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S20/0603 Land Off Falcon Way, Bourne  



 

 
 

1 Description of Site 
 

1.1 The application site is a 0.34 ha piece of land off Falcon Way in Bourne. 

 

1.2 The site is located within the built up area of Bourne. The site is bounded by Falcon Way 

to the west and north and Eagle Road to the south. Abbey Court Care Home is located to 

the east and is 2-storey in scale. There is a three-storey apartment block to the north, with 

parking located further north. To the west and south there is a two-storey residential 

estate. Beyond the site, further north, is Tesco supermarket and associated car park. 

 

1.3 To the west and opposite the site is an area of land of similar size, which was granted 

planning permission on appeal for residential development in October 2015 comprising 23 

dwellings, which has now been implemented. Beyond that to the west are offices fronting 

South Road. 

 

1.4 Outline Planning Permissions (S06/1107/12 and S10/0355/OUT) for a medical centre on 

the site were granted permission in January 2007 and June 2010 respectively. A reserved 

matters application S13/1216 pursuant to the 2010 permission was submitted in May 2013 

and was refused as a consequence of an HSE objection due to the proximity of a Gas 

pipeline which is located to the north of the site. It was later accepted by the Council that 

the medical centre was not deliverable.  

 

1.5 An Outline Planning Application (All Matters Reserved) was submitted in 2016 under 

planning application reference S16/2285 for the residential development of the site. The 

application was granted planning permission subject to several planning conditions, 

including a condition which restricted the quantum of development to a maximum of 19 

dwellings or a net floor area of 1201 square metres.  

 

1.6 An Indicative layout was provided as part of application S16/2285 (Drawing SK01 Revision 

C). The Indicative Drawing showed parking being sporadically located within the layout, 

including to the frontages of properties, separate to the dwellings they serve and a 

communal parking area.  

 

2 Description of Proposal 
 

2.1 This application seeks approval of access, layout, scale, appearance and landscaping for 

19 dwellings pursuant to S16/2285. 

 

2.2 The proposal has been amended during the life of the application, following advice from 

officers, including the Council’s urban design officer. This included ensuring the frontage 

properties better addressed the street, particularly those on corners which were changed 

to be dual aspect. Car parking has been located ‘on plot’ and the internal relationships 

between properties improved to provide a better standard of amenity for future occupiers.  

 

2.3 The proposed dwellings are a mix of detached, semi-detached and apartment properties 

providing a range of 1-bed, 3-bed and 4-bed accommodation. The scheme proposes 2 x 

1-bed affordable units in-line with the requirements of the S106 agreement.  

 



 

 
 

3 Relevant History 
 

Reference Proposal Decision Date 
S16/2285 Residential development for up to 

19dwellings (outline) 
Approved 
Conditionally  

18/12/2018 

S13/1216 Reserved Matters application for 
construction of a Medical Centre 
S10/0355 

Refused  24/03/2016 

S10/0355 Construction of medical centre Approved 
Conditionally  

14/06/2010 

S06/1107 Construction of medical centre Approved 
Conditionally  

23/01/2007 

 

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 EN1 - Landscape Character 

Policy EN5 - Water Environment and Flood Risk Management 

Policy SB1 - Sustainable Building 

Policy H2 - Affordable Housing Contributions 

Policy H4 - Meeting All Housing Needs 

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 

Section 14 - Meeting the challenge of climate change, flooding and coastal change 

 

5 Representations Received 
 

5.1 Education & Cultural Services (LCC) 

5.1.1 No comments to make – matters relating to education provision resolved at outline stage.  

 

5.2 Heritage Lincolnshire 

5.2.1 Archaeological monitoring and recording is required as per conditions 7 and 12 under 

S16/2285. 

 

5.3 Affordable Housing Officer (SKDC) 

5.3.1 From the plans provided with the application (S20/0603), 2 x one bedroom flats have been 

highlighted as the affordable housing provision in line with the S.106 agreement. The two 

affordable units will be required to comply fully with the S106 agreement conditions when 

completed on site. There is a requirement for a nomination agreement which will require 

signing once the affordable housing scheme has been approved. 

