
Planning Committee
12 May 2020

        

S19/0084
Proposal: Erection of 40 dwellings (Reserved matters pursuant to S14/1316)
Location: The Aveland High School,  Birthorpe Road, Billingborough, NG34 0QT  
Applicant: Billingborough Homes Limited,  Care of agent address,   
Agent: Mr Jake Stentiford, 17 Church Hill, Royston, Barnsley, S71 4NQ
Application Type: Reserved Matters (Major)
Reason for Referral to 
Committee:

Major application. Request by former Cllr King on the grounds of 
variation from the Local Plan, type and design of houses, maintenance 
of open space and road, and boundary treatment.

Key Issues: Layout, density and impact on the character of the area
Impact on the neighbouring properties
Highway issues
Flooding and Drainage
Trees and Landscaping

Technical Documents: Letter Surface Planning Dated 19th February 2020
Tree Constraints Survey and Report (11th April 2012) Mark Hudson
Letter Surface Planning Dated 14th January 2019 (Includes Design 
and Access Statement)
Drainage Strategy - Fortem Civil Engineering Consultants Ltd (April 
2019)

Report Author

Phil Moore, Special Projects Manager

 01476 406080

 p.moore@southkesteven.gov.uk

Corporate Priority: Decision type: Wards:

Growth Regulatory Toller

Reviewed by: Sylvia Bland, Head of Development Management 28 April 2020

Recommendation (s) to the decision maker (s)

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
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1 Description of Site

1.1 The site is cleared previously developed land, formerly occupied by the buildings and car 
park of the Aveland School in Billingborough. There is an existing access off Birthorpe 
Road which once served the school. The site is on the south western edge of the built up 
part of the village.

2 Description of proposal

2.1 This application seeks reserved matters approval for access, layout, scale, appearance 
and landscaping for 40 dwellings pursuant to outline permission S14/1316. Details of 
surface water drainage have also been submitted as required by condition 5 of the outline 
permission.

2.2 This application proposes 34 semi-detached properties, which are relatively modest in 
their scale, form and footprint. 6 of the properties are 1 bedroom and 18 are 2 bedroom. 
The proposed site layout plan shows that based on the site area of 1.31 ha; the density is 
30 dwellings per hectare. All dwellings would have two off-road parking spaces.

2.3 The estate would essentially be a cul-de-sac served by a single vehicular access from 
Birthorpe Road, re-using the former school access. The main estate road would be built to 
adoptable standards. Two private drives off the main cul-de-sac would serve Plots 20-25 
and 26-32.

2.4 The proposed dwellings are predominantly semi-detached houses (34 dwellings), 
including one pair of semi-detached bungalows, located to the south-west of The Conifers. 
The remaining dwellings would comprise two detached bungalows and a block of four 
maisonettes.

2.5 A number of new trees are proposed throughout the site, both within the site and around 
the boundaries. A number of trees would be retained along the Birthorpe Road frontage. 
SKDC have served a Tree Preservation Order on the site to protect trees, including trees 
located along the Birthorpe Road frontage.

3 Relevant History

Reference Proposal Decision Date
S14/1316 Residential development and use of former 

school playing field for community uses
Approved 
Conditionally 

14/01/2016

S16/0747 Provision of community open space and 
associated access and car parking (Reserved 
Matters pursuant to S14/1316)

Approved 
Conditionally 

14/07/2016

4 Policy Considerations

4.1 SKDC Local Plan 2011 - 2036
Policy SD1 - The Principles of Sustainable Development in South Kesteven
Policy SP2 - Settlement Hierarchy



Policy H2 - Affordable Housing Contributions
Policy H4 - Meeting All Housing Needs
Policy EN1 - Landscape Character
Policy EN2 - Protecting Biodiversity and Geodiversity
Policy EN5 - Water Environment and Flood Risk Management
Policy DE1 - Promoting Good Quality Design
Policy SB1 - Sustainable Building
Policy OS1 - Open Space
Policy ID1 - Infrastructure for Growth
Policy ID2 - Transport and Strategic Transport Infrastructure
Policy SP1 - Spatial Strategy

4.2 National Planning Policy Framework (NPPF)
Section 1 - Introduction
Section 11 - Making effective use of land
Section 12 - Achieving well-designed places
Section 4 - Decision-making
Section 14 - Meeting the challenge of climate change, flooding and coastal change

5 Representations Received

5.1 Parish Council
In summary, comments received in relation to the proposal as originally submitted:

 No objection to the density and range of house types.
 However, some concerns raised about the detailed design and landscaping. 
 Would like an element of local limestone introduced as well as better detailing. 
 Would prefer houses directly fronting Birthorpe Road rather than set back. 
 Concerns raised about boundary treatments and future maintenance of roads and 

open space.

