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S16/2819 Land at Rectory Farm (Phase 1 West) Barrowby Road, Grantham, Lincs

1

Description of Site

1.1

The site is a roughly rectangular piece of agricultural land, located on the north western
edge of Grantham. The site is approximately 9.7ha in area. The site is part of a raised
plateau which forms the higher ground enclosing the Grantham “bowl” to the east and
slopes gently down from west to east.

1.2

The site is bounded to the south by Barrowby Road (currently the A52) with low density
residential estates built in the 1980s and 90s beyond. To the east is open countryside
(subject to related planning application S16/2816) with the partially constructed Poplar
Farm residential development beyond. To the north and west the site faces open
countryside with the A1 trunk road further to the west.

1.3

The site is part of the wider Rectory Farm site which is allocated in the Local Plan. Rectory
Farm together with the partially completed Poplar Farm development to the east make up
the Grantham North West Quadrant sustainable urban extension. The majority of the
community facilities, including a school, community centre, sports grounds and a
neighbourhood centre have been or will be provided within Poplar farm.

2

Description of Proposal

2.1

This is a full application for a residential development of a total of 220 dwellings.

2.2

A separate but related full application – S16/2816 - Residential development (228
dwellings) formation of public open space provision of access and associated drainage
and engineering works has also been submitted and is also due for consideration on this
agenda. That site adjoins the current application site and the two applications together
make up as phase 1 of the wider Rectory Farm development.

2.3

The proposal is a mixture of 2, 3 and 4 bed dwellings in detached, semi-detached and
short terraced forms.

2.4

The main vehicular access to the site is proposed from two access points on Barrowby
Road whilst vehicular and additional pedestrian access would be provided on north, west
and eastern boundaries to provide connections through to Poplar farm and other parts of
Rectory Farm.

2.5

The layout is essentially two parallel, tree-lined north – south avenues with two east west
secondary roads. These key roads would serve a series of perimeter blocks and cul-desacs. Dwellings fronting Barrowby Road would be served by a limited number of accesses
to private drives running parallel to Barrowby Road. A landscaped area of open space
including attenuation ponds would run through the centre of the site. This open space
would farm part of the wider linear park that runs east – west through the north west
quadrant. A locally equipped area of play (LEAP) would be located in this area, serving
phase 1 of Rectory Farm.

3

Relevant History and Background

3.1

The site has been allocated for residential development in the Local Plan for some years.
It was designated in 2010, along with neighbouring Poplar Farm as the “North West
Quadrant” sustainable urban extension in the previous Local Plan.

3.2

The Poplar Farm half of the north west quadrant was granted outline planning permission
for up to 1800 dwellings, a school, neighbourhood centre and other associated
infrastructure in 2011 (S08/1231). Since them a number of reserved matters consents
have been granted on the Poplar Farm site. The school, large areas of open space and
most of the 672 dwellings granted under the reserved matters so far have now been
completed at Poplar Farm.

3.3

On Rectory Farm • the current application, S16/2819 (Jelson - 220 dwellings)
• associated full applications S16/2816 – (Jelson 228 dwellings) and Linden/Jelson S16/1810 (highway works to Barrowby Road)
• and outline application Linden/Jelson S18/2818 (817 dwellings)
were all submitted in 2017.

3.4

At that time officers and consultees raised concerns about the quality of the detailed
design and layout, including the access arrangements from Barrowby Road (originally
proposed as a roundabout) as well as the lack of a satisfactory overall masterplan for
Rectory Farm. It was decided that to achieve an appropriate standard of design and
workable masterplan, the Council would take the lead by producing a “Planning Brief”
which would take the form of a masterplan to guide development on Rectory Farm in a
coordinated manner.

3.5

AECOM was commissioned by the Council to draft the brief. The Council also
commissioned a design review by OPUN (now known as Design Midlands) and worked
closely with OPUN and LCC Highways/SuDS on the brief. The results/recommendations
of these consultations informed the planning brief which was completed in early 2019.

3.6

In parallel with the preparation of the planning brief, Jelson and Linden amended their full
residential applications (S16/2816 and S16/2819) in line with the OPUN design review
recommendations, the planning brief and SKDC and LCC Highways/SuDS officers’
advice.

3.7

A public consultation on the brief and amended planning applications was carried out in
March 2019. Linden and Jelson also submitted a viability assessment around the same
time.

3.8

Due to a number of complex issues including the adoption of the new local plan, an
unexpected objection from LCC Highways, requests from Highways England for further
information, delays caused by Covid as well as the need to robustly test the viability
assessment, the applications have so far remained undetermined, and the planning brief
has yet to be sanctioned by Cabinet.

3.9

Rectory Farm was again allocated in the recently adopted Local Plan (Jan 2020) subject
to a number of development principles set out in the allocation policy.

3.10

All the outstanding issues relating to the full applications have now been resolved and the
Planning Brief is due to go before Cabinet early 2021 and will serve to guide future phases
of Rectory Farm. The outline application requires submission of an updated Environmental
Statement and viability assessment and is expected to be determined in 2021.

4

Policy Considerations

4.1

SKDC Local Plan 2011 - 2036
Policy SD1- The Principles of Sustainable Development in South Kesteven
Policy SP1 – Spatial Strategy
Policy SP2 – Settlement Hierarchy
Policy H1 - Housing Allocations
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 EN6 - The Historic Environment
Policy ID2 – Transport and Strategic Transport Infrastructure
Policy DE1 – Promoting Good Quality Design
Policy SB1 - Sustainable Building
Policy OS1- Open Space
Policy GR1- Protecting and Enhancing the Setting of Belton House and Park
Policy GR2 - Sustainable Transport in Grantham
Policy GR3-H2 - Rectory Farm (Phase 2 North West Quadrant) (SKLP134, 267, 268)

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 11 – Making effective use of land
Section 12 - Achieving well-designed places
Section 14 – Meeting the challenge of climate change, flooding and coastal change
Section 15 – Conserving and enhancing the natural environment
Section 15 – Conserving and enhancing the historic environment

5

Representations Received

5.1
5.1.1

Great Gonerby Parish Council
Traffic concerns raised relating to the impact on the B1174/Belton Lane junction and
request creating of a new public right of way from the development to Great Gonerby

5.2
5.2.1

Environment Agency
No objection but advise that the applicant should liaise with Anglian Water should any
upgrade be required to Marston Waste Water Treatment Works.

5.3
5.3.1

Anglian Water
Marston Water Recycling Centre has sufficient capacity to accommodate the flows created
by this development. However there is currently insufficient capacity in the sewerage
system. Lack of information regarding surface water drainage management is also noted.
Therefore conditions requiring a foul water strategy and surface water drainage
management strategy are requested

5.4
5.4.1

Upper Witham IDB
Requests condition requiring details of surface water drainage scheme together with
arrangements for future management

5.5
5.5.1

LCC Highways/SuDS
No objection subject to conditions requiring a construction management plan and surface
water drainage details and section 106 contributions of £550,000 towards the Grantham
Southern Relief Road and £319,196 towards improvements to bus services

5.6
5.6.1

Highways England
No objection subject to a “Grampian” condition that no dwellings be occupied before
specified mitigation to upgrade the A1/A52 junction has been implemented

5.7
5.7.1

LCC Education
Request a section 106 contribution of £1,265,271 towards local educational facilities.

