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Design and Visual Impact 
Residential Amenity 
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Addendum to Committee Report S19/0740 

 

1 Introduction 
 

1.1 Members will recall that this application was previously discussed at the Planning 

Committee meeting on 22 July 2020 (report and additional items paper at Appendix 1). At 

the meeting, the Committee resolved it was minded to refuse the application contrary to 

officer recommendation. Those Members who voted for the proposition were required to 

submit their reasons for refusal for consideration at a future Planning Committee meeting 

which are considered further below. 

 

1.2 The relevant minutes of that meeting were as follows: 

 

• In considering the application, Members expressed concern about several factors 
relating to the proposed site. 

 

• Referring to the data circulated in relation to traffic on the A15, the Committee felt that 
there would be a risk to pedestrian safety if the application were to be approved. 
Reference was made in particular to the location of local amenities, including the 
school, which was on the opposite side of the road from the proposed development 
site. Members asked if there was potential for the speed limit (currently 40mph) to be 
lowered, or if any measures would be put in place to mitigate any risk to the potential 
residents of the development. 

 

• Referring to Local Plan Policy ID2, Members queried whether the application would 
support the requirement to minimise the use of travel by car and maximise sustainable 
transport modes. If was noted that there were limited bus services available in the 
village and that the provision of two parking spaces per property in the proposed 
development could encourage residents to travel by car rather than use sustainable 
transport modes. 

 

• Members expressed their support for the principle of affordable housing but questioned 
whether there was a demonstrable need for the application under consideration. 
Reference was made to the provision for the development of affordable homes already 
contained within the Local Plan for Morton. The Committee did not consider there to be 
a need for the additional affordable homes in the proposed application. 

 

• A proposition was put forward to minded to refuse the application. As the proposition to 
refuse the application was contrary to officer recommendations, the cooling off period 
set out in Article 9.1.9 (c) of the Council’s Constitution was invoked, in line with the 
meeting procedure for virtual Planning Committee meetings. In accordance with the 
Constitution, a recorded vote was taken: 

 

For: Councillors Bellamy, Dilks, Milnes, Reid, Jacky Smith and Adams 

Against: Councillors Clack, Cottier, Exton and Judy Smith 

Abstain: Councillors Bisnauthsing, Kaberry-Brown and Selby 
 



 

 
 

1.3 The vote was carried and those Committee Members who voted in favour of the proposition 
that they were minded to refuse of the application had five working days to provide the 
Interim Head of Development Management with the planning reasons for their view, 
together with supporting evidence. The application would be placed on the agenda for 
consideration at a future meeting of the Planning Committee when the Interim Head of 
Development Management would provide his opinion on whether the reasons advanced 
were substantial enough for the authority to defend the decision at an inquiry. In light of any 
additional information, the Committee would then be empowered to determine the 
application without being fettered by their vote at the previous meeting. 

 

2 Reasons for Refusal Assessment 
 

2.1 Following the resolution to refuse the application at the 22 July 2020 meeting of the Planning 

Committee, Cllr Milnes submitted reasons for refusal. 

 

2.2 In line with paragraph 9.1.9 (c)(v) of Article 9 of the Council’s Constitution, this report sets 

out the reasons for refusal together with the Head of Development Management’s opinion 

on whether the reasons advanced are substantial enough for the authority to defend the 

decision at an Inquiry.  

 

2.3 Proposed Reason 1: 

2.3.1 Development of this site for entry level affordable housing is not required as allowance is 

made within the allocation for Morton, LV-H9, and to be met elsewhere in the district, with 

an 30% affordable housing requirement, the equivalent of 22 homes, to meet this local need 

in accordance with LP Policy H2 and NPPF Para 71. 

 

2.3.2 Comments of Head of Development Management: 

National Planning Policy Framework (NPPF) paragraph 71 states “Local planning 

authorities should support the development of entry-level exception sites, suitable for first 

time buyers (or those looking to rent their first home), unless the need for such homes is 

already being met within the authority’s area. These sites should be on land which is not 

already allocated for housing and should: a) comprise of entry-level homes that offer one or 

more types of affordable housing as defined in Annex 2 of this Framework; and b) be 

adjacent to existing settlements, proportionate in size to them, not compromise the 

protection given to areas or assets of particular importance in this Framework, and comply 

with any local design policies and standards.” 

 

The requirement to meet the need for entry-level homes is across the district, not just in 

Morton. Entry-level housing is a particular type of affordable housing aimed at first time 

buyers and those looking to rent their first home. The Council does not have the evidence 

to demonstrate the demand for entry-level housing is being met across the district. 

Paragraph 71 is also very clear that entry-level sites should be located on land not already 

allocated for housing. The Council’s affordable housing officer has offered support for the 

type of housing provided. Paragraph 71 was introduced by the 2018 NPPF and the Council’s 

Local Plan is silent on entry-level housing, as the plan was assessed against the 2012 

NPPF. In the opinion of the Head of Development Management, the proposal is in 

accordance with the requirements of paragraph 71 and this should be afforded substantial 

weight in any decision making. 



 

 
 

 

2.4 Proposed Reason 2: 

2.4.1 Therefore, development of this site, is contrary to LP policy SP4 a- f. 

 

2.4.2 Comments of Head of Development Management: 

This follows on from reason 1, but no explanation is provided to justify why the proposal 

does not meet criteria a-f of Policy SP4. The case officer’s report accepts that clear evidence 

of support from the local community has not been evidenced and therefore the proposal is 

contrary to criterion a of SP4. However, policy SP4 allows housing schemes which meet a 

demonstrable local need for affordable housing as an exception to criterion a. In order to 

demonstrate that there is conflict with this aspect of the policy, the Council would have to 

show evidence that the demonstrable local need for affordable housing was not there.  

