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Addendum to Committee report S19/2140
1

Introduction

1.1

Members will note that this application was previous discussed at the Planning Committee
meeting of 8 July 2020 (Committee report as Appendix 1).

1.2

At the meeting, Planning Committee resolved it was minded to refuse the application
contrary to Officer recommendation. Those Members who voted for the proposition were
required to submit their reasons for refusal for consideration at a future Planning
Committee meeting. These are considered below.

1.3

The relevant minutes of the meeting are as below:
Members debated the application at length and expressed concerns about: the significant
changes in this application to the one previously submitted for the outline planning
application; the siting of a retail store that had now been included in the plan and would
require a separate planning application; the lack of the master plan for all three sites; the
distribution of affordable housing, whether this site, which was 100% affordable housing
would be the only affordable housing provision across the three sites or whether the other
two sites would also contain 35% affordable housing in addition to this site. Members felt
there should be more integration of types of housing across the proposed three sites.
Members acknowledged the work that had been undertaken to improve the design of the
site since the outline planning permission stage but were concerned that the Master Plan
was only just being consulted on and was not at a stage that included the design
proposals for the other two sites. Members felt the planning application had been
premature in its submission.
It was proposed and seconded that the application be refused because it was considered
contrary to section LVH3 of the Council’s adopted Local Plan, the application was
therefore considered premature as it preceded the Masterplan which was required for the
site. Members also considered the application was not in accordance with the original
approved outline application.
The Council’s Virtual Planning Committee procedure required that any proposal to refuse
an application contrary to officer recommendations would invoke the cooling off period set
out Article 9.1.9 (c) of the Council’s Constitution.
In accordance with the Constitution, a recorded vote was taken:
For:
Against:
Abstain:

Councillors Adams, Bellamy, Dilks, Kaberry-Brown, Milnes, Reid, Selby,
Jacky Smith and Judy Smith (9)
No member voted against (0)
Councillors Clack, Cottier and Exton (3)

The vote was carried and those Committee members who voted in favour of refusal of the
application had five working days to provide the Head of Development Management with
the planning reasons for their view, together with supporting evidence. The application

would be placed on the agenda for consideration at the next available meeting of the
Planning Committee, when the Head of Development Management would provide his
opinion on whether the reasons advanced were substantial enough for the authority to
defend the decision at an inquiry. In light of any additional information, the Committee
would then be empowered to determine the application without being fettered by their vote
at the previous meeting.
A request was also made for the Case Officer to facilitate a meeting between the
developers, the Chairman of the Planning Committee and the Cabinet Member for
Housing and Planning.

2

Reasons for Refusal Assessment

2.1

Following the resolution of minded to refuse application S19/2140 at the Planning
Committee meeting of 8 July 2020, Cllr Milnes submitted reasons for refusal.

2.2

In line with paragraph 9.1.9 (c)(v) of Article 9 of the Council’s Constitution, this report sets
out the reasons for refusal together with the Head of Development Management’s opinion
on whether the reasons advanced are substantial enough for the authority to defend the
decision at an Appeal Hearing or Inquiry.

2.3

Cllr Milnes – Proposed reasons for refusal:
1) The application is not considered to be in line with the outline permission (S18/0093)
with an area of the site not included within the reserved matters application
2) The application is considered to be premature as it was submitted prior to the adoption
of a Masterplan, which was required by the Local Plan Policy LV-H3.

3

Comments from the Head of Development Management

3.1

Following the Planning Committee resolution of minded to refuse the application on 8 July
2020, the Council commissioned legal advice from Kings Chambers. The Counsel advice
was asked to consider the prospects of success on appeal and the likelihood of a costs
award against the Council.

3.2

The Counsel advice received by the Council concludes that neither reason for refusal
would be sustainable upon appeal and it is likely that a costs award would be granted in
favour of the appellant on appeal.

3.3

With regards to the first proposed reason for refusal on not being in accordance with the
outline permission (S18/0093) the the grant of outline planning permission (S18/0093 on 2
May 2019) constitutes an approval of the principle of the development. This reserved
matters application cannot therefore be refused on grounds going to the principle of the
development, and none of the objections demonstrate that the reserved matters
application falls outside the scope of the outline permission.

3.4

The outline permission determined the principle of development and the point of access,
and all other matters were illustrative/indicative and to be determined through a reserved
matters application as now submitted for consideration.

3.5

With regards to the amendment to the red line of the reserved matters application, the
Counsel advice considers the retail unit or other potential use of this space is outside the
scope of the outline permission, and thus it does not form any part of this reserved matters
application. Accordingly, it cannot be argued that the reserved matters application is
outside the scope of the outline permission.

3.6

The appearance and layout of the dwellings are reserved matters. It was a requirement of
the outline permission that it was demonstrated that (as a matter of principle) there was a
layout of development which was acceptable. It was not, however, fixed, with the principle
of the development and the access approved only. Accordingly, house types, scale of
houses, provision of garages, layout of houses, density and road layout are all reserved
matters, which fall within the scope of the outline permission.

3.7

The provision of 100% Affordable Housing lies within the scope of the outline permission,
which is for 49 dwellings, subject to conditions and a S106 agreement. However, none of
the conditions relate to provision of affordable dwellings and thus it is not considered that
a scheme for 100% affordable housing to fall outside the scope of the outline permission.