5.8
5.8.1

SKDC Environmental Protection
Request contaminated land remediation conditions. Observe that the figures do not
accurately reflect figures recorded by the Council and that the proposal has the potential
to affect the Grantham Air Quality Management Area. They therefore request clarification
of proposed mitigation measures in order to draft appropriate conditions and or S106
requirements.

5.9
5.9.1

Heritage Lincolnshire
The site is within an area of archaeological importance. Request condition requiring
programme of archaeological works

5.10
Historic England
5.10.1 Recognise that the development would have an impact on a number of designated
heritage assets including those associated with Belton House and Park and the churches
of Barrowby and Grantham, but that any harm would be at the lower end of “less than
substantial”. They do not object on heritage grounds but advise that the LPA must be
satisfied that the relevant legislation and policy tests have been applied.
5.11
Natural England
5.11.1 No objection raised. Refer to their standing advice and encourage the creation of multifunctional green space and green infrastructure.

5.12
Lincolnshire Wildlife Trust
5.12.1 Support the level of open space, SuDS feature (especially the retention of the existing
pond) and creation of wildlife corridors. Recommend appropriate species for planting of
open space and SuDS features and measures that should be incorporated in a landscape
management plan
5.13
NHS
5.13.1 Request a section 106 contribution of £145,200 towards local medical facilities
5.14
SKDC Affordable Housing Officer
5.14.1 30% affordable housing should be provided on site to meet local needs. A lower
percentage will only be acceptable if the developer can provide evidence on the viability of
the site. Advises on the type, location and tenure of affordable homes that would meet
local need.
5.15
Lincs Fire and Rescue
5.15.1 Request 2 x fire hydrants to be provided on site
5.16
SKDC Principal Design Officer
5.16.1 The design of the scheme as amended has improved greatly since going through an
OPUN design review and following officer advice. It now corresponds to the masterplan
draft Rectory Farm Planning Brief and performs well when assessed under the
government endorsed Building for a Healthy Life guidance

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 letters of representation have been received from 14 x
correspondents. The objections received raise the following points:
1)
2)
3)
4)
5)
6)

Contrary to local plan policy
No need/demand for more houses
Loss of agricultural land – brownfield should be developed first
Not enough infrastructure – local facilities, open space, doctors etc
Not enough local employment
Amenity concerns – loss of sunlight, pollution, noise/disturbance during construction,
anti-social behaviour etc
7) Visually intrusive
8) High density out of character
9) Impact on wildlife
10)Insufficient traffic and drainage information to assess impact on Poplar Farm
11)Highway and traffic concerns
a) Impact on highway safety
b) Congestion/delays
c) Object to roundabout
d) Would prefer a roundabout
e) Properties should not have direct access onto Barrowby road
f) Speed limit should be reduced
g) May lead to public use of private lane serving Rectory farm and other properties

h) Not enough cycle lanes
i) Would like to see highway connection to Gonerby Hill Foot
j) Limited public transport
12)Loss of view
13)Loss of property value
14)Concerns about the exact position of the boundary
6.2

It should be noted that loss of property value and loss of a view are not material planning
considerations and have not been taken into account. Matters of ownership and the exact
position of property boundaries are legal rather than planning matters.

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 the key 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 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.

7.1.4

The Local Plan sets out the Council’s ambitious aspirations for the growth of Grantham,
The 2036 Vision for South Kesteven states: “Grantham’s role as the Sub-Regional Centre
will be strengthened through significant housing and employment growth. The town will
capitalise on its status as the sub-regional centre for Southern Lincolnshire and its position
between Lincoln and Peterborough.” Equally Local Plan’s key objectives, objective 6 is “To
facilitate and enhance the role of Grantham as an important Sub-Regional centre by
ensuring the town is the main focus for new housing, employment and other facilities”

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. It reiterates Grantham’s position as the focal point for
new development, and confirms that the allocations are the most suitable and sustainable
development options.

7.1.7

Policy SP2 (Settlement Hierarchy) states that the majority of development will be focused
in Grantham in order to support and strengthen its role as a Sub-Regional Centre. New

development proposals will be supported on appropriate and deliverable brownfield sites
and on sustainable greenfield sites (including urban extensions), where development will
not compromise the town’s nature and character.
7.1.8

Policy H1 read together with Policy GR3-H2 - Rectory Farm (Phase 2 North West
Quadrant) allocates the wider Rectory Farm in Grantham site for an indicative quantum of
1,150 dwellings subject to a number of development principles which are set out and
commented on (in relation to the current application) below:
(a) Development should provide a strategic access solution which limits the number of
new access points onto the A52 Barrowby Road. The strategic access solution should
include details on vehicular, pedestrian and cycleway connections to the adjacent
Poplar Farm.
The strategic solution has been provided for in the Planning Brief (masterplan) in
agreement with LCC Highways and Highways England with key accesses limited to
3 ghost island junctions on Barrowby Road to serve Rectory Farm, one of which
would serve the current proposal. See Sections 7.3 and 7.5
(b) The layout of the development should provide appropriate transport infrastructure
measures to encourage walking, cycling and use of public transport in order to
maximise opportunities for sustainable modes of transport.
North-south and east-west cycleways and footpaths are incorporated into the layout
connecting with the adjacent proposal (S16/2819) to the west, Poplar Farm
(including school and NW Quadrant neighbourhood centre) to the east and future
phases of Rectory Farm to the north. Section 106 contributions will provide
enhanced bus services to serve Rectory Farm. See Sections 7.3 and 7.5
(c) Provide for safe and convenient highway, footway, and cycleway connections
throughout the site connecting residents to local schools, including the new Poplar
Farm Primary School, community facilities and into the town centre.
As above. See Sections 7.3 and 7.5
(d) The development will make suitable open space provision including providing an
additional playing field or land for such use, adjacent to the boundary of Poplar Farm
School.
An extension to the playing fields as well as extensive areas of multi-functional
open space are incorporated in the layout. See Section 7.3.
(e) Land in the North-West corner of the site, following the public footpath known as Barr
11/4, shall be used for the provision of landscaping and open space only, to protect the
sensitive landscape from development.
This applies to later phases of Rectory Farm
(f) The development should incorporate Sustainable Urban Drainage systems where
practical and possible to do so.
The development provides a SuDS drainage solution which is integrated into the
multi-functional open space. See Sections 7.3 and 7.6

