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S21/0174 Land To the North of Longcliffe Road and South of Belton Lane, Grantham, Lincolnshire 

   



 

 
 

1 Description of Site 
 

1.1 The proposed development site comprises of an area of 37.82 hectares (93.45 acres) of 

land situated on the northern edge of the main built-up area of Grantham, adjoining the 

modern and fairly low density Manthorpe estate to the south and the historic village of 

Manthorpe to the east. The site is bound to the west the East Coast Main Line railway, 

and to the east by the A607 and St. John the Evangelist Church. The northern boundary is 

partly along Belton Lane (in the north-west); it then follows just south of the existing 

overhead power lines, then continues north-eastwards along the Running Furrows as far 

as the A607.  

 

1.2 In terms of topography and the wider site context, the site sits within the low-lying 

Grantham bowl surrounded by the “green rim” of escarpments and higher land. In the 

centre of the site is a relatively low hill which rises to 68m AOD. The land slopes down to 

the valleys of the Running Furrows, which runs south-west to north-east across the 

eastern end of the site, and Gonerby Brook, which is a tributary of the Running Furrows 

and flows west to east along the southern boundary of the site, adjacent to the northern 

edge of the Manthorpe estate. A public footpath runs east-west across the southern part of 

the site from the A607 (east) to an underpass beneath the East Coast Main Line railway 

(west).  

 

1.3 The site is relatively close to several designated heritage assets including the Grade I 

Listed Belton House, including the registered Park and Garden (Grade I) and Bellmount 

Tower (Grade II*). Manthorpe Conservation Area and various listed buildings within it, 

including St. John’s Church, Old Rectory and various domestic dwellings (all Grade II), 

and to a smaller extent the site forms part of the setting of St Wulfram’s Church (Grade I) 

in Grantham Town Centre. 

 

1.4 The wider site benefits from outline planning permission granted on appeal under 

application ref: S15/3189. The current application relates to the central and western parts 

of the site covered by the outline planning permission, including the main residential 

parcels and the network of streets and open spaces within them. The application also 

relates to the noise bund to be provided along the railway line.  

 

1.5 The remainder of the built-form on site, including the school and neighbourhood centre are 

to be subject to future full applications. The details of the strategic landscaping open 

spaces and the sports ground to be provided on site, to the south, east and north-west of 

the site, as well as the detailed design of the public open spaces, viewpoints and gateway 

entrances within the residential parcels are subject to a separate planning application 

(Ref: S21/0175), which will be presented to a forthcoming Planning Committee.  

 

1.6 Development of the site is further controlled through both the Section 106 Agreement 

attached to the outline planning permission and through planning conditions. For example, 

the local centre is required to be completed before the 300th dwelling is occupied. 

 

 

 

 



 

 
 

2 Description of proposal 
 

2.1 The current application seeks reserved matters consent for matters of appearance, layout, 

landscaping and scale for 480 dwellings, pursuant to outline planning permission 

S15/3189.  

 

2.2 As referenced above, the current application relates to the central and western parts of the 

site covered by the outline planning permission and includes the detailed design of the 

main residential parcels and the network of streets and ancillary green spaces within 

them, as well as the noise bund to be provided along the railway line to the west. In 

respect of landscaping, the current application addresses the approach to be taken to on 

plot boundaries and landscaping and the network of street trees and ancillary green 

spaces forming part of the residential built form. 

 

2.3 It should be noted that there is already a reserved matters approval in place for the site, 

which covers the matters of appearance, layout, landscaping and scale for 480 dwellings 

that are to be considered as part of the current application. The extant reserved matters 

consent was approved under application reference S18/1457 by Planning Committee on 6 

April 2021.  

 

2.4 The current proposals effectively propose minor amendments to elements of the existing 

approved residential parts of the scheme, inspired by the recommendations contained with 

the OPUN (Design Midlands) Review of the development scheme undertaken as part of 

the assessment of the previous reserved matters application. The amendments are also 

being done to ensure that the layout responds more appropriately and assimilates better 

with the context of the existing site contours. 

 

2.5 During the lifetime of the current application, the scheme has been through the Council’s 

Design PAD process and subject to a number of additional meetings with key technical 

consultees including the Council’s Principal Urban Design Officer, Conservation Officer 

and Landscape Consultee as well as Lincolnshire County Council Highways & SuDS. This 

has resulted in further moderate amendments being pursued to improve the overall design 

quality of the scheme.  

 

2.6 In the context of above, and in view of the valid “fallback” position provided by the extant 

reserved matters consent, the following amendments to the scheme are relevant for 

assessment:  

 

(1) Updates to the central spine road – the 2-metre grass verge and tree lined 

approach has been extended from the Local Central through the residential 

development parcels to the east to provide a consistent tree-lined approach to 

the central spine road.  

 

(2) Rationalised road network – the road network, particularly within Phase 3 of the 

development (immediately west of the Running Furrows), has been revised to 

follow the natural contours of this area of the site. The residential plot layout 

within this part of the site has also been amended to follow a block network to 



 

 
 

enable level thresholds to front doors and reduce the amount of retaining walls 

required.  

 

(3) Addition of a vehicular connection over the Running Furrows – The bridge 

had already been approved as a construction access for Phase 1B (east of 

Running Furrows) and as a permanent cycleway link, however, it has now been 

upgraded to provide a permanent vehicular link to improve permeability 

throughout the site. The road network in the immediate vicinity of the bridge link 

has also been amended to suit the revised bridge arrangements.  

 

(4) Amendments to the house types and parking arrangements along the 

central spine road – the house types have been adjusted and the parking 

arrangements have been rationalised to ensure a more consistent and stronger 

street scene along the central spine road from the Local Centre.  

 

(5) Introduction of a terraced housing crescent to the northern viewpoint – the 

layout has been amended adjacent to the northern viewpoint to provide a defined 

terraced housing crescent, which reinforces the views available to the church 

spires of St John’s in Manthorpe and St. Wulfram’s in Grantham. 

 

(6) Revised eastern green public open space – the eastern green has been 

increased in size to utilise the levels available in this part of the site. The 

dwellings surrounding the green have also been amended to improve natural 

surveillance and provide a strong street scene.  

 

(7) Edge lane footpath provided to Plot 73-80 and 105-121 – two new edge lane 

footpaths have been added along the western edge of the development to 

provide improved pedestrian connectivity around the site.  

 

(8) Repositioning of bin collection points – bin collection points that were 

positioned adjacent to public spaces i.e. footpaths have been moved so that they 

are directly adjacent to private properties. 

 

(9) Additional boundary walls added to key street scenes – Additional brick walls 

have been added to the sides of Plots 17, 46, 149, 170 and 284, which are 

considered to be prominent in the street scene. Stone walls have been added to 

the plot boundaries for Phase 1B (eastern parcel) for boundaries that front the 

main road.  

 

(10) Reorganisation of Plot 34 – 41 – these plots and their associated parking 

spaces have been revised to ensure on-plot parking provision, to improve the 

street scene of the gateway into the Local Centre. As part of this, Plot 39 has 

been amended to include a window on the side elevation to provide better natural 

surveillance and to provide a more attractive entrance to this parking court.  

 

(11) House type substitutions to Plot 157 and 158 – these plots have been 

amended to integral house types to improve the availability of on-plot parking, 

reducing the potential for on-street parking opposite the T-junction.  

 



 

 
 

(12) Repositioning of plot hedging – the box hedging has been positioned to the 

back edge of public footpaths to ensure a clear definition of the boundary 

between public and private space.  

 

(13) Repositioning of Plot 434-436 – The garage for Plot 434 has been relocated 

from the rear to the site of the property to allow easier access and increased 

security. Plots 435 and 436 have been moved forward to match Plot 434, which 

improves the rear garden size for Plot 436. 

 

(14) House type substitution on Plot 369 and 370 – Plots 367 and 370 have been 

replaced with 45-degree ‘corner turner’ house types, to provide a smoother 

transition between the two building lines meeting at this juncture. The ‘corner 

turner’ housetype also ensures a strong street scene for the cycleway and spine 

road and natural surveillance to the east green. The alignment of the cycleway 

has also been revised to ensure a clear sight line to the church spire along this 

route.  

 

(15) Rationalised junction adjacent to South Green – the road has been 

positioned to run along the church spire view, and the adjacent cycleway has also 

been altered to ensure it follows this view line. A block paved junction has been 

added adjacent to the South Green open space to signify to drivers a change in 

the area and the increased likelihood of cyclists and pedestrians crossing.  

 

2.7 In connection with the above, the Applicant has submitted a Landscape Strategy report 

which provides further details in respect of the approach that is to be taken to the on-plot 

landscaping for the individual house type character areas. The remainder of the 

landscaping details, including the various public open spaces, gateways, focal points and 

landscape character areas are to be considered under S21/0175.  

 

2.8 The proposals for the noise bund adjacent to the East Coast Main Line railway remain the 

same as previously approved.  

 

3 Relevant History and Background 
 

3.1 The Grantham Capacity and Limits to Growth Study 2015 was commissioned by the 

Council to identify suitable areas for development on the edges of Grantham. The 

application site was identified as suitable for development in the study, subject to no built 

development above to 65m contour line in order to minimise any prospective impacts on 

the setting of Belton House and Park and related heritage assets. 

