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S20/1253 153 Eastgate, Deeping St James, Lincolnshire, PE6 8RB  



 

 
 

1 Description of Site 
 

1.1 The site is within a predominantly residential part of Deeping St James, although there are 

some farm buildings in the vicinity. The settlement typically follows a linear pattern along 

Eastgate, although there are some examples of backland development to the rear of the 

frontage plots. 

 

1.2 Planning permission was previously granted for the demolition of two existing dwellings on 

the site and construction of twelve replacement dwellings. 

 

2 Description of proposal 

 
2.1 This application proposes the variation of condition 2 (approved plans) of S18/2111 to 

amend several plots on the approved development, which has already commenced and 

comprised the demolition of the two existing dwellings and the erection of 12 detached 

dwellings and garages. The dwellings would be accessed by a private road, set behind a 

gated access. The dwellings are proposed to be a mixture of traditionally designed house 

types. 

 
2.2 The changes to the approved house types are as follows:- 

1)  Plot 1 - Brancaster House type amended to a Stonebridge 
2)  Plot 2 - Amended boundary wall position 
3)  Plot 3 - No change 
4)  Plot 4 - Thornham house type amended to a Hapton 
5)  Plot 5 - No Change 
6)  Plot 6 - Morston house type amended to a Wroxham 
7)  Plot 7 - Cromer house type amended to a Kettlestone 
8)  Plot 8 - Kelling house type amended to a Cromer 
9)  Plot 9 - Holkham house type amended to a Cley 
10)  Plot 10 - Morston H amended to a Heacham 
11)  Plot 11 - Creake house type amended to a Wheatsheaf 
12)  Plot 12 - Amended Window / Door positions to the Holme house type 
13)  Amended Garage designs 

 

2.3 The dwellings are similar to those already approved and consist of a range of 2-storey and 

1 ½-storey houses. With the exception of plot 1 (which has an attached garage) all the 

dwellings would have a detached double garage with accommodation within the roof 

space, with an external stair. 

 

2.4 There is no change to the access and parking arrangements, the changes relate solely to 

the change of dwelling types. 

 

 

 

 

 

 

 

 



 

 
 

3 Relevant History 
 

Reference Proposal Decision Date 

S18/2111 Demolish 2 dwellings and erection of 12 

Dwellings with associated access/parking 

Approved 

Conditionally  

29/10/2019 

    

4 Policy Considerations 
 

4.1 SKDC Local Plan 2011 - 2036 

Policy SP2 – Settlement Hierarchy 
Policy EN1 - Landscape Character 
Policy DE1 – Promoting Good Design 
Policy ID2 – Transport and Strategic Transport Infrastructure 
 

4.2 National Planning Policy Framework (NPPF) 

Section 5 - Delivering a sufficient supply of homes 
Section 9 - Promoting sustainable transport 
Section 12 - Achieving well-designed places 
 

5 Representations Received 
 

5.1 Environment Agency 

5.1.1 We did not recommend condition 2 on application S18/2111 and therefore have no 

comment to make on this application. 

 

5.2 Welland and Deepings IDB 

5.2.1 To supplement my previous comments on this development site please note that the 

Board and developer are in regular contact directly with each other to make sure the 

project satisfies the Board’s requirements for this site. 

 

5.2.2 Items being progressed together include the diversion of the existing Board maintained 

pipeline through the site as well as the submission of applications to alter a watercourse, 

discharge surface water and for a relaxation of the Board’s nine metre byelaw. These 

items are subject to the agreement of technical details with the Board and where 

necessary payment of an application fee. 

 

5.2.3 The Board are happy keep dealing with these matters directly with the developer and 

therefore have no further comments to make. 

 

5.3 Parish Council 

5.3.1 Deeping St James Parish Council  - The Parish Council have considered these variations 

and are happy to support this case. 