3.8

In all the circumstances therefore, it is considered that there is no substance to the first
proposed refusal reason.

3.9

The proposed reserved matters application is for the same number of dwellings as the
outline permission, with the proposed number of dwellings (49) considered to be
acceptably sited within the reduced site area as proposed through this reserved matters
application.

3.10

The proposed 49 dwellings, sited within approx. 1.83ha once the residual land has been
removed, results in a gross density of 27 dwellings per hectare (dph). This is considered to
be a low gross density on the site, lower than an often used 30 dph often used for edge of
village developments, with this site part of a wider site allocation.

3.11

The residual area of land excluded from this reserved matters application could be
proposed for non-residential uses. A retail shop has been proposed, and this will be
required to be considered through a separate full application. Should this not proceed, the
area of land could be used for additional open space, car parking, or other use, however
additional dwellings on this site would not be acceptable as this would result in a higher
number than the 49 dwellings permitted through the outline application.

3.12

With regards to the second reason for refusal and the Policy LV-H3 requirement for a
masterplan to be submitted, the reserved matters application has been brought forward
ahead of a masterplan being submitted and approved to cover the whole of the LV-H3
allocation. The proposal is therefore in conflict with Policy LV-H3 due to the absence of a
masterplan.

3.13

This conflict with Policy Lv-H3 is not considered to be a prematurity issue in line with para
49 of the NPPF. Para 49 sets out limited circumstances where an application may be
considered to be premature, with both criteria referring to an emerging plan. In this case,
the site benefits from outline permission for 49 dwellings, the reserved matters application
is for 49 dwellings and the Local Plan is both adopted and is considered to be up to date.
This reserved matters proposal, whilst in conflict with the policy requirement for a
masterplan, is therefore not considered to be premature.

3.14

In considering the conflict with Policy LV-H3 and the requirement for a masterplan, two
questions are posed:
(i)

Whether any breach of the policy is technical i.e. what weight should attach to the
breach of policy? and

(ii)

Whether, on balance, the proposal complies with the development plan as a whole,
notwithstanding any breach of LV-H3(a).

3.15

Planning Committee must identify (i) what the masterplan would (or might) add to the
process of determination of this reserved matters application and (ii) how the development
should (or might) change as a result of going through a masterplan process.

3.16

The submitted scheme, for 49 dwellings, is considered to be a proposal that would be
supported through a site wide masterplan. The reserved matters application is in line with
the outline permission, and neither of the neighbouring site promoters for the remainder of
the site allocation (Persimmon and Larkfleet Homes) have any objections to this reserved
matters application. The reserved matters application for 49 dwellings does not therefore
impact upon the remainder of the site allocation coming forward to deliver the outstanding
balance of dwellings.

3.17

Representations made by the Parish Council suggest that a retail unit could be sited
elsewhere within the LV-H3 site allocation, and therefore this should be discussed as part
of a masterplan process. However, this reserved matters application does not seek
permission for a retail use on the residual site, with the 49 dwellings proposed considered
to be acceptable for this particular parcel of the wider site allocation. Further, any
representations made by the Parish Council with regards to the siting of any retail use on
the site may not be agreed and carried forward into a masterplan as the siting of any retail
use will depend on another location within the site allocation being both available and
viable for the future occupier.

3.18

With regards to the points made by Planning Committee on the integration of affordable
housing across the wider site allocation, this is not considered to be a matter for this
reserved matters application. The remainder of the site is able to come forward and
integrate with the proposed 49 dwellings on this site, with this application not considered
to be a barrier to development of the remainder of the site.

3.19

Turning back to the questions posed in para 3.13 above, the breach of policy LV-H3 is
considered to be technical in this case and is afforded little weight in decision making. The
site benefits from outline permission for 49 dwellings, with the reserved matters application

proposing an acceptable layout and proposed house types for 49 dwellings. The layout
and house types submitted have been subject to consultation, with no statutory objections.
Further, the site layout proposed would not be considered unacceptable had it been
proposed through a masterplan process. The proposal is therefore, on balance,
considered to comply with the Development Plan as a whole.

4

Conclusion

4.1

In reaching a decision, Planning Committee must determine the application in accordance
with relevant policies of the development plan unless material considerations indicate
otherwise.

4.2

Officers have commissioned Counsel to advise on the refusal reasons provided, namely
that the site area has changed from the outline consent and that the application is
premature and requires a masterplan to be completed.

4.3

The Counsel advice concludes that the proposed reasons for refusal are not defendable
on appeal. The proposed reserved matters application is considered to be in line with the
existing outline consent on the site, with the same number of dwellings proposed. Whilst
Policy LV-H3 does require a site wide masterplan to be submitted, this parcel of the site
allocation already benefits from outline consent and the proposed site layout would not be
considered to be detrimental to the delivery of the remainder of the site allocation. On
balance the reserved matters application is considered to be in compliance with the Local
Plan taken as a whole. The reserved matters application is not therefore premature, and
the proposed reasons for refusal are considered not to have merit in this case.

