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S21/1045 1 Station Approach, Ancaster, NG32 3QY  



 

 
 

1 Description of Site 
 

1.1 The application relates to a brownfield site approximately 0.58 hectares in size within the 

village of Ancaster. The site is located to the north of the railway, west of Ermine Street 

and is currently occupied by a bus depot, with residential development to the north and 

west. To the south of the site is Station Approach which leads to the village train station. 

Adjacent to the south-east part of the site is a public house. The site is currently accessed 

from Ermine Street and Station Approach.  

 

2 The Proposal 
 

2.1 The application seeks planning permission for a residential development of 30 dwellings, 

including the conversion and extension of a former railway goods warehouse to form 

apartments. The development would comprise a mix of detached, semi-detached, and 

terraced dwellings with either 3no. or 2no. bedrooms, and 1no. or 2no. bedroom apartments, 

the majority of which would be within the converted railway goods building and extension. 

9no. plots have been allocated for affordable housing, and 3no. plots would be accessible 

and adaptable (2no. of which would be the affordable units).  

 

2.2 The proposed access would be off Ermine Street, just to the south of the existing access 

which would be blocked off. There would be a pedestrian link access to Station Approach 

to the south but no vehicular access. 

 

2.3 The detached and semi-detached dwellings would be sited to the north of the site with 

adjacent parking (2no. with garages) and private gardens. The terraced dwellings and 

apartments would be sited to the south, fronting Station Approach. Communal parking areas 

to the rear of the dwellings would be provided with landscaping. There would be a communal 

garden area and bin storage for occupiers of the apartments.  

 

2.4 The apartments would be within the existing railway goods warehouse building which is 

considered a non-designated heritage asset. An extension would be constructed in place of 

an existing non-historic extension which would be demolished.  

 

2.5 The scheme has undergone revisions throughout the lifetime of the application to simplify 

the development, improve the layout, and increase parking provision.   

 

3 Policy Considerations 
 

3.1 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 SP3 – Infill Development 

Policy H2 – Affordable Housing Contributions 

Policy H4 – Meeting All Housing needs 

Policy EN1 – Landscape Character 

Policy EN2 – Protecting Biodiversity and Geodiversity  

Policy EN4 – Pollution Control 



 

 
 

Policy EN5 – Water Environment and Flood Risk Management  

Policy EN6 – The Historic Environment 

Policy DE1 – Promoting Good Quality Design  

Policy SB1 – Sustainable Building 

Policy OS1 – Open Space 

Policy ID1 – Infrastructure for Growth  

Policy ID2 – Transport and Strategic Transport Infrastructure 

 

3.2 Design Guidelines for Rutland and South Kesteven Supplementary Planning 

Document (Adopted November 2021) 

 

3.3 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 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 

 

4 Representations Received 
 

4.1 Ancaster Parish Council  

4.1.1 In principle the Parish council is not against this development and whilst sad at the loss of 

A.C. Williams Coaches from Ancaster, we welcome this Brown field development that will 

benefit the frontage onto Station Approach. It is nice to see one of the old buildings retained 

in the development. 

 

We would like the following observations to be considered. 

 

4.1.2 Access and Egress - We would highlight the visibility at the entrance to Ermine Street and 

ensure Highways are happy with the design and the visibility for vehicles pulling out of the 

entrance, especially larger and slower vehicles for delivery and refuse collection, these must 

have the ability to turn once in the development and we cannot see how this is achieved. 

We note each of the plots backing onto Station Approach has a door to station approach, 

we would like to ensure that Station Approach is not used as extra parking for the 

development as it is unsuitable and very dangerous to pull out onto Ermine Street. 

 

4.1.3 Given the increased foot traffic to local amenities will inevitably require crossing the road as 

the railway bridge only has one footpath we would confirm that we would like serious 

consideration given to some form of crossing near this entrance, at an absolute minimum 

we would welcome a central island and along with road markings this could act to slow traffic 

entering the village. 

 

4.1.4 Parking - Once again, this development does not seem to have sufficient parking, almost all 

household now have 2 vehicles and it is essential that this is considered, some people have 



 

 
 

vans, and this is of concern for both the undercover parking and the car parking that areas 

they are designed in such a way as to allow efficient and easily accessed parking for both 

cars and vans. For the houses it would be quite simple to push the garages back a few 

metres to create better driveways and off-road parking. 

 

4.1.5 S106 or Similar - The Parish Council would like to see Station Approach on the railway side 

tidied up as part of this development with some landscaping and seating available, this land 

is currently owned by the Railways but the Parish Council would be happy to try to come to 

an agreement with them to ensure safety whilst improving residential amenity for the many 

users of Station Approach on foot, In addition we are concerned regarding the effects upon 

the services within the Parish such as schooling and doctors, but we are sure others will 

comment on those matters 

 

4.1.6 Future Sustainability - We would question how vehicle charging would be carried out, is 

there any requirement for at the very least infrastructure to be made available for future 

charging areas. 

 

4.1.7 Communal Gardens - We note considerable “communal Garden” we would like clarity over 

the maintenance liability regarding these, will it lie with the management company who have 

the freehold of the flats, or will it be the responsibility of the Parish Council? 

 

4.2 Environmental Health 

4.2.1 No objection subject to conditions. 

 

4.2.2 The site is currently used as a bus depot, including storage of vehicles, maintenance and 

washing facilities. The site has had an historical commercial use and was potentially 

associated with a use associated with the adjacent railway line. There is potential for ground 

contamination from existing and historical use on the site. 

 

4.2.3 The applicant has undertaken phase one and intrusive survey of the site and taken a number 

of soil samples for analysis against standards suitable for a residential end use. 

Environmental Protection has reviewed the Preliminary Risk Assessment and Geo-

Environmental Assessment produced by Delta Symonds for the site and accepts the results 

and conclusions reached that further intrusive ground investigation work is completed for 

the site and a satisfactory remediation strategy produced for submission to the local 

planning authority for approval. Should planning approval be given the applicant must 

implement the glazing specifications being stated in the acoustic report produced by BSP 

Consulting (March 2021) for the proposed development. 

 

4.2.4 Plots 1,2 and 29 will be adjacent to the beer garden of the Railway Inn public house. The 

site schematic shows a low wall to Plots 1 and 2. The exact height is not known, but in 

order to protect the amenity of the garden areas of plots 1 and 2 from the beer garden 

activities/noise and children’s play area, I would recommend that the developer considers 

a higher boundary wall to those two plots. Similarly, the boundary line with the public 

house beer garden beginning at plot 29 up to the corner across from plot 2 may require to 

be improved to protect the amenity of the proposed residential properties. This may be in 

conjunction with the public house’s existing boundary. 

 

4.3 NHS Lincolnshire Clinical Commissioning Group (summarised): 



 

 
 

4.3.1 The development of 29 dwellings which, based on the average of 2.4 people per dwelling 

for the South Kesteven District Council area, would result in an increase in patient population 

of 70 therefore will place extra pressure on existing provisions, for example- extra 

appointments requires additional consulting hours.This in turn impacts on premises, with 

extra consulting/treatment room requirements. 

 

4.3.2 Due to the fact that patients can choose to register at any practice that covers the area of 

the development, and there are no waiting lists for patients, all practices that provide care 

for the region that the development falls within are obliged to take on patients, regardless of 

capacity. 

 

4.3.3 Caythorpe & Ancaster Surgery and Sleaford Medical Group would be affected by this 

development as it falls within their catchment area. 

 

4.3.4 This development would put additional demands on the existing GP services for the area 

and additional infrastructure would be required to meet the increased demands. 

 

4.3.5 Lincolnshire Clinical Commissioning Group (LCCG) wishes for the Section 106 contribution 

from the development on Station Approach, Ancaster to contribute to provide more efficient 

practice space for Caythorpe and Ancaster Surgery’s administration and dispensing 

functions which have grown dramatically with their population growth. 

