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S21/1906 Land West of A1 and North of Bourne Road  



 

 
 

1 Description of Site 

 

1.1 The site comprises relatively flat agricultural land located on the south-eastern edge of 

Colsterworth village. It is bounded by the A1 trunk road to the east, Bourne Road to the 

south and the built up area of Colsterworth to the west and north. It is roughly rectangular 

in shape with an area of 4.46 ha.  

 

2 The Proposal 

 

2.1 Outline permission for up to 70 dwellings was granted under application reference 

S18/2379. 

 

2.2 This application seeks approval of details of reserved matters including appearance, 

layout, scale and access.  

 

2.3 The proposal is for 70 dwellings, including a mix of detached, semi-detached, terraced, 

flats and bungalow properties, with 24 affordable units out of the 70 (34%).  

 

2.4 Access is proposed from Bourne Road to the south.  

 

2.5 A play area would be incorporated to the south-west part of the site, open space provided 

throughout but mostly to the southern part of the site, including an attenuation basin, and 

street trees along both sides of the entrance road and within the site.  

 

2.6 The scheme has been amended during the lifetime of the application following comments 

at Design PAD meetings and neighbour comments received. The main changes are to the 

layout to ensure dwellings front onto public open space and that the dwellings located on 

corners are designed to ensure there are no blank elevations fronting the streets, as well 

as the addition of street trees.   

 

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 H2 – Affordable Housing Contributions 

Policy H4 – Meeting All Housing needs 

Policy EN1 – Landscape Character 

Policy EN2 – Protecting Biodiversity and Geodiversity  

Policy EN5 – Water Environment and Flood Risk Management  

Policy DE1 – Promoting Good Quality Design  

Policy SB1 – Sustainable Building 

Policy OS1 – Open Space 

 



 

 
 

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 

 

4 Relevant Planning History 

 

4.1 Outline Permission granted for up to 70 dwellings under application ref S18/2379. 

 

5 Representations Received 

 

5.1 Colsterworth Parish Council commented: 

5.1.1 At this stage the Parish Council have no comments relating to the elevations of the 

proposed properties to the site.  

 
•  However, we would reiterate our concerns regarding the drainage and flooding risks 

on the site and surrounding areas and properties which are highlighted in the “TDi 
Residential Development at Colsterworth, Lincolnshire: Flood Risk Assessment and 
Drainage Strategy”.  
Microsoft Word - 20180303 tdi274 FRA Colsterworth proposed residential site west 
of A1 rev B (southkesteven.gov.uk)  

•  It is important to note that this was dated March 2018 and we must urge Planners to 
consider that the incidents of flooding on the houses adjacent to the site (Bourne 
Road Estate) and on the B676 has become much worse since that assessment was 
carried out.  

•  Also the report itself identifies that further work is required regarding these risks as 
there has only been “Some limited ground investigation”  

•  The published response from Anglian Water also identifies that there are important 
Reserved Matters in relation to drainage plans still to be considered for which there 
is no further information currently submitted.  

•  Parish Council would ask Planners to take advice from LCC Specialist Drainage 
Engineers on this matter.  

•  Planners may also want to be aware of some historical information received from a 
Parishioner that relate to Highways England and LCC:  

 
The ditch and soakaway/pond [on the proposed development] were dug out by the 

highways construction company when the A1 roundabout and junction was built. The 

water from the north side of the roundabout up to China Moon/self-store entrance and 

from the east of the A1 north of the A151(Jubilee garage/McDonalds) passes under the A1 

and soaks away - when the soakaway cannot take any more it floods the field. Requests 



 

 
 

were made to Highways to pipe the water from the north side of the A151/B676 into the 

balancing pool next to the bridge to alleviate the problem of flooding. 

 

5.2 LCC Highways comments: 

5.2.1 Notice is hereby given that the County Council as Local Highway and Lead Local Flood 

Authority: 

 
Requests that any permission given by the Local Planning Authority shall 
include the conditions below. 
 
CONDITIONS (INCLUDING REASONS) 
 
Highway Informative 05 
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 
 
Highway Condition 00 
The development hereby permitted shall be undertaken in accordance with a Construction 
Management Plan and Method Statement that shall first be approved in writing by the 
Local 
Planning Authority. The Plan and Statement shall indicate measures to mitigate the 
adverse 
impacts of vehicle movements and explain how the drainage of the site will be managed, 
during 
the construction stage of the permitted development. It shall include; 
•  the phasing of the development to include access construction; 
• the on-site parking of vehicles of site operatives and visitors; 
•  the on-site loading and unloading of plant and materials; 
•  the storage of plant and materials used in constructing the development; 
•  wheel washing facilities; 
•  a strategy stating how surface water run off on and from the development will be 

managed 
during construction and protection measures for any sustainable drainage features. 
This should include drawing(s) showing how the drainage systems (permanent or 
temporary) connect to an outfall (temporary or permanent) during construction. 

