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S19/0951 
Proposal: The construction of 78 dwellings, access, allotments and associated 

infrastructure. 
Location: Land North of Doddington Lane, Doddington Lane, Claypole    
Applicant: Mrs Hannah Guy Larkfleet Homes Larkfleet House Falcon Way Bourne 

PE10 0FF 
Application Type: Full Planning Permission (Major) 
Reason for Referral to 
Committee: 

Major Development 

Key Issues: Principle of Development 
Design and Visual Impact 
Residential Amenity 
Flood Risk and Drainage 
Highways considerations 
Ecology and Biodiversity 

Technical Documents: Planning, design and access statement 
Aboricultural report 
New build bungalows report 
Archaeological desk-based assessment 
Flood Risk Assessment and addendum 
Extended Phase 1 habitat survey 
Statement of community involvement 
Transport assessment 

 

Report Author 

Phil Jordan, Principal Planning Officer 

 
 01476 406074 

  p.jordan@southkesteven.gov.uk 

Corporate Priority: Decision type: Wards: 

Growth Regulatory Viking 

Reviewed by: Will Richards, Interim Head of Development 
Management 

6 July 2020 

 

Recommendation (s) to the decision maker (s) 

That the application is refused 

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 application site is 2.9 ha and located on greenfield, agricultural land to the south of 

Claypole. Claypole Public Footpath no. 7 runs across the site from Doddington Lane to the 

north-west corner of the site and connects to Coulby Close.  

 

1.2 The site is bound by hedgerows with further agricultural land to the south, east and west. 

To the north of the site are the rear gardens of residential properties on Redthorn Way and 

Tinsley Close. 
 

2 Description of Proposal 
 

2.1 Minor amendments to the layout were made during the life of the application and this report 

considers the latest drawing L---/SITE/01 rev C.  

 

2.2 The application proposes the construction of 78 dwellings, intended for occupation by those 

aged 55 years and above. Of the 78 dwellings, 23 (30%) would be affordable. There would 

be 75 x 2-bedroom bungalows and 3 x 3-bedroom, 2-storey properties.  

 

2.3 The layout proposes a vehicular access to the south-east of the site off Doddington Lane 

and pedestrian connections to the north-west of the site and along Doddington Lane. There 

are 95 car parking spaces shown within the layout.  

 

2.4 The layout shows public open space, allotments and a drainage pond in the north-east part 

of the site. 
 

3 Relevant History 
 

3.1 No relevant planning history. 

 

4 Policy Considerations 
 

4.1 SKDC Local Plan 2011 – 2036 

Policy SD1 - The Principles of Sustainable Development in South Kesteven 

Policy SP1 - Spatial Strategy 

Policy SP2 - Settlement Hierarchy 

Policy SP4 - Development on the Edge of Settlements 

Policy EN1 - Landscape Character 

Policy EN2 - Protecting Biodiversity and Geodiversity 

Policy EN3 - Green Infrastructure 

Policy EN5 - Water Environment and Flood Risk Management 

Policy OS1 - Open Space 

Policy ID1 - Infrastructure for Growth 

Policy ID2 - Transport and Strategic Transport Infrastructure 

Policy DE1 - Promoting Good Quality Design 

Policy H4 - Meeting All Housing Needs 

 



 

 
 

4.2 National Planning Policy Framework (NPPF) 

Section 9 - Promoting sustainable transport 

Section 12 - Achieving well-designed places 

Section 14 - Meeting the challenge of climate change, flooding and coastal change 

 

5 Representations Received 
 

5.1 Planning Policy (SKDC) 

5.1.1 Confirms that Claypole is defined as a smaller village within the Local Plan. Advises that 

proposal would be contrary to Policy SP4 and that substantial community support for the 

proposal has not been demonstrated. Confirm Council housing land supply to be 5.95 years 

as of 1 April 2019. 

 

5.2 Urban Designer (SKDC) 

5.2.1 Advice from Design PAD was that public right of way through the site needs to be a green 

corridor. Raised concern regarding the location of pond, allotments and open space; the 

location of the 2-storey house (plot 26) and the lack of a focal point at the entrance to the 

site. 

 

5.3 Crime Prevention Design Advisor 

5.3.1 No objections. 

 

5.4 Arboricultural Consultant (SKDC) 

5.4.1 Identified potential for conflict between retained hedgerows and plots 6, 7, 74 and 75. No 

objection, subject to a condition to provide site specific tree and hedgerow protection 

information prior to development commencing. 