4.4

The residual area of land not included within this reserved matters application is the
subject of an application for retail use. This is currently invalid. This is not considered to
have any bearing on the determination of the reserved matters application, with the
application to be considered on its own merits.

4.5

Officers will continue to work with the neighbouring site promoters (Persimmon and
Larkfleet Homes) for the remainder of the site allocation to ensure that a masterplan is
delivered. The participation of the Parish Council in this masterplan process is welcomed
and encouraged.

4.6

The Head of Development Management’s opinion is therefore that reasons advanced
would not be substantial enough and are not supported by robust evidence for the
authority to easily defend a decision to refuse planning permission through an appeal. The
advice to Members remains that the application is approved as per the case officer’s
recommendation and suggested conditions as set out below.

Appendix 1 – Officer Report to Planning Committee 8 July 2020

1

Description of Site

1.1

The application site primarily comprises of former agricultural land with the total site area
extending to approximately 2 hectares (4.9acres). The site is located off Low Road in
Barrowby. The development site has been left unattended for several years and this has
allowed self-seeded trees and areas of scrub to establish. The site was disposed of the
County Council. The site topography is relatively level, however, the land falls away from
the existing residential development to the north towards the southern boundary. The site
contained slight ridges and depressions. The site is currently not used for agricultural
purposes and land cover consists of long grasses and scrub. There is currently a mature
hedge running along the frontage of the site and its boundary with adjacent land. There is
a scout hall located on the eastern corner outside the site. Opposite and towards the
western boundary of the site there are residential dwellings. The locality has an attractive
rural character and setting. The adjacent properties in the locality are varied in their
general appearance.

2

Description of Proposal

2.1

This current application is intended to follow on the from the number of units established
by the previously granted outline planning permission. This application seeks planning
permission for the approval of reserved matters related to attached to the outline approval
S18/0093 for the erection of 49 dwellings, a play area, areas of open space and
attenuation works.

2.2

By way of background a reserved matters application deals with some or all the
outstanding details of the outline application proposal. In this case these reserved matters
relate to the following:
•

appearance - aspects of a building or place which affect the way it looks, including the
exterior of the development

•

layout - includes buildings, routes and open spaces within the development and the
way they are laid out in relations to buildings and spaces outside the development

•

landscaping - the improvement or protection of the amenities of the site and the area
and the surrounding area, this could include planting trees or hedges as a screen

•

scale - includes information on the size of the development, including the height, width
and length of each proposed building.

2.3

The details of the reserved matters application must be in line with the outline approval,
including any conditions attached to the permission.

2.4

With the current revised scheme, these dwellings would be accessed from a new vehicular
access off Low Road leading to a series of cul-de-sac developments. The principle of this
vehicular access was established at outline stage.

2.5

Members should note the submitted scheme also involves the provision of a play area,
open space and surface water attenuation area.

2.6

The proposed dwellings are intended to form affordable housing units and would comprise
of the following mix:
Shared Ownership
2 Bed 4 Person - 7
3 Bed 5 Person - 15
Total - 22
Affordable Rent
1 Bed 2 Person - 4
1 Bed 2 Person Bungalow - 3
2 Bed 3 Person Bungalow - 2
2 Bed 4 Person - 6
3 Bed 5 Person - 11
4 Bed 6 Person - 1
Total - 27

2.7

The outline planning permission was approved subject to a S106 agreement to secure a
requirement for 35% of dwellings on site to be affordable at a ratio of 60% affordable rent
and 40% other affordable tenures. The original outline approval would have delivered 17
affordable houses. Also included in the S106 agreement were contributions towards
Education, Fire Hydrant and Open Space. The split is as follows:
•
•
•
•

Affordable Housing - 35% of homes to be provided as affordable housing on site;
Education - £171,350 - towards Walton Secondary School to provide two classrooms;
Open Space - £32,810 to provide improvements to Barrowby playing fields; and
Fire Hydrant - £800

2.8

Members should note part of the original outline site fronting Low Road has now been
omitted and reserved for use as a future local convenience store. This would be subject to
a separate planning submission. The timescale for this proposal is not currently available
due to commercial confidentiality.

3

Planning Policy Background

3.1

The site and adjacent fields together comprise an allocation LV-H3 Low Road in the
Adopted Local Plan for up to 270 new dwellings at a maximum of 35 dwellings per
hectare. It is important to emphasise that whilst the site falls within three different land
holdings, it is just one allocation within the Local Plan with associated development
principles covering the whole allocation. Platform Housing Group, Persimmon Homes and
Larkfleet Homes are the three developers with current interests in individual parts of the
allocation site. The following development principles accompany this allocation:

a) A masterplan is required for the entire site. All parties shall work together to bring
forward a comprehensive plan for the site, including the phasing of development.
The masterplan is to be agreed by the Council following consultation with the local
community. Detailed proposals will only be permitted where these are in
accordance with the agreed masterplan.
b) Additional treatment capacity is required at waste water treatment works and new
discharge permits are required for water quality targets. This should be
incorporated early on in the development of scheme specifics as part of a scheme
wide delivery strategy which demonstrates that capacity is available or could be
made available to serve the development subject to phasing.
c) The masterplan and development proposals will incorporate a substantial
landscape and boundary treatment for the southern and eastern edges of the site
allocation. No development will be permitted beyond the site allocation.
d) The phasing of the development shall occur in accordance with the Infrastructure
Delivery Plan, with relevance to education and capacity at Barrowby Primary
school.
e) The masterplan and development proposals will provide suitable and appropriate
residential amenity buffers to the eastern edge in respect of the electricity pylons
and the A1 and to the southern edge in respect of the high-pressure gas line.
f) Potential landscape impacts should be mitigated through high quality design and
landscaping.
g) The development should provide net gains in biodiversity on site and contributed to
wider ecological networks where possible.
3.2