Comments received in relation to proposal as amended:

 No need for this quantity of affordable homes in Billingborough, tenants likely to be 
from elsewhere.

 Notwithstanding previous comments, density is too high.
 Do not want urban scheme in historic village.
 Concerns about potential future development in NE corner of site.
 Concerns about boundary treatment, pedestrian link and landscaping including 

shading of allotments from trees.

5.2 LCC Highways & SuDS Support
5.2.1 No objection following submission of amended drainage strategy. The proposal will offer a 

significant improvement on the existing drainage solution.



5.3 Environment Agency
5.3.1 No comments to make.

5.4 Black Sluice Internal Drainage Board
5.4.1 Some initial concerns regarding run off rates stated in the drainage strategy, urging the 

applicant to prove to the LPA and LLFA that the drainage rates stated can be achieved 
and justified. This has now been resolved with submission of amended drainage strategy.

5.5 Design Officer
5.5.1 Design now generally acceptable following amendments.

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

1) Concerns regarding the number and type of houses. In particular, the uplift from 35 
dwellings to 40. 

2) There is no need for more houses in Billingborough; there has been too much 
development already. Insufficient demand for smaller dwellings. 

3) Pressure on local infrastructure, including Doctors which is already under pressure.
4) Overlooking, particularly from plots 24 - 25, with a request that bungalows are 

substituted due to the proximity with existing bungalow (The Conifers) to maintain 
existing levels of privacy. 

5) Impact of additional traffic and parking, including on-street parking. 
6) The drainage system cannot cope with the development.
7) Disruption during construction.
8) Concerned the character of the proposed dwellings does not reflect those on the 

opposite site of road (generous individually designed properties in spacious plots).
9) Impact on wildlife and retention of trees, including the mature trees.

7 Evaluation

7.1 Background

7.1.1 The former Aveland school site was allocated for residential development in the previous 
Local Plan under policy LSC1a of the Site Allocations and Policies Plan DPD. The 
allocation policy gave an indicative quantum of 35 dwellings and also included the 
following caveat: 

“residential development will only be permitted on the previously developed part of the 
former Aveland High School (approximately 1.5ha). The remainder of the site 
(approximately 2.5ha) should be provided as open space for community use (including 
playing fields and allotments), to be accessed along the track adjacent to the 
development.”



7.1.2 Outline planning permission (S14/1316) was granted in January 2016 on the whole of the 
allocated site for residential development (number of dwellings unspecified) on the 
previously developed part of the site as well as community use of the former playing field. 
The principle of development has therefore been established.

7.1.3 When outline permission was granted it was noted that the part of the site allocated for 
residential development had already been assessed through the Local Plan site 
allocations process as being capable of accommodating an indicative quantum of 
development of around 35 dwellings. This was noted as being a low density, intended to 
ensure an efficient use of the land whilst being in keeping with the village context and 
allowing a suitably designed development to be well integrated with the form and 
character of the area.

7.1.4 The Committee report also noted:

"the detailed design and layout of the development, including final number of dwellings 
will be included in a future reserved matters application which will be assessed on its 
own merits at that stage. The granting of outline permission does not tie a future 
reserved matters application to 35 dwellings. However, a significantly higher or lower 
density will require robust justification."

7.1.5 A reserved matters application (S16/0747) was approved in July 2016 for provision of 
community open space, including allotments, playing fields and associated access, car 
parking area and boundary fencing, on the former school playing fields. That development 
has now been implemented and is administered by Billingborough Parish Council.

7.1.6 The current application is a reserved matters application relating to most of the previously 
developed part of the site only. Matters of access, layout, scale, appearance and 
landscaping are included for consideration. It is noted that a small section of the overall 
site (the far north eastern section) has not been included in this application. Any 
development of this part of the site would require a new full planning application which 
would be considered on its own merits.

