10. Noise - along driveway
11. Over shadowing
12. Future growth potential of trees
13. Increased dwelling sizes from outline reducing separation to neighbouring properties



7 Evaluation

7.1 Principle of development

7.1.1 The principle of demolishing the bungalow and erecting four dwellings on this site has 
been established through outline permission S19/0256. The purpose of this application is 
to assess the detail of the reserved matters (access, appearance, landscaping, layout, 
scale) and any impacts that may arise from the submitted details.

7.2 Impact of the use on the character of the area

7.2.1 Site Allocation and Policies DPD Policy SAPH1 states 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.

7.2.2 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.

7.2.3 Core Strategy Policy EN1 requires development to be appropriate for its context. Further, 
paragraph 127 (section 12) 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.

7.2.4 The submitted block plan largely adheres to the indicative layout plan that was submitted 
with the outline application. Condition 5 of the outline approval required the rear dwellings 
in the site to be single storey and this has also been adhered to. 

7.2.5 Concern has been raised regarding the impact of chalet bungalows on the streetscene. 
Broadgate Lane has a variety of different house types and although the properties that are 
immediate neighbours are single storey, there are chalet style bungalows off Hereward 
Way and 2-storey properties on the opposite side of Broadgate Lane and further along the 
street in both directions. The design of the front two dwellings has been amended and the 
result is considered to be two well designed dwellings that would complement the existing 
street scene. Further, in terms of scale, although the front two properties are proposed to 
have an additional floor of living accommodation; they would be only 80cm higher than the 
existing dwelling.



7.2.6 The proposed layout would ensure that those front two dwellings are set-back a consistent 
distance from Broadgate Lane with other surrounding dwellings. The single access also 
allows a significant amount of the existing hedge to be retained which is a defining 
characteristic of the street scene. 

7.2.7 The single storey dwellings and garage that are proposed to the rear of the site would be 
largely screened from public vantage points and would have limited impact on the 
character of site. Although the proposed layout would increase the number of dwellings 
within the site, the resulting density is not uncharacteristic of the surrounding context. 

7.2.8 Therefore, the submission of reserved matters is considered to be acceptable and would 
ensure the proposal would not result in any adverse impacts on the character of the area.

7.3 Impact on neighbouring properties

7.3.1 Paragraph 127 of the NPPF states planning decisions should create places with a high 
standard of amenity for existing and future users. The proposed dwellings are considered 
to be of a good design and would result in a high standard of amenity for the future 
occupiers of those properties. 

7.3.2 Concern has been raised following the consultation about the impact of the proposal on 
the occupiers of neighbouring properties in terms of noise, overlooking/ loss of privacy and 
over shadowing. The only first floor windows are proposed on the front elevation of the 
front two properties looking out onto Broadgate Lane. Given the orientation of the 
dwellings, this would ensure there would be minimal overlooking and loss of privacy to the 
occupiers of neighbouring properties.

7.3.3 The orientation of the site would ensure that there would be no over shadowing of the 
existing properties on the southern boundary. The height of the proposed dwellings to the 
front of the site are only marginally higher than the existing dwelling and in broadly the 
same location. The remaining development to the rear of the site is proposed to be single 
storey. Further the proposed driveway would run along the northern part of the site. 
Therefore, there would be minimal over shadowing impacts on those properties to the 
north beyond the current situation.

7.3.4 An increase in noise and disturbance (including overlooking from high sided vehicles) has 
been raised as a concern through vehicles using the driveway within the site. The 
anticipated comings and goings to two bungalows would be relatively minor and therefore 
any noise and disturbance impacts in this respect would be minimal.

7.3.5 Overall, the submission of reserved matters is considered to be acceptable and would 
ensure the proposal would result in any significant adverse impacts on the residential 
amenity of the occupiers of the existing properties.



7.4 Highway issues

7.4.1 Paragraph 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. 

7.4.2 The Highway Authority have not objected to the submitted details which are considered to 
include suitable access, parking and turning facilities for four dwellings and would not lead 
to any highway safety issues. The front two dwellings would have two dedicated parking 
spaces each and the bungalows to the rear would have a parking space plus a single 
garage each. Although there would be some increased traffic from the site, it would not 
result in a severe impact on the surrounding road network.

7.5 Other matters

7.5.1 It has been queried why some work on the site has already commenced. Any site clearing 
works do not constitute development and are therefore beyond the scope of control 
through development management. Prior notification to demolish the bungalow has been 
approved and therefore, reserved matters consent is not required before any of those 
demolition works commence.

7.5.2 Flood risk was raised as a concern and this is a matter that was addressed at outline 
stage. The site is located in an area with a very low risk of flooding. Appropriate drainage 
solutions for each of the new dwellings will be a requirement of Building Regulations.

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.

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

10 Conclusion

10.1 It is considered that the submitted details propose four suitably designed dwellings without 
leading to any unacceptable impacts on the character of the area nor 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, SAP DPD Policy SAPH1 and the NPPF 
(sections 9, 11 and 12) and is recommended to be approved.



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:

i. Site location plan drawing no. 2972/01 Rev B received 4 July 2019
ii. Block Plan drawing no. 2972/02 Rev F received 10 September 2019
iii. Plot 1 elevations 2972-PL1-01 Rev A received 10 September 2019
iv. Plot 1 ground floor layout 2972-PL1-02 Rev A received 10 September 2019
v. Plot 1 first floor layout 2972-PL1-03 Rev A received 10 September 2019
vi. Plot 2 elevations 2972-PL2-01 received 10 September 2019
vii. Plot 2 ground floor layout 2972-PL2-02 received 10 September 2019
viii. Plot 2 first floor layout 2972-PL2-03 received 10 September 2019
ix. Plot 3 elevations 2972-PL3-01 received 4 July 2019
x. Plot 3 layout 2972-PL3-02 received 4 July 2019
xi. Plot 4 elevations 2972-PL4-01 received 4 July 2019
xii. Plot 4 layout 2972-PL4-02 received 4 July 2019

Unless otherwise required by another condition of this permission.
     
Reason: To define the permission and for the avoidance of doubt.

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.

Financial Implications reviewed by: Not applicable

Legal Implications reviewed by: Not applicable



Site Location Plan

Site Layout



3d elevations