 

 



 

 
 

5.4 Environmental Protection 

5.4.1 Contaminated land watching brief required, as per condition 9 under S16/2285. 

Informative requested reminding applicant of responsibility to minimise disturbance to the 

occupiers of the neighbouring properties including Abbey Court care home in terms of 

noise and dust during construction.  
 

5.5 LCC Highways & SuDS Support 

5.5.1 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 two letters of representation have been received. The points 

raised can be summarised as follows: 

 

1) Increased traffic; 
2) Disruption during construction; 
3) Road infrastructure needs upgrading including roundabout on Eagle Road – South 

Road junction; 
4) Suggested footpath to link development to Tesco; 
5) There should be adequate provision of off-road parking.  
 

7 Evaluation 
 

7.1 Principle of Development 

 

7.1.1 The principle of development was established through the grant of outline consent 

S16/2285, which remains extant.  

 

7.1.2 The layout is broadly the same as the indicative plan submitted with S16/2285 with the 

access proposed off Falcon Way to the north-east of the site. The overall net internal floor 

areas have been confirmed as 1,197 sqm in-line with the limit set by condition 3 on the 

outline consent.  
 

7.2 Affordable and Market Housing 

 

7.2.1 Policy H2 seeks to meet the needs of affordable housing by requiring all major 

developments to provide affordable housing. The level of affordable housing provision for 

this development was agreed at the outline stage of the application, following the 

submission of a viability assessment and secured through the S106 agreement. This 

required the provision of 2 x 1-bedroom affordable units which have been included as part 

of the proposed layout. 

 



 

 
 

7.2.2 Policy H4 seeks to ensure residential development is of the appropriate size and type to 

meet the current and future needs in the District. Further support for the provision of new 

housing is found in the NPPF (section 5). The policy states that all affordable housing will 

be expected to: 

a.  include a mix of socially rented/affordable rent/intermediate rent and intermediate 

market housing appropriate to the current evidence of local need and local incomes 

as advised by the Council; 

b.  be well integrated with the open market housing through layout, siting, design and 

style; 

c. be of an appropriate size and/or property type to meet the need identified by the 

 current evidence of local housing need for affordability the area. 

 

7.2.3 The Strategic Housing Market Assessment 2014 (SHMA) (part updated in 2017) 

demonstrates the need for affordable and market housing need in the District. The 

proposed layout would provide a range of  1-bed, 3-bed and 4-bed accommodation and 

make a contribution towards the market and affordable housing needs of the district. 

Taking the above into account, the proposal would accord with Policies H2 and H4.  

 
7.3 Impact on the Character of the Area 

 

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

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

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

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

streetscene, settlement pattern or the landscape / townscape character of the surrounding 

area. Proposals should be of an appropriate scale, density, massing, height and material, 

given the context of the area. Policy EN1 seeks to ensure development is appropriate for 

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

development and new development should be visually attractive as a result of good 

architecture and appropriate landscaping. 

 

7.3.2 The principles of how the site could be developed, including details of access, were set-

out in the indicative plan submitted at the outline stage. An assessment of the reserved 

matters relating the visual impact of the proposal is detailed below.  

 

7.3.3 Layout - The submitted layout demonstrates that 19 dwellings can be appropriately sited 

within the development site without compromising the character and appearance of the 

area. The dwellings are shown to be arranged in such a way with the majority facing 

outwards onto Falcon Way and Eagle Road. All properties have their own off-road parking 

arrangements and private amenity space. As detailed above, improvements to the design 

of the scheme were made during the lifetime of the development, following advice from the 

Council’s urban design officer.  
 

7.3.4 Condition 13 on the outline required the layout to exclude any built form within the gas 

pipeline easement area. The submitted block plan shows that the area to the north of the 

site avoids the gas pipeline easement, as required.  
 



 

 
 

7.3.5 Due to the relatively high density nature of the proposal, it is considered appropriate and 

necessary to include conditions that remove permitted development rights for extensions 

and outbuildings. These would require further consideration by the Local Planning 

Authority to ensure they are appropriate for this context.  

