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To authorise the Assistant Director - Planning to GRANT planning permission, subject to 
conditions 
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1 Description of site 
 

1.1 The proposed development site comprises an area of approximately 0.52 hectares (1.28 

acres) of broadly L-shaped land situated to the north of Gorse Lane, positioned to the south-

west of the main built-up area of Grantham. The application site is on the flat plateau at the 

top of the escarpment, which drops down dramatically towards the main built-up area of 

Grantham (approximately 250m to the north) and less dramatically towards the Witham 

Valley to the east.  

1.2 The wider development site comprises a rectangular former farmyard comprising of a 19th 

century range of traditional brick barns, and previously contained a farmhouse and various 

20th century, portal framed barns and brick and timber chicken sheds. The site is part of a 

group of buildings along the northern side of Gorse Lane, which include another farmyard, 

4 (no) dwellings, and Grantham Preparatory School.  

1.3 This small cluster of buildings is currently bound by open countryside on all sides. However, 

the existing main built-up area of Grantham does extend to the east towards Spittlegate 

Level, where the area is more urbanised in character and includes a Mobile Home Park 

(Cheveley Park), another school (Greenfields Academy), industrial and commercial 

development (including various motor vehicle dealerships) and several dwellings. In 

addition, the land beyond the B1174 to the east is allocated for development as part of the 

Spittlegate Heath Garden Village. Similarly, land on the opposite side of the application site, 

beyond Gorse Lane, comprises the Grantham Southern Gateway Strategic Employment 

Opportunity, and is also enclosed by the ongoing construction of the Grantham Southern 

Relief Road.  

1.4 The site benefits from clearly defined boundaries on all sides; marked to the north by low 

level timber post and rail fencing; to the west and east by 2m high close boarded fencing, 

which defines the boundaries with the neighbouring farmyard and residential properties; and 

to the south by mature trees and hedgerows, beyond which lies Gorse Lane.  

1.5 As referenced above, the application site forms part of a satellite cluster of buildings situated 

outside of the existing main built-up area of Grantham, and falls within character area CA17d 

(Land to the north and south of Gorse Lane) of the Grantham Townscape Character 

Assessment, which identifies the following key characteristics of the area:  

- A mix of open arable fields to Gorse Lane and closed scrub and grassland on steeper 

slopes to the north. 

- Largely open field with tree and hedge-lined boundaries to the north and then tree 

clumps and scrub. 

- Land falls gently then sharply away to the north. 

- There are long open views in all directions to rolling countryside, the town sits in a bowl 

but the spire of St. Wulfram’s is glimpsed across the open fields.  

1.6  As identified above, the site contains a number of trees along the southern boundary with 

Gorse Lane, which are protected by a group Tree Preservation Order that also includes the 

trees to the east of the application site and extends along Gorse Lane. In addition, the site 

is located within a Minerals Safeguarding Area for Limestone as designated under Policy 

M11 (Safeguarding of Minerals Resources) of the Lincolnshire Minerals and Waste Local 

Plan: Core Strategy and Development Management Policies DPD (Adopted June 2016). 

Furthermore, the existing, retained 19th century traditional brick barns are deemed to  be of 



 

 
 

traditional vernacular form and therefore of historical and architectural value. As such, they 

are considered to be non-designated heritage assets.  

1.7 The application site has been the subject of a number of planning applications for residential 

development since 2015. Most notably, a hybrid planning application (part full and part 

outline) (Ref: S18/1408) for redevelopment of the vacant farmyard, was granted planning 

permission in July 2019. As part of the extant planning permission, full planning permission 

was granted for demolition of the farmhouse and conversion of the existing range of barns 

to 4(no) dwellings, and outline planning permission (with access for approval only) was 

granted for 17 (no) new build dwellings for over 55’s. This extant hybrid planning permission 

has been partially implemented with the demolition of the former farmhouse and chicken 

sheds in the western part of the site.  

 

2 Description of proposal 

2.1 The current application seeks approval of reserved matters relating to appearance, 

landscaping, layout and scale pursuant to the outline planning permission element of 

S18/1408, which comprised of 17 (no) new build dwellings for over 55’s, including the 

provision of affordable housing units.  

2.2 The application is accompanied by a Proposed Block Plan, Proposed Floor Plans and 

Elevations and Proposed Landscaping Strategy Plan, as well as a series of supporting 

technical documents, which indicate that the development would comprise of the following:  

2.3 The application scheme would provide a mixture of 2- and 3-bedroom dwellings ranging 

from 1- to 2-storeys in height and consisting of 13 (no) open market units and 4 (no) 

affordable rented dwellings. The proposed open market dwellings (Units 1-13 on the 

submitted Site Plan) are proposed to comprise of 3 (no) 2-bed dwellings and 10 (no) 3-bed 

dwellings; whilst all 4 (no) of the affordable dwellings are proposed as 2-bed bungalows.  

2.4 As per the approved outline planning application, access to the site is to be taken via two 

vehicular accesses from Gorse Lane, which will lead to a drop off loop and an internal, 

private shared driveway serving all parts of the wider development. The access 

arrangements include a 1.2m footway and streetlighting from the site along the length of 

Gorse Lane to the B1174.  

2.5 The proposed new build dwellings are to be arranged in 3 separate blocks to the west and 

rear (north) of the site, with private gardens, a communal courtyard and an area of 

allotments.  

