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S18/2146 Land Off Millfield Road, Market Deeping, PE6 8AD 
 

  



 

 
 

1 Description of Site 
 

1.1 The site is a flat and roughly rectangular tract of agricultural land located on the western 

edge of Market Deeping, sandwiched between the edge of the built-up area and the A15 

Deepings by-pass. The site is 11.63ha in area. 

 

1.2 The site is bounded to the east by Millfield Road, which is a leafy and fairly narrow lane 

serving a number of large properties set well back from the road. The site is bounded to the 

south and west by a landscaped bund with the A15 dual carriageway and the B1525, and 

the roundabout where the two roads intersect. To the north the site faces open countryside. 

 

1.3 A public footpath runs east-west across the centre of the site. 

 

2 Description of Proposal 
 

2.1 This application seeks outline planning permission for a residential development of up to 

260 dwellings and associated open space and infrastructure. 

 

2.2 The matter of access is included for consideration. Detailed matters of layout, scale, 

appearance and landscaping are not included for consideration and would be the subject of 

future reserved matters applications.  

 

2.3 Vehicular access is proposed from a single access point at the south end of Millfield Road 

whilst pedestrian accesses would be provided at the points where the public footpath 

currently intersects the site. 

 

2.4 The illustrative site layout plan submitted with the application shows a large central area of 

open space including a play area and the public footpath running through it, together with 

smaller open spaces and play area towards southern ends of the site. A landscaped buffer 

or green corridor, with new footpaths running through it, is shown along the eastern and 

southern boundaries. The developable area of the site is shown indicatively as a series of 

perimeter blocks and cul-de-sacs. 

 

3 Relevant History 
 

3.1 The owners of the site, Lincolnshire County Council, promoted the site as a potential 

residential allocation as part of the Local Plan site allocations process. The site was initially 

included as a draft allocation in early stages (regulation 18) of consultation, during 

preparation of the Local Plan.  

 

3.2 However, it was not included in the pre-submission stage (regulation 19) due to an 

application having been made by the local community to designate the site as a “village 

green”, which cast doubt on deliverability of the site. The village green application was made 

on the grounds that the land had been used for recreational purposes for many years. 

3.3 Village green legislation is separate from planning legislation. The granting of village green 

status makes any development of the designated land illegal, regardless of the granting of 



 

 
 

any planning permission under the planning acts. The village green application was refused 

in July 2019. 

 

3.4 Despite representations made by the owners to the Examination in Public of the Local Plan 

in 2019, the Examining Inspector only looked at the proposed allocations within the 

resubmission Local Plan at the time, he did not consider any external sites during the 

examination process. The Local Plan was adopted in January 2020 on that basis. 

 

3.5 The Deepings Neighbourhood Plans Group have since sought to protect the land through 

the planning system, by proposing the land as a “Local Green Space” in the submission (reg 

16) version of the Draft Deepings Neighbourhood Plan. This would potentially prevent 

development of the land. However, the policy currently has little weight as the draft plan is 

currently being examined and there are unresolved objections to the proposed policy. 

 

4 Policy Considerations 
 

4.1 SKDC Local Plan 2011 - 2036 

Policy SP1 – Spatial Strategy 

Policy SP2 – Settlement Hierarchy 

Policy SP4 – Development on the Edge of Settlements 

Policy H2 – Affordable Housing Contributions 

Policy H4 – Meeting all Housing Needs 

Policy EN1 – Landscape Character 

Policy EN2 – Protecting Biodiversity and Geodiversity 

Policy EN4 – Pollution Control 

Policy EN5 – Water Environment and Flood Risk Management 

Policy ID2 – Transport and Strategic Transport Infrastructure 

Policy DE1 – Promoting Good Quality Design 

 

4.2 National Planning Policy Framework (NPPF) 

Section 5 – Delivering a sufficient supply of homes 

Section 8 – Promoting healthy and safe communities 

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  

 

4.3 The Draft Deepings Neighbourhood Development Plan  

Whilst the Neighbourhood Plan is yet to be examined (delayed by Covid19) it is a material 

consideration that has limited weight at this stage. 

 

5 Representations Received 
 

5.1 Market Deeping Town Council 

Object on the grounds that the site is not allocated in the local plan, the Draft Deepings 

Neighbourhood Plan designates the site as a local green space, users of the public footpath 



 

 
 

will no longer experience it as being in open countryside, and concerns about the impact of 

traffic accessing the site from the northern section of Millfield Road.  