 

7.3.6 Appearance - The house types are of traditional vernacular design and appearance and 

include a variety of distinctive details and features to add interest to the street scene. The 

elevations show a variety of materials, including brickwork, stone and render. The final 

details of materials are controlled by conditions 5 and 11 on the outline consent.  

 

7.3.7 Scale - The majority of the site is proposed to be 2-storey, with plots 1-4 2 ½ storey. As 

above, these provide a range of accommodation types to meet both affordable and market 

housing needs. In terms of visual impact, the scale of housing proposed is appropriate for 

the surrounding context and would not result in any detrimental impact to the character of 

the area. 

 

7.3.8 Landscaping – The submitted block plan includes some details of soft-landscaping, mostly 

around the frontages and eastern boundary. This would soften the impact of the proposed 

development as well as providing some biodiversity enhancement. A condition requiring 

further details of on-plot hard landscaping, including boundary treatments, has been 

included.  

 

7.3.9 In summary, the layout, scale, appearance and landscaping details are considered to be 

appropriate for the context and in accordance with local plan policies DE1, EN1 and the 

NPPF (section 12). 
 

7.4 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 amended scheme demonstrates that there would be adequate separation distances 

from surrounding properties and between dwellings on-site in order to ensure that the 

development would not lead to undue dominance of outlook, loss of privacy, loss of light, 

or noise and light pollution. The proposed internal layouts and amenity space are 

considered to provide an appropriate level of amenity for future occupiers.  

 

7.4.3 Taking the above into account, the proposal is considered to be in accordance with Local 

Plan Policy DE1 and the NPPF (section 12). 
 

7.5 Flood Risk and Drainage 

 

7.5.1 Local Plan Policy EN5 and the NPPF (section 14) require development to be located in the 

lowest areas of flood risk and not to increase the risk of flooding elsewhere.  



 

 
 

 

7.5.2 The application site is within Flood Zone 1 (at the lowest risk of flooding). Drainage 

matters were considered at the outline stage and the outline consent requires further 

details of surface and foul water drainage which are reserved by conditions on that 

permission. 
 

7.6 Sustainable Building 

 

7.6.1 The applicant has submitted a statement justifying how the development would meet the 

requirements of policy SB1 – sustainable building. These include the use of passive 

ventilation and exceeding building regulations standards in terms of energy efficiency. 

They have also confirmed the proposed dwellings would meet the Building Regulations 

optional requirement target of 110 l/h/d in terms of water consumption. Further, all 

properties would be provided with an electric car charging point. These details are secured 

by condition and therefore the development would meet the requirements of policy SB1. 

 

7.7 Highways and Transport Infrastructure 

 

7.7.1 Local Plan Policy ID2 seeks to minimise the use of travel by car and maximise sustainable 

transport modes. The policy also requires development proposals not to result in any 

unacceptable highway safety impacts or result in severe cumulative traffic impacts. The 

NPPF (section 9) states 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. 

 

7.7.2 Highway matters relating to the principle of development were considered at the outline 

stage. This application requires consideration of the proposed access, parking and turning 

arrangements. As above, the parking arrangements have been improved during the life of 

the application to ensure these are ‘on plot’. In terms of the main access, which is 

proposed to the north-east of the site off Falcon Way, this is considered acceptable by the 

Highway Authority. Other properties that front the street, would be accessed directly from 

Eagle Road or Falcon Way and include a range of frontage and tandem parking to the site 

of the dwellings. 

 

7.7.3 Representation has been made about the generation of additional traffic, both during and 

post construction. Some suggestions have also been made regarding off-site highway and 

pedestrian improvements. These ‘off-site’ improvements would have needed to have been 

secured at the outline stage of the application and would have only been possible if they 

were fundamental to the granting of permission. As such, it is not possible to revisit these 

through this reserved matters application. However, a condition requiring details of a 

construction management plan has been included.  

 

7.7.4 In summary, it is considered the proposal would result in adequate access, parking and 

turning facilities and would not have an unacceptable adverse impact on highway safety in 

accordance with Local Plan policy ID2 and the NPPF (section 9). 

  

 

 



 

 
 

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. 