2.6 Units 1-5 would be positioned in the south-west corner of the site and would be orientated 

so that the front elevation would face into the site, and the rear elevation and private gardens 

would back onto the existing hedgerow along Gorse Lane. These units would comprise of 

a terrace of 1 ½ storey dwellings measuring approximately 145 sq. metres. Plots 1, 3 and 5 

would have an additional single storey gable ended addition to the rear as well as an 

integrated garage. The proposed dwellings include dormer windows in the front elevation 

and rooflights in the rear elevation and would be arranged to represent a similar form and 

scale to the former agricultural complex.  



 

 
 

2.7 Units 6-13 would be positioned in the north-west corner of the site and would similarly be 

orientated so that the front elevation of the dwellings face into the site and front onto the 

communal courtyard, and the rear, private gardens would back onto the open countryside 

to the north of the site. Units 6-10 would be two-storey dwellings ranging from 103 sq. metres 

to 122 sq. metres in size and would include integral and detached garages. The proposed 

dwellings would feature open plan living accommodation, with bi-fold doors opening into the 

private gardens, and there would be a number of first floor windows included in the western 

elevation. Units 11-13 would be positioned at the northern end of this U-shaped complex 

and would comprise of single storey dwellings with integrated 1 ½ storey garages, and would 

range in size from 134 sq. metres to 143 sq. metres.  

2.8 Units 14-17 would be positioned in the north-eastern corner of the site, to the rear of the 

converted brick barns and would be orientated so that the front elevation of these dwelling 

faces into the site and the rear elevations back onto the open countryside and the rear 

gardens of the neighbouring dwellings. These dwellings would all be single storey 

bungalows measuring between 43 sq. metres and 52 sq. metres.  

2.9 As described above, the proposed form and appearance of the dwellings is designed to 

represent the appearance of an agricultural complex, and utilises a varied materials palette 

of brick, render and clay pantiles to loosely emulate the form of the previous complex.  

2.10 The proposed dwellings would each have a minimum of 1 (no) off-street parking space, with 

further communal parking provided as part of the communal courtyards that are distributed 

throughout the site.  

2.11 The submitted Landscaping Plan shows that the existing hawthorn hedge and trees along 

the southern boundary to be retained, and the site boundary to be internally marked by a 

new timber post and rail fence to define the future ownership of the occupants of the site, 

beyond which the boundary would be marked by a new 1.5m high hawthorn hedge. At the 

eastern and western boundaries, the existing timber close boarded fence would be retained 

and the internal boundary would be marked by a new hawthorn hedge. To the north, the 

timber post and rail fence would be retained and would be supplemented once more with a 

hawthorn hedge. 

2.12 Internally, the boundaries of the private gardens would be marked with hawthorn hedges 

and would also be turfed with occasional tree planting and shrubs and would include 

sandstone paving patio areas. Within the internal, communal boundaries to the courtyards, 

the private gardens would be defined with a 1.8m high masonry wall. The proposed 

communal courtyard areas are to be compacted and rolled with self-binding gravel. In 

addition, an area of communal allotments is to be provided between Units 11-13 and 14-17 

along the northern boundary of the site.  

3 Relevant History and Background 

Reference Description of Development Decision 

S18/1408 Hybrid planning application (Part Full and part Outline 
application) for a residential development comprising: 
Full application for demolition of existing farmhouse and 
conversion of redundant barns to 4 x dwellings; and 
Outline application for 17 x further new build dwellings 
for over 55’s including affordable units 

Approved Conditionally  
12.07.2019 



 

 
 

 

3.1 As detailed above, a hybrid planning application (part full and part outline) (Ref: S18/1408) 

for redevelopment of the application site for residential purposes was granted planning 

permission in July 2019. As part of that hybrid planning application, full planning permission 

was granted for demolition of the farmhouse and chicken barns situated at the western end 

of the site, and the conversion of the retained traditional brick barns at the eastern part of 

the site to provide 4 (no) dwellings. In addition, outline planning permission was granted for 

17 (no) new build dwellings for over 55’s including the provision of affordable housing. As 

part of the hybrid planning permission, the proposed access arrangements were approved, 

which indicated an arrangement for two vehicular accesses from Gorse Lane serving an 

internal loop with an internal, private drive extending to the remainder of the application site. 

The approved access details also indicated the provision of a 1.2m footway and 

streetlighting extending to the east of the site, along the length of the northern side of Gorse 

Lane, and connecting into the existing footway network on the B1174.  

3.2 The hybrid planning permission (including both the full and outline elements) is subject to a 

Section 106 Agreement which secures the necessary infrastructure provision required to 

make the development acceptable. This includes: £16,010 towards a primary healthcare 

facility at Spittlegate Heath, on-site open space including informal greenspace and 

allotments; and 35% affordable housing.  

3.3 In addition, the hybrid planning permission also includes a number of planning conditions 

which relate to the planning permission as a whole, as well as conditions relating specifically 

to the respective full and outline elements of the permission. In respect of this, the whole 

planning permission is subject to conditions requiring the provision of a scheme of bird and 

bat boxes, ground contamination mitigation details, as well as a scheme for foul and surface 

water drainage. In addition, the outline planning permission is subject to a condition which 

requires any future reserved matters application to be in accordance with the general 

principles for the development set out within the Design and Access Statement and 

Indicative Block Plan submitted as part of the outline planning application; as well as a 

condition which restricts occupation of the new build dwellings for the purposes of retirement 

accommodation only, this restricts occupation of the dwellings to:  

- Persons of 55 years or over 

- Other persons who are living as part of a single household with a person or persons who 

are aged 55 years or over 

- Persons who were living as part of a single household with a person or persons aged 55 

years or over who have since died.  

