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S22/0615 – Woodyard to the rear of 11-17 Stamford Road, Colsterworth    

 

  



 

 
 

1 Description of site 
 

1.1 The application site comprises an area of approximately 0.53 hectares (1.32 acres) of 

broadly rectangular land situated to the east of Stamford Road, positioned to the south of 

the village of Colsterworth. 

 

1.2 The site comprises an undeveloped greenfield site benefiting from an existing access off 

Stamford Road, which was previously used in connection with the former timber yard located 

to the west of the site, and now serves as an access to the ongoing residential development 

scheme and the application site. The site is currently being utilised as a materials storage 

area in connection with the ongoing construction activities.  

 

1.3 As referenced above, the site is bound to the west by a former timber yard, which was 

granted outline planning permission (LPA Ref: S18/2337) for the erection of 5 dwellings in 

May 2019. The subsequent reserved matters permission was approved in January 2020 

(LPA Ref: S19/1709), and a recent site visit has indicated that construction on the site is 

now well advanced with 3 properties completed, and the remaining 2 close to completion. 

Beyond the ongoing construction site lies Stamford Road, which has residential properties 

on both sides, and extends as far as the southern extent of the application site boundary; 

whilst further to the south on the eastern side of Stamford Road is an allotment garden. To 

the north of the application site lies a field / paddock land, beyond which there are further 

residential properties that front onto Bourne Road; to the east and south of the site there 

are further open fields, which are considered to fall within the open countryside.  

 

1.4 The site benefits from clearly defined boundaries on all sides; marked by existing closed 

boarded fencing associated with the domestic boundaries of the ongoing residential 

development to the west; and by an existing mature hedgerow and trees to the north, east 

and south.  

 

1.5 The existing residential properties in the area demonstrate an eclectic mix of styles, sizes 

and finished materials, which contributes to a varied local character. Residential dwellings 

lining Stamford Road and Bourne Road to the north and west of the application site comprise 

a mix of 2-storey dwellings and bungalows of detached, semi-detached and terraced form, 

that are generally constructed of brick or stone and sit under pantile roofs. Properties also 

demonstrate a varied position within the plot in relation to the highway with a number of 

properties set immediately to the rear of the footway, whilst there are also a range of 

dwellings set back from the highway and situated to the rear of gated points of access.  

 

1.6 Furthermore, it is noted that the existing residential development of 5 dwellings at the former 

timber yard to the west of the application site, which is being delivered by the current 

housebuilder applicant, comprises of a cul-de-sac of 2-storey detached dwellings, which are 

of traditional design and constructed of natural stone and clay red pantiles; each dwelling 

benefits from garaging (either integrated or detached to the front of the property) and private 

amenity space. 

 

1.7 The application site is located within a Minerals Safeguarding Area for Limestone, as 

designated under Policy M11 (Safeguarding of Mineral Resources) of the Lincolnshire 

Minerals and Waste Local Plan: Core Strategy and Development Management Policies 



 

 
 

DPD (Adopted June 2016). The site is not subject to any other planning policy designations; 

however, it is noted that there is a public right of way that runs adjacent to the site’s eastern 

boundary, which extends from Bourne Road to the north. 

 

1.8 It is noted that the application site itself has been the subject of previous planning 

applications for residential development of a single dwelling. Most recently, an application 

(Ref: S21/1566) for the erection of a two-storey dwelling, as an additional 6th plot to the 

ongoing development to the west of the site, was refused by the LPA in October 2021. The 

sole reason for refusal in that case was that the application site is deemed an edge of 

settlement location and that the application was submitted without any evidence of local 

support, or how the proposal would address a specific targeted need for local market 

housing. As such, the application was deemed contrary to Policy SP4 and, therefore, 

unacceptable in principle. It should be noted that an appeal against the refusal of planning 

permission is currently in progress, and as part of that appeal, the applicant has submitted 

copies of the community consultation results and local housing needs assessment that have 

been submitted as part of the current application as evidence to overcome the previous 

reasons for refusal.  

 

2 Description of proposal 
 

2.1 The current application seeks full planning permission for the construction of a 2-storey 

detached dwelling and detached triple garage with studio above. In this respect, it is noted 

that the current scheme represents a re-submission of the previously refused application, 

with the exception of the submission of additional technical evidence relating to local 

community consultation and local housing need, which seek to address the previous reason 

for refusal.  

 

2.2 In this regard, the application has been accompanied by a Proposed Site Layout and 

Proposed Floorplans and Elevations, which indicate a development of the following nature.  

 

2.3 The proposed dwelling would be situated to the east of the approved (and now substantially 

completed) residential development at the former timber yard, and would be accessed via 

an extension of the eastern end of the private driveway, serving the approved cul-de-sac of 

dwellings, that extends from Stamford Road to the west. The dwelling would be situated 

broadly centrally within the proposed plot, whilst the detached triple garage with studio 

would be situated to the northern boundary. The eastern half of the site is proposed to be 

provided as a paddock area.  

 

2.4 The proposed dwelling would comprise of a 2-storey, 5-bedroom, detached dwelling of L-

plan form. As per the approved residential development to the west, the current proposals 

indicate the development of a traditionally designed dwelling, with pitched roof and gable-

ended addition to the rear. The dwelling is proposed to be constructed of stone with tile roof 

and would feature a chimney and the western end of the front elevation. The proposed 

elevations plans indicate that the dwelling would feature buff cast stone cills and heads. The 

western elevation of the dwelling is demonstrated to exclude first floor windows in the main 

area of the dwelling, with the only first floor window in the elevation comprising of a window 

serving the master bedroom in the gable ended addition to the rear of the dwelling, which is 

situated at the eastern end of the property.  



