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S20/2056 

Proposal:   Demolition of existing factory premises (excluding original factory 
building at south western edge of site). Erection of a high quality mixed 
use development comprising; Class E development of offices and 
workshops (10,000m2 (GIA)), local foodstore and café; c190 dwellings 
including 30% affordable housing (Class C3); a retirement village 
including ancillary facilities (Class C2); public open space including 
strategic landscaping at the eastern end of the site; and all associated 
infrastructure. Means of access provided off Barnack Road through 
adaptation of existing vehicular access points as necessary. 
Secondary pedestrian and cycle access via Edgar Gardens. 

Location: Land north of Barnack Road, Stamford, Lincolnshire 
Applicant: South Kesteven District Council and Burghley Land Ltd 
Agent: Mark Flood, Insight Planning 
Application Type: Outline 
Reason for Referral to 
Committee: 

Major application and SKDC is part applicant and owner of part of the 
site 

Key Issues: Principle of development (including previously developed land, 
employment designation, extant planning permission) 
Highways, traffic and sustainable movement 
Heritage assets 
Impact on the character of the area 
Contamination, flood risk and drainage 
Housing, including affordable housing 
Layout and design 
Phasing 
Demolition and construction 
Retailing 
Biodiversity 
 

Technical Documents: Planning Statement 
Employment Land Assessment 
Transport Assessment  
Framework Travel Plan 
Heritage Impact Assessment 
Landscape and Visual Impact Assessment 
Geo-Environmental Report 
Acoustic Survey 

http://moderngov.southkesteven.gov.uk/mgMemberIndex.aspx?bcr=1
https://twitter.com/intent/tweet?text=Meeting%20agenda%20@southkesteven
http://www.linkedin.com/shareArticle?mini=true&url=http://moderngov.southkesteven.gov.uk/mgWhatsNew.aspx?bcr=1
http://facebook.com/sharer/sharer.php?u=http://moderngov.southkesteven.gov.uk/mgWhatsNew.aspx?bcr=1


 
 

Flood Risk Assessment 
Outline Drainage Strategy 
Foul drainage and utilities assessment 
Local Housing Needs Assessment  
Preliminary Construction and Demolition Management Plans 
Retail Impact Assessment 
Ecology Impact Assessment 
Biodiversity Enhancement Statement 
Outline Arboricultural Implications Statement 
Archaeological Evaluations 
Design Code 
Sustainable Energy Statement 
Viability Assessment 
 

 

Report Author 

Ben Hunt (Consultant Planner) 

 
 07800 726 490 

  ben.hunt@southkesteven.gov.uk 

 

Corporate Priority: Decision type: Wards: 

Growth Regulatory Stamford St Mary's 

 

Reviewed by: Phil Moore (Special Projects Manager) 1 October 2021 

 

Recommendation (s) to the decision maker (s) 

 
1. That the Assistant Director - Planning is authorised to APPROVE the application 

subject to the conditions set out at the end of this report 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.  

 
2. In the event that the agreement has not been concluded within the twelve-week 

period and where, in the opinion of the Assistant Director - Planning, 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. 

 

 

 



 

 
 

S20/2056 Land north of Barnack Road, Stamford, Lincolnshire 

  



 

 
 

1 Description of Site and Surroundings 
 

1.1 The application site covers a wedge-shaped area of relatively low lying land located on the 

south east side of Stamford.  Along the northern boundary runs the railway on a low 

embankment, with some open meadow land around the River Welland valley and Hudds 

Mill beyond.  Further north still, the land rises towards the eastern part of the town around 

Priory Road and Uffington Road. 

 

1.2 Barnack Road runs along the south of the application site, with the wall of the Burghley 

House Estate on the opposite side marking the boundary between South Kesteven District 

and Peterborough City Council’s area.  The extensive Burghley parkland rises and 

extends to the south.  The application area wraps around a small group of residential 

dwellings on its Barnack Road frontage. 

 

1.3 On its western side the application site abuts the residential area around Edgar Gardens, 

with mainly residential development extending further west into the St Martins area of 

Stamford.  Barnack Road connects with Water Street and St Martins High Street leading 

to the town centre. 

 

1.4 To the east of the site is extensive open countryside. 

 

1.5 The application site covers a total of 14.7ha of land which is in two ownerships: 

 

a) South Kesteven District Council – the Council owns 6.2ha of previously 

developed land occupied by buildings (approximately 28,000m2 floorspace) and 

hardstandings which made up the former Cummins diesel generator manufacturing 

facility, forming the majority of the western part of the site.   

 

b) Burghley Land Ltd – who own 8.2ha which is currently an open arable field at the 

eastern end of the site; as well as a small area (0.3ha) of greenspace at the 

western end of the site, adjacent to Edgar Gardens. 

 

1.6 The application site is relatively flat, with a hedge running north-south to separate the 

former factory site from the field to the east.  There are a few trees along the road frontage 

of the factory site; and more along the frontage of the field.  On its eastern side, there is 

another hedgerow, with a public bridleway running along but outside the application site.  

High voltage electricity power lines cross the site on pylons. 

 

1.7 Within the local area there are a large number of heritage assets of varying types, 

importance and sensitivity.  They include: 

 

• Burghley House (Grade I listed building) 1km away to the south 

• Burghley House parkland (Grade 2* registered park and garden) close to the site on its 

southern side 

• Remains of and wider site of St Leonards Priory (Grade I listed building and Scheduled 

Monument respectively) north of the River Welland 

• Hudds Mill and Millhouse (Grade 2 listed buildings) a short distance to the north 



 

 
 

• Stamford Conservation Area – which includes numerous and prominent listed 

buildings, and extends from higher ground around the town centre to include areas to 

the west of the site 

 

2 Description of Proposals 
 

2.1 The application seeks planning permission for a mixed use development comprising three 

main elements: 

 

a) Commercial development - approximately 10,000m2 floorspace made up of: 

 

i) offices - 7,500m2 floorspace 

ii) light industrial units/workshops - 2,500m2 floorspace 

 

b) Housing – around 190 new homes 

 

c) Retirement village – comprising accommodation units around a central facilities 

building 

 

2.2 The application also proposes: 
 

d) Local facilities comprising a convenience store and café, which would add to the 

commercial development proposed 

 

e) Landscaped public open space – the majority arranged around the south and east of 

the built development 

 

f) Off-site works along Barnack Road proposed to improve cycle and pedestrian access 

to and from the site and the Burghley parkland to the south 

 

2.3 The application is submitted in outline form, seeking to establish the principle of the 

development.  Details of the four vehicular accesses, together with a main pedestrian and 

cycle access at the western end of the site, have been submitted for approval at this 

stage.   All other matters – layout, scale, appearance and landscaping - are reserved for 

subsequent approval.  Therefore the plans drawings and other details for these should be 

treated as merely indicative of the nature and general arrangement of the development. 

 

2.4 The indicative Sketch masterplan is provided at the end of this report as a guide to the 

form of development which the applicants intend to deliver on this site. 

 

3 Relevant History 
 

3.1 As referred to above, the western part of the application site was largely covered by the 
Cummins diesel generator manufacturing operation, and so has a long history of industrial 
use, with many workshop and office buildings on site, together with other structures, hard 
standings and car parking areas.  The Cummins plant closed in 2018 and has been vacant 
ever since.  South Kesteven District Council purchased the site in 2019. 

 



 

 
 

3.2 On the land immediately to the east of the former Cummins factory site, outline planning 
application S01/0659 was granted on appeal in 2004, permitting the development of a 
business park consisting of Class B1 business space, car parking and associated 
landscaping. Reserved matters approval S06/0551was granted in July 2006, giving 
detailed approval for a scheme of offices with 15,600m2 office space.  Pre-commencement 
conditions were discharged, and the planning permission was lawfully implemented by the 
construction of the main access from Barnack Road.  Therefore this planning permission 
remains extant and can be fully implemented at any time without the need for further 
planning approvals. 
 

3.3 As a prelude to the current application, an Environmental Impact Assessment (EIA) 
Screening Opinion for development of the application site along the lines now sought was 
submitted in early 2020.  The Screening Opinion dated 6th March 2020 concluded that EIA 
would not be required for the development described. 

 
3.4 At around the same time, draft proposals for development of the site were appraised by 

the Design Midlands Review Panel (formerly known as OPUN).  The Panel made a 
number of recommendations about how the site should be developed, including: 

 

• The scheme needs to respond strongly to and integrate with the landscape character 
and setting of the site 

• A narrative and design vision should be developed to show that the scheme “speaks 
of Stamford” 

• A Design Code could help to establish key parameters and ensure design quality 
from the outset 

• Encouraging sustainable travel choices and connectivity is important 
 
3.5 In March 2020 a pre-application enquiry was submitted to the Council, seeking further 

advice on planning issues related to the proposed development.  This was discussed at a 
Design PAD meeting in early May 2020.  Pre-application advice was issued later that 
month. 
 

3.6 The planning application was submitted in late November 2020. 

 

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 SP4 – Development on the Edge of Settlements 

Policy H1 – Housing Allocations 

Policy H2 – Affordable Housing Contributions 

Policy H4 – Meeting all Housing Needs 

Policy E6 – Loss of Employment Land to Non Employment Uses 

Policy EN1 – Landscape Character 

Policy EN2 – Protecting Biodiversity and Geodiversity 

Policy EN3 – Green Infrastructure 

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 ID3 – Broadband and Communications Infrastructure 

Policy DE1 – Promoting Good Quality Design 

Policy SB1 - Sustainable Building 

Policy OS1- Open Space 

Policy STM2 – Stamford Town Centre Policy 

 

4.2 In addition, Lincolnshire Minerals and Waste Local Plan: Core Strategy and Development 

Management Policies Development Plan Document contains policy M11: Minerals 

Safeguarding which is also of relevance to the application. 

 

4.3 National Planning Policy Framework (NPPF) – revised July 2021  

Section 2 – Achieving sustainable development 

Section 5 – Delivering a sufficient supply of homes 

Section 6 – Building a strong competitive economy 

Section 7 - Ensuring the vitality of town centres 

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 16 – Conserving and enhancing the historic environment 

 

5 Representations Received 

 

 Stamford Town Council 

Support the application, but make observations, mainly related to traffic and highways, but 

also to the need for infrastructure capacity, rail crossing safety, flood risk and climate 

change adaptation; and providing affordable housing and protection for employment space 

to allow the town to thrive. 

 

5.2 Wothorpe Parish Council 

Support the mixed use proposals as providing many benefits to Stamford and the wider 

communities. Two concerns are raised: consideration should be given to a traffic control at 

the junction of Barnack Road and London Road. The provision of the cycle ways outside 

the site and into Stamford should be provided. 

 

5.3 St Martins Without Parish Council 

No comments received 

 

5.4 Barnack Parish Council 

The Parish Council were also consulted on the Council’s Habitats Regulations 

Assessment of the potential effects on Barnack Hills and Holes.  The Parish Council have 

maintained an objection on the grounds that adverse effects cannot be ruled out, and the 

mitigation measures proposed are inadequate to ensure this is not the case.  Further 

detail is provided in section 7.10 of this report. 

 

 



 

 
 

5.5 Peterborough City Council 

No objection from a heritage perspective, the removal of the factory buildings is supported, 

and the development is likely to lead to a net improvement to the character of Barnack 

Road and the setting and experience of Burghley House. Comment on the approach of the 

Transport Assessment, and indicate that the number of trips associated with the 

development may be higher than indicated – but that is unlikely to impact on critical areas 

of the highway network in Peterborough.   

 

5.6 Natural England 

Identify that the application site is within a SSSI Impact Risk Zone, and refer the Council to 

its standard advice for the consideration of recreational pressure impacts on SSSIs arising 

from residential developments.  Natural England have accepted the findings of the 

Council’s Habitats Regulations Assessment of the potential effects on Barnack Hills and 

Holes which is a designated SSSI, Special Area of Conservation and National Nature 

Reserve.  No objection is raised by Natural England, subject to the imposition of 

appropriate planning conditions and obligations to secure adequate mitigation measures.  

Further detail is provided in section 7.10 of this report. 

 

5.7 Lincs Wildlife Trust 

Are satisfied that the submitted assessments show a low level of biodiversity interest on 

the site, and the proposed level of and location of public open space offers strong potential 

to deliver a net gain.  Concerned at loss of hedgerow crossing the site.  Seek a minimum 

net gain for biodiversity of 10%, and request more wildflower grassland is provided as a 

proportion of the total open space  - this should help to relieve pressures on other wildlife 

resources elsewhere. 

 

5.8 Bedfordshire, Cambridgeshire and Northamptonshire Wildlife Trust 

The Trust were consulted on the Council’s Habitats Regulations Assessment of the 

potential effects on Barnack Hills and Holes which is a designated SSSI, Special Area of 

Conservation and National Nature Reserve falling within their area.  After initially 

objecting, the Trust have welcomed additional mitigation measures introduced to avoid 

and reduce potential adverse effects on this site. 

 

5.9 Network Rail 

Consider that use of the of the bridleway crossing over the railway will rise as a result of 

the development, and seek funding for a warning light system to be installed to mitigate 

increased safety risk.  Contributions towards enhanced facilities at Stamford station are 

also requested.  Conditions and informatives are recommended to a range of matters 

including control of drainage near to the railway; safe use of plant and cranes during 

construction; excavation and earthworks; secure boundary fencing; noise mitigation for 

train movements; appropriate landscape planting and lighting close to the railway. 

 

5.10 Western Power Distribution 

Note that the PROW that crosses the site will need to be upgraded to adoptable standard 

to cater for the additional footfall generated by the development 

 

 

 



 

 
 

5.11 Environment Agency 

The submitted reports demonstrate that it will be possible to manage the risks posed to 

controlled waters due to previous contamination of the former factory site.  A series of 

planning conditions related to contamination and drainage are recommended to ensure 

that the detailed proposals achieve this. 