 

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 

S22/1600 Approval of details required by Condition 5 of S18/1408 
(Surface Water Drainage Scheme  

Conditions Discharged – 
All 
21.09.2022 



 

 
 

Policy EN2 – Protecting Biodiversity and Geodiversity 

Policy EN4 – Pollution Control  

Policy EN6 – The Historic Environment 

Policy DE1 – Promoting Good Quality Design 

Policy OS1 – Open Space 

 

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

Management Policies DPD (Adopted June 2016) 

Policy M11 – Safeguarding of Minerals Resources 

 

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 8 – Promoting healthy and safe communities 

Section 11 – Making effective use of land 

Section 12 – Achieving well-designed places 

Section 15 – Conserving and enhancing the natural environment 

Section 16 – Conserving and enhancing the historic environment 

5 Representations Received 
 

5.1 Anglian Water 

5.1.1 No comments received 

5.2 Association of Gardens Trust 

5.2.1 No comments to make 

5.3 Grantham Civic Society 

5.3.1 No comments received.  

5.4 Heritage Lincolnshire 

5.4.1 No comments to make.  

5.5 Historic England 

5.5.1 No comments to make 

5.6 Lincolnshire County Council (Highways & SuDS) 

5.6.1 No objections 

5.6.2 This reserved matters application is for landscaping, layout and scale. A drainage disposal 

plan has also been provided to indicate the proposed method of disposal of surface water, 

this is in the form of attenuation in crates and then infiltration in limestone. This is acceptable 

in principle.  

5.6.3 The layout is suitable in providing sufficient parking areas and turning for the dwellings.  

5.7 Lincolnshire County Council (Minerals) 



 

 
 

5.7.1 No comments received 

5.8 Lincolnshire Fire and Rescue 

5.8.1 Objection 

5.8.2 The Fire Authority object to the application on the grounds of inadequate water supply for 

firefighting purposes.  [see Officer comments at 7.12.9] 

5.9 Lincolnshire Police Crime Prevention Officer 

5.9.1 No objections 

5.10 SKDC Affordable Housing Officer 

5.10.1 I can confirm that there is an affordable housing requirement contained in the Section 106 

Agreement from planning application S18/1408.  

5.10.2 The requirement is to provide seven affordable dwellings on site. Four of which are to be 

provided as Affordable Rented and the remaining three as other affordable housing. The 

seven affordable dwellings are to form an agreed “Affordable Housing Scheme” including 

the location on the site (plot numbers), tenure of each affordable housing plot, identification 

of the affordable housing providers and agreed / signed nomination agreements.  

5.10.3 The Affordable Housing Scheme will be subject to consideration under the obligations of the 

Section 106 Agreement. 

5.11 SKDC Conservation Officer 

5.11.1 No objections 

5.11.2 The scheme has been amended and refined to take on board previous advice on various 

key issues, and there are no objections on heritage grounds.  

5.12 SKDC Environmental Protection 

5.12.1 No objections 

5.13 SKDC Principal Urban Design Officer 

5.13.1 No objections. 

5.13.2 The issues previously raised how now been appropriately responded to;  

5.13.3 The Gorse Road original hedgerow is to be preserved and enhanced, and additional native 

hedgerows are to be planted to the boundaries of the north, east and western boundaries, 

helping the scheme to sit more comfortably in the rural surroundings.  

5.13.4 In line with the Conservation Officer comments, amendment have been made to some of 

the buildings in terms of positioning of garages, and simplification of buildings, in addition to 

strengthening and making more private the rear gardens facing Gorse Road.  

5.14 SKDC Tree Officer 

5.14.1 No comments received 

5.15 Ward Member 

5.15.1 No comments received.  

 
 



 

 
 

6 Representations as a Result of Publicity 
 

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

Community Involvement and no letters of public representation have been received.  

 

7 Evaluation 
 

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

the development of 17 (no) new building dwellings for over 55’s on the site under S18/1408 

and, therefore, the principle of residential development has already been established as 

being acceptable.  

7.2 The approved hybrid planning permission, which also included the granting of full planning 

permission for the demolition of the original farmhouse and chicken barns, and conversion 

of the traditional brick barns to form 4 (no) dwellings, included a number of conditions 

relevant to any future reserved matters applications. These included:  

- Condition 2 – the development shall be carried out in accordance with the approved 

block plan (ref: SGFD/18/BP/002 Rev A) in relation to the position of the access and 

driveway only.  

- Condition 32 – applications for the approval of reserved matters shall be submitted within 

three years of the date of the outline planning permission  

- Condition 33 – the reserved matters applications shall accord with the general principles 

of the Design and Access Statement and the general layout shown on the indicative 

block plan submitted as part of the outline planning permission.  

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

its compliance with the broad principles of the Design and Access Statement and Indicative 

Block Plan submitted as part of the outline planning permission, as well as the relevant 

material planning considerations.  

7.4 Compliance with Outline Planning Permission 

 

7.4.1 In relation to the above, the Indicative Block Plan submitted as part of the outline planning 

application indicated a development in which the layout of the development was to loosely 

emulate the former buildings on the site. The proposed dwellings were to be arranged with 

a terrace a dwellings along the southern boundary, a southern communal courtyard serving 

these dwellings; a U-shaped complex of dwellings along the northern boundary, with a 

further small number of units in the north-eastern corner of the site separated by an area of 

allotments.  

7.4.2 The form of the proposed dwellings was to comprise of a range of 1- to 2-storey dwellings, 

with the southern terrace of dwellings comprising of single storey gable ended additions 

facing towards Gorse Lane.  

7.4.3 In respect of the above, it is Officers’ assessment that the Proposed Block Plan submitted 

as part of the current reserved matters application indicates a layout and form of 

development which is in broad accordance with the Indicative Block Plan approved as part 

of the outline planning permission.  