(g) The development should provide net gains in biodiversity on site and contribute to
wider ecological networks where possible.
The development will be integrated with the existing ecological network of Poplar
Farm, and through retention of existing features such as the pond and hedgerows
and significant new planting and provision of multi functional open space, will result
in a net biodiversity gain. See Sections 7.3 and 7.7
(h) Development of this site should seek to positively incorporate strategic views towards
the Town’s heritage assets and their setting (i.e. Belmount Tower, St Wulfram’s, and St
Sebastian’s). The topography of the site shall be carefully considered to ensure that
development proposals minimise possible harm to cross town views of these heritage
features.
Although this is a relatively small part of the overall Rectory Farm development, the
layout provides for extensive views to the east from the open spaces towards St
Wulfram’s Church, Belton Park and Bellmount Tower. See Section 7.8.
(i) 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.
Conditions are attached to ensure timely delivery of necessary upgrades. See
Section 7.6
(j) To ensure the development achieves good, high quality design a design code will be
prepared for the whole site.
As this is a full application there is no requirement for a detailed design code.
(k) Detailed proposals should come forward comprehensively to reflect the Development
Brief for this site.
The proposal was drawn up alongside the Draft Design Brief and fully accords with
it. The layout will enable future phases to be designed in line with the design brief.
See Section 7.3.
(l) The development will provide appropriate mitigation measures to the Strategic Road
Network if required and demonstrated by relevant transport assessment and agreed
with Highways England.
Conditions and section 106 contributions will ensure that mitigation in the form of
the Grantham Southern Relief Road and an upgrade to the A1/A52 junction are
provided. See Section 7.5.
7.1.9

The site is wholly within the Rectory Farm allocation, which itself is within the district’s
major focus for growth - Grantham. The principle of residential development on this
allocated site in Grantham, which accords with development principles in the allocation
policy is therefore acceptable in accordance with Local Plan policies SD1, SP1, SP2, H1
and GR3-N2 and the NPPF.

7.1.10 The proposal is assessed in more detail against these specific principles in later sections
of the report.

7.2

Impact on the Landscape Character

7.2.1

Policy EN1 seeks to ensure development is appropriate for its wider landscape context
stating that development must be appropriate to the character and significant natural,
historic and cultural attributes and features of the landscape within which it is situated, and
contribute to its conservation, enhancement or restoration.

7.2.2

The NPPF (Section 15) seeks among other things to protect and enhance valued
landscapes.

7.2.3

The Council has produced a draft “Planning Brief” which takes the form of a masterplan to
guide development on Rectory Farm in a coordinated manner. This planning brief was
based on the recommendations of a design review carried out by OPUN (now known as
Design Midlands) and liaison with other consultees including LCC Highways/SuDS. It also
takes account of other studies including the South Kesteven Landscape Character
Assessment and the Belton House and Park Setting Study. The planning brief will go
before Cabinet for formal endorsement early next year. However, it has gone through
formal consultation and therefore carries weight as a material consideration.

7.2.4

The proposal would extend the town beyond the existing built up area. It is recognised that
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. However, the Rectory Farm allocation as a whole has already been
deemed a suitable site for residential development, having gone through a rigorous
process of assessment in the local plan process. The draft Planning Brief further clarifies
the land use disposition and characteristics of suitable development for this site.
Furthermore, the conclusions of the Environmental Statement submitted with the
application confirm that the landscape is capable of absorbing the development without
unacceptable impact.

7.2.5

The application site, when taken together with the related adjacent application site
(S16/2816 – 228 dwellings) and the Rectory farm allocation as a whole is a logical
extension of the town, the impact of which can be suitably mitigated through appropriate
landscaping rather than an incongruous encroachment onto open countryside.

7.2.6

Taking the above into account it is concluded that the impact on the general landscape
character is acceptable in accordance with Local Plan policy EN1 and the NPPF.

7.3

Detailed Design

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.

7.3.2
7.3.3

Local Plan Policy GR3-H2 (Rectory Farm allocation policy) includes various development
criteria relating to design.
Local Plan Policy OS1 sets out the amount and type of open space that is required in new
developments.

7.3.4

Local Plan Policy H4 requires all major proposals for residential development to provide
appropriate type and sized dwellings to meet the needs of current and future households
in the District.

7.3.5

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.

7.3.6

The proposal (together with adjacent proposal S16/2819) has been significantly amended
to greatly improve the design. These amendments have been based on the conclusions of
the OPUN design review, draft Planning Brief and extensive officer advice. Key
amendments include:
• Omission of roundabout on Barrowby Road. Replaced by 3 x ghost island priority
junctions
• Replacement of a 1 x north-south primary route and 1 x secondary route with 3 x northsouth primary routes
• Tree-lined avenues – with trees to be planted in grass verges and adopted by LCC
Highways
• More logical and easily navigable street pattern, especially in respect to east-west
connections
• Cul-de-sacs replaced wherever possible by perimeter blocks and edge lanes to be
adopted by LCC Highways
• Better connections to future phases of Rectory Farm and the existing Poplar Farm
development including secondary road connection to school and neighbourhood centre
and foot/cycleway connections
• Improvements to the Barrowby Rd frontage, including street trees, regular building line
and limited accesses serving private drives
• Retention of existing ecological features including hedgerows and pond
• Improvements to house types including additional “corner turners” where appropriate

7.3.7

The layout of the 2 applications combined is essentially 3 x tree-lined north – south
avenues from Barrowby Road which would connect to future phases of the northern part
of Rectory Farm, together with two tree lined east west secondary roads. One of which
would connect to Poplar farm to the east and future phases of the western part of Rectory
Farm. Connectivity is further enhanced by foot and cycleway connections to Poplar farm
and the NW Quadrant neighbourhood centre.

7.3.8

These key roads would serve a series of perimeter blocks with edge lanes, and cul-desacs. Dwellings fronting Barrowby Road would be set back from the road and served by a
limited number of accesses to private drives running parallel to Barrowby Road. New
street trees would be planted along the north side of Barrowby Road. The street trees,
grass verges and edge lanes would be adopted by LCC Highways.

7.3.9

A key feature would be a multi-functional landscaped open space running east-west
through the site. This would effectively form an extension of the existing central open
space within Poplar Farm. The result would be a large east-west linear park running
through the whole NW Quadrant urban extension.

7.3.10 The landscaped area of open space accords with the requirements of Local Plan policy
OS1 and would include informal open space, play areas and SuDS attenuation ponds. An
existing pond surrounded by trees would form part of the SuDS system at the eastern end
of the site. A further area of open space would be provided along a large part of the
eastern boundary of the site. This would include an extension to the Poplar Farm School
playing fields and further public open space and a SuDS pond.
7.3.11 The house types and density are appropriate for the edge of town context. An appropriate
mix of house types and sizes is provided in accordance with Local Plan policy H4,
including 2, 3 and 4 bed dwellings, detached, semi-detached and terraced properties,
together with a percentage of affordable dwellings.
7.3.12 The layout corresponds with that shown in draft planning brief as it is required to the
allocation policy GR3-H2. The layout has been designed to ensure that there is a clearly
defined and legible street hierarchy and that all areas of public open space are overlooked
and have dwellings facing them rather than turning their backs on them. Dwellings are
aligned so that they generally follow regular building lines, particularly along Barrowby
Road, the primary roads, and those facing on to public open space. All dwellings on
corners have been designed so that they are "dual aspect" thereby avoiding blank
elevations facing the public realm. The houses themselves are of traditional vernacular
design and appearance, some of which feature chimneys, stone cills, porches or bay
windows to add interest to the streetscene.
7.3.13 The proposed dwellings are all either 2 or 2.5 storey in height and vary in size between 2,
3 and 4 bedrooms. They are arranged in detached, semi-detached and short terrace
forms. The scale and form of the buildings reflects the existing suburban form of
development around the edges of the Grantham and is therefore appropriate for this
context.
7.3.14 High level indicative plans have been submitted showing distribution of materials,
boundary treatment on key streets and landscaping features. Conditions have been
attached requiring final details to be submitted and approved, and to be in general
accordance with these high level plans.
7.3.15 The palette of materials has been chosen to reflect those used locally, and includes a
mainly red and dark red bricks with some render and stone detailing for walls, with grey
slate effect tiles and red pantiles for roofs. The choice of materials also reinforces the
street hierarchy with the use of red brick, stone features and render concentrated on the
main street, and other combinations on other streets. Render is mainly limited to focal
points and key gateways within the site.