 

3.2 The outline planning application (S15/3189) for “A sustainable urban extension to 

Grantham comprising, not more than 550 dwellings, a neighbourhood centre, a single form 

entry primary school, ancillary (formal and informal) public open space, including structural 

landscaping and biodiversity enhancement areas, and access works” was submitted in 

2015. This was subsequently amended on officer advice to 480 dwellings and with all built 

development shown below the 65m contour lie to comply with the Grantham Capacity 

Study.  

 



 

 
 

3.3 The outline application was supported by a comprehensive suite of technical documents, 

including a voluntary Environmental Statement, covering topics including Ecology, 

Landscaping and Visual Impacts, Heritage, Archaeology, Transport. Noise and Vibration 

as well as separate documents such as a Heritage Impact Assessment, Transport 

Statement, various ecological surveys, and a Design and Access Statement.  

 

3.4 That application was recommended for approval by officers but was refused by Planning 

Committee on 8 March 2017 on the grounds of harm to the setting of heritage assets at 

Belton and Manthorpe. The application was subsequently allowed on appeal on 19 

January 2018 following a public inquiry. The inspector concluded that the development 

was in accordance with the development plan and the NPPF, and that the scheme would 

not result in any unacceptable adverse impacts and would not harm the setting of any 

identified heritage assets.  

 

3.5 The outline planning permission is subject to a Section 106 Agreement that secures the 

necessary infrastructure provision required to make the development acceptable. This 

includes: a serviced site for the new primary school, together with a £3 million contribution 

towards the cost of providing the new school; health contributions of £218,000; cycleway 

improvements contribution of £250,000; a bus service improvement contribution of 

£300,000; provision of affordable housing on site; provision of extensive areas of open 

space, including parks, play areas, sports grounds, SuDS drainage, informal green space, 

allotments and a community orchard.  

 

3.6 The outline appeal approval also includes conditions requiring any future reserved matters 

applications to be in broad accordance with the principles for the development set out 

within the Design and Access Statement, Illustrative Master Plan and various Parameters 

Plans. A further condition required the submission and approval of a detailed master plan 

and Design Code  

 

3.7 The detailed masterplan and design code was subsequently approved on 6 July 2018 

under “approval of details required by condition” application S18/1044.  

 

3.8 As indicated above, a reserved matters application relating to matters of appearance, 

landscaping, layout and scale for 480 dwellings, covering the residential parcels of the site 

and the noise bund along the western boundary, was submitted in August 2018 

(S18/1457). At the time of submission, the scheme was considered to be in general 

accordance with the approved master plan and design code, however, it was considered 

that elements of the detailed design required refinement. As such, the Council 

commissioned a Design Review by OPUN (now known as Design Midlands). The OPUN 

Review made a number of key recommendations, which can be summarised as follows:  

 

(1) The site structure / layout was considered to be overly complex with 

disconnected streets, cul-de-sacs and turning heads, which restrict connectivity. 

The scheme should provide a simplified structure which is informed by the site 

topography and the available views. 

 

(2) The opportunity to strengthen the movement network was encouraged and this 

includes the provision of a direct east-west connection to assist in integrating the 

parcel to the east of the site.  



 

 
 

 

(3) Opportunities to improvement legibility and permeability with the proposed 

development should be explored.  

 

(4) The access points from Longcliffe Road and Belton Lane provide important 

entrances / gateways which set the tone / standard for the development.  

 

(5) The Local Centre should create a “heart” and “place” instead of a roundabout. 

The design approach should maximise opportunities to animate and integrate the 

adjacent uses, for example the proposed housing and community facilities should 

address and front the square; the provision of trees to define the space; the 

provision of parking should be sensitively designed and integrated to enable the 

square to function as a community space.  

 

(6) The Belton Lane entrance should provide a strong landscape-led approach to 

scheme.  

 

(7) The use of edge lanes is to be encouraged, particularly along the southern edge, 

to provide a semi-rural character with houses directly fronting this.  

 

(8) The importance of the landscape in contributing to the streets / highways in 

ensuring legibility and creating interest, and the need to provide an integrated 

approach to highways / street hierarchy to provide character and variety within 

the streetscene.  

 

3.9 The above recommendations formed the basis of further discussions between Officers 

and the Applicant, and modest amendments were proposed to the scheme to reflect some 

of the recommendations contained within the OPUN Review. The application was 

subsequently presented to Committee and approved on 6 April 2021.  

 

3.10 The current proposals effectively propose further minor amendments to elements of the 

existing approved residential parts of the scheme, to address the recommendations 

contained with the OPUN (Design Midlands) Review. The amendments are also being 

done to ensure that the layout responds more appropriately and assimilates better with the 

context of the existing site contours. 

 

3.11 The proposal has gone through a number of design iterations resulting from positive 

engagement with Officers during the lifetime of the application. All concerns raised have 

been addressed in the current plans, which were received in November 2021. A formal re-

consultation with all statutory technical consultees and neighbours was then undertaken.  

 

4 Policy Considerations 
 

4.1 South Kesteven Local Plan 2011-2036 (Adopted January 2020) 

Policy SD1 – The Principles of Sustainable Development in South Kesteven 

Policy SP1 – Spatial Strategy  

Policy SP2 – Settlement Hierarchy  

Policy H4 – Meeting All Housing Needs 



 

 
 

Policy EN1 – Landscape Character 

Policy EN2 – Protecting Biodiversity and Geodiversity 

Policy EN3 – Green Infrastructure  

Policy EN4 – Pollution Control  

Policy EN6 – The Historic Environment 

Policy DE1 – Promoting Good Quality Design 

Policy SB1 – Sustainable Buildings 

Policy OS1 – Open Space 

Policy GR1 – Protecting and Enhancing the Setting of Belton House and Park 

Policy GR2 – Sustainable Transport in Grantham  

Policy ID2 – Transport and Strategic Transport Infrastructure  

 

4.2 Design Guidelines for Rutland and South Kesteven Supplementary Planning 

Document (Adopted November 2021) 

 

4.3 National Planning Policy Framework (NPPF) (Adopted July 2021) 

Section 2 – Achieving sustainable development 

Section 4 – Decision-making 

Section 5 – Delivering a sufficient supply of homes 

Section 8 – Promoting healthy and safe communities 

Section 9 – Promoting sustainable transport 

Section 11 – Making effective use of land 

Section 12 – Achieving well-designed places 

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

Section 15 – Conserving and enhancing the natural environment 

Section 16 – Conserving and enhancing the historic environment 

 

 

5 Representations Received 
 

5.1 Belton and Manthorpe Parish Council 

5.1.1 No comments received.  

 

5.2 Environment Agency 

5.2.1 No comments to make 

 

5.3 Historic England 

5.3.1 No comments 

 

5.4 Lincolnshire Fieldpaths Association 

5.4.1 No comments received. 

 

5.5 Lincolnshire Crime Prevention Officer 

5.5.1 No objections. 

 

5.6 Lincolnshire Wildlife Trust 

5.6.1 No comments received. 

 



 

 
 

5.7 Ministry of Defence 

5.7.1 No comments received. 

 

5.8 Natural England 

5.8.1 No comments to make. 

 

5.9 Network Rail  

5.9.1 Network Rail has no objections in principle to the development, but there are some 

requirements which must be met, especially with the close proximity of the development of 

an electrified railway.  

 

5.9.2 The Developer should be aware that any development for residential use adjacent to an 

operational railway may result in neighbour issues arising. Consequently, every endeavour 

should be made by the developer to provide adequate sound proofing for each dwelling. 

Please note that in a worst case scenario there could be trains running 24 hours a day and 

the soundproofing should take this into account. 

 

5.9.3 Where trees / shrubs are to be planted adjacent to the railway boundary these shrubs 

should be positioned at a minimum distance greater than their predicted mature height 

from the boundary. Certain broadleaf deciduous species should not be planted adjacent to 

the railway boundary. Where landscaping is proposed as part of an application adjacent to 

the railway it will be necessary for details of the landscaping to be known and approved to 

ensure it does not impact upon the railway infrastructure. Any hedge planting adjacent to 

Network Rail’s boundary fencing for screening purposes should be so placed that when 

fully grown it does not damage the fencing or provide a means of scaling it. No hedge 

should prevent Network Rail from maintaining its boundary fencing.  

 

5.10 SKDC Arboricultural Advisor 

5.10.1 No comments received. 

 

5.11 SKDC Conservation Officer 

5.11.1 No comments to make.  

 

5.12 SKDC Environmental Protection 

5.12.1 No comments 

 

5.13 SKDC Landscape Consultee 

5.13.1 The softworks design should work with the layout to form an effective composition. Trees 

and hedge types (species selection) should reinforce local character. I’m concerned that in 

some cases this hasn’t been done.  

 

5.13.2 In places the trees are different on different sides of the street, this loses the chance to 

create a visually strong composition. Nonetheless, a greater variety of species generally 

on such a large site would be appropriate.  

 

5.14 SKDC Principal Urban Design Officer 

Initial comments 

5.14.1 Building for a Healthy Life Assessment result: 6 green, 6 ambers 



 

 
 

5.14.2 Many improvements over time with improvements such as feature square, materials 

locations, street trees, parking arrangements.  Still many elements only partly achieved, 

however, with scope to go all the way with front boundary treatments and the design of the 

minor streets (surface material change and shared or level surface design) for example.  