 

 
 

7.4.4 Similarly, the Design and Access Statement submitted as part of the outline planning 

permission identified the following key principles for the new build element of the 

comprehensive development (Officer comments in relation to the current reserved matters 

application are underlined) :  

• The floor area of the proposed new dwellings should be less than the floor area of 

the existing buildings on site – The submitted Proposed Block Plan indicates that 

the new dwellings loosely replicates the form of the Indicative Block Plan approved 

as part of the outline planning permission. The approved Indicative Block Plan was 

designed on the basis that the quantum of development would be less than the 

floor area of the existing buildings. As such, the current reserved matters 

application accords with this principle.  

• The site should contain the required proportion of affordable housing – The Section 

106 Agreement attached to the original planning permission secured the 

requirement for 35% affordable housing to be provided as part of the overall 

development scheme. The legal obligation also includes a requirement for the 

submission of a formal Affordable Housing Scheme setting out details of the 

distribution of affordable housing across the site, the tenure split and size, as well 

as the nomination arrangements. Notwithstanding the above, the current reserved 

matters application indicates that Units 14-17 would be provided as affordable 

dwellings.  

• The view from Gorse Lane onto the site should retain the existing feature of the 

gable ends, as seen on the existing timber buildings on the site, and set back to 

allow extensive landscaping to the area fronting Gorse Lane and keep an open 

aspect to the north of the site – Units 1-5, which are positioned along the southern 

boundary of the site, are set back from this boundary to allow the provision of 

additional native hedging within the site boundary and include the provision of a 

single storey gable ended additions. Similarly, the submitted Landscaping Strategy 

indicates that the northern boundary timber, post and rail fence would be retained 

and would be further supplemented with a low level native, hawthorn hedge to 

retain the rural landscape character.  

• A mixture of building heights (1, 1.5 and 2 storey dwellings) and materials should 

be used (Timber, Brick and Render, Pantiles & Slate) – The proposed new build 

dwellings are indicated as being a range of 1, ½ and 2-storey properties 

constructed of brick and using a mixture of timber and rendered finishes, and 

situated under pantile roofs. Further details of specific external materials are to be 

secured via an appropriately worded planning condition.  

• A view towards Grantham from the rear of the site should be maintained – The 

proposed northern boundary treatment and the scale of the proposed dwellings 

along this northern boundary would allow for a retained view towards Grantham to 

the north, including views of the spire of St. Wulframs 

• Allotment gardens should be provided for residents’ enjoyment – the on-site open 

space requirements are secured as part of the Section 106 Agreement attached to 

the original hybrid planning application. Notwithstanding the above, the current 

reserved matters application indicates the provision of an extensive area of 

allotments along the northern boundary for communal use.  



 

 
 

• Provision of open spaces within the site with extensive landscaping – The 

submitted Proposed Block Plan indicates the provision of extensive areas of 

communal open space within the site, including a cultivated allotment area as well 

as areas of informal green space, which are to be managed by a Private 

Management Company. The dwellings also include private gardens and are 

marked by native boundary treatments and low level masonry walls.  

• A proposed zone of dense landscaping will be provided along the western part of 

the boundary to Gorse Lane giving a rural feel to the scheme. The existing trees 

fronting the eastern part of the boundary with Gorse Lane will be retained – As set 

out previously, the submitted Landscaping Strategy indicates that the existing 

mature hawthorn hedge and mature trees along the southern boundary of the site 

will be retained, and will be supplemented with further internal native planting. 

These boundaries are also to be underlain by a post and wire fencing to delineate 

between areas of ownership and, therefore, to clearly define the maintenance 

responsibilities for these areas. This will ensure that the southern boundary is 

appropriately maintained by the Private Management Company / Local Highway 

Authority to a suitably dense standard.  

7.4.5 Taking all of the above into account, it is Officers’ assessment that the submitted reserved 

matters details are in broad accordance with the Design and Access Statement and 

Indicative Block Plan provided as part of the outline planning permission, as required by 

Condition 33 of the extant planning consent.  

7.5 Meeting All Housing Needs / Affordable Housing Contributions 

 

7.5.1 As indicated above, the current application seeks the approval of reserved matters relating 

to the development of 17(no) new build dwellings for over 55’s. In this respect, it is noted 

that Condition 34 of the outline planning permission restricts the occupation of the proposed 

dwellings to persons aged 55 or over, or those forming part of a single household with a 

qualifying person. In addition, it is also appreciated that the Section 106 Agreement secured 

as part of the original planning permission includes an obligation for 35% of the wider 

development (including the redevelopment of the former brick barns) to be provided as 

affordable dwellings, and details of the proposed affordable housing arrangements are 

required under a separate Affordable Housing Scheme, which will require approval as part 

of that planning obligation.  

7.5.2 As previously detailed, the current application scheme would provide a mixture of 2- and 3-

bedroom dwellings consisting of a mix of 1, 1 ½ and 2-storey dwellings. The submitted 

Proposed Block Plan indicates that the current development would provide 13 (no) open 

market units and 4 (no) affordable dwellings. The proposed open market units are indicated 

as comprising 3(no) 2-bed dwellings and 10 (no) 3-bed dwellings; whilst the 4 (no) affordable 

dwellings are all proposed as 2-bed bungalows.  