It should be noted that Persimmon Homes have submitted an Outline application for
development of up to 83 dwellings including details of access (Ref S19/1131) on adjacent
land to the south of Reedings Road, Barrowby, It is currently awaiting determination.

3.3

No application has yet been submitted by Larkfleet for the remainder of the allocation.

4

Relevant History
Reference
S18/0093

Proposal
Construction of 49 dwellings,
construction of new vehicular access Outline application with the matter of
access included for consideration.

Decision
Approved
Conditionally

5

Policy Considerations

5.1

South Kesteven Local Plan
Policy SD1 - The Principles of Sustainable Development in South Kesteven
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 EN3 - Green Infrastructure
Policy EN5 - Water Environment and Flood Risk Management

Date
02/05/2019

Policy DE1 - Promoting Good Quality Design
Policy SB1 - Sustainable Building
Policy OS1 - Open Space
Policy LV-H3 - Low Road
5.2

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

6

Representations Received

6.1
6.1.1

Barrowby Parish Council
Consider this application should be refused, the reasons are summarised below:

6.1.2

Requirement for a Masterplan - As a result of the 2019 examination of the proposed Local
Plan the inspector made main modifications to specifically states that a master plan is
required for the entire site and that detailed proposals will only be permitted where these
are in accordance with the agreed masterplan. No such masterplan has been published.

6.1.3

Reserved Matters - The proposals being put forward in S19/2149 are substantially
different to S18/0093 to such an extent that the scope of the changes cannot rightly be
referred to as reserved matters. The changes are of such magnitude that the character of
the development will be substantially changed. Road layouts and the alteration to make
more cul-de-sacs will make the character of the proposed neighbourhood very different.

6.1.4

S18/0093 did not include a mini-supermarket close to Low Road. Whilst a mini-market will
be welcomed in the village, this will not be welcome on a site where 49 houses are also
proposed as this will necessitate the houses being of greater density. No application for a
retail outlet on this site has yet been published. If this land is left as undeveloped will it
become a waste site or a play area

6.1.5

Lack of Ambition -The proposals in S19/2149 are unambitious. Whilst we welcome some
development in the village to ensure the future sustainability of the community, we would
hope that developers would design for the future and not the past or present.

6.1.6

Types of Housing - Expect new development to include 30/35% of affordable housing but
the current proposals in S19/2149 provide for 100% affordable housing. To place 49
affordable housing units in one development will cause anxiety in both the existing
population and the new residents to the village.

6.2
6.2.1

Barrowby Neighbourhood Plan Group
The proposal 'salami-slices' the Outline Planning Permission and should be rejected
outright;

6.2.2

What was consulted upon, and outline consent granted for, was for a development
containing detached dwellings and garages - not a proposal for small semi-detached
dwellings with no garages and a supermarket.

6.2.3

There is no evidence to back up the need for affordable homes in Barrowby.

6.2.4

The scheme relies on the draft Local Plan when it suits their case and then affords it
limited weight when it doesn't.

6.2.5

SKDC have previously insisted on a master plan for Barrowby development which has not
been forthcoming- this proposal further pre-empts the Local Plan and is in danger of
undermining wider development.

6.2.6

Barrowby does not need further children's play areas.

6.2.7

There is no commercial interest in the proposed supermarket and is in the wrong place
and will create unacceptable traffic problems on Low Road.

6.2.8

The proposed house designs are undistinguished and detract from the visual character of
the village. What is proposed is a clear attempt to shoe-horn 49 houses into a smaller area
to release land either for a supermarket or further dwellings.

6.3
6.3.1

Environmental Protection Services (SKDC)
No comments to make.

6.4
6.4.1

Affordable Housing Officer (SKDC)
Revised plans and mix are acceptable and reflect discussions with the applicants.

6.5
6.5.1

Anglian Water Services
No observations to make.

6.6
6.6.1

Witham Third Internal Drainage Board
No comments.

6.7
6.7.1

Education & Cultural Services (LCC)
No Comments as issues were resolved at outline.

6.8
6.8.1

LCC Highways & SuDS Support
No objections all looks to be still acceptable with the revised plans in highway and surface
water flood risk terms.