7.3.16 Front boundary treatments are highlighted on key streets and include railings, brick walls
and hedgerows. Again, this reinforces the street hierarchy and consistency in the
streetscene.
7.3.17 The landscaping plan shows well designed areas of public open space with significant tree
and shrub planting where appropriate, consistent with their multiple-use function i.e.
informal greenspace, public amenity space, SuDS system and wildlife corridor.
7.3.18 Overall the design (as amended) is of a high quality, well integrated with the NW Quadrant
sustainable urban extension and wider context and in line with the draft planning brief. In
addition, it performs well when assessed against the government endorsed Building For a
Healthy Life criteria. In this respect the proposal is therefore in accordance with Local Plan
Policies DE1, GR3-H2 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 dwellings, 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

Due to the scale of the development it is considered appropriate in this case to attach a
construction management plan to minimise noise, disturbance and inconvenience to local
residents during construction.

7.4.4

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.

7.4.5

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 ID2 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

Policy GR2 - Sustainable Transport in Grantham requires strategic developments in
Grantham to make an appropriate contribution to necessary transport improvements and
the delivery of the objectives of the Grantham Transport Strategy, either directly where
appropriate (such as the provision of infrastructure or through the contribution of land to

directly enable a scheme to occur) or indirectly (such as through appropriate developer
contributions to an identified scheme).
7.5.3

Local Plan Policy GR3-H2 (Rectory Farm allocation policy) includes various development
criteria relating to highways, connectivity and transport.

7.5.4

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.

7.5.5

The application as originally submitted, proposed access via a new roundabout on
Barrowby Road. However, this was amended in line with the recommendations of the
OPUN design review, discussions with LCC Highways and the draft Planning Brief as it
was considered to be an overly engineered traffic dominated solution, and not consistent
with principles of sustainable transport, good design and placemaking.

7.5.6

As amended, the main vehicular access to the site would be from a new ghost island
junction on Barrowby Road. Additional vehicular connections would be made to Poplar
Farm, the proposed Jelson development to the west and future phases of Rectory Farm to
the north. The ghost island junction is considered much more preferable to a roundabout
as it is in line with best practice and the principles of placemaking as well as being
consistent with the downgrading of Barrowby Road once the Grantham Southern Relief
Road is open.

7.5.7

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 as part of the Environmental Statement for consideration. The Transport
Assessment concludes that, the site can be appropriately accessed, that subject to
mitigation, 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.

7.5.8

The Transport Assessment concludes that the traffic associated with the development
proposals can be accommodated on surrounding highway network and appropriately
mitigated without having a severe impact in accordance with the NPPF. The site is
considered accessible by foot and cycle from the surrounding residential areas. There is
also good access to public transport to access the town centre and other settlements. LCC
Highways and Highways England have robustly assessed the transport assessment and
concluded that the impact is not severe and raise no objection to the proposal subject to
conditions and section 106 contributions.

7.5.9

The Grantham Southern Relief Road is necessary to make this proposal acceptable in
traffic capacity terms as it will significantly reduce the amount of traffic on Barrowby Road
once the A52 traffic through is removed. LCC have therefore requested a section 106

contribution of £550,000 towards the cost of the Grantham Southern Relief Road. They
have also requested £319,196 towards improvements to bus services to further reduce
dependence on private motor cars.
7.5.10 In addition, mitigation is required in the form of an upgrade to the eastern arm of the
A1/A52 junction. The Rectory Farm applications, together with a number of other
developments either consented or in the pipeline are required individually to provide
mitigation to deal with the additional traffic flows and make them acceptable, in the form of
an upgrade to the A1/A52 junction, to be provided by the developers. In the case of
Rectory Farm, Highways England have requested a condition that no dwellings be
occupied until the agreed mitigation works have been implemented.
7.5.11 LCC highways are also looking at downgrading and “greening” Barrowby Rd once the
GSRR is opened which includes their own alternative scheme for potentially remodelling
part of the A1/A52 junction to provide a better entrance to Grantham. This would
potentially provide the same mitigation as Jelson and Linden’s scheme although at this
stage it is not certain when such a scheme would be ready to implement.
7.5.12 Another proposed development - The Grantham Designer Outlet Village already has
consent with a condition that it can’t be occupied until the mitigation is in place. The
proposed Spitalgate Heath Garden Village will also only be able to progress beyond a
specified number of dwellings once the mitigation has been implemented. Due to the
uncertainties caused by Covid, and the timing of the LCC scheme, it is not clear at this
point which of these developments will come forward first and have to implement the
mitigation.
7.5.13 It is expected that all parties, including SKDC, LCC, Highways England and the relevant
developers, will work together to agree a mechanism, outside of the planning process to
ensure that the best solution for implementation of this essential piece of infrastructure in a
timely manner to unlock the significant amount of development that depends on the
A1/A52 junction upgrade.
7.5.14 To further aid the best outcome, the condition requested by Highways England has been
worded flexibly to allow for implementation of either the DOV scheme, Jelson/Linden’s
scheme or any other alternative scheme that provides equal mitigation (including
potentially LCC’s alternative scheme) to the satisfaction of the local planning authority,
before occupation of any dwellings.
7.5.15 Taking the above into account, in this respect, the proposal is acceptable in accordance
with Local Plan Policy ID2 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

Local Plan Policy GR3-H2 (Rectory Farm allocation policy) includes a requirement for a
suitable SuDS drainage system.

7.6.3

The site is in Environment Agency flood zone 1 and therefore not in a high flood risk zone.
The flood risk assessment submitted as part of the Environmental Statement 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 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.

7.6.4

Anglian Water have advised that the Marston Waste Water Recycling Centre will have
available capacity, although the local sewerage network will need upgrading. They do not
object subject to conditions requiring a detailed surface water drainage management plan
and a foul water drainage scheme to allow the sewerage system to be upgraded in a
timely manner.

7.6.5

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.

7.7

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

Local Plan Policy EN3 requires wherever possible, the creation, maintenance and
improvement of green infrastructure taking opportunities to enrich biodiversity habitats,
enable greater connectivity and provide sustainable access for all.

7.7.3

Local Plan Policy GR3-H2 (Rectory Farm allocation policy) includes a development
criterion relating to the need to create and enhance biodiversity and ecological networks.