 

5.12 SKDC Environmental Protection 

Satisfied with the results of submitted contamination and acoustic reports. Recommend 

conditions to ensure contamination remediation and noise mitigation caried out in 

accordance with reports, together with conditions to control demolition and construction 

management.  

 

5.13 Anglian Water 

Advise that Stamford Water Recycling Centre has capacity to accept foul drainage from 

the development.  Dwellings should not be located within 15m of the existing sewage 

pumping station. A detailed drainage strategy should be required.  Informatives are 

suggested in relation to the need for trade effluent discharge and other issues. 

 

5.14 Welland and Deepings IDB 

No comment. 

 

5.15 LCC (Local Lead Flood Authority) 

Have raised no objections and have recommended that conditions are imposed to address 

surface water drainage during the construction and operational phases of the 

development. 

 

5.16 Heritage Lincolnshire 

Previous investigations have demonstrated the presence of archaeological remains within 

the eastern field part of the site. Therefore, the developer should be required to 

commission a Scheme of Archaeological Works in accordance with a written scheme of 

investigation submitted to and approved in writing by the local planning authority. 

 

5.17 Historic England 

On the basis of the information available to date and positive pre-application dialogue prior 

to the preparation of the final planning submission, they do not wish to offer any 

comments. Suggest that views are sought of the Council’s specialist conservation and 

archaeological advisers, as relevant. 

 

5.18 Gardens Trust 

Have responded but offer no comments. 

 

5.19 SKDC Heritage Advisor 

Considers that the proposal will not harm the setting of any nearby heritage assets and will 

in many cases enhance view towards them. The design principles and code with 

emphasis on Georgian Stamford and tree belt will enhance the entrance to Stamford and 

will promote local vernacular and distinctiveness. 

 

 

 



 

 
 

5.20 Stamford Civic Society 

Environmental Impact Assessment should have been required. Building heights will be 

important in framing views of the town. Request discussions with the applicants. Welcome 

retention of the 1904 building. 

 

5.21 Highways England 

No objection 

 

5.22 LCC Highways 

Have raised no objections.  Planning conditions are recommended to be imposed on any 

permission granted. Contributions are sought for travel plan monitoring (£8,000) and 

Traffic Regulation Orders for waiting restrictions, cycleway and bus stop clearways 

(£6,000). 

 

5.23 LCC Minerals 

No objections. 

 

5.24 LCC Footpaths 

Increased usage of Stamford bridleway 912 along the eastern side of the site is 

anticipated.  Therefore it would be desirable to upgrade the bridleway including surfacing 

and the replacement of the existing timber bridge over the mill race to the north.   

 

5.25 LCC Education 

Have requested a financial contribution of £92,138 towards additional capacity at 

appropriate local schools to provide additional sixth form provision.   

 

5.26 NHS 

Have requested a financial contribution of £125,400 towards the development of a new 

digital consultation suite and clinical administration room at the Sheepmarket Surgery, to 

mitigate the increased pressure on services from the new residents of the conventional 

housing element of the proposals. 

 

5.27 Lincolnshire Fire and Rescue 

No response received 

 

5.28 SKDC Affordable Housing Officer 

30% of all dwellings to be affordable housing to meet local needs, to be provided on site 

(spread throughout the site) in accordance with Local Plan policy H3. A reduced % will 

only be considered if it can be demonstrated that the full quota would make the 

development unviable. It is noted that no details of any affordable housing for the 

retirement village has been included. 

 

5.29 SKDC (in its capacity as LPA) Viability Advisor 

Disagrees with some of the figures inputted into the applicant’s viability assessment, 

concluding that it is more viable that stated. However, reaches the same overall 

conclusion that the proposal is technically not viable with any affordable housing.  

 

 



 

 
 

5.30 SKDC Design Officer 

Considers that this package is a strong proposal, which scores relatively well overall when 

assessed against the Building for a Healthy Life checklist. 

 

6 Representations Received as a Result of Publicity 
 

6.1 Site notices were posted on and around the application site, including both along Barnack 
Road and to the north around Uffington Road and Priory Road.  A total of 92 letters were 
sent to businesses and residential properties close to the site. 
 

6.2 A total of 43 representations were received from residents, including 3 of support, 7 
neutral but offering comments, and 33 objections.  In addition, there were objections from 
the Stamford Bypass Group and the Stukeley Court Residents Association. 

 

6.3 Within these representations, there was significant support for the principle of 
redevelopment on the former Cummins factory site, even among those who objected to 
the application on other grounds.  However, there was more widespread concern at 
developing the field to the east, which was seen as damaging the existing rural approach 
from that side of the town and the setting of Burghley House and parkland. 

 

6.4 By far the most common objection was the view that traffic would significantly increase on 
Barnack Road, exacerbating congestion problems in the south of the town.  This was 
believed to be especially acute around the junctions at the western end of Barnack Road, 
notably where it joins St Martins High Street.  Associated with this are concerns about 
potential rat running along Water Street and Park Lane, and increases in noise and fumes.  
One suggested solution was to provide an entirely new road link to avoid some of these 
problems. 

 

6.5 Parked cars along Barnack Road were seen as exacerbating traffic flow problems, and 
with additional traffic this might lead on to road safety issues; at the same time, there was 
concern that some residents might find it hard to park their cars.  Suggestions to resolve 
this included widening Barnack Road.  Some respondents felt the development would 
make it more difficult and unsafe to cross to Burghley park near to Water Street.   

 

6.6 There was criticism that traffic survey work had been undertaken during the pandemic, 
which might not be representative of normal traffic conditions. Some respondents called 
for the speed limit to be reduced to 30mph along a greater length of Barnack Road, or for 
speed bumps to be introduced to slow traffic.   

 

6.7 Some respondents felt that the development would place an unacceptable burden on 
existing services, particularly medical and dental facilities, but also local schools. One 
respondent asked for more facilities to be provided on the site, including a fuel filling 
station. 

 

6.8 A smaller number of representations raised concerns about loss of grade 2 farmland and 
wildlife habitat; plus insufficient green infrastructure being put in place within the 
development.  One representation was concerned about the possibility that access to the 
bridleway along the eastern side might be prevented.   One respondent felt that the 
commercial development should be located all alongside the railway or at the eastern end 
of the site, rather than in the west. Another felt that the design of houses proposed for the 
frontage of the site would be out of keeping with the mainly terraced properties on Barnack 
Road. 



 

 
 

 
6.9 A representation from Market Deeping Town Cllr Adam Brookes has suggested that a 

planning condition should be used to ensure that the off-site cycling infrastructure should 
be reviewed and designed in accordance with Department for Transport Cycle 
Infrastructure Design Local Transport Note 1/20. 

 

7 Evaluation 
 

7.1 Principle of the Development 

 
7.1.1 Local Plan Policy SP1: Spatial Strategy outlines the approach to locating new 

development within South Kesteven in order to deliver sustainable growth, including 
meeting housing and employment needs across the district, for the period plan 2011 – 
2036.  The adopted strategy is to direct the majority of growth towards the four market 
towns, including Stamford.  Priority is given to sites within and on the edge of 
settlements; and to the effective use of appropriate previously developed land. At 
present the majority of the site is comprised of: 

 
a) The former Cummins factory site – previously developed land, which has a long 

history of industrial and ancillary uses.  Although currently vacant, the existing 
buildings, hardstandings and car parking could be brought back into use for these 
purposes without the need for planning permission. 

b) The field to the east – which has an extant planning permission for an office 
business park development which could be built out and brought into use without the 
need for  a further planning permission. 

 
7.1.2 Policy SP1 also seeks to protect the best and most versatile agricultural land from 

development.  However, it must be recognised that, whatever the quality of the field 
forming the eastern side of the application site, the extant planning permission for office 
development means that a valid employment use can replace the current agricultural 
use at any time. 
 

7.1.3 Local Plan Policy SP2: Settlement Hierarchy encourages development which would 
support and maintain the role of Stamford, provided it would not compromise the 
market town’s nature and character.  This is considered in more detail below. 
 

7.1.4 In addition to the Spatial Strategy and the Settlement Hierarchy, Local Plan policy SP4: 
Development on the Edge of Settlements is intended to address situations where 
development proposals come forward on sites which are not covered by the allocations 
and designations of the Local Plan.  As almost all of the application site is covered by 
existing employment designations (see further below), this policy does not apply here. 
 

7.1.5 Therefore, subject to more detailed consideration of other factors (set out below), it is 
considered that the location of the proposed development is consistent with the general 
approach of the Local Plan set out in policies SP1 and SP2, representing a sustainable 
location on the outskirts of Stamford which is close to and well related to the rest of the 
town.  The reuse of previously developed land would also be consistent with NPPF 
paragraph 119. 

 

 
 



 

 
 

7.2 Employment Land  

7.2.1 As described above, the application site is located on the edge of Stamford, a short 

distance from the town centre; and nearly all of the site is either previously developed 

land; or benefits from an extant planning permission for office development.  

 

7.2.2 The Employment Land Study 2015 underpinning the Local Plan considered these sites to 

be fit for continued employment use.  Therefore that land is designated in the Local Plan 

as Existing Employment Sites EMP-S8 and EMP-S1 respectively.  This means that policy 

E4: Protection of Existing Employment Sites and policy E6: Loss of Employment Land and 

Buildings to Non-Employment Uses both apply.   

 

7.2.3 Policy E4 seeks to protect employment sites to ensure continued provision of locally 

important opportunities.  It does allow for the possibility of redevelopment for B1 (now 

covered by Class E), B2, B8 and other employment-generating uses, in principle. This is 

expanded in Policy E6, which provides some further flexibility by allowing for the loss of 

employment land in certain situations. Two such situations are: 

 

b) redevelopment which would maintain the scale of employment opportunities on the 

site, or would deliver wider benefits, including regenerating vacant or unutilised 

land 

 

c) where the alternative use would not be detrimental to the overall supply and quality 

of employment land within the district; 

 

7.2.4 The application proposes that 10,000m2 of employment floor space would be provided 

mainly towards the western end of the site, with roughly three quarters of this in the form 

of offices, and the remainder as light industrial workshops.  There would be additional 

ground floor offices within the mixed use buildings around the main residential access.  

Also, the proposed convenience store and café could potentially provide some additional 

jobs, as could the retirement village complex.   

 

7.2.5 An Employment Land Review has been submitted with the application which estimates 

that around 825 jobs would be created across the site once developed.  The majority of 

these (around 700) are expected be in the main office and workshop areas.  This would 

exceed the number of jobs lost when the Cummins business closed in 2018, estimated as 

between 350 and 500; and go a long way towards off-setting the effects of creating 

alternative uses for the employment designations EMP-S1 and EMP-S8.  It is also clear 

that the proposals would regenerate currently vacant and underused land; and there is the 

possibility of the development offering wider sustainable development benefits, as 

discussed later in this report. 

 

7.2.6 Given the proposed employment development, the submitted Employment Land Review 

also indicates that any potential net reduction in the availability of employment land is 

unlikely to detrimentally harm the overall supply and quality of employment land within the 

district.  Finally, in addition to the financial benefits arising directly from long term job 

creation at the site once developed (£35 Million gross value added), the Employment Land 

Review offers a summary of other economic benefits which may arise: 

 



 

 
 

• 120 construction jobs 

• (associated with the job creation) 

• £1.3 Million per annum in residential expenditure in the district  

• £512,000 cumulative business rates revenue per annum 

• £350,000 council tax revenue per annum 

• £1.4 Million in New Homes Bonus over a four year period 

 

7.2.7 It is clear that these are significant potential economic benefits which could come from the 

development. This would be consistent with NPPF paragraph 81; and a flexible approach 

towards introducing a mixed use development on to existing employment land (including 

land in public ownership) would also be consistent with NPPF paragraphs 120 to 122. 

 

7.2.8 However, if these benefits are to be realised, and if these proposals are to satisfy Local 

Plan policies E4 and E6 then the employment element must be delivered alongside the 

other parts of the mixed use scheme.  Otherwise, there would be a risk that only the 

residential parts of the development would be built, without the main job creation and 

wider benefits being realised.  Therefore phasing conditions would be needed to ensure 

that the different components proposed by the application are progressed alongside each 

other.  Indicative phasing plans have been submitted to illustrate how that might be 

achieved, but further details reflecting the reserved matters scheme would be needed.  

This can be controlled by the use of planning conditions, so that policy E6 can be 

complied with. 

 

7.3 Highways and Traffic 

 

7.3.1 Local Plan policy ID2: Transport and Strategic Transport Infrastructure supports an 

efficient and safe transport network which offers a range of transport choices for the 

movement of people and goods; and reduces the need to travel by car, encouraging 

alternative means of movement such as walking, cycling and public transport.  It sets out a 

series of principles which it is expected new developments will apply, including: 

 
a. locate where travel can be minimised and the use of sustainable transport modes 

maximised; 
 

b. Reduce additional travel demand through the use of measures such as travel 
planning, safe and convenient public transport, dedicated walking and cycling links 
and cycle storage/parking links and integration with existing infrastructure; 

 

c. Seek to generate or support the level of demand required to improve, introduce or 

maintain public transport services, such as rail and bus services; 

 

d. Do not severely impact on the safety and movement of traffic on the highway network 

or that any such impacts can be mitigated through appropriate improvements, 

including the provision of new or improved highway infrastructure; and 

 

e. Ensure that transport is accessible to all, including appropriate provision for vehicle, 

powered two wheeler and cycle parking is made for residents, visitors, employees, 

customers, deliveries and for people with impaired mobility. 

 



 

 
 

7.3.2 This section of the Committee report focuses on principle d, whilst the subsequent section 

– Sustainable Movement - focusses on principles a, b ,c, and e. 