7

Representations as a Result of Publicity

7.1

This application has been advertised in accordance with the Council's Statement of
Community Involvement and 23 letters of objection were received from nearby occupiers
to the original layout and 2 letters to revised plans. These objections can be summarised
as follows:

1) Proposal would be prejudicial to highway safety and lead to on-street parking.
2) The density of the proposed development is inappropriate doesn't strive to protect and
enhance the character of the current surrounding environment.
3) The proposed development will have a negative impact and cause a loss of daylight,
outlook and a loss of privacy to the adjacent house.
4) Local infrastructure is not adequate to service the proposed development.
5) Lindum Homes Planning Policy represents the over provision of affordable housing
and create an undesirable precedent.
6) Insufficient information is available regarding the environmental sustainability of the
proposed homes.
7) The proposed development is contrary to the NPPF which states that permission
should be refused for development of poor design that fails to take the opportunities
available for improving the character and quality of an area.
8) The proposed shop is positioned wrongly having a car park to rear.
9) The design of the houses do not reflect their locality and do not have a sense of place
and detract from character of existing village.
10)Public spaces do not benefit most of the residents because they are tucked into
corners and are not overlooked.
11)Proposals will produce a net decrease in biodiversity.
12)Proposals should respect existing building lines.
13)Boundary treatments do not reflect local character.

8

Evaluation

8.1

Principle of Development

8.1.1

The starting point for decision making on all planning applications is that they must be
made in accordance with the adopted local development plan unless material
considerations indicate otherwise. The development plan for the purposes of this proposal
is the South Kesteven Local Plan adopted in Jan 2020. The purpose of this plan is pave
the way for the delivery of high quality, sustainable growth in South Kesteven and to
ensure that protection is provided for what is special about the existing natural and built
environment. It also seeks to make sure that the essential quality of the district will
continue to make it an attractive place to live, work study, visit and invest in. In terms of
housing, the overall strategy of the plan is to deliver sustainable growth by providing new
housing. The majority of the growth is based around the four market towns with Grantham

being a focal point. Larger villages such as Barrowby are identified as providing a
support role in meeting the development needs of the District. Such development
should also provide the scale and mix of housing types to meet the identified needs for
South Kesteven.
8.1.2

Turning to specific Housing Allocations, the South Kesteven Local Plan under Policy LV H3 Low Rd, Barrowby allocated the site for residential purposes. A number of design
principles were attached to this which are assessed below:
a) Requirement for a masterplan
Members will be aware that outline planning permission has already been granted on
this element on the site, this relates to the number of units proposed. The principle of
delivering 49 residential dwellings has therefore already been accepted by your
Committee. The approved outline permission was also subject to conditions
designed to protect the wider allocation in the future, this included the provision of a
road connection to the land to the east and a pedestrian connection to the existing
residential area to the north. Both networks have been included in the proposed
layout. Significant discussions have taken place with your Officers and the
developers’ advisors to ensure a quality scheme is delivered, care has been taken
with the materials and enhanced landscaping has been provided. Whilst a
masterplan was required for the entire site, the scheme as submitted addresses
issues that one would have reasonably encouraged through the masterplan
approach, therefore is it concluded that requiring the applicant to submit a
masterplan for this site would not be a necessity to prevent the determination of this
application. With regard to the development of the two wider sites, a draft masterplan
has been submitted for observations by the District Council by Persimmon Homes
and Larkfleet this will be out to public consultation in due course. All the parties
involved are working together to bring forward a comprehensive plan for the site,
including the phasing of development. The revised layout for the current application
has sought to ensure that the current proposal would link to the master planning for
the larger sites waiting to be developed. Members should also note that the Corvid
19 position has prevented the applicants and other developers consulting with
residents sooner.
b) Requirements for treatment of waste water and achieving water quality
These matters were considered as part of the submitted outline application, the
layout has been adjusted to account for the existence of an existing foul drain which
runs across the site. It is worth noting that the development is not considered to be
at risk from groundwater flooding. Anglian Water and the Internal Drainage Board
raise no objections.
c) Landscape treatment for southern and eastern boundaries
The scheme as revised would contain extensive landscaping and enhanced
boundary treatment to be provided and would also not prevent consideration of the
wider schemes southern and eastern boundaries to provide and secure enhanced

landscaping including the planting of semi – mature trees. The granting of
permission for this current application would not prejudice this objective being
secured
d) Phasing of the development shall occur in accordance with the Infrastructure
Delivery Plan
The development of the wide site is being phased and considered in the context of
the Infrastructure Delivery Plan. The outline consent was subject to S106 requiring
funding towards Education provision and fire services. The Education has raised
no objections to the current proposal and again the granting of permission for this
current application would not prejudice this objective being secured.
e) Provision of amenity buffers to the eastern edge in respect of the electricity pylons
and the A1 and to the southern edge in respect of the high-pressure gas line.
The current scheme would not be prejudicial to this objective.
f) Landscape impacts should be mitigated through high quality design and
landscaping.
The current scheme proposed on this element of this site would achieve this
objective.
g) Increase in net gains in biodiversity on site
During the consideration of the outline consent an ecological assessment was
submitted which concluded that the habitat was mostly comprised of species-poor
semi-improved grassland, with patches of trees and scrub. These habitats were of
negligible / low biodiversity value. The development of this site would improve
diversity, bat/bird boxes are to be provided, landscaping as it matures would
provide further opportunities for biodiversity enhancement and the water attenuation
areas is to be also planted with appropriate species of planting.
8.2