 

 
 

2.5 As referenced above, the detached triple garage with studio accommodation above, would 

be situated adjacent to the northern boundary of the site, and  is also indicated as being 

constructed of natural stone under a tiled roof. The proposed studio area would be situated 

in the roof space of the garage, and would benefit from natural light provided by 3 (no) 

rooflight windows situated in the southern elevation facing into the application site. A further 

single window at the first-floor level would be positioned in the eastern elevation, which 

would overlook the proposed paddock area.   

 

2.6 The proposed dwelling would benefit from private amenity space situated to the rear (south) 

of the dwelling, and would also include a terraced area immediately adjacent to the rear 

elevation.  

 

2.7 The submitted Site Layout indicates that the existing boundary treatments would be 

retained, and the delineation between the residential property and the proposed paddock 

area would be clearly marked by a post and rail fencing.  

 

2.8 The submitted application form states that surface water drainage would be managed via a 

soakaway, and foul water drainage would be via the existing mains sewer network; which is 

located within application site, and runs through the adjacent residential development, 

before joining the wider network in Stamford Road. 

 

3 Relevant History 
 

Reference Description of Development Decision 
S13/1302 Continuation of use of formerly agricultural land for 

woodland contracting business (including storage 
and processing of timber / logs, storage of 
machinery and equipment etc) and retention of 
associated structures; Erection of portal framed 
building for processing / storage of firewood and logs 

Approved Conditionally 
09.07.13 

S18/2337 Outline application for the erection of five dwellings 
including details of access  

Approved Conditionally  
22.05.19 

S19/1709 Reserved matters (appearance, landscaping , layout 
and scale) for the erection of five dwellings pursuant 
to S18/2337 

Approved Conditionally  
06.01.20 

S20/0742 Non-material amendments to S19/1709 (Reserved 
matters for the erection of 5 dwellings pursuant to 
S18/2337) – Amendments include changing gable 
roof of Plot 4 Bedroom 2 and repositioning of Plot 3 
to improve rear garden  

Approved  
09.06.20 

S20/2084 Erection of an additional dwelling with detached 
garage on an additional 6ht plot (to rear of 
development previously approved under S19/1709) 

Withdrawn  
26.03.21 

S21/1566 Erection of two-storey detached dwellings on 
additional 6th plot (in addition to development 
approved under S19/1709) 

Refused 
05.10.21 
Appeal in Progress 



 

 
 

S22/0212 Non-material amendments to S19/1709 (erection of 
five dwellings) amendments include addition of 
garden room and change of window to Bedroom 4 – 
Plot 1, and revised kitchen layout with doors to the 
rear instead of windows and ASHP instead of gas 
boiler to Plot 5 

Approved   
22.02.22 

 

4 Policy Considerations 
 

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

Policy SD1 – The Principles of Sustainable Development in South Kesteven 

Policy SP1 – Spatial Strategy  

Policy SP2 – Settlement Hierarchy 

Policy SP3 – Infill Development 

Policy SP4 – Development on the Edge of Settlements 

Policy EN1 – Landscape Character 

Policy EN2 – Protecting Biodiversity and Geodiversity  

Policy EN4 – Pollution Control 

Policy EN5 – Water Environment and Flood Risk Management 

Policy DE1 – Promoting Good Quality Design  

Policy SB1 – Sustainable Building 

Policy ID2 – Transport and Strategic Transport Infrastructure  

 

4.2 Colsterworth and District Neighbourhood Plan 2016-2026 (Made September 2017) 

Policy 1 – Residential Development 

Policy 6 – Trees and Hedgerows 

Policy 9 – Environmental Quality 

 

4.3 Lincolnshire Minerals and Waste Local Plan: Core Strategy and Development 

Management Policies DPD (Adopted June 2016) 

Policy M11 – Safeguarding of Minerals Resources 

 

4.4 Design Guidelines for Rutland and South Kesteven Supplementary Planning 

Document (Adopted November 2021) 

 

4.5 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 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 17 – Facilitating the sustainable use of minerals  

 

 

 



 

 
 

5 Representations Received 
 

5.1 Anglian Water 

5.1.1 No comments to make 

 

5.2 Cadent Gas 

5.2.1 No objections – the intermediate and high-pressure gas pipelines in the area would not be 

affected by the application.  

 

5.3 Colsterworth Parish Council 

5.3.1 Objection 

 

5.3.2 The site does not lie within the existing confines of the built-up area and the proposal 

conflicts with Neighbourhood Plan Policy 1.  
 

5.3.3 The site is located at the edge of the settlement; whilst a survey has been carried out by the 

developer, there continues to be varying opinions expressed about the quality of this survey, 

and whether this provides evidence of substantial local support.  

 

5.3.4 With the development of the five houses on the site already, it is clear that the design, scale 

and materials used in this development are not in keeping with the character of the 

surrounding area, and the properties dominate the landscape when observed from Old Post 

Lane.  

 

5.3.5 The local need for housing is for sustainable and affordable housing for local people, and 

the current proposal would not meet that identified need.  

 

5.4 Lincolnshire County Council (Highways & SuDS) 

5.4.1 No objections 

 

5.5 Lincolnshire County Council (Minerals) 

5.5.1 No comments received 

 

5.6 SKDC Environmental Health Officer 

5.6.1 No objection subject to conditions requiring the completion of a pre-commencement ground 

investigation.  

 

5.7 Ward Councillor – D Bellamy 

5.7.1 Application called-in 

 

5.7.2 The developer has failed to carry out an appropriate, thorough and proportionate 

consultation as required by Policy SP4. Evidence from local residents on Bourne Road is 

that they were bombarded with multiple consultation forms.  
 

5.7.3 The scheme is contrary to Paragraph 2.13 of the Local Plan which requires edge of 

settlement sites to be well located to the existing built form, substantially enclosed and 

clearly defined by a physical feature which acts as a barrier to future growth.  