The details of the landscape plans and the play areas (including natural play) will be 

important once these are produced 
 

Updated comments 

5.14.3 Building for a Healthy Life Assessment result: 9 green, 3 amber.  

 

5.15 The Association of Gardens Trust  

5.15.1 Objection.  
 

5.15.2 It would appear that the concerned comments made by the National Trust I their 

comments dated 26 April 2021 have not been addressed. Therefore, the Lincolnshire 

Gardens Trust would also like to reiterate the concerns of the National Trust that the 

historic park views from Bellmount Tower, namely the various heritage assets within a 

continued rural setting, with Belton House continuing to be a key dominant visual feature 

located within the rural context will, even over time, continue to be considerably degreed 

by this substantial development.  
 

5.15.3 In order to mitigate the impact on views from this significant HE Grade I Park, there needs 

to be much more planting along both the east and north boundaries of this development. 

 

5.16 The Ramblers Association 

5.16.1 No comments received.  

 

5.17 Upper Witham Internal Drainage Board 

Initial comments 

5.17.1 Objection.  

 

5.17.2 The site is part within the Upper Witham Internal Drainage Board district and the Board 

maintained watercourse Running Furrows through the site.  
 

5.17.3 Under the terms of the Board’s byelaws, the prior written consent of the Board is required 

for any proposed temporary or permanent works or structures in, under, over or within the 

byelaw distance (6m) of the top of the bank of a Board maintained watercourse. At this 

location, the full width on both sides needs to be kept clear of obstruction in order for the 

Board to maintain, repair and improve the channel. The submitted drawings show planting 

and a footway within this distance which is unacceptable. Access to the strip and 

continuity of access along the watercourse also needs to be provided.  

 

5.17.4 The applicant is advised to contact the Board to discuss the proposals.  

 

5.17.5 Please note that the Board will shortly be adopting new byelaws with a revised distance of 

9m. 
 

Revised comments 

5.17.6 I have now spoken to the Applicant and they have confirmed that the layout has been 

revised to provide a 9m easement.  



 

 
 

 

5.17.7 In addition, they will discuss further details relative to the Running Furrows, including the 

proposed crossing, as part of the detailed design to agree with us. As I have indicated in 

the comments to SKDC, most of the works that potentially affect the Board will require 

Byelaw Consent from Upper Witham IDB, which is independent of the Planning 

Permission.  

 

5.17.8 Therefore, the formal objection can be withdrawn. 

 

5.18 Ward Councillor 

5.18.1 No comments received.  

 

6 Representations as a Result of Publicity 
 

6.1 The application has been advertised in accordance with the Council’s Statement of 

Community Involvement and letters of representation have been received from 11 

interested parties, all of which raise objections to the scheme. The representations have 

raised the following concerns:  

 

1. There is no additional access to the main roads from the development  

2. The proposals will be accessed via two access points to the A607 via 

Longcliffe Road and Belton Lane, which will increase the levels of 

congestion already experienced on this road.  

3. There is insufficient health provision to support the new development. 

4. The scheme will result in the loss of mature trees with the replacements 

doing nothing to help the environment.  

5. The existing road network on the Manthorpe estate is not sufficient to 

accommodate the increase in traffic resulting from the development or for 

use by construction traffic.  

6. The proposed development is over dominant and oppressive and will also 

detrimentally affect the Conservation Area of Manthorpe. 

7. The proposals will give rise to unacceptable impacts on privacy.  

 

7 Evaluation 
 

7.1 Outline planning permission, including the matter of access, has already been granted for 

the development of 480 dwellings on the site under S15/3189 and, therefore, the principle 

of residential development has already been established as being acceptable.  

 

7.2 The outline planning permission included a number of conditions for any future reserved 

matters applications. These included:  

 

- Condition 2 – applications for approval of reserved matters shall be submitted 

within three years of the date of the outline planning permission.  

- Condition 5 – prior to the submission of any reserved matters application, a 

detailed masterplan and design code shall be submitted and approved. 

Thereafter, any reserved matters application should comply with the principles 

established.  



 

 
 

- Condition 6 – the number of dwellings shall not exceed 480 dwellings.  

- Condition 7 – no buildings within the site hall be constructed above the 65m 

contour line.  

- Condition 8 – The development shall be carried out in accordance with the broad 

principles of the following plans and documents:  

o Illustrative Master Plan – Drawing No. EMS.2490_101G 

o Access Parameters Plan – Drawing No: EMS.2490_107E 

o Land Use Parameters Plan – Drawing No. EMS.2490_105E 

o Building Heights and Parameters Plan – Drawing No. EMS2490_106F 

o Phasing Parameters Plan – Drawing No: EMS.2490_103G 

o Landscape Parameters Plan – Drawing No. EMS.2490_108F 

o Design and Access Statement 

- Condition 9 – the reserved matters application for Phase 1 shall include the 

detailed design and specification for the noise attenuation bund alongside the 

East Coast Main Line railway.  

- Condition 12 – concurrently with each reserved matters application, details of a 

site-specific tree protection method statement and plan shall be submitted as an 

“approval of details required by condition” application. 

 

7.3 In view of the above, the current reserved matters application falls to be assessed against 

the broad principles of the Design and Access Statement and Parameters Plans approved 

as part of the outline planning permission, and the Design Code and Master Plan 

subsequently approved under the “approval of details required under Condition 5” 

application.  

 

7.4 In addition, the evaluation of the current proposals also has to consider the valid “fallback” 

position provided by the extant reserved matters consent that exists for the residential 

parcels on the site, which was granted in April 2021. As such, it is only that elements of 

the development scheme that have been subsequently amended that can reasonably be 

assessed for their acceptability. Any matters of the detailed design which remain 

unchanged from the approved proposals have effectively already been determined as 

being acceptable to the Local Planning Authority.  

 

7.5 It is noted that the majority of the objections received from public representations as part 

of the application consultation relate to matters such as the principle of the development, 

infrastructure provision and highways / traffic impact on the wider area. These matters 

have been assessed and determined as being acceptable at the outline stage and, 

therefore, are not matters for consideration under this reserved matters application.  

 

7.6 Overall Design Quality  

 

7.6.1 Reserved matters applications are primarily concerned with the detailed design quality of a 

scheme, subject to the parameters that have been established at the outline planning 

permission stage. In this respect, the overall design quality of the scheme falls to be 

assessed against the following policy context.  

 

Policy Background 

7.6.2 Local Plan Policy DE1 (Promoting Good Quality Design) states (amongst other criteria) 

that to ensure high quality design is achieved throughout the District, all development 



 

 
 

proposals will be expected to make a positive contribution to local distinctiveness, 

vernacular and character of the area. Proposals should reinforce local identity and not 

have an adverse impact on the streetscene, settlement pattern or the landscape / 

townscape character of the surrounding area. Proposals should be of an appropriate 

scale, density, massing, height and material given the context of the area. All major 

residential development proposals will be expected to perform positively against Building 

for Life 12 (subsequently superseded by Building for a Healthy Life) and should seek to 

provide a minimum of 10% of new dwellings as “Accessible and Adaptable” in line with the 

optional standards set out in Part M4(2) of the Building Regulations. Policy EN1 

(Landscape Character) seeks to ensure that development is appropriate for its context.  

 

7.6.3 The National Planning Policy Framework (Section 12) states that good design is a key 

aspect of sustainable development, creates better places in which to live and work and 

helps make development acceptable to communities. Paragraph 130 of the Framework 

states that development proposals should be visually attractive as a result of good 

architecture, layout and appropriate and effective landscaping; and should be sympathetic 

to local character and historic, including the surrounding built environment and landscape 

setting, while not preventing or discouraging appropriate innovation or change (such as 

increased densities).  

 

7.6.4 Furthermore, Paragraph 134 of the Framework is unequivocal in stating that 

“Development that is not well designed should be refused, especially where it fails to 

reflect local design policies and government guidance on design, taking into account any 

local design guidance and supplementary planning documents such as design guides and 

codes”.  

 

7.6.5 In the context of the above, the Council has recently adopted Design Guidelines for 

Rutland and South Kesteven Supplementary Planning Document, which sets out guidance 

on the key principles for good quality design and the manner in which it will be assessed 

by the Local Planning Authority.  

 

7.6.6 The Design Guidelines SPD (Adopted November 2021) identifies that the detailed design 

of a proposal should be influenced by its context, and should be consider the relationship 

between the site and other buildings, routes and spaces, views and vistas, facilities, 

architectural details and the landscape. The appearance and architectural landscape of 

surrounding buildings should be drawn upon and influence the detailed design. 

 

7.6.7 Similarly, it identifies that residential amenity is determined by a range of factors such as 

space, privacy, outlook, outdoor space and natural light, and identifies as series of rules / 

standards that will be utilised to assess the quality of residential amenity provided by 

development proposals. The following standards are considered to be particularly relevant 

to the current proposals:  

 

(a) Where practical, windows should not look onto private areas of other homes, 

including habitable rooms (living rooms, dining rooms, bedrooms), kitchens and 

patio areas in gardens immediately adjoining the building.  