 

5.5 Education & Cultural Services (LCC) 

5.5.1 No request for education contribution. 

 

5.6 Lincolnshire Footpaths Officer 

5.6.1 The legal alignment of Claypole Public Footpath No. 7 follows a different alignment from the 

route on the ground and would be affected by the development.  

 

5.6.2 The footpath is currently a very well used recreational route connecting the village to the 

countryside to the south of the village.  Raise concern regarding the unsensitive re-routing 

of the public right of way. 

 

5.7 South Kesteven District Council Footpaths Officer 

5.7.1 The applicants have not shown the correct route of the public right of way on their plans. 

 

5.8 Environmental Protection Services (SKDC) 

5.8.1 Request contaminated land condition should permission be granted. 

 

5.9 Highways England 

5.9.1 No objection 

 



 

 
 

5.10 Network Rail - Civil Engineering 

5.10.1 No observations to make. 

 

5.11 Affordable Housing Officer (SKDC) 

5.11.1 A minimum of 35% affordable housing to be provided on site (27 units); should the new 

Local Plan be approved by the Inspector the requirement will drop to 30% affordable housing 

on site (23 units).  The developer will need to provide information on the location, size and 

type of affordable housing units to be provided (the affordable housing scheme) to be agreed 

in writing with the Council and form part of the planning gain agreement. 

 

5.11.2 Confirms that there is a need for 5-6 affordable rented two-bedroom bungalows for 

occupants with a direct local connection to the village. 
 

5.12 NHS England 

5.12.1 Request a contribution of £51,480 towards additional clinical rooms at Ancaster Surgery. 

 

5.13 Anglian Water Services 

5.13.1 There are assets owned by Anglian Water or those subject to an adoption agreement within 

or close to the development boundary that may affect the layout of the site. 

 

5.13.2 The foul drainage from this development is in the catchment of Claypole Water Recycling 

Centre which currently does not have capacity to treat the flows from the development site. 

Anglian Water is obligated to accept the foul flows from the development with the benefit of 

planning consent and would therefore take the necessary steps to ensure that there is 

enough treatment capacity should the Planning Authority grant planning permission. 

 

5.13.3 The sewerage system at present has available capacity for these flows. If the developer 

wishes to connect to our sewerage network, they should serve notice under Section 106 of 

the Water Industry Act 1991. We will then advise them of the most suitable point of 

connection. 

 

5.13.4 The preferred method of surface water disposal would be to a sustainable drainage system 

(SuDS) with connection to sewer seen as the last option.  The surface water strategy/flood 

risk assessment submitted with the planning application relevant to Anglian Water is 

unacceptable.  Anglian Water would therefore recommend the imposition of a relevant 

planning condition if the Local Planning Authority is minded to grant planning approval. 

 

5.14 Parish Council 

5.14.1 Object to proposal for the following reasons: 

 

1) The proposal to create a development for older people is inconsistent with the Local Plan 
[Policy H4] and national planning guidance. 

2) Large scale housing development in Claypole is inconsistent with the Local Plan and 
does not meet the criteria to be considered as an "edge of settlement" development. 
Claypole Parish Council and our community are vehemently against this proposal. The 
Parish Council has received not one single representation to support this application. 



 

 
 

3) The site is not suitable for housing development. No development on this site which 
"backs onto" the village and with an entrance a quarter of a mile outside the village could 
be properly integrated with the village. 

4) This proposal, while contributing absolutely no benefit to Claypole, would instead have 
a wholly damaging impact on our community with widespread fears of worsening road 
safety, drainage and flooding, and the undermining of village life and identity. 

 

5.15 LCC Highways & SuDS Support 

5.15.1 No objection to surface water drainage strategy. However, remain concerned about the lack 

of delivery of the public right of way link into the village which would be essential to 

encourage travel by sustainable modes and reduce car reliance. Concern also remains at 

level of parking provision. 