 



 

 
 

6 Representations as a Result of Publicity 
 

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

Community Involvement and representations have been received from 4 interested parties; 

3 raised objections to the application, and 1 party was neutral. The letters of representation 

have raised the following material considerations:  

6.2  

1. The application site is out of the village and is not defined as infill 

2. The need for housing in Colsterworth is for smaller homes for younger 

people, rather than large, retirement homes 

3. Access is via a single-track road, which exits onto a main highway – 

concerns about highways safety 

4. The development will require the removal of trees and therefore impact on 

local ecology.  

5. The development will cause harm to trees at the site and adjacent to the 

access location – the development should be carried out in accordance with 

the tree survey submitted as part of the original planning application.  

 

7 Evaluation 
 

7.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that the Local 

Planning Authority makes decisions in accordance with the adopted Development Plan 

unless material considerations indicate otherwise. In this case, the Development Plan 

comprises of the following documents:  

 

(i) South Kesteven Local Plan 2011-2036 (Adopted January 2020); and  

(ii) Colsterworth & District Neighbourhood Plan (Made September 2017).  

 

7.2 Furthermore, the Lincolnshire Minerals and Waste Local Plan: Core Strategy and 

Development Management Policies DPD (Adopted June 2016) forms part of the 

development plan in relation to mineral planning.  

 

7.3 The Local Planning Authority have also recently adopted a Design Guidelines 

Supplementary Planning Document (SPD) (Adopted November 2021) and this document is 

a material consideration in the determination of planning applications.  

 

7.4 The policies and provisions set out in the National Planning Policy Framework (NPPF) (“the 

Framework”) (Adopted July 2021) are also a relevant material consideration in the 

determination of planning applications.  

 

7.5 Principle of Development 

 

7.5.1 Local Plan Policy SP1 (Spatial Strategy) outlines the overall spatial strategy for the District 

during the plan period, in particular the focus of the majority of growth is in and around the 

four market towns, with Grantham being a particular focal point for development, and Larger 

Villages providing a supporting role. Decisions about the scale and location of new 

development are to be taken on the basis of the settlement hierarchy. 

 



 

 
 

7.5.2 Policy SP2 (Settlement Hierarchy) identifies Colsterworth as a Larger Village where “in 

addition to allocations, development proposals which promote the role and function of the 

Larger Villages, and will not compromise the settlement’s nature and character, will be 

supported”.  

 

7.5.3 Local Plan Policy SP3 (Infill Development) defines and supports infill development as well 

as the redevelopment of previously development land, subject to proposals meeting a series 

of criteria. In this case, the application site is situated to the rear of the existing residential 

properties fronting onto Stamford Road and Bourne Road, as well as further east of the 

ongoing residential development site. In addition, the site is bound to the north, east and 

south by undeveloped greenfield land (comprising of either paddocks or arable, agricultural 

land). In this regard, whilst the proposed development would not extend the pattern of 

development beyond the limitations, the site is not located within a substantially bult up 

frontage and therefore, does not fall to be defined as infill development.  

 

7.5.4 Furthermore, the application site lies beyond the area that was previously used as a timber 

yard, and which was included on the brownfield register (Ref: SKBFR119). Similarly, during 

a recent site visit it was noted that the application site is largely grassed over and does not 

consist of any existing structures, albeit it is currently in use as a materials compound in 

association with the ongoing redevelopment of the former timber yard. As such, the proposal 

does not fall to be defined as previously development land. Taking the above into account, 

the application site is viewed in the context of comprising an edge of settlement location 

and, therefore, the proposed development falls to be assessed against Local Plan Policy 

SP4 (Development on the Edge of Settlements).  

 

7.5.5 This policy states that proposals for development on the edge of a settlement, which is in 

accordance with all other relevant Local Plan policies, will be supported provided that 

essential criteria (a) – (f) are met. This requires the proposal to:  

 

(a) Demonstrate clear evidence of substantial support from the local community 

through an appropriate, thorough and proportionate pre-application community 

consultation exercise. Where this cannot be determined, support (or otherwise) 

should be sought from the Town or Parish Council or Neighbourhood Plan Group 

or Forum, based upon material planning considerations.  

(b) Be well designed and appropriate in size / scale, layout and character to the setting 

and area.  

(c) Be adjacent to the existing pattern of development for the area, or adjacent to 

developed site allocations as identified in the development plan.  

(d) Not extend obtrusively into the open countryside and be appropriate to the 

landscape, environmental and heritage characteristics of the area.  

(e) In the case of housing development, meet a proven local need for housing and 

seeks to address a specific targeted need for local market housing; and 

(f) Enable the delivery of essential infrastructure to support growth proposals.  

 

7.5.6 In respect of Policy SP4(a), the application submission has been accompanied by a copy of 

the results of the public survey carried out on behalf of the applicant. The survey exercise 

comprised of the distribution of flyers to 150 properties situated on Stamford Road, Bourne 

Road and Bridge End. The flyer provided details of the proposed development and provided 



 

 
 

opportunities for feedback via online or postal submissions. A locked postal box was 

situated within the White Lion Pub, in order to provide opportunity for local residents to 

provide feedback. The leaflets are indicated as being delivered on 16th February and 

provided a deadline of 9th March in which to provide feedback.  

 

7.5.7 The applicant has provided a copy of the summary of the survey results, as well as a 

spreadsheet provided details of the raw survey data, including the online and postal 

submissions. The survey results indicate that 50 responses were received, of which 40 

submissions indicated support for the development, and the remain 20 responses objecting 

to the proposal. In view of the above, the details submitted alongside the application would 

indicate clear evidence of substantial support from the local community.  

 

7.5.8 It is noted that representations received from the Parish Council, Ward Member and local 

residents during the lifetime of the application, have objected to the scheme on the basis 

that the consultation exercise completed by the applicant does not represent an appropriate 

and thorough consultation exercise, and also raising concerns about the reliability of the 

evidence of support that has been indicated.  