Criteria b-d relate to the design, scale and layout of the development and the impact this 

would have on the setting and the area. It is accepted these matters require a degree of 

judgment and were cited as reasons for refusal on previous applications for development 

on this site. However, this current scheme needs to be assessed on its own merits and it is 

noted significant design improvements have been made to the scheme with the support of 

the Council’s Urban Design Officer. 

 

Criterion e is considered to be complied with given the scheme is promoted as an entry-

level scheme and as such would address a specific targeted need for local housing. 

Criterion f relates to the delivery of infrastructure and is considered to be complied with. All 

infrastructure requests required to make the development acceptable in planning terms 

were to be secured through a Section 106 Agreement. These included the provision of open 

space and a play area, and a contribution of £50,974 to secondary education provision. The 

developer confirmed they would be willing to enter into such an agreement.  

 

2.5 Proposed Reason 3: 

2.5.1 the development would create a linear extension and intrusion South into the countryside 

along the A15 leading to further erosion of the attractive rural approach to the village of 

Morton contrary to LP policy EN1; 

2.5.2 Comments of Head of Development Management: 

As above, assessing the visual impacts of the proposal requires a degree of judgment. 

Members are again reminded of the significant improvements that have been made to the 

scheme detailed at 13.3.4 of the main report to mitigate its visual impact. It is not considered 

unreasonable to conclude that there would be a degree of visual harm from the proposal. 

However, in order to sustain this as a reason for refusal, the Council would need to justify 

why the proposal is not appropriate to the character and natural, historic and cultural 

attributes and features of the landscape in which it is situated. Further, the Council would 

need to be clear that they afford more weight to the protection of landscape character than 

to any benefits associated with the proposal when making their overall planning balance 

and decision.    

 

2.6 Proposed Reason 4: 

2.6.1 there are no infrastructure improvements to mitigate the development of further housing on 

the west side of the A15 posing dangers to future residents by involving a need to cross the 



 

 
 

busy A15 to access village facilities contrary to LP Vision for South Kesteven, LP Policies 

ID2, SD1 and NPPF Sections 8 and 9. 

 

2.6.2 Comments of Head of Development Management: 

The Council can require the developer to make improvements to infrastructure either 

through conditions or planning obligations in the form of section 106 or section 278 

agreements. In the case of highway improvements, these are normally secured through 

either a section 106 or section 278 agreement given their off-site nature.  

Planning obligations may only constitute a reason for granting planning permission if they 

meet the tests that they are necessary to make the development acceptable in planning 

terms. They must be: 

- necessary to make the development acceptable in planning terms; 

- directly related to the development; and 

- fairly and reasonably related in scale and kind to the development. 

These tests are set out as statutory tests in regulation 122 (as amended by the 2011 and 

2019 Regulations) and as policy tests in the National Planning Policy Framework. 

When making requests for improvements to highway infrastructure, the Council relies on 

the Local Highway Authority (Lincolnshire County Council) to provide expert advice. In this 

case, no highway infrastructure improvements were requested and therefore such a request 

would not be appropriate and would not meet the statutory tests detailed above. 

3 Conclusion 
 

3.1 In reaching a decision on the application, Members must consider the proposals in the round 

and carry out a balancing exercise to consider the harm that might arise from the disbenefits 

of the proposals against the benefits of the development. In addition, the Committee should 

consider the weight that it attributes to the benefits and disbenefits of the proposals. In doing 

so, the Committee should have regard to other relevant local and national policies together 

with the weight that can be attributed to them.   

 

3.2 In conclusion, and in line with the Council’s Constitution, the Head of Development 

Management has considered fully the written reasons for refusal provided by the Councillors 

who wished to refuse the application. The Head of Development Management considers 

that the proposed development fully accords with National Planning Policy Framework 

paragraph 71 and that this should be afforded substantial weight in any decision making 

given the Local Plan is silent on this type of housing scheme. Whilst some potential conflict 

with the Local Plan has been identified (policies SP4 and EN1), the Council has limited 

evidence to support and sustain these arguments.  

 

3.3 The Head of Development Management’s opinion is therefore that the reasons advanced 

would not be substantial enough and are not supported by robust evidence for the authority 

to defend a decision to refuse planning permission through an appeal. The advice to 

Members remains that the application is approved as per the case officer’s recommendation 

and suggested conditions as set-out below.   



 

 
 

Appendix 1 – Officer Addendum Report to Committee 22 July 2020 

 

1 Description of Site 
 

1.1 The application site is located to the south of the existing built up part of the village of 

Morton, off the western side of Bourne Road (A15). Directly to the north of the site is the 

Hill View Gardens development, which is a relatively dense form of residential 

development. This development was a 'rural exception site' intended to address an 

identified need for affordable housing.   

 

1.2 There are two adjoining traditional cottages (22 and 24 Bourne Road located to the north-

east of the application site, which have a long and narrow form and are positioned 

relatively close to the edge of the highway. There is a farmhouse and associated 

agricultural buildings further to the south of the site. On the opposite (eastern) side of 

Bourne Road, dwellings are characteristically larger detached properties set into 

generously sized plots and are set-back from Bourne Road. Neighbouring uses are 

predominantly residential, agricultural and there is an Osteopath Clinic associated with 22 

Bourne Road.   

 

1.3 There are hedgerows along part of the northern boundary and the eastern, southern and 

western boundaries, with interspersed trees. The boundary with Hill View Gardens 

comprises a close boarded fence. 

 

1.4 There are well established trees to the frontage of the site adjoining Bourne Road. These 

trees have amenity value due to their visual prominence, particularly on the approach to 

the village.  