Impact of Appearance, Layout, Scale Upon the Character of the Area

8.2.1

Policy DE1 of the South Kesteven Local Plan requires new development to be of highquality design. It requires developments to respect and enhance the character of the area,
having regard to scale, massing, height, landscape layout, materials and the protection of
amenities. In such areas the revised NPPF requires planning decisions to be responsive
to local circumstances and support housing proposals that reflect local need. The NPPF
identifies the creation of high-quality places and buildings as being fundamental to what
good planning should achieve. Good design in turn is viewed as a key aspect of
sustainable development. The revised NPPF specifically requires design quality to be
considered throughout the evolution and assessment of individual proposals and has
sought to strengthen design policy particularly to aid housing delivery. Developments are
required to be visually attractive as a result of good architecture, layout, and appropriate
and effective landscaping. The revised NPPF states that planning permission should be

refused for development of poor design. Just as importantly, the NPPF requires planning
authorities to ensure that the quality of approved developments does not become
materially diminished between permission and completion, as a result of changes being
made to the permitted scheme.
8.2.2

The development seeks to build on land which is currently open and exposed. Any
development of this important site should be designed not only to protect the amenities of
surrounding residential occupiers to an acceptable level but also consider the impact upon
the wider surrounding landscape.

8.2.3

The applicant has sought to build and improve on the details considered at the outline
stage. The site currently forms former agricultural land, the perimeter in part is marked by
mature hedging/planting and trees forming an established boundary. It is accepted that
this development would have an important impact on the character of the locality on this
part of Barrowby.

8.2.4

The development as revised essentially consists of predominantly two storey dwellings
and bungalows arranged around a primary vehicular access point from Low Road leading
to a series of cul-de-sacs and private driveways. The plot sizes remain largely uniform in
terms of scale but there is significant diversity in the general design and appearance of the
individual dwellings. The scale and density of the development proposed is acceptable
particularly with regard to maximising land use.

8.2.5

The submitted housing scheme has been significantly revised to meet with design
expectations following comments provided at Design PAD and a further number of design
discussions between Officers and the applicant's Planning Advisors. The revised plans
also seek to address the views of local community/residents expressed as part of the
original submission. The applicants have responded positively and remain committed to
securing a high-quality development for the site. The design changes to the appearance
and layout of the scheme which have been secured include the following:
•
•
•
•
•
•
•
•
•
•

Introduction of a more attractive range of external surfacing materials and the rejection
of some of the initial bricks and tiles initially proposed.
Introduction of chimneys to help break up the roofscapes and individual buildings.
The revised layout has also been designed to minimise opportunities for crime, i.e.
windows have been added to Plot 45 to create visual interest and surveillance;
Introduction of a variety of front entrance doors.
More consideration given to the provision of enhanced landscaping and biodiversity
measures.
The main avenue off Low Rd would appear less regimented.
Adjustments to location of the play area and equipment to improve accessibility.
Introduction of structural hedging and planting to help break up parking areas
Improvements to the landscaping and layout of the sustainable drainage area to
include biodiversity measures.
The parking arrangements for some of the plots where possible have been amended to
make then less remote and softened by landscaping.

•
•
•
•

•
•
•

•
•

Plots 30 to 33 (consec) fronting Low Rd have been set back to match the established
building line of the adjacent plot at 59 Low Rd.
An illustrative siting for a convenience store and parking layout has been provided.
The boundary of the back garden for Plot 20 has been amended to improve open
space provision at this locality.
Plots 46 to 49 (consec) have been set been further away from the highway to allow for
more space at the frontages of the plots to enable an improved visual impact on the
street scene.
To provide contrast - render has been introduced to some of the units.
Space for a potential future link to the land to further development at the rear has been
illustrated.
Improved estate railing around 26 and 29 to prevent the amenity areas of these units
being overly constrained and improving the relationship with the Open Space around
the units.
Improved estate railing has been included for much of the frontage along the main
road.
It is also worth noting on the previous layout there was a thin stretch of footpath to the
northern part of the site. Discussions with the Highway Authority indicated that this
stretch of footpath was surplus to requirements and therefore not needed and so it was
been removed and incorporated to give additional space to be provided.

8.2.6

It is recognised that the site has significant intrinsic value for residents. The revised layout
has sought to contribute to the enhancement of good design principles and the current
development provides for the creation of attractive frontages and allows for a defined
street scale throughout the development. The applicants have accepted the need to
provide enhanced landscaping and boundary treatment including the provision of good
quality street trees to prevent the scheme looking sparse and urban in form. Space has
also been designed to allow for enhanced semi mature street trees and general planting
as part of a landscaping strategy which has been submitted. Overall the layout maintains a
good back to back relationship which allows for adequate levels of privacy for future
residents and the overlooking of public space/play area.

8.2.7

Each dwelling unit would benefit from having its own usable sized private garden and
sufficient parking provision to represent the number of bedrooms proposed. With regard to
the appearance the proposed dwellings would be varied and of modern appearance and
mainly of brick and tiled construction. Care would need to be taken with the materials to be
used on the external elevations, whilst some brick types have offered it requires more
thought and these details are to be controlled by condition.

8.2.8

The scheme has been designed to be sympathetic and reflect the local character and
seeks to establish a strong sense of place or neighbourhood within an improved balanced
landscape setting.