 

7.5.9 In relation to the above, Officers have scrutinised the raw survey results provided by the 

applicant, which indicates that the online responses received to the consultation (which 

comprise the majority of the responses indicating support for the development) were 

provided by individual online respondents (as opposed to a virtual system generating 

generic, duplicated responses of support). Whilst it is not possible to locate the source of 

these respondents, and therefore, definitively confirm that the responses were submitted by 

local residents, it is noted that the during the lifetime of application a total of 4 public 

representations were submitted to the LPA, of which 3 (no) raised objections to the 

application and additionally objections were received from the Parish Council and Ward 

Member. However, this does not provide clear evidence of overwhelming objection to the 

proposal, contrary to the evidence submitted by the applicant. 

 

7.5.10 Notwithstanding the above, it is acknowledged that Policy SP4 refers to clear evidence of 

substantial support from a pre-application community consultation exercise, and only 

requires evidence of support from the Town or Parish Council where evidence of support 

cannot be determined.  

 

7.5.11 Taking all of the above into account, on the basis of the evidence in front of the LPA, on 

balance, it is considered that the application scheme would accord with the requirements of 

Policy SP4(a).  

 

7.5.12 In respect of criteria (e), evidence of a local need for market housing, it is appreciated that 

public representations as well as comments from the Parish Council have stated that the 

local need for Colsterworth is for smaller, affordable dwellings as opposed to the current 

proposal for a large, detached 5-bedroom dwelling. In this regard, the Applicant has 

submitted a Housing Needs Statement (June 2022), which states “The Council’s own draft 

APS demonstrates the very slow pace of delivery of housing commitments and allocations 

in Colsterworth…very limited existing housing stock is available for sale in the village, and 

local estate agents have a significant number of registered interests for comparable 



 

 
 

properties which far outstrips the supply. It is clear that the proposal meets an identified 

market housing need”.  

 

7.5.13 In respect of the above, it is appreciated that the applicant’s submission indicates evidence 

of need for additional market housing. In this regard, it is acknowledged that the adopted 

Local Plan includes an allocation for residential development at the eastern edge of the 

village, to the north of Bourne Road, and that outline planning permission has been granted 

for up to 70 dwelling (Ref: S18/2379) and the LPA are currently in possession of a reserved 

matters application (Ref: S21/1906), which awaiting determination. As such, it is appreciated 

that the forthcoming allocation is likely to deliver a significant quantum and range of 

residential properties, including provision of smaller affordable dwellings, which would meet 

the identified needs for local market housing within Colsterworth.  

 

7.5.14 Notwithstanding the above, it is also acknowledged that the adopted Local Plan identifies 

that Larger Villages, such as Colsterworth should play a supporting role in meeting the 

growth needs of the District, and that the Framework (Paragraph 69c) identifies that Local 

Planning Authorities should support the development of windfall sites. Taking all of the 

above into account, it is concluded that the development would assist in meeting an 

identified local need for housing.  

 

7.5.15 In respect of criteria (c) and (d) of Local Plan Policy SP4, in view of the site’s locational 

characteristics and the existing boundary treatments, the application proposals would be 

immediately adjacent to the existing pattern of development and would not extend 

obtrusively into the open countryside. It is appreciated that representations from the Ward 

Member have referred to Paragraph 2.13 of the Local Plan, which states that edge of 

settlement schemes to be substantially enclosed and defined by a physical feature that acts 

as a barrier to further growth. In this regard, Paragraph 2.13 of the Local Plan forms part of 

the supporting text and therefore does not hold the same weight as the identified policy 

criteria. Nonetheless, in this case, the application site benefits from existing mature 

boundary hedgerows and trees on its north, east and southern sides which provides 

substantial enclosure to the site, and visually represent a clear distinction in the character 

of the application site when compared to the surrounding open fields. As such, it is deemed 

that the application proposals would accord with Policy SP4(c) and (d).  

 

7.5.16 In respect of the remaining policy criteria of Local Plan Policy SP4, these detailed design 

considerations are assessed in detail against the relevant material considerations below. 

However, as a matter of principle, it is concluded that the application scheme would accord 

with these further requirements.  

 

7.5.17 Finally, it is appreciated that representations received from members of the public and the 

Parish Council have objected to the application proposals on the basis that the scheme is 

contrary to Policy 1 (Residential Development) of the made Colsterworth & District 

Neighbourhood Plan. This policy supports residential development in Colsterworth provided 

the scheme is an infill development, and accords with a series of additional design and 

heritage related criteria. As referenced above, it is acknowledged that the application site is 

not situated within a substantially built-up frontage and therefore, does not fall to be defined 

as infill development. Consequently, the application proposals are contrary to Policy 1 of the 

Neighbourhood Plan.  



 

 
 

7.5.18 However, as detailed above, the adopted Local Plan does provide support for additional 

residential development in Larger Villages, such as Colsterworth where the proposal meets 

a series of policy obligations. As such, there is a clear conflict between the policies in the 

development plan. In such instances, Section 38(5) of the Planning and Compulsory 

Purchase Act 2004 is clear that the conflict must be resolved in favour of the policy which is 

contained in the last document to be adopted, approved or published. In this case, the Local 

Plan was adopted after the Neighbourhood Plan was made, and therefore, the conflict in 

respect of development on the edge of the settlement must be resolved in favour of the 

Policy SP4 of the Local Plan.  

 

7.5.19 Taking the above into account, it is concluded that the application proposals would be in 

accordance with the principles of the adopted spatial strategy as set out in Policies SP1, 

SP2 and SP4 of the adopted Local Plan and Section 5 of the Framework and, therefore the 

proposals are acceptable in principle, subject to material considerations. These matters 

have been assessed in detail below.  

 

7.6 Design Quality and Visual Impact 

 

7.6.1 As previously identified, the application proposals in this case involve the construction of a 

2-storey, 5-bedroom detached dwelling and a detached triple garage with studio 

accommodation above. The proposed development would be of traditional built-form and 

would be constructed of natural stone under a tile roof.  

