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1

Description of Site

1.1

The application site is a greenfield, grassland site of 0.9 ha, accessed off Cherryholt Road
in Stamford. The site is within walking distance of the town centre and outside the
designated conservation area.

1.2

The River Welland is 75m to the south of the site and parts of the southern portions of the
site are within flood zones 2 and 3. To the north of the site are the rear gardens of residential
properties along Priory Road. To the west of the site is the Bowman Mews development
that was completed in 2012. To the east of the site are allotment gardens, beyond which
are the ruins and site of St Leonard's Priory.

1.3

Stamford Public Footpath no. 1163 runs north-south along the eastern edge of the access
to the site. There are other informal paths within the site that are not designated public rights
of way. To the west of the access to the site, on the opposite side of Cherryholt Road is an
electricity sub-station and there are two electricity pylons within the southern part of the site.

2

Description of proposal

2.1

The application seeks full planning permission for 31 affordable dwellings and associated
works including access and landscaping. This would comprise 6 x 1-bed flats, 11 x 2-bed
houses and 14 x 3-bed houses and represents. The units would be a mix of affordable
rented, rent to buy and shared ownership accommodation.

2.2

The application proposes 65 car parking spaces, including 9 visitor spaces. The vehicular
and pedestrian access is off Cherryholt Road to the south of the site and a further pedestrian
connection is provided to the north to Priory Road. The vehicular access includes a 'split
level' road as part of the flood risk mitigation.

2.3

The layout also includes 1400m2 informal greenspace and 200m2 of equipped play space.

2.4

It is noted the proposal has been amended during the life of the application, reducing the
number of units from 33 to 31 and responding to other concerns raised through consultation.

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 H2 - Affordable Housing Contributions
Policy H4 - Meeting All Housing Needs

Policy EN1 - Landscape Character
Policy EN2 - Protecting Biodiversity and Geodiversity
Policy EN3 - Green Infrastructure
Policy EN5 - Water Environment and Flood Risk Management
Policy EN6 - The Historic Environment
Policy OS1 - Open Space
Policy ID1 - Infrastructure for Growth
Policy ID2 - Transport and Strategic Transport Infrastructure
Policy EN4 - Pollution Control
4.2

National Planning Policy Framework (NPPF)
Section 5 - Delivering a sufficient supply of homes
Section 9 - Promoting sustainable transport
Section 11 - Making effective use of land
Section 12 - Achieving well-designed places
Section 14 - Meeting the challenge of climate change, flooding and coastal change
Section 16 - Conserving and enhancing the historic environment

5

Representations Received

5.1
5.1.1

Historic England
The development proposal would result in the 'domestication' of the currently open and rural
space. It would therefore cause some harm to the significance that St Leonard's Priory
derives from its setting, albeit at the lower end of the spectrum. Historic England has no in
principal objection to the application on heritage grounds but we refer you to the expertise
of your archaeological advisor.

5.2
5.2.1

Arboricultural Consultant (SKDC)
Suggest that a condition be applied requiring the protection of the neighbouring trees during
the buildings works. A method statement should have regard to the BS5837 and be
submitted to and approved by the LA in writing. Similarly, a landscape condition should be
applied which should include a detailed planting schedule and post planting maintenance
plan.

5.3
5.3.1

Education & Cultural Services (LCC)
Request a contribution of £50,974 towards secondary education provision.

5.4
5.4.1

Environmental Protection Services (SKDC)
Previous activities associated with this site may have caused, or had the potential to cause,
land contamination. Contaminated land survey and verification conditions requested.

5.5
5.5.1

Historic Buildings Advisor (SKDC)
Raises concerns about the principle of development on this site as it would represent a
further, unwelcome step in the incremental erosion of the setting of St. Leonard's Priory.
The harm to the setting of the Priory is considered to be less than substantial and it is for
the decision maker to assess whether this is outweighed by any public benefits arising from
the development.

5.6
5.6.1

Affordable Housing Officer (SKDC)
The 31 homes to be built will be a mixture of two and three bedroom houses and onebedroom apartments (the size and type of the affordable units are based on the affordable
housing need in Stamford and surrounding local area). The tenure of the homes is a good
mix and meet the definitions for Affordable as described in Annex 2 of the National Planning
Policy Framework. The size, location and tenure of the affordable housing has been agreed
between the Registered Housing Provider (Longhurst Group) and the Council based on the
evidence of local needs and affordability.

5.6.2

Both the affordable rented and the shared ownership properties will offer an excellent
opportunity to those applicants who wish to get a step up onto the housing ladder either
through the rented route or home ownership. In the first instance the affordable housing
will be open to applicants with a direct local connection to Stamford, secondly to the villages
surrounding Stamford and across to the Deepings. Thirdly to those applicants with who live
or work in South Kesteven or a direct family connection and finally then open to other
applicants in need of affordable housing. Longhurst will enter into a nomination
agreement(s) with the Council for the affordable rented dwellings and will offer the shared
ownership via the Homes and Communities Agency Regulations.