 
Reason: In the interests of the safety and free passage of those using the adjacent public 
highway 
and to ensure 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. 
 
Highway Condition 29 
The permitted development shall be undertaken in accordance with an Estate Road 
Phasing and 
Completion Plan, which shall first be approved in writing by the Local Planning Authority. 
The Plan 
shall set out how the construction of the development will be phased and standards to 
which the 
estate roads on each phase will be completed during the construction period of the 
development. 
To ensure that a safe and suitable standard of vehicular and pedestrian access is 
provided for 
residents throughout the construction period of the development. 

 

5.3 Environmental Protection commented: 

5.3.1 It is noted in the application documents provided, that there is an amended noise impact 

assessment by SLR Consulting (ref: 403.13033.00001, Version 1 – February 2022) which 

has been submitted by the applicant. Environmental Protection has provided feedback 

directly to SLR Consulting (January 2022) following discussion on the previous 2017 

baseline noise data collected for the proposed development can be used in order to 

assess the noise impact (predominantly road traffic noise from the A1) upon the 

development and to propose mitigating measures in order to meet BS8233:2014 for 

internal noise levels and external outdoor amenity space. 

 

5.3.2 The conclusion of the assessment is that the proposed development is categorised as 

‘high risk’ when assessed to Stage 1 of ProPG: Planning and Noise (2017). As such noise 

mitigation measures have been proposed for the development. 

 

5.3.3 Environmental Protection has reviewed the SLR Consulting (ref: 403.13033.00001 - 

February 202 report and accept the mitigation measures being proposed for the 

development. Environmental Protection would expect that all the measures detailed in 

section 8 (Conclusions) of the report are implemented. The specification for the acoustic 

glazing and passive ventilation systems should be submitted to the local planning authority 

for approval prior to development taking place. 

 

5.3.4 Environmental Protection would request that a final validation assessment is made to a 

selection of the properties to the ensure that the mitigation measures being proposed have 

been sufficient to achieve the standards of BS8233:2014. This shall also include an 

assessment of outdoor areas. 

 

5.4 Anglian Water comments: 

5.4.1 Please see below our response for the Reserved Matters application- Land West Off A1 

And North Of Bourne Road, Colsterworth - s21/1906 

 
Foul Water 



 

 
 

5.4.2 We have reviewed the applicant’s submitted foul drainage strategy and consider that the 

impacts on the public foul sewerage network are acceptable to Anglian Water at this 

stage. We request that we are consulted on any forthcoming application to discharge 

Condition(s) of the outline planning application S18/2379, to which this Reserved Matters 

application relates, that require the submission and approval of detailed foul drainage 

information. 

 
Surface Water 

5.4.3 We note the applicant states the SuDS scheme may / will be adopted by Anglian Water. 

As yet the applicant has not engaged with us, therefore we cannot comment, at this stage, 

on the proposals suitability. Anglian Water encourage the use of SuDS and if the 

developer wishes us to be the adopting body for all or part of the proposed SuDS scheme 

the Design and Construction Guidance must be followed. 

 
5.5 National Highways commented: 

5.5.1 National Highways has been appointed by the Secretary of State for Transport as a 

strategic highway company under the provisions of the Infrastructure Act 2015 and is the 

highway authority, traffic authority and street authority for the Strategic Road Network 

(SRN). It is the role of National Highways to maintain the safe and efficient operation of 

the SRN whilst acting as a delivery partner to national economic growth. In relation to this 

consultation, our principal interest is safeguarding the A1 which routes adjacent to the site.  

 

5.5.2 We previously responded to the outline planning application for this site 

(S18/2379/OLMD/SHELLY) in January 2019, where we recommended various conditions 

to maintain the stability and integrity of the A1.  

 

5.5.3 Condition 1 stated ‘no part of the development hereby permitted shall commence until 

boundary treatment and geotechnical details of the site boundary adjacent to the A1 Trunk 

Road boundary have been submitted to and approved in writing by the Local Planning 

Authority in consultation with National Highways’.  

 

5.5.4 Condition 2 stated ‘no part of the development hereby permitted shall commence until 

drainage details for the proposed bunding on the eastern side of the site have been 

submitted to and approved in writing by the Local Planning Authority in consultation with 

National Highways’.  

 

5.5.5 We have reviewed the amended plans including the amended drainage plan and have no 

comments in relation to drainage and in relation to geotechnical matters since it is 

considered to be sufficiently set back (6m) and planted and is located approximately 20m 

from the National Highway boundary to the A1 Northbound running lane.  

 

5.5.6 On review of the traffic related impacts from the site, we note there will be no changes 

from what was previously agreed and therefore we have no comments to provide in this 

respect.  

 

5.5.7 National Highways considers that the amendments to the proposals will not result in a 

significant impact on the SRN and therefore National Highways offers no objection to this 

consultation. 



