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



 

 
 

1 Introduction  
 

1.1 This reserved matters application was previously heard at Planning Committee on 19 May 

2022 and was deferred in order that revisions could be made to the proposed scheme to 

address concerns in relation to the following: 

 

• Relationship between plots 18 and 19 with the neighbouring bungalows on Meadow 
Close – loss of privacy and overbearing impact. It was discussed that bungalows would 
be better placed in this part of the site. 

• Rationale queried for the location of the proposed access and not a fourth arm off the 
existing roundabout 

• Further clarity on the proposed drainage strategy 

• Further detail on landscaping including section of the proposed noise bund 

• Rear parking and tandem parking  
 

1.2 For the avoidance of doubt, there were no concerns raised in relation to the principle of 

development which has been established through the outline permission and the 

allocation for residential development within the adopted Local Plan.  

 

1.3 No concerns were raised regarding the design of the dwellings (aside from Plots 18 and 

19 due to height).  

 

1.4 The proposal was previously recommended for approval, although the revised scheme is 

an improvement and has allowed for a number of conditions to no longer be necessary as 

details have been submitted.  

 

2 Description of Site 
 

2.1 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.  
 

3 The Proposal 
 

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

S18/2379. 

 

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

layout, landscaping, scale and access.  
 

3.3 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%).  
 

3.4 Access is proposed from Bourne Road to the south.  
 

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

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.  



 

 
 

 

3.6 The amendments to the proposal are as follows: 

 

• Plots 18 and 19 in the northwest corner of the site have been amended to 

bungalows, each with a detached garage, in place of the large two storey properties. 

• The road to the southeast part of the site is now proposed to be adopted rather than 

private and connects as a loop 

• The largest proposed properties are now located to the forefront of the site and have 

been amended to include fortified stone to the front elevations (plots 51 and 52)  

• A section of the bund has been provided  

• Detailed landscaping proposals include trees along the noise bund as well as 

throughout the site 

• Parking previously situated to the rear of the affordable housing has been relocated 

to the front, screened by planting 

• The materials proposed now include red brick dwellings as well as buff brick 
 

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 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 

 

4.2 Colsterworth Neighbourhood Plan 

Policy 1 - Residential Development 

Policy 6 - Trees and Hedgerows 

Policy 9 - Environmental Quality 

Policy 15 - Traffic Management 
 

4.3 Design Guidelines for Rutland and South Kesteven Supplementary Planning 

Document (Adopted November 2021) 

 

4.4 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 

 



 

 
 

5 Relevant Planning History 
 

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

 

6 Representations Received 
 

6.1 A full re-consultation was carried out on 22 July 2022. All previous comments are detailed 

below and any additional comments are either below or within the body of the report 

where relevant.  

 

6.2 Colsterworth Parish Council commented: 

6.2.1 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. 

 

No further comments from the Parish have been received following re-consultation 

on the revised plans.  

 

6.3 LCC Highways/SuDS comments: 

6.3.1 Previous comments: 

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. 
 
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. 
 

Additional comments from LCC have been incorporated into the relevant sections 
of the report.  
 



 

 
 

6.4 Environmental Protection commented: 

6.4.1 No further comments to make. 

 

Previous comments: 

6.4.2 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. 

 

6.4.3 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. 

 

6.4.4 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. 

 

6.4.5 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. 

 

6.5 Anglian Water previous comments: 

 
Foul Water 

6.5.1 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 

6.5.2 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. 

6.5.3 No further comments have been received following re-consultation.  

 
6.6 National Highways commented: 

6.6.1 No further comments. 



 

 
 

 

Previous comments: 

6.6.2 In relation to this consultation, our principal interest is safeguarding the A1 which routes 

adjacent to the site.  

 

6.6.3 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.  

 

6.6.4 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’.  

 

6.6.5 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’.  

 

6.6.6 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.  

 

6.6.7 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.  

 

6.6.8 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. 

 
6.7 Environment Agency comments: 

6.7.1 No further comments. 

 

Previous comments: 

6.7.2 We have no objection to the application. 

 

6.8 Drainage Board comments: 

Previous comments: 

 

6.8.1 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. 