 

4.3.6 Financial Contribution requested for the development is £19,140 (£660 x 29 dwellings.) 

 

4.3.7 To accommodate the increase in patient numbers arising from this development, it’s 

requested that the trigger point for the release for funds be set at payment of all monies 

upon occupation of more than 50% of the dwellings. This will ensure the practices are not 

placed under undue pressure. 

 

4.4 North Kesteven District Council  

4.4.1 Raised no objections to the proposed development as referred to above. 

 

4.5 Heritage Lincolnshire  

Archaeological background: The site for the proposed development lies in an area of 

archaeological importance. Ancaster is the site of an Iron Age settlement, Roman fort and 

Roman town lying on the route of Ermine Street, the line of a Roman road. It has been the 

focus for human settlement since at least the Mesolithic period. A significant Late Iron Age 

settlement existed (in the area of the modern graveyard) which was also the location of a 

Roman fort and cemetery. A large undefended Roman town developed into a walled Roman 

town, the centre of which is now scheduled. Prior to the construction of the walls the town 

actually appears to have been much larger and spread along either side of Ermine Street. 

Roman remains have been found at numerous locations in the village. 

 

4.5.1 The Scheduled remains of a Roman Marching Camp, or temporary fort, are located 

approximately 400m to the west of the proposed development which lies immediately to the 

west of Ermine Street. Archaeological sites in the vicinity include a Roman cemetery, 

settlement and industrial activity. Human remains have been found to the east of Ermine 

Street and 19th century records identify a probable Roman cemetery here. Roman features, 



 

 
 

pottery and evidence of kilns are recorded in the area and archaeological investigation has 

shown the presence of roadside settlement and industrial remains. 

 

4.5.2 A Heritage Impact Assessment has been submitted alongside the proposal. The document 

describes the archaeological remains and heritage assets recorded at and in the vicinity of 

the site. The assessment concludes that there is moderate potential for archaeological 

remains including deposits associated with Iron Age and Roman occupation. The site 

includes structures associated with the development and use of the railway in the 19th 

century. 

 

4.5.3 Recommendations: The recommendations in relation to this proposal are for a programme 

of building recording, prior to any alteration to the fabric of the structures, and a programme 

of archaeological evaluation to determine the presence of archaeological deposits at the 

site. The results of the archaeological evaluation will inform the need for, and scope of, any 

archaeological mitigation strategy. 

 

4.5.4 Archaeological evaluation: It is considered that the site offers a potential for archaeological 

remains to be present based on the extent and type of remains recorded in the vicinity. 

Insufficient information is available at present with which to make any reliable observation 

regarding the impact of this development upon any archaeological remains. 

 

4.5.5 Therefore, given this it is recommended that the developer should be required to 

commission a Scheme of Archaeological Work, in the form of an archaeological evaluation 

to determine the presence, character and date of any archaeological deposits present at the 

site. This evaluation should initially consist of trial trenching. 

 

4.5.6 Building recording: Traditional railway buildings are increasingly becoming redundant. Such 

buildings are under threat from conversion or demolition and are a diminishing resource. 

New uses frequently alter the original fabric and character of the building, and it is beneficial 

to create a record of the structure before alteration or demolition. 

 

4.5.7 With this in mind it is recommended that, prior to development, the developer should be 

required to commission a Scheme of Archaeological Works according to a written scheme 

of investigation to be agreed with, submitted to and approved by the local authority. This 

should be secured by an appropriate condition to enable the historic assets within the site 

to be recorded prior to their alteration / destruction. The results of the survey should be 

submitted to the Local Planning Authority prior to work commencing on site. 

 

4.6 LCC Highways/SuDS 

4.7 There is no precise definition of "severe" with regards to NPPF Paragraph 111, which 

advises that "Development should only be prevented or refused on highways grounds if 

there would be an unacceptable impact on highway safety, or the residual cumulative 

impacts on the road network would be severe." Planning Inspector's decisions regarding 

severity are specific to the locations of each proposal, but have common considerations: 

 

• The highway network is over-capacity, usually for period extending beyond the peak hours 

• The level of provision of alternative transport modes 

• Whether the level of queuing on the network causes safety issues. 

 



 

 
 

In view of these criteria, the Highways and Lead Local Flood Authority does not consider 

that this proposal would result in a severe impact with regard to NPPF. 

 

As Lead Local Flood Authority, Lincolnshire County Council is required to provide a statutory 

planning consultation response with regard to Drainage on all Major Applications. This 

application has feasible SuDS options that can be incorporated into the site and that the site 

will discharge to and Anglian Water Surface Water Sewer at an attenuated rate. The 

drainage is acceptable in principle but detailed proposals will be submitted at detailed stage. 

The Lead Local Flood Authority does not consider that this proposal would increase flood 

risk in the immediate vicinity of the site. 

 

Development criteria does not meet Policy for a Pedestrian Crossing and so a compromise 

has been met and an uncontrolled tactile crossing point is to be conditioned to improve 

connectivity. 

 

4.8 LCC Minerals and Waste 

4.8.1 It is considered that having regard to the scale, nature and location of the proposed 

development, the applicant has demonstrated that in accordance with the criteria set out in 

Policy M11 of the Minerals and Waste Local Plan: Core Strategy and Development 

Management Policies (2016), the development is of a minor nature which would have a 

negligible impact with respect to sterilising the mineral resource, and also that prior 

extraction of the mineral would be impractical. Accordingly, the County Council has no 

mineral safeguarding objections. 

 

4.9 Affordable Housing Officer  

4.9.1 The affordable housing requires the first 25% to be First Homes which is correct at 2 units 

identified as Plots D and E.  The ‘First Homes’ will require formal approval by the Council 

which will include the sale of these properties to qualifying persons as per the governments 

‘First Homes’ policy and ongoing future requirements. 

 

4.9.2 The remaining affordable housing requires to be 60% Affordable Rent (5 units) and 15% 

Shared Ownership (2 units).  The suggested changes provide 4 units for affordable rent and 

3 units for shared ownership. 

 

4.9.3 Therefore, one of the shared ownership units requires to be for affordable rent.  This will be 

possible if one of the plots F, G or H are provided for affordable rent and the remaining two 

for shared ownership.  In order to make this work plots F, G and H will need to be transferred 

to a Registered Provider (RP) as ‘freehold’ and they will then sell the two nominated shared 

ownership properties and rent out the affordable rented property and manage all three.  

 

4.9.4 Plots 26, 27, 28 and 29 are identified as affordable rented units.  Again, the freehold (not 

leasehold) to be transferred to the chosen RP.  The ‘Affordable Housing Scheme to be 

agreed between the Council, the developer/owner and the chosen RP as per the S.106 

Agreement. (Overall, this relates to the Councils Policy of 60% Affordable Rent and 40% 

Affordable Homes Ownership). 

 

4.10 Anglian Water 

4.10.1 Section 1 - Assets Affected 



 

 
 

There are assets owned by Anglian Water or those subject to an adoption agreement within 
or close to the development boundary that may affect the layout of the site. Anglian Water 
would ask that the following text be included within your Notice should permission be 
granted. 
 

4.10.2 Anglian Water has assets close to or crossing this site or there are assets subject to an 

adoption agreement. 

 

4.10.3 Therefore the site layout should take this into account and accommodate those assets within 

either prospectively adoptable highways or public open space. If this is not practicable then 

the sewers will need to be diverted at the developers cost under Section 185 of the Water 

Industry Act 1991. or, in the case of apparatus under an adoption agreement, liaise with the 

owners of the apparatus. It should be noted that the diversion works should normally be 

completed before development can commence. 