 

5.2 West Deeping Parish Council 

Concerns about sewerage capacity and the highway impact on Millfield Road and the 

junction with A1175.  

 

5.3 Peterborough City Council 

Initial concerns relating to traffic capacity. No objection following submission of additional 

information. 

 

5.4 Environment Agency 

No comments to make. 

 

5.5 Anglian Water 

Deepings waste water recycling centre has sufficient capacity to accommodate the 

development. Request a condition requiring foul water strategy and phasing plan. 

 

5.6 Welland and Deepings IDB 

Would like to see surface water drainage by way of SuDS, and note requirement for 

technical approval from IDB (outside of the planning system) for discharge into their 

watercourses. 

 

5.7 LCC Highways/SuDS 

No objection subject to conditions requiring scheme to upgrade the Millfield Lane/Stamford 

Road junction, implementation of the travel plan and a detailed surface water drainage 

scheme. 

 

5.8 LCC Minerals 

No mineral safeguarding objections 

 

5.9 LCC Footpaths 

It is expected that there will be no encroachment, either permanent or temporary, onto the 

right of way as a result of the development.  General advice about surfacing, procedures for 

upgrades to cycleway etc. 

 

5.10 LCC Education 

Request a section 106 contribution of £1,212,682 towards local educational facilities. 

 

5.11 SKDC Environmental Protection 

Some concerns raised that some dwellings in the NW part of site may be exposed to 

unacceptable noise 

 

5.12 Heritage Lincolnshire 

The site is within an area of archaeological importance. Request condition requiring 

programme of archaeological works 

 

 



 

 
 

5.13 Natural England 

No comment to make. Refer to their standing advice 

 

5.14 NHS 

Unable to respond to planning applications in relation to S106 until further notice due to 

Covid 

 

5.15 SKDC Consultant Arboriculturalist 

Requests tree survey condition. Notes that some of the trees adjacent to the site may fit the 

criteria for a TPO 

 

5.16 SKDC Affordable Housing Officer 

30% affordable housing to meet local needs should be provided on site 

 

5.17 Lincs Fire and Rescue 

An (unspecified) number of fire hydrants to be provided on 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 194 letters of representation have been received, of which 182 

are objections, 2 in support and 10 with comments. 

 

6.2 The objections received raise the following points:  

• Contrary to the Local Plan 

• Contrary to the Deepings Neighbourhood Plan 

• Opposed by local community, Town council and Neighbourhood Plan Group 

• Inadequate community consultation by applicant 

• No need for more houses 

• Not enough employment in the Deepings – will become a commuter town 

• New housing should be on the eastern side of the Deepings 

• Brownfield land should be used first 

• Unsustainable site, not near local services 

• Strain on infrastructure – schools, doctors, roads, sewers etc 

• Loss of open green space – well used for recreational purposes, only remaining green 
space on west side of town 

• Loss of agricultural land 

• Should be retained for community/recreational use 

• Loss of or damage to trees 

• Impact on wildlife 

• Highways and traffic impact 

• A village green application has been made 

• Increased flood risk 

• Would adversely affect rural character of area 



 

 
 

• Impact on residential amenity – noise, light, dominance etc 

• Potential increase in crime 

• The site is within a mineral safeguarding area 

• Inaccuracies in the submitted documents 

• Loss of view over open countryside 

• Historic use of land not considered 

• Would compromise proposed Deepings Green Walk 

• Concern over the timing of the application (in relation to village green application) 
 

7 Evaluation 
 

7.1 Principle of Development 

 

7.1.1 Planning law states that planning decisions must be made in accordance with the 

development plan unless there are material considerations with indicate otherwise (section 

70(2) TCPA 1990 & section 38(6) of the PCPA 2004). 

 

7.1.2 The South Kesteven Local Plan, forms part of the development plan and was adopted by 

SKDC in January 2020. It is recently adopted and therefore has full weight in decision 

making. 

 

7.1.3 The Draft Deepings Neighbourhood Plan will also form part of the Development Plan once 

it has been through examination and a referendum. The draft plan has recently been through 

the regulation 16 public consultation. However, as it currently stands it has yet to be 

examined and therefore only limited weight can currently be attributed to the policies in that 

draft plan. 

 

7.1.4 The National Planning Policy Framework (NPPF) and the associated National Planning 

Policy Guidance (NPPG) are very important material considerations that carry great weight 

and also contain policies and advice and guidance to the decision maker. 