5.6.3

Below are the number of applicants on the housing register for size of property.
One bed house/ flat = 278
Two bed house = 223
Three bed house = 66
Four bed house = 23
One/two bed bungalow = 171

5.7
5.7.1

Lincolnshire County Council - Footpaths Officers
Stamford Public Footpath No. 1163 is affected by the proposed development.
1) The proposed access road crosses the public footpath. Provision must be made on the
southern side of the access road for the path. It is expected that there will be no further
encroachment, either permanent or temporary, onto the right of way as a result of the
proposal.
2) The construction should not pose any dangers or inconvenience to the public using the
right of way.
3) If any existing gate or stile is to be modified or if a new gate or stile is proposed on the
line of the public rights of way, prior permission to modify or erect such a feature must
be sought from the County Council.

5.8

Stamford Civic Society
Object for the following reasons:
• poor access and increased traffic;
• erosion of greenspace and setting of St Leonard's Priory;
• adjacent to flood plain;
• design.

5.9
5.9.1

Anglian Water Services
The foul drainage from this development is in the catchment of Stamford Water Recycling
Centre that has available capacity for these flows.

5.9.2

The proposed method of surface water drainage does not relate to Anglian Water related
and therefore the LPA should advice from the LLFA, IDB and/ or EA.

5.10
Environment Agency
5.10.1 Do not object, following flood plain compensation works, subject to conditions.
5.11
5.12

Heritage Lincolnshire
Site-specific evaluation needs to be undertaken in advance of any works, in order to
determine the presence, significance, depth and character of any archaeology. This
information is needed in order to understand the level of impact on any underlying
archaeological remains and to inform measures that may be required to mitigate the impact
of any development groundworks. The programme of investigation should be set out in a
written scheme of archaeological work.

5.13
Welland & Deeping Internal Drainage Board
5.13.1 No comments to make.
5.14
NHS England
5.14.1 Request a contribution of £20,460 towards health provision.
5.15
Parish Council
5.15.1 Object for the following reasons:
•
•
•
•
•
•

increased traffic to dangerous access;
flood risk;
health and safety risks associated with development close to pylons;
loss of greenspace and impact on landscape;
impact on neighbouring properties;
inadequate parking provision.

5.16
LCC Highways & SuDS Support
5.16.1 No objection, subject to conditions and informatives.
5.17
Western Power Distribution
5.17.1 No objection but note the presence of the high voltage cables within the site and a freehold
reserved substation site in the north-west corner of the site.

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 110 letters of representation (91 objecting, 17 in support and
4 neutral) have been received. The points raised can be summarised as follows:

Objection
1) Loss of view
2) Loss of recreation area
3) Highway safety
4) Loss of light/ overshadowing
5) Dominant and oppressive outlook
6) Management of land to west of site boundary
7) Density too high
8) Flood risk
9) Increased traffic
10)Highway safety due to access visibility and increased traffic at Priory Road - Cherryholt
Road junction
11)The land is subject of a village green application
12)Lack of existing open space and loss of open space
13)Impact on health and education infrastructure
14)Loss of privacy and safety risks associated with access to Priory Road
15)Health and safety risks associated with pylons
16)Impact on biodiversity
17)Loss of greenfield site
18)Loss of privacy/ overlooking
19)Impact on character of area and conservation area
20)Contrary to draft neighbourhood plan policies
21)Site not allocated and not needed
22)Other brownfield and more suitable sites available
23)Impact on heritage assets including St Leonard's Priory and conservation area
24)Need for sequential test
25)Swale outside application red line
26)Need for transport assessment - traffic survey inadequate
27)Parking scheme does not consider users with reduced mobility
28)No provision of electric charging points
29)Noise and nuisance from additional traffic
30)Dwellings will not be affordable
31)Odour from bin store
32)Issues relating to methodology of flood risk assessment
6.2

Support
1)
2)
3)
4)

Need for more housing
Need for affordable housing especially for younger families
Site currently redundant
Existing house prices too high

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. It is noted that Stamford is in the process
of developing a neighbourhood plan, however it has yet to be submitted for its statutory
consultation, examination and referendum and therefore very limited weight can currently
be attributed to the policies in that draft plan.

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. It is accepted
the site is greenfield and that part of the site is within flood zones 2 and 3. However, the
application would provide 31 affordable dwellings in the centre of Stamford, which is a very
sustainable location for new development and a focus for growth as identified by Policy SP1.
Further, Policy SP2 states that development that supports the role of Stamford as a market
town will be allowed, provided it does not compromise its nature and character. It also states
that priority will be given to sustainable sites within the built-up part of the town and does
not preclude the use of greenfield land nor sites that are not allocated in the plan.

7.1.3

The National Planning Policy Framework (NPPF) encourages the use of previously
developed land (section 11), but also advises that great weight should be given to using
suitable sites within existing settlements for homes (section 5) and again does not preclude
the use of greenfield land.

7.1.4

Flood risk and drainage as well as other site-specific issues are considered in more detail
below, however the broad principle of developing this site for housing is considered to be
acceptable and in accordance with the above policies and guidance.