7.2 Design, layout, and impact on the character of the area

7.2.1 Reserved matters applications are primarily concerned with the detailed design of a 
scheme. The application as originally submitted fell short of the required standard. 
However, the design has since gone through a number of further iterations following 
Design PAD meetings and further consultation with officers, including the Council's Urban 
Design Officer.  

7.2.2 Key amendments have included retention of existing trees, details of materials and soft 
landscaping, addition of a connecting footway link to the allotments, and various minor 
changes to the layout and detailing of the houses, in order to make car parking less 
cramped, add visual interest and avoid blank elevations. The design as amended is now 
considered to be and in accordance with Policies SD1, SP1, SP2, H2, H4 and DE1 of the 
LP and the provisions of the National Planning Policy Framework (NPPF).



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

 Access
The proposal would be served by a single point of access located towards the 
easternmost part of the site. It is understood that sections of this access would be 
adopted by the Highways Authority. Pedestrian footpaths are provided and to promote 
good connectivity, a short link to the allotments is shown adjacent to Plot 15, which 
could be opened up, should the Parish Council wish to do so. The Highways Authority 
have confirmed no objection to the development and the proposal is considered to 
accord with Policy ID2 of the LP and the NPPF. 

 Layout
The character of this part of the village is generally defined by buildings which front 
onto Birthorpe Road, although there are significant variations in density and house 
types. Those immediately to the north and of the site are in relatively spacious plots, 
with generous frontages and with predominantly hedges on the road frontage. They 
are detached and utilise a mixture of brick and stone. The development to the east 
along Birthorpe Road and on Aveland Drive and Cardinal Close is denser in form. Prior 
to demolition, the former school building was a fairly imposing structure consisting of a 
number of buildings varying between 1 and 3 storeys.

Whilst the density is higher than the indicative 35 in the former allocation policy, the 
increase is relatively small and well within the limits of what could reasonably be 
described as low density. This increase in density over and above the former local plan 
indicative density is justified by the design of the layout and house types. In particular, 
the set back from Birthorpe Road, and the similarities to nearby developments at 
Cardinal Close and Aveland Drive which would ensure that the development is in 
keeping with its context.

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. Dwellings are aligned so 
that they generally follow regular building lines. All dwellings on corners have been 
designed so that they are "dual aspect" thereby avoiding blank elevations facing the 
public realm.

 Scale
The proposed dwellings are all 2 storey in height and vary in size between 1 and 2 
bedrooms. The scale, combined with layout (discussed above) would ensure no 
adverse impact on residential amenity. The scale of the buildings reflects the existing 
form of development, particularly to the east and is therefore appropriate for this 
context.

 Appearance
The palette of materials generally reflects those used locally, and includes red bricks 
and render for walls, with grey and red tiles for roofs. The houses themselves are of 
traditional form with elements of vernacular design and appearance, some of which 



feature open porches or string courses to add interest to the streetscene. As such the 
appearance of the dwellings is appropriate for the context.

 Landscaping
The landscaping details submitted with this application show a retention of a mature 
horse chestnut tree within a small area of public open space to the south of the site. 
The attenuation pond to the south of the site also serves as open space and the trees 
along the frontage would be retained. The Council has served a Tree Preservation 
Order on the site to protect trees, including trees located along the Birthorpe Road 
frontage. 

The Parish Council have indicated that they do not wish to see the close boarded 
fence along the southern and western boundaries removed. For the avoidance of 
doubt a condition has been added to ensure it is retained as part of the approved 
boundary treatment.

Overall the landscaping scheme is appropriate and will help to create a pleasant 
environment and ensure the development is well integrated in its context.

7.3 Flooding and Drainage

7.3.1 The site is located in Flood Zone 1 (Lowest Risk of Flooding). Condition 5 of the Outline 
required details of the proposed drainage provisions, including the management 
arrangements to be submitted with a reserved matters application. A Drainage Strategy 
accompanies this application (Fortem April 2019). This confirms that the site has existing 
foul and surface water drainage infrastructure from the previous school use. The Strategy 
outlines that surface water will be discharged to the open watercourse located north of 
Birthorpe Road and foul water is to be discharged to the existing sewer, as per the existing 
arrangements. The drainage provisions would be adopted by Anglian Water under a 
Section 104 Agreement. The Management arrangements relating to the attenuation basin 
is less clear and for the avoidance of doubt, a condition has been included to this effect.