 

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 55 letters of representation have been received.  The points 

raised can be summarised as follows: 

 

1) Highway safety issues relating to proposed access 

2) Additional traffic over railway crossing 

3) Village does not have amenities to support retirement housing 

4) Increased traffic 

5) Site not allocated  

6) Contrary to Local Plan policy 

7) The development would reduce property values 

8) Loss of views 

9) Lack of health facilities 

10) Drainage issues with site 

11) Existing large development at Fernwood 

12) Lack of need for housing for over 55s 

13) Poor public transport 

14) Impact on wildlife 

15) Sustainable building methods have not been demonstrated 

16) The design of the scheme does not allow integration with the village 

17) There is a lack of community support for the proposal 

18) The development would have a detrimental impact on heritage assets 

19) The development would have a detrimental impact on the character and appearance 
of the village 

 

 

 

 

 

 



 

 
 

7 Evaluation 
 

7.1 Principle of Development 

 

7.1.1 Planning law requires that the Local Planning Authority make decisions in accordance with 

the local development plan, unless material considerations indicate otherwise. The Council 

adopted a new Local Plan in January 2020 covering the period 2011-2036 which now forms 

the basis for decision making in South Kesteven. There is no adopted neighbourhood plan 

for Claypole. 

 

7.1.2 Local Plan policy SD1 sets out the broad principles for achieving sustainable development 

in South Kesteven. The policy requires consideration of a number of issues including the 

impact of development on climate change, avoiding flood risk, encouraging the use of 

previously developed land and meeting current and future housing demand.  

 

7.1.3 Policy SP1 sets out the spatial strategy for the district and advises that decisions on the 

location and scale of new development will be taken on the basis of the settlement hierarchy 

in policy SP2.   

 

7.1.4 Policy SP2 defines Claypole as a smaller settlement and states that development will be 

supported in accordance with policies SP3 and SP4 that does not compromise the village's 

nature and character.  

 

7.1.5 The application site is not infill development and therefore the most appropriate spatial 

policy to consider the proposal against is policy SP4. The policy states that development 

will be supported provided that it meets the following essential criteria: 
 

a.  demonstrates clear evidence of substantial support from the local community* through 

an appropriate, thorough and proportionate pre-application community consultation 

exercise. Where this cannot be determined, support (or otherwise) should be sought 

from the Town or Parish Council or Neighbourhood Plan Group or Forum, based upon 

material planning considerations; 

b.  be well designed and appropriate in size / scale, layout and character to the setting 

and area; 

c. be adjacent to the existing pattern of development for the area, or adjacent to 

developed site allocations as identified in the development plan; 

d.  not extend obtrusively into the open countryside and be appropriate to the landscape, 

environmental and heritage characteristics of the area; 

e.  in the case of housing development, meet a proven local need for housing and seeks 

to address a specific targeted need for local market housing; and 

f.  enables the delivery of essential infrastructure to support growth proposals. 

 

7.1.6 In relation to criterion a. the applicant has stated their objection to this part of policy SP4 in 

their planning statement. The submitted statement of community involvement highlights the 

concern that was raised in relation to the proposal at the pre-application stage. Following 

the consultation stage of this application, significant objection was received in the form of 

55 letters from the public and objection from the parish council. As such, evidence of 

community support for the proposal has not been demonstrated.  



 

 
 

 

7.1.7 There is an exception to criterion a for housing schemes that meet a demonstrable local 

need for affordable housing. Where such schemes include market housing, the total number 

of market dwellings must not exceed the number of affordable dwellings needed and should 

be supported by a robust viability assessment which demonstrates only the minimum 

number of market homes have been included to make the scheme viable. In this case, the 

number of market dwellings exceeds the number of affordable dwellings and no viability 

assessment has been submitted. 

 

7.1.8 Criterion b requires proposals to be well designed and appropriate in size / scale, layout and 

character to the setting and area. The proposed layout fails to respond to the local context 

and would re-route a section of what appears to be a popular and well-used footpath along 

roadside pavements. The high concentration of single storey dwellings is also at odds with 

the existing character of the village which on the whole includes a variety of interspersed 

property types and designs.  

 

7.1.9 Criteria c and d require proposals to be adjacent to the existing pattern of development for 

the area and not extend obtrusively into the open countryside. Although the north edge of 

the site would be adjacent to the existing residential properties, the west boundary of the 

site is detached from the existing built form and would leave a large area of undeveloped 

land between the existing settlement and the application site. As such, the application site 

fails to comply with criteria c and d.  

 

7.1.10 Criterion e requires housing developments to meet a proven local need for housing. A report 

has been submitted that suggests there is a need for more accommodation suitable for older 

people, including bungalows in South Kesteven. This is accepted, however, policy H4 seeks 

to address this (and all housing needs) by requiring an appropriate mix of housing on all 

major schemes. In this case, the scheme proposes a high concentration of one type of 

housing at a less sustainable village, where there is no evidenced need for the amount of 

the type of accommodation proposed.  