 

7.1.5 Local Plan policy SD1 (Principles of Sustainable Development) sets out the broad principles 

for achieving sustainable development in South Kesteven. The policy requires consideration 

of a number of issues including the impact of development on climate change, avoiding flood 

risk, encouraging the use of previously developed land and meeting current and future 

housing demand.  

 

7.1.6 Policy SP1 (Spatial Strategy) sets out the spatial strategy for the district and advises that 

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

settlement hierarchy in policy SP2.  
 

7.1.7 Policy SP2 (Settlement Hierarchy) states that development which maintains and supports 

the role of the three market towns of Stamford, Bourne and the Deepings, will be allowed, 

provided that it does not compromise their nature and character, and that priority will be 

given to the delivery of sustainable sites within the built up part of the town and appropriate 

edge of settlement extensions (allocations or those complying with policy SP4). 

 



 

 
 

7.1.8 Policy SP4 (Development on the Edge of Settlements) applies to development proposals 

on the edge of all settlements in the district, including the towns mentioned in policy SP2, 

subject to meeting the following essential criteria. The proposal must: 

 

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. 

 

7.1.9 Policy DNP14 of the Draft Deepings Neighbourhood Plan designates the site as a “Local 

Green Space”. Policy DNP3 requires an appropriate mix of homes. 

 

7.1.10 Para 48 of the NPPF states Local planning authorities may give weight to relevant policies 

in emerging plans according to: 

 

a) the stage of preparation of the emerging plan (the more advanced its preparation, 

the greater the weight that may be given); 

b) the extent to which there are unresolved objections to relevant policies (the less 

significant the unresolved objections, the greater the weight that may be given); and 

c) the degree of consistency of the relevant policies in the emerging plan to this 

Framework (the closer the policies in the emerging plan to the policies in the 

Framework, the greater the weight that may be given)22. 

 

7.1.11 Taking para 48 of the NPPF into account, very limited weight can currently be attributed to 

this designation of the site as a local green space in the neighbourhood plan as it is the 



 

 
 

subject of a number of unresolved objections following the regulation 16 consultation and 

the plan has not yet been through examination. 

 

7.1.12 The site is on the western edge of Market Deeping, in a reasonably sustainable location 

within walking, cycling distance from local services and with the potential for good public 

transport links. Notwithstanding the above, it is beyond the existing built up area and not 

allocated or proposed to be developed as an affordable housing exception site, and 

therefore falls to be assessed under Local Plan policy SP4, criteria a. - f.  

 

7.1.13 The applicant has submitted a “Statement of Community Involvement” which includes the 

details and results of a public consultation exercise. The consultation appears to have been 

carried out in a reasonably appropriate, thorough and proportionate manner. 

 

7.1.14 However, the results clearly do not demonstrate substantial support for the development 

from the local community. The results indicate an overwhelming opposition by respondents 

to the principle of developing this site, with a strong desire to see it retained as open land 

or used for community purposes. 90% of respondents stated that they could see no benefits 

to the development and 3% stated that there would be no negative effects of the 

development. The statement concedes that concerns relating to the principle of 

development cannot be addressed in a planning application and concludes: 

 

“The community information event has helped the project team to have a better 

understanding of the site and the local issues that potentially impact upon the 

proposed development. Where possible, changes have been made to the 

development proposals to take account of the views of residents, although ultimately 

concerns relating to the principle of development cannot be addressed if the 

development proposals are to move forward through an outline planning application. 

The statement, together with the accompanying Design and Access Statement, has 

explained how the development proposals, including indicative masterplan and 

supporting technical reports, have responded to feedback. This ensures the 

development proposals, and the scope of the planning application, have taken account 

of the views of local residents and other interested parties”. 

 

7.1.15 In addition to the results of the applicant’s community consultation exercise, a significant 

number of objections have been received as part of the statutory publicity for the planning 

application, including objections from market Deeping Town Council and the Deepings 

neighbourhood Plan Group. As such, the application is clearly contrary to criteria a. of Local 

Plan Policy SP4. 

 

7.1.16 Criterion e. of Local Plan Policy SP4 requires housing development on the edge of 

settlements to meet a proven local need for housing and seeks to address a specific 

targeted need for local market housing. It has already been established in policy SP2 that 

the Deepings requires development to help support its role as a market town and enable it 

to continue to function as one.  Therefore criterion e. of Policy SP4 is satisfied. 