 

1.5 The site is located outside of the Morton Conservation Area, with the Hill View Garden 

development separating the Conservation Area and the application site. 

 

2 Description of proposal 
 

2.1 Full planning permission is sought for the construction of 22 dwellings, all "entry level" 

affordable housing, with an area of public open space, accessed from Hill View Gardens.  

 

2.2 It is noted the layout has been amended during the life of the application from that 

originally submitted, following consultation advice and this resulted in an increase from 21 

to 22 dwellings. 

 

3 Site history 
 

3.1 Following approval of the Hill View Gardens development (S09/2397), a proposal for 34 

dwellings on the current application site was refused under S12//3246. A scheme of 

residential development (14 dwellings) was previously considered by the Council under 

reference S13/1810/MJRF and was refused. An appeal was lodged by Larkfleet Homes 

and dismissed (Appeal Reference: APP/E2530/A/14/2212740). The main issues at that 



 

 
 

time related to consistency with the relevant Policy in the emerging Site Allocations and 

Policies Development Plan Document (SAPP) and the associated Policy SAPH1, which 

would not support the development of greenfield sites on the edge of the village. In 

paragraph 31 of her decision, the Inspector identifies that 'the site is currently seen as 

forming part of the network of open fields which form the open countryside surrounding the 

village. The open countryside, including the appeal site, provides an attractive rural and 

open approach to the settlement'. The Inspector concluded in paragraph 32 that the 

proposal would 'lead to the further erosion of the open countryside on the edge of the 

open countryside on the edge of the village' and 'would erode further the attractive rural 

approach to the village'. Further concerns related to views to the west and that the 

established linear character of the village would be further diluted. The Inspector was 

further concerned about the estate layout and failure to reflect local vernacular.  

 

3.2 A further planning application was submitted under reference S16/1900 for the Erection of 

28 x Affordable Homes and Associated Infrastructure including Open Space. This 

application was refused under Delegated Authority for 3 reasons, which include that the 

proposal did not accord with the locational strategy and that the proposal did not meet the 

relevant criteria to be accepted as a rural exception site. The proposal was not considered 

to overcome the issues of the previous appeal decision, in that the nature, scale and 

location would be significantly harmful to the character and appearance of the area. 

Finally, the proposal failed to demonstrate satisfactory infrastructure arrangements.  

 

3.3 The above decisions are material to the determination of this application, however, there 

have been changes to the Policy context since the determination of these applications. 

 

4 Relevant History 
 

Reference Proposal Decision Date 

S16/1900 Erection of 28 x affordable homes and 

associated infrastructure including 

open space 

Refused  16/08/2018 

S13/1810 Residential development (14 

dwellings) 

Appeal 

dismissed  

07/10/2013 

S12/3246 Construction of 34 residential 

dwellings 

Refused  20/03/2013 

S09/2397 Erection of 20 affordable dwellings and 

infrastructure 

Approved 

Conditionally  

18/01/2011 

 

 

5 Policy Considerations 
 

5.1 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 SB1 - Sustainable Building 

Policy H2 - Affordable Housing Contributions 

Policy H4 - Meeting All Housing Needs 

Policy ID1 - Infrastructure for Growth 

Policy ID2 - Transport and Strategic Transport Infrastructure 

 

5.2 National Planning Policy Framework (NPPF) 

Section 5 - Delivering a sufficient supply of homes 

Section 9 - Promoting sustainable transport 

Section 12 - Achieving well-designed places 

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

Section 15 - Conserving and enhancing the natural environment 

 

6 Representations Received 
 

6.1 Education & Cultural Services (LCC) 

6.1.1 The scheme will require mitigation for three secondary school places and a financial 

contribution of £50,974 is therefore requested towards two additional classrooms at 

Bourne Academy. 

 

6.2 Heritage Lincolnshire 

6.2.1 The site offers a potential for archaeological remains to be present based on the extent 

and type of remains recorded in the vicinity.  

 

6.2.2 The developer should be required to commission a Scheme of Archaeological Work, in the 

form of an archaeological evaluation to determine the presence, character and date of any 

archaeological deposits present at the site. This evaluation should initially consist of trial 

trenching. 
 

6.3 Affordable Housing Officer (SKDC) 

6.3.1 The site has been proposed as an 'Entry Level Exception Site' defined in the NPPF 

paragraph 71. 

 

6.3.2 'Local authorities should support the development of entry level exception sites suit able 

for first time buyers (or those looking to rent their first home), unless the need for such 

homes is already being met within the authority's area.  These sites should be on land 

which is not already allocated for housing and should: 

 

• Comprise of entry-level homes that offer one or more types of affordable housing as 
defined in Annex 2 of this Framework; and 

• Be adjacent to existing settlements, proportionate in size to them, not compromise the 
protection given to areas or assets of particular importance in the Framework, and 
comply with any local design policies and standards. 

 



 

 
 

The proposal is to provide twenty-two affordable housing units (two- and three-bedroom 
homes for rent and shared ownership as defined in Annex 2).  Priority to be given to 
applicants with a local connection as defined in the S.106 Agreement. 

 

This proposal will provide much needed homes for those applicants who are unable to rent 

or purchase their own home on the open market and will provide the opportunity to first 

time buyers/renters who are not considered as a 'priority for affordable social rented 

housing'. 

 

6.4 NHS England 

6.4.1 Will not be submitting a section 106 request for funding relating to this development. 

Developments in the area will continue to be monitored and their effect on the provision of 

health care services assessed. Should the cumulative effect of these developments put 

pressures on healthcare resources, funding will likely be requested from future 

developments. 