7.2

Provision of affordable housing

7.2.1

Local Plan Policy H2 states that all developments comprising 11 or more dwellings should
make appropriate provisions for affordable housing within the development site. Policy H4
seeks to ensure residential development is of the appropriate size and type to meet the
current and future needs in the District. Further support for the provision of new housing is
found in the NPPF (section 5).

7.2.2

The application proposes a 100% affordable housing scheme which would exceed the
requirements of Policy H2. The Council's Partnership Project Officer has noted the scheme
would bring forward a deliverable housing development site and has provided the following
more detailed comments in support of the scheme:
•

There is a proven need for affordable housing in Stamford, not only for affordable rent
accommodation but also to provide affordable home ownership for those applicants who

•

•

•
•
•

•

wish to purchase their own dwelling but are unable to secure a property at open market
value. - Stamford is a very high value area and both the house prices and rents are
beyond the means of local people.
This proposal would make use of over £1m funding that Longhurst have secured for the
provision of affordable housing from the Homes and Communities Agency (Homes
England). The development of affordable housing is now one of the government's top
priorities and have made additional funding available to deliver not only affordable rented
housing across the country but also affordable home ownership housing.
The proposed development will boost the supply of housing in Stamford and the area
and will support the local economy. It will also contribute to the supply of deliverable
housing sites in South Kesteven and support the new emerging Local Plan.
Longhurst have engaged with the Council as part of pre-application discussions.
The size and tenure of the dwellings are based on the current affordable housing need
for Stamford and South Kesteven.
Longhurst are one of the Council's largest affordable housing providers and manage
over 1,000 affordable homes in South Kesteven and are a preferred development
partner working in partnership with the Council and open market housing providers to
deliver quality affordable housing. Two thirds of the homes on the site will eventually be
owned outright by residents with the shared ownership and rent to buy options offered.
The Council would have nomination rights to the affordable rented properties.

7.2.3

In summary, there is a significant need for affordable housing in Stamford and the proposed
scheme has been developed in discussion with the Council to meet local affordable housing
need and is compliant policies H2 and H4.

7.3

Impact on the character of the area

7.3.1

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.

7.3.2

The applicant has engaged with the Council's pre-application processes and attended a
design PAD (design and multi-agency) meeting during the lifetime of the application. This
has resulted in a reduction in the number of dwellings proposed and improvements to the
design of the scheme. These include improved footpaths and connectivity, improved
boundary treatments, provision of an equipped play space, increased separation distances
to existing neighbouring properties and higher quality materials and detailing throughout the
scheme.

7.3.3

The proposed dwellings are all two-storey and are arranged in pairs of semi-detached
properties and short terraces. The scale is considered to be appropriate for the context

where there are two-storey semi-detached properties along Priory Road and some larger
three-storey buildings as part of the Bowman Mews development. The density of the
scheme is considered appropriate for this town centre context and a lower density than the
adjacent Bowman Mews and Priory Road residential properties.
7.3.4

The dwellings have been designed with steep roof pitches and chimneys to reflect the local
vernacular. The external materials are proposed to be a mix of light buff bricks, Clipsham
stone, clay tiles and stone lintels and cills. Some windows and detailing have been added
to gable ends where appropriate. It is considered necessary to require samples of materials
to be used by condition in this sensitive historic context.

7.3.5

Details of hard and soft landscaping have been provided which include a hedge to the
eastern boundary, an equipped play space, tree planting and a variety of surface materials.
A separate footpath is proposed to access the site off Cherryholt Road as well as the
pedestrian connection to Priory Road being opened.

7.3.6

The existing site includes two overhead power lines, which are proposed to be re-routed as
part of the development. Western Power have been consulted and have not objected to the
development.

7.3.7

In summary, the design, scale and appearance of the development is considered to be
appropriate for the context and in accordance with local plan policies DE1, EN1 and the
NPPF (section 12).

7.4

Impact on heritage assets

7.4.1

The Local Planning Authority is required to ensure that special regard to preserving the
Listed Buildings and their settings in relation to Section 66 of the Planning (Listed Buildings
and Conservation Areas) Act 1990 (the 'Act'). No harm should be caused with the historical
assets and their surroundings requiring to be preserved or enhanced.

7.4.2

Policy EN6 states amongst other criteria that the Council will seek to protect and enhance
heritage assets and their settings, in keeping with the policies in the National Planning Policy
Framework. The importance of considering the impact of development on the significance
of designated heritage assets is expressed in the NPPF (section 16). The NPPF advises
that development and alterations to designated assets and their settings can cause harm.
In relation to proposals affecting designated heritage assets, paragraph 193 of the NPPF
provides that when considering the impact of a proposed development on the significance
of a designated heritage asset, great weight should be given to the asset's conservation.

7.4.3

Paragraph 195 of the NPPF provides that: 'Where a proposed development will lead to
substantial harm to (or total loss of significance of) a designated heritage asset, local
planning authorities should refuse consent, unless it can be demonstrated that the
substantial harm or loss is necessary to achieve substantial public benefits that outweigh
that harm or loss.'

