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S19/2134 Land Off Beaufort Drive, Bourne

1

Description of Site

1.1

The site is a roughly rectangular piece of flat agricultural land, located on the northwestern edge of the market town of Bourne. The site is currently agricultural land and is
approximately 1.18ha in area. The site is accessed via Beaufort Drive a residential road
which connects to North Road (A15).

1.2

The site is bounded to the east by low density residential estates built in the 1980s and
90s. To the north, south and west the site faces open countryside with Bourne Woods
further to the west and existing residential development further to the south.

2

Description of Proposal

2.1

This is a full application for an 80 bed care home (use class C2) and 22 retirement
apartments including vehicular and pedestrian access, parking, infrastructure and
associated works.

2.2

A separate, but related, hybrid application – S19/2111 -110 x affordable dwellings with
associated open space and infrastructure and 3 x self-build plots has also been submitted
and is also due for consideration on this agenda. That site adjoins the current application
site and should be seen as essentially an additional component in the wider development.

2.3

Vehicular access to the site as a whole is proposed from a single access point on the west
boundary from Beaufort Drive Road.

2.4

The layout is essentially two separate blocks of similar vernacular inspired design/scale.
The buildings vary between 2 and 2 and a half storey with dormer windows.

3

Relevant History

3.1

The site was promoted 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 significant
local opposition raised through the consultation.

3.3

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.

3.4

The Local Plan has allocated a single site elsewhere within Bourne at Manning Road
(Policy BRN1 – H1). It is intended that any additional sites for housing development in
Bourne for a minimum of 100 dwellings will be allocated in the emerging Bourne
Neighbourhood Plan which is currently in the early stage of preparation and as such
carries little weight.

3.5

S19/2111 -110 x affordable dwellings with associated open space and infrastructure and 3
x self-build plots - Awaiting determination

4

Policy Considerations

4.1.1

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

4.1.2

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

4.2

The Draft Bourne Neighbourhood Development Plan
The Neighbourhood Plan is at an early stage of preparation and as such has limited weight
at this stage.

5

Representations Received

5.1
5.1.1

Bourne Town Council
Object on the grounds of sustainability, need, traffic/highway safety, contrary to local plan

5.2
5.2.1

Bourne neighbourhood Plan Group
As above

5.3
5.3.1

Environment Agency
No comments to make.

5.4
5.4.1

Anglian Water
Bourne waste water recycling centre has sufficient capacity to accommodate the
development. Request surface water drainage details condition.

5.5
5.5.1

Black Sluice IDB
Advise relevant licenses will be required if work to the culverts are required in the
extended area

5.6
5.6.1

LCC Highways/SuDS
No objection in principle but further information requested on drainage, swept path
analysis, and improved connectivity

5.7
5.7.1

LCC Education
No comments to make

5.8
5.8.1

LCC Adult Care
Concerns raise about the suitability of the location and need

5.9
5.9.1

Heritage Lincolnshire
Recommend developer submit an archaeological evaluation including trail trenching to
enable potential mitigation measures to be considered.

5.10
Natural England
5.10.1 No comment to make. Refer to their standing advice
5.11
Bourne Civic Society
5.11.1 Object on the grounds of design, highways, amenity and sustainability
5.12
Lincs Fire and Rescue
5.12.1 1 x fire hydrant required

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 425 letters of representation have been received from local
residents, including a petition containing over a hundred signatures. 402 were objections
with 5 in support with a further 18 making general comments.

6.2

The points raised through the objections can be summarised as follows:
− Proposal conflicts with the Local Plan Policies and the draft Neighbourhood Plan
− Consider the proposal to be a totally ill-conceived scheme
− The applicants carried out a poor consultation exercise and the application was
submitted over the Christmas period
− The proposal would have a poor impact on the surrounding landscape and
biodiversity
− Proposal would have an adverse effect on traffic leading to congestion and
increased accidents
− There is no need for the proposal at this location

− Existing local surgeries and community facilities will not cope with the additional
residents
− Site is unsuitable for this form development and design
− Scale of traffic will cause congestion in the surrounding road network to the
detriment of the locality
− Developers have not listened to local residents, it would adversely affect their lives
6.3

Councillor Anna Kelly, on behalf of her constituents, objects on the following grounds;
-

Proposals have been badly thought through

-

It conflicts with Local Plan Policy SP4

-

It does not represent an inclusive development

-

Highway problems would be exacerbated

-

The developers did not liaise effectively with Town Council

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 Bourne Neighbourhood Plan will also form part of the Development Plan once it has
been through consultation, examination and a referendum. The Neighbourhood Plan is at
an early stage of preparation and as such does not carry any weight at this stage for
decision making purposes.