 

6.5 Anglian Water Services 

6.5.1 The foul drainage from this development is in the catchment of Bourne Water Recycling 

Centre, which has available capacity for these flows. The sewerage system at present has 

available capacity for used water flows. 

 

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

system (SuDS) with connection to sewer seen as the last option. 

 

6.5.3 Requests that the applicant is made aware of Anglian Water assets in the vicinity. 
 

6.6 LCC Highways & SuDS Support 

6.6.1 No objection to principle of surface water drainage scheme or on highway safety grounds. 

 

6.7 Parish Council 

6.7.1 Objects: 

• There is only an identified need for 7 affordable homes in the area. 

• Local housing need already met through allocated site 

• The housing mix should be 15 two-bedroom and 6 three-bedroom properties. 

• Loss of a greenfield site, a reason for rejection of a previous application in 2016. 

• Increased traffic flow and congestion at peak times. 

• Lack of street lighting on A15 

• Lack of sustainable transport 

• Loss of air quality at peak times due to traffic queuing to enter the A15 

• Lack of capacity in local services, including the nearest GPs in Bourne and Morton C of 
E School. 

• The scheme has been poorly updated from earlier applications and is not characteristic 
of the local environment. 

• It is not stated who will be responsible for the maintenance and upkeep of the 
landscaped Bourne Road frontage or the dyke there. 



 

 
 

• Conflict with a 2014 Planning Inspector's finding that housing development in this 
location would intrude into the countryside with little relation to the main village and out 
of keeping with the general east/west layout of the settlement. 

• Lack of bungalows 

 

7 Representations as a Result of Publicity 
 

7.1 This application has been advertised in accordance with the Council's Statement of 

Community Involvement and seven letters of representation have been received (six 

objecting and one in support).  The points raised can be summarised as follows: 

 

Objection 

 

1) The site is unsuitable for any housing development and high-density development 
should be steered to urban areas, rather than remote areas.  

2) The development will open the way for a continuous urbanised area from Bourne up to 
and past Morton. 

3) Further housing is not needed/capacity and empty properties at Elsea Park, Bourne.  

4) A local need for 21 the affordable housing units has not been demonstrated. Recent 
survey concluded low need and that recent development at Hill View Gardens met 
need from outside of the area.  

5) The site is distant from local facilities, jobs etc and will add to congestion and additional 
traffic/pollution. Location of services will lead to highway safety concerns.  

6) Loss of the open, rural aspect of the southern approach to the village, which has 
already been impacted with existing adjacent development.  

7) Loss of trees on the A15 frontage/associated visual impact and associated concerns 
about nesting wildlife.  

8) Loss of views/visual intrusion particularly toward Bourne Woods and Bunkers Hill and 
Fox Wood, Nab Wood and Gunboro Wood.  

9) Notes conclusions raised by Inspector in previous appeals. 

10) The extra traffic will reduce highway safety, particularly at peak times, and increase 
pollution. Increase in school aged children needing to cross road/access school. 
Cumulative impacts associated with other recent and planned development/associated 
traffic. Traffic Survey should be completed at 'peak times'. Hill View Gardens 
insufficient width. 

11) Light pollution  

12) Harm to wildlife  

13) The site will not drain satisfactorily and may increase surface water on the A15. 

14) Air quality impacts  

15) Loss of pastureland.  

16) Concerned about impact on setting of adjacent cottages and that landscaped 
'screening' will not be effective during winter months. 

 

Support 

 

1) Support for more affordable housing which would allow local people to remain in village 
 



 

 
 

8 Evaluation 
 

8.1 Principle of the Use 

 

8.1.1 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 on 30 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 Morton. 

 

8.1.2 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.  

 

8.1.3 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.   

 

8.1.4 The site is located on the edge of the settlement of Morton. Morton is categorised as a 

Larger Village under the Settlement Hierarchy associated with Policy SP2 of the Local 

Plan, recognising the wider range of service provision within the village. A site is allocated 

to be developed for residential purposes under Allocation LV-HP - Folkingham Road (70 

dwellings). Policy SP2 states that development proposals which promote the role and 

function of Larger Villages, which would not compromise the settlement's nature and 

character, will be supported.  

 

8.1.5 The application seeks to develop the site to provide 22 Entry Level Affordable Housing 

Dwellings. Policy SP4 allows for consideration of development proposals on the edge of a 

settlement subject to meeting various essential criteria. 
 

a.  demonstrate 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.  enable the delivery of essential infrastructure to support growth proposals. 

 

As an exception to criterion a) above, a housing scheme which meets a demonstrable 

local need for affordable housing will be considered acceptable as a Rural Exception 



 

 
 

scheme (regardless of whether criterion a) above has been satisfied), provided that it is 

supported by clear up-to-date evidence that the proposal: 

 

g.  is justified by evidence of local need and affordability, from an appropriate local 

housing needs survey; and 

h.  meets the affordable housing needs of households who are currently resident, or 

have a local connection to the parish as defined in the Council's published housing 

allocations policy; and 

i.  the occupation of the dwellings will be secured in perpetuity to meet local need; and 

j.  that no other more suitable site(s) is available within the settlement. 

 

8.1.6 Clear evidence of substantial community support from the local community for the 

proposal has not been demonstrated, as required by criterion a. However, an exception to 

criterion a is allowed for Rural Exception schemes that meet a demonstrable local need for 

affordable housing.  

 

8.1.7 The site is being promoted as an entry-level exception site (0.8 ha) which is a form of 

affordable housing that was introduced under the most recent NPPF (2019). The Local 

Plan was prepared under the provisions of the NPPF (2012) and as such is not included 

within Policy SP4.  