 

4.10.4 Section 2 - Wastewater Treatment 

The foul drainage from this development is in the catchment of Ancaster Water Recycling 
Centre that will have available capacity for these flows. The initial assessment indicates that 
this development lies beyond the range at which detectable noise and odour from the WRC 
operation would normally be anticipated. As such we would conclude that the risk of a loss 
of amenity at the development due to operations at the WRC is low and therefore this 
development is considered acceptable. 
 

4.10.5 Section 3 - Used Water Network 

4.10.6 The sewerage system at present has available capacity for these flows. If the developer 

wishes to connect to our sewerage network they should serve notice under Section 106 of 

the Water Industry Act 1991. We will then advise them of the most suitable point of 

connection.  

 
4.10.7 Section 4 - Surface Water Disposal 
4.10.8 The preferred method of surface water disposal would be to a sustainable drainage system 

(SuDS) with connection to sewer seen as the last option. Building Regulations (part H) on 
Drainage and Waste Disposal for England includes a surface water drainage hierarchy, with 
infiltration on site as the preferred disposal option, followed by discharge to watercourse and 
then connection to a sewer. 
 

4.10.9 The surface water strategy/flood risk assessment submitted with the planning application 

relevant to Anglian Water is unacceptable. We would therefore recommend that the 

applicant needs to consult with Anglian Water and the Lead Local Flood Authority (LLFA). 

We request a condition requiring a drainage strategy covering the issue(s) to be agreed. 

 

4.11 Network Rail 

4.12 Network Rail own, operate and develop Britain's railway infrastructure. Our role is to deliver 

a safe and reliable railway. All consultations are assessed with the safety of the operational 

railway in mind and responded to on this basis. 

 

4.13 Following assessment of the details provided to support the above application, Network Rail 

no objection in principle to the development, but we do have some concerns in relation to 

the proximity of the scheme to Ancaster Railway Station and the Station Approach road. 

Ancaster Railway Station 



 

 
 

 

4.14 It is noted that the application area is adjacent to the Network Rail owned Station Approach 

and Ancaster Station (please see attached map showing the station areas in red and 

operational railway land in green). We note that the proposal will introduce a pedestrian 

access to this road and we have concerns about this as there is currently no formal 

pedestrian provision. At present, the road carries traffic using the station car park and also 

is used for parking itself. The entrance onto the road is currently associated with the adjacent 

works and is gated restricting times of access, whereas the proposed pedestrian access 

would change the nature of this use. 

 

4.15 We would strongly recommend that consideration is given to the provision of funding 

towards the formalisation of pedestrian facilities from the development to the station 

entrance e.g. a dedicated footpath and a crossing marked on the road to enable safer 

pedestrian crossing to the station access itself. If possible, consideration should also be 

given to extending such pedestrian provision from the site down to Ermine Street and also 

the possible provision of double yellow line markings to prevent parking from obstructing 

this proposed access. 

 

4.16 We believe that school age children are amongst the main user groups for this station and 

that these improvements would be of real benefit to the station and local community. We 

would welcome further discussions on this matter. 

 

4.17 Condition 

The developer must provide a suitable trespass proof fence adjacent to Network Rail's 

boundary (approx. 1.8m high) and make provision for its future renewal and maintenance. 

Network Rail's existing fencing/wall must not be removed or damaged. 

 

4.18 Railway Noise Mitigation 

The Developer should be aware that any development for residential or noise sensitive use 

adjacent to an operational railway may result in neighbour issues arising. Consequently, 

every endeavour should be made by the developer to provide adequate soundproofing 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. 

 

4.19 LCC Education  



 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

5 Representations as a result of Publicity 
 

5.1 5 representations have been received throughout the lifetime of the application. These are 

summarised below: 

 

(a) Concerns relating to proposed access position – opposite private shared driveway 

for two dwellings, this will cause difficulty understanding who has right of way 

(b) Position of access will be directly opposite dwelling and headlights will shine into 

bedroom 

(c) Pedestrian access not suitable 

(d) Request for S106 contribution for safety zone on Ermine Street near bridge 

(e) New Coop has caused more traffic – making residents vulnerable 

(f) Development will put pressure on drainage system 

(g) Concerns regarding subsidence/retaining walls  

(h) Following revisions – still concerned re access location 

(i) 1 more dwelling proposed than previously  

(j) Potentially 50-60 vehicles using access at rush hour times 

(k) Road is busy including farm vehicles 

(l) Residents will end up parking on Station Approach 

 

6 Response to Objections 

 

6.1 The proposed access is between the pub garden and Plot 1 of the development. There are 

dwellings proposed along the northern side of the site with the access running parallel. To 

amend the location of the access or retain the existing access would necessitate a 

significant layout change to what is proposed (potentially locating Plots 1 and 2 immediately 

adjacent to the pub garden). Given the driveway opposite serves two dwellings, it is not 

considered that there would be a significant number of times that there would be vehicles 

trying to enter Ermine Street at the same time. LCC Highways raised no concern in relation 

to the location of the access. It is therefore not considered necessary to amend the location 



 

 
 

of the access. In relation to the concern re headlights, there is a distance from the site to 

the opposite dwellings of approximately 40m. I do not consider there would be an 

unacceptable impact in this respect.   

 

6.2 A detailed drainage scheme will be required by condition if approved – LCC as lead local 

flood authority have no objections in relation to surface water drainage and Anglian Water, 

have not objected to the proposal. It is considered that an acceptable drainage scheme can 

be achieved for the site.  

 

6.3 1 more dwelling has been proposed as part of the revised scheme, however this has not 

significantly increased the overall density of the scheme given the mix, including 1 bedroom 

apartments. 

 

6.4 In relation to parking, the revisions have increased the parking provision on site. All 3 beds 

have 2 off street parking spaces and the remaining dwellings have a minimum of 1 space. 

The location of the spaces for the dwellings fronting onto Station Approach is to the rear, 

with access to the dwellings also at the rear. This is considered acceptable.  

 

6.5 Pedestrian access/safety – LCC Highways have requested tactile crossing points at the 

access on Ermine Street. This has been included on the plans and can be secured by 

condition.  

 

6.6 Increased traffic – the development would increase the number of vehicles in the area 

however given the scale of development it is not considered that the amount would result in 

a significant impact on the surrounding highway network. The access is considered 

acceptable therefore this would not be a reason to refuse the application.  

 

6.7 The proposed retaining walls would need to be constructed in accordance with building 

regulations. The proposed retaining walls would not be large scale, therefore I do not have 

concerns in relation to safety or land stability issues. However, details of the retaining walls 

would be required to be submitted as part of the hard landscaping condition.  

 

7 Evaluation 

 

7.1 Principle of Development 

 

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

broad principles for achieving sustainable development in South Kesteven. The policy 

requires consideration of a number of issues including the impact of development on climate 

change, avoiding flood risk, encouraging the use of previously developed land and meeting 

current and future housing demand. 

 

7.1.2 Policy SP1 sets out the spatial strategy for the district and directs the majority of new 

development towards the main market towns, although acknowledges that larger villages 

will provide a supporting role in meeting the development needs of the district. Ancaster is 

identified as a “larger village” within Policy SP2 (Settlement Hierarchy) where development 

that will promote the role and function of larger villages and will not compromise the 

settlement’s nature and character will be supported. 



 

 
 

7.1.3 Policy SP3 (Infill Development) supports infill development which is in accordance with all 

other relevant Local Plan policies, provided that it meets the following criteria: 

 

(a) It is within a substantially built up frontage or re-development opportunity 

(previously development land);. 

(b)  it is within the main built up part of the settlement; 

(c) it does not cause harm or unacceptable impact upon the occupiers amenity of 

adjacent properties; 

(d) it does not extend the pattern of development beyond the existing built form; and  

(e) it is in keeping with the character of the area and is sensitive to the setting of 

adjacent properties. 