(b) The ’45-degree rule’ states that there is normally the potential to achieve 

adequate levels of daylight and outlook when no part of a building cuts through a 



 

 
 

line radiating at 45 degrees from the centre of a window that lights a habitable 

room 

(c) The ’25-degree rule’ states that there is normally the potential to achieve 

adequate levels of daylight and outlook when no facing building breaks a 25-

degree angle from the horizontal from a point 2 metres above the floor level. This 

rule takes account of changes of level between buildings. 

(d) Where habitable rooms face the rear of a home, a back-to-back privacy distance 

of 21m window to window will be applied for two-storey properties; and 28m 

window to window for three-storey properties. Where habitable windows face a 

blank two-storey elevation a separation distance of 14m will be applied.  

 

7.6.8 Policy SD1 (The Principles of Sustainable Development in South Kesteven) sets out the 

overarching obligation for development proposals to minimise its impact on climate 

change and contribute towards a strong, stable and more diverse economy. The policy 

requires consideration of a number of matters including minimising the use of resources 

and the production of waste; meeting high environmental standards in terms of design and 

construction; encouraging the use of sustainable construction materials and proactively 

enhancing the District’s character and natural environment.  

 

7.6.9 Similarly, Policy SB1 (Sustainable Buildings) states that all development proposals will be 

expected to mitigate and adapt to climate change. This includes a requirement for 

development proposal to demonstrate how carbon dioxide emissions have been 

minimised; achieve a “water neutral position”; and supporting low carbon travel through 

the provision of electric car charging points.  

 

7.6.10 In addition, Paragraph 152 of the Framework states that “the planning system should 

support the transition to a low carbon future in a changing climate taking full account of 

flooding risk and coastal change. It should help to: shape places in ways that contribute to 

radical reductions in greenhouse gas emissions; minimise vulnerability and improve 

resilience; encourage the reuse of existing resources including the conversion of existing 

buildings; and support renewable and low carbon energy and associated infrastructure”. 

 

Evaluation 

 

7.6.11 As detailed above, the overarching principles of the development, including the general 

layout and land distribution were all assessed as part of the outline planning permission, 

and further refined as part of the approval of the detailed masterplan and design code. As 

such, these principles cannot be revisited or fundamentally changed at this reserved 

matters stage. Consequently, the current reserved matters application falls to be assessed 

against the extent to which they comply with the approved principles and parameters, 

whilst providing high quality design in the detailed proposals.  

 

7.6.12 As part of the previous reserved matters application, the wider development proposals 

were subject to an independent design review by OPUN (now known as Design Midlands), 

which identified a number of recommendations to ensure that the scheme provided a high-

quality strategic design.  

 

7.6.13 The Applicant amended the previous reserved matters application to address some of the 

recommendations contained with the OPUN Review, and the current scheme effectively 



 

 
 

pursues further moderate amendments to address the outstanding recommendations, 

alongside ensuring that the scheme responds more appropriately to the site contour 

levels. 

 

7.6.14 These amendments fall to be considered in the context of the approved “fallback” position 

provided by the extant reserved matters consent. In this respect, the key amendments 

pursued as part of the current application, as detailed further in Section 2 of this report, 

can be summarised as follows:  

 

(a) Extension of the 2-metre grass verge and tree lined approach to the central spine 

road from the Local Centre through to the residential parcels to the east.  

(b) A more appropriately rationalised road network, particularly within Phase 3 of the 

development, which follows a block network arrangement to follow the natural 

contours of the site and provide a simpler road network that improves 

permeability.  

(c) Addition of a permanent vehicular connection over the Running Furrows to 

improve permeability across the wider development site.  

(d) Introduction of a terraced housing crescent to the northern viewpoint to provide a 

strong street scene and character in this area and to improve natural 

surveillance.  

(e) Increased East Green public open space and integrated tree planting, as well as 

amendments to the surrounding dwellings to improve natural surveillance and 

provide a well-defined and strong public frontage to this key space.  

(f) Provision of additional edge lane footpaths to the western edge of the 

development to provide improved pedestrian connectivity and circular walking 

routes within the scheme.  

(g) Additional brick boundary walls have been added to plots in prominent locations 

to improve the strength of the street scene at key focal points.  

 

7.6.15 The current proposals are considered to remain broadly aligned with the parameters of the 

outline planning consent and the subsequently approved masterplan and design codes; 

whilst taking on board the detailed design recommendations identified within the former 

OPU Design Review.  

 

7.6.16 The Council’s Principal Urban Design Officer has reviewed the scheme, and has provided 

feedback on the application as part of the Design PAD meeting and subsequent meetings 

with Officers. A Building for a Healthy Life Assessment has been produced, which 

assesses the scheme as a whole (including elements of the proposed development that 

fall to be considered under separate planning applications currently awaiting determination 

by the LPA). This assessment identified that the scheme had made many improvements 

over time such as the inclusion of the feature square, appropriate materials section, the 

inclusion of street trees and improvements to parking arrangements, but noted that there 

was still scope to make further improvements as part of the current application. This 

included amendments to front boundary treatments and the selection of suitable street 

surfacing materials.  

 

7.6.17 The Applicant subsequently made further minor amendments to the scheme which 

included amendments to Plot 34 – 41 to amend the boundary treatment to allow better 

surveillance of the parking area, and to provide space for planting to soften this area. Plot 



 

 
 

39 has also been amended to include windows on the side elevation to overlook this 

parking area and to create a more attractive entrance. Railings have been extended along 

the central spine road to the east of the School / Local Centre, up the Plot 236. Phase 1B 

(eastern parcel) has been amended to include stone boundary walls to further reflect the 

character of the Manthorpe Conservation Area.  

 

7.6.18 In respect of street surfacing materials, a suitably worded condition has been included 

which requires the submission of further details with future proposals to be in broad 

accordance with the details indicated on the submitted Site Layout Plans.  

 

7.6.19 Following these changes, it is considered that when assessed in the context of the fallback 

position provided by the extant reserved matters consent, and the extent of matters 

assessed within the Building for a Healthy Life Assessment which fall to be considered as 

part of the current application, the application proposals are considered to be acceptable 

when scored against the Building for a Healthy Life criteria. As such, the current proposals 

are considered to represent an improvement to the overall design quality, when assessed 

against the extant reserved matters consent, and would result in high quality place 

making.  

 

7.6.20 Each of the reserved matters which have been included for consideration in the current 

application are discussed in turn below.  

 

7.7 Layout 

 

7.7.1 As indicated above, the general layout and design of the proposal broadly remains the 

same as approved under the extant reserved matters consent. The current development 

proposals are considered to be in accordance with the broad parameters set out in the 

outline planning permission as well as the principles established in the approved 

masterplan and design code, whilst being further enhanced by addressing the outstanding 

recommendations made by the OPUN Design Review.  

 

7.7.2 The layout of Phase 3 of the development (to the west of the Running Furrows) has been 

amended to produce a more rationalised road network, utilising perimeter blocks and edge 

lanes, rather than cul-de-sacs to ensure that the scheme more appropriately assimilates 

into the site contours. This ensures that the development maintains a clear street 

hierarchy and helps to define character by providing a consistent building line and 

enclosed street scene. The amendments also assist in ensuring that properties within this 

phase have appropriate plot relationships to maintain adequate standards of residential 

amenity and provide suitable private amenity space.  

 

7.7.3 The overall permeability of the scheme has also been enhanced through the provision of a 

permanent vehicular bridge connection across the Running Furrows. The bridge is 

designed to provide a single lane connection from west to east as well as a separate cycle 

and pedestrian connection. The inclusion of the bridge is considered to enhance 

permeability between Phase 1B (to the east) and the remainder of the development 

scheme, to ensure that the site is delivered as a comprehensive proposal as opposed to 

Phase 1B and the adjacent strategic landscaping and open space forming an isolated part 

of the development. 

 



 

 
 

7.7.4 In addition to the above, additional edge lane footpaths have been added to the western 

edge of the development to provide further perimeter walks and enhance the pedestrian 

connectivity within and to existing routes. These additions are considered to enhance the 

movement network within the site through the provision of improved circular walking 

routes and enabling direct links to the strategic open space situated in the north-west of 

the site, adjacent to Belton Lane.  

 

7.7.5 The amendments to the road network and the inclusion of the proposed vehicular bridge 

across the Running Furrows have evolved through consultation between the Applicant, 

Officers and the Lincolnshire County Council (as Local Highway Authority). The road 

network and bridge design will be subject to detailed technical design approval as part of 

the Section 278 Agreement.  

 

7.7.6 Furthermore, minor amendments are also proposed to the residential layout around the 

northern vantage point, which provides views towards St John’s Church in Manthorpe, St. 

Wulfram’s Church in Grantham and Bellmount Tower in Belton Park. The layout has been 

revised to include a housing crescent, which reinforces the nature of the views available 

from this vantage point, whilst ensuring that the built form fronts onto this key space to 

provide a clearly defined street character and natural surveillance.  

 

7.7.7 Similarly, Plot 369 and 370, which are positioned at a key focal point within the 

development whereby the east-west cycleway, central spine road and East Green all 

meet, have been amended to 45-degree corner turner house types. This amendment is 

considered to provide a smoother transition between the building lines on either side, 

whilst providing an active frontage to the cycleway, spine road and East Green which will 

also provide appropriate levels of natural surveillance. The alignment of these properties 

has also been reviewed so that there is a clear line of sight along the length of the east-

west cycleway to the spire of the Church of St. John in the east.  