 

7.6.2 In respect of the above, it is noted that representations have been received from the Parish 

Council which have raised objections on the basis that the design, scale and materials used 

in the proposed dwelling, as well as the neighbouring development of 5 dwellings, are not 

in keeping with the surrounding area, and the properties dominate the landscape when 

viewed from Old Post Lane.  

 

7.6.3 With regards to the above, the application site is set back from Stamford Road to the west, 

and Bourne Road to the north. However, it would be visible from public vantage points along 

the public footpath which runs across the fields to the rear of the application site. As such, 

the proposed development scheme would be viewed in the context of the existing urban 

form fronting onto Stamford Road and Bourne Road, as well as the ongoing, approved 

residential development of the former timber yard to the west.  

 

7.6.4 As previously detailed, the existing residential properties in the area demonstrate an eclectic 

mix of styles, sizes and materiality, which contributes to a varied local character and means 

that there is no singular form of residential development, which can be defined as 

representing the local vernacular. Properties to the north and west of the application site 

comprise a mix of 2-storey dwellings and bungalows of detached, semi-detached and 

terraced form and are predominately constructed of brick or stone, although it is appreciated 

that there are isolated incidents of the use of render and wooden panelling. Properties also 

demonstrate a varied position within the plot in relation to the highway. Taking the above 

into account, the detailed design of the proposed dwelling would not be out-of-context with 

the existing built form or result in harm to the character of the area.  

 



 

 
 

7.6.5 Furthermore, given the location of the site to the rear of Stamford Road, it is appreciated 

that public views of the site would predominantly be seen within the context of the approved, 

ongoing residential development of the former timber yard. In this regard, as set out above, 

these dwellings (which are now substantially completed) comprise of a cul-de-sac of 2-

storey detached dwellings which are of similar scale, form, design and materiality as the 

current proposed dwelling. As such, the development is deemed to be an appropriate form 

when assessed against the backdrop provided by the developed properties.  

 

7.6.6 In respect of the concerns raised by the Parish Council in relation to the proposed dwelling 

dominating the landscape, it is appreciated that the development would be visible from the 

public footpath, which runs through the open countryside to the east and south of the 

application site and, therefore, would form part of the entrance into the village for walkers 

utilising that route. However, the application site is significantly screened from these public 

vantage points by the existing, mature boundary hedgerow and trees to the north, east and 

southern boundary of the application site, and the submitted Site Layout indicates that these 

boundary features are to be retained as part of the development scheme. Taking this into 

account, the constructed dwellings at the former timber yard are already largely screened 

from the public footpath, with the views of the dwellings largely limited to glimpsed views of 

the dwellings through thinner areas of the boundary. In any event, these views are seen in 

the context of the more extensive visibility of the existing residential dwellings fronting onto 

Bourne Road to the north. As such, the proposals for this single dwelling, would not detract 

from the existing landscape character.  

 

7.6.7 Nonetheless, it is acknowledged that the current application scheme represents a re-

submission of the previously refused application and, it is noted that there were no reasons 

for refusal relating to the proposed design quality or visual impact on that scheme. The 

Council has since adopted a Design Guidelines SPD, however, this provides additional 

guidance on the factors used in assessing design quality, rather than materially changing 

the policy context. In view of the above, the LPA did not include any reasons for refusal 

relating to design quality and visual impact as part of the previous application, and there has 

been no significant material change in the proposals or the policy context to justify a 

departure from the previous conclusions that were reached. 

 

7.6.8 Notwithstanding the above, it is concluded that the application proposals are of an 

appropriate layout, design massing scale and appearance when viewed in the context of 

the existing site characteristics and surrounding built form. As such, the proposals would 

not give rise to any unacceptable adverse impacts on the character and appearance of the 

area. Consequently, the application proposals would accord with Policies SP4(b), Policy 

DE1 and Policy EN1 of the adopted South Kesteven Local Plan, the adopted Design 

Guidelines SPD and Section 12 of the NPPF.  

 

7.7 Residential Amenity 

 

7.7.1 In respect of the impact of the proposed development on the residential amenity of the 

existing properties to the north and west of the application site, it is noted that there have 

been no objections raised by consultees in relation to these matters.  

 



 

 
 

7.7.2 Notwithstanding the above, in assessing the application proposals against the standards 

set out in the adopted Design Guidelines SPD, the submitted Site Layout indicates that the 

proposed dwelling would benefit from adequate separation distances to the existing 

residential properties fronting onto Bourne Road to the north to ensure that they would not 

give rise to any unacceptable adverse impacts to these properties in respect of loss of 

privacy and loss of light. Similarly, whilst the studio accommodation would include rooflights 

in the roofscape, these windows would be situated in the southern elevation only and, 

therefore, would not result in any issues of overlooking to properties to the north. In relation 

to this, whilst the proposed triple garage and studio accommodation above would be 

situated adjacent to the northern boundary, it would be screened from the neighbouring 

properties by the existing boundary hedgerow and trees. 

 

7.7.3 In addition, in respect of the relationship between the ongoing development of the timber 

yard and the proposed dwelling, it is also appreciated that the proposed single dwelling is 

situated approximately 10.9m to the east of the rear boundary of the ongoing development, 

and the nearest property (Plot 2) is positioned a further 16.1m away from this rear boundary. 

As such, the proposed development would benefit from adequate separation distances to 

ensure that it would accord with the adopted Design Guidelines. Similarly, as referenced 

above, it is appreciated that the proposed dwelling does not feature windows at the first-

floor level of the western elevation of the primary, pitched roof element of the dwelling, with 

a single first floor bedroom window included in the western elevation of the gable-ended 

addition to the rear of the dwelling, which is situated at the eastern of the dwelling.  