 

7.1.4 The site constitutes a re-development opportunity, within the main built-up part of Ancaster. 

The site is surrounded by built form to three sides and bound to the south by Station 

Approach and the railway line – as such the proposal would not extend the pattern of 

development beyond the existing built form. To fully comply with Policy SP3, the proposal 

should be in keeping with the character of the area and not have an unacceptable impact 

on residential amenity – this is discussed in detail further within the report.  

 

7.1.5 The site is currently a bus depot. As such, Policy E6 is applicable in relation to loss of 

employment land. The policy states the Council will seek to retain and enhance existing 

areas of employment use, as well as the sites identified in Policies E1 to E4, unless it can 

be demonstrated that: 

 

(a) The site is vacant and no longer appropriate or viable as an employment site, or 

(b) redevelopment would maintain the scale of employment opportunities on the site, 

or would deliver wider benefits, including regenerating vacant or unutilised land; or  

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

employment land within the district; or  

(d) the alternative use would resolve existing conflicts between land uses. 

 

7.1.6 The site is not specifically allocated as employment land within the Local Plan. It is stated 

within the application that the development will not cause the loss of any existing 

employment opportunities as those existing jobs will be relocated to AC Williams’ ‘new’ site.  

 

7.1.7 Considering the relatively small scale of the site, the loss of employment land would not be 

detrimental to the overall supply of employment land within the district therefore the proposal 

complies with criterion c.  

 

7.1.8 Further, the proposed residential use would sit more comfortably with the surrounding area 

which is predominantly residential, and therefore, the application would resolve existing 

conflict between the site and neighbouring uses. This accords with criterion d.    

 

7.1.9 With the above in mind, subject to site specific impacts, the principle of development is 

acceptable.  

 

7.2 Housing Mix / Affordable Housing Contributions 



 

 
 

7.2.1 Policy H4 of the Local Plan (Meeting All Housing Needs) requires all major proposals for 

residential development to provide appropriate type and sized dwellings to meet the needs 

of current and future households in the District.  

 

7.2.2 Policy H2 (Affordable Housing Contributions) seeks to meet the needs for affordable 

housing within the District by requiring all major development proposals to provide 

affordable housing. Within Ancaster, the affordable housing requirement is 30%. The policy 

states that all affordable housing will be expected to:  

 

(a) Include a mix of socially rented / affordable rent / intermediate rent and 

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

local incomes as advised by the Council 

(b) Be well integrated with the open market housing through layout, siting, design and 

style  

(c) Be of an appropriate size and / or property type to meet the needs identified by the 

current evidence of local housing need for affordability in the area; and 

(d) The Council will expect this requirement to be met in all cases.  

 

7.2.3 The development includes a mix of apartments, terraced, semi-detached and detached 

dwellings. The proposed scheme is above average at 30 dwellings within a 0.58-hectare 

site (which equates to approximately 52 dwellings per hectare) however, considering the 

mix of dwelling types which includes 13no. apartments, the number of dwellings is not 

considered to result in overdevelopment of the site.  

 

7.2.4 The scheme includes 9no. affordable units (which would be secured through a S106 

agreement) as well as 3no. accessible and adaptable units.  

 

7.2.5 Although no bungalows are proposed, there are ground floor units. 

 

7.2.6 Taking the above into account, it is concluded that, subject to the completion of the Section 

106 Agreement, the proposal would be in accordance with Policy H2 and Policy H4 of the 

Local Plan. 

 

7.3 Impact on Visual Amenity and the Character of the area 

 

7.3.1 Policy DE1 of the Local Plan requires development to make a positive contribution to the 

local distinctiveness, vernacular, and character of the area. Development should reinforce 

local identity and not have an adverse impact on the streetscene. 

 

7.3.2 Paragraph 130 of the NPPF requires new development to function well and add to the 

overall quality of the area, be sympathetic to local character and history, establish or 

maintain a strong sense of place, and create places that are safe, inclusive and accessible.  

 

7.3.3 The design and layout have been revised throughout the lifetime of the application to 

address concerns in relation to layout, parking and the overall character of the development. 

 

7.3.4 The proposal includes the conversion of an existing railway warehouse building. It is 

proposed to demolish an existing extension to the building and replace this with an extension 

on the same footprint. The conversion would utilise the existing openings, retaining its 



 

 
 

historic character. The extension would sit at a lower height, and would appear subordinate 

to the main warehouse building. 

 

7.3.5 The dwellings that would front Station Approach (Plots 11-18) would appear as 2no. rows 

of terraces. Plots 11-13 would be 3no. terraced dwellings and plots 14-18 would be 3no. 

terraced dwellings and 2no. 1 bed apartments on one end (appearing as a further terraced 

dwelling). The boundary to Station Approach would be a brick wall with railings above. There 

would be pedestrian access with a path running across the front of the dwellings. Parking 

would be to the rear.  

 

7.3.6 Vehicular access to the development would be from Ermine Street (to the east) to the north 

of The Railway Inn. Plot 1 (detached dwelling) would front Ermine Street and would be set 

back, roughly in line with 1 St Martin’s Way to the north. Plot 2 would be detached; the main 

entrance would be to the west elevation. The side elevation fronting the access road would 

have a gable feature and windows to the first and ground floor, avoiding a blank elevation. 

Plots 3 to 10 would continue along the northern part of the site, facing south into the site. 5 

and 6 would be detached with a shared garage set back in between the dwellings and 

parking in front, and the remaining plots (3,4,7,8,9 and 10) would be semi-detached 

dwellings with tandem parking for 2no. vehicles.  

 

7.3.7 The proposal includes landscaping to the site boundaries and within the site, including street 

trees, trees and planting within the car park areas and communal gardens. Bin storage for 

the apartments is located within the car park area.  

 

7.3.8 The design of the scheme reflects the character of the surrounding area, taking reference 

from the historic railway buildings and the public house. I do not consider that the proposal 

would have a negative impact on the character of the area.   

 

7.3.9 The building which is to be converted is considered to be a non-designated heritage asset. 

When determining applications that affect non-designated heritage assets, Paragraph 203 

of the NPPF states a balanced judgement will be required, having regard to the scale of any 

harm or loss and the significance of the heritage asset. The proposed conversion utilises 

the existing openings and would not significantly alter the existing building. As such, the 

retention and conversion of the building is considered a positive benefit to the scheme. In 

addition, the replacement of the non-historic section would enhance its character. This 

accords with Policy EN6 of the Local Plan and Part 16 of the NPPF. 

 

7.3.10 Material samples can be secured by condition to ensure good quality materials that are 

sympathetic to the historic buildings are used.  

 

7.4 Impact on Residential Amenity 

 

7.4.1 Policy DE1 of the Local Plan seeks to ensure that new development does not result in an 

adverse impact on the amenity of neighbouring users in terms of noise, light pollution, loss 

of privacy and loss of light. Proposals should minimise crime and the fear of crime.  

 

7.4.2 Paragraph 130 of the NPPF requires development to ensure a high standard of amenity for 

existing and future users.  

 



 

 
 

7.4.3 The neighbouring dwellings to the north and east are situated on a higher ground level than 

the site. The rear gardens are adjacent to the site, bordered by fencing and trees. The 

minimum separation distance would be approximately 17.8m between an application 

dwelling and the neighbouring dwellings to the north (from plot 4) however the dwellings are 

not directly opposite one another, and there would be boundary treatments and a difference 

in levels that would minimise any potential for overlooking issues. The separation distances 

between the dwellings and neighbouring dwellings are considered acceptable, as well as 

the separation distances and layout proposed within the site.  

 

7.4.4 The site is located in close proximity to the railway to the south, therefore noise could be an 

issue in relation to amenity, particularly for the occupants of plots 11-30 to the southern side 

of the site. A noise assessment has been submitted with the application which details the 

following glazing and ventilation recommendations to mitigate any noise impacts:  

 

7.4.4.1 Bedrooms: Insulating glass units (or similar approved) consisting of two panes of 6mm & 

6mm glass separated by a 6-16mm cavity (or equivalent) would provide a weighted sound 

reduction, Rw+C, of 30dB. Window head trickle vents of minimum Dn,e,w 36dB (Open). 