8.2.9

Key landscape principles secured by negotiation include a greater diversity, mix and
variety of planting across the site with a view to response to climate change and improve
biodiversity. The applicants have sought to create vistas and individual landscaped
characters throughout the revised development, utilising various design techniques to
enhance the residential environment for future occupiers. These include the siting and

design of individual houses to form nodal areas on key junctions to project a cohesive
identity. These 'nodal points' have been made be more acceptable through utilising a
broader range of buildings materials, architectural detailing and through the use of hard
and soft landscaping. Each of the open spaces have been designed to be different and
form a different function. The water attenuation pond adds to this diversity.
8.2.10 This revised scheme would respect the visual relationships of its immediate locality and as
revised has been largely designed to fit well into its surrounding context. Adequate buffer
areas would be provided between the existing housing which would be supplemented by
further structural planting. The principle of residential development has been previously
accepted and the proposal with safeguarding conditions would not detract from the
principles previously agreed in the outline planning permission. Local Plan Policy DE1
seeks to ensure high quality design and requires new proposals to make a positive
contribution to the character of the area and be of an appropriate scale and material for
the context. Further, para 127 of the NPPF provides that planning policies and decisions
should ensure that developments are sympathetic to local character and history, including
the surrounding built environment and landscape setting, while not preventing or
discouraging appropriate innovation or change. The layout, design and general
appearance are considered to accord with Policy DE1 of the Local Plan and the aims and
objectives of the NPPF.
8.2.11 In addition to the housing, the layout plan indicates an area for the sustainable attenuation
area to be provided. This area also offers a further opportunity to enhance the site and
provides opportunities for biodiversity improvements. The final details of its appearance
and design are controlled by a condition. The siting of the open space and play area are
also considered to satisfactory in the above policy context.
8.3

Impact on the Neighbouring Properties

8.3.1

Local Plan Policy DE1 requires development proposals to ensure there would be no
adverse impact on the amenity of neighbouring users. Adequate separation distances
would be provided, exceeding 21m at first floor rear window to rear window elevations.
Existing dwellings have long and wide rear gardens and would be directly affected by
overlooking. Having regard to the nature and scale of the proposal, it is considered that
the development would not lead to any unacceptable impacts on the amenities of the
occupiers of neighbouring properties in line with the aims and objectives of the policy
framework.

8.4

Highway/Transport Issues

8.4.1

The principle of development along with details of access and maximum numbers have
therefore already been established at outline stage. For the avoidance of doubt, details of
access which covers accessibility for all routes to and within the site, as well as the way
they link up to other roads and pathways outside the site have already been approved.
The applicants would continue to utilise a new vehicular access located off Low Road, the
scheme as amended takes the form of a well thought out housing estate arranged around
a highway network to specifically meet the requirements of the Highway Authority. The
revised layout allows for pathways and cycle routes to be provided to both within the new

and future phases of the housing development and around existing residential
development to the west.
8.5

Drainage

8.5.1

These matters were primarily addressed at outline stage and suitable conditions were
attached to address this matter. The site lies within Flood Zone 1, an area at low risk of
flooding Post-development, however there would be an increase in impermeable area
from 0 hectares to 1.04 hectares. As a result, a greater volume of surface water runoff will
need to be attenuated on site. In terms of sustainable development, an attenuation pond
forms part of the proposed works. No further observations on this matter.

8.6

Sustainable Development

8.6.1

Policy SD1 of the Local Plan sets out principles to minimise the impact on climate change,
this includes minimising the need to travel by private car and promoting public transport. It
is recognised that this would be difficult to achieve, however, Barrowby does provide for a
number of local services which would assist in preventing longer commutes taking place
regularly. The scheme has good links to some services. Risk of pollution will be
minimised. The proposals do seek to support a strong vibrant community by supplying
houses which meet the needs of the present and future generations within Barrowby.

9

Other Issues

9.1

Position of Food Store

9.1.1

Members should note that this does not form part of the current proposal and has only
been provided for illustrative purposes. A potential retail occupier would need to provide
details for consideration through a separation planning application, which should be
determined on its own individual planning merits. The store could be designed to have a
presence along the street scene. Car parking and servicing would take place at the side.

9.2

Affordable Housing

9.2.1

Local Plan Policy H2 (Affordable Housing Contributions) states that all developments
comprising 11 or more dwellings should make provision for 30% affordable housing
provision. Policy H2 further provides that sites which are allocated for residential
development in the Local Plan will be expected to provide an appropriate mix of housing
types, sizes and tenures. Details of these are set out above.

9.2.2

Notwithstanding the policy criteria set out above the applicants are proposing to provide
100% affordable housing split across two tenures, affordable rent and shared ownership.
The Shared Ownership tenure allows people to purchase a share of the property and in
time upgrade to full ownership, giving people a chance to get onto the property marker
when they cannot afford full ownership. As demonstrated above the scheme has been
designed to meet a specific need for affordable housing in Barrowby, with bungalows, 1
bed and 4 bed houses introduced to the scheme to meet the needs of the local
community. The Affordable Housing Officer considers this to be acceptable and that it

meets with the District Councils strategic housing objectives and would deliver much
needed housing particularly with the number and mix proposed.