 

7.7.4 The proposed dwelling would benefit from a large private amenity space situated to the rear 

(south) of the dwelling, which would be approximately 28.2m in depth and, therefore, would 

provide an appropriate level of private amenity space. Furthermore, it is appreciated that 

the proposed Site Layout also includes the provision of an additional paddock area in the 

eastern half of the application site, which would provide further recreational space for the 

proposed dwelling. 

 

7.7.5 As such, it is concluded that the application proposals would be compatible with the 

surrounding residential land uses, and would not give rise to any unacceptable adverse 

impacts on privacy, light and outlook for the existing and future occupants. As such, the 

application proposals would accord with Policy DE1 of the adopted Local Plan the Design 

Guidelines SPD, and Section 12 of the National Planning Policy Framework.  

 

7.8 Access, Highways Infrastructure and Parking 

 

7.8.1 It is noted that public representations have been received on the application which have 

raised objections on the basis of an unacceptable impact on highways safety and capacity. 

In particular, it is stated that the proposed development access via a private drive onto the 

public highway at Stamford Road would increase the likelihood of collisions at the Bourne 

Road / Stamford Road crossroads.  

 

7.8.2 In respect of the above, Lincolnshire County Council (as Local Highways Authority) have 

been consulted on the application proposals and have confirmed that they have no 

objections.  

 



 

 
 

7.8.3 Taking the above into account, it is concluded that the application proposals would not give 

rise to any unacceptable adverse impacts on highways safety and capacity, and would 

provide adequate parking and turning arrangements to serve the proposed dwelling. As 

such, the application proposals are assessed as being in accordance with Local Plan Policy 

ID2 and Section 9 of the Framework in respect of access and highways matters.  

 

7.9 Flood Risk and Drainage Infrastructure 

 

7.9.1 The application site is located within Flood Zone 1 of the Flood Map for Planning, and is 

similarly identified as being at very low risk of surface water flooding. As such, the site is 

considered to present a low risk of flooding overall.  

 

7.9.2 The submitted application form indicates that surface water would be attenuated via a 

soakaway, and that foul water drainage would be discharged via the existing mains sewer, 

which crosses the application site and extends to Stamford Road to the west.  

 

7.9.3 In respect of the above, Lincolnshire County Council (as Lead Local Flood Authority) have 

been consulted on the application proposals; however, they are not required to provide 

comments on minor applications and therefore have declined to comment. Similarly, Anglian 

Water have declined to provide comments on the application.  

 

7.9.4 Nonetheless, as referenced above, the site is considered to be at low risk of flooding and 

the proposed dwelling would be required to be in accordance with Building Regulations 

Approved Document H, which sets out the appropriate standards for dealing with foul and 

surface water drainage from residential properties. As such, it is concluded that this 

alternative legislation would be sufficient to prevent the proposal increasing the risk of 

flooding elsewhere and, therefore, it is not deemed necessary to impose a condition 

requiring the submission of further details.  

 

7.9.5 As such, the application proposals would not give rise to any unacceptable risk of flooding, 

and therefore, would accord with Policy EN5 of the adopted South Kesteven Local Plan and 

Section 14 of the National Planning Policy Framework.  

 

7.10 Climate Change 

 

7.10.1 As previously identified, the application site is located at the edge of the Colsterworth, which 

is a settlement identified within the adopted Local Plan as a Larger Village and, therefore, 

is deemed an appropriate location for residential development. As such, the application 

scheme would accord with the locational principles of Policy SD1.  

 

7.10.2 Nonetheless, it is acknowledged that the application submission does not specifically 

provide details about how the proposed dwelling would accord with the policy obligations of 

Local Plan Policy SB1 and Neighbourhood Plan Policy 9, which required developments to 

minimise carbon dioxide emissions and support low carbon travel through the provision of 

electric vehicle charging points. As such, a condition is recommended to be imposed 

requiring the submission of further details of sustainable building measures, in accordance 

with the requirements of Local Plan Policy SB1 and Neighbourhood Plan Policy 6.  

 



 

 
 

7.10.3 Therefore, subject to the imposition of a condition requiring the submission of further details 

of sustainable building measures, the proposal would represent sustainable development 

when assessed as a whole, and would accord with the requirements of Policy SB1 and SD1 

of the adopted Local Plan and Policy 6 of the made Colsterworth & District Neighbourhood 

Plan.  

 

7.11 Impacts on Biodiversity and Ecology  

 

7.11.1 It is noted that public representations received as part of the application process have raised 

objections on the basis that the development proposals would give rise to unacceptable 

adverse impacts on local wildlife due to the removal of trees at the site, as well as concerns 

about the potential harm to the existing trees falling within the boundary of properties, which 

bound onto the access road at Stamford Road during the construction period.  

 

7.11.2 In this regard, it is noted that the submitted Site Layout indicates that the existing trees and 

hedgerows which form the north, east and southern boundary of the application site are to 

be retained as part of the development scheme. However, it is noted that there are additional 

trees situated within the boundaries of the application site, which are likely to be lost during 

the proposed development. The application scheme has not been accompanied by a Tree 

Impact Assessment, or any details of replacement tree planting to compensate for any loss, 

where necessary, and therefore a condition is proposed requiring the submission of further 

details.  

 

7.11.3 With respect to the potential for construction activities to give rise to harm to the existing 

trees at the application site, including on land immediately adjacent to the access onto 

Stamford Road, it is noted that the approved applications for residential development on the 

former timber yard to the west, and the previous refused application for a single dwelling at 

the application site, were both accompanied by a Tree Survey which set out a series of 

recommendations and tree protection measures for the construction period. However, the 

current submission has not been accompanied by any form of Tree Survey.  

 

7.11.4 As such, whilst the application proposals indicate the retention of the existing boundary trees 

and hedgerows as part of the development scheme, there is currently limited evidence 

detailing how these trees, as well as the trees within the neighbouring properties, would be 

protected during the construction period. Therefore, it is deemed appropriate to require the 

submission of further details of tree protection measures.  