 

7.7.8 Plots 34-41 have also been replanned to ensure appropriate parking layout and street 

scene on the western side of the central square provided at the Local Centre.  

 

7.7.9 Similarly, Plots 157 and 158 have been amended to integral house types to improve the 

availability of on-plot parking, thereby reducing the potential for on-street parking near to 

the opposing T-junction. These amendments are considered to assist in improving the 

internal highways safety, as well as reducing the potential for the streetscene of the north-

south spine road being cluttered by on-street car parking. 

 

7.7.10 A number of bin collection points, that were previously positioned adjacent to public 

routes, have been relocated to be adjacent to the respective residential properties. This 

amendment is considered to assist in securing an uncluttered street that also functions in 

an effective way for future occupiers. 

 

7.7.11 As detailed above, the amendments pursued as part of the current reserved matters 

application, have evolved following consultation with key technical consultees as part of 

Design PAD as well as subsequent meetings; this has included extensive input from the 

Council’s Principal Urban Design Officer to endeavour to secure high-quality design as 

part of the detailed development proposals.  

 



 

 
 

7.7.12 As detailed above, the Council’s Principal Urban Design Officer has identified that the 

scheme has made many improvements over time such as the inclusion of the feature 

square and improvements to parking arrangements, which contribute to an overall 

improvement to the scheme when assessed against the previous permission.  

 

7.7.13 The proposed dwellings would be sufficiently well separated, and aligned and orientated, 

to ensure that there would be no unacceptable overlooking / loss of privacy, 

overshadowing / loss of light or dominance of outlook to occupiers of adjoining properties, 

when assessed using the standards set out in the recently adopted Design Guidelines 

SPD. In this regard, the proposals would not detract from the amenities of existing 

residential properties to the south and east of the site, and would provide an appropriate 

standard of amenity for future occupiers of the development.  

 

7.7.14 Consequently, Officers consider that the current proposals do not depart from the 

principles and parameters established as part of the outline planning permission and 

masterplan, whilst also taking on board the recommendation of the OPUN Design Review 

to secure improvements to the overall design quality. The current proposals are also 

considered to be a significant improvement when assessed against the extant planning 

permission.  

 

7.8 Scale 

 

Policy Context 

 

7.8.1 Local Plan Policy H4 (Meeting All Housing Needs) seeks to ensure that residential 

development is of an appropriate size and type to meet the current and future needs of the 

District.  

 

7.8.2 Similarly, Section 5 of the Framework sets out the requirement to provide sufficient 

amount and variety of land to meet the size, type and tenure of housing required to meet 

the needs of different groups in the community. 

 

Evaluation 

 

7.8.3 As previously detailed, as per the outline planning permission, the quantum of residential 

development on the site remains at 480 dwellings. Whilst the current proposals involve a 

minor number of plot substitutions and changes to house types, the overall mix of housing 

types and sizes remains broadly the same as approved under the previous reserved 

matters application. 

 

7.8.4 The proposed dwellings are all 2- 2 ½ storey in height and vary in size between 1, 2, 3, 4 

and 5 bedrooms. They are arranged in detached, semi-detached and short terraced forms. 

In the context of the above, the housing mix and density is considered to be appropriate 

for the edge of town location, and would provide a range of housing opportunities in 

accordance with the broad housing mix identified in the Strategic Housing Market 

Assessment (2017 Update). As such, the proposals are considered to comply with Policy 

H4.  

 



 

 
 

7.8.5 In connection to the above, with regards to the quantum, distribution and mix of affordable 

housing on the site, this is a matter that is covered separated by the Section 106 

Agreement attached to the outline planning permission. Schedule 1 of the Section 106 

Agreement requires the submission of a detailed affordable housing scheme prior to the 

commencement of development. 

 

7.8.6 As indicated above, the proposed dwellings are a mix of 2 and 2 ½ storey properties, and 

the submitted house type plans demonstrates how the eaves heights and ridge heights 

vary between the various house types. The distribution of these house types throughout 

the development is considered to be appropriate to assist the scheme in assimilating to 

the local context and providing legibility i.e., through variation in the scale of dwellings in 

towards the Local Centre when compared to the fringes of the site, and would also provide 

visual interest in the overall street scene.  

 

7.8.7 The proposed scale of development, combined with the proposed site layout, would 

ensure that the proposed development scheme would provide an appropriate level of 

residential amenity for existing residents as well as future occupiers of the proposed 

scheme.  

 

7.8.8 Taking the above into account, it is considered that the scale of the buildings are 

appropriate for the site context and would contribute to the delivery of high-quality 

placemaking. 

 

7.9 Appearance 

 

7.9.1 Similar to the above, the appearance of the current scheme remains broadly the same as 

the details approved as part of the extant reserved matters consent. The current proposals 

seek minor changes to the overall appearance through the substitution of various house 

types, with the most notable change being the provision of the permanent vehicular bridge 

link across the Running Furrows.  

 

7.9.2 As detailed above, the bridge is designed to provide a single lane connection from west to 

east as well as a separate cycle and pedestrian connection. In this respect, it is 

appreciated that the detailed technical design of the bridge will be subject to subsequent 

approval under a Section 278 Agreement with Lincolnshire County Council (as Local 

Highways Authority), and that this technical consenting process will have significant 

influence in terms of the external appearance of the bridge. As such, formal approval of 

the external appearance of the bridge is to be controlled through a suitably worded 

condition, with details expected to be received following the submission of the Section 278 

Agreement. 

 

7.9.3 Notwithstanding the above, the Applicant has submitted initial design drawings and visual 

sketches to demonstrate the proposed design. The submitted details are indicative only at 

this stage but indicates the provision of a stone bridge with stone parapets and a low level 

railing, and features stone columns at either end.  

 

7.9.4 As originally submitted, the indicative details suggested a structure comprised of a single 

material over a culverted arrangement for the Running Furrows. The Council’s Principal 



 

 
 

Urban Design Officer reviewed the submitted indicative design and advised that a more 

elegant arch arrangement would be preferable. 

 

7.9.5 The Applicant subsequently amended the indicative design of the bridge and have sought 

to achieve the appearance of a greater arch without altering the size of the culverted 

arrangement; this is because the Applicant is mindful of a greater arch size potentially 

making the underneath of the bridge accessible, thereby resulting in anti-social behaviour 

and the maintenance implications of a larger arch. As such, they have amended the plans 

to indicate the use of a stark contrasting brick with a recess and brick detailing, to provide 

the appearance of a grander arch. 

 

7.9.6 The revised indicative arrangements are considered to be acceptable and as such, the 

condition requires the formal details submitted for future approval to be in broad 

accordance with the current plans.   

 

7.9.7 Furthermore, as referenced previously, Plot 369 and 370, which are positioned at a key 

focal point within the development whereby the east-west cycleway, central spine road 

and East Green all meet, have been amended to 45-degree corner turner house types. 

This amendment is considered to provide a smoother transition between the building lines 

on either side, whilst providing an active frontage to the cycleway, spine road and East 

Green which will also provide appropriate levels of natural surveillance. 

 

7.9.8 In this respect, the submitted house types remain largely the same as previously 

approved, with the exception of the minor alterations / additions of house types to reflect 

the various plot substitutions discussed in this report. In this regard, the house types are 

traditional vernacular form, however, they utilise three distinct themes of detailing – 

classic, cottage and contemporary – which have been arranged to create distinctive 

character areas throughout the development.  

 

7.9.9 These differing house types, together with the varied boundary treatments and 

landscaping works for the respective character types, work together to provide distinct 

areas and assist in promoting the legibility.  

 

7.9.10 Within the context of the broad themes discussed above, the proposed scheme also 

incorporates individual architectural detailing and flourishes to create bespoke properties 

on key corner plots throughout the site.  

 

7.9.11 Furthermore, in terms of materiality, the palette of materials chosen reflect those used 

locally and includes a mixture of red and buff bricks, with some render and reconstituted 

stone for walls, with grey slate effect tiles and red pantiles for roofs. Similar to the above, 

the selection of materials seeks to create individual character areas throughout the 

development, and also serves to reinforce the street hierarchy and emphasise key focal 

points. For example, the use of buff brick is largely focused along the north-south spine 

road, and where this road transitions into the east-west spine road, the materiality also 

transitions into prevalence of red brick. Key focal properties around the Greens, 

Viewpoints and Local Centre utilise reconstituted stone and ivory coloured render to 

signify their visual prominence and create an attractive and legible streetscene. Conditions 

are proposed which require the submission of a detailed materials schedule for the 

external appearance of the dwellings, to be in broad accordance with the above details.  



 

 
 

 

7.9.12 In light of the above, it is Officers’ view that the proposed appearance details for the site, 

when assessed in the context of the “fallback” position provided by the extant planning 

permission, are appropriate for the site and would contribute to the delivery of a high-

quality design throughout the development.  

 

7.10 Landscaping 

 

Policy Context 

 

7.10.1 Policy OS1 (Open Space) sets out the requirement for all new housing developments to 

provide sufficient new (or improved) open space to meet the needs of the development. 