10

Crime and Disorder

10.1

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

11

Human Rights Implications

11.1

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.

11.2

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

12

Conclusion

12.1

Policy SP2 'Settlement Hierarchy' of the Adopted Local Plan sets out a settlement
hierarchy with the majority of the development being focused within Grantham, followed by
the market towns of Stamford, Bourne and the Deepings, then larger villages and smaller
villages. Barrowby is defined as a larger village within policy SP2, and this recognises that
Barrowby has a key role to play in providing housing and growth. Policy SP2 sets out that
in addition to the allocations, development proposals which promote the role and function
of the Larger Villages, and will not compromise the settlements nature and character, will
be supported. Barrowby has several important services, some of these are within
reasonable walking and cycling distance. Taking the above into account, this is considered
to promote a sustainable form of development.

12.2

The development is considered acceptable for the following reasons;
•
•
•
•

•
•

12.3

The development is located on an allocated site for housing lessening the need for
further large-scale releases within the District and is supported in policy terms.
Outline permission has already been granted, this effectively established the principle
for this form of development and for the number of units proposed.
The development would meet local housing need and deliver much needed affordable
housing.
The proposed design solution as amended provides an imaginative layout and design
with an acceptable architectural mix of properties within a reasoned landscaped setting
and is an appropriate contextual design response.
The proposal would not harm the amenities neighbouring properties; and
The play facilities, landscaped open spaces and biodiverse attenuation setting make a
significant contribution to the ambience of the surroundings and are welcomed.

The proposal as amended complies with local and national planning policies and forms the
first stage of a larger housing development on adjoining land.

RECOMMENDATION: that the development is Approved subject to the following
conditions:
Approved Plans
1

The development hereby permitted shall be carried out in accordance with the
following list of approved plans:
100-378/ 005 - Site Plan - U
009 - 2B4P 68 House type - C
010 - 3B5P 81 House Type - C
011 - 3B5P & 2B4P Side Entrance Type - C
012 - 1B2P Quarter House - C
013 - 1B2P Bungalow - C
014 - 2B3P Bungalow - C
015 - 3B5P and 4B6P House - C
016 - 2b4p & 2b4p Side entry - A
017 - Boundary Treatment - G
018 - Material Distribution Plan - E
020 - Site Location Plan
021 - Site Sections - B
022 - Street Scenes - B
024 - Fire Hydrant Plan - B
026 - Site Layout - Land Use - A
027 - 2B4P 68 House type
028 - 2B4P 68 House type
029 - 2B4P 68 House type
030 - 3B5P 81 House Type
031 - 3B5P 81 House Type
032 - 3B5P 81 House Type
033 - 3B5P 81 House Type
034 - 3B5P 81 House Type
035 - 3B5P & 2B4P Side Entrance Type
036 - 3B5P & 2B4P Side Entrance Type
037 - 2b4p & 2b4p Side entry
038 - 2b4p & 2b4p Side entry
drainage layout plan - 19004-WDK-00-SI-DR-C-33000-P07
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
2

Before any of the works on the external elevations to the dwellings hereby permitted
have commenced, details of the materials to be used in the construction of the
external surfaces of the development hereby permitted shall be submitted to the
Local Planning Authority in writing for approval. Sample panels of the proposed
surfacing materials (Brickwork tiles and render) at a least a metre squared (showing

where appropriate the proposed coursing, method of pointing and colour of mortar)
shall be erected on for consideration and subsequent approval. The panels shall be
retained on site until the completion of the works.
The development shall be implemented in accordance with the approved details.
Reason: To protect the visual amenities of the locality and comply with Policy DE1
Adopted South Kesteven Local Plan 2011-2036 and comply with the aims and
objectives of the NPPF.
3

Prior to the commencement of any works above ground level, details of the following
measures being provided for approval in writing:
a)

Details of the siting, appearance and design of bird/bat brick/boxes/tubes to
be incorporated into the development

b)

Details of the siting, design, height, and length of a decorative brick wall to be
provided on the boundary of Plots 34 and 49 shared with the proposed retail
unit.

Before any part of the development is occupied/brought into use, the approved
measures shall have been carried out in accordance with the approved details.
Reason: To protect the visual amenities of the locality and comply with Policy DE1
Adopted South Kesteven Local Plan 2011-2036 and comply with the aims and
objectives of the NPPF.
Before the Development is Occupied
4

Before any part of the development hereby permitted is occupied/brought into use,
all hard landscape works shall have been carried out in accordance with the
approved hard landscaping details.
Reason: Hard landscaping and tree planting make an important contribution to the
development and its assimilation with its surroundings and in accordance with Policy
DE1 of the adopted South Kesteven Local Plan.

5

Before the end of the first planting/seeding season following the occupation/first use
of any part of the development hereby permitted, all soft landscape works shall have
been carried out in accordance with the approved soft landscaping details.
Reason: Soft landscaping and tree planting make an important contribution to the
development and its assimilation with its surroundings and in accordance with
Policies DE1, EN3 and OS1 of the adopted South Kesteven Local Plan.

Ongoing Conditions
6

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.
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.

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