 

7.1.17 The other relevant criteria of Policy SP4 - b, c, d and f relate to the design, scale and 

relationship with the existing settlement and its context. The proposal is in accordance with 

these criteria. The impacts are discussed in greater detail in other sections of this report. 



 

 
 

 

7.1.18 Taking the above into account, the principle of development for this proposal is clearly 

contrary to criterion a. of Local Plan Policy SP4 - Development on the Edge of Settlements 

 

7.2 Impact on the Character of the Area 

 

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

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

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

should reinforce local identity and not have an adverse impact on the 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 wider 

landscape context.  

 

7.2.2 Policy DNP1 of the Draft Deepings Neighbourhood Plan, read together with Policies DNP2 

and DNP9 includes a number of specific design requirements for new development, 

including using best practice in design and in the case of larger developments, the need for 

a comprehensive masterplan. Policy DNP10 requires developments at key gateways into 

the town, including Stamford Road, to create a strong and visually attractive gateway and 

avoid hard edges to the countryside. Policy DNP12 seeks to ensure that development 

preserves or enhances green infrastructure including the proposed “Deepings Green Walk” 

walking/cycle route which would encircle the Deepings. The Green Walk would run north – 

south through this site through. Currently only limited weight can be attributed to these 

policies as the Draft Deepings Neighbourhood Plan has yet to be examined and there are 

unresolved objections to some of them. 

 

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

New development should function well and add to the overall quality of the area, be visually 

attractive and sympathetic to local character, establish or maintain a strong sense of place, 

optimise the potential of the site and create safe, inclusive and accessible places. 

 

7.2.4 Any development of agricultural land on the edge of a settlement will inevitably change the 

character of the area from open countryside to urban or suburban, and will therefore have 

a significant impact.  Although the proposal would extend the town beyond the existing 

built up area, the site is sandwiched between the existing edge of settlement and the A15 

Deepings bypass and well screened by wooded bunding along the southern and western 

boundaries, as well as mature trees and hedgerows along part of Millfield Road, and 

therefore not easily visible from the wider surrounding countryside, so development would 

not appear as a prominent or incongruous encroachment into open countryside. The 

density (at approximately 29 dph), is low and similar to existing nearby development which 

is appropriate for this semi-rural edge of town context.  

 

7.2.5 Detailed matters of layout, scale, appearance and landscaping are not included for 

consideration in this application and would be dealt with by future reserved matters 

applications, so the key consideration is whether this site is capable in principle of 

accommodating a suitably designed development which would be in keeping with its 

context. The indicative site layout plan and design and access statement submitted with 



 

 
 

the application show how the site could be potentially developed in accordance with the 

principles of good design (as set out in local and national policy and best practice), whilst 

maintaining and enhancing the rural “edge of town” character of the area. 

 

7.2.6 To some extent the access to the site from Stamford Road via a short stretch of Millfield 

Road would inevitably result in a change of character to this area, but with suitable 

landscaping and tree planting, the semi-rural gateway character could be maintained and 

enhanced. The existing rural “country lane” character of the rest of Millfield Road is 

capable of being retained and enhanced through retention of existing trees and 

hedgerows and creation of a green corridor adjacent to it, which could incorporate the 

Deepings Green Walk. Furthermore, the centre of the site, through which the existing 

footpath passes, together with the northern and southern edges could function as green 

corridors and landscaped open spaces. 

Taking the above into account, the proposal in this respect is acceptable and capable of 

accommodating a suitable layout, design and landscaping that would be in keeping with the 

form and character of the area in accordance with Local Plan Policies EN1, DE1, DNP 

policies DNP1, DNP2, DNP3. DNP9, DNP10 and DNP12 and NPPF section 12. 

 

7.3 Impact on Residential Amenity 

 

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

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

Paragraph 127 of the NPPF states that developments should create places that are safe, 

inclusive and accessible and which promote health and well-being, with a high standard of 

amenity for existing and future users; and where crime and disorder, and the fear of crime, 

do not undermine the quality of life or community cohesion and resilience. 

 

7.3.2 The concerns of neighbours are noted. However, the plan is for illustrative purposes only 

and the detailed layout, scale and appearance would be determined at reserved matters 

stage where detailed issues of neighbours' amenities would be assessed. It is considered 

that the site is sufficiently large to accommodate up to 260 appropriately designed and sited 

dwellings, achieving adequate separation distances without compromising the residential 

amenities of future occupiers or occupiers of neighbouring dwellings. 

 

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

consultation, but this is not in itself a material planning consideration. 