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.

b.
c.
d.
e.
f.

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;
be well designed and appropriate in size / scale, layout and character to the setting
and area;
be adjacent to the existing pattern of development for the area, or adjacent to
developed site allocations as identified in the development plan;
not extend obtrusively into the open countryside and be appropriate to the
landscape, environmental and heritage characteristics of the area;
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
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.
h.

i.
j.

is justified by evidence of local need and affordability, from an appropriate local
housing needs survey; and
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
the occupation of the dwellings will be secured in perpetuity to meet local need; and
that no other more suitable site(s) is available within the settlement.

On Rural Exception sites the Council may consider market housing provision alongside
affordable housing as a means of cross-subsidising the essential affordable housing
provision. In such cases the total number of market dwellings must not exceed the number
of affordable homes needed and should be supported by the submission of a robust
viability assessment which demonstrates that the scheme only promotes the minimum

number of market houses required to make the scheme viable (viability assessment will be
independently verified and the applicant will be expected to meet the cost of this
assessment)
* the term ‘demonstration of clear local community support’ means that at the point of
submitting a planning application to the local planning authority, there should be clear
evidence of local community support for the scheme, with such support generated via a
thorough, but proportionate, pre-application consultation exercise, where demonstratable
evidence of local community support or objection cannot be determined, then there will be
a requirement for support from the applicable Parish or Town Council or Neighbourhood
Plan Group. If an application is in doubt as to what would constitute a ‘thorough but
proportionate’, preapplication consultation exercise, then the applicant should contact the
applicable local planning authority.
7.1.9

Policy BRN1 (Bourne Housing Need) sets out the mechanisms by which the town will
provide housing to contribute to the District’s housing requirement across the plan period
up to 2036. The policy states:
One new housing site is allocated in Bourne (Policy BRN1 – H1). It is intended that any
additional sites for housing development in Bourne will be allocated in the Bourne
Neighbourhood Plan. This will be subject to separate local consultation, examination and
referendum through the neighbourhood planning process. It is expected that the
Neighbourhood Plan body will work in partnership with the Council to identify suitable,
sustainable locations for a minimum of 100 new additional homes over the Local Plan
period.

7.1.10 The supporting text for this policy expands on this and states:
The housing requirement for Bourne is based on the same population projections used to
calculate the District’s housing requirement. This figure is the minimum amount of housing
that Bourne will need to deliver across the Plan period, up to 2036. This arrangement for
Bourne is based on the understanding that the Neighbourhood Plan will make sufficient,
suitable and sustainable allocations to meet Bourne’s housing requirement. Should the
Neighbourhood Plan not do this within the first five years of the Local Plan being adopted,
the Local Plan will make the required allocations through its first review.
7.1.11 Policy BRN1-H1 (Manning Road Bourne), on the eastern side of Bourne is allocated for an
indicative number of 107 dwellings. A planning application for 107 dwellings has been
submitted on that site and is currently under consideration.
7.1.12 The Bourne Neighbourhood Plan is at an early stage of preparation (Regulation 11 Area
Designation) and as yet has not proposed any sites for allocation.
7.1.13 The site is on the north western edge of Bourne, in a reasonably sustainable location
within walking, cycling distance from local services and public transport links.
Notwithstanding the above, it is beyond the existing built up area and not allocated and
therefore falls to be assessed under Local Plan policy SP4.
7.1.14 The applicant has submitted a “Statement of Community Involvement” which includes the
details and results of a public consultation exercise. The consultation covers both the care