 

 
 

 
5.6 Environment Agency comments: 

5.6.1 We have no objection to the application. 

 

5.7 Drainage Board comments: 

5.7.1 Upper Witham IDB Extended Area - the board has no comments on this application, the 

development does not affect the interests of the board. 
However, if any proposed temporary or permanent works or structures are within any 
watercourse Land Drainage Consent may be required. 

 

5.8 Project Partnership Officer has commented that the provision and layout of 

affordable housing is acceptable.  

 

5.9 Historic England did not wish to comment. 

 

5.10 Gardens Trust did not wish to comment.  

 

6 Lincolnshire Fire and Rescue Services comments: 

6.1 The Fire Authority have no objection to the application, however please refer to previous 

communication from Peter Konowski dated 11/06/21 regarding the Section 106 

Agreement in place which includes fire hydrant provision. 

 

7 Representations as a result of Publicity 

 

7.1 Representations have been received from 7 local residents (some submitting numerous 

separate representations). All comments received have been summarised below: 

 

1) Bungalows should have been located adjacent to neighbouring existing bungalows – 
ridge line of two storey dwellings significantly higher and too close to boundary 

2) Overlooking/loss of privacy 
3) Potentially an additional 140+ cars in small village 
4) Other residential development next to Coop – village won’t cope 
5) Contrary to SP4 – no community support 
6) Contrary to DE1 (character and visual impact) 
7) Layout does not include 4th arm off roundabout 
8) Contrary to Neighbourhood Plan – not appropriate for surroundings 
9) Will obscure skyline/views 
10) Visually intrusive, will compromise quality of life 
11) Layout has deviated from outline 
12) Not ‘small’ or ‘infill’ – should be made up of cul-de-sacs 
13) Affordable housing all in one line – should be well integrated 
14) Open space confined to south of site 
15) Access repositioned will create noise 
16) No details on external materials 
17) Not enough single storey dwellings 
18) Affordable housing requirement is exceeded (positive) – 35% provided 
19) No site sections provided 
20) Lack of drainage information 
 

 



 

 
 

8 Response to Objections 

 

8.1 Re-locating the bungalows to the north-west corner - see sections 9.10 and 9.11 

 

8.2 In relation to concerns of additional cars, it should be noted this application is to deal with 

reserved matters. Outline permission for up to 70 dwellings has already been approved 

and found to be acceptable.  

 

8.3 The Site is allocated within the Local Plan for residential development and has outline 

permission. Therefore the community support requirement of SP4 is not relevant to this 

application for reserved matters.  

 

8.4 Impact on character – please refer to the Appearance section of the report 

 

8.5 Private views are not a material planning consideration 

 

8.6 The affordable housing units have been rearranged with 6 units to the west side of the 

site, creating a more integrated approach (Rev K) 

 

8.7 A Ground Investigation report has been submitted – please see Drainage section of the 

report 

 

8.8 Access – please see section 10 of the report 
 

9 Evaluation 

 

9.1 Principle of Development 

 

9.1.1 The site benefits from outline planning permission for a residential development of up to 

70 dwellings and is allocated for residential development within the adopted Local Plan 

(2020) (LV-H4).  

 

9.1.2 The PPG (2021) advises that reserved matters are those aspects of a proposed 

development which an applicant can choose not to submit details of with an outline 

planning application, (ie they can be ‘reserved’ for later determination). These are defined 

in article 2 of the Town and Country Planning (Development Management Procedure) 

(England) Order 2015 as: 

 

• ‘Access’ – the accessibility to and within the site, for vehicles, cycles and pedestrians 
in terms of the positioning and treatment of access and circulation routes and how 
these fit into the surrounding access network. 

• ‘Appearance’ – the aspects of a building or place within the development which 
determine the visual impression the building or place makes, including the external 
built form of the development, its architecture, materials, decoration, lighting, colour 
and texture. 

• ‘Landscaping’ – the treatment of land (other than buildings) for the purpose of 
enhancing or protecting the amenities of the site and the area in which it is situated 
and includes: (a) screening by fences, walls or other means; (b) the planting of trees, 

http://www.legislation.gov.uk/uksi/2015/595/article/2/made
http://www.legislation.gov.uk/uksi/2015/595/article/2/made


 

 
 

hedges, shrubs or grass; (c) the formation of banks, terraces or other earthworks; (d) 
the laying out or provision of gardens, courts, squares, water features, sculpture or 
public art; and (e) the provision of other amenity features; 

• ‘Layout’ – the way in which buildings, routes and open spaces within the development 
are provided, situated and orientated in relation to each other and to buildings and 
spaces outside the development. 

• ‘Scale’ – the height, width and length of each building proposed within the development 
in relation to its surroundings. 

 

9.1.3 The purpose of this application is to assess the access, appearance, landscaping, layout 

and scale of the proposed development as described above. These need to be considered 

in the context of the outline planning permission and any relevant conditions attached to 

that consent.  