 

7.3.4 Taking the above into account, in this respect, the proposal is acceptable and in accordance 

with Local Plan Policy DE1 and the NPPF (section 12). 
 

7.4 Highways Issues 

 

7.4.1 Local Plan Policy IDT2 seeks to ensure that developments are located to maximise the use 

of sustainable modes of transport, that they minimise or mitigate impact on highway safety 

and ensure accessibility to all. 

 

7.4.2 Draft Deepings Neighbourhood Plan policy DNP16 seeks to ensure that new development 

is sustainable through maximising new connections, including incorporation into the 



 

 
 

Deepings Green Walk, and opportunities to use public transport. Currently only limited 

weight can be attributed to this policy as the Draft Deepings Neighbourhood Plan has yet to 

be examined and there are unresolved objections. 

 

7.4.3 The NPPF states that in assessing such developments consideration needs to be given to 

promoting sustainable transport; providing safe and suitable access to the site for all users; 

and ensuring 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. 

Furthermore, development should only be prevented or refused on highways grounds if 

there would be an unacceptable impact on highway safety, or the residual cumulative 

impacts on the road network would be severe.  

 

7.4.4 The matter of access has been included for consideration. The vehicular access would be 

via a single point of access on Millfield Road which would necessitate improvements to a 

short section of Millfield Road and the junction with Stamford Road. 

 

7.4.5 All developments that generate significant amounts of movement are required to be 

supported by a Transport Statement or Transport Assessment so that the likely impacts of 

the proposal can be assessed. A Transport Assessment and a Travel Plan have been 

submitted for consideration. The Transport Assessment concludes that, the site can be 

appropriately accessed, there are no significant highway impacts and that the site is located 

in a sustainable location, with access to a variety of key facilities and services via 

sustainable modes of transport such as walking, cycling and public transport.  

 

7.4.6 The Transport Assessment has demonstrated that the traffic associated with the 

development proposals can be accommodated on surrounding highway network without 

having a severe impact in accordance with the NPPF. The site is considered accessible by 

foot and cycle from the surrounding residential areas and can be connected to and 

incorporate the Deepings Green Walk. The is also good access to public transport to access 

other settlements. 

 

7.4.7 LCC Highways has confirmed that they have no objection subject to conditions requiring the 

improvements to the access at Millfield Road and Stamford Road and implementation of the 

travel plan. Peterborough City Council initially raised some concerns about the impact on 

highways within their jurisdiction, but do not object, following submission of additional 

information. 

 

7.4.8 Taking the above into account, there would be no adverse impact on highway safety and 

the impacts on traffic capacity would not be severe, and in this respect, the proposal is 

acceptable in accordance with Local Plan Policy IDT2, Draft Deepings Neighbourhood Plan 

policy DNP16, and the NPPF (section 9). 

 

7.5 Flood Risk and Drainage 

 

7.5.1 Local Plan policy EN5 together with The NPPF (Section 14) seek to direct residential 

development to areas with the least probability of flooding and implementation of SuDS 

drainage where possible to minimise surface water runoff.  

 



 

 
 

7.5.2 The site is in Environment Agency flood zone 1 and therefore not in a high flood risk zone. 

The submitted flood risk assessment recommends the use of SuDS where necessary to 

ensure flood risk is minimised both on and off site. The Local Lead Flood Authority (LCC) 

raises no objections subject to conditions requiring full details of the drainage system and 

measures to ensure that the system is implemented and that appropriate provisions are 

made for future maintenance. 

 

7.5.3 Anglian Water have advised that the Deeping Waste Water Recycling Centre will have 

available capacity. They do not object and recommend a condition requiring a foul water 

drainage strategy to ensure that the development does not put undue stress on the existing 

system and that additional capacity can be provided when it is needed. 

 

7.5.4 In this respect the proposal is acceptable in accordance with the NPPF Section 14: Meeting 

the challenge of climate change, flooding and coastal change) and Local Plan policy EN5. 

 

7.6 Ecology and Biodiversity 

 

7.6.1 Local Plan Policy EN2 as well as NPPF (Section 15) seek to ensure the conservation and 

enhancement of ecological networks and deliver a net gain in biodiversity for all 

development proposals.  

 

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

which includes recommendations that would safeguard the existing ecological interest 

features within the site and opportunities for biodiversity net gain. These recommendations 

could be secured by condition. 

  

7.6.3 In this respect the proposal is acceptable and in accordance with Local Plan policy EN2 and 

the NPPF Section 15 EN1. 