home development and the related residential development and appears to have been
carried out in a reasonably appropriate, thorough and proportionate manner.
7.1.15 However, the results clearly do not demonstrate substantial support for the development
from the local community. Although there were some supportive comments, the results
indicate an overwhelming opposition by respondents to the principle of developing this
site, based on material planning concerns. The statement does not attempt to claim that
there is substantial community support and concludes:
“Longhurst and Alysia Caring have listened to and reflected on the feedback received
throughout the consultation and are pleased that many who have engaged in the process
are supportive of the proposals.
The concerns of those who were not supportive of the development have been carefully
considered in the final proposals. Engagement with the local community will continue
whilst the application is live and Longhurst and Alysia Caring look forward to continuing
discussions”.
7.1.16 No further documents offering evidence of community support have been received since
the original submission in December 2019.
7.1.17 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 strong objections from market Bourne Town Council and the Bourne
neighbourhood Plan Group. As such, the application is clearly contrary to criterion a. of
Local Plan Policy SP4.
7.1.18 Criterion e. of Local Plan Policy SP4 requires housing development on the edge of
settlements to meet a proven local need for marking housing and seeks to address a
specific targeted need for local market housing. It has already been established in policy
SP2 that Bourne 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.
7.1.19 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 not in accordance
with these criteria. The impacts are discussed in greater detail in other sections of this
report.
7.1.20 Taking the above into account, the principle of development for this proposal is clearly
contrary to criteria a - d. of Local Plan Policy SP4 - Development on the Edge of
Settlements.
7.2

Affordable Housing

7.2.1

Local Plan Policy H2 (read together with NPPF section 5) requires all developments of 11
or more dwellings within the to provide 30% affordable housing (with the exception of the
Grantham urban area where 20% is expected). A lower figure backed up by a robust
viability assessment will only be considered on brownfield sites, the Grantham housing

allocations or circumstances where there are unforeseen abnormal costs or exceptionally
low sales values.
7.2.2

Retirement apartments are classed as dwellings for the purposes of policy H2. This has
been confirmed in recent case law. The application does not propose that any of the
retirement apartments would be affordable dwellings and no viability assessment has
been submitted to justify this. In any case the site is greenfield land with no abnormal
costs and sales values in Bourne are not considered to be exceptionally low.

7.2.3

Taking the above into account the proposal in this respect is contrary to Local Plan policy
H2 and Section 5 of the NPPF.

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 wider landscape context.

7.3.2

Local Plan Policy SP4 criteria a. – d. require developments on the edge of settlements to
be well designed, adjacent to the existing built up area and to not extend obtrusively into
open countryside.

7.3.3

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.

7.3.4

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. The proposal would extend the town beyond the existing built up
area. The application site, when taken together with the related adjacent application site
(S19/2134 -care home and retirement apartments) would appear to be a logical extension
of the town, rather than an incongruous encroachment onto open countryside, as it would
involve development of a single field which is already bounded by residential development
on two sides, and with an existing track and mature hedgerow on the other two sides. The
site as a whole is capable of accommodating an appropriately designed and landscaped
residential development.

7.3.5

The application, together with the adjacent care home and retirement apartments
application were assessed at the Council’s Design PAD meeting, early on in the process
and as a result amended plans were submitted. The amended plans are an improvement
on the original plans, particularly in respect of the landscaping. The design and layout of

the proposed care home and retirement apartments, being largely 2 storey, of vernacular
inspired design and well-spaced out is appropriate to this edge of town context.
7.3.6

Notwithstanding the above, should the affordable houses and self-build application be
refused (as recommended), the layout and pattern of development of the current
application proposal would not make sense as it would be surrounded by open
countryside on three sides. This would clearly appear as an obtrusive encroachment into
open countryside rather than a seamless extension of the town.

7.3.7

Taking the above into account the design and layout of the proposal would not be
appropriate or well related to its context contrary to Local Plan Policies EN1, DE1, SP4
(criteria b-d) and NPPF section 12.