 

9.1.4 The allocation for the site in the Local Plan is as follows:  

 

9.1.5 LV-H4: Bourne Road (SKLP23) Indicative Unit Numbers: 70 Approximate Density: 25 

dwellings per hectare to accommodate A1 buffer area. The following development 

principles accompany this allocation:  

 

a) Pedestrian links, footways or cycleway connections into the village from the site 
should be considered in the development proposal.  

b) Noise from the A1 entrance ramp to be suitably mitigated.  
c) A 4th arm off the roundabout shall be provided in order to access the site.  
d) Suitable boundary treatment and noise attenuation shall be provided along the A1 

edge of the site.  
 

This site is situated within a Minerals Safeguarding Area, which seeks to safeguard the 

minerals resource in the ground for future potential working. Before considering a planning 

application for this site, a Minerals Assessment is required.  

 

The development of this site should also have regard to the relevant policies of the 

Neighbourhood Plan, namely: The site should be designed as a series of small 

developments, such as cul de sacs, of up to 10 dwellings, with consideration given that:  

 

e) The design features should minimise the impact of air pollutants and noise.  
f) The development shall aim to incorporate links between the new housing and the 

rest of settlement, by providing more direct access to local facilities such as the 
Colster Way recreation ground, the school, and the medical practice.  

g) Any necessary upgrades or improvements to the local highway network required by 
this development shall be provided for 

 

9.1.6 An assessment of the above criteria is discussed within the relevant sections below.  
 

10 Appearance and Impact on the Character of the Area 

 

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

the 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. 

 

10.1.2 Paragraph 130 of the NPPF reflects this, stating (inter-alia) that planning decisions should 

ensure that development will function well and add to the overall quality of the area, not 

just for the short term but over the lifetime of the development; is visually attractive as a 

result of good architecture, layout and appropriate and effective landscaping; be 

sympathetic to local character and history, including the surrounding built environment and 

landscape setting; establish or maintain a strong sense of place, using the arrangement of 

streets, spaces, building types and materials to create attractive, welcoming and 

distinctive places to live;  optimise the potential of the site to accommodate and sustain an 

appropriate amount and mix of development (including green and other public space) and 

support local facilities and transport networks; and create places that are safe, inclusive 

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

for existing and future users. 

 

10.1.3 The proposal includes a variety of dwelling types as follows: 

• Sherbourne (3 bed detached) –  3 bay frontage with hipped roof  

• Appleby (3 bed detached) – 3 bay frontage with hipped roof 

• Somerton (4 bed detached) – 3 bay frontage, pitched roof with gable ends 

• Whitton (4 bed detached) - 3 bay frontage, pitched roof with gable ends 

• Boughton (4 bed detached) – Projecting gable to front elevation 

• Barnburgh (4 bed detached) – L-shaped (projection to rear) 3 bay frontage with bay 
windows 

• Haddon (3 bed detached) – Projecting gable to front elevation 

• Wentworth (4 bed detached) – 3 bay frontage 

• Chatsworth (5 bed detached) – L-shaped, integral double garage 
 

10.1.4 Affordable range includes: 

• 1 and 2 bed bungalows (4no. in total) 

• 1 bed flats (Appear as semi detached dwellings) 

• 2 bed semi detached dwellings    
 

10.1.5 The proposed dwellings all have a traditional and balanced appearance. The proposed 

materials are buff brick with red brick detailing, clay pantiles and timber windows which are 

considered to be appropriate. Final details of the materials can be secured by condition to 

ensure they are of an appropriate quality and also allows a degree of flexibility with the 

supply of specific materials during the construction phase.   

 

10.1.6 The proposed dwellings would front onto the highway and the open space. Windows have 

been incorporated to previously blank elevations on corners, to ensure active frontages 

throughout the development. This is important for creating a positive enclosure to the 

development’s streets and spaces.   

 

10.1.7 The Urban Design Officer requested details of front boundary treatments to be 

incorporated to differentiate the public open space from private open gardens. 

Notwithstanding the submitted boundary treatment plan, further details of the front 

boundary treatments are recommended to be secured by condition.  



 

 
 

 

10.1.8 The attenuation pond is located to the east of the main access road into the site. A section 

drawing has been provided showing it to have a shallow depth and without steep sides. As 

such, there is not considered to be a requirement for a fence and the drainage feature is 

considered to be acceptable in terms of visual impact.  
 

10.1.9 Given the above, subject to conditions, the appearance of the proposal is acceptable and 

would not have an adverse impact on the character of the area.  
 

10.2 Landscaping, Street Trees and Open Space Provision 

 

10.2.1 Paragraph 131 of the NPPF highlights the importance of street trees because of their 

contribution to the character and quality of urban environments, and also in relation to  

mitigating 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.  

 

10.2.2 Section 5F of the Design Guidelines (Trees in the public realm) states ‘street trees have 

many benefits: they improve air quality, provide shade, support nature and biodiversity net 

gain, cool the air, slow surface water run-off rates, provide character, reduce traffic speeds 

and define street hierarchy.’ 