7.7.4

The site is currently intensively cultivated arable land with relatively low ecological value.
However, those areas of higher value including hedgerows and a pond are to be retained.
Significant new areas of multi-functional open space are proposed including the central
linear open space which is a continuation of the linear park within Poplar Farm. This would
create a continuous green corridor running through the whole NW Quadrant, creating new
opportunities for biodiversity. New street trees and boundary hedgerows are also
proposed throughout the development.

7.7.5

The submitted Environmental Statement incorporates an Ecological Impact Assessment
(EcIA) which covers the current application and the associated adjacent site (S16/2816)
and which sets out the impacts and potential mitigation and enhancements that would
safeguard the existing ecological interest features within the site as well as providing
opportunities for biodiversity net gain. The EcIA concludes that:
“ The construction of the sites will result in the loss of the arable land, sections of
species-poor hedgerows, some scattered trees and scrub habitats. However,
approximately 700m of hedgerows will be retained as part of the Linden Homes site

with an additional 1km proposed. In addition, new swales which are to be planted
with wildflower meadow species will be included within the Linden Homes
development, increasing the plant diversity of the site. The area around the existing
pond will be turned into a larger permanently wet swale which will provide new
aquatic habitat for species and increase the foraging habitat for bat species.
In addition, 8,195m2 of public open space including tree planting and swales are to
be included in the Jelson Homes development. There is the potential for construction
related impacts on both sites to badgers, bats, birds and reptile species. However,
mitigation put in place prior to works commencing and during works will ensure that
these impacts are managed and will therefore not be significant. To avoid impacts to
badger species, a licence will be required to close the outlier sett in the Linden
Homes site. In addition, a method statement will be produced and supervision
implemented to ensure that badgers within the Jelson Homes site are not impacted.
Overall, upon completion of the development and establishment of the landscape
planting it is considered that there will be a positive impact in relation to foraging
bats, nesting birds and reptiles due to the provision of roost and nest boxes, the
addition of hedgerows and the creation of swales.”
7.7.6

Natural England raise no objection and Lincolnshire Wildlife Trust have confirmed that
they support the proposed landscaping and biodiversity measures. Taking the above into
account, it is clear that the proposal would not have an adverse impact on ecology and
would result in the creation of new and enhanced green infrastructure and a significant
enhancement to biodiversity. Conditions have been attached to ensure that the mitigation
and enhancement measures specified in the EcIA are implemented and to ensure
appropriate future biodiversity and landscape management.

7.7.7

In this respect the proposal is acceptable and in accordance with Local Plan policies EN2
and EN3 and the NPPF Section 15.

7.8

Heritage and Archaeology

7.8.1

Sections 66 & 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
require decision makers to have special regard to the desirability of preserving listed
buildings or their settings or any features of special architectural or historic interest which
they possesses as well as the desirability of preserving or enhancing the character or
appearance of conservation areas. Any adverse effect on a heritage asset, even if slight or
minor, would not preserve the asset or its setting.

7.8.2

Case law has held that the abovementioned legislation requires that considerable
importance and weight must be attached by the decision maker to the desirability of
preserving the setting of heritage assets when balancing harm against public benefits.

7.8.3

Local Plan Policy EN6 states amongst other criteria that the Council will seek to protect
and enhance heritage assets and their settings, in keeping with the policies in the National
Planning Policy Framework. Development that is likely to cause harm to the significance of
a heritage asset or its setting will only be granted permission where the public benefits of

the proposal outweigh the potential harm. Proposals which would conserve or enhance
the significance of the asset shall be considered favourably.
7.8.4

Local Plan Policy GR1 states that proposals which affect the setting of Belton House will
have to demonstrate the impacts through a Heritage Impact Assessment (HIA) and that
the impacts have been removed and/or mitigated.

7.8.5

Local Plan Policy GR3-H2 (Rectory Farm allocation policy) includes a development
criterion stating that proposals should seek to minimise harm and incorporate views
towards the town’s heritage assets i.e. towards St Wulfram’s Church , St Sebastian’s
Church and Belmont Tower.

7.8.6

Equally the NPPF is very clear that great weight should be given to the conservation of
heritage assets and the more important the asset, the greater the weight should be. If
harm is identified, there are two policy tests in the NPPF: Proposals which would result in
substantial harm should be refused unless it can be demonstrated that it is necessary to
achieve substantial public benefits that outweigh the harm. Where a proposal would lead
to less than substantial harm to the significance of a designated heritage asset, this harm
should be weighed against the public benefits of the proposal. Although substantial and
less than substantial harm are a matter of judgement the NPPG advises that substantial
harm is a high test and is most likely to be applicable where a fundamental element of a
heritage asset’s special interest is seriously compromised.

7.8.7

The settings of the following designated heritage assets are affected by the development:
Grade I listed St Sebastian’s Church Gt Gonerby, Grade I listed St Wulfram’s Church
Grantham, Grade II* listed Belmont Tower, Grade I listed Belton House and Grade I
registered Belton Park.

7.8.8

The site is already deemed acceptable in principle for development in Local Plan
allocation policy GR3-H2, so it is already accepted that there will be an impact on the
setting of the abovementioned heritage assets, and therefore some degree of harm.

7.8.9

The Heritage Impact Assessment submitted as part of the Environmental Statement
concludes that the impact would be neutral to slight. Historic England and the Council’s
Conservation officer take a slightly different view, concluding that there would be some
harm to the setting of these heritage assets. The harm would arise from the visibility of the
development within long distance views across Grantham in which the setting of these
heritage assets can be experienced as well as views from them, particularly the panoramic
view from Belmont Tower. However, the proposal would make up only a very small
element in these views, which already affected by development on the edge of Grantham.
Therefore it is concluded by both Historic England and the Council’s Conservation Officer
that any harm would be at the lower end of “less than substantial”.

7.8.10 Whilst the creation of new view corridors required by Policy GR3-H2 will be more
applicable to later phases of Rectory Farm on the higher ground to the north, the current
proposal does provide extensive eastward and northward views across the open space
towards, St Wulfram’s Church, St Sebastian’s Church, Belton Park and Belmont Tower
which will increase the public’s ability to experience and appreciate these heritage assets.

7.8.11 Applying the tests of EN6 and the NPPF, it is clear that there are substantial public
benefits of the development that outweigh the identified low level of harm. These public
benefits include a significant contribution towards the Local Plan housing requirement,
affordable housing needs, biodiversity net gain as well as new public views created
towards heritage assets.
7.8.12 In terms of archaeology, the Environmental Statement has identified that there may be
some archaeological remains within the site. Therefore, an appropriate scheme of
archaeological investigation will be secured by condition to ensure any archaeological
evidence can be recorded.
7.8.13 Taking the above into account, in this respect the proposal is in accordance with Local
Plan policies GR3-H2, EN6 and the NPPF.
7.9

Viability and Developer Contributions

7.9.1

Local Plan policy H2 is clear that in most cases viability should not be an issue and that it
is not normally necessary or appropriate for viability assessments to be considered. The
viability of development across the district has been already been assessed “up front” by
the Whole Plan Viability Assessment which has informed the allocations and policies in
the Local Plan.