(N.B. if a greater number of vents are used the acoustic performance of each vent may 

need to be increased). 

 

7.4.4.2 Ceilings to top floor rooms to comprise minimum 2 x 12.5mm plasterboard. Living rooms: 

Insulating glass units (or similar approved) consisting of two panes of 6mm & 6mm glass 

separated by a 6-16mm cavity (or equivalent) would provide a weighted sound reduction, 

Rw+C, of 30dB. Window head trickle vents of minimum Dn,e,w 36dB (Open). See 

Pilkington Glass  Data Sheet (Appendix 3). 

 

7.4.4.3 The trickle vents to allow adequate ventilation without the need to open the windows. As 

a rough guide, a typical reduction in level of around 30dB(A) could be easily be expected 

through a combination of glazing and trickle vents. This level of mitigation would result in 

acceptable internal noise levels for the units closest to the noise source as demonstrated 

below. 

 

7.4.4.4 To mitigate against all the various noise sources during the daytime/night-time periods and 

to ensure that noise sensitive areas (living rooms/bedrooms) within the dwellings are 

protected, the above treatment (or similar approved) should be adopted. Using the highest 

readings recorded (Position B), a typical reduction in level of around 30dB(A) could be 

easily be expected which is more than adequate to attenuate the recorded levels i.e. 

51.7dB(A) – 30 dB(A) = 21.7dB(A) for the living room & 44.9dB(A) – 30 dB(A) = 14.9dB(A) 

for the bedrooms. This level of mitigation would result in acceptable internal noise levels 

for the units closest to these noise sources. 

 

7.4.4.5 The maximum recorded Lmax being 70.4dB(A)-30dB(A) = 40.4dB(A) for the bedrooms, 

which is below the 45dB(A) max. This assessment demonstrates that the level of mitigation 

would result in acceptable internal noise levels for the units closest to these noise sources.  

7.4.5 Subject to the recommended mitigation measures, I do not consider that the proximity to the 

railway should be a reason for refusal. The mitigation measures can be secured by 

condition.  

 



 

 
 

7.4.6 The comments from Environment Protection also raise concern with regard to the noise 

form the pub garden for Plots 1 and 2. Given that the access road would be between the 

pub garden and these dwellings, and that the dwellings would be open market (therefore 

buyers would be aware of the proximity to the garden) I do not consider that the level of 

noise would be unacceptable.  

 

7.5 Impact on Highways  

 

7.5.1 Policy ID2 of the Local Plan requires all new development to apply principles to reduce the 

need for travel, maximise the use of sustainable transport modes, and ensure there would 

be no severe impact on the safety and movement of traffic on the highway network. 

 

7.5.2 Paragraph 111 of the NPPF directs that development should only be prevented or refused 

on highways grounds if there would be an unacceptable impact on highway safety, or the 

residual cumulative impacts on the road network would be severe.  

 

7.5.3 LCC Highways are satisfied with the revised layout, subject to conditions (which can be 

attached if approved) and have not objected to the proposal. I do not consider that the 

proposal would have a negative impact on highway safety.   

 

7.5.4 There is 1no. parking space proposed per apartment, and 2no. parking spaces for each 

house, except for plot 16 (a 2 bed terrace) which has 1no. space. There are also 2no. visitor 

parking spaces within the car park for the apartments. Garages have been omitted where 

previously only one space was provided for the dwellings to the north, this has allowed the 

space for 2no. off street parking spaces to be incorporated.  

 

7.5.5 Considering the sustainable location adjacent to the train station, and within walking 

distance to bus stops and services, the level of parking provided is acceptable. 

 

7.6 Drainage 

 

7.6.1 Policy EN5 of the Local Plan requires surface water to be managed effectively on site 

through the use of Sustainable Drainage Systems (SuDs) unless it is demonstrated to be 

technically unfeasible. Surface water connections to the public sewage network should only 

be made in exceptional circumstances.  

 

7.6.2 LCC, as lead local flood authority, are satisfied that a suitable drainage scheme that 

incorporates SuDS features can be achieved on site. Subject to a condition to ensure a 

detailed drainage scheme is submitted, I have no concerns in relation to drainage.   

 

7.6.3 Anglian Water has been consulted on the application and requested that a surface water 

drainage scheme should be conditioned (as per LCC Highways comments). In terms of foul 

water, the development would join the existing sewer system. No objections have been 

raised in this respect.  

7.7 Contaminated Land 

 

7.7.1 Policy EN4 of the Local Plan states where development is situated on a site with known or 

high likelihood of contamination, remediation strategies to manage this contamination will 

be required. The comments from Environmental Protection note that there is potential for 



 

 
 

contamination on site due to previous uses. Conditions have been recommended requiring 

a further site investigation, a detailed scheme for remediation, and a verification report 

detailing the remediation works that have been implemented. These have been included 

within the conditions at the end of the report.  

 

7.8 Open Space 

 

7.8.1 Policy OS1 of the Local Plan requires adequate open space provision for proposals of 10 or 

more dwellings. Informal/natural green space should be available within 480m (10 minute 

walk time) as should outdoor sports space, dedicated outdoor sports pitch provision 

(includes grass pitch provision and sometimes hard/synthetic surfaces), other Open Space, 

play equipped space, ‘Young Persons spaces’ and parks. 

 

7.8.2 Development proposals will be assessed against current open space provision. In areas 

that do not currently meet the standards for open space, the development proposal will be 

required to make appropriate provision. Where open space cannot be provided on-site as 

part of the development an off-site financial contribution for the provision of a new open 

space, or to improve the quality of existing open space within the locality of the proposal, 

will be expected. 

 

7.8.3 The site is located within the northern part of Ancaster. The settlement is surrounded by 

open fields, with various public rights of way within 100m of the application site. In addition, 

the Ancaster playing fields and Sports club are approximately 400m south of the site.  

 

7.8.4 Given the above it is not considered necessary to require contributions for informal open 

space or playing fields, however a contribution towards play equipment will be sought to 

improve existing play equipment within Ancaster. This has been calculated according to the 

quantum and mix of dwellings proposed. The total contribution for play equipment will be 

£16,768. This financial contribution would be secured through the necessary Section 106 

Agreement, and monies payable would be given to the Parish Council.  

 

7.9 Contributions 

 

7.9.1 The application if approved will require a S106 agreement to secure the following 

contributions: 

 

(a) 9no. affordable units out of the 30no. units 

(b) £50,974 towards education to provide additional capacity at a Sleaford secondary 

school  

(c) £19,800 (£660 x 30 dwellings.) to provide more efficient practice space for 

Caythorpe and Ancaster Surgery’s administration and dispensing functions which 

have grown dramatically with their population growth.  

(d) £16,768 towards play equipment/improvement of play equipment within Ancaster  

7.9.2 In the event that the application was acceptable in all other respects, these contributions 

would ensure that local infrastructure is suitably upgraded to cope with the additional 

population. It is considered that these requirements would be compliant with the statutory 

tests of the CIL regulations as well as local and national policy requirements 

 

7.10 Archaeology 



 

 
 

 

7.10.1 Local Plan Policy EN6 seeks to protect and enhance heritage assets and their settings in 

keeping with the policies in the National Planning Policy Framework. The policy states that 

where development affecting archaeological sites is acceptable in principle, the Council will 

seek to ensure mitigation of impact through preservation of the remains in situ as a preferred 

solution. When in situ preservation is not practical, the developer will be required to make 

adequate provision for excavation and recording before or during development.  