 

10.2.3 Trees have been incorporated into the scheme including along both sides of the entrance 

road, and throughout the wider site, to accord with the above policies.  

 

10.2.4 Policy OS1 of the Local Plan states new open space provision should form an integral part 

of the development layout. It should be easily accessible by means of pedestrian 

connections through the development and should be designed to ensure that it is clearly 

visible to the public. 

 

10.2.5 The S106 agreement requires 20 sq m of open space per person in accordance with the 

Council’s SPD. Based on the number of dwellings and bedrooms, it is assumed the 

population would be 182 people. As such the provision required is 3640 sq m.  

 

10.2.6 Given the above, the level of open space provided is considered to meet the requirement 

of the policy, with details of the play equipment to be secured by condition.  

 

10.2.7 A play area has been incorporated to the south-east part of the site. Additional seating has 

been included and the dwellings to the north of the play area have been rearranged to 

front onto it, making it more of a feature area. Trees are also incorporated within the open 

space surrounding the play area which would improve the visual appearance of this open 

space.  

 

10.2.8 The level of open space proposed and accessibility is considered acceptable and in 

accordance with the requirements of Policy OS1.  

 



 

 
 

10.2.9 Comments from the Urban Design Officer strongly encourage the use of front boundary 

treatments to differentiate between public and private space. The submitted Contextual 

Analysis Report ref P867 states ‘low level hedging is to be provided to all plots across the 

site, which, coupled with the provision of street trees, are effective in enhancing the 

character of the street. The hedgerow will serve as soft buffering and mark clear 

distinction between the public and private spaces within the site.’ This is included on the 

submitted landscaping plans but not on all dwellings. The landscaping plans do not 

currently reflect the most updated revision and therefore require approval. It is 

recommended to secure this further detail by condition.   

 

10.2.10 With the above in mind the overall landscaping strategy is acceptable, subject to the 

imposition of the recommended conditions. 
 

10.3 Layout and Amenity 

 

10.3.1 Policy DE1 seeks to ensure there is no adverse impact on the amenity of neighbouring 

users in terms of noise, light pollution, loss of privacy and loss of light and have regard to 

features that minimise crime and the fear of crime; and provide sufficient private amenity 

space, suitable to the type and amount of development proposed. 

 

10.3.2 Paragraph 130 of the NPPF provides development should create places that are safe, 

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

amenity for existing and future. 

 

10.3.3 Policy H2 (Affordable Housing Contributions) of the Local Plan requires all developments 

comprising 11 or more dwellings (or greater than 1000m2 gross floorspace) to make 

provision for 30% of the scheme’s total capacity as affordable housing. 24 out of the 70 

dwellings are proposed as affordable, the majority located in along the eastern side of the 

site, and 6no. units located on the western side. Previously all the affordable units were 

located adjacent the noise bund.  

 

10.3.4 Section 5R of the adopted Design Guidelines for South Kesteven and Rutland states 

affordable housing is an important component of all major schemes and needs to be 

designed with care. In market housing-led schemes, dwellings should be well integrated 

around the neighbourhood. Affordable dwellings should be sensitively located with the aim 

of achieving sustainable communities that are intermixed, with affordable units being 

spread out and not being easily identifiable by means of design quality (including 

materials) style (including house types and architectural details) or location in terms of not 

placing affordable units in blatantly inferior locations. The content of this design guide is 

also relevant to affordable housing only schemes (as well as units within market schemes) 

and should be taken into account. Where one bedroom dwellings are provided as 

affordable housing within the development, there is a preference for these to be provided 

as terraced or semi-detached units which are well integrated with market housing in terms 

of layout, siting, design and style and also provide for private amenity space. 

 

10.3.5 The originally submitted layout placed all affordable units to the eastern side of the site 

backing onto the noise bund. Further to revisions, 6 units are now proposed to the west 

side and plots 41 to 47 have been re-positioned to front onto the play area and open 



 

 
 

space. The 1 bedroom flats have the appearance of semi-detached dwellings. The revised 

layout (Rev K) in terms of affordable housing, now accords with the guidelines and meets 

the Council’s policy requirements and is supported by the Council’s Project Partnerships 

Officer and is in accordance with the requirements of Policy H2. 
 

10.3.6 In terms of residential amenity for future occupiers, the dwellings have been arranged with 

suitable separation distances to ensure no unacceptable levels of overlooking, loss of light 

or overbearing impact occur. Each dwelling has a private garden either to the rear or side. 

The affordable units which are flats have a shared garden space to the rear.  

 

10.3.7 Objections have been received in relation to plots 18 and 19 in the north-west corner of 

the site, with concern that they would negatively impact amenity for the occupiers of the 

neighbouring bungalows to the west (9 and 10 Meadow Close). To lessen the impact, 

plots 18 and 19 have been reduced in height to a maximum 7.55m, and re-positioned a 

further 1.5m from the boundary (compared to the originally submitted plans). There would 

be a minimum distance of 13.7m between plot 19 and 9 Meadow Close, with hedgerow to 

the boundary, and no windows to the west elevation (facing the bungalow) aside from an 

obscure glazed window and rooflights. As such, the impact on amenity for 9 Meadow 

Close is considered acceptable.  