 

5.4 LCC Highways & SuDS Support 

5.4.1 Having given due regard to the appropriate local and national planning policy guidance (in 
particular the National Planning Policy Framework), Lincolnshire County Council (as 
Highway Authority and Lead Local Flood Authority) has concluded that the proposed 
development is acceptable and accordingly, does not wish to object to this planning 
application. 



 

 
 

 

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 four letters of representation have been received.  The points 

raised can be summarised as follows: 

1)  Overlooking/ loss of privacy; 
2)  Increased scale; 
3)  Loss of light; 
4)  Detrimental impact on outlook; 
5)  Loss of trees; 
6)  Clarification on access arrangements; 
7)  Difference in levels; 
8)  Drainage concerns; 
9)  Clarification on garage staircase for plot 10; 
10)   Clarification sought on proposed boundary treatments; 
11)   Devaluation or property; 
12)   Loss of view. 

 

7 Evaluation 
 

7.1 Principle of Development 

 

7.1.1 The purpose of an application made under section 73 of the Town and Country Planning 

Act 1990 is to vary or remove conditions associated with a planning permission. One of 

the uses of a section 73 application is to seek amendments, where there is a relevant 

condition that can be varied. This is the case with the current application, in which the 

applicant is seeking to change the dwelling type and garage design on several plots, by 

varying the approved plans condition of S18/2111. 

 

7.1.2 The effect of granting permission would be to issue a new permission with condition 2 

amended, together with any other relevant conditions from the original permission.  

 

7.1.3 The Act is very clear that: "On such an application the local planning authority shall 

consider only the question of the conditions subject to which planning permission should 

be granted." In other words the LPA cannot revisit the principle of development, or those 

issues which are not covered by the conditions, and only minor material changes can be 

considered. 

 

7.1.4 The principle of the development was established under S18/2111. The new development 

would not increase the overall number of dwellings or the access/ parking arrangements, 

and therefore the only significant issues to consider are the impact of the changes on the 

appearance of the area and the impact on adjacent neighbours. 

 

7.1.5 The original permission was subject to a Section 106 Agreement that provided for an 

affordable housing contribution towards off-site provision and other developer 

contributions, and this will need re-assigning to this new permission, by means of a deed 

of variation.  

 



 

 
 

7.2 Impact on the Character of the Area 

 

7.2.1 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. 

 

7.2.2 The site is within an established residential area and benefits from a recently approved 

permission where the approved dwellings were of a similar design and scale as that 

proposed. The proposed external materials are considered to be acceptable for this 

context. When viewed from the public highway the site will not appear out-of-place and 

having regard to the pattern of development in the area and the scale and design of the 

proposed development, it is considered that the proposal would not lead to any 

unacceptable impacts on the character of the area. 

 

7.3 Impact on neighbouring properties 

 

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

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

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

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

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

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

 

7.3.2 The house type for plot 1 has been amended, however it is positioned such that all the 

windows are on the front and rear elevations, and there are no windows within the 

elevation facing the neighbouring property. The separation distance to properties on the 

opposite side of Eastgate are located over 40m away and therefore there would be no 

unacceptable loss of privacy.  

 

7.3.3 The attached garage would be sited sufficient distance from the joint boundary, and the 

roof pitches away from the boundary and so the revised dwelling type would not 

unacceptably impact on the level of light to the adjacent property, nor would it result in an 

oppressive outlook. 

 

7.3.4 Whilst trees have been lost from the boundary with plot 2, due to the distances involved, 

and the oblique angle involved, the relationship between the two dwellings is satisfactory. 

Replacement trees can be secured through the soft-landscaping scheme which is 

reserved by condition.  

 

7.3.5 Plot 9 lies beyond the end of the rear garden of the neighbouring property, and whilst the 

revised dwelling type does have two small windows and a door on the elevation facing the 

neighbour, these would be obscured glazed and therefore there would be no loss of 

privacy. The difference and levels and proposed boundary fencing between these 

properties will be addressed through the landscaping scheme that is reserved by 

condition. 



 

 
 

 

7.3.6 The changed dwelling type on Plot 10, would not cause a loss of amenity for the 

neighbour. 