7.9.2

In terms of affordable housing provision, these means that development within the majority
of the district has been found to be viable with 30% affordable housing except for the
urban area of Grantham which is viable with 20%.

7.9.3

The only exceptions are brownfield sites across the district which are found to have
unforeseen abnormal costs or exceptionally low development values, and the Grantham
housing allocations where it is recognised that viability is marginal and the 30% target of
affordable housing is not possible.

7.9.4

Policy H2 also states that in cases where the site specific viability assessments are
applicable, the Council will consider alternative options to deliver a range of affordable and
intermediate products and an overage clause will be included to cover any deficit in
provision. This must be justified through clear evidence set out in a viability assessment
which the Council will have independently assessed.

7.9.5

NPPF section 5 states that where a need for affordable housing is identified, planning
policies should specify the type of affordable housing required, and expect it to be met onsite unless:
• a) off-site provision or an appropriate financial contribution in lieu can be robustly
justified; and
• b) the agreed approach contributes to the objective of creating mixed and balanced
communities.

7.9.6

The NPPF also goes on to say that where major development involving the provision of
housing is proposed, planning policies and decisions should expect at least 10% of the
homes to be available for affordable home ownership, unless this would exceed the level
of affordable housing required in the area, or significantly prejudice the ability to meet the
identified affordable housing needs of specific groups.

7.9.7

The National Planning Practice Guidance (NPPG) advises on viability and how it should
be assessed, including benchmark land values which it advises should be:
• be based upon existing use value
• allow for a premium to landowners (including equity resulting from those building their
own homes)
• reflect the implications of abnormal costs; site-specific infrastructure costs; and
professional site fees

7.9.8

A viability appraisal has been submitted with this application that concludes that 5%
affordable housing can be afforded without undermining viability. The applicant’s viability
appraisal has been robustly assessed by the Council’s independent viability consultant
RLB.

7.9.9

RLB generally concur with the build costs and values in the applicant’s viability appraisal
but conclude that the section 106 costs have been underestimated and the land value too
high. The development would incur high up front abnormal costs, particularly electricity
provision. There are also significant section 106 requirements to provide highways,
education health and other mitigation.

7.9.10 This means that there is a finite section 106 pot that does not cover the whole section 106
requirement whilst allowing the development to remain viable. Following discussions, the
applicants have agreed to significantly reduce the land value to a level which our
consultants consider to be acceptable and in line with the NPPG guidance and
comparable with other similar sites.
7.9.11 However, in order to make the development viable a reduction in the amount of affordable
housing below the 30% target is in this case justifiable, and in line with policy H2. The
supporting text of Policy H2 states that the default mix to best meet local need, based on
the Strategic Housing Market Assessment is 40% rented and 60% intermediate. Our
viability consultant has tested different scenarios. The maximum percentage that can be
provided is 10%, which would be discounted market homes rather than rented or shared
ownership products. If the traditional 40:60 mix is applied the percentage would drop
significantly, or if the 40:60 mix is applied at 10% the land value would be unacceptably
low.
7.9.12 Given that policy H2 does allow for alternative options for affordable products when
viability is considered, and that the NPPF expects at least 10% of affordable homes on a
site to be available for affordable home ownership, it is considered that 10% discount
home ownership is the most preferable option in this case.
7.9.13 On large urban extensions, it is recognised that there will be significant up-front costs at
the start of the development and it is normal practice to spread the costs of affordable

housing across the whole development by deferring affordable housing provision to later
stages to enable delivery of the development.
7.9.14 As later phases of Rectory farm will not have to absorb the significant up front abnormal
costs they would therefore be more viable. This means that the percentage of affordable
housing on the much larger later phases would be much greater and able to provide the
default 60% rented 40% shared ownership mix. So overall, Rectory farm as a whole, when
built out will have provided a significant percentage of affordable housing, spread fairly
evenly throughout the site and to meet local needs in line with the expectations of policy
H2. Furthermore, as required by Policy H2 an overage or review mechanism will be
incorporated into the Section 106 agreement. Any overage will be payable to the Council
to be used for the provision of affordable housing elsewhere in Grantham, potentially on
later phases of Rectory farm.
7.9.15 Taking into account the viability situation outlined above, the proposal would necessitate
the following obligations and financial contributions via a section 106 agreement.
•
•
•
•
•
•
•
•
•
•

Highways - £550,000 towards GSRR
Highways - £319,196 towards improvement of local bus services
Education – £1,265,271 towards local educational facilities (extension to Poplar Farm
School).
NHS – £145,200 towards local medical facilities.
Community Centre - £50,380 towards community centre to be provided at Poplar Farm
Open Space/Ecology – Formal and Informal/natural green space to be provided on site
as per plans together with arrangements for future maintenance and £254,464
contribution towards future maintenance if adopted
Children’s Play Equipment – 3339m2 to be provided as a LEAP in the location shown
on the plans
Fire Hydrant - £1,977 for provision of 2 x fire hydrants
Affordable Housing – minimum of 10% to be provided on site
Monitoring - £10,000

7.9.16 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 H2 and ID1, the
South Kesteven Planning Obligations SPD and the NPPF.
7.10

Other Issues

7.10.1 Air Quality – The Environmental Statement concludes that air quality is within acceptable
limits and that the Grantham air quality management area would not be adversely affected
subject to appropriate mitigation. The Council’s Environmental Protection Team have
observed that the figures do not accurately reflect figures recorded by the Council and that
the proposal has the potential to affect the Grantham Air Quality Management Area. They
therefore request details of proposed mitigation measures measures in order to draft
appropriate conditions and or S106 requirements. It is likely that mitigation can be secured
under conditions relating to policy SB1, Section 106 bus and highways contributions and
future downgrading/greening of Barrowby Road. Any details and relevant conditions will
be reported in the Additional Item’s Report.

7.10.2 Contamination – The Council’s Environmental Protection Team have been consulted and
due to the potential presence of contaminants on part of the land, conditions have been
attached at their request to ensure any contamination is appropriately remediated concur
with this view. In this respect the proposal accords with Local Plan policy EN4.
7.10.3 Self Build – Local Plan policy H3 requires developments of 400 or more dwellings to
provide at least 2% of the plots to be serviced plots for self and custom builders. This
application together with associated application S16/2816 collectively propose 448
dwellings. However, due to viability issues outlined in previous sections, it is considered
that the self-build element of the wider Rectory Farm development can be deferred to later
phases to ensure this policy is complied with
7.10.4 Sustainability – Local Plan SB1 requires new development to incorporate sustainability
measures to mitigate and adapt to climate change including sustainable construction,
renewable energy and electric charging points. Conditions have been attached to ensure
compliance with these requirements

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

This is an allocated site in a sustainable location and the proposed development will form
part of the wider North West Quadrant sustainable urban extension contributing
significantly to the Local Plan housing requirement and growth ambitions for Grantham.