 

7.3.3 Highways England were consulted on the application, given the proximity of the A1 trunk 

road, but have offered no objections to the application.  Lincolnshire County Council 

Highway Authority have also raised no objections to the application. 

 

7.3.4 The application includes full details of four main vehicular accesses to the site from 

Barnack Road.  The Highway Authority has confirmed that the design of these accesses is 

acceptable to serve the proposed development. 

 

7.3.5 In accordance with policy ID2, the application is accompanied by a Transport Assessment.  

Among other things, this document evaluates the potential effects of the development on 

traffic flows and road safety in the area. The Highway Authority have advised on the 

scheme through the pre-application stages, including on the approach to be taken in the 

Transport Assessment. The baseline for the assessment is as follows: 

 

• the existing industrial development on the former Cummins factory site – which could 

be reoccupied for the same or similar uses as before, without the need for planning 

permission 

• the business park development already permitted on the field area forming the 

eastern part of the site – which could be built out without further planning permission 

 

7.3.6 That baseline has been compared with the likely traffic generation from the combination of 

uses proposed in the outline planning application.  A summary of net traffic generation to 

and from the site is provided in the Transport Assessment, as follows: 

 

 

Period: 

Net Traffic Generation  

IN OUT TWO-WAY 

AM Peak (08:00 – 09:00) -190 +19 -171 

PM Peak (17:00 – 18:00) +28 -123 -95 

 

7.3.7 On that basis, the Transport Assessment concludes that, overall, the proposed 

development would constitute a net reduction in vehicle movements to and from the site.  

In particular, the Transport Assessment finds that the nature of the proposals – largely 

consisting of housing, retirement village and offices – would involve a significant reduction 

in HGV movements compared with what occurred when Cummins occupied the western 

end of the site.  Information relating to sustainable movement (for instance by bus, on foot 

or cycle) is discussed in the next subsection of this report. However, it is worth noting that 

measures to encourage sustainable movement may themselves help to reduce vehicle 

traffic to and from the site below even the levels projected in the Transport Assessment. 

 

7.3.8 Concerns have been expressed by members of the public (including the Stamford Bypass 

Group) and Stamford Town Council regarding the potential impacts of the development on 

traffic levels, congestion and road safety in the area.  These comments relate to both 

traffic on Barnack Road itself; and to movements in and out of its junctions with other 



 

 
 

roads, particularly St Martins High Street, with congestion around these areas and in the 

town centre highlighted as existing problems which may be exacerbated. 

 

7.3.9 However, many of these concerns are based on the premise that the development will 

significantly increase vehicle movements compared with either the Cummins when it was 

operating, or with the levels of traffic which are currently experienced.   As explained 

above, the Highway Authority have accepted that both the former factory site and the field 

to the east can be occupied, developed and operated commercially without any further 

planning permission.   On that basis, the proposed development is anticipated to offer a 

net improvement, especially through reductions in HGV movements compared with the 

previous industrial use of the Cummins factory site. 

 

7.3.10 The access points for the site have been designed to meet accepted standards for the 

current speed limit on Barnack Road, 40mph.  Additionally, survey work has shown that 

current vehicle speeds are not at a level at which the Highway Authority would take action 

to lower the speed limit.  The fact that speed surveys were undertaken during the Covid19 

pandemic period does not in itself undermine their results – indeed it could be argued that 

as there may have been less traffic on the roads, the results could be somewhat higher 

than normal, as drivers may speed up more. Therefore, it is not required to reduce the 

speed limit as a result of the proposals contained in this application. 

 

7.3.11 In relation to existing on-street parking along Barnack Road, some representations identify 

this as both a safety hazard and a hindrance to traffic flows.  On-street parking may in 

some instances help to lower vehicle speeds overall, and the Highway Authority does not 

consider that current levels of parking pose a safety risk. However, the Transport 

Assessment reports that a review of accident records shows no accidents during the last 

five years for which records exist; and argues that the package of proposals should 

enhance road safety. Although some journeys may be interrupted or slowed slightly by 

having to manoeuvre around parked cars, the Highway Authority does not consider this to 

be a significant issue in terms of overall traffic flow.  Indeed, although additional waiting 

restrictions (largely in the form of more double yellow lines) are proposed as part of the 

off-site highway works, the Highway Authority would review the necessity of these in the 

future, as it would reduce the ability of local residents to park their vehicles. 

 

7.3.12 An Outline construction traffic management plan has been submitted to illustrate the sorts 

of ways in which potential impacts during the construction phase might be mitigated.  This 

could be controlled by requiring a more detailed set of proposals tailored to the particular 

scheme pursued under reserved matters approvals, if planning permission is granted. 

 

7.3.13 On this basis, it is concluded that the development would not adversely affect the safety 

and movement of traffic on the highway network, and so would comply with Local Plan 

policy ID6 d.  and with NPPF paragraphs 104 and 111 in this respect. 

 

7.4 Sustainable Movement 

 

7.4.1 As mentioned earlier in this Committee report, in general terms the application site is 

considered to be a sustainable location, being on the edge of Stamford, not far from the 

town centre and railway station. 



 

 
 

7.4.2 The proposed vehicle access points would also accommodate pedestrian and cycle 

movements. Details have also been submitted for a cycle/pedestrian only access from 

Edgar Gardens at the western end of the site.  The indicative layout proposals indicate the 

possibility of four further pedestrian/cycle access points, although details of these are not 

included at this stage as their precise position and design is not yet known.  In addition, 

the Sketch Masterplan shows a network of paths within the site, including a tree-lined off-

road cyclepath and footway parallel with Barnack Road along the eastern part of the 

frontage. 

 

7.4.3 Furthermore, the applicants have agreed to provide off-site highway works in the form of a 

combined cycle/footway along the north side of Barnack Road from the development site 

to a point just west of Park Lane. This would be combined with measures such as: 

 

• an uncontrolled crossing point near Water Street so that members of the public can 

more easily reach Burghley Park to the south;  

• new and improved bus stops and shelters; and  

• associated tactile paving in appropriate locations 

• a small number of street trees planted alongside the cycle/footway on Barnack Road, 

where the width of the roadside permits.   

 

7.4.4 Together, these measures would help the development comply with Local Plan policy ID2, 

offering attractive and safe alternative means for occupants and visitors to travel to and 

from the site, town centre and other local facilities by means other than the private car.  

The town centre and Burghley Park would be more accessible than at present, and the off-

site measures in particular would benefit the wider community, especially occupants of 

some existing residential properties in the St Martins area.  The measures have been 

accepted by the Highway Authority as contributing towards more sustainable travel and 

can be secured by way of a planning condition combined with an agreement under S.278 

of the Highways Act, if it is resolved to grant planning permission. 

 

7.4.5 A Framework Travel Plan has been submitted with the application.  It includes suggestions 

for a range of physical and other measures such as incorporating cycle parking within the 

detailed design, information dissemination and targeted financial incentives to use 

walking, cycling and public transport as a means of travel for residents and those working 

at the site.   

 

7.4.6 The Framework Travel Plan has been welcomed by the Highway Authority, though they 

have commented that many of the suggested measures to facilitate and encourage 

sustainable movement need to be translated into commitments to more detailed and 

specific measures.  The Highway Authority have also requested a contribution of £1,000 

per year for eight years to cover the costs of monitoring and reviewing travel plan 

performance.  In a similar way as for the other measures described above, a combination 

of planning conditions and obligations can be used to require a refined set of Travel Plan 

proposals, together with the financial contribution towards monitoring. 

 

7.4.7 Stamford Bridleway 912 runs alongside the eastern boundary of the site, before crossing 

the railway and heading north towards Hudds Mill.  This is reported to be a relatively well 

used right of way, and it is anticipated that users and occupants of the proposed 



 

 
 

development would increase that useage.  Not only does the bridleway offer a recreational 

route linking up with paths along the River Welland valley further north and east; it also 

connects the site to the eastern end of the town around Uffington Road and Priory Road, 

with supermarkets and healthcare facilities.  The County Council Rights of Way Officer 

and Network Rail have requested contributions to achieve the following: 

 

• improvement of the surface of the bridleway so as to accommodate additional foot 

traffic 

• a replacement footbridge where the bridleway crosses the mill race branch of the 

River Welland 

• installation of a new crossing control system over the railway to improve safety.   

 

7.4.8 The railway crossing would be of the “Meerkat” type, which involves the user pressing a 

control, and receiving information to confirm when it is safe to cross, thereby reducing the 

need for user judgement and avoiding errors which could lead to safety issues. 

 

7.4.9 This programme of upgrades is considered necessary to make the development 

acceptable.  At the same time, these improvements would also benefit the wider 

community using the bridleway.  

 

7.4.10 It is therefore concluded that the location of the development, together with other 

measures provided to enhance accessibility – particularly by non-motorised means – 

would result in a sustainable development, consistent with Local Plan policy ID2 a., b., c., 

and e.  It would also be consistent with the approach in NPPF paragraphs 110, 112 and 

113.  

  

7.5 Contamination, Noise and Vibration 

 

7.5.1 Local Plan policy EN4: Pollution Control seeks to ensure that development minimises 

pollution, and where possible contributes to the improvement in the quality of air, land and 

water.  The policy requires that new development should not have a significant adverse 

effect on existing land uses, including through harm to amenity – potential adverse effects 

must be mitigated.  On sites with a known or high likelihood of contamination, remediation 

strategies to manage this contamination will be required.    Developers will be expected to 

establish that sites can be safely and viably developed with no significant impact on future 

users. or on ground and surface waters 

 

7.5.2 This part of the Committee report deals mainly with land and air pollution, including noise 

and vibration, though there is some overlap with effects on water which are dealt with in 

more detail in the next section. 

 

7.5.3 The submitted GeoEnvironmental Report and Limited Factual Report identify localised but 

not widespread contamination over the former Cummins factory part of the application 

site; and propose that further investigative work is carried out when possible, for instance 

following demolition of some buildings and structures.  That further work would then lead 

to a detailed remediation statement and methodology.  The Council’s Environmental 

Protection team agree with these findings and has not raised any objections to the 

proposed uses in relation to contamination issues.  However, they do recommend that an 



 

 
 

assessment of the existing buildings for possible asbestos contamination is carried out 

prior to demolition; and if found, a scheme for its management and safe disposal approved 

and implemented.  The further work and remediation proposals, including the asbestos 

issue, can be controlled by the imposition of planning conditions if permission is granted.  

 

7.5.4 The Environment Agency’s views on contamination are consistent with this approach.  

They consider that the submitted reports demonstrate that it will be possible to manage 

the risks posed to controlled waters due to previous contamination of the former factory 

site.  A series of planning conditions related to contamination and water quality are 

recommended to ensure that the detailed proposals achieve this. 

 

7.5.5 The application is also accompanied by a Noise and Vibration Assessment Report.  This 

document examines the potential for noise and vibration to cause unacceptable harm to 

the amenity of new occupants of the site, particularly the retirement village, from the both 

the proposed commercial uses and from the railway which runs along the northern 

boundary. 

 

7.5.6 The report’s preliminary findings are that a noise mitigation barrier will be needed 

alongside the railway, as there are frequent passenger and freight train movements during 

both the day and night.  Whilst much of the development as shown (for indicative 

purposes only) on the submitted sketch masterplan would experience noise levels which 

are within accepted limits (both indoors and within outdoor amenity areas), there are some 

parts where additional mitigation may be needed.  These might include measures such as 

acoustic ventilation and upgraded window glazing for dwellings within 35m of the railway.  

Some mitigation can also be provided through layout and design, for instance by 

orientating dwellings so that bedroom windows face away from the railway.   

 

7.5.7 Recommendations are also provided for noise limits for commercial uses within the site; 

and during the construction period, for incorporation into a construction management plan.  

Levels of vibration from the railway are not anticipated to cause unacceptable effects.   

 

7.5.8 The Council’s Environmental Protection team agree with the findings of the submitted 

noise and vibration assessment, and with the mitigation measures proposed therein.   

 

7.5.9 The proposals are to demolish the existing buildings and clear the former factory site, with 

the exception of the 1904 building, which is to be retained.   The application is 

accompanied by the following documents: 

 

• Indicative demolition method statement 

• Outline construction traffic management plan 

 

7.5.10 If outline planning permission is granted, these documents should be refined to co-

ordinate with the detailed proposals which will come forward for each phase of the 

development; and should be supplemented by a detailed Construction Management Plan.  

As mentioned earlier in this report, the demolition proposals should also include provision 

for an asbestos survey and any required measures arising from that document.  

 

 

 



 

 
 

 

7.5.11 These matters can be controlled by the imposition of planning conditions if permission is 

granted, so that Local Plan policy EN4 is complied with in these respects.  This would also 

be consistent with NPPF paragraphs 183a) and 185a). 

 

7.6 Flood Risk and Drainage  

 

7.6.1 Local Plan policy EN5: Water Environment and Flood Risk Management requires 

development is directed to areas of lowest flood risk; and that all development avoids 

increasing flood risk elsewhere.  Sustainable Drainage Systems (SUDs) are required 

unless technically not feasible; and that adequate foul water treatment and disposal 

already exists or can be provided to serve the new development. 

 

7.6.2 The application is accompanied by a Flood Risk Assessment (FRA) and Outline Drainage 

Strategy, and a Foul drainage and utilities assessment.  The FRA concludes that the site 

is in Flood Zone 1, which has the lowest risk of flooding from rivers and other 

watercourses.  There is some risk of surface water flooding, but the outline drainage 

strategy indicates how could be overcome through design.  Although SUDs are not 

appropriate for the former Cummins factory site – because of its history of contamination –

such proposals would be effective on the remainder of the site to the east.  Therefore the 

submission concludes that through a combination of infiltration and attenuation 

techniques, drainage can be managed to ensure that a net improvement can be achieved 

in terms of runoff from the site, thereby reducing the flood risk posed by the site. 