7.4.4

However, paragraph 196 of the NPPF provides that: 'Where a development proposal will
lead to less than substantial harm to the significance of a designated heritage asset, this

harm should be weighed against the public benefits of the proposal including, where
appropriate, securing its optimum viable use.'
7.4.5

The designated heritage assets in the vicinity of the development are the ruins and site of
St Leonard's Priory which is a scheduled ancient monument, with the remaining building
Grade I listed. The site is also to the south of Stamford conservation area.

7.4.6

The Council's conservation officer has advised that the proposal would have little or no
impact on Stamford conservation area. However, concern is raised regarding the erosion of
the setting of St Leonard's Priory. That harm is considered to be less than substantial and
would be further mitigated by appropriate soft-landscaping along the eastern boundary of
the site as proposed.

7.4.7

Historic England have not objected to the proposal, but have noted the erosion of the setting
of St Leonard's Priory to be at the lower end of the spectrum in terms of harm. They have
further advised to seek specialist advice in terms of the archaeological potential of the site.
Heritage Lincolnshire have been consulted in this regard and have requested a condition is
imposed requiring a written scheme of archaeological investigation to be submitted prior to
development commencing.

7.4.8

Stamford conservation area is to the north and west of the application site and no part of
the site is within the conservation area. Views towards the application site from the
conservation area would be obscured by the existing properties along Priory Road and
Bowman Mews. Likewise, views from the application site to the conservation area are
obscured.

7.4.9

St Leonard's Priory is located over 250m to the east of the application site and is set in
undeveloped land to the south and west towards the River Welland. Views towards St
Leonard's Priory can be enjoyed from the public footpath to the north of the river and the
rural setting makes a positive contribution to its significance. The development would erode
part of this setting, although a significant amount of open land would remain around the
ruins and site of St Leonard's Priory. However, it is considered the development would result
in a minor degree of harm to the setting of St Leonard's Priory. The degree of harm would
be partly mitigated through the provision of a hedge to the eastern boundary of the site.
However, the identified harm is still required to be considered in the planning balance
against the merits of the scheme.

7.4.10 The scheme would provide significant public benefits through the provision of 31 affordable
dwellings in a sustainable location and is policy compliant in terms of the requirements
towards education, health and open space contributions. Further public benefits would be
additional employment during construction of the dwellings and benefits from additional
spend and use of local services. In this instance, the public benefits of the proposed
development are considered to outweigh the less than substantial harm to the setting of St
Leonard's Priory and would therefore comply with the above policies and guidance.
7.5

Impact on neighbouring properties

7.5.1

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.

7.5.2

The closest of the proposed dwellings to the Bowman Mews properties are the side
elevations of plots 9, 10 and 14. These would be 12m (13.5m for plot 10) from the rear
elevation of the existing properties. The only first floor windows on the proposed dwellings
would serve bathrooms and would be obscure glazed to ensure there would be no loss of
privacy. Further, there would be limited impact on the garden areas of the Bowman Mews
properties in terms of overshadowing/ loss of light due to the orientation of the proposed
dwellings.

7.5.3

The closest of the proposed dwellings to the Priory Road properties are the rear elevations
of plots 14-19. These would be 18.7m and on a lower level to the rear elevations of the
existing properties. Although these properties have first floor windows serving bedrooms,
the separation distance is equivalent to the relationship with the existing Bowman Mews
properties and therefore would not result in any significant loss of privacy.

7.5.4

It is accepted that there would be some impact on the outlook of the existing properties,
particularly those properties closest to plots 9 and 14. However, loss of a view in itself is not
a material planning consideration and impact on outlook is not considered to significantly
affect the residential amenities of the occupiers of those properties.

7.5.5

Increased noise has also been raised as a concern. However, the noise levels associated
with the proposed development including any potential comings and goings is not
considered to be significantly higher than the noise levels in the existing context.
Management and maintenance of the bin storage area would be subject to separate
legislation to ensure they were not an on-going odour nuisance to the neighbouring
properties.

7.5.6

It is understood the land has been previously used as an informal open space for the local
community and is subject of a village green application. However, the land is private and
there are currently no formal rights of way over the land (aside from Public Footpath No.
1163 crossing the site access). The village green application is a separate process and not
a material consideration for the determination of this planning application.

7.5.7

Taking the above into account, the proposal is considered to be in accordance with Local
Plan Policy DE1 and the NPPF (section 12).

7.6

Flood risk and drainage

7.6.1

Local Plan Policy EN5 and the NPPF (section 14) require development to be located in the
lowest areas of flood risk. Policy EN5 requires a sequential approach to be taken for
development proposals and further provides that where development takes place in zones
2 and 3 that opportunities should be sought to:

a) Reduce flooding by considering the layout and form of the development and the
appropriate application of sustainable drainage techniques;
b) Relocate existing development to land in zones with a lower probability of flooding;
and
c) Create space for flooding to occur by restoring functional floodplains and flood flow
pathways and by identifying, allocating and safeguarding open space for storage.
7.6.2

Much of the site (the northern part) is within flood zone 1 (the lowest risk of flooding).
However, the southern part of the site where the access would be is within flood zones 2
and 3 (highest risk of flooding). As the site contains a range of flood zones, a sequential
approach has been taken within the site, and the housing has been focussed on land within
flood zone 1. As such, the Local Planning Authority is satisfied that a wider sequential test
is not required.