7.5.3 In respect of the above, the Strategic Housing Market Assessment (SHMA) 2014 

recommends that housing provision in the District should be monitored against the following 

broad mix up to 2036:  

 1-bed 2-bed 3-bed 4+ bed 

Market 0-5% 30-35% 45-50% 15-20% 

Affordable 20-25% 40-45% 25-30% 5-10% 



 

 
 

7.5.4 The submitted application proposals would provide the following housing mix:  

 1-bed 2-bed 3-bed 4+ bed 

Market 0% (0) 23% (3) 77% (10) 0% (0) 

Affordable 0% (0) 100%(4) 0% (0) 0% (0) 

7.5.5 In view of the above, it is noted that the proposed housing mix would be focused on the 

provision of smaller dwellings (2- and 3-bedroom accommodation) to meet the specific 

needs of the over 55’s as part of a retirement accommodation. In this respect, it is 

appreciated that the proposed housing mix would not include any provision for 1-bed and 

4+ bed dwellings as identified in the recommended housing mix contained in the Strategic 

Housing Market Assessment. However, the submitted scheme would seek to provide 

appropriately sized dwellings to meet a targeted housing need within the District. In this 

regard, it should be appreciated that Policy H4 supports the provision of new housing 

proposals that take account of the desirability of providing retirement accommodation.  

7.5.6 Notwithstanding the above, it is noted that the SHMA requirements are recommended to be 

applied to the District as a whole and not necessarily on a case-by-case basis. In this 

respect, the current application proposals would assist in securing a balanced housing 

market across the District as a whole, including meeting a targeted need for specialist 

accommodation.  

7.5.7 Taking the above into account, it is concluded that the submitted proposals would accord 

with Policy H4 of the adopted Local Plan as a whole. Whilst compliance with Policy H2 is 

secured by the obligations contained within the Section 106 Agreement attached to the 

outline planning permission.  

7.6 Design Quality and Visual Impact 

7.6.1 As outlined above, it is Officers’ assessment that the current reserved matters application is 

in broad accordance with the principles set out for the development in the Design and 

Access Statement submitted as part of the approved outline planning permission.  

7.6.2 The proposed layout, scale and appearance of the proposed dwellings has been designed 

to loosely emulate the form of the previous agricultural buildings that occupied the site. The 

dwellings are arranged in 3 separate blocks to the west and north of the site, with private 

gardens, a communal courtyard and areas of open space and allotments. The proposed 

dwellings are to be designed to include a varied scale of 1, 1 ½ and 2-storey elements and 

are to utilise a varied materials palette included brick, timber and render as well as slate and 

clay pantiles.  

7.6.3 Furthermore, the submitted Landscaping Plan shows that the existing, mature hawthorn 

hedge and mature trees along the southern boundary will be retained, as well as the timber 

fencing along the north, west and east boundaries of the site. Within the site, these 

boundaries will be supplemented by the provision of a new, native hawthorn hedge. 

7.6.4 In connection with the above, the Council’s Principal Urban Design Officer has been 

consulted on the submitted details, and they have confirmed that they have no objections 

to the current proposals. They have confirmed that they support the retention of the original 

hedgerow fronting onto Gorse Lane, as well as the provision of additional native planting 

within the site, which will assist with ensuring the scheme assimilates into its rural context. 

Furthermore, the Design Officer has confirmed that the proposed dwellings are 



 

 
 

appropriately arranged and styled, as would provide a suitably private form of development 

along the Gorse Lane frontage.  

7.6.5 Taking the above into account, it is Officers assessment that the application proposals would 

provide an acceptable layout, scale, design, massing and appearance which would not give 

rise to any unacceptable adverse impacts on the character and appearance of the area. 

Consequently, it is concluded that the application proposals would accord with Policy DE1 

and EN1 of the adopted South Kesteven Local Plan, the adopted Design Guidelines SPD, 

and Section 12 of the Framework; although appropriate conditions are attached requiring 

the submission of details of the external materials and detailed hard and soft landscaping 

plans.   

7.7 Impact on Residential Amenity 

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

existing properties to the east 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 within the adopted Design Guidelines SPD, it is appreciated that Units 14-17, which 

would be situated in the north-eastern corner of the site, would by bound to the east by the 

rear gardens of existing residential properties. However, the proposed dwellings are to 

comprise of single-storey units in this location and would also benefit from the retention of 

the existing residential boundary treatments. As such, it is Officers’ assessment that these 

units would not give rise to any unacceptable impacts on the neighbouring dwellings to the 

east in respect of the loss of privacy, overshadowing or outlook.  

7.7.3 Furthermore, it is noted that there is an existing farmhouse (Heath Farm Cottage) situated 

adjacent to the site on the south-western frontage onto Gorse Lane. The submitted 

Proposed Block Plan indicates that the existing dwelling would benefit from adequate 

separation distance to the proposed dwellings at the application site (minimum of 31 metres 

to closest proposed dwelling -  Unit 5). In this respect, it is noted that Unit 5 is proposed to 

comprise of a 1 ½ storey dwelling with single storey gable ended rear addition. The 

submitted Floor Plans and Elevations indicate that this unit would not include any windows 

at first floor level, and would only feature rooflight windows in the western elevation of the 

single storey gable addition. As such, the proposed dwelling would not give rise to any 

issues of overlooking of the existing property.  

7.7.4 Similarly, it is appreciated that Units 9 and 10 are proposed to be 2-storey dwellings 

positioned along the western boundary of the site. The submitted Floor Plans and Elevations 

for these dwellings do indicate the provision of first floor windows serving habitable rooms 

(bedrooms), which would face towards the existing agricultural outbuildings to the rear of 

Heath Farm Cottage, and as such, would not be orientated in a manner which allows direct 

views into the habitable rooms of the existing dwelling. Similarly, the separation distance 

between the existing and proposed dwellings is sufficient to ensure that the development 

would not give rise to any unacceptable impacts on the existing property in respect of loss 

of light or outlook.  