 

7.6.3 The Local Lead Flood Authority (LLFA) for the area is Lincolnshire County Council.  The 

LLFA has raised no objections to the development, subject to the imposition of planning 

conditions relating to the submission, approval and implementation of a detailed surface 

water drainage scheme.  This will ensure that the development which comes forward at 

the reserved matters stage will comply with Local Plan policy EN5, and with NPPF 

paragraphs 167 and 169.  

 

7.7 Housing 

 

7.7.1 a) General Points 

The Local Plan sets out a need to build 16,125 new homes during the plan period 2011-

2036.  Local Plan policy H1 identifies allocations in and around Stamford with the potential 

to deliver approximately 2112 new homes in total.  The Local Plan was adopted in early 

2020.  Including a shortfall housing delivery which had built up, there is a net requirement 

for 10,890 new homes to be built over the remaining Local Plan period, at an average of 

681 per annum.   

 

7.7.2 In respect of the supply of housing land, the District Council has published an Annual 

Position Statement 2020 incorporating an Inspector’s Recommendations following review 

of an earlier draft.  The Annual Position Statement confirms that the district currently has 

deliverable housing land sufficient for 4,297 new homes, equivalent to 5.26 years supply 

(including a 20% buffer which has been applied due to past under-delivery).  This will 

remain the case until 31st October 2021, when the position will be reviewed once more. 

 



 

 
 

7.7.3 Therefore in respect of housing land supply and delivery, the policies of the Local Plan are 

considered up to date for the purposes of the Presumption in Favour of Sustainable 

Development at paragraph 11 of the NPPF.   

 

7.7.4 Local Plan policy H4: Meeting All Housing Needs aims to ensure that new housing 

provision can meet the changing needs of the population of the district.  This includes 

providing a range of sizes and types, including high quality family housing. It also includes 

providing specialist accommodation for older people such as extra care housing.  The 

supporting text notes that the Strategic Housing Market Assessment (SHMA) 2017 

recommends that housing provision over the plan period is monitored against the following 

mix of market and affordable housing: 

 

SHMA Guidelines 

 

 

1 – bed 

 

2 – bed 

 

3 – bed 

 

4+ - bed 

Market 0 – 5% 30 – 35% 45 – 50% 15 – 20% 

Affordable 20 – 25% 40 – 45% 25 – 30% 5 – 10% 

 

7.7.5 b) Conventional housing 

The application proposes around 190 units of conventional dwellings (use class C3).  The 

majority of these would be houses, though there would be a small number of apartments 

contained with the mixed business/residential buildings, mostly close to the main access. 

 

7.7.6 The application is accompanied by a Local Housing Need Assessment.  Although only 

indicative at this stage, the application includes a sketch masterplan drawing, 

accompanied by an indicative mix plan.  These seek to show how a scheme for 186 new 

dwellings (slightly below the upper figure of 190 dwellings in the description of the 

development) might be distributed within the site, and how they might address identified 

needs within the area. Approximately three quarters of these homes would be two or three 

bed dwellings; but there would be some one-bed apartments and four bedroom houses.  A 

small number of five bed houses would also be included.    

 

Application indicative proposals:  

Market Conventional Housing 

 

1 – bed 

 

2 – bed 

 

3 – bed 

 

4+ - bed 

Flats 4.5% 0% 0% 0% 

Houses 0% 35% 39% 21.5% 

Total 4.5% 35% 39% 21.5% 

 

7.7.7 It can be seen that the proposed indicative mix for market is not dissimilar to the SHMA 

guidelines in terms of housing size and type.   

 

7.7.8 The application site is not allocated for housing, and the Council can demonstrate a five 

year housing land supply at present.  Taken on its own, this would indicate that there is 

not an overriding need for release of this land for housing at the present time. Having said 

that, the Local Plan seeks to deliver more than the Objectively Assessed Need for the 

area, and the provision of these houses would represent a beneficial “windfall”.  This could 



 

 
 

assist the district council in maintaining a five year supply and to meet its housing delivery 

target in future years.   

 

7.7.9 In general terms the site is considered to be a sustainable location relatively close to the 

town centre, and whose credentials in this respect might be further enhanced (see below). 

Although this is a mixed use scheme, and the railway is a short distance to the north, 

these factors are not considered to pose a significant threat to the residential amenity of 

the future occupiers.  Similarly, although some of the houses would be built on previously 

developed land and near to an active railway, as reported above, the Environmental 

Protection team have not objected to the inclusion of housing in the mixture of uses on 

grounds of contamination risk, noise or vibration. 

 

7.7.10 c) Specialist Accommodation (Retirement Village) 

Many of the above points also apply to the retirement village element of the application 

proposals (use class C2), which the submitted indicative Masterplan sketch shows located 

within the northern and central parts of the site.  The application indicates that the 

retirement village would include in the region of 150 units of accommodation for people 

over the age of 55 years, with a mix of one and two bedroom flats and bungalows.  Local 

Plan policy H4 offers support for developments providing accommodation for older people 

which can meet their needs and help them maintain their independence. In general terms 

this location is a sustainable one.  Matters such as potential noise from the railway can be 

addressed at the detailed design stage.  Therefore in principle this element of the 

development is supported as making a contribution to both housing need overall (policy 

H1), and specialist housing need in particular (policy H4). 

 

7.7.11 d) Affordable Housing 

Local Plan includes Policy H2: Affordable Housing Contributions.  This requires that 

developments provide 30% of their total capacity as affordable housing in locations such 

as Stamford.  Normally, affordable housing should be provided on-site.  If it is 

demonstrated that this is not possible, then provision may be made off-site; or as a last 

resort through a commuted financial sum in lieu of provision, to be put towards affordable 

housing elsewhere.  Affordable housing provision is expected to be of an appropriate type, 

size and tenure mix to meet identified needs; and to be well integrated with remaining 

housing in terms of layout, design and style.   

 

7.7.12 The supporting text to policy H2 is clear that the level of affordable housing sought has 

been arrived at through a careful examination of evidence, including the Whole Plan 

Viability Study 2017; and some sites may be able to accommodate a greater proportion 

than 30%.  Therefore viability assessments seeking to evidence a need to reduce the 

amount of affordable housing provided will be justified only in certain circumstances – 

such as for brownfield sites or where there are unforeseen abnormal costs.  Planning 

Practice Guidance states that viability assessments may be appropriate where 

development is proposed on unallocated sites of a wholly different type to those used in 

viability assessment that informed the plan; where further information on infrastructure or 

site costs is required; or where particular types of development are proposed which may 

significantly vary from standard models of development for sale (for example build to rent 

or housing for older people).  Local Plan Policy H2 is clear that where a viability 

assessment is submitted with an application, the applicant will bear the Council’s costs in 

having that document reviewed by appropriate expert consultants. 



 

 
 

i) Affordable conventional housing (Class C3) 

 

7.7.13 In compliance with Local Plan policy H2, the application offers an affordable housing 

contribution of 30% of the conventional housing proposed on the site, equating to 57 

affordable homes if a total of 190 dwellings are built.  The indicative mix submitted 

suggests roughly three quarters of these would be two and three bed homes:  

 

Application indicative proposals: 

Affordable Conventional 
Housing 

 

1 – bed 

 

2 – bed 

 

3 – bed 

 

4+ - bed 

Flats 18% 27% 0% 0% 

Houses 0% 18% 32% 5% 

Total 18% (10) 45% (26) 32% (18) 5% (3) 

 

7.7.14 It can be seen that the proposed indicative mix for affordable conventional housing is not 

dissimilar to the SHMA guidelines in terms of overall housing size and type.  As for the 

market housing, approximately three quarters of the affordable dwellings would be 2 or 3-

bed homes. 

 

7.7.15 The Council’s Affordable Housing Officer has offered further, detailed advice relating to 

matters such as tenure, design and distribution of affordable housing across the site, 

amenity space provision, and management of the housing by registered providers or the 

Council itself.  For instance, changes from the indicative layout would be needed to reduce 

the concentration of affordable housing in some parts of the site.  Also, in order to best 

meet the identified local needs of the area, there is a preference for houses rather than 

flats; and a proportion of bungalows is requested.  These matters can be controlled by the 

use of planning conditions and obligations, requiring the submission and approval of a fully 

detailed Affordable Housing Scheme if permission is granted. 

 

ii) Affordable retirement housing (Class C2) 

 

7.7.16 In respect of the retirement village (as opposed to the conventional housing), the 

application does not specify any affordable provision, but neither does it rule it out.  South 

Kesteven District Council has in the past secured affordable housing contributions from 

schemes for the development of extra care accommodation. A High Court case in 2020 

(Rectory Homes Limited v SSHCLG and South Oxfordshire District Council [2020] EWHC 

2098 (Admin)) confirmed that affordable housing contributions can be sought from extra 

care developments (class C2) in addition to contributions from conventional housing (class 

C3), where relevant Local Plan policy wording allows this. 

 

7.7.17 There is nothing in Local Plan policy H2: Affordable Housing Contributions and the 

supporting text which would rule out requiring affordable housing provision among the 

dwellings proposed within the retirement village described in the application.  Indeed, the 

supporting text to the Local Plan at paragraph 2.40 expressly recognises that there is a 

need for more specialist or extra care housing, and some of this provision will need to be 

affordable housing.  The normal, default policy position is therefore the same as for 



 

 
 

conventional housing - 30% of the dwellings within the retirement village element of the 

application proposals should be provided as affordable housing.   

 

7.7.18 However, it is recognised that the site and the development proposed have characteristics 

which could affect its ability to deliver affordable retirement accommodation and at the 

same time remain financially viable.  The application site has a substantial proportion of 

brownfield land with associated remediation costs.  The retirement village model is likely to 

involve factors such as high up-front development costs to construct a substantial 

communal facilities building prior to any of the associated dwellings; and possibly longer 

build out timescales than for conventional housing. These factors can affect the rate and 

timing of return on investment. 

 

7.7.19 In this case it is also recognised that the overall planning proposal is for a mixed use 

development on land which is not allocated as such – rather, the application site 

comprises two protected existing employment designations. 

 

7.7.20 In accordance with Local Plan policy H2 and Planning Practice Guidance, it is considered 

that this combination of factors justifies the preparation of a viability assessment to test 

whether or not the site can deliver the proposed mixed use development including an 

affordable housing contribution from the retirement village - in addition to the 30% 

affordable housing from the conventional housing part.   The applicants were advised of 

this, and the Council commissioned a specialist consultant to review any submitted 

material.  It was agreed that the cost of the consultant would be met by the applicants, in 

accordance with policy H2. 

 

7.7.21 It is important to recognise that viability assessments are based on certain assumptions, 

inputs and parameters which are fed into a financial model.  These assumptions include 

an approach to calculating a “benchmark land value”, which does not have any regard to 

the actual market price paid for the land.  Inputs also include estimates of site remediation 

and preparation costs; as well as construction costs, which can be affected by the quality 

standards aspired to by the developer; and also finance costs.  The benchmark land value 

and the full range of development costs are then compared to estimates of development 

values and financial returns (from sale or rent of property) which can be expected once the 

scheme has been delivered over a period of time.  The financial viability of a scheme is 

then measured in terms of what is agreed to be reasonable rates of return to both the 

landowner and the developer.  The overall rationale is that without these financial returns 

landowners would not sell their property; and developers would not deliver the 

development which society needs.  If planning contributions would mean that reasonable 

returns cannot be achieved, a viability assessment can provide a justification for reducing 

requirements in some cases. 

 

7.7.22 The applicants initially submitted a financial viability assessment which examined the 

retirement village (Class C2) element of the scheme only.   This concluded that the 

retirement village, if developed on its own, would not remain viable should a contribution 

towards affordable housing be required.   

 

7.7.23 However, officers considered that insufficient justification had been provided for the main 

assumption underpinning this approach – i.e. that it is appropriate to assess the viability of 

only one part of the application proposals.  Instead, officers considered that the 



 

 
 

employment, conventional housing and retirement village components should be 

assessed together, treating the mixed use proposal as a single scheme, and the whole of 

the application area as a single development site.  This was considered to be more 

consistent with the planning policy context for the application – in particular Local Plan 

policy H2 - by ensuring that: 

 

a) any reduction in affordable housing contribution below the normal 30% of the total 

dwelling capacity of the whole scheme is fully justified 

 

b) the site is not sub-divided (intentionally or unintentionally) resulting in a reduction in 

contributions   

 

c) the approach to assessment reflects the interlinked, mixed use nature of the 

application, with the different parts to be brought forward together rather than in 

isolation 

 

d) introducing non-employment uses into these protected employment designations is 

fully supported by planning contributions whilst recognising viability issues. 

 

7.7.24 Officers’ view that viability of the retirement village component in isolation is not 

appropriate was supported by technical advice from the Council’s viability consultant.  

Therefore, although the calculations contained within the initially submitted viability 

assessment were accepted, at the same time the underlying rationale for assessing only 

the retirement village was rejected.   

 

7.7.25 The applicants do not accept officers’ view on this point, but nevertheless agreed to carry 

out (on a “without prejudice” basis) a wider ranging viability assessment, to also include 

the employment and conventional housing elements of the scheme across the whole site.   

This additional assessment concludes that the proposed development cannot make a 

contribution to affordable housing from the retirement village and at the same time remain 

financially viable.  Indeed, the applicants’ assessment finds that the contribution to 

affordable housing which has already been offered - 30% of the conventional Class C3 

housing - could be seen as making the development as a whole unviable.   