7.6.3

A flood risk assessment and drainage strategy has been submitted that sets out the
proposed mitigation and compensation measures. A small part of the housing would be
located in flood zone 2 and these properties have raised floor levels. Flood plain
compensation works have also been proposed, following consultation with the Environment
Agency and are required by condition.

7.6.4

As part of their response the Environment Agency have noted the flood plain compensation
will require regular and continual maintenance for the lifetime of the development. In this
instance, it is considered appropriate that these maintenance arrangements should be
secured through a S106 legal agreement.

7.6.5

To allow for safe access and egress, the development has one carriageway of the main
access/egress road raised. In the event of a flood the raised carriageway would remain open
and become a two-way carriageway with a passing point. The pedestrian link to Priory Road
allows further access/egress of the site and at 2.7m wide could be accessed by small
vehicles in the event of a flood risk emergency.

7.6.6

Storm water is proposed to be managed by SUDS and discharges into a swale and then
onto the River Welland. Foul water drainage includes a pumping station and discharges to
the nearest public sewer in Priory Road.

7.6.7

Detailed objections have been received in respect of the flood risk assessment, mitigation
and proposed drainage strategy. However, these have been reviewed by technical experts
including Lincolnshire County Council (as lead local flood authority), the Environment
Agency and Anglian Water. All of these organisations are satisfied with the proposed
arrangements, subject to conditions and secured maintenance arrangements as detailed
above.

7.7

Highways and transport infrastructure

7.7.1

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.
7.7.2

A transport statement has been submitted which the Highway Authority have considered as
adequate for a development of this size (31 dwellings). It is considered the overall impact of
the development will not impose a severe impact on the existing network, and therefore in
accordance with the Local Plan Policy ID2 and the NPPF (section 9), there are no grounds
for refusal in terms of capacity. The Highway Authority have advised that accident data from
the Cherryholt/Priory Road junction does not indicate any existing safety issues that would
be considered significant.

7.7.3

Further, the Highway Authority consider that for a central location, within close proximity of
bus stops/routes and walking distance of the town centre, the level of parking provided is
acceptable. Cycle parking has been requested for all dwellings, as well as connections to
the existing highway footpaths, to encourage sustainable travel. The scheme would also
open up an additional pedestrian connection, linking the town and riverside area, via Priory
Road. Electric vehicle charging points are secured by condition as required by local plan
policy SB1.

7.7.4

Detailed objections have been received in respect of the transport statement and highway
implications of the development. However, the submitted details and site layout has been
assessed by Lincolnshire County Council (as Highway Authority) who have not objected to
the proposed development, subject to conditions.

7.7.5

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).

7.8

Ecology and Biodiversity

7.8.1

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

7.8.2

The applicant has submitted an ecological impact assessment as part of the application
which concludes the development would have no significant effect on the biodiversity
conservation objectives for any important ecological features. Further, the submitted report
proposes several recommendations to provide a net gain in biodiversity post development
which have been secured by condition where these are not already included as part of the
landscape details. This would ensure the development complies with Policy EN2.

7.8.3

The net gain in biodiversity would be achieved through the provision of bird, bat and
hedgehog boxes. In addition, the proposed soft-landscaping scheme including the site
boundary hedge and planting of trees would provide further foraging, commuting and habitat
opportunities.

7.8.4

It is accepted that the proposal would result in the loss of a greenfield site. However, the
development does propose the planting of trees and hedges as well as improving access
and connectivity to and from the site. Notwithstanding this mitigation, policy EN3 requires
the loss of green infrastructure to be weighed against the benefits of the development.

7.8.5

The public benefits of the scheme are detailed above and the NPPF advises great weight
should be given to using suitable sites within settlements for homes. In this instance, the
public benefits of 31 affordable dwellings is considered to outweigh the loss of green
infrastructure.

7.9

Other issues

7.9.1

The Council's Environmental Protection service have requested further land survey work is
carried out to understand if there is any contamination risk. Given the previous industrial
uses adjacent to the site, this is considered to be reasonable and necessary and in
accordance with Policy EN4.

7.9.2

The applicant has stated the homes would be designed to maximise insulation and glazing
performance in order to limit the loss of energy through escaping heat in cold weather and
to reduce potential for overheating during warm weather. The Building Regulations optional
requirement of 110 l/h/d water efficiency standard would be met by a choice of efficient taps
and cisterns. The provision of car charging points can be secured by condition and therefore
it is considered the development would meet the requirements of policy SB1.

7.9.3

Health and safety concerns in relationship to the proximity of the development to the high
voltage pylon have been raised. Western Power have been consulted and not raised any
objection. The closest plot to the pylon would be plot 1 which is a comparable distance to
the closest property in Bowman Mews. However, as above it is noted that these pylons are
proposed to be rerouted as part of the development.