 

8.1.8 Paragraph 71 of the NPPF (2019) advocates that Local Planning Authorities should 

support the development of entry-level exception sites, suitable for first time buyers (or 

those looking to rent their first home), unless the need for such homes is already being 

met within the authority's area. It further advocates that these sites should be provided on 

sites not already allocated for housing. They should comprise entry level homes (offering 

one or more types of affordable housing as defined by Annex 2 of the NPPF (2019)). They 

should also be adjacent to existing settlements, be proportionate (less than 1 Ha) and not 

compromise assets of importance. They should comply with local design policies and 

standards. 

 

8.1.9 The Council's affordable housing officer has confirmed the proposed two- and three-

bedroom homes for rent and shared ownership meet the definition of affordable housing in 

Annexe 2 of the NPPF (2019).  Further, they have confirmed that priority would be given to 

applicants with a local connection to Morton, to be detailed through a S106 Agreement. 

This is the first proposal for entry-level homes in South Kesteven and there is limited 

evidence to suggest this need is currently being met. This is supported by the applicant’s 

affordable housing performance report, which suggests an under delivery of affordable 

homes in the district. 

 

8.1.10 The NPPF is a material consideration and this most recent type of affordable housing 

scheme is designed to meet the specific needs of first-time buyers. Therefore, although 

substantial community support for the proposal has not been provided and the scheme is 

not a rural exception scheme as defined by policy SP4, the material consideration of the 

NPPF (2019) paragraph 71 is considered to outweigh this conflict. 

 



 

 
 

8.1.11 The spatial and environmental requirements of criteria b-d are discussed further below in 

the 'Design and Visual Impact' section. Criterion f is discussed in the 'Infrastructure' 

section. 

 
 

8.2 Affordable Housing 

8.2.1 The Strategic Housing Market Assessment 2014 (SHMA) (part updated in 2017) 

demonstrates that the supply of Affordable Housing is a particular problem in South 

Kesteven. The SHMA identifies a need for 343 additional Affordable Homes each year. 

This represents a considerable proportion of the annual housing requirement for the 

district demonstrating significant levels of need for affordable homes.  

 

8.2.2 Policy H2 seeks to meet the needs of affordable by requiring all major developments to 

provide affordable housing. Outside Grantham on greenfield sites, the requirement is 30%. 

In other circumstances rural exception sites are allowed by policy SP4. Entry-level sites 

are a new form of exception site, introduced by the NPPF (2019). The need for 2- and 3-

bedroom affordable homes in South Kesteven is evidenced through the SHMA.  

 

8.2.3 The detail of the affordable housing scheme would be secured through a S106 Agreement 

which would include the following provisions: 

 

• Priority to be given to local qualifying purchasers in the first instance; 

• The potential sales value of the affordable housing units when completed; 

• Ensuring that only 'first time buyers' can purchase the proposed shared ownership 
units; 

• To provide the Council with a list of purchasers (names and addresses), the plot 
number they have purchased, the percentage value of the purchase, the remaining 
percentage and rent, any other charges associated with the sale of the property. 

• To keep the Council informed of any resale, to who, connection, rent and charges as 
above. 

• Should the purchasing owner 'staircase to 100% home ownership', details of the capital 
receipt received and where this receipt will be recycled in the South Kesteven area to 
provide further affordable housing. 

 

8.2.4 The proposal would exceed the requirements of policy H2 and the provision of entry level 

affordable housing would meet a need a need for first time buyers in the district. The 

support for this type of scheme as advocated by NPPF (2019). Paragraph 71 is a 

significant material consideration in the determination of this application. 

 
8.3 Impact on the Character of the Area 

 

8.3.1 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 

streetscene, 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. 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. 

 

8.3.2 The site is located on the rural southern approach to the village, characterised by open 

fields, established hedgerows and mature trees. There are long views towards the wooded 

higher land to the west of the village. 

 

8.3.3 As previously mentioned, three previous schemes on the whole and part of the site have 

been refused with the smaller scheme being dismissed at appeal. The impact on the 

landscape character and appearance were reasons for refusal and dismissal.  

 

8.3.4 The applicant has attended a design PAD (design and multi-agency) meeting during the 

lifetime of the application, engaging with the Council's Urban Design Officer, and made a 

number of changes to the scheme seeking to overcome the previous reasons for refusal. 

These include: 

 

• Setting back the units to the boundary with Bourne Road, thereby removing any 
potential conflict with Route Protection Zones (RPZ) of the mature trees along this 
frontage and increasing the separation distance from the properties on the eastern side 
of Bourne Road; 

• This set back from Bourne Road also provides the opportunity for additional planting to 
support and enhance the existing vegetation, further mitigating any views that may 
become available from the east which is secured as part of the landscaping scheme; 

• The provision of a private drive arrangement to the southern boundary with the existing 
and proposed landscape elements to be managed under a Management Plan 
arrangement, securing their longevity; 

• Additional planting proposed along the southern boundary to improve the boundary to 
the south and further mitigate any views available on the approach along Bourne Road 
from the south; 

• Significant planting within and on the boundaries of the public open space, mitigating 
views of the extended residential edge from the approach along the public right of 
ways from the west. 

 

8.3.5 Development of the site would inevitably result in some visual impact from developing an 

agricultural site to built form. However, the changes to the layout, as detailed above, and 

addition of high quality landscaping would soften this impact and reduce the sense of 

erosion of the rural edge of the village. This would apply to both views from the 

surrounding public rights of way and Bourne Road.  

 

8.3.6 It is also noted that at the time of the appeal decision, Hill View Gardens hadn’t been built. 

The development has now been constructed which allows an improved assessment of the 

likely additional impact of the current scheme over and above what is visible now. It is 

considered that with the landscaping and layout improved from the appeal scheme, it has 

been demonstrated that the overall additional impact would be significantly less than was 

previously refused permission and is now acceptable. 