Development proposals will be assessed against the current open space provision and in 

areas that do not currently meet the standards identified, the proposals will be required to 

make appropriate provision in order to meet the identified standards. New open space 

provision is expected to form an integral part of the development layout and should seek 

to provide net gains to biodiversity and green infrastructure where possible. Where the 

above standards cannot be achieved on site as part of the development, an off-site 

financial contribution will be expected. 

 

7.10.2 Policy EN2 (Protecting Biodiversity and Geodiversity) identifies that the Council will 

facilitate the conservation, enhancement and promotion of the District’s biodiversity and 

geological interests of the natural environment. This includes seeking to enhance 

ecological networks and seeking to deliver a net gain on all proposals 

 

7.10.3 Furthermore, Policy EN3 (Green Infrastructure) seeks to maintain and enhance the green 

infrastructure network in the District by enhancing, creating and managing green space 

within and around settlements. Development proposals should ensure that existing and 

new green infrastructure is integrated into the scheme’s design, and takes opportunities to 

enrich biodiversity, enable greater connectivity and provide sustainable access for all. 

 

7.10.4 Paragraph 131 of the Framework identifies that “Trees can make an important contribution 

to the character and quality of urban environments, and can also help to mitigate and 

adapt to climate change. Planning policies and decisions should ensure that new streets 

are tree lined, that opportunities are taken to incorporate trees elsewhere in developments 

(such as parks and community orchards), that appropriate measures are in place to 

secure the long-term maintenance of newly-planted trees, and that existing trees are 

retained wherever possible” 

 

7.10.5 In addition, Paragraph 174 of the National Planning Policy Framework states that planning 

policies and decisions should contribute to and enhance the natural and local environment 

by “minimising impacts on and providing net gains for biodiversity, including by 

establishing coherent ecological networks that are more resilient to current and future 

pressures”. 

 

Evaluation 

 

7.10.6 As outlined in Section 2 of this report, the landscaping matters that fall to be considered as 

part of the current application relate to the detailed landscaping provision forming part of 



 

 
 

the residential parcels of the development, including the on-plot boundary treatments and 

landscaping works, and the provision of street trees along the spine roads throughout the 

development. Matters relating to the strategic landscaping areas to the east, south and 

north-west of the wider site, the key gateway entrances into the site, and the detailed 

landscaping design of the Greens and Viewpoints fall to be considered under reserved 

matters application S21/0175. 

 

7.10.7 In addition, as previously mentioned the Section 106 Agreement attached to the outline 

planning permission also includes appropriate provisions to secure the amount of open 

space on the site, including the quantum of formal play areas, sports grounds, informal 

green space, allotments and a community orchard, as well as the future management of 

these areas.  

 

7.10.8 Furthermore, Condition 12 of the Appeal Decision requires the submission and approval of 

a site-specific tree protection method statement and plan, concurrently with each reserved 

matters application. An application for the approval of details reserved by this condition 

was submitted alongside the extant reserved matters consent, this application (S18/1459) 

is currently pending consideration by the Local Planning Authority. 

 

7.10.9 Similarly, Condition 18 of the Appeal Decision requires the submission and appropriate of 

a landscape and ecological management plan, in accordance with the recommendations 

and mitigation measures identified in the Environmental Statement submitted as part of 

the outline planning application. The submission and approval of these details will also 

assist in securing the required enhancements to ecology and a biodiversity net gain.  

 

7.10.10 As set out previously, the current reserved matters application seeks moderate 

amendments to the extant reserved matters consent, to ensure that the development 

responds more appropriately to the site contours and also takes on board the outstanding 

recommendations of the OPUN (Design Midlands) Design Review.  

 

7.10.11 In this respect, as part of the amendments to the layout of Phase 3 of the development, to 

include the block form of residential plots and the extension of the east-west spine road 

through to the proposed permanent vehicular bridge link, the East Green area of public 

open space has been increased in size and now provides a key focal point for this phase 

of the development.  

 

7.10.12 In this respect, the extant reserved matters consent provided a sufficient amount of open 

space on the site to fulfil the requirements of the Section 106 Agreement associated with 

the outline planning permission. As such, the amendments sought as part of the current 

proposals only serve to increase the amount of POS to be delivered as part of the 

development scheme.  

 

7.10.13 The proposed development has been landscape-led from its initial submission at the 

outline stage. Nonetheless, following the OPUN Design Review, the previous reserved 

matters proposals were amended to incorporate further landscaping through the addition 

of street trees along the main north-west spine road. The current reserved matters 

application proposes to extend this tree-lined approach further so that it now extends 

along the east-west spine road from the Local Centre through to the proposed vehicular 

bridge link across the Running Furrows. This amendment is considered to be a significant 



 

 
 

improvement to the overall design quality by reinforcing the hierarchy of streets and 

securing a leafy character to the development, in a manner that is in keeping with its edge 

of town location.  

 

7.10.14 In relation to the above, the OPUN Design Review also recognised the importance of the 

landscape and boundary treatments in contributing to the character of the overall 

streetscene and the legibility of the development. In this regard, the Applicant has 

submitted a Landscaping Strategy, prepared by Lockhart Garratt, which outlines the 

approach to be taken to the proposed landscaping; this report is also supplemented by 

detailed plans showing the proposed boundary and landscaping treatments for the 

residential plots.  

 

7.10.15 Section 4 of the Landscaping Strategy Report identifies that the proposed boundary 

treatments and landscaping will follow the various character areas of the house type 

designs, detailed above.  Whilst the overall approach to the on-plot boundaries and 

landscaping is considered to be acceptable, the Council’s Landscape Consultee has 

advised that the plant species selection does need to be amended to ensure that the 

proposed species is appropriate for the site’s context and capable of long-term 

establishment within the site. As such, the formal approval of the plant species selection is 

proposed to be controlled by a suitably worded condition requiring the submission of 

further soft landscaping details.  

 

7.10.16 The Classic House Type Character Area will feature box hedging as a principal boundary 

treatment.. These properties will also feature 1.2m metal estate fencing. Where the 

Classic house type dwelling fronts onto the retained agricultural land to the north of the 

site, the boundary hedgerows will be a mixture of native species. Similarly, the street trees 

within this area also feature a range of species type.  

 

7.10.17 Within the Cottage House Type Character Area, front boundary treatments will be defined 

hedge, which will be selected to provide year round screening for these properties. As 

above, in some circumstances, these hedges are also supplemented with 1.2m high 

estate fencing to provide consistency throughout the development and natural transition 

between the respective character areas.  

 

7.10.18 The street trees within this character area will be selected to complement the proposed 

boundary treatments but provide clear contrast between the street trees selected in the 

Classic Character Area.  

 

7.10.19 The Contemporary House Type Character Area has been treated in a manner to provide 

visual interest to the streetscene whilst seeking to assimilate within the edge of town 

location. Species have been selected which complement the other character areas whilst 

also providing clearly distinct appearances to assist with legibility. For example, the 

boundary hedgerows are proposed to be populated with species that are less traditional, 

whilst still using a predominantly native selection.  

 

7.10.20 Similarly, the street trees within this character area will feature a selection that provides 

striking colours to provide an attractive street scene. 

 



 

 
 

7.10.21 The broad approach to boundary treatments and landscaping is considered to reflect the 

recommendations of the OPU review, insofar as the serve to reinforce the street hierarchy 

and provide legibility to the various character areas. The formal species selection is 

expected to provide an appropriate balance to ensure that the respective character areas 

are distinct, but complimentary to one another and the edge of town location of the site. 

  

7.10.22 As part of the current application, the location of on-plot front boundary hedgerows has 

been re-positioned so that the box hedgerow is now positioned to the back edge of the 

footways that run throughout the development. This repositioning is in accordance with the 

principles identified within the Building for a Healthy Life guidance, which seeks to ensure 

that there is a clear definition of the boundary between public and private space and 

therefore assists in clarifying future management responsibilities.  

 

7.10.23 Within the broad landscaping approach detailed above, the current reserved application 

also includes a number of minor amendments to boundary treatments with proposals to 

include a number of additional brick boundary walls for properties which occupy key focal 

points within the street scene. In this respect, brick walls are now proposed to be utilised 

in the side boundaries of Plots 17, 46, 149, 170 and 284. 

 

7.10.24 In addition, following feedback from the Council’s Principal Urban Design Officer, Phase 

1B (eastern parcel) boundary treatments have been amended to increase the use of stone 

walls to assist in ensuring that this area more appropriately reflects the character of the 

Manthorpe Conservation Area.  

 

7.10.25 Similarly, minor alterations have been made to the boundary treatments of Plot 34 – 41 to 

assist in providing a consistent approach to the boundary treatment in this area, and the 

provide a soft landscaped character to the rear parking area. Likewise, minor alterations 

have been made to the boundary locations of Plot 167, 440 and 456 to assist in clearly 

demarcating public and private land.  

 

7.10.26 Furthermore, as referenced previously, the hard landscaping materials selected around 

the junction between the east-west spine road and the route between the northern 

viewpoint and the South Green, have been amended to include additional block paving. 

This is considered to be appropriate in assisting to highlight to drivers and other users of 

the area of the increased likelihood of pedestrians and cyclists crossing the road in this 

area, as well as the change in character from the Local Centre to the residential parcels in 

the east. Conditions are proposed to require the submission of further details in relation to 

the street surfacing materials in accordance with the above details, to ensure that the 

selected materials achieve the desired effect.  