7.7.5 Furthermore, with regards to the relationship between the occupiers of the proposed new 

build dwellings and the occupants of the converted brick barns, it is appreciated that the 

submitted Elevation Plans for the new build dwellings indicate the provision of a first floor 

window on the eastern elevation of Plot 6, which would face towards a first floor window of 

the western elevation of the converted barns; these windows would both serve habitable 



 

 
 

rooms and the separation distance would fall short of that set out within the adopted Design 

Guidelines SPD. However, it is noted that these dwellings would be separated by the internal 

private drive, and prospective purchasers of the dwellings would be aware of this potential 

consideration prior to purchasing their property and therefore, would need to satisfy 

themselves that this arrangement would provide them with a satisfactory level of privacy.  

7.7.6 In respect of the availability of private amenity space for the development, each dwelling is 

shown to have access to their own private rear gardens, as well as the additional, communal 

on-site open space areas. The submitted Landscaping Strategy indicates that these private 

amenity areas would be furnished with sandstone patio areas and would be suitably 

enclosed with additional native hawthorn hedge planting and masonry walls to provide an 

appropriate degree of privacy. In this regard, it is Officers’ assessment that the private 

amenity space indicated for future occupants is appropriate for the nature of the dwellings 

proposed.  

7.7.7 Taking the above into account, it is concluded that the application proposals would not have 

any unacceptable adverse impacts on existing neighbouring properties, and would secure 

an appropriate level of residential amenity of all existing and future occupants. As such,  the 

proposal would accord with Local Plan Policy DE1, the adopted Design Guidelines SPD, 

and Section 12 of the Framework on these matters.  

7.8 Impact on heritage assets 

7.8.1 As detailed above, the existing brick barns at the site, which benefit from full planning 

permission for conversion to 4(no) dwellings as part of the host, hybrid planning permission 

are deemed to be of sufficient historical and architectural value to warrant consideration as 

a non-designated heritage asset.  

7.8.2 Paragraph of the National Planning Policy Framework requires Local Planning Authorities 

to take into account the effect of an application on the significance of a non-designated 

heritage asset in the determination of the application. In weighing applications that directly 

or indirectly affect non-designated heritage assets, a balanced judgement is required having 

regard to the scale of any harm or loss to the significance of the asset.  

7.8.3 In assessing the prospective impact of the new build development on the significance of the 

retained brick barns at the outline application stage, the Case Officer stated as follows:  

“In respect of the new build (outline application) part of the proposal, the layout and type of 

buildings shown on the indicative layout plan and described in the design and access 

statement, differ significantly from those proposed on the previously refused applications. 

The previous proposals were inappropriately urban or suburban in character and did not sit 

well in the rural context… 

Although layout, scale, appearance and landscaping would be determined at reserved 

matters stage, the indicative plans show a collection of buildings, similar in footprint and 

floorspace to the existing buildings to be demolished arranged in a manner which 

compliments the existing historic barns and rural context. Subject to appropriate design, 

massing and landscaping, as well as careful consideration of the orientation of the dwellings 

and relationship of private and shared open space, this general arrangement, together with 

the removal of the unsightly disused poultry sheds and modern portal framed barns would 

be in keeping with the context and would enhance the site and the setting of the 

undesignated heritage assets”.  



 

 
 

7.8.4 In the context of the above, as outlined elsewhere, it is Officers’ assessment that the 

submitted details are in broad accordance with the principles for the development outlined 

in the Design and Access Statement and Indicative Block Plan submitted as part of the 

outline planning application. In this respect, it is Officers’ view that the submitted scheme 

represents an appropriate layout, scale, appearance and landscaping which would produce 

a scheme which loosely reflects the scale of the former buildings on the site, whilst providing 

an appropriate opportunity to enhance the setting of the site with an appropriate rural 

development. As such, it is Officers’ position that the submitted scheme reflects the 

principles of the assessment at the outline stage, and therefore, represents an enhancement 

of the setting of the non-designated heritage asset.  

7.8.5 In connection with the above, the Council’s Conservation Advisor has been consulted on 

the submitted details and has confirmed that there are no objections to the proposals on 

heritage grounds.  

7.8.6 Similarly, Historic England, the Gardens Trust and Heritage Lincolnshire have also been 

consulted on the application details, and no objections have been received.  

7.8.7 Taking the above into account, the application proposals would not give rise to any adverse 

impacts on the setting and significance of the non-designated traditional brick barns, and 

would provide an appropriate opportunity to enhance the setting of this feature. As such, it 

is Officers’ assessment that the application scheme accords with the requirements of Local 

Plan Policy EN6 and Section 16 of the National Planning Policy Framework.  

7.9 Open Space Provision 

7.9.1 As detailed previously, the Section 106 Agreement attached to the outline planning 

application secured the provision of the necessary on-site public open space as part of the 

development proposals. This secured a requirement for the provision of 760 sq. metres of 

informal / natural green space and approximately 100 sq. metres of allotments, as well as 

details of the future management and maintenance arrangements.  

7.9.2 With regards to the above, the submitted Proposed Block Plan indicates the provision of an 

area of cultivated allotments along the northern boundary; positioned between Plots 14-17 

and 6-13. This proposed allotment area is indicated as measuring approximately 450 sq. 

metres and therefore, would exceed the requirements contained within the Section 106 

Agreement.  

7.9.3 Furthermore, as referenced previously, the submitted Proposed Block Plan indicates that 

the proposed dwellings will be situated within an area of communal open space, included 

areas adjacent to the internal, private access drive, as well as along the eastern part of the 

site’s frontage with Gorse Lane. Officers have reviewed the areas set aside as informal open 

space and can confirm that these areas would meet the requirements set out within the 

Section 106 Agreement.  