 

7.7.26 The whole-development viability assessment has been subjected to rigorous examination 

by the Council’s viability consultant.  The Council’s consultant does not agree with the 

applicants on every input and output.  However, this does not affect his overall conclusion, 

which accepts that the scheme cannot afford to make any further contribution to affordable 

housing provision from the retirement village element.   

 

7.7.27 Nevertheless, the applicants are taking a long term view of the development’s vibility and 

have stated that they intend to maintain their commitment to deliver 30% of the 

conventional, Class C3 housing as affordable dwellings. This amounts to around 17% of 

the overall number of dwellings (C2 and C3) being affordable dwellings. This is a 

significant benefit of the scheme in the panning balance and will be secured through the 

section 106 agreement. 

 



 

 
 

7.7.28 Given the conclusions of the viability assessment, and the fact that applicants are already 

proposing a greater number than is technically viable, it is not considered reasonable or 

justified to impose a review mechanism in the section 106 in this case. 

 

d) Conclusions on housing 

7.7.29 The Council can demonstrate a supply of deliverable housing land sufficient to meet need 

over the next five years.  Nevertheless, it is considered that the development would make 

valuable contributions towards maintaining that supply and meeting longer term needs for 

market and affordable conventional housing needs.  In addition, the development would 

provide specialist market housing to meet the needs of older people.  The absence of a 

contribution towards affordable housing from the retirement village has been fully justified 

through the submission of a financial viability assessment which has been scrutinised by 

an independent expert. 

 

7.7.30 Therefore, it is concluded that the scheme would comply with Local Plan policies H2 and 

H4; as well as with NPPF paragraphs 60, 62 and 63.   

 

7.8 Heritage 

  

 a)   General points  

7.8.1 There are statutory obligations on local planning authorities to preserve and enhance both 

the setting of listed buildings, and the character and appearance of conservation areas.  In 

addition, section 16 of the NPPF sets out the Government’s policy approach to the 

planning system and heritage resources.  This requires that designated assets and their 

settings are conserved, with a high level of protection afforded to nationally significant 

assets such as Grade I and II* listed buildings, Scheduled Monuments, and the settings of 

these assets.  Applications should include an assessment of the value of any heritage 

assets which might be impacted.  Where a site on which development is proposed 

includes, or has the potential to include, heritage assets with archaeological interest, local 

planning authorities should require developers to submit an appropriate desk-based 

assessment and, where necessary, a field evaluation. Substantial harm to or total loss of 

the significance of a designated heritage asset should be refused permission, unless 

stringent criteria are met.  Even less than substantial harm occurs, this would need careful 

weighing against any public benefits which the development might bring. 

 

7.8.2 Consistent with the approach of the NPPF, Local Plan policy EN6: The Historic 

Environment seeks to protect and enhance heritage assets and their settings.  Harm to 

assets and their settings will only be granted where the public benefits of the proposals 

outweigh the potential harm.  Where development affecting archaeological resources 

cannot preserve them in-situ, adequate provision for excavation and recording will be 

required before or during development. 

 

b)  Built historic environment 

7.8.3 The application site itself does not contain any recorded historic buildings or monuments.  

However, the local area around the application site contains a wealth of identified heritage 

assets.  Some of these include national significant assets such as Burghley House (Grade 

1 Listed building) and parkland (Grade 2* on the Register of Parks and Gardens of Special 

Historic Interest) to the south; and the remains and grounds of St Leonard’s Priory (Grade 

I listed building and Scheduled Monument) to the north of the River Welland.  There are 



 

 
 

other listed buildings nearby, such as Hudds Mill and Millhouse, both Grade II.  To the 

west is the Stamford Conservation Area.  The application proposals have the potential to 

affect the settings of these assets. 

 

7.8.4 In line with the NPPF, a comprehensive Heritage Impact Assessment has been submitted.   

This concludes that there would be no harm to the settings of the designated heritage 

assets.  Indeed, the assessment concludes that there would be positive effects on the 

wider setting of Burghley House, its ancillary listed buildings and parkland, and on the 

setting of the Stamford Conservation Area and approaches to the historic town centre.   

 

7.8.5 These findings are largely because the proposals would remove the existing industrial 

buildings on the former Cummins site, and replace them with a mixed use development 

which is more sympathetic to its surroundings.  Peterborough City Council in particular 

have commented that the existing industrial development has a detrimental impact on the 

approach and setting of Burghley Park and its entrances. It is also relevant that in some 

directions – notably to the south - there is significant screening vegetation which filters 

views of the application site. 

 

7.8.6 The additional development extending out to the east is also identified as having a 

beneficial impact on the approaches to Burghley House and the eastern side of the town.   

 

7.8.7 It is noted that Historic England and the Gardens Trust have offered no comments in 

relation to the setting of the listed Burghley House (Grade I) and registered parkland 

(Grade 2*); and Peterborough City Council have welcomed the proposals as offering a net 

improvement.   

 

7.8.8 The District Council’s own conservation adviser shares the view that there will be no 

adverse impact on the setting of these and indeed other heritage assets, including St 

Leonard’s Priory and the Conservation Area.  He also comments that the residential 

development and open spaces proposed for the eastern part of the application site would 

represent an improvement over the scheme of office development authorised by the 

extant planning permission. 

 

7.8.9 Although assessed as being of only limited historic and architectural value, the oldest 

building on the former Cummins factory site – known as “the 1904 building” – is to be 

retained, refurbished and repurposed within the commercial parts of the mixed use 

scheme.  The 1904 building will remain as a visible reminder of the history of this land. 

 

c) Archaeology 

7.8.10 The application is accompanied by archaeological evaluations of both the land in the west 

of the site (mainly the former Cummins factory site) and in the east of the site (the existing 

field).  The latter document comprises significant assessments which were undertaken to 

support the previous planning application which led to the extant planning permission for 

office development on that area. 

 

7.8.11 Heritage Lincolnshire have not objected, but highlight that the site sits within an area 

which is of archaeological importance.  In line with the NPPF, the submitted documents 

include previous geophysical survey work at the site, trial trenching and a more recent 

programme of monitoring and recording.  Whilst it is accepted that the former factory site 



 

 
 

retains little potential, the eastern field is known to contain archaeological remains, with a 

likelihood that further remains would be destroyed by the development.  These remains 

should be recorded and the results made publicly available, consistent with NPPF 

paragraph 199.   

 

7.8.12 This can be delivered by requiring the submission, approval and implementation of a 

Scheme of Archaeological Works, to be completed prior to commencement of 

development at the site.  This can be secured by the imposition of planning conditions, 

should permission be granted. 

 

7.8.13 In light of the above assessment, it is concluded that the development would satisfy both 

legal obligations and Local Plan policy EN6 by preserving and indeed enhancing the 

character and setting of designated heritage assets in the area; as well as giving 

appropriate treatment to the investigation and recording of archaeological remains.   

 

7.9 Retail Development and Other Town Centre Uses 

7.9.1 The application proposals include the development of a convenience store (up to 370m2 

gross floor area, up to 280m
2 sales floor area), and a café within the western part of the 

site.   
 

7.9.2 There is also some small scale provision of a restaurant, shop, café and gym within the 
retirement village communal facilities building.  The applicants have indicated that access 
to these facilities will also be available to residents of the overall mixed use scheme, but 
for the purposes of determining the planning application these are considered to be 
ancillary parts of the retirement village rather than stand-alone town centre uses. 
 

7.9.3 The NPPF includes guidance that planning decisions should support the role of town 
centres at the heart of local communities, promoting their long term vitality and viability.  
Local planning authorities should apply a sequential test to planning applications for 
main town centre uses  - such as retailing - which are neither in an existing centre nor in 
accordance with an up to date Local Plan.  Only if suitable sites are not available (or 
expected to become available within a reasonable period) should out of centre sites 
be considered. 
 

7.9.4 Local Plan policy STM2: Stamford Town Centre indicates that a retail impact assessment 
is not required for a foodstore of the general size proposed, which is well below the local 
policy threshold of 1,000m2.  However, the policy does require a sequential approach 
irrespective of size.  A sequential test is included in the Retail Impact Assessment 
submitted with the application, which also covers the proposed café. That document states 
that the convenience store and café are intended primarily to serve residents and those 
working within the application site, though officers consider it inevitable that others would 
use these facilities from a wider catchment.  Nevertheless, the Assessment concludes that 
there are no available and suitable sites in or on the edge of the town centre to 
accommodate this development – and this conclusion is accepted.  It is not anticipated 
that these elements of the development in this location would adversely affect the viability 
and vitality of Stamford town centre. 

 
7.9.5 Therefore the proposals are considered to satisfy Local Plan policy STM2 and NPPF 

paragraph 87. 

 

 



 

 
 

7.10 Biodiversity and Green Infrastructure 

 

 a)  Ecological value and net gain 

7.10.1 Local Plan policy EN2: Protecting Biodiversity and Geodiversity seeks the conservation, 
enhancement and promotion of the District’s biodiversity and geological interest of the 
natural environment. This includes delivering a net gain on all proposals, where possible. 

 
7.10.2 Local Plan policy EN3: Green Infrastructure seeks to enhance, create and manage green 

space around settlements which well connected to each other and the wider countryside.  

This involves ensuring that development proposals integrate existing and new green 

infrastructure into the design, enriching biodiversity and connectivity of habitats.    

 

7.10.3 The outline application is accompanied by an indicative Landscape and Ecology 

Parameters plan, and an Indicative green/blue infrastructure plan, as well as the following 

supporting documents: 

 

• Ecology Impact Assessment 

• Biodiversity Enhancement Statement 
 

7.10.4 Among other things, these documents show that the land currently has limited biodiversity 

value; and that much of what exists will be retained and enhanced by the scheme, notably 

on the margins of the site. 

 

7.10.5 Lincolnshire Wildlife Trust have raised no objections to the proposals and recognise some 

of the beneficial aspects of the development, particularly the indicative Biodiversity 

Enhancement Statement which indicates that there will a net gain for biodiversity.  Many of 

their comments relate to the detailed stage of the development and can be addressed 

through the approval of reserved matters.  For instance, the Trust seek proposals for the 

planned open space to maximise opportunities for wildlife, including through a greater 

quantity of wildflower grassland, and through appropriate management – notably the 

suggested preparation of a Landscape and Environmental Management Plan, which can 

be secured by planning conditions.  This approach would enable the proposals to ensure 

compliance with Local Plan policy EN2, and with paragraph 174 of the NPPF in this 

respect. 

 

7.10.6 The Trust are concerned that the existing hedgerow separating the former factory site 

from the field should be retained in the final layout.  However, this hedgerow has been 

assessed as being of limited biodiversity value at present; and at least some of its 

potential could be recreated through new green corridors, as are shown on the indicative 

Sketch masterplan.  It is not considered justified to require the retention of this hedgerow, 

which could reduce the flexibility in design and layout of the development. 

 

b) Barnack Hills and Holes Special Area of Conservation (SAC) 

 

7.10.7 Local Plan policy EN2 also states that: 
 

“Development proposals that are likely to result in a significant adverse effect, either alone 
or in combination, on any internationally designated site, must satisfy the requirements of 
the Habitats Regulations. Development requiring Appropriate Assessment will only be 



 

 
 

allowed where it can be determined, taking into account mitigation, that the proposal 
would not result in significant adverse effects on the site’s integrity.” 

 
7.10.8 Barnack Hills and Holes SSSI is approximately 4km to the south east of the site.  This site 

is also a National Nature Reserve (NNR), and a designated Special Area of Conservation 

(SAC) in recognition of its national and international importance for biodiversity.  The site 

consists of rare limestone grassland habitats which are sensitive to recreational pressures 

such as trampling, and to eutrophication (increases in soil nutrients).  They are also 

sensitive to changes in management, which can be affected by recreational factors such 

as dogs which are off-lead disturbing stock.  The site is relatively small, but offers a highly 

distinctive landscape and recreational experience, which makes it popular both with those 

living in the neighbouring village and further afield. The condition of Barnack Hills and 

Holes is reported to have deteriorated in some respects in recent years, not least during 

the pandemic lockdowns. 

 

7.10.9 Under the Conservation of Habitats and Species Regulations 2017 (“the Habitats 

Regulations”) the Council has a legal duty to ensure that, before granting planning 

permission for any proposal which is likely to have a significant effect on the internationally 

important site, it carries out an “Appropriate Assessment” which ascertains that this would 

not result in an adverse effect on its integrity.  This is a highly precautionary piece of 

legislation, placing the burden on competent authorities to be sure, beyond reasonable 

scientific doubt, that such harm will not occur. It is this obligation which is reflected in the 

wording of Local Plan policy EN2 as quoted above. 

 

7.10.10 Officers have carried out a screening process and concluded that the application 

proposals are likely to have a significant effect on Barnack Hills and Holes SAC. The 

application site is approximately 4km from Barnack.  Nevertheless, it is likely that at least 

some of the new residents of the housing parts of the development will want visit the 

SSSI/NNR/SAC, with the potential to further increase recreational pressures and damage 

to the designated site and its features.  The potential for recreational pressures to 

adversely affect this designated site is alluded to in the consultation responses from 

Natural England and the Lincolnshire Wildlife Trust.   

 

7.10.11 Therefore an Appropriate Assessment has also been carried out to examine the nature 

and extent of the potential adverse effects on the SAC, as well as mitigation measures 

which might be secured to avoid or reduce those impacts.  The screening process and the 

Appropriate Assessment are contained in a Habitats Regulation Assessment (“HRA”) 

document.   

 

7.10.12 It is possible to divert some of the recreational pressures arising from the proposed 

development to less sensitive locations – such areas are often known as Suitable 

Alternative Natural Greenspace (SANG).  There is significant open space for recreation 

available nearby in Burghley Park, though this does not allow for dogs to be off-lead.  