 

7.10.27 Taking the above into account, the overall approach to the on-plot boundary treatments 

and landscaping and the selection of street trees is considered to be comprehensive and 

well-thought out and will assist in creating a high-quality and pleasant environment for 

future users. The additional planting alongside the retention of the existing vegetation that 

permeates through the site – for example the mature hedgerows that run north-south 

between Phase 1 and 2 and Phase 2 and 3 – will also result in overall enhancements to 

ecology and a biodiversity net gain.  

 



 

 
 

7.10.28 Notwithstanding the above, whilst the overall approach to the on-plot boundaries and 

landscaping is considered to be acceptable, the Council’s Landscape Consultee has 

advised that the plant species selection does need to be amended to ensure that the 

proposed species is appropriate for the site’s context and capable of long-term 

establishment within the site. As such, the formal approval of the plant species selection is 

proposed to be controlled by a suitably worded condition requiring the submission of 

further soft landscaping details. 

 

7.10.29 As such, subject to conditions securing the amended plant species selection, the detailed 

landscaping proposals are considered to be appropriate and in accordance with Policies 

OS1, EN1, EN2 and EN3 of the adopted South Kesteven Local Plan and the National 

Planning Policy Framework.  

 

7.11 Other Relevant Issues 

 

Noise 

 

7.11.1 Condition 9 of the outline planning permission requires a detailed design and specification 

for the noise attenuation bund and associated measures alongside the East Coast Main 

Line railway on the western boundary, to be submitted with the relevant reserved matters 

application. Details of the proposed bund have been submitted which indicates the proviso 

of an acoustic fence on the top of the proposed bund; these replicate the details previously 

considered to be acceptable as part of the extant reserved matters consent. 

 

7.11.2 The Council’s Environmental Protection Team have been consulted on the application and 

have confirmed that they have no further comments to make on the proposed measures.  

 

7.11.3 The proposed landscaping treatment of the noise bund and the remainder of this north-

western area of open space, falls to be considered as part of S21/0175.  

 

7.11.4 Taking the above into account, the proposed noise attenuation details are considered to 

be appropriate and would accord with the requirements of Policy EN4 of the adopted 

South Kesteven Local Plan. Notwithstanding the above, conditions are suggested to 

require validation testing of the noise attenuation measures, prior to the occupation of any 

dwellings on site.  

 

Highways  

 

7.11.5 The highways safety and capacity impact of additional traffic on the surrounding highways 

network, together with the position / nature of the accesses and general road layout was 

assessed and considered to be acceptable as part of the Inspector’s assessment of the 

appeal at the outline stage and, therefore, this is not a matter for consideration as part of 

the current reserved matters application.  

 

7.11.6 The road and movement network within the site, including parking and other related 

issues, have been assessed by Lincolnshire County Council (as Local Highways 

Authority); this included providing interim feedback through the Design PAD and 

subsequent meetings with the Applicant on the prospective amendments. Consequently, 



 

 
 

the development is considered to be in accordance with Policy ID2 of the adopted Local 

Plan and Section 9 of the Framework in this regard.  

 

Heritage 

 

7.11.7 The site is within the setting of a number of heritage assets, including Belton House and 

Park; Manthorpe Conservation Area, including St. John’s Church; and St. Wulfram’s in 

Grantham Town Centre.  

 

7.11.8 In this regard, it is appreciated that public representations have raised objections to the 

development on the basis of the impact of the development on the Manthorpe 

Conservation Area. Similarly, the Associated of Gardens Trust have also objected to the 

scheme on the basis of the impact of the development on the Grade I Listed Belton House 

and Registered Park and Garden.  

 

7.11.9 The Appeal Inspector was clear in his decision that development within the parameters of 

the outline permission would not result in harm to the setting of the heritage assets. 

 

7.11.10 Similarly, it is noted that neither Historic England nor the Council’s Conservation Officer 

have raised any objections as part of the consultation of the current plans.  

 

7.11.11 The current reserved matters application proposes moderate amendments to the extant 

reserved matters consent. In this regard, the reserved matters proposals are considered to 

accord with the approved principles and parameters and by virtue of the detailed design, 

scale, landscaping and materials, would not harm the setting of the heritage assets in 

accordance with Policy EN6 of the adopted South Kesteven Local Plan, Section 9 of the 

National Planning Policy Framework and Section 66 and 72 of the Planning (Listed 

Buildings and Conservation Areas) Act 1990. 

 

Other Issues not within the scope of the current application 

 

Pollution 

 

7.12 It is appreciated that a number of public representations have raised concerns about the 

impact of the development on air quality, as a result of the increase in vehicular 

movements from the site.  

 

7.13 Similar to the above, air quality was considered at the outline stage and, subject to the 

mitigation measures set out within the Section 106 Agreement including the improvements 

to cycling and walking connections and the implementation of a travel plan, and the 

approval of a Construction Management Plan (secured by Condition 16 of the appeal 

decision), was deemed to be acceptable.  

 

Infrastructure Provision 

 

7.13.1 It is also noted that public representations have also raised objection on the basis of 

insufficient infrastructure to support the development.  

 



 

 
 

7.13.2 As per the above, the availability and provision of sufficient infrastructure capacity was 

assessed at the outline stage. The Applicant has entered into a Section 106 Agreement 

which secures financial contributions and upgrades to existing infrastructure provision to 

support the development scheme.  

 

7.13.3 As such, subject to compliance with the Section 106 Agreement, the development has 

been deemed to be acceptable in this respect.  

 

8 Crime and Disorder 
 

8.1 Lincolnshire Police’s Crime Prevention Officer has confirmed that they have no objections 

to the proposed scheme. As such, it is considered that the proposal would not give rise to 

adverse impacts in respect of fear of crime and disorder.  

 

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 The current reserved matters application falls to be assessed against the parameters of 

the outline planning permission, as well as the principles established within the approved 

masterplan and design code. Furthermore, the proposals are also required to consider the 

valid “fallback” position provided by the extant reserved matters consent that exists for the 

site. In this regard, the current application seeks moderate amendments to the extant 

permission to take on board the remaining recommendations of the OPUN (Design 

Midlands) Design Review completed as part of the previous reserved matters application, 

and to ensure that the scheme responds more appropriately to the site levels and 

contours.  

 

10.2 In this context, the current proposals are considered to remain in broad accordance with 

the parameters of the outline permission, as well as the principles approved within the 

masterplan and design code. Within this framework, the scheme also incorporates the 

recommendations of the Design Review, as well as the feedback provided through 

engagement with Officers and technical consultees as part of the Council’s Design PAD 

process and subsequent meetings. This has resulted in a detailed design that performs 

well against the Government endorsed Building for a Healthy Life metric, and against the 

policy requirements of the Council’s adopted Local Plan, and Design Guidelines SPD, as 

well as the provisions contained within the National Planning Policy Framework (2021). 

 

10.3 The design of the proposals would result in a scheme that positively assimilates with the 

site’s edge of town location and the existing built form to the south and east, whilst also 

creating an attractive and high-quality place, which has distinct character areas and 

identity. The scheme has been designed so that it provides legibility and permeability 

throughout to enhance the experience of future occupiers, when considered against the 

extant consent.  



 

 
 

 

10.4 As previously determined by the Inspector’s appeal decision, the scheme would not give 

rise to any acceptable adverse impacts on the setting of heritage assets, ecological 

assets, or highways safety. The submitted detailed design also ensures that the scheme 

would provide an appropriate mix of housing and level of residential amenity for all.  

 

10.5 Consequently, in view of the above, the proposal is considered to be in accordance with 

Policies H4, EN1, EN2, EN3, EN4, EN6, DE1, SB1, OS1 and ID2 of the adopted South 

Kesteven Local Plan, the Design Guidelines SPD (Adopted November 2021) and the 

National Planning Policy Framework (Adopted July 2021).  

 

10.6 In light of the above, it is considered that the application proposals would accord with the 

development plan when assessed as a whole, and there are no material considerations 

which indicate that planning permission should not be granted, subject to appropriate 

conditions.  

 

11 Recommendation 
 

11.1 That the Assistant Director – Planning is authorised to GRANT planning permission 

subject to the conditions set out below.  