 

7.10.2 Paragraph 194 of the NPPF states that 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.  

 

7.10.3 The comments from the Historic Environments Officer note that the site has moderate 

potential for archaeological remains to be present. As such, they have recommended that, 

prior to development, the developer should be required to commission a Scheme of 

Archaeological Works according to a written scheme of investigation to be agreed with, 

submitted to and approved by the local authority. This can be secured by condition if 

approved. 

 

7.11 Landscaping and Trees 

 

7.11.1 Paragraph 131 of the NPPF emphasises the important contribution that street trees make 

to the character of an area as well as providing mitigation for climate change.   

 

7.11.2 A detailed landscaping scheme would be required to be submitted prior to first occupation 

of any of the dwellings. This can be secured by condition and will include the provision of 

street trees within the area adoptable by LCC Highways (this has been agreed with the 

applicant). LCC Highways have confirmed they are happy for this to be dealt with by 

condition in this instance. Any trees that are within the adoptable area would also be adopted 

by LCC Highways.  

 

7.12 Other Matters 

 

7.12.1 Maintenance of the communal open space can be secured through the S106 agreement. 

The applicant would be required to submit a maintenance strategy for the lifetime of the 

development. 

 

7.12.2 The Parish comments suggest landscaping and seating on Station Approach as part of a 

S106 obligation. Given the relatively small scale of the development, it is not considered 

that this would be proportionate, and it is not necessary to make the development 

acceptable.  

7.12.3 The comments from Network Rail have requested a condition for a trespass barrier to be 

erected adjacent to the railway during construction,  however the railway itself does not 

border the site, Station Approach provides existing separation. As such, this is not 

considered necessary to condition.  

 

 

 



 

 
 

8 Conclusion 

 

8.1 To summarise it is considered that the revised scheme for the site of 30no. dwellings is 

considered to accord with the relevant policies within the adopted Local Plan and would not 

have any unacceptable impacts in relation to character, amenity, highways safety, drainage, 

or any other site-specific impacts. I therefore recommend that the application should be 

approved, subject to completion of a Section 106 Agreement and conditions. There are no 

other material considerations to indicate otherwise.   

 

9 Recommendation 

 

9.1.1 To authorise the Assistant Director of Planning to GRANT planning permission, subject to 

the completion of a Section 106 Agreement securing the necessary financial contributions 

detailed in the appropriate section of this report, and subject to the conditions set out below. 

Where the Section 106 Agreement 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.  

 

9.1.2 In the event that the agreement has not been concluded within the twelve-week period and 

where, in the opinion of the Assistant Director of Planning, there are no extenuating 

circumstances which would justify a further extension of time, the related planning 

application hall be refused planning permission for the appropriate reason(s) on the basis 

that the necessary criteria essential to make what would otherwise be unacceptable 

development acceptable have not been forthcoming.  

 

Time Limit for Commencement 
 
 1 The development hereby permitted shall be commenced before the expiration of three years 

from the date of this permission. 
  
 Reason: In order that the development is commenced in a timely manner, as set out in 

Section 91 of the Town and Country Planning Act 1990 (as amended). 
 
Approved Plans 
 
 2 The development hereby permitted shall be carried out in accordance with the following list 

of approved plans: 
 
1694G-20-34H Amended Proposed Site Plan 
1694G-20-49 Amended Proposed Site Section 
1694G-20-36A Plots 1-4 
1694G-20-37 Plots 5-6 
1694G-20-38A Plots 7-10 
1694G-20-46A Plots 11-18 
1694G-20-41C Plots 19-26 
1694G-20-42B Plots 27- 30 
1694G-20-43B Proposed Elevations Plots 19-30 
1694G-20-45A Wall Types 
1694G-20-47 Site Plan Vehicle Tracking  
1694G-20-48 Bin Store 



 

 
 

1694G-20-33 Demolition Plan 
   
 Unless otherwise required by another condition of this permission. 
       
 Reason: To define the permission and for the avoidance of doubt. 
 
Before the Development is Commenced 
 
 3 No works pursuant to this permission shall commence, unless otherwise agreed in writing by 

the Local Planning Authority, until there have been submitted to and approved in writing by 
the Local Planning Authority: 

 
a) A further site investigation report assessing the ground conditions of the site and 

incorporating chemical and gas analysis identified as appropriate as recommend by 
the initial Preliminary Risk Assessment and Geo-Environmental Assessment 
produced by Delta Symonds (May 2021) 

 
b) A detailed scheme for remedial works (should such works be required) and measures 

to be undertaken to avoid risk from contaminants and/or gases when the site is 
developed and proposals for future maintenance and monitoring. Such scheme shall 
include nomination of a competent person to oversee the implementation of the works. 

  
 Reason: Previous activities associated with this site may have caused, or had the potential 

to cause, land contamination and to ensure that the proposed site investigations and 
remediation will not cause pollution in the interests of the amenities of the future residents 
and users of the development. 

 
 4 No development shall take place until a Construction Management Plan and Method 

Statement has been submitted to and approved in writing by the Local Planning Authority 
which shall indicate measures to mitigate against traffic generation and drainage of the site 
during the construction stage of the proposed development. 

 
The Construction Management Plan and Method Statement shall include; 
 

• phasing of the development to include access construction; 

• the parking of vehicles of site operatives and visitors; 

• loading and unloading of plant and materials; 

• storage of plant and materials used in constructing the development; 

• wheel washing facilities; 

• the routes of construction traffic to and from the site including any off site routes for the 
 disposal of excavated material and; 

• strategy stating how surface water run off on and from the development will be 
managed during construction and protection measures for any sustainable drainage 
features. This should include drawing(s) showing how the drainage systems 
(permanent or temporary) connect to an outfall (temporary or permanent) during 
construction. 

 
The Construction Management Plan and Method Statement shall be strictly adhered to 
throughout the construction period. 

 



 

 
 

Reason: To ensure that the permitted development is adequately drained without creating or 
increasing flood risk to land or property adjacent to, or downstream of, the permitted 
development during construction and to ensure that suitable traffic routes are agreed. 
 

 5 Before the development hereby permitted is commenced, details of hard landscaping works 
shall have been submitted to and approved in writing by the Local Planning Authority. Details 
shall include: 

  
 i. proposed finished levels and contours;  
 ii. means of enclosure and retaining walls;  
 iii. car parking layouts;  
 iv. other vehicle and pedestrian access and circulation areas;  
 v. hard surfacing materials;  

vi. minor artefacts and structures (e.g. furniture, play equipment, refuse or other storage 
units, signs, lighting etc.);  

vii. proposed and existing functional services above and below ground (e.g. drainage 
power, communications cables, pipelines etc. indicating lines, manholes, supports 
etc.);  

 viii. retained historic landscape features and proposals for restoration, where relevant. 
  
 Reason: Hard landscaping and tree planting make an important contribution to the 

development and its assimilation with its surroundings and in accordance with Policy DE1 of 
the adopted South Kesteven Local Plan. 

 
6 Before the development hereby permitted is commenced, a written scheme of archaeological 

investigation (that includes trial trenching), as well as a programme of historic building 

recording and full recording report shall have been submitted to and agreed in writing by the 

Local Planning Authority. The archaeological investigations shall also have been completed 

in accordance with the approved details before development commences.  

 Reason: In order to provide a reasonable opportunity to record the history of the site and in 
accordance with Policy EN6 of the adopted South Kesteven Local Plan and Paragraph 199 
of the NPPF. 

  
During Building Works 
  
 7 Before any construction work above ground is commenced, details of any soft landscaping 

works shall have been submitted to and approved in writing by the Local Planning Authority. 
Details shall include:  

  
 i. planting plans; 

ii. written specifications (including cultivation and other operations associated with plant 
and grass establishment);  

iii. schedules of plants, noting species, plant sizes and proposed numbers/densities 
where appropriate;  

  
 Reason: Soft landscaping and tree planting make an important contribution to the 

development and its assimilation with its surroundings and in accordance with Policies DE1, 
EN3 and OS1 of the adopted South Kesteven Local Plan. 