7.3.2 Lincolnshire County Council in its role as the Lead Local Flood Authority have confirmed 
they are satisfied with the proposed drainage provisions and conclude that it would be a 
betterment over the existing situation. Overall the proposal is considered to accord with 
Policy EN5 of the LP and the NPPF.

7.4 Other Issues

7.4.1 Billingborough Parish Council have raised concerns about the applicant’s proposals for the 
scheme to be 100% affordable housing, referring to 28% affordable housing required by 
condition 10 of the outline application. 

7.4.2 The Parish Council’s concerns are noted. However, the current application covers detailed 
reserved matters of access, layout, scale, appearance and landscaping only. The 
quantum of affordable housing is not a consideration for this application and will be dealt 
with separately under condition 10 of the outline permission, which requires submission 



and approval of an “affordable housing scheme” to include a minimum of 28% affordable 
housing, taking into account local needs.

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 Overall the density, layout and general design of the scheme would be well integrated with 
the existing built up area whilst creating a well landscaped place with its own identity. 
There would be no adverse impact on highway safety or residential amenity. Taking the 
above into account the proposal accords with the Local Plan, with particular reference to 
Policies SD1, SP1, SP2, H2, H4, EN5, SP1, DE1 and OS1 and the provisions of the 
NPPF.

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:

Drawing 0102 Revision P09 Dated 10.02.2020
Drawing 0100 Revision P04 Dated 10.02.2020
Drawing 0101 Revision P05 Dated 10.02.2020
Fortum Civil Engineering Ltd - Drainage Strategy April 2019
Drawing 0206 Rev P04 Dated 03.09.2019
Drawing 0205 Rev P04 Dated 03.09.2019
Drawing 0204 Rev P04 Dated 03.09.2019
Drawing 0202 Rev P04 Dated 03.09.2019
Drawing 0201 Rev P04 Dated 03.09.2019
Drawing 0200 Rev P04 Dated 03.09.2019
Drawing 0203 Rev P06 Dated 02.12.2019
Drawing 0400 Rev P05 Dated 02.12.2019
Landscape Proposals Plan JS007 001C Dated 03.02.2020



Materials Schedule Ref 18008 James Garner Architecture

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

2 Before the development hereby permitted is commenced, all existing trees shown on 
the approved plan to be retained shall have been fenced off to the limit of their 
branch spread in accordance with BS 5837. No works including:

i. removal of earth, 
ii. storage of materials, 
iii. vehicular movements or 
iv. siting of temporary buildings 

shall be permitted within these protected areas.

Reason: To prevent unnecessary damage to existing trees and in accordance with 
Policies EN2 and OS1 of the adopted South Kesteven Local Plan.

 Before the Development is Occupied

3 The development shall be carried out in accordance with the Approved Drainage 
Strategy (Fortem Civil Engineering Consultants Ltd - April 2019). 

Reason: To ensure satisfactory drainage provisions in accordance with Policy EN5 
of the Local Plan.

4 Before any part of the development hereby permitted is occupied/brought into use, a 
landscape management plan shall have been submitted to and approved in writing 
by the Local Planning Authority. The plan shall include:

i. long term design objectives, 
ii. management responsibilities and 
iii. maintenance schedules for all landscape areas, other than privately owned, 

domestic gardens.

The approved plan shall be adhered to at all times

Reason: Hard and soft landscaping and tree planting make an important contribution 
to the development and its assimilation with its surroundings and in accordance with 
Policies DE1, EN3 and OS1 of the adopted South Kesteven Local Plan.

5 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 
Policies DE1, EN3 and OS1 of the adopted South Kesteven Local Plan.

Ongoing Conditions

6 Notwithstanding the submitted plans, the existing fencing along the southern and 
western boundaries of the site shall be retained. 

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 and neighbouring dwellings and in accordance with 
Policy DE1 of the adopted South Kesteven Local Plan.

Standard Note(s) to Applicant:

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

Proposed Block Plan



Proposed Street Elevation – Birthorpe Road

Proposed Street Elevations – Interior of estate

Example Housetype - Bungalow



Example Housetype – 2 storey