 

10.3.8 There would be 3no. first floor windows to the rear elevation of Plot 18 facing south, 

serving bedrooms. The garden of 10 Meadow Close would be adjacent to the rear garden 

of Plot 18. Concerns have been raised that the windows would overlook the neighbouring 

garden causing a loss of privacy. The windows would face south overlooking the rear 

garden. There would be no direct views into the garden or neighbouring habitable rooms. 

Considering this, the intervening boundary hedgerow, and separation distance, there 

would not be any unacceptable impacts on amenity for the neighbouring occupiers.  

 

10.3.9 With the above in mind, the layout is in-line with guidance in the adopted South Kesteven 

and Rutland Design Guidelines, with no unacceptable impacts on amenity for either future 

occupiers or occupiers of neighbouring dwellings. As such, the proposal would be in 

accordance with Local Plan Policy DE1 and the NPPF (section 12).  
 

10.4 Scale 

 

10.4.1 Policy H4 (Meeting All Housing Needs) of the Local Plan 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.  

 

10.4.2 The scheme includes a variety of dwelling sizes ranging from 1 bedroom dwellings 

(bungalows and flats) to 5 bedroom detached dwellings catering to a variety of needs 

within the district and promoting a diverse community. The proposed scheme is 

considered to accord with Policy H4.   

 

10.4.3 The dwellings are considered acceptable in scale in terms of amenity for future occupiers. 

The garden sizes are acceptable for the scale of the dwellings. The house types 

complement one another and are spaced well within the site to avoid any unacceptable 



 

 
 

levels of overlooking, loss of light or overbearing impact, in accordance with Policy DE1 

and Paragraph 130 of the NPPF.  
 

10.4.4 It is noted that comments have been received in relation to the two storey dwellings 

proposed adjacent to neighbouring bungalows, and that bungalows should have been 

located in this part of the site. It is accepted that bungalows may be preferable, however 

the separation distance and amenity impact is considered acceptable. Further, the 

inclusion of two-storey properties at this location is not considered to adversely impact the 

character of the area. Therefore, changes this part of the layout to bungalows is not 

justified and it is not considered that a reason for refusal on this basis could be sustained 

through an appeal.  
 

11 Access and Highways Safety 

 

11.1 The design principles set out within the Local plan for the site allocation include a fourth 

arm off the existing roundabout on Bourne Road for the access.  

 

11.2 An extract from the committee report at outline stage reads, ‘The preference of LCC 

Highways is for access onto the roundabout although they have not ruled out the 

acceptability of a new access further to the west along Bourne Road.  

 

11.3 Paragraph 111 of the NPPF states development should only be prevented or refused on 

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

residual cumulative impacts on the road network would be severe. 

 

11.4 The access is proposed from Bourne Road, to the west of the roundabout (rather than a 

fourth arm), at the south west corner of the site. LCC highways have raised no issue with 

the proposed access. As such, although this is not strictly in line with the principles of the 

allocation, it would be contrary to paragraph 111 of the NPPF to refuse the application on 

this basis. The access is considered a safe and appropriate location, therefore is 

acceptable.  

 

11.5 LCC Highways have requested conditions that can be attached if the application is 

approved.  

 

11.6 Within the site, there is one main loop road, with minor roads coming off it. Parking is 

incorporated to provide two spaces per dwelling aside from plots 41-44 (one bedroom 

dwellings) which have one space each. Various surfaces are proposed however more 

detail is required – this can be secured by condition. A new footpath is proposed from the 

main access along the north side of Bourne Road, this is indicated on the plan.  

 

11.7 Ideally, additional pedestrian links would have been provided from other parts of the site to 

improve connectivity to surrounding areas, however it is noted that there are no obvious 

opportunities for this given the adjacent land is privately owned.  

 

11.8 Overall, the access and connectivity within the site is considered acceptable.  

 



 

 
 

12 Noise 

 

12.1 Due to the location adjacent to the A1, noise levels have to be considered and this was a 

key criteria of the allocation policy and conditioned as part of the outline planning 

permission.  

12.2 A noise bund has been proposed along the eastern side of the site 3m in height plus a 3m 

fence to mitigate noise from traffic.   

 

12.3 A noise impact assessment has been submitted with the application to comply with a 

condition on the outline permission. The report has been reviewed by the Council’s 

Environmental Protection Officer, commenting: 

 

12.4 Environmental Protection has reviewed the SLR Consulting (ref: 403.13033.00001 - 

February 202 report and accept the mitigation measures being proposed for the 

development. Environmental Protection would expect that all the measures detailed in 

section 8 (Conclusions) of the report are implemented. The specification for the acoustic 

glazing and passive ventilation systems should be submitted to the local planning authority 

for approval prior to development taking place. 