 
 8 Before any of the works on the external elevations for the buildings hereby permitted are 

begun, samples of the materials (including colour of any render, paintwork or colourwash) to 



 

 
 

be used in the construction of the external surfaces shall have been submitted to and 
approved in writing by the Local Planning Authority. 

  
 Reason: To ensure a satisfactory appearance to the development and in accordance with 

Policy DE1 of the adopted South Kesteven Local Plan. 
 
9 Before any part of the development hereby permitted is occupied, all hard landscape works 

shall have been carried out in accordance with the approved hard landscaping details.  
  
 Reason: Hard landscaping and tree planting make an important contribution to the 

development and its assimilation with its surroundings and in accordance with Policy DE1 of 
the adopted South Kesteven Local Plan. 

 
10 The development hereby permitted shall not be occupied or brought into use until a 

verification report has been submitted to and approved in writing by the Local Planning 
Authority. The report shall be submitted by the agreed competent person and identify that 
approved remedial works have been implemented. The report shall include, unless agreed in 
writing: 

 
(a)  A complete record of remediation activities, and data collected as identified in the 

remediation scheme, to support compliance with agreed remediation objectives; 
 (b) As built drawings of the implemented scheme; 
 (c) Photographs of the remediation works in progress; and 

(d)  Certificates demonstrating that imported and/or material left in situ is free from 
contamination. 

  
Thereafter the scheme shall be monitored and maintained in accordance with the approved 
remediation scheme. 

 
Reason:  To comply with Policy EN4 of the adopted South Kesteven Local Plan.  

 
11 No part of the development hereby permitted shall be occupied before the works to improve 

the public highway (by means of an uncontrolled Pedestrian Crossing point on Ermine Street 
as indicated on drawing no.1694G-20-34H) have been certified complete by the Local 
Planning Authority. 

 
 To ensure the provision of safe and adequate means of access to the permitted development. 
 
12 Before the development hereby permitted is commenced, a scheme for the treatment of 

surface and foul water drainage shall have been submitted to and approved in writing by the 
Local Planning Authority. The scheme shall: 

  

• be based on sustainable drainage principles and an assessment of the hydrological 
and hydrogeological context of the development; 

• provide flood exceedance routing for storm event greater than 1 in 100 year; 

• provide details of how run-off will be safely conveyed and attenuated during storms up 
to and including the 1 in 100 year critical storm event, with an allowance for climate 
change, from all hard surfaced areas within the development into the existing local 
drainage infrastructure and watercourse system without exceeding the run-off rate for 
the undeveloped site; 

• provide attenuation details and discharge rates which shall be restricted to 5 litres per 
second; 



 

 
 

• provide details of the timetable for and any phasing of implementation for the drainage 
scheme; 
 

 and 
 

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

 * Incorporate street trees into the design in addition to any SuDs principles. 
  
 No dwelling shall be occupied until the approved scheme has been completed or provided 

on the site in accordance with the approved phasing. The approved scheme shall be retained 
and maintained in full, in accordance with the approved details. 

  
 Reason: To ensure the provision of satisfactory surface and foul water drainage is provided 

in accordance with Policy EN5 of the adopted South Kesteven Local Plan 
 
13 Before any part of the development hereby permitted is occupied, a landscape management 

plan shall have been submitted to and approved in writing by the Local Planning Authority. 
The plan shall include: 

  
 i. long term design objectives,  
 ii. management responsibilities and  

iii. maintenance schedules for all landscape areas, other than privately owned, domestic 
gardens. 

  
 Reason: Hard and soft landscaping and tree planting make an important contribution to the 

development and its assimilation with its surroundings and in accordance with Policies DE1, 
EN3 and OS1 of the adopted South Kesteven Local Plan. 

 
14 Before any part of the development hereby permitted is occupied, the external surfaces shall 

have been completed in accordance with the approved details. 
   
 Reason: To ensure a satisfactory appearance to the development and in accordance with 

Policy DE1 of the adopted South Kesteven Local Plan. 
 
15 Before any part of the development hereby permitted is occupied, electric vehicle charging 

points shall be provided for each dwelling hereby approved (a minimum of one per dwelling) 
and shall be retained for the lifetime of the development. 

 
 Reason: To comply with Policy SD1 of the adopted South Kesteven Local Plan. 
 
16  Before any part of the development hereby permitted is occupied, noise mitigation measures 

shall have been installed in accordance with specification details that shall have been first 
submitted to and approved by the local planning authority. The mitigation measures shall 
accord with the recommendations set out within the submitted BSP Environmental Noise 
Assessment Report received 25 May 2021.  

 
 Reason: In the interest of amenity to accord with Policy DE1 of the adopted South Kesteven 

Local Plan.  



 

 
 

 
Ongoing Conditions 
 
17 For a period of not less than 5 years following the first occupation of the final dwelling/unit 

hereby permitted, the approved Landscape Management Plan shall be adhered to in full 
unless otherwise agreed in writing by the Local Planning Authority. 

  
 Reason: Hard and soft landscaping and tree planting make an important contribution to the 

development and its assimilation with its surroundings and in accordance with Policies DE1, 
EN3 and OS1 of the adopted South Kesteven Local Plan. 

 
18 Before the end of the first planting/seeding season following the occupation/first use of any 

part of the development hereby permitted, all soft landscape works shall have been carried 
out in accordance with the approved soft landscaping details.  

  
 Reason: Soft landscaping and tree planting make an important contribution to the 

development and its assimilation with its surroundings and in accordance with Policies DE1, 
EN3 and OS1 of the adopted South Kesteven Local Plan. 

 
Standard Note(s) to Applicant: 
 
 1 In reaching this decision the Local Planning Authority has worked with the applicant in a positive 

and proactive manner at the pre-application and formal applications stages in addressing 
impacts on  and progressing the formal application to a determination within an agreed 
timeframe. The decision is therefore in accordance with paragraphs 186 -187 of the National 
Planning Policy Framework. 

 
 2 The highway improvement works referred to in the above condition are required to be carried 

out by means of a legal agreement between the landowner and the County Council, as the Local 
Highway Authority. 

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

works will require approval from the Highway Authority in accordance with Section 184 of the 
Highways Act. The works should be constructed in accordance with the Authority's specification 
that is current at the time of construction. Relocation of existing apparatus, underground 
services or street furniture will be the responsibility of the applicant, prior to application. For 
application guidance, approval and specification details, please visit 
https://www.lincolnshire.gov.uk/licences-permits/apply-dropped-kerb or contact 
vehiclecrossings@lincolnshire.gov.uk 

 
 4 All roads within the development hereby permitted must be constructed to a satisfactory 

engineering standard. Those roads that are to be put forward for adoption as public highways 
must be constructed in accordance with the Lincolnshire County Council Development Road 
Specification that is current at the time of construction and the developer will be required to enter 
into a legal agreement with the Highway Authority under Section 38 of the Highways Act 1980. 
Those roads that are not to be voluntarily put forward for adoption as public highways, may be 
subject to action by the Highway Authority under Section 219 (the Advance Payments code) of 
the Highways Act 1980. For guidance please refer to https://www.lincolnshire.gov.uk 

 
 5 Please contact the Lincolnshire County Council Streetworks and Permitting Team on 01522 

782070 to discuss any proposed statutory utility connections and any other works which will be 
required within the public highway in association with the development permitted under this 



 

 
 

Consent. This will enable Lincolnshire County Council to assist in the coordination and timings 
of these works. For further guidance please visit our website via the following links:  
Traffic Management - https://www.lincolnshire.gov.uk/traffic-management  
Licences and Permits - https://www.lincolnshire.gov.uk/licences-permits 

 
 6 The developer must ensure that their proposal, both during construction and after completion 

does not:  
 

• encroach onto Network Rail land  

• affect the safety, operation or integrity of the company's railway and its infrastructure
  

• undermine its support zone  

• damage the company's infrastructure  

• place additional load on cuttings  

• adversely affect any railway land or structure  

• over-sail or encroach upon the air-space of any Network Rail land  

• cause to obstruct or interfere with any works or proposed works or Network Rail 
development both now and in the future  

  
Network Rail strongly recommends the developer complies with the following comments and 
requirements to maintain the safe operation of the railway and protect Network Rail's 
infrastructure.  