7.9.4 Notwithstanding the above, the submitted Landscaping Strategy sets out high-level details 

in relation to the proposed hard and soft landscaping, including the planting of turf and 

shrubs as part of the communal open space areas. These high level details are considered 

to be acceptable in principle, however, further conditions are to be imposed requiring the 

submission of a detailed hard and soft landscaping scheme, including details of plant 

species and cultivation arrangements.  



 

 
 

7.9.5 As such, subject to conditions securing the provision of a detailed hard and soft landscaping 

strategy, the submitted reserved matters detailed are considered to be appropriate and in 

accordance with Policy OS1 of the adopted South Kesteven Local Plan.  

7.10 Impact on Biodiversity, Ecology and Arboriculture 

7.11 As referenced above, the submitted Landscaping Strategy shows that the existing mature 

hawthorn hedge and mature trees along the southern boundary with Gorse Lane are to be 

retained and supplemented with additional planting. This includes the planting of a new, 

internal hawthorn hedge to all boundaries, and the provision of low level hawthorn hedges 

within the private rear gardens. Within the areas of public open space within the site, the 

informal green areas are proposed to be turfed and additional shrub planting provided.  

7.11.1 Furthermore, it is noted that the outline planning permission is subject to conditions requiring 

the submission of details of a scheme of bird and bat boxes to be installed on the site, 

including a timetable of implementation, and a condition requiring the subsequent 

compliance with the approved scheme.  

7.11.2 Taking the above into account, subject to conditions requiring the submission of further 

details of soft landscaping for the communal open space areas, including details of plant 

species and densities, alongside the existing conditions requiring the provision of bat and 

bird nesting boxes, the submitted scheme would not give rise to any unacceptable impact 

on the existing TPO trees and would secure an appropriate biodiversity net gain. As such, 

the proposals are deemed to accord wit Policy EN2 of the adopted Local Plan, and Section 

5 and 14 of the National Planning Policy Framework in respect of matters of ecology and 

arboriculture.  

7.12 Other Matters 

Drainage 

7.12.1 The submitted reserved matters application has included details of a Drainage Disposal 

Plan (Ref: 20-047/OD1) which indicates surface water runoff will be attenuated in sub-

surface crates before infiltrating into the limestone geology beneath the site. Whilst foul 

water drainage is proposed to be managed by an on-site foul treatment system before 

outfalling into the surface water drainage network.  

7.12.2 In connection with the above, Lincolnshire County Council (as Lead Local Flood Authority) 

have been consulted on the submitted details and have confirmed that the proposed 

arrangements are acceptable in principle.  

7.12.3 Notwithstanding the above, it is noted that Condition 5 of the hybrid planning permission 

required the submission of details of surface eater drainage scheme in accordance with 

SuDS principles. Details pursuant to this condition have been submitted at approved by the 

Local Planning Authority (Ref:S22/1600) and therefore, the proposed development will be 

required to be carried out in accordance with those approved details. Similarly, detailed 

technical arrangements for the disposal of foul water will be secured via Building 

Regulations Part H.  

Ground Conditions 

7.12.4 It is appreciated that the application site comprises of a former farm complex, which 

previously included poultry sheds and timber framed portal buildings, and therefore has the 

potential to give rise to sources of ground contamination. In this respect, the extant hybrid 

planning permission includes conditions requiring the submission of a suitable Ground 



 

 
 

Investigation Report and, where necessary, appropriate remediation and subsequent 

validation testing.  

7.12.5 Nonetheless, the Council’s Environmental Protection Team has reviewed the submitted 

details (including the Land Contamination Desk Top Study submitted with the application) 

and have confirmed that they have no objections. However, they have confirmed that a more 

detailed Ground Investigation is required to meet the requirements of the conditions of the 

outline planning permission.  

Access, Parking and Highways Impact 

7.12.6 As referenced above, the proposed access arrangements to the site from Gorse Lane have 

previously been approved as part of the original hybrid planning application and, therefore, 

do not fall to be determined as part of the current reserved matters application. Similarly, 

the impacts of a residential development of the quantum proposed, has previously been 

deemed acceptable by the Local Highways Authority.  

7.12.7 In respect of the provision of off-street parking as part of the submitted layout details, 

Lincolnshire County Council (as Local Highways Authority) have reviewed the submitted 

details and has confirmed that the layout is suitable in providing sufficient parking areas and 

turning areas to serve the dwellings.  

Minerals Safeguarding  

7.12.8 It is appreciated that the application site is located within a Minerals Safeguarding Area for 

Limestone and proposes non-minerals development, and has not been accompanied by a 

Minerals Assessment as required by Policy M11. However, it is appreciated that applications 

for reserved matters consent are not strictly defined as an application for planning 

permission under the terms of the Town and Country Planning Act 1990 and, therefore, the 

policy requirements of Policy M11 are not applicable in this case. Nonetheless, the principle 

of residential development on this site, and therefore, the sterilisation of any minerals 

resources has previously been deemed acceptable at the outline planning permission stage.  

Infrastructure for Growth 

7.12.9 It is noted that Lincolnshire Fire and Rescue have submitted a formal objection on the 

grounds of inadequate water supply for fire-fighting purposes and have indicated that 

additional fire hydrants are required to serve the development. However, only those matters 

reserved for further consideration can be assessed at this reserved matters stage 

(appearance, landscaping, layout and scale)  and therefore, the impacts of the development 

on local infrastructure do not fall to be assessed as part of the current scheme. Any 

requirement for the provision of additional infrastructure capacity, including the provision of 

additional fire hydrants, should have been secured as part of the Section 106 Agreement 

attached to the outline planning permission. As such, it is not possible to impose any 

additional obligations requiring the provision of fire hydrants at this stage. 