 

12.5 The mitigation measures and specification details are recommended to be secured by 

condition. This would ensure that noise impacts from traffic on the A1 are mitigated to a 

level that would ensure an acceptable standard of amenity for the future occupiers of the 

proposed dwellings. 

 

13 Drainage 

 

13.1 The outline permission required a drainage scheme to be submitted with the reserved 

matters. A detailed scheme has been submitted based on SuDS principles including 

permeable surfaces and an attenuation basin. The site is proposing zero discharge from 

the site, with an infiltration basin located in the southern portion of the site. The drainage 

system has been modelled in to determine the volume of the infiltration basin, which has 

been sized for the 100yr event plus 40% climate change. 

13.2 An up-to-date Ground Investigation report has also been submitted. LCC as Lead Local 

Flood Authority has reviewed the submitted information and raised no objection to the 

scheme. Notwithstanding this, a condition is recommended to require an updated drainage 

scheme to ensure the plans correlate with the revised layout. The layout changes are not 

significant and therefore should not impact the suitability of the overall drainage strategy.  

 

14 Conclusion 

 

14.1 The scheme and subsequent revisions have been discussed at Design PAD meetings. 

Revisions have been made to the design, layout and drainage strategy to address with the 

comments from statutory consultees as well the Urban Design Officer and Landscape 

Consultant.  

 



 

 
 

14.2 Not all recommendations have been incorporated into the revisions. Notwithstanding this, 

the amendments that have been made have improved the design of the scheme to an 

acceptable standard. Certain issues raised by the Urban Design Officer and outstanding 

details, such as the appearance of the noise bund and the incorporation of front boundary 

treatments, are recommended to be secured by condition.  

 

14.3 Overall, details of the proposed access, layout, scale, appearance and landscaping are 

considered to accord with the Local Plan when taken as a whole as well as the NPPF. 

 

14.4 With the above in mind, it is  recommended that the submitted reserved matters details 

should be approved, subject to conditions.   

 

15 Recommendation 

 

15.1 To authorise the Assistant Director of Planning to approve the submitted reserved matters 

details, subject to the conditions set out below.  
 

Conditions 
 

1. The development hereby permitted shall be carried out in accordance with the 
following list of approved plans: 

 
Planning Layout 1303-004 Rev K 
PH506.2/3 Chatsworth Rev A Plots 18 and 19 
20794-HYD-XX-XX-DR-C-0210 Rev T1 Basin Section 
PH406.1/3.1 Rev B Somerton plots 50 and 54 
G101.1 Single Garage 
G201.1 Double Garage 
PH302.1  Sherbourne 
PH302.2 Appleby 
PH406.1 Somerton 
PH406.3 Whitton 
PH409.2 Boughton 
PH411.1 Bamburgh 
PH413.1 Haddon 
PH418.1 Wentworth 
PH506.1  Chatsworth 
SH102.1-3 
SH104.1-3 
SH202.1/3 
SH203.1-3   
SH320.1-3   
SH401.1-3   
GL1610 03  Amended Leap Proposal 
20794-HYD-XX-XX-DR-C-0201-T3  AMENDED EXTERNAL LEVELS PLAN 
SHEET 1 
20794-HYD-XX-XX-DR-C-0202-T3 AMENDED EXTERNAL LEVELS PLAN SHEET 
2 
20794-HYD-XX-XX-DR-C-0203-T3  AMENDED EXTERNAL LEVELS PLAN 
SHEET 3 



 

 
 

20794-HYD-XX-XX-DR-C-0204-T3 AMENDED EXTERNAL LEVELS PLAN SHEET 
4 
20794-HYD-XX-XX-DR-C-0205-T3 AMENDED EXTERNAL LEVELS PLAN SHEET 
5  
 
Unless otherwise required by another condition of this permission. 

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

 
2. Before any construction work above ground is commenced, updated details of any 

soft landscaping works shall have been submitted to and approved in writing by the 
Local Planning Authority. Details shall be broadly in line with submitted plan refs 
GL161002A and GL161002A and shall include :  

 
i. planting plans (including planting/enhancement of any gaps in the existing 

boundary hedgerows); 
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.  
 
All soft landscape works shall have been carried out in accordance with the approved 
soft landscaping details before the end of the first planting/seeding season following 
the occupation/first use of any part of the development hereby permitted. 
 
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.  
 

3. 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. car parking layouts;  
iii. other vehicle and pedestrian access and circulation areas;  
iv. hard surfacing materials;  
v. minor artefacts and structures (e.g. furniture, play equipment, refuse or other 

storage units, signs, lighting etc.);  
vi. proposed and existing functional services above and below ground (e.g. 

drainage power, communications cables, pipelines etc. indicating lines, 
manholes, supports etc.);  

 
The hard landscaping shall be completed in accordance with the approved details 
prior to first occupation of any of the development unless otherwise agreed in writing 
with the Local Planning Authority. 
 