10.2

The proposal has been designed to a high standard which is in keeping with its context
and the wider Rectory Farm masterplan as set out in the Draft Planning Brief. Subject to
mitigation secured by conditions and a section 106 agreement, the proposal would not
have unacceptable amenity, highway, flood risk or other environmental impacts.

10.3

Taking the above into account, the proposal is therefore acceptable in accordance with
Local Plan policies SD1, SP1, SP2, H1. H2, H3, H4, EN1, EN2, EN3, EN4, EN5, EN6,
DE1, SB1, ID2, OS1, GR1, GR2, GR3-H2 and the NPPF. There are no overriding material
considerations that indicate otherwise.

11

Recommendation

11.1

Approve the application subject to the conditions set out below and subject to completion
of a Section 106 planning Agreement securing the requirements specified in the developer
contributions section of the report. Where the S106 obligation has not been concluded
prior to the Committee, a period not exceeding twelve weeks after the date of the
Committee shall be set for the completion of that obligation.

11.2

In the event that the agreement has not been concluded within the twelve-week period
and where, in the opinion of the Head of Development Management, there are no
extenuating circumstances which would justify a further extension of time, the related
planning application shall be refused planning permission for the appropriate reason(s) on
the basis that the necessary criteria essential to make what would otherwise be
unacceptable development acceptable have not been forthcoming.

Time Limit for Commencement
1

The development hereby permitted shall be commenced before the expiration of three years
from the date of this permission.
Reason: In order that the development is commenced in a timely manner, as set out in
Section 91 of the Town and Country Planning Act 1990 (as amended).

Approved Plans
2

The development hereby permitted shall be carried out in accordance with the following list
of approved plans:
Access: NTW 477 014 received 24 January 2019
Site Wide Plans: 8247-L-01C; GRA01.PL001D; GRA01.PL002C; GRA01.PL004A;
GRA01.PL005A; GRA01.PL006A; GRA01.PL007A; GRA01.PL008A; GRA01.PL009B;
GRA01.PL0011A all received 18 September 2020
House Types and garages: JT330C R01 PD OP; JT330C R01 P01 ASA; JS399C R01 P01
OPP; JT330C R01 HA AS; JS397C R01 HA OP; JS397C R01 HA AS; JS333G R01 PD OP;
JS333G R01 PD AS; JS325C R01 PD OP; JS325C R01 PD AS; JS319C R01 PD OP;
JS319C R01 PD AS; JS318C R01 PD OP; JS318C R01 PD AS; JS312C R01 PD OP;
JS312C R01 PD AS; JS310V R01 PD OP; JS310V R01 PD AS; JS310G R01 PD OP;
JS310G R01 PD AS; JS310C R01 PD OP; JS310C R01 PD AS; JS306C R01 PD OP;
JS306C R01 PD AS; JS304C R01 PD OP; JS304C R01 PD AS; JS299C R01 HAS OP;
JS299C R01 HA AS; JS295C R01 HA OP; JS295C R01 HA AS; JS203C R01 PD OP;
JS203C R01 PD AS; JS201C R01 PD OP; JS201C R01 PD AS; JD425C R01 PD OP;
JD425C R01 PD AS; JD421G R01 PD OP; JD421G R01 PD AS; JD415C R01 PD OP;
JD415C R01 PD AS; JD411C RO1 PD OP; JD411C RO1 PD AS; JD409V R01 PD OP;
JD409V R01 PD AS; JD409G R01 PD OP; JD409G R01 PD AS; JD407C R01 PD OP;
JD407C R01 PD AS; JD402C R01 PD OP; JD402C R01 PD AS; JD401C R01 PD OP;
JD401C R01 PD AS; JD332C R01 PD OP; JD332C R01 PD AS; JD331C R01 PD OP;
JD331C R01 PD AS; JD326C R01 PD OP; JD326C R01 PD AS; JD320C R01 PD OP;
JD320C R01 PD AS; JD313C R01 PD OP; JD313C R01 PD AS; JD311V R01 PD OP;

JD311V R01 PD AS; JD311C R01 PD OP; JD311C R01 PD AS all received 24 January 2019
Unless otherwise required by another condition of this permission.
Reason: To define the permission and for the avoidance of doubt.
Before the Development is Commenced
3

Before the development hereby permitted is commenced, a written scheme of
archaeological investigation shall have been submitted to and approved in writing by the
Local Planning Authority.
Reason: In order to provide a reasonable opportunity to record the history of the site and in
accordance with Policy EN6 of the adopted South Kesteven Local Plan and Paragraph 199
of the NPPF.

4

The archaeological investigations shall also have been completed in accordance with the
approved details before development commences.
Reason: In order to provide a reasonable opportunity to record the history of the site and in
accordance with Policy EN6 of the adopted South Kesteven Local Plan and Paragraph 199
of the NPPF.

5

Before the development hereby permitted is commenced, details demonstrating how the
proposed dwellings would comply with the requirements of Local Plan Policy SB1 must be
submitted to and approved in writing by the Local Planning Authority. The scheme shall
include details of how carbon dioxide emissions would be minimised through the design
and construction of the buildings; details of water efficiency and the provision of electric car
charging points.
Reason: To ensure the development mitigates and adapts against climate change in
accordance with Local Plan Policy SB1.

6

Prior to commencement, a foul water drainage strategy shall be submitted to and approved
in writing by the local planning authority.
Reason: To enable any necessary upgrade to the local sewerage system to be
implemented in a timely manner in order to deal with the additional flows created by this
development.

7

Prior to commencement, a detailed surface water drainage scheme shall be submitted to
and approved in writing by the local planning authority. The scheme shall:
•
•

•

be based on sustainable drainage principles and an assessment of the hydrological
and hydrogeological context of the development;
provide details of how run-off will be safely conveyed and attenuated during storms up
to and including the 1 in 100 year critical storm event, with an allowance for climate
change, from all hard surfaced areas within the development into the existing local
drainage infrastructure and watercourse system without exceeding the run-off rate for
the undeveloped site;
provide attenuation details and discharge rates which shall be restricted to 5 litres per
second;

•
•

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

Reason: To ensure that the permitted development is adequately drained without creating
or increasing flood risk to land or property adjacent to, or downstream of, the permitted
development.
8

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

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

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

No development shall take place until a Construction Management Plan and Method
Statement has been submitted to and approved in writing by the Local Planning Authority
which shall indicate measures to mitigate against traffic generation and drainage of the site
during the construction stage of the proposed development.
The Construction Management Plan and Method Statement shall include;
• phasing of the development to include access construction;
• the parking of vehicles of site operatives and visitors;
• loading and unloading of plant and materials;
• storage of plant and materials used in constructing the development;
• wheel washing facilities;
• the routes of construction traffic to and from the site including any off site routes for the
disposal of excavated material and;
• strategy stating how surface water run off on and from the development will be
managed during construction and protection measures for any sustainable drainage
features. This should include drawing(s) showing how the drainage systems
(permanent or temporary) connect to an outfall (temporary or permanent) during
construction.