 

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

 

10 Conclusion 
 

10.1 The reserved matters details relating to access, layout, scale, appearance and 

landscaping are considered to be acceptable and in accordance with the Local Plan 

Policies SP2, EN1, DE1, SB1 and ID2 and the NPPF (sections 9 and 12). The proposed 

scheme would provide a range of accommodation and make a contribution towards the 

market and affordable housing needs of the district. The proposed scheme does not 

conflict with any conditions on the outline consent or requirements of the S106 Agreement 

and is therefore recommended for approval, subject to conditions. 

 

Approved Plans 

 

1 The development hereby permitted shall be carried out in accordance with the 

following list of approved plans: 

  

• Location Plan drawing no. 3012-01 

• Proposed Block Plan drawing no. 3012 - 02 rev O 

• Ground Floor Setting Out drawing no. 3012 - 09 rev C 

• Ancaster Elevations (plots 1 and 2) drawing no. 3012 - ANC - 01 rev C 

• Ancaster Ground Floor Layout (plots 1-4) drawing no. 3012 - ANC - 02 rev A 

• Ancaster First Floor Layout (plots 1-4) drawing no. 3012 - ANC - 03 rev C 

• Ancaster Attic Layout (plots 1-4) drawing no. 3012 - ANC2 - 04 

• Ancaster Elevations (plots 3 and 4) drawing no. 3012 - ANC2 - 01 

• Dunsby Elevations (plot 5) drawing no. 3012 - DUN - 01 rev C 

• Dunsby Ground Floor Layout (plot 5) drawing no. 3012 - DUN - 02 rev D 

• Dunsby First Floor Layout (plot 5) drawing no. 3012 - DUN - 03 rev D 

• Brandon Elevations (plot 6) drawing no. 3012 - BRAN - 01 rev C  

• Brandon Ground Floor Layout (plot 6) drawing no. 3012 - BRAN - 02 rev B 

• Brandon First Floor Layout (plot 6) drawing no. 3012 - BRAN - 03 rev C 

• Fulbeck Elevations (plots 7, 8) drawing no. 3012 - FUL - 01 rev B 

• Fulbeck (Hipped) Elevations (plots 18, 19) drawing no. 3012 - FUL - H01  

• Fulbeck Ground Floor Layout (plots 7, 8, 18, 19) drawing no. 3012 - FUL - 02  
rev B 

• Fulbeck First Floor Layout (plots 7, 8, 18, 19) drawing no. 3012 - FUL - 03 rev  
B 



 

 
 

• Dowsby Elevations (plot 9) drawing no. 3012 - DOW - 01 rev B 

• Dowsby Ground Floor Layout (plot 9) drawing no. 3012 - DOW - 02 rev B 

• Dowsby First Floor Layout (plot 9) drawing no. 3012 - DOW - 03 rev B 

• Caythorpe Elevations (plots 10 - 17) drawing no.  3012 - CAY - 01 rev D 

• Caythorpe Ground Floor Layout (plots 10 - 17) drawing no.  3012 - CAY - 02  
rev D 

• Caythorpe First Floor Layout (plots 10 - 17) drawing no. 3012 - CAY - 03 rev  
D 

  

Unless otherwise required by another condition of this permission. 

       

Reason: To define the permission and for the avoidance of doubt. 

 

Before the Development is Commenced 

 

2 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; 

• site operating hours; 

• 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. 

 

During Building Works 

 

3 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 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 

Policies DE1, EN3 and OS1 of the adopted South Kesteven Local Plan. 

 

4 Before any hard landscaping works are commenced, details of hard landscaping 

works shall have been submitted to and approved in writing by the Local Planning 

Authority. Details shall include: 

  

i. boundary treatments;  

ii. on-plot hard surfacing materials. 

  

Reason: Hard landscaping makes an important contribution to the development and 

its assimilation with its surroundings and in accordance with Policy DE1 of the 

adopted South Kesteven Local Plan. 

 

5 The approved sustainable building measures set-out in the SB1 policy statement 

dated 19th December 2018 shall be completed in full, prior to the first occupation of 

the dwellings hereby permitted. 