Within the site the applicants propose substantial open space, and much of this could be 

formed and managed to offer a semi-natural recreational environment.   Improvements to 

the bridleway and railway level crossing to the east of the site (discussed earlier in this 

report) will also enable residents to reach other semi-natural areas nearby. 

 



 

 
 

7.10.13 During the drafting of the HRA officers have liaised with the applicants, who have provided 

information and mitigation proposals.  Consultation has also taken place with Natural 

England (as the statutory nature conservation body), Barnack Parish Council 

(representing the local community adjacent to the SAC), and Bedfordshire, 

Cambridgeshire and Northamptonshire Wildlife Trust who have expressed an interest in 

the application.  In the first instance, all three bodies objected to the application and the 

findings of the draft HRA. 

 

7.10.14 During the HRA consultation process, the applicants also offered to dedicate a length of 

permissive path to the east of the site, along the River Welland valley, as statutory public 

rights of way.  This would ensure over the long term that this path would remain available 

to the public.  In addition, the applicant agreed to fund the replacement of three stiles 

along footpaths to the north of the river with kissing gates, to improve the accessibility of 

these routes. 

 

7.10.15 Further discussion with Natural England has also led to the applicants agreeing to 

dedicate an area of river meadow land immediately to the north of the site as “open 

access land”, so that too will be permanently available for public recreational use, 

including by dog walkers.  This would be supported by measures such as signage and 

would be well connected to the development site and surrounding areas; and the full 

range of SANG measures would be co-ordinated and delivered under a Green 

Infrastructure Strategy which would include promotion and engagement with the local 

community. 

 

7.10.16 Finally, the applicants have agreed to make a financial contribution towards measures and 

staffing at Barnack Hills and Holes designed to improve management of visitor pressures 

at the SAC itself.   

 

7.10.17 The HRA was finalised, reflecting the consultation process and the additional mitigation 

offered.  The HRA concluded that it could be ascertained that there would be no adverse 

effect on the integrity of Barnack Hills and Holes SAC.  Reconsultation was carried out, 

and Natural England have withdrawn their objection, subject to the imposition of 

appropriate conditions and securing planning obligations to deliver the identified mitigation 

measures.  Bedfordshire, Cambridgeshire and Northamptonshire Wildlife Trust have 

welcomed the additional mitigation measures.  Barnack Parish Council have maintained 

their objection, arguing that the mitigation package is inadequate; and does not offer 

sufficient new mitigation measures beyond what already exists albeit in permissive form.  

The parish council also argue that SANG within the river valley will often be unavailable 

during wet winter months; and is not comparable to the landscape and recreational 

experience which attracts visitors to Barnack Hills and Holes. 

 

7.10.18 Officers do not agree with the Parish Council.  Although the environment around Stamford 

is attractive countryside, the town is recognised as having a deficit in good access to high 

quality natural and semi-natural greenspace.  The package of mitigation measures will 

enhance this provision and will be available not only to the new residents on the St Martins 

Park site, but also to the wider community.  Officers consider that overall this will divert 

sufficient potential visits to Barnack Hills and Holes SAC away to these other areas, 

ensuring that recreational pressures at the designated site will not increase in net terms.  

This will be supported further by the contribution to SAC management measures.  As set 



 

 
 

out in the HRA, officers agree with the conclusions of Natural England that as long as the 

mitigation package is secured, there will be no adverse effect on the integrity of the SAC.  

Indeed, there is a potential for a net benefit to the SAC. 

 

7.10.19  Consequently, it is concluded that with appropriate mitigation measures in place, the 

proposals would satisfy the requirements of the Habitats Regulations and Local Plan 

policy EN2 in this respect. 

 

7.11 Character and Appearance of the Area (including trees) 

7.11.1 Local Plan Policy EN1: Landscape Character states that development must be appropriate 

to the character and significant natural, historic and cultural attributes and features of the 

landscape in which it is located.  Development should contribute to landscape 

conservation, enhancement or restoration. 

 

7.11.2 The application is accompanied by a Landscape and Visual Impact Assessment (LVIA), 

together with an indicative Landscape and Ecology Parameters Plan.  The LVIA sets out 

in detail the landscape context for the development.  This includes both the existing site 

(including the former Cummins factory buildings); and the wider area including the setting 

on the edge of Stamford but close to the river valley and open countryside, together with 

the somewhat more formal historic landscape parkland of the Burghley Estate to the 

south. 

 

7.11.3 The LVIA finds that the significance of impacts due to the development on the landscape 

character of the area would range from Minor/Moderate Neutral to Moderate Beneficial, 

compared to the existing situation.  Some impacts on visual receptors are found to be of 

Major-Moderate Beneficial effect. 

 

7.11.4 These conclusions are largely driven by the opportunity to replace almost all of the 

existing Cummins factory buildings, which have adverse effects on the visual appearance 

and character of the area at present.  However, it is also a result of efforts to integrate the 

development into the area through the design process (see further below).  It is 

considered that the proposals satisfy Local Plan policy EN1 and NPPF paragraphs 130c), 

174 a) and b). 

 

7.12 Open Space and Recreation 

 

7.12.1 Local Plan policy OS1: Open Space seeks to ensure that new housing developments 

provide sufficient new or improved public open space to meet the needs of the 

development, where the local area does not currently have excess provision which is 

accessible and available to the site. 

 

7.12.2 The application proposals indicate that approximately 3ha of open space would be 

provided on-site.  This is more than sufficient to meet the overall policy requirement in 

terms of quantity.  In terms of what types of open space are provided, much of this can be 

provided as informal, accessible natural greenspace, and the proposals also offer the 

opportunity to improve access to other natural greenspace elsewhere (see under 

Biodversity and Sustainable Movement earlier in this Committee report).  Access to formal 

parks and gardens is available close by within the Burghley Estate.   

 



 

 
 

7.12.3 The development should provide adequate children’s play equipped and young persons 

spaces, of which there appears to be a deficit in the Stamford area.  In order to meet the 

required standard, a Locally Equipped Area for Play should be provided within the site.  

The indicative proposals and Landscape & Visual Impact Assessment refer to a pocket 

park with a play area which can at the detailed design stage be used to ensure this is 

delivered.  The proposals also refer to other areas where play will be facilitated and 

encouraged, with more natural features provided for this.   

 

7.12.4 With regards to the future maintenance of open space including equipped play facilities 

within the site, provision should be made to undertake this, or to provide sufficient funding.  

The main options include adoption by the Council or setting up a management company, 

trust or similar body.   

 

7.12.5 These matters can be dealt with by a combination of planning conditions and obligations 

to ensure that the development meets the Local Plan policy OS1 requirements for open 

space provision. 

 

7.13 Sustainable construction 

7.13.1 Local Plan policy SD1: sets out the expectation that development will minimise the impact 

on climate change.  This includes: 

 

− c. meeting high environmental standards in terms of design with particular regard to 

energy and water efficiency 

− d. minimising the production of waste both during construction and occupation 

− h. the use of sustainable construction materials. 

 

7.13.2 Local Plan policy SB1: Sustainable Building expects new development to mitigate against 

and adapt to the impact of climate change under three headings:  Energy consumption, 

water resources and contributing to low carbon travel.  This covers residential as well as 

non-residential development. 

 

7.13.3 The application is accompanied by a Sustainability and Energy Statement which covers 

these and other sustainability issues.   The document refers to the following aspects of the 

development which would ensure that it complies with policy SB1: 

 

▪ All new buildings will exceed Building Regulation requirements associated with 

thermal efficiency and deliver lower CO2 emissions than those implied by Building 

Regulations.  

▪ Renewable energy technologies will be incorporated 

▪ All new buildings will incorporate water usage minimisation measures and satisfy the 

Building Regulations optional target of 119 l/h/d. 

▪ All non-domestic buildings will be equivalent (or better than) BREEAM Good status 

▪ The SMP Community Association will provide information and undertake 

programmes associated with water efficiency.  

▪ Electric car charging points will be provided at all non-domestic buildings and at all 

dwellings having a garage or car parking space. 

▪ In addition the SMP Community Association will promote low carbon travel and 

facilitate car-sharing and encourage bicycle usage. 



 

 
 

 

7.13.4 If planning permission is granted, a scheme of detailed measures mitigate and adapt to 

the effects of climate change could be required under a planning condition.  This would 

ensure that the proposals comply with Local Plan policy SB1 and the NPPF including 

paragraphs 112 e) and 154.   

 

7.14 Layout and Design 

 

7.14.1 Local Plan policy DE1:  Promoting Good Quality Design seeks to ensure that high quality 

design is achieved throughout the district.  It sets out ten criteria which new developments 

must meet in order to comply with the policy.  The range of topics covered by the criteria – 

from respecting local character to delivering green infrastructure – emphasises that good 

quality design requires the integration of a number of different factors into the layout, 

scale, appearance and form of development.  Recent revisions to the NPPF have also 

increased the emphasis on securing high quality design, including encouragement of 

street trees and the use of design codes. 

 

7.14.2 As referred to earlier in this report, the submitted scheme has been the subject of 

extensive analysis and discussion, including the Design Midlands review of the indicative 

proposals prior to the pre-application enquiry.  This has led to the submissions which 

include a comprehensive Design and Access Statement which pulls together the wide 

range of influencing factors referred to above and earlier in this report, to explain how the 

scheme has been developed.  Key features include substantial open spaces around the 

southern and easter sides; with a more tightly packed built form, and streets where car 

parking is taken off to be located more behind buildings. 

 

7.14.3 The proposal has been through the Council’s Design PAD procedure and the Council’s 

Urban Design Officer considers that this package is a strong proposal, which scores 

relatively well overall when assessed against the Building for a Healthy Life checklist, 

especially for an outline application where not all the relevant detail can be included.  In 

particular, it is considered that the proposals have responded well to its context, with well 

defined streets and spaces, and created good connections.  Cycle and car parking are 

identified as areas where the proposals score poorly at present. 

 

7.14.4 The Council’s conservation adviser has also commented that the proposed development 

of the site “… will create a varied and intricately modelled inward looking environment in 

respect of layout and building forms.”.  He considers that the impact on main views from 

Barnack Road and the eastern field boundary will be softened by the proposed tree belts 

with the houses and open spaces beyond.  

 
7.14.5 The conservation adviser also considers that the submitted Placemaking Code is in 

accordance with Local Plan Policy DE1.  This seeks to promote local vernacular and 
distinctiveness, with the style of Georgian Stamford adopted as the main theme.   It is 
considered that any remaining concerns can be addressed through the imposition of 
planning conditions at the detailed reserved matters stage, if permission is granted. 
 

7.14.6 As a result, it is concluded that the application proposals satisfy Local Plan policy DE1 and 
NPPF paragraph 134. 
 



 

 
 

7.15 Minerals 
 
7.15.1 As well as the Local Plan designation of most of the site as two Existing Employment 

Sites, the area is covered by policy Policy M11: Safeguarding of Mineral Resources in the 

Lincolnshire Minerals and Waste Local Plan: Core Strategy and Development 

Management Policies document (adopted in 2016), which forms part of the statutory 

development plan for the area.  That plan shows that the general area around the 

application site contains sand and gravel resources.  Policy M11 requires that applications 

for non-minerals development in a minerals safeguarding area must be accompanied by a 

Minerals Assessment; and that planning permission will be granted where development 

will not sterilise mineral resources or prevent future minerals extraction on neighbouring 

land. 

 

7.15.2 The application is accompanied by a Minerals safeguarding statement, which indicates 

that policy M11 is satisfied, and there is no obstacle to the development proceeding on 

minerals safeguarding grounds.   Lincolnshire County Council (Minerals Planning 

Authority) have raised no objections to the application as a result. 

 

7.16 Planning Obligations and Conditions 

 

7.16.1 Local Plan policy ID1: Infrastructure for Growth seeks to ensure that all development 

proposals make any appropriate, necessary and timely contributions towards ensuring that 

there will be sufficient infrastructure to support the proposed development.   

 

7.16.2 Planning contributions towards the following have been referred to earlier in this report. A 

list of justified is provided in the summary below, and would be set out in a S106 legal 

agreement if planning permission is to be granted: 

 

Education:   

 

funding for five sixth-form places - £92,138 

Health: 
 

new digital consultation suite and clinical administration room at the 
Sheepmarket Surgery - £125,400 

 

Transport, sustainable 
movement: 

 

 

• travel plan monitoring  - £8,000 

• Traffic Regulation Orders - £6,000 

Public open space: 

 

requirement to make financial provision or alternative arrangements 
for long term maintenance of public open spaces and equipped play 
areas 

Affordable housing: 

 

30% of conventional (Class C3) dwellings to be secured as 
affordable housing 

Public rights of way and 
access: 

 

• improvements to the surface of Bridleway Stamford 912, and 
upgrade to footbridge over the Mill Race – estimated £87,000 

• provision of kissing gates to replace stiles along Stamford Public 
Footpath 1 and Uffington Footpath 2  

• dedication of right of way route within Peterborough City area 

• dedication of meadow land to the north of the site as open access 
land under the Countryside and Rights of Way Act 2000 



 

 
 

• preparation of a Green Infrastructure Strategy to promote, co-
ordinate and deliver the range of on-site and off-site Suitable 
Alternative Natural Greenspace measures 

Level crossing: 

 

funding for installation of “Meerkat” warning system to improve 
safety for users  - estimate in region of £80,000 

Barnack Hills and Holes 
SAC management: 

• funding for additional wardening at the site –£22,000 

• three gates on footpaths - £2,400 

• replace existing signs and provide new signage on the four 
main entrances – £4,000 

• publicity leaflets –£1,000 

 

7.16.3 A Section106 planning obligation is required to identify the local planning authority with 

responsibility for enforcing its terms; and where the obligation is in the form of an 

agreement, both the local planning authority and the landowners would be a signatory to 

the document, so that whoever owns the land in the future can be required to fulfil its 

obligations.   