The Construction Management Plan and Method Statement shall be strictly adhered to
throughout the construction period.
Reason: To ensure that the permitted development is adequately drained without creating
or increasing flood risk to land or property adjacent to, or downstream of, the permitted
development during construction and to ensure that suitable traffic routes are agreed.
10

Before any construction work above ground is commenced, details of any soft landscaping
works shall have been submitted to and approved in writing by the Local Planning Authority.
Details shall be in broad accordance with drawing 8247-L-01-C and include:
i.
ii.
iii.

planting plans;
written specifications (including cultivation and other operations associated with plant
and grass establishment);
schedules of plants, noting species, plant sizes and proposed numbers/densities
where appropriate;

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.
11

Before the development hereby permitted is commenced, details of hard landscaping works
shall have been submitted to and approved in writing by the Local Planning Authority.
Details shall be in broad accordance with drawing 8247-L-01-C and shall include:
i.
ii.
iii.
iv.
v.
vi.
vii.
viii.

proposed finished levels and contours;
means of enclosure;
car parking layouts;
other vehicle and pedestrian access and circulation areas;
hard surfacing materials;
minor artefacts and structures (e.g. furniture, play equipment, refuse or other storage
units, signs, lighting etc.);
proposed and existing functional services above and below ground (e.g. drainage
power, communications cables, pipelines etc. indicating lines, manholes, supports
etc.);
retained historic landscape features and proposals for restoration, where relevant.

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.
12

Before any of the works on the external elevations for the building(s) hereby permitted are
begun, details of the materials (including colour of any render, paintwork or colourwash) to
be used in the construction of the external surfaces of the buildings shall have been
submitted to and approved in writing by the Local Planning Authority. Details shall be in
broad accordance with drawing GRA01-PL009B.
Reason: To ensure a satisfactory appearance to the development and in accordance with
Policy DE1 of the adopted South Kesteven Local Plan.

13

Before the works to provide the boundary treatments hereby permitted are commenced, a
plan indicating the heights, positions, design, materials and type of boundary treatment to
be erected shall have been submitted to and approved in writing by the Local Planning
Authority. Details shall be in broad accordance with drawing GRA01-PL010B
Reason: To provide a satisfactory appearance to any boundary treatments and by
screening rear gardens from public view, in the interests of the privacy and amenity of the
occupants of the proposed and neighbouring dwellings and in accordance with Policy DE1
of the adopted South Kesteven Local Plan.

14

The development shall be carried out in accordance with the ecological mitigation
measures specified in the Environmental Statement.
Reason: In the interests of ecology and biodiversity.

Before the Development is Occupied
15

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

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

The scheme of remediation shall thereafter be maintained in accordance with the approved
scheme.
Reason: Previous activities associated with this site may have caused, or had the potential
to cause, land contamination and to ensure that the proposed site investigations and
remediation will not cause pollution in the interests of the amenities of the future residents
and users of the development; and in accordance with Policies EN2 and EN4 of the
adopted South Kesteven Local Plan and national guidance contained in the NPPF
paragraphs 178 and 179.
16

Before any dwelling is occupied, all of that part of the estate road and associated footways
that forms the junction with the main road and which will be constructed within the limits of
the existing highway, shall be laid out and constructed to finished surface levels in
accordance with details to be submitted to, and approved in writing by, the Local Planning
Authority.
Reason: In the interests of safety, to avoid the creation of pedestrian trip hazards within the
public highway from surfacing materials, manholes and gullies that may otherwise remain
for an extended period at dissimilar, interim construction levels.

17

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.

18

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.

19

Before any part of the development hereby permitted is occupied/brought into use, the
external surfaces shall have been completed in accordance with the approved details.
Reason: To ensure a satisfactory appearance to the development and in accordance with
Policy DE1 of the adopted South Kesteven Local Plan.

20

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

21

Before any part of the development hereby permitted is occupied/brought into use, the
works to provide the surface and foul water drainage shall have been completed in
accordance with the approved details.
Reason: To ensure the provision of satisfactory surface and foul water drainage is provided
in accordance with Policy EN5 of the adopted South Kesteven Local Plan.

22

Before any part of the development hereby permitted is occupied/brought into use, a
landscape and biodiversity management plan shall have been submitted to and approved in
writing by the Local Planning Authority. The plan shall include:
i.
ii.
iii.
iv.

long term design objectives,
management responsibilities and
maintenance schedules for all landscape areas, other than privately owned,
domestic gardens.
measures to protect and enhance ecology and biodiversity

Reason: Hard and 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.

23

The approved sustainable building measures shall be completed in full for each dwelling, in
accordance with the agreed scheme, prior to the first occupation of each dwelling hereby
permitted.
Reason: To ensure the development mitigates and adapts against climate change in
accordance with Local Plan Policy SB1.

24

No dwellings within the development hereby approved, either alone or in combination with
planning permissions (S16/2818, S16/2819 or S16/2816) shall be occupied, until either the
scheme shown on drawing 103790 PEF ZZ XX DR Y SK002 (Linden/Jelson Eastern
junction 'top up' scheme), the scheme shown on drawing 103790 PEF ZZ XX DR Y SK001
(GDOV Eastern junction 'top up' scheme as required under condition 28 of planning
permission S17/1262) or any other alternative scheme providing the same mitigation that
may be submitted to and approved in writing by the LPA has been completed.
Reason: To ensure that the A1/A52 junction has adequate capacity to accommodate the
additional traffic generated by the development.

25

No more than 448 dwellings within the development hereby approved, either alone or in
combination with planning permissions (S16/2818, S16/2819 or S16/2816) shall be
occupied, until the scheme shown on drawing no. 106648-SK006 Rev A (the Western
junction GDOV scheme) has been completed.
Reason: To ensure that the A1/A52 junction has adequate capacity to accommodate the
additional traffic generated by the development.

Ongoing Conditions
26

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.

27

Following the first occupation of the final dwelling/unit hereby permitted, the approved
Landscape and Biodiversity Management Plan shall be adhered to in full thereafter unless
otherwise agreed in writing by the Local Planning Authority.
Reason: Hard and 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.

28

The approved surface water drainage scheme shall be retained and maintained in full, in
accordance with the approved details.

Reason: To ensure that the permitted development is adequately drained without creating
or increasing flood risk to land or property adjacent to, or downstream of, the permitted
development.
Standard Note(s) to Applicant:
1 In reaching this decision the Local Planning Authority has worked with the applicant in a
positive and proactive manner addressing highways and design impacts on and progressing
the formal application to a determination within an agreed timeframe. The decision is therefore
in accordance with paragraphs 186 -187 of the National Planning Policy Framework.
2 All roads within the development hereby permitted must be constructed to an engineering
standard equivalent to that of adoptable highways. Those roads that are to be put forward for
adoption as public highways must be constructed in accordance with the Lincolnshire County
Council Development Road Specification that is current at the time of construction and the
developer will be required to enter into a legal agreement with the Highway Authority under
Section 38 of the Highways Act 1980. Those roads that are not to be voluntarily put forward
for adoption as public highways, may be subject to action by the Highway Authority under
Section 219 (the Advance Payments code) of the Highways Act 1980.

Proposed Site Layout

Composite proposed site layout plan (S16/2816 and S16/2819)

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