7.4

Impact on Residential Amenity

7.4.1

Local Plan Policy DE1 states (amongst other criteria) that all development proposals will
be expected to ensure there is no adverse impact on the amenity of neighbouring users.
Paragraph 127 of the NPPF states that developments should create places that are safe,
inclusive and accessible and which promote health and well-being, with a high standard of
amenity for existing and future users; and where crime and disorder, and the fear of crime,
do not undermine the quality of life or community cohesion and resilience.

7.4.2

The concerns of neighbours are noted. However, it is considered that the scale and
orientation of the buildings, together with the separation distances are sufficient to ensure
that the residential amenities of future occupiers or occupiers of neighbouring dwellings
would not be adversely affected.

7.4.3

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.

7.4.4

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).

7.5

Highways Issues

7.5.1

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.

7.5.2

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.

7.5.3

The vehicular access to the site would be via a single point of access – a continuation of
the existing Beaufort Drive.

7.5.4

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.

7.5.5

The Transport Assessment concludes 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. The is also good access to public transport to
access other settlements.

7.5.6

The concerns of local residents relating to traffic capacity and highway safety are noted.
However. LCC Highways have indicated that they do not object in principle. They have
requested further information on swept path analysis and advised that connectivity could
be improved. Overall and subject to some minor amendments to improve the
design/layout the proposal would be acceptable in terms of highway safety and that the
impact on traffic capacity would not be severe

7.5.7

Taking the above into account, in this respect, the proposal is generally acceptable in
accordance with Local Plan Policy IDT2 and the NPPF (section 9).

7.6

Flood Risk and Drainage

7.6.1

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.

7.6.2

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 fundamental objection but have requested additional technical information on the
operation and future maintenance of the SuDS. It is considered that this issue could be
overcome by the imposition of 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.

7.6.3

Anglian Water has advised that the Bourne Waste Water Recycling Centre will have
available capacity. They do not object and recommend a condition requiring a detailed
surface water drainage system.

7.6.4

In this respect the proposal is generally acceptable in accordance with the NPPF Section
14: Meeting the challenge of climate change, flooding and coastal change) and Local Plan
policy EN5.

7.7

Ecology and Biodiversity

7.7.1

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.

7.7.2

The applicant has submitted an Extended Phase 1 habitat survey as part of the application
which includes recommendations that would safeguard the existing ecological interest
features within the site and opportunities for biodiversity net gain. These recommendations
could be secured by condition.

7.7.3

In this respect the proposal is acceptable and in accordance with Local Plan policy EN2
and the NPPF Section 15.

7.8

Other Issues

7.8.1

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.

7.9

Developer Contributions

7.9.1

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.
•

Affordable Housing – minimum of 30% to be provided on site to meet local needs

7.9.2

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.

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

10

Conclusion

10.1

The site is in a sustainable location and together with the adjacent affordable housing/
self-build application, the site is capable of being developed with the quantum of
development proposed including as an affordable housing exception site, 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.

10.2

However if the affordable housing application/ self-build application is refused (as
recommended), the layout and extent of the proposed development, would not relate well
to the existing built form and would appear as a poorly designed and incongruous
encroachment into open countryside contrary to Local Plan policies EN1, DE1 and SP4 as
well as the NPPF.

10.3

Furthermore, no element of affordable housing has been proposed within the retirement
apartments contrary to Local Plan Policy H2 and the NPPF.

10.4

There are no overriding material considerations that outweigh this fundamental conflict
with the Development Plan. The proposal is therefore unacceptable and recommended for
refusal.

10.5

RECOMMENDATION: that the development is Refused for the following reasons:
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. The proposed is therefore contrary to Local Plan Policy SP4 and
there are no overriding material considerations, including the identified need for
affordable housing in Bourne, that outweigh this fundamental conflict with the
Development Plan.
2) The layout and extent of the proposed development, would not relate well to the
existing built form and would appear as a poorly designed and incongruous
encroachment into open countryside contrary to Local Plan policies EN1, DE1 and SP4
as well as the provisions of the NPPF (section 12).
3) No element of affordable housing has been proposed within the retirement apartments
contrary to Local Plan Policy H2 and the NPPF.
Financial Implications reviewed by: Not applicable
Legal Implications reviewed by: Not applicable
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