 

7.3.7 Loss of ‘view’ is not a material planning consideration, and whilst there is a double garage 

shown on Plot 4, it is sufficient distance from the boundary and the roof pitches away from 

the boundary, and given the distances involved, the changes to this plot, would not unduly 

restrict light or have an unacceptable loss of amenity for that property. 

 

7.3.8 In summary, the revised dwelling types do not differ significantly from those already 

approved, and due to the distances involved and the orientation of the dwellings, there 

would be no significant adverse impact on the occupiers of neighbouring properties that 

would warrant a refusal of permission, and therefore the proposal is considered to comply 

with the provisions of Policy DE1. 

 

7.4 Highway issues 

 

7.4.1 As the proposal relates solely to a change in dwelling types and the road layout and 

parking arrangements remain as the original approval, there are no highway safety 

implications arising from the changes. 

 

7.4.2 The parking, turning and access arrangements are acceptable for the revised dwellings 

and in accordance with the NPPF (section 9). Each dwelling would have a double garage 

in addition to in-curtilage parking, and the Highway Authority have raised no objections to 

the proposal following the consultation exercise. 

 

8 Conclusion 
 

8.1 Taking the above into account, it is considered that the proposed house-type revisions 

would be appropriate for this context and not result in any unacceptable impacts on 

neighbouring properties in accordance with Local Plan Policies SP2 and DE1 and the 

NPPF (Sections 5, 9 and 12). There are no material considerations that indicate 

otherwise. 

 

9 Crime and Disorder 
 

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

implications. 

 

10 Human Rights Implications 
 

10.1 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. 

 

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

 



 

 
 

10.3 RECOMMENDATION: that subject to re-assigning the previous Section 106 

Agreement to this new application, 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: 
  

i. Site Location Plan: MSP.1430/001  
ii. Site Layout Plan: ACH01/08 Rev H  
iii. Floor Plans and Elevations: CLEY 01 Rev C, 02 Rev B, 03 Rev B; CROM H/ 01, 02, 
03; HAP 01 Rev A, 02 Rev B, 03 Rev A; HEACH 01 Rev B, 02 Rev B, 03 Rev B; HOLM 
01 Rev B, 02 Rev B, 03 Rev B; KELL H 01, 02, 03; KETT 01, 02, 03 Rev A; SALT 01, 02, 
03; STONE 01, 02, 03; TICH 01, 02, 03; WHEAT 01 Rev A, 02 Rev A, 03 Rev A; WROX 
01 Rev B, 02 Rev B, 03 Rev B 
iv. Garage drawings: GT6 SB/ 01, 02; GT6 SF/ 01, 02 and GT12 SB/ 01, 02  
v. Tree Protection Plan: SHA/001  
 
Unless otherwise required by another condition of this permission. 
       
Reason: To define the permission and for the avoidance of doubt. 
 

During Building Works 
 

2 The development must be carried out in strict accordance with the approved tree 
protection method statement ref: ACH01. 

 
Reason: To prevent unnecessary damage to existing trees and in accordance with Local 
Plan Policy DE1. 

 
3 The development hereby approved shall be carried out in accordance with the 

recommendations contained within the following report: 
- Ground Engineering Report Reference No. C14466 received 18 April 2019 
  
Reason:  To ensure that the proposed development not cause pollution in the interests of 
the amenities of the future residents and users of the development; and in accordance 
with Local Plan Policy EN4. 
 

4 Before any hard landscaping works are commenced, details of a hard landscaping 
scheme must have been submitted to and approved in writing by the Local Planning 
Authority. Details shall include: 
 
i. boundary treatments and other means of enclosure;  
ii. car parking layouts;  
iii. other vehicle and pedestrian access and circulation areas;  
iv. hard surfacing materials;  
v. external lighting and bin storage;  

 
Reason: Hard landscaping and tree planting make an important contribution to the 
development and its assimilation with its surroundings and in accordance with Local Plan 
Policy DE1. 