 



 

 
 

8.3.7 In summary, the design, scale and appearance of the development, including the 

proposed landscaping details, is considered to be appropriate for the context and in 

accordance with local plan policies SP4 (criteria b-e), DE1, EN1 and the NPPF (section 

12). 
 

8.4 Impact on Neighbouring Properties 

 

8.4.1 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. 

 

8.4.2 The concerns of neighbours are noted. However, it is considered that there would be 

adequate separation distances from adjacent dwellings and between dwellings on site in 

order to ensure that the development would not lead to undue dominance of outlook, loss 

of privacy, loss of light, or noise and light pollution. 

 

8.4.3 It is noted that the loss of views has been raised as a concern following the public 

consultation, but this alone is not a material planning consideration. 

 

8.4.4 Taking the above into account, the proposal is considered to be in accordance with Local 

Plan Policy DE1 and the NPPF (section 12). 
 

8.5 Flood Risk and Drainage 

 

8.5.1 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.  

 

8.5.2 The application site is within Flood Zone 1 (at the lowest risk of flooding). A Flood Risk 

Assessment has been submitted which concludes that the site is suitable for development 

for residential use without unacceptable risk of flooding from all sources to the site itself 

and elsewhere for the lifetime of the development. 

 

8.5.3 Anglian Water have advised that Bourne Water Recycling Centre has capacity to accept 

foul flows from this development.  

 

8.5.4 The Local Lead Flood Authority (LCC) is satisfied that a suitable SuDS drainage scheme 

could be achieved within the submitted layout, the detail of which is secured by condition.  

 

8.6 Highways and Transport Infrastructure 

 

8.6.1 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. 

 

8.6.2 The only access to the site would be via a continuation of the existing Hill View Gardens 

cul-de-sac. 

 

8.6.3 The NPPF is very clear that when assessing developments that generate significant 

amounts of traffic, decision makers should apply the following tests and take account of 

whether: 

 

a) appropriate opportunities to promote sustainable transport modes can be - or have 
been - taken up, given the type of development and its location; 

b) safe and suitable access to the site can be achieved for all users; and  

c) any significant impacts from the development on the transport network (in terms of 
capacity and congestion), or on highway safety, can be cost effectively mitigated to 
an acceptable degree. 

 

8.6.4 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. 

 

8.6.5 These requirements are broadly reflected in Local Plan policies SD1 and ID2, which 

requires the sustainable location of new development. 

 

8.6.6 Local concern has been raised about the generation of additional traffic and the impact on 

highway safety, particularly in respect of pedestrians crossing the A15 to reach facilities 

such as the school on the eastern side of the A15. The pedestrian refuge in the A15 

opposite the Co-op store has improved the situation to some extent, making it easier to 

cross the road. 

 

8.6.7 The concerns of residents are noted. However, Lincolnshire County Council (as Highway 

Authority) have raised no objection in relation to highway safety. 

 

8.6.8 In summary, it is considered the proposal would result in adequate access, parking and 

turning facilities and would not have an unacceptable adverse impact on highway safety in 

accordance with Local Plan policy ID2 and the NPPF (section 9). 
 

8.7 Ecology and Biodiversity 

 

8.7.1 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.  

 

8.7.2 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. These recommendations 

have been secured by condition.  

 

 



 

 
 

8.8 Other issues 

 

8.8.1 Archaeology - The Council's consultant archaeologist has noted the potential for 

archaeological remains to be present. A condition requiring a Scheme of Archaeological 

Work has been requested which is considered reasonable and necessary.  

 

8.8.2 A condition has been included that requires the developer to submit details demonstrating 

how the dwellings would comply with Policy SB1 – Sustainable Building. The scheme shall 

include details of how carbon dioxide emissions would be minimised through the design 

and construction of the buildings; details of water efficiency and the provision of electric 

car charging points. 

 

8.9 Developer Contributions 

 

8.9.1 Local Plan policy ID1 requires all development proposals to demonstrate there is or meet 

the essential infrastructure requirements arising from the development. This is also a 

requirement of policy SP4 - criteria f. 

 

8.9.2 The following developer contributions have been requested which are considered to meet 

the statutory tests and can be secured by a S106 legal agreement: 

 

8.9.3 Education - £50,974 towards two additional classrooms at Bourne Academy as mitigation 

for three secondary school places. 

 

8.9.4 The layout includes approximately 1,000 sqm of open space, including and equipped play 

space, which meets the standards set by policy OS1 for a development of this scale. 

 

9 Crime and Disorder 
 

9.1 It is considered that the proposal would not result in any significant crime and disorder 

implications. 

 

10 Human Rights Implications 
 

10.1 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. 

 

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

 

11 Planning Balance and Conclusion 
 

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

the development plan unless material considerations indicate otherwise.  

 

11.2 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. However, 

as discussed above, the Local Plan was assessed against the NPPF (2012). The NPPF 

(2019) introduces support for the development of entry-level exception sites. This proposal 

is considered to meet the definition of an entry-level exception site and significant weight 

is afforded to this material consideration. 

 

11.3 The development would result in the provision of 22 entry-level affordable homes and 

there would be no significant adverse impact on neighbouring amenity, the highway 

network or flood risk. The design of the scheme has also improved considerably, including 

enhanced landscaping, to mitigate the visual impact of the proposal since previous 

applications on this site were refused. The support for entry-level affordable housing 

through the NPPF (2019), which is a material consideration and afforded significant 

weight, is considered to outweigh the identified conflict with policy SP4. 