 

7.7 Other Issues 

 

7.7.1 Footpaths: There would be no adverse impact on the public footpath which runs east west 

across the site which would remain on its current course and would be incorporated into the 

development. The proposed Deepings Green Walk could also be incorporated into the 

layout. 

 

7.7.2 Noise: Some concern has been raised by SKDC Environmental Protection that dwellings on 

the far northern part of the site shown on the indicative layout plan could be adversely 

affected by noise from the A15 without suitable mitigation. They have stated that non 

opening windows proposed in the submitted noise assessment may not be acceptable in 

terms of living standards. Notwithstanding the above, the submitted layout is for illustrative 

purposes only and it is considered that a suitable layout could be designed to overcome this 

issue at reserved matters stage. Any such layout could include further bunding along the 

northern boundary together with an additional detailed noise assessment to demonstrate 

compliance with acceptable noise standards. Officers consider that refusal on the basis of 

noise would be difficult to defend at appeal and that the proposal is acceptable in this 

respect.  

 



 

 
 

7.7.3 Air Quality: No objection has been raised by SKDC Environmental Protection in this respect 

 

7.7.4 Trees: It is noted that some of the trees along Millfield Road may be suitable for a tree 

preservation order and that conditions for adequate tree protection would be needed. An 

appropriately designed layout would allow for retention of most or all of the mature trees 

within the site. 

 

7.7.5 Heritage and Archaeology: An appropriate scheme of archaeological investigation could be 

secured by condition to ensure any archaeological evidence could be recorded. The site is 

not close enough to any designated or undesignated heritage assets to have any impact on 

their settings. The previous occasional uses of the site for the annual Deepings Show and 

other events are noted. However, the site is not considered to have any particular historic 

significance that warrants further consideration. 

 

7.7.6 Affordable Housing: The proposal would be expected to provide 30% affordable housing on 

site to provide for local needs in accordance with Local Plan Policy H3. The applicant has 

not proposed a lower % and therefore the proposal is acceptable in this respect. The 

affordable housing could be secured through a Section 106 agreement. 

 

7.8 Developer Contributions 

 

7.8.1 In the event that this application was deemed acceptable in all other respects the proposal 

would necessitate various obligations and financial contributions via a section 106 

agreement.  

 

• Education - £1,212,682 towards local educational facilities. 

• NHS – to be confirmed. No response from NHS due to Covid  

• Open Space/Ecology - 12480 m2 of informal/natural green space to be provided on site 
together with arrangements for future maintenance 

• Children’s Play equipment – 1872 m2 to be provided on site  

• Affordable Housing - 30% to be provided on site to meet local needs 

 

7.8.2 In the event that this application was deemed acceptable in all other respects, these 

contributions would ensure that local infrastructure is suitably upgraded to cope with the 

additional population. It is considered that these requirements would be compliant with the 

statutory tests of the CIL regulations as well as Local Policy H3 and ID1, the South Kesteven 

Planning Obligations SPD and the NPPF. 

 

7.9 Crime and Disorder 

 

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

implications. 

 

 

 

 

 



 

 
 

8 Human Rights Implications 
 

8.1 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. It is 

considered that no relevant Article of that act will be breached. 

 

9 Conclusion 
 

9.1 The site is in a sustainable location and capable of being developed with the quantum of 

development proposed to a high standard of design which would be in keeping with its 

context. The proposal would not have unacceptable amenity, highway, flood risk or other 

environmental impacts. 

 

9.2 However, the submitted Statement of Community Involvement, together with the feedback 

from the public, Town Council and Neighbourhood Plan Group during consultation on the 

application has very clearly demonstrated that the proposal does not have substantial 

community support. It is therefore contrary to Local Plan Policy SP4.  

 

9.3 There are no overriding material considerations that outweigh this fundamental conflict with 

the Development Plan. The proposal is therefore unacceptable and recommended for 

refusal. 

 

9.4 RECOMMENDATION: that the development is Refused 

 

1) The submitted Statement of Community Involvement, together with the feedback from 
the public, Town Council and Neighbourhood Plan Group during consultation on the 
application has very clearly demonstrated that the proposal does not have substantial 
community support. It is therefore contrary to Local Plan Policy SP4. There are no 
overriding material considerations that outweigh this fundamental conflict with the 
Development Plan. 

 

  



 

 
 

Site Location Plan 

 

 

Site in Wider Context 

 



 

 
 

Indicative Masterplan 

 

 

 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 

 

 

 

 

 

 