7.9.4

The 11kv wooden pylon would be diverted underground as part of the development. The
33KV metal pylon and associated cables to the Cherryholt Road substation opposite, are
understood to be on a wayleave which would cease upon Longhurst group purchasing the
land. Longhurst Group have advised they would work with Western Power to remove/divert
both pylons.

7.10

Developer Contributions

7.10.1 Local Plan policy ID1 requires all development proposals to demonstrate there is or meet
the essential infrastructure requirements arising from the development.
7.10.2 The following developer contributions have been requested which are considered to meet
the statutory tests and can be secured by a S106 legal agreement:
•
•

£50,974 towards education provision;
£20,460 towards health provision.

7.10.3 In addition, the development proposes 1,400m2 informal greenspace and 200m2 of
equipped play space as required by local plan policy OS1.
7.10.4 The flood plain compensation maintenance arrangements should be secured through a
S106 legal agreement as detailed above. The affordable housing scheme would also be
required to be secured as part of the S106 agreement.

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

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. It is accepted some
harm would arise from the proposed development, in relation to the loss of a greenfield site
in the centre of Stamford and less than substantial harm to the setting of St Leonard's Priory.
However, in this instance the public benefits of 31 affordable dwellings in a sustainable
location which is also policy compliant in terms of the requirements towards education,
health and open space contributions, additional employment during construction and
benefits from additional spend and use of local services is considered to outweigh that harm.

10.2

The access arrangements are considered acceptable and Lincolnshire County Council (as
Highway Authority) have not objected to the proposal. In terms of flood risk, the housing
would be focussed on the lowest risk parts of the site and suitable mitigation and
compensation has been provided. Again, there is no objection from the statutory consultees
including Lincolnshire County Council (as lead local flood authority), the Environment
Agency and Anglian Water regarding flood risk and the drainage proposals.

10.3

Recommendation

10.3.1 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.
10.3.2 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.
10.3.3 RECOMMENDATION: that the development is Approved subject to the following
conditions
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.
ii.
iii.
iv.
v.
vi.
vii.
viii.
ix.
x.
xi.
xii.
xiii.
xiv.
xv.
xvi.
xvii.
xviii.

Site location plan drawing no. 200062-IWM-XX-XX-DR-A-2000 P2
Proposed site layout drawing no. 200062-IWM-XX-XX-DR-A-2100 P4
Plots 1, 2, 5, 6, 12 and 13 plans and elevations drawing no. 200062-IWM-XXXX-DR-A-2205 P3
Plots 3 and 4 plans and elevations drawing no. 200062-IWM-XX-XX-DR-A2202 P3
Plot 7 plans and elevations drawing no. 200062-IWM-XX-XX-DR-A-2201 P3
Plots 8 and 9 plans and elevations drawing no. 200062-IWM-XX-XX-DR-A2204 P3
Plots 10, 11, 24, 25, 26 and 27 plans and elevations drawing no. 200062-IWMXX-XX-DR-A-2203 P3
Plots 14, 15, 16, 17, 18 and 19 plans and elevations drawing no. 200062-IWMXX-XX-DR-A-2208 P3
Plots 20, 21, 22, 23, 28 and 29 plans and elevations drawing no. 200062-IWMXX-XX-DR-A-2207 P3
Plots 30 and 31 plans and elevations drawing no. 200062-IWM-XX-XX-DR-A2206 P3
Landscape masterplan drawing no. (08) 001 REV J
Hard landscape plans drawing nos. N0567(90)001F and N0567(90)002F
Soft landscape plans drawing nos. N0567(96)001G and N0567(96)002G
Proposed flood plain compensation works drawing no. 6003 P7
Proposed flood plain culvert details drawing no. 6008 P1
Proposed foul station plan drawing no. 6009 P1
Drainage strategy drawing no. 6002 REV P5
Flood plain comparisons drawing nos. 6004 P6, 6005 P4, 6006 P4 and 6007
P3

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 approved is commenced, a scheme for biodiversity
mitigation and enhancement for that phase must have been submitted to and agreed
in writing by the local planning authority. The scheme shall be based upon the
recommendations of the following surveys submitted with this application:
- Ecological Impact Assessment ref: RSE_2134_01_V2 June 2019
The scheme shall include a plan identifying the location of any mitigation and
enhancement measures, along with a detailed schedule (and technical details as
relevant) for each of the measures proposed. The required biodiversity mitigation and
enhancement measures shall be completed in full, in accordance with the agreed
scheme, prior to the first occupation of any dwelling for that phase.
Reason: This condition is necessary in order to ensure that the proposal does not have
an unacceptable impact on biodiversity and protected species.