 

7.16.4 In this case, South Kesteven District Council is on the one hand the Local Planning 

Authority, and on the other hand it is one of the applicants and owner of part of the 

application site.  It is understood that the Council is likely to dispose of its interest in the 

land at some point, probably once the former Cummins factory site has been cleared and 

the site prepared for development. 

 

7.16.5 Legally, the Council cannot enter into a planning obligation with itself.  In order to deal with 

this situation, if planning permission is to be granted, it is suggested that a Section106 

obligation is drawn up, and the Council’s partner in this development – Burghley Land Ltd 

– is required to sign the document prior to the issue of planning permission.  Additionally, 

there would be a planning condition imposed which would require that a supplementary 

Section 106 agreement is entered into at a later date to bind any new owner of the 

Council’s land into the ection.106 obligation.  Once that has occurred, effectively all of the 

land would be subject to the planning obligations as the development proceeds. 

 

7.16.6 It should be noted that the improvements for walking and cycling off site, along Barnack 

Road would not be included in a S106 obligation.  Rather, they would be subject to a 

“Grampian style” condition, preventing the development progressing beyond a certain 

point until the measures had been implemented.  It is likely that the Highway Authority 

would enter into an agreement under the Highways Act to deliver these measures. 

 

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 Conclusions 
10.1 Local Plan policy SD1: The Principles of Sustainable Development in South Kesteven is 

an over-arching policy under which the subsequent, more detailed and specific policies 
site.  It translates the general thrust of the National Planning Policy Framework with its 
emphasis on promoting sustainable development into a more local set of criteria against 
which development proposals should be judged.   

 
10.2 Although the application is in outline form, sufficient detail and assessment has been 

provided, together with a clear design direction, to show how the proposals could meet the 
requirements of policy SD1.  It involves land which is already developed for or has 
permission for commercial development. Although there would be a change in use from 
that identified in the Local Plan designations as Existing Employment Sites, the proposals 
offer significant regeneration and heritage benefits, employment opportunities, specialist 
and conventional market housing, and consequent economic benefits to the area. 
 

10.3 A financial viability assessment of the whole mixed use development has been carried out.  
This reveals that the scheme cannot make any contribution towards affordable housing 
and at the same time provide what is conventionally considered to be a reasonable rate of 
return to the landowners and developers involved.  Despite this, the applicants have 
maintained their commitment to provide 30% of the conventional housing as affordable 
dwellings.  This is because both landowners wish to deliver high quality, sustainable 
development which offers significant benefits to the local community over the long term. 
The provision of affordable housing is a corporate priority for the Council and weighs 
significantly in favour of the development. 

 

10.4 The site offers a sustainable location, together with measures to improve sustainable 
movement to and from the site. The Transport Assessment also demonstrates that the 
development would, overall, reduce vehicle movements to and from the site compared 
with what could take place there now without the need for any further planning 
permissions. 
  

10.5 Concerns regarding the potential for adverse effects on the internationally important 
Barnack Hills and Holes SAC to the south east of the site have been overcome through a 
package of mitigation measures. Together with other open space and green infrastructure 
proposals, there is the potential for the development to provide a net benefit to 
biodiversity. 

 

10.6 The site is in an area of low flood risk and offers the opportunity to reduce runoff.  Issues 
of noise from the adjoining railway have been taken into account, as have contamination.  
The proposals present net improvements in terms of appearance and character over what 
is present at the moment; and the opportunity to provide further biodiversity 
enhancements1.   

 

10.7 Any remaining concerns can be addressed through the imposition of planning conditions 
and the use of planning obligations.   

 

10.8 Therefore it is concluded that the application proposals are compliant with Local Plan 
policy SD1 and the development plan as a whole, as well as complying with the NPPF. 

 

 
 



 

 
 

 

Recommendation: 
 

1. That the Assistant Director - Planning is authorised to APPROVE the application subject to 

the conditions set out at the end of this report 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.  

 

2. In the event that the agreement has not been concluded within the twelve-week period and 

where, in the opinion of the Assistant Director - Planning, 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. 

 

Schedule of Planning Conditions 

 

 Time Limit for Commencement 
 
1. The development hereby permitted shall be commenced before the expiration of three years 

from the date of this permission or two years from the approval of the last of the reserved 
matters, whichever is the later. 
 
Reason: To comply with section 91 of the Town and Country Planning Act 1990 The 
development hereby permitted shall be carried out in accordance with the following list of 
approved plans: 
 

2. The development hereby permitted shall be carried out in accordance with the following list 
of approved plans: 
 
a) 6178/PL 01 – Site Location Plan 
b) 8190658/01  - Commercial Access General Arrangement  
c) 8190658/02 - Western Residential Access General Arrangement 
d) 8190658/03 - Central Residential Access General Arrangement 
e) 8190658/04 - Eastern Residential Access General Arrangement 
f) 8190658/05 - Edgar Gardens Pedestrian / Cycle Link General Arrangement 
g) 8190658/6101 rev P4 - Highway Works Pedestrian and Cycle Improvements General 

Arrangement - Sheet 1 
h) 8190658/6102 rev P5 - Highway Works Pedestrian and Cycle Improvements  General 

Arrangement - Sheet 2 
i) 8190658/6103 rev P5 - Highway Works Pedestrian and Cycle Improvements  General 

Arrangement - Sheet 3 
  

Unless otherwise required by another condition of this permission. 
       

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



 

 
 

 Site Preparation Works 
 
1. For the purposes of the conditions of this permission, the following are referred to as Site 

Preparation Works: 
 

a. works of demolition undertaken in accordance with the Demolition Method Statement 
referred to in condition 4 

b. works of remediation carried out in accordance with the Scheme of Further Site 
Contamination Investigations and the Remediation Strategy referred to in conditions 
5 and 6 

c. the implementation of archaeological works in accordance with the Scheme of 
Archaeological Works referred to in condition 8 

d. works for the re-routing and re-configuration of power lines that cross the site. 
 
Reason: For the avoidance of doubt 
 
Planning Obligation 
 

2. Other than implementation of the Site Preparation Works referred to in condition 2 above, no 
development shall take place unless and until all parties with an interest in the ‘Council Land’ 
have entered into a planning obligation pursuant to Section 106 of the Town and Country 
Planning Act 1990 (as amended) in order to bind the ‘Council Land’. This agreement shall be 
in the form of, and shall secure the same obligations as, the agreement attached to this 
decision notice.  
 
For the purposes of this condition the ‘Council Land’ shall mean all that land currently 
owned by the Council and shown edged red on Plan 1 appended to this decision notice. 
 
Reason: To ensure that the planning obligations necessary for the development to proceed 
will apply to the whole of the land covered by the planning permission 
  
Demolition, Contamination and Archaeology 
 

3. The development hereby permitted shall not commence until a detailed Demolition Method 
Statement for the removal of existing buildings and structures from the Council Land has 
been submitted to and approved in writing by the Local Planning Authority.  The Demolition 
Method Statement shall include the results of an asbestos survey to be carried out in advance 
of demolition, as well as arrangements for the management of vehicle movements associated 
with the demolition works. 

 
The demolition of existing buildings shall thereafter be carried out in accordance with the 
approved Demolition Method Statement.  

  
Reason: Demolition is one of the first operations to take place on the site.  It is necessary to 
require the submission and approval of a scheme of demolition prior to commencement of 
the development in order to ensure that this is carried out in a way which minimises 
pollution risks, in compliance with South Kesteven Local Plan policy EN4 
 

4. No demolition shall take place until a Contamination Strategy within the Council Land has 

been submitted to and approved in writing by the Local Planning Authority.  The submitted 
Contamination Strategy shall: 
 



 

 
 

a. be based on the findings and recommendations contained in Preliminary Geo-
Environmental Risk Assessment, and the Geo-Environmental Report (CAT1) by Delta-
Simons Project, both Project No. number 18-1356.05 dated January 2020 and 
submitted with the application 

b. include details of further investigations to be carried out within each phase of the 
development of the Council Land.   

 
Reason: To ensure that the contamination is identified, and remediated, in compliance with 
South Kesteven Local Plan policy EN4 

 

5. Following the implementation of the Contamination Strategy approved under condition 5 
within any phase of development of the Council Land, the results shall be used to prepare a 
Scheme of Remediation relating to that phase to deal with the risks associated with 
contamination of the Council Land. The Scheme of Remediation for each phase shall include 

the following components: 
 

a. a detailed assessment of the risk to all receptors that may be affected, including 

those off- site. 
b. an options appraisal giving full details of the remediation measures required to 

deal with any contamination found and how these measures are to be 
undertaken. 

c. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works to deal with any contamination have been completed 

and identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action. 

 
Other than implementation of the Site Preparation Works referred to in condition 2 above, 
no development shall take place within each phase until the Scheme of Remediation for 
that phase has been: 
 
i) submitted to and approved in writing by the Local Planning Authority; and  
ii) subsequently implemented in full.   

 
Reason: To ensure that the development does not contribute to and is not put at 
unacceptable risk from or adversely affected by unacceptable levels of water pollution in 
line with To ensure that the demolition is carried out in a way which minimises pollution 
risks, in compliance with South Kesteven Local Plan policy EN4 
 

6. If, during any part of the construction phase of the development, contamination not previously 
identified is found to be present at the site then no further development (unless otherwise 
agreed in writing with the local planning authority) shall be carried out until a scheme of 
remediation has been submitted to and approved in writing by the local planning authority 
detailing how this unsuspected contamination shall be dealt with. 
 
Reason: To ensure that the contamination is identified, and remediated, in compliance with 
South Kesteven Local Plan policy EN4 

 
7. The development hereby permitted shall not commence until a Scheme of Archaeological 

Works relating to that part of the site to the east of the Council Land has been submitted to 
and approved in writing by the Local Planning Authority.  The Scheme of Archaeological 
Works shall include: 

 



 

 
 

i) a written scheme of investigation (WSI) 
ii) measures to ensure the preservation in situ, or the preservation by record, of 

archaeological features of identified importance 
iii) methodologies for the recording and recovery of archaeological remains, including 

artefacts and ecofacts 
iv) post-fieldwork methodologies for assessment and analyses 
v) report content and arrangements for dissemination, and publication proposals - 

archive preparation and deposition with recognised repositories 
vi) a timetable of works in relation to the proposed development, including sufficient 

notification and allowance of time to ensure that the site work is undertaken and 
completed in accordance with the WSI 

vii) monitoring arrangements, including the notification in writing to the Local Planning 
Authority of the commencement of archaeological works and the opportunity to 
monitor such works 

viii) a list of all staff involved in the implementation of the WSI, including subcontractors 
and specialists, their responsibilities and qualifications 

 
Reason: Initial works at the site have the potential affect archaeological resources, so it is 
necessary to require this scheme of works before development commences to ensure that 
these resources are not lost without being first recorded, in compliance with South 
Kesteven Local Plan policy EN6 
 

8. No development hereby permitted shall take place on a part of the site which is subject to the 
Scheme of Archaeological Works approved under condition 8 until those Archaeological 
Works have been completed on that area. 
 
Reason: To ensure that any archaeological resources present in the site are not lost without 
being first recorded the contamination is identified, and remediated, in compliance with 
South Kesteven Local Plan policy EN6 
 
Phasing 
 

9. Other than the Site Preparation Works referred to in condition 2 above, none of the works for 
the development hereby permitted shall begin until a detailed Phasing Plan for the whole site 
has been submitted to and approved in writing by the Local Planning Authority.  The Phasing 
Plan shall: 
 

a) show the relationship between the Site Preparation Works and the remainder of the 
development 

b) show the relationships between the commercial, housing, retirement village and 
infrastructure components of the development (including blue and green infrastructure) 
as the scheme progresses; 

c) include details of the following: 
i) the stage by which the off site highway works referred to in condition 20 will have 

been completed and available for use; 
ii) the stage by which the access works required by conditions 17 and 19 of this 

permission will have been completed and available for use 
iii) details of the timing of, the implementation of the Landscape and Ecological 

Management Plan referred to in condition 26 of this permission 
 



 

 
 

: 

The development shall thereafter be carried out in accordance with the approved Phasing 
Plan unless variations have been agreed in writing by the Local Planning Authority 
beforehand. 

 
Reason: To ensure that the different parts of the mixed use development are progressed 
together, so that the employment uses and other benefits of the scheme are realised to 
ensure compliance with South Kesteven Local Plan policy E6 

 
Reserved Matters 

 
11. Other than the Site Preparation Works referred to in condition 2 above, none of the works for 

the development hereby permitted shall begin until details of Reserved Matters have been 
submitted to the Local Planning Authority for approval.  Reserved Matters shall be submitted 
to the Local Planning Authority within 3 years from the date of this permission and shall 
include: 

 
a) layout - including a masterplan to show: 
i) the overall layout of the different uses proposed across the entire development; and 
ii) the mix of housing types and sizes across the site 
b) scale - including a plan to show the distribution of building heights across the site 
c) appearance – including external materials and means of enclosure; and 
d) landscaping. 

 
Reason: The application has been made in outline form under Article 5(1) of the Town & 
Country Planning (Development Management Procedure) (England) Order 2015 
 

12. The submitted reserved matters shall be broadly in accordance with the following drawings 
and documents submitted with the outline application: 

 
i) Land use parameters 6178/PL 03 
ii) Height parameters 6178/PL 04 
iii) Street and Placemaking Code HP/6178 

 
The development shall thereafter be carried out in accordance with the approved Reserved 
Matters unless variations have been agreed in writing by the Local Planning Authority 
beforehand. 
 