 

7.1.11 Criterion f requires delivery of essential infrastructure to support growth proposals. The NHS 

has requested a contribution of £51,480 towards additional clinical rooms at Ancaster 

Surgery which could be secured by a S106 Agreement. Using the standards set by policy 

OS1, the development would require provision of approximately 3,300 sqm of informal open 

space, including 300 sqm of allotment space. The layout proposes 450 sqm of informal open 

space and 90 sqm of allotments. The development, therefore, fails to provide sufficient open 

space and does not meet criterion f.  

 

7.1.12 In summary, it is considered the proposal would compromise the village's nature and 

character contrary to policy SP2 and conflicts with criteria a-f of policy SP4 and policy H4 

which requires major proposals to meet all housing needs. 
 

7.2 Design and Visual Impact 

 

7.2.1 Local Plan Policy DE1 states (amongst other criteria) that to ensure high quality design is 

achieved throughout the District, all development proposals will be expected to make a 

positive contribution to local distinctiveness, vernacular and character of the area. Proposals 



 

 
 

should reinforce local identity and not have an adverse impact on the street scene, 

settlement pattern or the landscape / townscape character of the surrounding area. 

Proposals should be of an appropriate scale, density, massing, height and material, given 

the context of the area. Policy EN1 seeks to ensure development is appropriate for its 

context. Policy EN3 seeks to maintain and improve the green infrastructure network in the 

District. The NPPF (section 12) states that good design is a key aspect of sustainable 

development and new development should be visually attractive as a result of good 

architecture and appropriate landscaping. 

 

7.2.2 Policy OS1 provides the guidance and standards for the provision of new open space within 

developments.  

 

7.2.3 As above, the proposed layout fails to respond to the local context in terms of the unsensitive 

re-routing of the public right of way and lack of variety of house types and designs. There is 

a lack of open space within the layout and the proposed development would be contrary to 

the existing pattern of development in the area. EN3 specifically states that green 

infrastructure should be considered and integrated into the design of schemes.  

 

7.2.4 In summary, the design and appearance of the development is considered to be 

inappropriate for the context and contrary to local plan policies DE1, OS1, EN1, EN3 and 

the NPPF (section 12). 
 

7.3 Residential Amenity 

 

7.3.1 Local Plan Policy DE1 states (amongst other criteria) that all development proposals will be 

expected to ensure there is no adverse impact on the amenity of neighbouring users.  

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 The closest of the proposed dwellings to the existing properties on Redthorn Way is over 

30m. The properties would be back-to-back and largely single storey. Each of the proposed 

properties is considered to have an appropriate amount of private amenity space.  

 

7.3.3 Taking into account the nature of the proposal and adequate separation distances, it is 

considered that there would be no unacceptable adverse impact on the residential amenities 

of the occupiers of adjacent properties in accordance with Local Plan Policy DE1 and the 

NPPF (section 12). 
 

 

7.4 Flood Risk and Drainage 

 

7.4.1 Local Plan Policy EN5 and the NPPF (section 14) require development to be located in the 

lowest areas of flood risk and not to increase the risk of flooding elsewhere.  

 

7.4.2 The application site is within Flood Zone 1 (at the lowest risk of flooding), however there are 

some areas within the site that are shown to be at a higher risk of surface water flooding. 



 

 
 

Local concern has also been raised regarding surface water flooding at the site. The 

applicant has submitted a flood risk assessment and Lincolnshire County Council (as Lead 

Local Flood Authority) has confirmed they are satisfied that an appropriate means of 

draining the development could be achieved. This would effectively involve draining surface 

water to a suitably designed attenuation pond to the north-east corner of the site and then 

discharging into the Anglian Water system at an agreed greenfield run-off rate.  

 

7.4.3 Anglian Water has advised that whilst Claypole Water Recycling Centre does not currently 

have capacity to accept flows from this development, it would be obligated to upgrade its 

system to accept the flows should planning permission be granted. 
 

7.5 Highways Considerations 

 

7.5.1 Local Plan Policy ID2 seeks to minimise the use of travel by car and maximise sustainable 

transport modes. The policy also requires development proposals not to result in any 

unacceptable highway safety impacts or result in severe cumulative traffic impacts. The 

NPPF (section 9) states 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. 

 

7.5.2 Lincolnshire County Council (as Highway Authority) has confirmed the proposed means of 

vehicular access to the site would be acceptable, subject to the addition of an additional 

passing place on Doddington Lane.  