 

 
 

 
5 Before any soft landscaping works are commenced, details of a soft landscaping scheme 

must have been submitted to and approved in writing by the Local Planning Authority. 
Details shall include:  
  
i. planting plans; 
ii. written specifications (including cultivation and other operations associated with plant 
 and grass establishment);  
iii. 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 Local Plan 
Policy DE1. 
 

6 The development hereby approved shall be carried out in accordance with the 
recommendations contained within the following report: 
  
Updated protected species survey, Land at 153 Eastgate, Deeping St James, Lincolnshire 
dated 4 July 2017 
 
Reason: In the interests of the protection of wildlife and their habitat. 
 

7 Before any drainage works are commenced, a scheme for the treatment of surface and 
foul water drainage shall have been submitted to and approved in writing by the Local 
Planning Authority.  
  
Reason: To ensure the provision of satisfactory surface and foul water drainage is 
provided in accordance with Local Plan Policy EN5. 
 

8 Before any development above ground level is commenced, plans showing the proposed 
finished floor levels of all buildings with reference to [neighbouring properties or an off site 
datum point] shall have been submitted to and approved in writing by the Local Planning 
Authority. 
  
Reason: In the interests of the visual amenities of the area and in accordance with Local 
Plan Policy DE1. 

 
Before the Development is Occupied 
 

9 Before each dwelling hereby permitted is occupied, the external surfaces for that dwelling 
shall have been completed in accordance with the approved details on Site Layout Plan: 
ACH01/08 Rev H. 
   
Reason: To ensure a satisfactory appearance to the development and in accordance with 
Local Plan Policy DE1. 
 

10 Prior to any of the buildings being occupied the private drive shall be completed in 
accordance with the details shown on Site Layout Plan: ACH01/08 Rev H. 

 
Reason: In the interests of safety of the users of the public highway and the safety of the 
users of the site. 



 

 
 

 
11 Before any part of the development hereby permitted is occupied, 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 Local Plan 
Policy DE1.  
 

12 Before the end of the first planting/seeding season following the occupation 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 Local Plan 
Policy DE1.  
 

13 Before any part of the development hereby permitted is occupied, 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 Local Plan Policy EN5. 
 

14 Before occupation of each dwelling, the finished floor levels for that dwelling shall be 
constructed in accordance with the approved levels details.  
 
Reason: In the interests of the visual amenities of the area and in accordance with Local 
Plan Policy DE1.  

 
Ongoing Conditions 
 

15 Within a period of five years from the first occupation of the final dwelling of the 
development hereby permitted, any trees or plants provided as part of the approved soft 
landscaping scheme, 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. 
 
Standard Note(s) to Applicant: 
 

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

2 Anglian Water has assets close to or crossing this site or there are assets subject to an 
adoption agreement. Therefore the site layout should take this into account and 
accommodate those assets within either prospectively adoptable highways or public open 



 

 
 

space. If this is not practicable then the sewers will need to be diverted at the developers 
cost under Section 185 of the Water Industry Act 1991. or, in the case of apparatus under 
an adoption agreement, liaise with the owners of the apparatus. It should be noted that the 
diversion works should normally be completed before development can commence. 
 

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

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

 
5 Building near to a public sewer - No building will be permitted within the statutory 

easement width of 3 metres from the pipeline without agreement from Anglian Water. 
Please contact Development Services Team on 0345 606 6087. 
 

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

 
7 The permitted development requires the formation of a new/amended vehicular access. 

Applicants should note the provisions of Section 184 of the Highways Act 1980. The works 
should be constructed to the satisfaction of the Highway Authority in accordance with the 
Authority's specification that is current at the time of construction. For further information, 
please telephone 01522 782070. 
 

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

9 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. 
 

10 Prior to commencing development, you are required to contact Welland and Deeping 
Internal Drainage Board to apply for consent to alter the watercourse within the site. 
 

 



 

 
 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 

 

 

 

 

  

 



 

 
 

Proposed site layout plan 

 

3-d view 

 