  

Reason: To ensure the dwellings are constructed to a standard that mitigates against 

climate change as required by Local Plan Policy SB1. 

  

Before the Development is Occupied 

 

6 Before the end of the first planting/seeding season following the first 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 

Policies DE1, EN3 and OS1 of the adopted South Kesteven Local Plan. 

 

7 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 makes 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. 

 

 

 



 

 
 

Ongoing Conditions 

 

8 Notwithstanding the provisions of Schedule 2, Part 1, Class E of the Town and 

Country Planning (General Permitted Development) (England) Order 2015 (or any 

order revoking or re-enacting that Order with or without modification), no building, 

enclosure, swimming or other pool or container used for domestic heating purposes 

shall be constructed within the curtilage of any of the dwellings hereby permitted 

without Planning Permission first having been granted by the Local Planning 

Authority. 

  

Reason: The Local Planning Authority considers that further development could 

cause detriment to the amenities of the occupiers of nearby properties or to the 

character of the area, and for this reason would wish to control any future 

development and in accordance with Policy DE1 of the adopted South Kesteven 

Local Plan. 

 

9 Notwithstanding the provisions of Schedule 2, Part 1, Class A of the Town and 

Country Planning (General Permitted Development) (England) Order 2015 (or any 

order revoking or re-enacting that Order with or without modification), no 

enlargement, improvement or other alteration to the properties hereby permitted 

other than those expressly authorised by this permission shall be carried out without 

Planning Permission first having been granted by the Local Planning Authority. 

  

Reason: To safeguard the amenities of the occupiers of nearby properties. 

 

10 Within a period of five years from the first occupation of the final dwelling/unit of the 

development hereby permitted, any trees or plants provided as part of the approved 

soft landscaping scheme, that die or become, in the opinion of the Local Planning 

Authority, seriously damaged or defective, shall be replaced in the first planting 

season following any such loss with a specimen of the same size and species as 

was approved in condition above unless otherwise agreed by the Local Planning 

Authority.  

  

Reason: To ensure the provision, establishment and maintenance of a reasonable 

standard of landscape in accordance with the approved designs and in accordance 

with Policies DE1, EN3 and OS1 of the adopted South Kesteven Local Plan. 

 

Standard Note(s) to Applicant: 

 

1 In reaching the decision the Council has worked with the applicant in a positive and 

proactive manner by determining the application without undue delay. As such it is 

considered that the decision is in accordance with paras 38 of the National Planning 

Policy Framework. 

 

2 The permitted development requires the formation of a new/amended vehicular 

access. These works will require approval from the Highway Authority in accordance 

with Section 184 of the Highways Act. The works should be constructed in 

accordance with the Authority's specification that is current at the time of 

construction. Relocation of existing apparatus, underground services or street 



 

 
 

furniture will be the responsibility of the applicant, prior to application. For approval 

and specification details, please contact: vehiclecrossings@lincolnshire.gov.uk 

 

3 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. 
 

4 The road serving the permitted development is approved as a private road which will 

not be adopted as a Highway Maintainable at the Public Expense (under the 

Highways Act 1980). As such, the liability for the future maintenance of the road will 

rest with those who gain access to their property from it. 

 

5 The applicant should take all relevant precautions to minimise the potential for 

disturbance to the occupiers of the neighbouring properties including Abbey Court 

care home in terms of noise and dust during the demolition and construction phases 

of the development. This should include not working outside regular daytime hours, 

the use of water suppression for any stone or brick cutting and advising neighbours 

in advance of any particularly noisy works. The granting of this planning permission 

does not indemnify against statutory nuisance action being taken should 

substantiated noise or dust complaints be received. For further information please 

contact the South Kesteven District Council Environmental Protection.  

 

 

 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 

 

  

 



 

 
 

Site location plan 

 

 
 

Site setting out plan 

 

 
 

 

 



 

 
 

Street Scenes 

 

 
 

3d view of site 1 

 

 



 

 
 

3d view of site 2 

 

 
 

3d view of site 3 

 
 



 

 
 

3d view of site 4 

 

 
 