Reason: In order that the development is carried out in accordance with the parameters 
against which the application was assessed 
 

13. Before the end of the first planting/seeding season following the occupation/first use of the 
final building within each phase of the development hereby permitted, all soft landscape 
works shall have been carried out in accordance with the soft landscaping details approved 
under condition 11. The date of completion of the landscaping works within each phase of 
the development shall be notified in writing to the Local Planning Authority within 28 days of 
their completion.   

 
Reason: To ensure that the approved landscaping is delivered in a timely fashion, in 
accordance with South Kesteven Local Plan policy DE1 
 

14. Within a period of five years from the completion of soft landscaping works within each 
phase of the development hereby permitted (as notified under condition 13), any trees or 

. 

! 



 

 
 

plants provided as part of the approved soft landscaping scheme within that phase, 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 under condition 11 unless otherwise agreed by the 
Local Planning Authority. 

 
Reason: To ensure that well designed hard and soft landscaping is provided and 
maintained, in accordance with South Kesteven Local Plan policy DE1 
 
Changes of Use 
 

15. Unless otherwise agreed in writing beforehand by the Local Planning Authority under the 
conditions of this permission, the amounts of development hereby permitted shall be limited 
to the following uses and to the maximum levels of each (as defined in the Town and 
Country Planning (Use Classes) Order 1987 (as amended)): 

 
a) Housing within Class C3 -  up to 190 units 
b) Retirement village within Class C2 – up to 150 units of accommodation together with 

communal facilities buildings 
c) Commercial development within Class E(g) – up to 10,000m2 gross internal 

floorspace, consisting of around 7,500m2 within Classes E.(g)(i) and (ii), and around 
2,500m2 within Classes E.(g)(iii). 

d) convenience store within Class E(a) – up to 400m2 gross internal floorspace 
e) café within Class E(b) – up to 280m2 gross internal floorspace 

 
Reason: For the avoidance of doubt and in order that the development is carried out in 
accordance with the parameters against which the application was assessed. 

 
16. Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 

1987 and the Town and Country Planning (General Permitted Development) Order 2015 
(both as amended and as may be varied in the future), there shall be no change of use in 
either direction between the following Classes of development without the express 
permission of the Local Planning Authority: 

 
a) on the one hand Classes E.(g)(i) and (ii), and on the other hand Class E.(g)(iii) 
b) Class C3 and Class C4 
c) on the one hand Class E and on the other hand Class C3 or C4 
d) Class E.(a) and Class E.(g) 

 
Reason: For the avoidance of doubt and in order that the development is carried out in 
accordance with the parameters against which the application was assessed. 

 
 Access 

 
17. Unless otherwise approved as part of the phasing arrangements under condition 10, prior to 

the occupation of any building constructed on the site, the four vehicular accesses and the 
principle pedestrian/cycle access from Edgar Gardens shall be constructed and be available 
for use in accordance with the following drawings: 
 
a) 8190658/01  - Commercial Access General Arrangement  
b) 8190658/02 - Western Residential Access General Arrangement 
c) 8190658/03 - Central Residential Access General Arrangement 



 

 
 

d) 8190658/04 - Eastern Residential Access General Arrangement 
e) 8190658/05 - Edgar Gardens Pedestrian / Cycle Link General Arrangement 

 
Reason: To ensure that adequate and safe access is provided to the development in 
compliance with South Kesteven Local Plan policy ID2 
 

18. In addition to the details referred to in condition 17 above, those parts of any proposed 

roadways and associated footways which will be constructed within the limits of the 
existing highway (Barnack Road), shall be laid out and constructed to finished surface 
levels only in accordance with details to be submitted to and approved in writing by the 
Local Planning Authority.  This requirement applies to: 
 
a. any temporary construction access – details to be submitted and approved prior to 

first use of that access 
b. permanent access – details to be submitted and approved prior to the first 

occupation of any building served by that access.  
 

Reason:  In the interests of safety, to avoid the creation of pedestrian trip hazards within the 
public highway in compliance with South Kesteven Local Plan policy ID2 
 

19. Other than the Site Preparation Works approved under condition 2 above, none of the 
works for the development hereby permitted shall begin until details of at least four 
additional pedestrian and cycle access points have been submitted to and approved in 
writing by the Local Planning Authority. 

 
The additional pedestrian and cycle access points shall be provided in accordance with the 
approved details and in accordance with the Phasing Plan approved under condition 10.    

 
Reason:  To ensure that sustainable alternative transport choices are provided by the 
development, in compliance with South Kesteven Local Plan policy ID2 

 
Off-site highway works 
 

20. Unless otherwise approved by the Local Planning Authority as part of the Phasing Plan 
under condition 9, no commercial space, housing or retirement village accommodation 
hereby permitted shall be occupied until the off-site highway works (footway widening and 

resurfacing, additional street trees, and provision of new bus stops, and improvements to 
the existing Abbots Close bus stops) shown on the following drawings have been 
constructed and are available for use: 

 
a. 8190658/6101 rev P4 - Highway Works Pedestrian and Cycle Improvements General 

Arrangement - Sheet 1 
b. 8190658/6102 rev P5 - Highway Works Pedestrian and Cycle Improvements  General 

Arrangement - Sheet 2 
c. 8190658/6103 rev P5 - Highway Works Pedestrian and Cycle Improvements  General 

Arrangement - Sheet 3 
 

Reason:  To ensure that sustainable alternative transport choices are provided by the 
development, in compliance with South Kesteven Local Plan policy ID2. 
 
 
 



 

 
 

Construction Management 
 

21. Other than the Site Preparation Works approved under condition 2, no phase of the 
development shall take place until a Construction Management Plan and Method 
Statement relating to that Phase has been submitted to and approved in writing by the 
Local Planning Authority which shall indicate measures to mitigate against the impacts 
of traffic and site operations during the construction stage of the proposed development. 

 
The Construction Management Plan and Method Statement shall include: 

 
a. Details of construction access for each phase of the development;  
b. parking of vehicles for site operatives and visitors;  
c. loading and unloading of plant and materials; 
d. storage of plant and materials used in constructing the development; 

e. wheel washing facilities; 
f. the routes of construction traffic to and from the site including any off site 

routes for the disposal of excavated material and; 
g. a 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 
h. measures to control dust 
i. measures to control noise, including limits to hours of working. 

 
The approved Construction Management Plan and Method Statement shall be 
implemented in full throughout the construction period. 

 
Reason: To ensure that adequate and safe access is provided for construction traffic in 
compliance with South Kesteven Local Plan policy ID2, and to ensure that the 

development is adequately drained without creating or increasing flood risk to land or 

property adjacent to, or downstream of, the development during construction in compliance 
with South Kesteven Local Plan policy EN4 

 
Travel Plan 
 

22. Unless otherwise approved by the Local Planning Authority as part of the Phasing Plan 
under condition 9, no commercial space, housing or retirement village accommodation 
hereby permitted shall be occupied until a revised Framework Travel Plan has been 
submitted and approved in writing by the Local Planning Authority.   
 
Reason:  To ensure that sustainable alternative transport choices are promoted by the 
development, in compliance with South Kesteven Local Plan policy ID2 
 

23. Prior to the occupation of each Phase of the development hereby permitted, a detailed 
Travel Plan relating to that Phase shall be submitted to and approved in writing by the 
Local Planning Authority.  Each phase Travel Plan shall be in accordance with the 

Framework Travel Plan approved under condition 22, shall include a timetable for 

implementation, and shall be implemented in full.   
 
Reason:  To ensure that sustainable alternative transport choices are promoted by the 
development, in compliance with South Kesteven Local Plan policy ID2 



 

 
 

 
Surface Water Drainage 
 

24. Other than the Site Preparation Works approved under condition 2 above, no works for the 
development hereby permitted shall commence until a surface water drainage scheme 
has been submitted to and approved in writing by the Local Planning Authority. The 
scheme shall: 

 
a) be in general conformity with the surface water drainage strategy contained in the submitted 

Flood Risk Assessment CV8190658/CS/DW/029 dated 29 September 2020  
 
b) provide attenuation details and discharge rates which shall be restricted to 5 ls-1 
 
c) provide details of the timetable for and any phasing of implementation for the 

drainage scheme; and 
 
d) 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. 

 

No building shall be occupied until the parts of the approved scheme designed to accept 

surface water from that building have been completed. The approved 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 in 
compliance with South Kesteven Local Plan policy EN5. 

 
Noise 

 
25. Other than the Site Preparation Works approved under condition 2 above, no works for the 

development hereby permitted shall commence within each phase until a detailed scheme 
of noise mitigation relating to that phase has been submitted to and approved in writing by 
the Local Planning Authority.  The scheme shall set out measures to address noise from the 
railway and the commercial development proposed in so far as it may affect the residential 
amenity of occupiers of new dwellings within the site and existing dwellings on adjacent 
land.  The approved noise mitigation scheme for each phase of the development shall be 
implemented in full. 
 
Reason: To ensure that new and existing residents benefit from an acceptable standard of 
amenity and living conditions, in compliance with South Kesteven Local Plan policy EN4 

 
Biodiversity 

 
26. Other than the Site Preparation Works approved under condition 2 above, no works for the 

development hereby permitted shall commence until a Landscape and Environmental 
Management Plan (LEMP) has been submitted to and approved in writing by the Local 
Planning Authority.  The LEMP shall be prepared in general accordance with the 
conclusions and recommendations contained in Section 6 of the Biodiversity management 
plan dated April 2020 and section 2 of the Biodiversity Enhancement Statement dated June 
2020 submitted with the application. 



 

 
 

 
The approved LEMP shall be implemented in full. 

 
Reason: To ensure that opportunities for biodiversity enhancements are realised, in 
accordance with South Kesteven Local Plan policies EN2 and EN3 

 
27. No removal of hedgerows, trees, shrubs or other climbing plants shall take place between 

1st March and 31st August inclusive, unless a competent ecologist has undertaken a 
careful, detailed check of vegetation for active birds’ nests immediately before the 
vegetation is cleared and provided written confirmation that no birds will be harmed and/or 
that there are appropriate measures in place to protect nesting bird interest on site. Any 
such written confirmation should be submitted to the local planning authority. 
 
Reason: To ensure that breeding birds are protected from disturbance and harm, in 
accordance with South Kesteven Local Plan policy EN2 
 
External Lighting 
 

28. Prior to occupation of any phase of the development adjoining the northern boundary of the 
site, a lighting strategy for that phase shall be submitted to and approved in writing by the 
local planning authority. The strategy shall: 

 
a) Assess the potential for lighting to lead to safety hazards in relation to the operation of 

the adjoining railway 
b) identify those areas/features on site to which nocturnal wildlife such as bats and otters 

are particularly sensitive and that are likely to cause disturbance in or around their 
breeding sites and resting places, or along important routes used to reach key areas 
of their territory, for example, for foraging, and 

c) show how and where external lighting will be installed (through the provision of 
appropriate lighting contour plans and technical specifications) so that it can be clearly 
demonstrated that areas to be lit will not disturb or prevent the above species using 
their territory or having access to their breeding sites and resting places.  
 

Reason: To ensure both the safety of the operation of the railway, and that wildlife is 
encouraged and protected from disturbance and harm, in accordance with South Kesteven 
Local Plan policy EN2 

 
29. All external lighting shall be installed in accordance with the specifications and locations set 

out in the strategy approved under condition 28 of this permission, and these shall be 
maintained thereafter in accordance with that strategy. No other external lighting be 
installed without prior consent from the local planning authority.  
 
Reason: For the avoidance of doubt 
 

 Sustainable Building 
 

30. No building operations with a phase of the development hereby permitted shall commence 
construction until a scheme of detailed measures mitigate and adapt to the effects of 
climate change has been submitted to for approval in writing by the Local Planning 
Authority.   The measures shall be in general accordance with or of equal mitigating effect 
to those summarized at paragraphs 5.2.5 and 5.2.6 of the Sustainability and Energy 
Statement submitted with the application. 



 

 
 

 
Reason: To ensure that the development includes measures to mitigate and adapt to the 
effects of climate change, in accordance with South Kesteven Local Plan policy SB1 
 
Play Area 

 
31. The Reserved Matters submitted under condition 11 shall include details of the location, 

design and equipment to be installed in a Locally Equipped Area for Play (LEAP) 
associated with the dwellings hereby permitted.  The LEAP shall be implemented and made 
available for use prior to the occupation of the first dwelling approved as part of this 
permission. 
 
Reason: To ensure that the development provides sufficient open space of the right type to 
meet the needs of children and young people in accordance with South Kesteven Local 
Plan policy OS1 
 
Foul Drainage 

 
32. No development which comprises the erection of a building required to be served by water 

services shall be undertaken in connection with any phase of the development hereby 
permitted until details of a scheme, including phasing, for the provision of mains foul 
sewage infrastructure on and off site has been submitted to and approved in writing by the 
Local Planning Authority. 
 
Reason: To ensure that the development will be connected to adequate foul water 
treatment and disposal infrastructure, in accordance with South Kesteven Local Plan policy 
EN5 

 
33. At least 10% of the new dwellings provided in the development must be designed to be  

‘Accessible and Adaptable’ in line with the optional standards set out in Part M4(2) of the 
Building Regulations. 
 
Reason: To ensure that the development will deliver high standard of design, in accordance 
with South Kesteven Local Plan policy DE1 
 

 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 
 



 

 
 

 
Illustrative Site layout Plan 

 

 

 

 

 

 

 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: To be Confirmed 

 

 

 

 

 

 

 

 



 

 
 

South Kesteven District Council is both: 

 
a) an applicant and owner of part of the land 

 and 
b) local planning authority which will decide the application 

 
Therefore, the application is submitted under regulation 3 of the Town and Country 

Planning General Regulations 1992 (as amended).  Planning Committee members who 

have a role in the management of the Council’s land within the site – the former Cummins 

factory – may wish to take advice from Democratic and Legal Services before taking part 

in the decision on this application. 

 

 
 