 

6.8.2 No further comments have been received following re-consultation.  

 



 

 
 

6.9 The Council’s Project Partnership Officer has commented that the provision and 

layout of affordable housing is acceptable.  

 

6.10 Historic England did not wish to comment. 

 

6.11 Gardens Trust did not wish to comment.  

 
6.12 Lincolnshire Fire and Rescue Services previous comments: 

6.12.1 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. 

 

6.12.2 No further comments received following re-consultation.  

 

7 Representations as a result of Publicity 

 

7.1 Representations were previously 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 
 

7.2 One additional neighbour comment has been received following re-consultation on the 

revised plans summarised below: 

7.3 The proposed properties 18 and 19 are bungalows which is an improvement on the 

previous plans. Plot 13 is a two storey house which will significantly impact upon privacy at 

the rear of my property. 

 

8 Response to Objections 



 

 
 

 

8.1 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.  

 

8.2 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.  

 

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

 

8.4 Private views are not a material planning consideration 

 

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

site, creating a more integrated approach (Rev K) 

 

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

report 

 

8.7 Access – please see section 10 of the report 
 

8.8 Plots 18 and 19 have been amended to bungalows, it is not considered reasonable to 

request the developer amends Plot 13 as well – the impact on amenity is considered 

acceptable – please see the ‘Layout and Amenity’ section 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 purpose of this application is to assess the access, appearance, landscaping, layout 

and scale of the proposed development. 
 

9.2 Appearance and Impact on the Character of the Area 

 

9.2.1 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 

• Plots 18 and 19 are now bungalows 
 

9.2.2 Affordable range includes: 

 

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

• 1 bed flats (Appear as semi-detached dwellings) 

• 2 bed semi-detached dwellings    
 

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

materials are buff brick and red brick, grey roof tiles, 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.   

 

9.2.4 The revisions that have been made to the scheme include the use of fortified stone for the 

front elevations of more prominent dwellings, using red brick for some of the plots as well 

as buff brick, and the revised landscaping to include trees and planting on the noise bund 

all have a positive impact in terms of the appearance of the scheme. 

 

9.2.5 The majority of the boundary treatments to rear gardens that front onto the highway are 

brick walls, and any fencing that would be visible has planting in front to soften the visual 

impact.  
 

9.2.6 The section of the noise bund shows it would not be steep and is a sufficient distance from 

the dwellings to ensure it would not be visually dominating.  
 

9.2.7 Given the above, the proposal is considered to accord with policy DE1 of the Local Plan,  

Policy 1 of the Colsterworth Neighbourhood Plan, and paragraph 130 of the NPPF.  

 

9.3 Landscaping, Street Trees and Open Space Provision 
 

9.3.1 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.  

 

9.3.2 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.’ 
 

9.3.3 Policy 6 (Trees and hedgerows) of the Neighbourhood Plan seeks to retain mature trees 

and hedgerow where possible.  

 



 

 
 

9.3.4 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. Furthermore, the 

existing hedgerows to the boundaries are proposed to be retained and enhanced where 

there is a gap to the south boundary. 

 

9.3.5 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. 

 

9.3.6 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.  

 

9.3.7 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.  

 

9.3.8 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.  

 

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

accordance with the requirements of Policy OS1.  
 

9.3.10 The revisions that have been made have further increased the number of trees on site as 

trees are now shown on the noise bund.  
 

9.4 Layout and Amenity 

9.4.1 Concerns were previously raised by local residents regarding the relationship between 

plots 18 and 19 (previously proposed as large 2 storey L-shaped dwellings) and the 

adjacent bungalows located on Meadow Close. Plots 18 and 19 have been amended to be 

bungalows with a detached single storey garage each.  

9.4.2 Given the reduction in height from two storey to single storey, the relationship is 

considered to be significantly improved and there are no concerns there would be any loss 

of privacy, overbearing impact or loss of light to neighbouring dwellings as a result of plots 

18 and 19. 