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 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

Prior to commencement of the permitted dwellings, flood plain compensation shall be
constructed on site in accordance with the following approved plans:
o
o
o
o
o
o
o

Drawing 200062-IW-XX-XX-DR-C-6002 Drainage Strategy Rev P4
Drawing 200062-IW-XX-XX-DR-C-6003 Flood Plain Compensation Works Rev
P6
Drawing 200062-IW-XX-XX-DR-C-6004 Flood Plain Comparison (1:100 year
event) Rev P5
Drawing 200062-IW-XX-XX-DR-C-6005 Flood Plain Comparison (1:100 year
20% event) Rev P3
Drawing 200062-IW-XX-XX-DR-C-6006 Flood Plain Comparison (1:100 year
40% event) Rev P3
Drawing 200062-IW-XX-XX-DR-C-6007 Flood Plain Comparison (1:1000 year
event) Rev P2
Drawing 200062-IW-XX-XX-DR-C-6008 Flood Plain Culvert Details Rev P1

Reason: To prevent increased risk of flooding on or off site.
8

Before the development hereby permitted is commenced, a scheme relating to the
survey of the land for contamination shall have been submitted to and approved in
writing by the Local Planning Authority. The scheme shall include:
i.

A desk top study documenting all the previous and existing land uses of the site
and adjacent land;

ii.

iii.

iv.

A site investigation report assessing the ground conditions of the site and
incorporating chemical and gas analysis identified as appropriate by the desk
top study; and
A detailed scheme for remedial works and measures to be undertaken to avoid
risk from contaminants and/or gases when the site is developed and proposals
for future maintenance and monitoring.
Shall include the nomination of a competent person to oversee the
implementation of the works.

Reason: Previous activities associated with this site may have caused, or had the
potential to cause, land contamination and to ensure that the proposed site
investigations and remediation will not cause pollution in the interests of the amenities
of the future residents and users of the development; and in accordance with Policies
EN2 and EN4 of the adopted South Kesteven Local Plan and national guidance
contained in the NPPF paragraphs 178 and 179.
9

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.
ii.
iii.
iv.

removal of earth,
storage of materials,
vehicular movements or
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
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:
o
o
o
o
o

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.
11

Before the works to provide the boundary treatments hereby permitted are
commenced, a plan indicating the heights, positions, design, materials and type of

boundary treatment to be erected shall have been submitted to and approved in writing
by the Local Planning Authority.
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.
Before the Development is Occupied
12

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

Landscape masterplan drawing no. (08) 001 REV J
Hard landscape plans drawing nos. N0567(90)001F and N0567(90)002F
Soft landscape plans drawing nos. N0567(96)001G and N0567(96)002G

Reason: Hard and soft landscaping make an important contribution to the appearance
and ecological networks of the development and its assimilation with its surroundings
and in accordance with Local Plan Policy DE1.
13

Before any part of the development hereby permitted is occupied, the works to provide
the boundary treatments shall have been completed in accordance with the approved
boundary treatment scheme.
Reason: To provide a satisfactory appearance to any boundary treatments and by
screening rear gardens from public view, in the interests of the privacy and amenity of
the occupants of the proposed and neighbouring dwellings and in accordance with
Policy DE1 of the adopted South Kesteven Local Plan.

14

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.
ii.
iii.

long term design objectives,
management responsibilities and
maintenance schedules for all landscape areas, other than privately owned,
domestic gardens.

Reason: Landscaping makes an important contribution to the appearance and
ecological networks of 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, the first floor
windows on the west elevations of plots 9, 10 and 14 shall have been installed with
obscure glazing and with no opening part being less than 1.7m above the floor level

immediately below the centre of the opening part. The obscure glazing must be
obscured to a minimum of Pilkington - Privacy Level 3 or an equivalent product. Once
installed, the window units shall thereafter be retained as such at all times.
Reason: To safeguard the privacy of the occupiers of the neighbouring/adjoining
properties.
16

The development permitted by this planning permission shall be carried out in
accordance with the approved Flood Risk Assessment (FRA) by Ingleton Wood, Job
No 200062 updated 03 December 2019 and the following mitigation measures detailed
within the FRA:
o

Finished floor levels of the proposed development will be set no lower than
21.99mAOD
o Flood plain compensation will be provided as set out in the approved plans
The mitigation measures shall be fully implemented prior to occupation and
subsequently in accordance with the timing / phasing arrangements embodied within
the scheme, or within any other period as may subsequently be agreed, in writing, by
the local planning authority.
Reason To reduce the risk of flooding to the proposed development and future
occupants and to prevent any increased risk of flooding to third parties.
17

Before any part of the development hereby permitted is occupied, the external
surfaces shall 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.

18

Before any part of the development hereby permitted is occupied, a verification report
confirming that remedial works have been completed shall have been submitted to
and approved in writing by the Local Planning Authority. The report shall have been
submitted by the nominated competent person approved, as required by condition
above. The report shall include:
i.

ii.
iii.
iv.

A complete record of remediation activities, and data collected as identified in
the remediation scheme, to support compliance with agreed remediation
objectives;
As built drawings of the implemented scheme;
Photographs of the remediation works in progress; and
Certificates demonstrating that imported and/or material left in situ is free from
contamination.

The scheme of remediation shall thereafter be maintained in accordance with the
approved scheme.