  
Future maintenance  
 
The applicant must ensure that any construction and subsequent maintenance can be carried 
out to any proposed buildings or structures without adversely affecting the safety of/or  
encroaching upon Network Rail's adjacent land and air-space. Therefore, any buildings are  
required to be situated at least 2 metres (3m for overhead lines and third rail) from Network 
Rail's boundary. 
 
This requirement will allow for the construction and future maintenance of a building without  
the need to access the operational railway environment. Any less than 2m (3m for overhead  
lines and third rail) and there is a strong possibility that the applicant (and any future resident)  
will need to utilise  
 
Network Rail land and air-space to facilitate works as well as adversely impact upon Network  
Rail's Maintenance teams' ability to maintain our boundary fencing and boundary treatments.  
Access to Network Rail's land may not always be granted and if granted may be subject to  
railway site safety requirements and special provisions with all associated railway costs  
charged to the applicant.  
 
As mentioned above, any works within Network Rail's land would need approval from the  
Network Rail Asset Protection Engineer. This request should be submitted at least 20 weeks  
before any works are due to commence on site and the applicant is liable for all associated  
costs (e.g. a l l possession, site safety, asset protection presence costs). However, Network  
Rail is not required to grant permission for any third-party access to its land.  
  
Plant & Materials  
All operations, including the use of cranes or other mechanical plant working adjacent to  
Network Rail's property, must at all times be carried out in a "fail safe" manner such that in the  
event of mishandling, collapse or failure, no plant or materials are capable of falling within  



 

 
 

3.0m of the boundary with Network Rail.  
  
Drainage  
Storm/surface water must not be discharged onto Network Rail's property or into Network  
Rail's culverts or drains except by agreement with Network Rail. Suitable drainage or other  
works must be provided and maintained by the Developer to prevent surface water flows or  
run-off onto Network Rail's property.  
 
Proper provision must be made to accept and continue drainage discharging from Network  
Rail's property; full details to be submitted for approval to the Network Rail Asset Protection  
Engineer.  
 
Suitable foul drainage must be provided separate from Network Rail's existing drainage.  
Soakaways, as a means of storm/surface water disposal must not be constructed within 20  
metres of Network Rail's boundary or at any point which could adversely affect the stability of  
Network Rail's property. After the completion and occupation of the development, any new or  
exacerbated problems attributable to the new development shall be investigated and remedied  
at the applicants' expense.  
  
Scaffolding  
Any scaffold which is to be constructed within 10 metres of the railway boundary fence must  
be erected in such a manner that at no time will any poles over-sail the railway and protective  
netting around such scaffold must be installed. The applicant/applicant's contractor must  
consider if they can undertake the works and associated scaffold/access for working at height  
within the footprint of their property boundary.  
  
Piling  
Where vibro-compaction/displacement piling plant is to be used in development, details of the  
use of such machinery and a method statement should be submitted for the approval of the  
Network Rail's Asset Protection Engineer prior to the commencement of works and the works  
shall only be carried out in accordance with the approved method statement.  
  
Fencing  
In view of the nature of the development, it is essential that the developer provide (at their own  
expense) and thereafter maintain a substantial, trespass proof fence along the development  
side of the existing boundary fence, to a minimum height of 1.8 metres. The 1.8m fencing  
should be adjacent to the railway boundary and the developer/applicant should make provision  
for its future maintenance and renewal without encroachment upon Network Rail land.  
Network Rail's existing fencing / wall must not be removed or damaged and at no point during  
or post construction should the foundations of the fencing or wall or any embankment therein, 
be damaged, undermined or compromised in any way. Any vegetation within Network Rail's  
land boundary must not be disturbed. Any fencing installed by the applicant must not prevent  
Network Rail from maintaining its own fencing/boundary treatment.  
  
Lighting  
Any lighting associated with the development (including vehicle lights) must not interfere with  
the sighting of signalling apparatus and/or train drivers' vision on approaching trains. The  
location and colour of lights must not give rise to the potential for confusion with the signalling  
arrangements on the railway. The developers should obtain Network Rail's Asset Protection  
Engineer's approval of their detailed proposals regarding lighting.  
  

Noise and Vibration  
The potential for any noise/vibration impacts caused by the proximity between the proposed 



 

 
 

development and any existing railway must be assessed in the context of the National  
Planning Policy Framework which hold relevant national guidance information. The current  
level of usage may be subject to change at any time without notification including increased  
frequency of trains, night time train running and heavy freight trains.  
  

Vehicle Incursion  
Where a proposal calls for hard standing area/parking of vehicles area near the boundary with  
the operational railway, Network Rail would recommend the installation of a highways  
approved vehicle incursion barrier or high kerbs to prevent vehicles accidentally driving or  
rolling onto the railway or damaging lineside fencing.  
  

Landscaping  
Any trees/shrubs 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 broad leaf deciduous species should not be planted adjacent to the railway  
boundary as the species will contribute to leaf fall which will have a detrimental effect on the  
safety and operation of the railway.  
 

Network Rail wish to be involved in the approval of any landscaping scheme adjacent to the  
railway. Any hedge planted 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. If required, Network Rail's Asset Protection team are able to provide more details on  
which trees/shrubs are permitted within close proximity to the railway.  
  
Existing Rights  
The applicant must identify and comply with all existing rights on the land. Network Rail  
request all existing rights, covenants and easements are retained unless agreed otherwise  
with Network Rail. 
 

7.  ANGLIAN WATER INFORMATIVE - Notification of intention to connect to the public sewer under 

S106 of the Water Industry Act Approval and consent will be required by Anglian Water, under 

the Water Industry Act 1991. Contact Development Services Team 0345 606 6087.  

 

8.  ANGLIAN WATER INFORMATIVE - Protection of existing assets - A public sewer is shown on 

record plans within the land identified for the proposed development. It appears that 

development proposals will affect existing public sewers. It is recommended that the applicant 

contacts Anglian Water Development Services Team for further advice on this matter. Building 

over existing public sewers will not be permitted (without agreement) from Anglian Water. (4) 

 

9.  ANGLIAN WATER INFORMATIVE - Building near to a public sewer - No building will be 

permitted within the statutory easement width of 3 metres from the pipeline without agreement 

from Anglian Water. Please contact Development Services Team on 0345 606 6087. (5)  

 

10. ANGLIAN WATER INFORMATIVE: The developer should note that the site drainage details 

submitted have not been approved for the purposes of adoption. If the developer wishes to have 

the sewers included in a sewer adoption agreement with Anglian Water (under Sections 104 of 

the Water Industry Act 1991), they should contact our Development Services Team on 0345 

606 6087 at the earliest opportunity. Sewers intended for adoption should be designed and 

constructed in accordance with Sewers for Adoption guide for developers, as supplemented by 

Anglian Water’s requirements. 



 

 
 

 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 

 

Plans Shown 

1. Proposed Site Layout  

2. Conversion and Extension (Plots 19-30) 

3. Street Scene 

4. Elevations (Plots 5&6, 11-18, 3&4, and Plot 2) 
 

 

 



 

 
 

1. 



 

 
 

 

 

 

 

 

2. 

 

 

 



 

 
 

3. 

 

4. 

 
 

 



 

 
 

 

 

 