9.4.3 A further neighbour comment has been received with concerns that plot 13 is two storey 

and would cause a loss of privacy to neighbouring dwellings. Plot 13 would be located to 

the southwest of 10 Meadow Close. There would be 2no. first floor windows to the rear 

elevation, facing north, therefore not directly overlooking the rear garden of 10 Meadow 

Close, and providing no direct views into any rooms. The first floor side elevation window 

to the west elevation of Plot 13 would serve a bathroom therefore it can be secured by 

condition that this is obscure glazed.  

9.4.4 Considering the separation distance between 10 Meadow Close and Plot 13 (minimum 

distance 18, plus the proposed positioning, there would be no unacceptable impacts on 

the amenity for occupants of 10 Meadow Close, nor other neighbouring dwellings.  



 

 
 

9.4.5 Further to the above, the scheme accords with Policy DE1 of the Local Plan and the 

adopted Design Guidelines SPD in relation to amenity, as well as Paragraph 130 of the 

NPPF. 

9.5 Scale 
 

9.5.1 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.  

 

9.5.2 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.   

 

9.5.3 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.  
 

9.5.4 Plots 51 and 52 have been amended to the Buckingham design (5 bedrooms) following 

comments that the larger plots should be to the forefront of the site facing Bourne Road. 

Although set back from Bourne Road, the larger properties in this position on site would be 

in keeping with the character of the surrounding which has large properties facing the 

public highway.  

 

 

 
9.5.5 The elevations for the proposed bungalows (Plots 18 and 19) are of a more appropriate 

scale given the neighbouring bungalows on meadow Close. The front elevation is shown 

below: 



 

 
 

 

9.6 Access, Highways Safety, Connectivity and Parking 
 

9.6.1 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.  

 

9.6.2 The LCC Highways Officer has provided the following comments regarding the position of 

the access: 

9.6.3 I can confirm the existence of a substantial hole in the ground to the north of the 

roundabout junction of Bourne Road with the A1 access roads. Whether there by design 

or created by nature, this hole does take surface water run-off from the slip road that leads 

onto the A1 and possibly even some surface water run-off from the A1 itself. In practice, 

the water runs along the edge of the carriageway, over the highway verge and then 

disappears underground via this hole. The hole is recorded on the Ordnance Survey 

mapping. 

9.6.4 To fill this hole, in order to facilitate the construction of a fourth arm off the existing three-

arm roundabout as an entrance to the proposed development, would cause the surface 

water that presently flows into the hole to have to go elsewhere, most probably where it 

would cause a nuisance to others. For that reason, the entrance into this residential 

development is better located towards the western end of the site’s frontage onto Bourne 

Road. 

 

9.6.5 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. 

 

9.6.6 Given the comments from LCC Highways, although this is not strictly in line with the 

principles of the allocation, the proposed access is considered a safe and appropriate 

location, therefore is acceptable.  

 

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

approved.  

 

9.6.8 Within the site, there is one main loop road, with minor roads coming off it, and a link road 

through the centre of the site. The revised scheme has amended the road serving plots 



 

 
 

48-52 to be an adoptable public highway which connects through as a loop in place of the 

two private roads previously proposed. This provides better connectivity within the site and 

is the preferred option for LCC Highways.  

9.6.9 Parking is incorporated to provide two spaces per dwelling aside from plots 41-44 (one 

bedroom dwellings) which have one space each. The revised layout includes the re-

location of the rear parking to plots 41 to 47, to the front of the dwellings, side by side. The 

parking spaces would be bordered by planting as detailed within the soft landscaping 

proposals.  The location to the front as opposed to the rear of the dwellings for parking is 

the preferred option by the Council’s Urban Design Officer.  

9.6.10 Tandem parking is still included within the scheme, however there is a mix of side by side 

parking and tandem spaces. As such, the issue of vehicles parking on the public highway 

would not be significant, and in any case there is no policy requirements restricting the use 

of tandem parking.  

 

9.6.11 A new footpath is proposed from the main access along the north side of Bourne Road, 

this is indicated on the plan.  

 

9.6.12 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.  