 

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

following list of approved plans:  

 

Site Location Plan 

- Site Location Plan showing ARM Application Area (Ref: L--/SL/ARM/Rev C) 

 

Site Layout 

- Site Layout Plan – Overview (Ref: L--/SL/OVERVIEW/REV G) 

- Site Layout Plan – Phase 1A (Ref: L--/SL/P01A/REV G) 

- Site Layout Plan – Phase 1B (Ref: L--/SL/P01B/REV H) 

- Site Layout Plan – Phase 2 (Ref: L--/SL/P02/REV H) 

- Site Layout Plan – Phase 3 (Ref: L--/SL/P03/REV J) 

 

Boundaries and Landscaping 

- Boundaries & Landscaping Plan Overview (Ref: L--/BOUNDLAND/5/Rev G) 

- Boundaries & Landscaping – Sheet 1 of 4 (Ref: L--/BOUNDLAND/1/Rev E) 

- Boundaries & Landscaping – Sheet 2 of 4 (Ref: L--/BOUNDLAND/2/Rev F) 

- Boundaries & Landscaping – Sheet 3 of 4 (Ref: L--/BOUNDLAND/3/Rev G) 

- Boundaries & Landscaping – Sheet 4 of 4 (Ref: L--/BOUNDLAND/4/Rev G) 

 

Materials  

- External Materials Plan (Ref: L--/EXTMAT/01/Rev D) 

- Roof Materials Plan (Ref: L--/ROOFMAT/01/Rev D) 

 

House Types 

- Plot Schedule (Dated 17 November 2021) 

- Plot Schedule – Detailed Design (Dated 22 December 2021) 



 

 
 

- House Type Styles Plan (L--/STYLES/01/Rev D) 

- Phases 2 & 3 Replan Corner Plots Plan (Ref: L--/REPLAN/CORNERS/01/REVA) 

- Phases 2 & 3 Replan Focal Plots Plan (Ref: L--/REPLAN/FOCAL/01/REV A) 

- Classic House Types Pack received 17 November 2021 with the exception of 

House Type 2318 – Corner Plot. 

- 2318 House Type – Classic Design – Corner Plot (Ref: 

L52/2318DS/CLA/CORNER/Rev A) 

- Contemporary House Types Pack received 17 November 2021 

- Cottage House Types Pack received 17 November 2021 

 

Garages 

- Double Shared Carport (Ref: L000/CARPORT/DBL/DS) 

- Triple Shared Carport (Ref: L000/CARPORT/TRP/DS) 

- Standard Garage – Double and Single V3 Sheet 1 (Ref: L000/D&SG-V3/01) 

- Standard Garage – Double and Single V3 Sheet 2 (Ref: L000/D&SG-V3/02) 

- Double Garage – Front Gable (Ref: L000/DG/01) 

- Double Garage – Side Gable (Ref: L000/DG/02) 

- Double Shared Garage – Side Gable (Ref: L000/DSG/02) 

- Single Garage – Front Gable (Ref: L000/SG/04) 

- Attached Single Garage – Side Gable (Ref: L000/SG/05) 

- Triple Shared Garage – Side Gable Sheet 1 (Ref: L000/TSG/01) 

- Triple Shared Garage – Side Gable Sheet 2 (Ref: L000/TSG/02) 

 

Acoustic Bund 

- Noise Bund Elevation (Ref: WIE/SA/82/002/A01) 

- Acoustic Bund Cross Section (Ref: L000/BUND/01) 

 

Running Furrows Bridge Design 

- Running Furrows Crossing – Long and Cross Sections Layout (Ref: 

WIE/SA/04/011/A02) 

 

Unless otherwise required by another condition of this permission.  

 

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

 

During Building Works 

 

Running Furrows Bridge Materials Details 

 

2) Notwithstanding the submitted plans, before any construction work above ground is 

commenced, full details of the external appearance (including details of the materials 

to be used) of the approved Vehicular Bridge over the Running Furrows, shall have 

been submitted to and approved in writing by the Local Planning Authority. Details 

shall be in broad accordance with drawing Running Furrows Crossing – Long and 

Cross Sections Layout (Ref: WIE/SA/04/011/A02. Thereafter, the development shall be 

completed in accordance with the approved details. 

 

Reason: To ensure a satisfactory appearance to the development and in accordance 

with Policy DE1.  



 

 
 

 

 External Materials Details 

 

3) Before any of the works on the external elevations for the building(s) hereby permitted 

are begun, full details of the materials (including colour of any render, paintwork or 

colourwash) to be used in the construction of the external surfaces of the buildings 

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

Details shall be in broad accordance with the following drawings: External Materials 

Plan (Ref: L--/EXTMAT/01/Rev D) and Roof Materials Plan (Ref: L--

/ROOFMAT/01/Rev D). 

 

Reason: To ensure a satisfactory appearance to the development and in accordance 

with Policy DE1 of the adopted South Kesteven Local Plan.  

 

 Soft Landscaping Details 

 

4) Notwithstanding the submitted plans, before any construction work above ground is 

commenced, revised plans showing full details of all soft landscaping works including 

the selection of appropriate plant species for the identified street trees and plot 

boundary treatments, together with a timetable for implementation shall have been 

submitted to and approved in writing by the Local Planning Authority. Details shall be in 

broad accordance with drawings: Boundaries & Landscaping Plan Overview (Ref: L--

/BOUNDLAND/5/Rev G), Boundaries & Landscaping – Sheet 1 of 4 (Ref: L--

/BOUNDLAND/1/Rev E), Boundaries & Landscaping – Sheet 2 of 4 (Ref: L--

/BOUNDLAN/2/Rev F), Boundaries & Landscaping – Sheet 3 of 4 (Ref: L--

/BOUNDLAND/3/Rev G) and Boundaries & Landscaping – Sheet 4 of 4 (Ref: L--

/BOUNDLAND/4/Rev G) and include:  

 

a. Planting plans 

b. Written specifications (including cultivation and other operations associated with 

plant and grass establishment) 

c. Schedules of plants, noting species, plant sizes and proposed numbers / 

densities where appropriate.  

 

Reason: Soft landscaping and tree planting make an important contribution to the 

development and its assimilation with its surroundings and in accordance with 

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

 

 Hard Landscaping Detail 

 

5) Notwithstanding the submitted plans, before any works on site other than site 

clearance works commence, details of hard landscaping works together with a 

timetable for implementation shall have been submitted to and approved in writing by 

the Local Planning Authority. Details shall be in broad accordance with drawings: Site 

Layout Plan – Overview (Ref: L--/SL/OVERVIEW/REV G), Site Layout Plan – Phase 

1A (Ref: L--/SL/P01A/REV G), Site Layout Plan – Phase 1B (Ref: L--/SL/P01B/REV H), 

Site Layout Plan – Phase 2 (Ref: L--/SL/P02/REV H), Site Layout Plan – Phase 3 (Ref: 

L--/SL/P01A/REV J) and shall include:  

 



 

 
 

a. Detailed specification and materials for all hard surfaces, including public and 

private roads, paths and cycleways.  

 

Reason: Hard landscaping and tree planting make an important contribution to the 

development and its assimilation with its surroundings and in accordance with Policy 

DE1 of the adopted South Kesteven Local Plan.  

 

Before the Development is Occupied 

 

 Hard Landscaping Implementation 

 

6) All hard landscaping works shall be carried out in accordance with the approved hard 

landscaping details and timetable for implementation. 

 

Reason: Hard landscaping and tree planting make an important contribution to the 

development and its assimilation with its surroundings and in accordance with Policy 

DE1 of the adopted South Kesteven Local Plan. 

 

 Soft Landscaping Implementation 

 

7) All soft landscaping works shall be carried out in accordance with the approved soft 

landscaping details and timetable for implementation. 

 

Reason: Soft landscaping and tree planting make an important contribution to the 

development and its assimilation with its surroundings and in accordance with Policy 

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

 

 Materials Implementation 

 

8) Before each dwelling is occupied, the external surfaces of that dwelling shall have 

been completed in accordance with the approved details. 

 

Reason: To ensure a satisfactory appearance to the development and in accordance 

with Policy DE1 of the adopted South Kesteven Local Plan. 

 

 Boundary Treatments 

 

9) Before each part of the development hereby permitted is occupied/brought into use, 

the works to provide the boundary treatments relating to that part of the development 

shall have been completed in accordance with the approved boundary treatment 

scheme.  

 

Reason: To provide a satisfactory appearance to any boundary treatments and by 

screening rear gardens from public view, in the interests of the privacy and amenity of 

the occupants of the proposed and neighbouring dwellings and in accordance with 

Policy DE1 of the adopted South Kesteven Local Plan. 

 

 

 



 

 
 

 Noise Attenuation Measure 

 

10) Before the occupation of any dwellings, Validation Testing of the noise attenuation 

works shall had been carried out and the results submitted to and approved by the 

Local Planning Authority. Such Validation Testing shall: 

 

a) Be carried out in accordance with an approved method statement 

b) Demonstrate that the specified noise levels have been achieved.  

 

In the event that the specified noise levels have not been achieved, then, 

notwithstanding the sound attenuation works thus far approved, a further scheme of 

sound attenuation works to the relevant dwellings affected, which is capable of 

achieving the specified noise levels recommended by an acoustic consultant, shall be 

submitted to and approved by the Local Planning Authority before the use of the 

development is commenced. Such further scheme of works shall be installed as 

approved in writing by the Local Planning Authority before the relevant dwellings are 

occupied and shall thereafter, be retained.  

 

Reason: To protect residents from unacceptable noise levels generated by passing 

trains. 

 

 Notes to Applicant 

 

(1) In reaching this decision the Council has worked with the Applicant in a positive and 

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

considered that the decision is in accordance with Paragraph 38 of the National 

Planning Policy Framework (2021). 

 

(2) This consent applies only to that required by the Town and Country Planning Acts and 

does not include any permission or approval under any other enactment, bylaw or 

regulation.  

 

 



 

 
 

Site Location Plan 

 

 



 

 
 

Proposed Site Layout 

 



 

 
 

Proposed Boundaries and Landscaping Plan 

 



 

 
 

Indicative Running Furrows Bridge Design 

 



 

 
 

 

 

 



 

 
 

 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 

 