 

7.11.5 Taking the above into account, subject to the imposition of conditions requiring the 

submission of a Tree Protection Plan, the application proposals would not give rise to any 

unacceptable impacts on trees. As such, the proposals are deemed to accord with Policy 

EN2 of the adopted Local Plan, Policy 6 of the made Neighbourhood Plan, and Section 5 

and 14 of the Framework in respect of trees and ecology.  

 

7.12 Pollution Control  

 

7.12.1 As part of the application submission, the Applicant has submitted a copy of the Geo-

Environmental Report (Obsidian Geo-Consulting) (October 2019), which has been 



 

 
 

completed in relation to the former timber yard. This report identifies the following key 

conclusions:  

 

(i) The following potential on-site sources of contamination have been identified:  

 

1. Localised Metal, PAH, TPH and asbestos contamination in made ground 

and near surface natural strata on site 

2. Ground gas generation from organic materials within Made Ground and 

natural strata 

3. Elevated pH and water soluble sulphate within Made Ground and natural 

strata.  

 

(ii) It is recommended that the following issues be addressed to enable the 

proposed development to progress:  

 

1. Localised strip of PAH impacted shallow Made Ground  

2. Localised strip of TPH impacted shallow Made Ground 

3. Design of full radon protection measures for inclusion within the proposed 

floor slabs.  

7.12.2 In relation to the above, the Council’s Environmental Health Officer has been consulted on 

the application proposals and have confirmed that they have no objections to the application 

proposals, subject to the imposition of conditions requiring the completion of a ground 

investigation study.  

 

7.12.3 In connection with the above, it is noted that the applicant has subsequently submitted a 

copy of the Geo-Environmental Report (as detailed above) however, this study primarily 

relates to the ground conditions of the adjacent timber yard, and did not include any intrusive 

exploratory holes within the current application site. As such, it is deemed appropriate, to 

impose a condition requiring the completion of a pre-commencement ground investigation 

of the current application site.  

 

7.12.4 Taking the above into account, subject to the imposition of conditions requiring the 

completion of a further ground investigation study, the application proposals would not give 

rise to any unacceptable risks to or from ground contamination. As such, the proposed 

development would be in accordance with Policy EN4 of the adopted South Kesteven Local 

Plan and Section 15 of the Framework.  

 

7.13 Minerals Safeguarding 

 

7.13.1 As previously identified, the application site is located within a Minerals Safeguarding Area 

for Limestone as designated under Policy M11 of the Lincolnshire Minerals and Waste Local 

Plan. This policy states that applications for non-minerals development should be 

accompanied by a Minerals Resource Assessment.  

 



 

 
 

7.13.2 The current application scheme has not been accompanied by a Minerals Resource 

Assessment, and therefore, it is accepted that the application proposals do not fulfil the 

policy obligations of Policy M11. 

 

7.13.3 Notwithstanding the above, it is appreciated that the development scheme is of a minor 

nature, which is considered to have a negligible impact on the sterilisation of minerals 

resources and, likewise, in view of the presence of existing residential properties to the north 

and west of the site, prior extraction of any minerals resource would be impractical.  

 

7.13.4 Lincolnshire County Council (as Local Minerals Planning Authority) have been consulted on 

the application but have not provided any comments.  

 

7.13.5 Taking the above into account, whilst the submitted proposals are considered to have a 

negligible impact on the sterilisation of mineral resources and the presence of surrounding 

residential properties is likely to make any prior extraction impractical, the application has 

not been accompanied by a Minerals Resource Assessment. As such, the proposals have 

not fulfilled the policy obligations of Policy M11 of the Lincolnshire Minerals and Waste Local 

Plan: Core Strategy and Development Management DPD. 

 

8 Crime and Disorder 
 

8.1 It is considered that the proposal would not result in any significant crime and disorder 

implications. 

 

9 Human Rights Implications 
 

9.1 Articles 6 (Rights to fair decision making) and Article 8 (Right to private family life and home) 

of the Human Rights Act have been taken into account in making this recommendation. It is 

considered that no relevant Article of that Act will be breached 

 

10 Planning Balance and Conclusions 
 

10.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that the Local 

Planning Authority makes decisions in accordance with the adopted Development Plan, 

unless material considerations indicate otherwise.  

 

10.2 In this case, the application proposals seek permission for the erection of a single dwelling 

on land which is situated at the edge of the existing main built-up area of Colsterworth. The 

adopted Local Plan identifies Colsterworth as a Larger Village, which are deemed a 

sustainable location for growth. Local Plan Policy SP4 identifies that development proposals 

on the edge of settlements will be supported, subject to applications demonstrating 

compliance with a series of essential criteria, including detailed design considerations.  

 

10.3 As referenced above, the application submission has been accompanied by the results of a 

pre-application survey of the local community, completed by the Applicant. This indicates 

that a total of 50 responses were received during the construction, of which 80% supported 

the scheme and 20% were against. Whilst representations received during the lifetime of 



 

 
 

the application have questioned the reliability of the survey results, Officers have scrutinised 

the raw survey data and have concluded that it does represent a valid result. In addition, 

given that a total of 4 (no) public representations have been received during the lifetime of 

the application, of which 3 (no) have raised objection, as well as a formal objection from the 

Parish Council, there is no clear evidence to indicate that the local community is steadfast 

in an objection to the scheme contrary to the evidence submitted by the applicant. As such, 

the pre-application exercise completed by the applicant is deemed to fulfil the requirements 

of Policy SP4(a). 