7.12.10 Nonetheless, details of adequate fire safety measures will be required as part of Building 

Regulations Approval, under Approved Document B, this includes general arrangements for 

fire safety, means of warning and escape, and fire detection and alarm systems.  

8 Crime and Disorder 
 



 

 
 

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

implications. Lincolnshire Police Crime Prevention Office has been consulted on the 

application and has raised no objections.  

 

9 Human Rights Implications 
 

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

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

considered that no relevant Article of that Act will be breached 

 

10 Conclusions 
 

10.1 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 current reserved matters 

application falls to be assessed against the principles of the development set out in the 

Design and Access Statement and Indicative Block Plan, submitted as part of the outline 

planning permission, as well as the compliance with the development plan.  

10.2 In this context, Officers’ have concluded that the current proposed remain in broad 

accordance with the principles of the outline planning permission, as well as indicating 

provision of the relevant open space requirements secured through the Section 106 

Agreement attached to the outline planning permission.  

10.3 The detailed design and landscaping proposals are deemed to be appropriate for the site’s 

rural context, and viewed in the context of the historical agricultural nature of the site, whilst 

also creating an attractive and high-quality environment that enhances the setting of the 

non-designated brick barns at the site, which are to be converted. As such,  it is Officers 

assessment that the proposals would provide an acceptable layout, scale, appearance, and 

landscaping for the development that would not result in any unacceptable visual impacts 

or harm to the character and appearance of the area. Furthermore, having regard to the 

proposed scheme and the separation distances between the dwellings and the existing 

neighbouring residential properties, the submitted details would not give rise to any 

unacceptable adverse impacts on neighbouring land users.  

10.4 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, and 

there are no material considerations of sufficient weight to indicate that planning permission 

should be withheld.  

11 Recommendation 
 

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

following conditions:  

 

Approved Plans 

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

of approved plans:  

a. Proposed Block Plan (Ref: 20-047/002) 



 

 
 

b. Proposed Block Plan: Inset Plan (Ref: 20-047/003) 

c. Proposed Floor Plans and Elevations: Units 1-5 (Ref: 20-047/004/Rev A) 

d. Proposed Floor Plans: Unit 6-13 (Ref: 20-047/005/Rev A) 

e. Proposed Elevations: Unit 6-13 (Ref: 20-047/006/Rev A) 

f. Proposed Floor Plans and Elevations: Unit 14 – 17 (Ref: 20-047/007) 

g. Proposed External Works (Ref: 20-047/BP/001/Rev D) 

Unless otherwise required by another condition of this permission.  

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

During Building Works 

Materials Details 

(2) Before any works on the external elevations of the dwellings 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 shall have been 

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

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

Policy DE1 of the adopted Local Plan.  

Soft Landscaping Details 

(3) Notwithstanding the submitted plans, no development above damp-proof course shall take 

place until full details of all soft landscaping works, including the selection of appropriate plant 

species, shall have been submitted to and approved in writing by the Local Planning 

Authority. Details shall be in broad accordance with approved plan Proposed External Works 

(Ref: 20-047/BP/001/Rev D) and shall include:  

a. Planting plans 

b. Written specifications (including cultivation and other operations associated with plant 

and grass establishment) 

c. Schedules of plants, noting species, plant sizes and proposed numbers / densities 

where appropriate.  

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

development and its assimilation with its surroundings and in accordance with Policy DE1, 

EN1 and OS1 of the adopted South Kesteven Local Plan.  

Hard Landscaping Details 

(4) Notwithstanding the submitted plans, no development above damp-proof course shall 

commence until details of hard landscaping works shall have been submitted to and approved 

in writing by the Local Planning Authority. Details shall be in broad accordance with approved 

plan Proposed External Works (Ref: 20-047/BP/001/Rev D) and shall include: 

a. Detailed specification and materials for all hard surfaces, including the internal private 

road, communal courtyards and boundary treatments.  

Reason: Hard landscaping makes an important contribution to the development and its 

assimilation with its surroundings in accordance with Policy DE1 of the adopted South 

Kesteven Local Plan.  

Before the Development is Occupied 

Materials Implementation 



 

 
 

(5) Before any part of the development hereby permitted is occupied, the dwellings 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.  

Hard and Soft Landscaping Implementation  

(6) Before any part of the development hereby permitted is occupied, all hard works shall have 

been carried out in accordance with the approved landscaping details.  

Reason: Hard and soft landscaping make an important contribution to development and its 

assimilation with its surroundings and in accordance with Policy DE1 and EN1 of the adopted 

South Kesteven Local Plan.  

Ongoing Conditions 

Soft Landscaping Implementation 

(7) Before the end of the first planting season following the final occupation of the development 

hereby permitted, all soft landscaping works shall have been completed in accordance with 

the approved landscaping details.  

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

development and its assimilation with its surroundings and in accordance with Policy DE1, 

EN1 and OS1 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.  

 



 

 
 

Site Location Plan 

 



 

 
 

Illustrative Site Layout (submitted as part of outline planning permission) 

 



 

 
 

Proposed Site Layout 

 



 

 
 

Proposed Site Layout (Inset Plan) 

 



 

 
 

 

Proposed Plans and Elevations  

Plots 1 – 5 

 



 

 
 

Plot 6 – 13  

 



 

 
 

 



 

 
 

Plots 14 – 17  

 



 

 
 

Proposed Landscaping Strategy 

 

 

 



 

 
 

 

 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 

 

 