 
 

9.6.13 In summary, the access, parking, and connectivity within the site is acceptable. It is not 

considered the proposal would have a detrimental impact on highways safety. The 

proposal accords with Policy ID2 of the Local Plan, Policy 15 of the Neighbourhood Plan, 

and part 9 of the NPPF.  

 

9.7 Noise 

 

9.7.1 Policy DE1 requires an acceptable level of amenity for future occupiers of developments, 

including acceptable levels of noise. Policy 9 of the Neighbourhood Plan (Environment 

Quality) supports development that minimises noise.   

 

9.7.2 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.  

 

9.7.3 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.  A section drawing has been submitted to demonstrate 

the height of the bund in relation to the adjacent dwellings (see below). 

 

9.7.4 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: 

 

9.7.5 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. 

 

9.7.6 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. 

 

9.7.7 Noise bund section 

 

 
9.8 Drainage 

 

9.8.1 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. 

 

9.8.2 Concerns were raised by members at committee about surface water flooding particularly  

within the northern part of the site.  

 

9.8.3 The site is not shown to be at risk of surface water flooding on the Environment Agency 

Surface Water Flood Risk map (extract below) although some of the areas nearby are. 

The existing site does not benefit from any drainage strategy aside from natural infiltration. 

The proposed scheme would direct water towards the attenuation basin, therefore 

reducing the risk of surface water runoff from the site to adjacent properties.  



 

 
 

 

 

9.8.4 LCC as lead local flood authority has commented: 

 

9.8.4.1 The submitted Ground Investigation demonstrates that the ground within the site is 

suitable for infiltration to be the principal means of disposing of surface water run-off. 

Whilst it would always be preferable for that infiltration to spread throughout the whole of 

the development for example by means of roadside swales or filter drains rather than the 

surface water to be concentrated in one area, the volume of the proposed infiltration 

basin is sufficient to accommodate and store surface water from heavy storms or 

prolonged periods of rainfall and the surface area of the infiltration pond is sufficient for 

that surface water to be able to find a passage into the underlying strata. Whilst it is not 

possible for the Lead Local Flood Authority to ever guarantee the efficacy of a surface 

water drainage system to be provided by a developer, the designer has never-the-less 

provided sufficient evidence to support the principle of managing surface water falling on 

the proposed development by means of infiltration into the underlying ground. 

 

9.8.4.2 The drainage proposals are acceptable.  

 

9.8.5 Anglian Water previously commented that the developer had not engaged with them 

regarding the adoption of the SuDS and therefore could not comment on the suitability of 

the scheme. The applicant has confirmed that they have now engaged with Anglian Water. 

There is no objection from Anglian Water in relation to the proposed surface water 

drainage strategy, however it is not yet confirmed if the drainage scheme would be 

adopted.  

 

9.8.6 If it is the case that Anglian Water does not adopt the SuDS, this would be the 

responsibility of a management company, in a similar way to how the open space is 

managed in large developments.  



 

 
 

9.8.7 To summarise, Anglian Water and LCC as Lead Local Flood Authority have raised no 

objections to the proposed foul and surface water drainage strategy – it is not considered 

the scheme would increase the risk of surface water flooding for the surrounding area or 

for future occupants of the development. The proposed drainage is considered acceptable 

and in accordance with Policy EN5 of the Local Plan and Policy 9 of the Neighbourhood 

Plan.  

 

10 Conclusion 
 

10.1 The applicant has engaged with the Local Planning Authority throughout the lifetime of the 

application and has revised the scheme to address concerns raised by the Urban Design 

Officer, the Planning Officer, Ward Members, and local residents. 

 

10.2 The proposal accords with the SKDC Local Plan, the Colsterworth Neighbourhood Plan 

and the NPPF, therefore it is recommended that the submitted reserved matters details 

should be approved, subject to conditions.   