 

10.4 Furthermore, whilst the application scheme is acknowledged as being contrary to the 

provisions of Policy 1 of the made Colsterworth & District Neighbourhood Plan, which 

supports infill development within the village only, this policy is deemed to be in clear conflict 

with Local Plan Policy SP4, which does support development on the edge of settlements, 

subject to meeting the aforementioned criteria. Section 38(5) of the Planning and 

Compulsory Purchase Act 2004 is clear that where there is conflict between two policies of 

the development plan, the conflict should be resolved in favour of the policy that was 

adopted last. In this context, the Local Plan was adopted after the Neighbourhood Plan, and 

therefore, the provisions of Policy SP4 takes precedence.  

 

10.5 Taking the above into account, the application proposals would accord with the general 

provisions of Policy SP1, SP2, and SP4 of the adopted Local Plan and are deemed 

acceptable in principle, subject to material considerations.  

 

10.6 In this respect, when viewed in the context of the existing built form and the site’s 

characteristics, the proposed dwelling is considered to be of an appropriate design, scale, 

appearance and form of residential development that would assimilate the with the existing 

character and appearance of the area, and would not give rise to any unacceptable visual 

impacts. Furthermore, having regard to the location of the proposed dwelling, and the 

appropriate separation distances and window locations, the application proposals would not 

give rise to adverse impacts on neighbouring land uses.  

 

10.7 Taking the above into account, subject to the imposition of conditions, the application 

proposals would accord with the adopted development plan when taken as a whole, albeit 

a minor conflict with Policy M11 of the Lincolnshire Minerals and Waste Local Plan has been 

identified. There are no material considerations of sufficient weight to indicate that planning 

permission should not be granted, although appropriate conditions have been attached.  

 

11 Recommendation 
 

11.1 To authorise the Assistant Director – Planning to GRANT planning permission subject to the 

following conditions:  

 

Time Limit for Commencement 

 

1) The development hereby permitted shall be commenced before the expiration of three 

years from the date of this permission.  

 



 

 
 

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:  

 

a. Proposed Site Layout Plan (Ref: 2020/1-2E) 

b. Proposed Elevations (Ref: 2020/1-3B) 

c. Proposed Floor Plans (Ref: 2020/1-4C) 

d. Proposed Garage and Studio – Floor Plans and Elevations (Ref: 2020/1-6A). 

 

Unless otherwise required by another condition of this permission.  

 

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

 

Before Development is Commenced 

  

 Ground Investigation 

 

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 desk stop study documenting all the previous and existing land uses of the site 

and the adjacent land (Phase 1) 

 

Should the Phase 1 study identify potentially contaminative uses, the applicant shall 

proceed to a Phase 2 site investigation as detailed in (b) below.  

 

b. A site investigation report assessing the ground conditions of the site, and 

incorporating chemical and gas analysis identified as appropriate by the desk top 

study; and if required 

c. 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 the nomination of a competent person to oversee the 

implementation of the works.  

d. The development 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, 

approving the necessary remedial works have been completed to a satisfactory 

standard.  

 

Reason: Previous activities associated with the 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; and in accordance with South Kesteven Local Plan 

(January 2020) Policy EN4 and national guidance  



 

 
 

 

Tree Survey, Protection and Impact Assessment  

 

4) No development shall take place until a tree survey, site-specific arboricultural impact and 

method statement, and new tree planting scheme has been submitted to and approved in 

writing by the Local Planning Authority. The survey and report should have regard to 

BS5837:2012 Trees in Relation to Design, Demolition and Construction – 

Recommendations and shall include: a schedule of existing trees that should be cross 

referenced to a survey and constraints plan identifying which trees are to be felled and 

which are to be retained, a protection scheme for any retained trees (including protection 

plan) and method statement taking into account the possible impacts from construction 

work including foundations, hard surfaces, drainage systems and utilities. The new tree 

planting scheme shall include a plan showing the location of the proposed trees in the 

context of the layout and a schedule specifying the species, size, support and future 

management. It will avoid the creation of a monoculture and take into account the 

appearance of the existing landscape. The development shall thereafter be carried out in 

full in accordance with the approved statement and planting plan.  

Reason: In the interests of amenity and landscape consistency.  

 

 During Building Works 

  

 Materials Details 

 

5) Before any works on the external elevation of the development hereby permitted are 

begun, details of the materials (including colour of render, paintwork or colourwash) to be 

used in the construction of the external surfaces of the development hereby permitted will 

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 

 

 Sustainable Building Details 

 

6) No development above damp-proof course shall take place until details demonstrating 

how the proposed dwelling would comply with the requirements of Local Plan Policy SB1 

and SD1 must be submitted to and approved in writing by the Local Planning Authority. 

The scheme shall include details of how carbon dioxide emissions would be minimised 

through the design and construction of the building; details of water efficiency; and the 

provision of electric car charging points.  

 

The approved sustainable building measures shall be completed in full, in accordance 

with the agreed scheme, prior to the first occupation of the dwelling hereby permitted. 

Reason: To ensure the development mitigates and adapts climate change in accordance 

with Local Plan Policy SB1 and SD1 

  

 Before the Development is Occupied 

  

 Materials Implementation 

 



 

 
 

7) Before any part of the development hereby permitted is occupied, the dwelling must have 

been completed in accordance with the approved external materials 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 Council has worked with the applicant in a positive and proactive 

manner by determining the application without undue delay. As such, it is considered that the 

decision is in accordance with Paragraph 38 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) In the interests of clarity, it should be noted that the “paddock” land identified at the eastern 

half of the site in the approved Proposed Site Layout Plan (Ref: 2020/1-2E) does not form 

part of the residential curtilage of the approved dwelling and, therefore, does not benefit 

from the permitted development rights attributed to domestic curtilages.  

 



 

 
 

Site Location Plan 

 



 

 
 

Proposed Site Layout 

 

 



 

 
 

Proposed Elevations Plans 

 



 

 
 

Proposed Floor Plans  

 



 

 
 

Proposed Garage and Studio Plans 

 



 

 
 

 

 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 

 

 