Reason: Previous activities associated with this site may have caused, or had the
potential to cause, land contamination and to ensure that the proposed site
investigations and remediation will not cause pollution in the interests of the amenities
of the future residents and users of the development; and in accordance with Policies
EN2 and EN4 of the adopted South Kesteven Local Plan and national guidance
contained in the NPPF paragraphs 178 and 179.
19

The development hereby permitted shall not be occupied before a 2 metre wide
footway with dropped tactile crossing point to Skells Court junction, to connect the
development to the existing footway network, has been provided in accordance with
details that shall first
have been submitted to, and approved in writing by, the Local Planning Authority. The
works shall also include appropriate arrangements for the management of surface
water run-off from the highway.
Reason: To ensure the provision of safe and adequate pedestrian access to the
permitted development, without increasing flood risk to the highway and adjacent land
and property.

Ongoing Conditions
20

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.

21

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 makes an important contribution to the appearance and
ecological networks of the development and its assimilation with its surroundings and
in accordance with Local Plan Policy DE1.

Standard Note(s) to Applicant:
1

In reaching the decision the Council has worked with the applicant in a positive and
proactive manner by determining the application without undue delay. As such it is
considered that the decision is in accordance with paras 38 of the National Planning
Policy Framework.

2

The highway improvement works referred to in condition xx are required to be carried
out by means of a legal agreement between the landowner and the County Council,
as the Local Highway Authority.

3

The permitted development requires the formation of a new vehicular access. These
works will require approval from the Highway Authority in accordance with Section 184
of the Highways Act. The works should be constructed in accordance with the
Authority's specification that is current at the time of construction. Relocation of
existing apparatus, underground services or street furniture will be the responsibility
of the applicant, prior to application. For approval and specification details, please
contact vehiclecrossings@lincolnshire.gov.uk

4

All roads within the development hereby permitted must be constructed to an
engineering standard equivalent to that of adoptable highways. Those roads that are
to be put forward for adoption as public highways must be constructed in accordance
with the Lincolnshire County Council Development Road Specification that is current
at the time of construction and the developer will be required to enter into a legal
agreement with the Highway Authority under Section 38 of the Highways Act 1980.
Those roads that are not to be voluntarily put forward for adoption as public highways,
may be subject to action by the Highway Authority under Section 219 (the Advance
Payments code) of the Highways Act 1980.

5

Please contact the Lincolnshire County Council Streetworks and Permitting Team on
01522 782070 to discuss any proposed statutory utility connections and any other
works which will be required within the public highway in association with the
development permitted under this Consent. This will enable Lincolnshire County
Council to assist in the coordination and timings of these works.

6

Notification of intention to connect to the public sewer under S106 of the Water
Industry Act Approval and consent will be required by Anglian Water, under the Water
Industry Act 1991. Contact Development Services Team 0345 606 6087.

7

Protection of existing assets - A public sewer is shown on record plans within the land
identified for the proposed development. It appears that development proposals will
affect existing public sewers. It is recommended that the applicant contacts Anglian
Water Development Services Team for further advice on this matter. Building over
existing public sewers will not be permitted (without agreement) from Anglian Water.

8

Building near to a public sewer - No building will be permitted within the statutory
easement width of 3 metres from the pipeline without agreement from Anglian Water.
Please contact Development Services Team on 0345 606 6087.

9

The developer should note that the site drainage details submitted have not been
approved for the purposes of adoption. If the developer wishes to have the sewers
included in a sewer adoption agreement with Anglian Water (under Sections 104 of
the Water Industry Act 1991), they should contact our Development Services Team
on 0345 606 6087 at the earliest opportunity. Sewers intended for adoption should be
designed and constructed in accordance with Sewers for Adoption guide for
developers, as supplemented by Anglian Water's requirements.

10

Under the Environmental Permitting (England and Wales) Regulations 2016,
permission must be obtained from the Environment Agency for any proposed activities
which will take place:
o
o
o
o

in, over, under or within 8 metres of a main river (16 metres if tidal)
on or within 8 metres of a flood defence structure or culvert (16 metres if tidal)
on or within 16 metres of a sea defence
within 16 metres of any main river, flood defence (including a remote defence) or
culvert for quarrying or excavation
o in a flood plain more than 8 metres from the river bank, culvert or flood defence
structure (16 metres if tidal) if planning permission has not already been granted
for the works
For further guidance and advice the applicant should visit our website:
https://www.gov.uk/guidance/flood-risk-activities-environmental-permits or contact our local
Partnership and Strategic Overview team In Kettering by email at PSOWN@environmentagency.gov.uk. The team will be able to advise if an environmental permit or exemption
registration is required and the fee applicable. The applicant should not assume that such
a permit will automatically be forthcoming once planning permission has been granted, and
we would advise them to consult with us at the earliest opportunity.

Site Location Plan

Proposed Site Plan

Plots 1, 2, 5, 6, 12 and 13

Plot 7

Plots 10, 11, 24, 25, 26, 27

Plots 3 and 4

Plots 14, 15, 16, 17, 18 and 19

Plots 8 and 9

Plots 20, 21, 22, 23, 28 and 29

Plots 30 and 31

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