 

11 Recommendation 
 

11.1 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: 

 
▪ 1303-004 Rev S Planning Layout 

 
▪ JH 06/07/22 3 bed bungalow (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 
▪ PH302.1 Amended Sherbourne (applies to Plot 63) 
▪ PH302.3  Amended Appleby (applies to Plots 16, 57, 66 and 69) 
▪ PH406.2  Amended Somerton (Plots 26, 50 and 54) 
▪ PH406.3  Amended Whitton (Plots 2, 15, and 49) 
▪ PH409.1 Amended Boughton (Plots 3, 4, 11, 13, 14, 17, 20 , 23, 56, 61, and 68) 
▪ PH411.1 Amended Bamburgh (Plot 53) 
▪ PH411.2 Amended Bamburgh (Plots 48 and 60) 
▪ PH413.3 Amended Haddon (Plots 21, 38, 39, 40, 58, 59, 62, 64, 65, and 70) 
▪ PH418.1 Amended Wentworth (Plots 1 and 22) 
▪ PH418.1 Amended Wentworth (Plots 24, 25, 55, and 67) 
▪ PH507.6 Amended Buckingham (Plots 12, 51, 52) 
▪ 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 
▪ 1303-005 Rev G Amended Enclosures Plan 
▪ 1303-006 Rev B Materials Plan (Notwithstanding the proposed brown rooftiles – to be 

confirmed through condition) 
 

▪ 20794-HYD-XX-XX-DR-C-0001_T4 Amended Drainage Overview 
▪ 20794-HYD-XX-XX-DR-C-0002_T4   Amended Drainage Layout Sheet 1 
▪ 20794-HYD-XX-XX-DR-C-0003_T4 Amended Drainage Layout Sheet 2 
▪ 20794-HYD-XX-XX-DR-C-0004_T4  Amended Drainage Layout Sheet 3 
▪ 20794-HYD-XX-XX-DR-C-0005_T4 Amended Drainage Layout Sheet 4 
▪ 20794-HYD-XX-XX-DR-C-0006_T4 Amended Drainage Layout Sheet 5 
▪ 20794-HYD-XX-XX-DR-C-0007 T4 Amended Catchment Plan and Notes 
▪ 20794-HYD-XX-XX-DR-C-0008_T4 Amended Manhole Schedule 

 
▪ 20794-HYD-XX-XX-DR-C-0100_T3  Amended External Works General Overview 
▪ 20794-HYD-XX-XX-DR-C-0101_T3 Amended External Works Sheet 1 
▪ 20794-HYD-XX-XX-DR-C-0102_T3 Amended External Works Sheet 2 
▪ 20794-HYD-XX-XX-DR-C-0103_T3   Amended External works Sheet 3 
▪ 20794-HYD-XX-XX-DR-C-0104_T3 Amended External Works Sheet 4 
▪ 20794-HYD-XX-XX-DR-C-0105_T3  Amended External Works Sheet 5 

 
▪ 20794-HYD-XX-XX-DR-C-0200_T4   Amended External Levels General Overview 
▪ 20794-HYD-XX-XX-DR-C-0201_T4   Amended External Levels Sheet 1 
▪ 20794-HYD-XX-XX-DR-C-0202_T4  Amended External Levels Sheet 2 
▪ 20794-HYD-XX-XX-DR-C-0203_T4  Amended External Levels Sheet 3 
▪ 20794-HYD-XX-XX-DR-C-0204_T4  Amended External Levels Sheet 4 
▪ 20794-HYD-XX-XX-DR-C-0205_T4  Amended External Levels Sheet 5 

 
▪ 20794-HYD-XX-XX-DR-C-5000_P2 Amended Vehicle Tracking General Overview 

 
▪ C-20794-RP-001_REV 2 Amended SuDS Statement 

 
▪ GL1610 01C  Amended Soft Landscaping Proposals 
▪ GL1610 02C Amended Soft Landscaping Proposals 
▪ 1303-007 Noise Bund Section 

 

Unless otherwise required by another condition of this permission. 
 

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

2. 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. 

 
3. 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. 

 
4. 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. 

 
5. 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.  

 
6. 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.  

 
7. 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. 



 

 
 

 
8. 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 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.    

 
9. 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.  

 
10. 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 
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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