 

11.4 Recommendation 

 

11.4.1 Approve the application subject to the conditions set out in the report and subject to 

completion of a S106 planning obligation securing the requirements specified in the 

developer contributions section of the report. Where the S106 obligation has not been 

concluded prior to the Committee, a period not exceeding twelve weeks after the date of 

the Committee shall be set for the completion of that obligation.  

 

11.4.2 In the event that the agreement has not been concluded within the twelve-week period 

and where, in the opinion of the Head of Development Management, there are no 

extenuating circumstances which would justify a further extension of time, the related 

planning application shall be refused planning permission for the appropriate reason(s) on 

the basis that the necessary criteria essential to make what would otherwise be 

unacceptable development acceptable have not been forthcoming. 
 

Additional Information Report 
 

This report sets out additional information in relation to planning applications for consideration at 

the Planning Committee on 22 July 2020 that was received after the Agenda was published. 

 

S19/0740 

 
Proposal:  Construction of 22 dwellings and associated infrastructure (All 22 dwellings to be 

classed as 'Entry Level' Affordable Housing Units)  
 
Site Address: Land at Bourne Road, Morton  
 
 
Summary of Information Received: One further neighbour representation and updated 
representations from Morton Parish Council, Heritage Lincolnshire, Lincolnshire County Council (as 
Local Highway and Lead Local Flood Authority) and the Council’s tree consultant. The information 
can be summarised as follows: 
 
Neighbour representation – object to the application on the basis of additional traffic, highway safety 
and a lack of need for new housing.  



 

 
 

 
Morton Parish Council – reiterate previous objection which is summarised in the main report. 
 
Heritage Lincolnshire – Reiterate previous comments and requirement for archaeological 
investigation prior to development commencing. 
 
Lincolnshire County Council (as Local Highway and Lead Local Flood Authority) – Request further 
conditions requiring a construction management plan and method statement, all roads and footways 
to be completed to an acceptable standard prior to any homes being occupied and surface water 
drainage details.  
 
Tree consultant – No objection to layout and impact on trees. Request condition requiring retained 
trees to be protected during construction.  
 
Officer comment: These representations do not raise any new material planning considerations 
beyond those already considered in the main report. The additional conditions are considered 
reasonable and necessary and are recommended to be included should Members be minded to 
approve the application. The condition requiring details of the external elevations of the dwellings 
has also been updated to explicitly require details of facing brickwork and/ or render, roof tiles, 
porches, chimneys, eaves and verges finishes as recommended by the Council’s Urban Design 
Officer.  
 
Therefore, the recommendation remains that the application should be approved, subject to the 
updated schedule of conditions below and subject to completion of a S106 planning obligation 
securing the requirements specified in the developer contributions section of the main report. 
 
Time Limit for Commencement 
 
 1 The development hereby permitted shall be commenced before the expiration of three years 

from the date of this permission. 
  
 Reason: In order that the development is commenced in a timely manner, as set out in Section 

91 of the Town and Country Planning Act 1990 (as amended). 
 
Approved Plans 
 
 2 The development hereby permitted shall be carried out in accordance with the following list of 

approved plans: 
  
 i. Location Plan received 24 April 2019  
 ii. Layout Plan, drawing no. L124/SITE/03 received 8 June 2020 
 iii. Layout Plan with materials, drawing no. PL-06C received 8 June 2020 
 iv. Landscaping Plan, drawing no. P20-0407_01-C received 30 June 2020 
 v. Play Space Plan, drawing no. P20-0407-02B received 8 June 2020 
 vi. 2318 House Type, drawing no. L000/2318/L/DS, received 5 May 2020  
 vii. 2328V2 House Type, drawing no. L000-2328V2-DS, received 5 May  
 viii. 2324 House Type, drawing no. L000/2324/L/DS, received 5 May 2020 
 ix. 2228 House Type, drawing no. L000/2228/L/DS, received 5 May 2020 
  
 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 
 
 3 No development shall take place until details demonstrating how the proposed dwellings 

would comply with the requirements of Local Plan Policy SB1 has been submitted and 
approved by the Local Planning Authority. The scheme shall include details of how carbon 
dioxide emissions would be minimised through the design and construction of the buildings; 
details of water efficiency 

 and the provision of electric car charging points. 
  
 The approved sustainable building measures shall be completed in full, in accordance with the 

agreed scheme, prior to the first occupation of the dwellings hereby permitted. 
  
 Reason: To ensure the dwellings are constructed to a standard that mitigates against climate 

change as required by Local Plan Policy SB1. 
 
 4 Before the development hereby permitted is commenced, a scheme for the treatment of 

surface and foul water drainage shall have been submitted to and approved in writing by the 
Local Planning Authority. The drainage details must: 

  
- be based on sustainable drainage principles and an assessment of the hydrological 

and hydrogeological context of the development; 
- provide details of how run-off will be safely conveyed and attenuated during storms up 

to and including the 1 in 100 year critical storm event, with an allowance for climate 
change, from all hard surfaced areas within the development into the existing local 
drainage infrastructure and watercourse system without exceeding the run-off rate for 
the undeveloped site; 

- provide attenuation details and discharge rates which shall be restricted to 5 litres per 
second; 

- provide details of the timetable for and any phasing of implementation for the drainage 
scheme; and 

- provide details of how the scheme shall be maintained and managed over the lifetime 
of the development, including any arrangements for adoption by any public body or 
Statutory Undertaker and any other arrangements required to secure the operation of 
the drainage system throughout its lifetime. 

  
 Reason: To ensure the provision of satisfactory surface and foul water drainage is provided in 

accordance with Local Plan Policy EN5. 
 