 

7.5.3 Concern has been raised regarding the fact the pedestrian link between the north of the site 

and Coulby Close is not adequate for the level of use that would be required by a 

development of this size. An additional footway along Doddington Lane has been proposed, 

but this would involve a long route to the main part of the village. Therefore, there would be 

an over reliance on the need to travel by car, contrary to Policy ID2 which would be 

exacerbated by the limited services and amenities in this smaller village and contrary to the 

sustainability aims of policy SD1.  

 

7.5.4 Concern has also been raised regarding the amount of parking provision. The scheme 

proposes 95 car parking spaces for 78 dwellings. Given this is a less sustainable settlement, 

there would be a reliance on cars for transport and there is concern that the lack of parking 

would result in excessive on-street parking which could limit access for service vehicles and 

cause over running of footpaths and swales. 
 

7.6 Ecology and Biodiversity 

 

7.6.1 Local Plan Policy EN2 seeks to ensure the conservation and enhancement of ecological 

networks and deliver a net gain in biodiversity for all development proposals.  

 

7.6.2 The applicant has submitted an Extended Phase 1 habitat survey as part of the application 

which includes recommendations that would safeguard the existing ecological interest 

features within the site and opportunities for biodiversity net gain. The Council's tree 

consultant identified potential conflict between some of the proposed plots and the 



 

 
 

hedgerows to be retained. As such, they requested a condition to provide site specific tree 

and hedgerow protection information prior to development commencing.  

 

7.6.3 It is considered that these recommendations could be secured by an appropriate planning 

condition. 
 

7.7 Developer Contributions 

 

7.7.1 Local Plan policy ID1 requires all development proposals to demonstrate that there is, or 

will be, sufficient infrastructure capacity to support and meet the essential infrastructure 

requirements arising from the development.  

 

7.7.2 As above, the requested NHS contribution could be secured by a S106 Agreement. 

However, the layout fails to provide sufficient open space as required by policy OS1. 
 

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 Article 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 Planning Balance and Conclusion 
 

10.1 Planning law requires that planning applications should be determined in accordance with 

the development plan unless material considerations indicate otherwise. The Council's 

latest published position in relation to five-year land supply was on 1 April 2019 which 

indicated the Council has 5.95 years of land supply and therefore it is considered that full 

weight can be given the current development plan policies.  

 

10.2 Based on the reasons discussed above, the development is contrary to Local Plan policies 

SP2, SP4, H4, OS1, DE1, SD1 and ID2. The are no overriding policy or material 

considerations and therefore it is recommended that planning permission is refused. 
 

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

 

1 The application site is open greenfield land beyond the existing pattern of development 

and the proposed development would extend obtrusively into the open countryside. 

The site is not allocated for development or an infill site and evidence of substantial 

support for the proposed development from the local community has not been 

provided. The design and appearance of the proposal is not appropriate for the context 

and would compromise the village's nature and character. The design of the scheme 



 

 
 

also includes an unsensitive rerouting of a popular public right of way. Insufficient 

evidence had been submitted to demonstrate the proposal would meet a proven local 

need for housing. The proposal is therefore contrary to Local Plan Policies SD1: The 

Principles of Sustainable Development in South Kesteven; SP2: Settlement Hierarchy; 

SP4: Development on the Edge of Settlements; Policy EN3: Green Infrastructure; H4: 

Meeting All Housing Needs OS1: Open Space and DE1: Promoting Good Quality 

Design. There are no other overriding material considerations relevant to the specific 

site or the district which justify development of this greenfield site as proposed. 

 

2 The proposed development does not provide adequate pedestrian and cycle links to 

the main village and future occupiers would therefore overly rely on the need to travel 

by car contrary to Local Plan Policy ID2: Transport and Strategic Transport 

Infrastructure. This would be exacerbated by the limited services and amenities in this 

smaller village, encouraging car journeys to larger settlements and contrary to Policy 

SD1: The Principles of Sustainable Development in South Kesteven. Given this 

reliance on the need to travel by car, the provision of 95 car parking spaces for 78 

dwellings is not considered to be sufficient and would result in excessive on-street 

parking which could limit access for service vehicles and cause over running of 

footpaths and swales. 

 

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 

 

 

 

 

  



 

 
 

Site Location Plan  

 

 

Layout Plan  

 



 

 
 

H103 House Type 

 

 

H50 House Type 

 



 

 
 

H60 House Type 

 

 

H59 House Type 

 



 

 
 

H62 House Type 

 

 

 