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. 

 
 



 

 
 

4. The development hereby permitted shall be undertaken in accordance with a 
Construction Management Plan and Method Statement that shall first be approved in 
writing by the Local Planning Authority. The Plan and Statement shall indicate 
measures to mitigate the adverse impacts of vehicle movements and explain how the 
drainage of the site will be managed, during the construction stage of the permitted 
development. It shall include; 
 
• the phasing of the development to include access construction; 
•  the on-site parking of vehicles of site operatives and visitors; 
•  the on-site loading and unloading of plant and materials; 
•  the storage of plant and materials used in constructing the development; 
•  wheel washing facilities; 
•  a strategy stating how surface water run off on and from the development will 

be managed during construction and protection measures for any sustainable 
drainage features. This should include drawing(s) showing how the drainage 
systems (permanent or temporary) connect to an outfall (temporary or 
permanent) during construction. 

 
Reason: In the interests of the safety and free passage of those using the adjacent 
public highway and to ensure 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. 

 
5. The permitted development shall be undertaken in accordance with an Estate Road 

Phasing and Completion Plan, which shall first be approved in writing by the Local 
Planning Authority. The Plan shall set out how the construction of the development 
will be phased and standards to which the estate roads on each phase will be 
completed during the construction period of the development. 

 
Reason: To ensure that a safe and suitable standard of vehicular and pedestrian 
access is provided for residents throughout the construction period of the 
development. 

 
6. Before the development hereby permitted is commenced, an updated scheme for the 

treatment of surface and foul water drainage shall have been submitted to and 
approved in writing by the Local Planning Authority.  
 
Reason: To ensure the provision of satisfactory surface and foul water drainage is 
provided in accordance with Policy EN5 of the adopted South Kesteven Local Plan. 

 
7. Before any part of the development hereby permitted is occupied, the works to 

provide the surface and foul water drainage shall have been completed in 
accordance with the approved details. 
 
Reason: To ensure the provision of satisfactory surface and foul water drainage is 
provided in accordance with Policy EN5 of the adopted South Kesteven Local Plan. 

 
8. No part of the development hereby permitted shall commence until boundary 

treatment and geotechnical details of the site boundary adjacent to the A1 Trunk 
Road boundary have been submitted to and approved in writing by the Local 
Planning Authority in consultation with National Highways.  
 



 

 
 

Reason: In the interest of amenity.  
 

9. Prior to first occupation of any of the dwellings hereby permitted, further details of the 
noise bund as shown on Planning Layout 1303-004 Rev K including section drawings 
and details of  landscaping shall have been submitted to and approved by the Local 
Planning Authority. 
 
Reason: in the interest of visual amenity.   

 
10. No part of the development hereby permitted shall commence until drainage details 

for the proposed bunding on the eastern side of the site have been submitted to and 
approved in writing by the Local Planning Authority in consultation with National 
Highways.  

 
Reason: To ensure adequate drainage is achieved.  

 
11. Prior to first occupation of any of the dwellings hereby permitted, notwithstanding the 

submitted Enclosures Plan (1303-005 Rev D), full details of boundary treatments, 
including details of front boundary treatments, shall have been submitted to and 
approved by the Local Planning Authority. The boundary treatment for each dwelling 
shall be implemented in accordance with the approved details prior to first occupation 
of the dwelling.  

 
Reason: In the interest of visual amenity.  
 

12. Prior to first occupation of each of the dwellings hereby approved, the noise 
mitigation measures as outlined in Section 8 of the noise impact assessment report 
reference 403.13033.00001 dated February  2022 shall have been implemented. 
Prior to installation, specification details of the acoustic glazing and passive 
ventilation shall systems shall have been submitted to and approved by the Local 
Planning Authority. The mitigation measures shall be installed in accordance with the 
approved details and retained for the lifetime of the development. 
  
Reason: In the interest of residential amenity.    

 
13. Before the occupation of any dwellings hereby permitted, Validation Testing of the 

noise attenuation works shall have 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 future residents from unacceptable noise levels generated from 
traffic on the A1 trunk road.  

 
14. Prior to first occupation of Plots 18 and 19 as identified on ‘Planning Layout 1303-

004 Rev K’, the first floor window to the west elevations shall have been installed 
using obscure glazing level 3 or higher on the Pilkington scale of privacy or 
equivalent and shall be non-opening up to a minimum height of 1.7m above the 
internal floor level of the room in which it is installed. This specification shall be 
complied with before the development is occupied and thereafter be retained for the 
lifetime of the development. 

 

Reason: To safeguard against overlooking and loss of privacy in the interests of 

amenity of occupiers of neighbouring properties 

 

15. 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 EN1 of the adopted South Kesteven Local Plan. 

 
16. Before any part of the development hereby permitted is occupied/brought into use, 

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. 

 
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 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 

 

3  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 

https://www.lincolnshire.gov.uk/licences-permits


 

 
 

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 

 

 
 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 
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