 5 Before the development hereby permitted is commenced, a written scheme of archaeological 

investigation shall have been submitted to and approved in writing by the Local Planning 
Authority. The archaeological investigations shall also have been completed in accordance 
with the approved details and a report submitted to the Local Planning Authority for approval 
before development commences. 

  
 Reason: In order to provide a reasonable opportunity to record the history of the site and in 

accordance with Policy EN6 of the adopted South Kesteven Local Plan and Paragraph 199 of 
the NPPF. 

 
 6 No development shall take place until a Construction Management Plan and Method 

Statement has been submitted to and approved in writing by the Local Planning Authority 



 

 
 

which shall indicate measures to mitigate against traffic generation and drainage of the site 
during the construction stage of the proposed development. 

  
 The Construction Management Plan and Method Statement shall include: 
  
 o phasing of the development to include access construction; 
 o the parking of vehicles of site operatives and visitors; 
 o loading and unloading of plant and materials; 
 o storage of plant and materials used in constructing the development; 
 o wheel washing facilities; 
 o the routes of construction traffic to and from the site including any off site routes for the 

disposal of excavated material and; 
 o strategy stating how surface water run off on and from the development will be managed 

during construction and protection measures for any sustainable drainage features. This 
should include drawing(s) showing how the drainage systems (permanent or temporary) 
connect to an outfall (temporary or permanent) during construction. 

  
 The Construction Management Plan and Method Statement shall be strictly adhered to 

throughout the construction period. 
  
 Reason: To ensure that the permitted development is adequately drained without creating or 

increasing flood risk to land or property adjacent to, or downstream of, the permitted 
development during construction and to ensure that suitable traffic routes are agreed. 

 
 7 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 Local Plan 

Policy DE1. 
 
During Building Works 
 
 8 Before the development hereby permitted is commenced, details of hard landscaping works 

shall have been submitted to and approved in writing by the Local Planning Authority. Details 
shall include: 

  
 i. proposed finished levels and contours;  
 ii. means of enclosure;  
 iii. car parking layouts;  
 iv. other vehicle and pedestrian access and circulation areas;  
 v. hard surfacing materials. 
  



 

 
 

 Reason: Hard landscaping makes an important contribution to the development and its 
assimilation with its surroundings and in accordance with Policy DE1 of the adopted South 
Kesteven Local Plan. 

 
 9 The development must be carried out in accordance with the recommendations in the Hillier 

Ecology Extended Phase 1 Survey report dated April 2019. 
  
 Reason: In the interests of ecology and biodiversity. 
 
10 Before any of the works on the external elevations of the dwellings hereby permitted are 

begun, details of the materials to be used in the construction of the external surfaces shall 
have been submitted to and approved in writing by the Local Planning Authority. Details must 
include: 

  
 - Facing brickwork and/or any render to be used; 
 - Roof tiles; 
 - Chimneys; 
 - Porches; 
 - Finish of verges and eaves. 
  
 Reason: To ensure a satisfactory appearance to the development and in accordance with 

Policy DE1 of the adopted South Kesteven Local Plan. 
 
Before the Development is Occupied 
 
11 Before any part of the development hereby permitted is occupied, the dwellings must have 

been completed in accordance with the approved details. 
   
 Reason: To ensure a satisfactory appearance to the development and in accordance with 

Policy DE1 of the adopted South Kesteven Local Plan. 
 
12 Before any part of the development hereby permitted is occupied, all hard landscape works 

shall have been carried out in accordance with the approved hard landscaping details.  
  
 Reason: Hard landscaping makes an important contribution to the development and its 

assimilation with its surroundings and in accordance with Policy DE1 of the adopted South 
Kesteven Local Plan. 

 
13 Before any part of the development hereby permitted is occupied, the works to provide the 

surface and foul water drainage shall have been completed in accordance with the approved 
details. 

  
 Reason: To ensure the provision of satisfactory surface and foul water drainage is provided in 

accordance with Local Plan Policy EN5. 
 
14 Before the end of the first planting/seeding season following the occupation of any part of the 

development hereby permitted, all soft landscape works shall have been carried out in 
accordance with the approved landscaping details on the Landscaping Plan, drawing no. P20-
0407_01-C received 30 June 2020. 

  
 Reason: Landscaping makes an important contribution to the development and its assimilation 

with its surroundings and in accordance with Local Plan Policy DE1. 



 

 
 

 
15 Before any part of the development hereby permitted is occupied, 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. 
  
 Reason: 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). 

 
16 Before any dwelling is occupied, all of that part of the estate road and associated footways 

that forms the junction with the main road and which will be constructed within the limits of the 
existing highway, shall be laid out and constructed to finished surface levels in accordance 
with details to be submitted to, and approved in writing by, the Local Planning Authority. 

  
 Reason: In the interests of safety, to avoid the creation of pedestrian trip hazards within the 

public highway from surfacing materials, manholes and gullies that may otherwise remain for 
an extended period at dissimilar, interim construction levels. 

 
Ongoing Conditions 
 
17 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, that 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 and in accordance with Policies DE1, 
EN3 and OS1 of the adopted South Kesteven Local Plan. 

 
18 For a period of not less than 5 years following the first occupation of the final dwelling hereby 

permitted, the approved Landscape Management Plan shall be adhered to in full unless 
otherwise agreed in writing by the Local Planning Authority. 

  
 Reason: 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). 

 

 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 

 

 

 



 

 
 

 

 

 

 
Site Location Plan  

 

 

Layout Plan  



 

 
 

 

Context Plan 

 

 

 

 

2328V2 House Type 



 

 
 

 

 

2324 House Type 

 

 



 

 
 

2228 House Type 

 

2318 House Type 

 

 


