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S22/0683 – Priory Road, Stamford  

  



 

 
 

1 Description of the site  
 

1.1 The application site comprises an area of approximately 0.50 hectares (1.23 acres) of 

broadly rectangular land situated to the south of Priory Road / Uffington Road, located to 

the south-east of Stamford Town Centre.  

 

1.2 The site is currently vacant, but contains 2 (no) buildings associated with the former use as 

a vehicle repair garage and bus depot. Along the northern boundary of the site, there is a 1 

½ storey steel framed building formerly used as a garage workshop; and at the southern 

end of the site there is a buff brick building with profile metal cladding, equivalent to 1 ½ 

storey domestic scale, which is understood to have been historically used as a storage 

building.  

 

1.3 The application site generally falls from north to south, from the site entrance on Priory Road 

(28.2m AOD) down to the boundary with the allotments to the south (26.0m AOD) which 

results in a gradient of approximately 1 in 15. The site is understood to have historically 

been a stone quarry, and is demonstrated by the presence of a stone quarry face along the 

northern boundary.   

 

1.4 The site is bound to the north by Priory Road and Uffington Road, beyond which is Morrisons 

Supermarket, Aldi Supermarket and the ongoing residential development of 200 dwellings 

by Vistry Partnerships, as part of the Stamford East development scheme (Application Ref: 

S21/0938); to the east of the site (at an elevated position) is a former car dealership which 

is being converted to an Enterprise Rent-a-Car facility, and the former railway line; to the 

west is St. Leonard’s Priory (Scheduled Ancient Monument); whilst to the south is an 

allotment gardens.  

 

1.5 The site benefits from clearly defined boundaries on all sides; marked by the quarry face to 

the northern boundary, which has a mature hedgerow at the top fronting onto Uffington 

Road, a stone wall along the western boundary with mature trees, subject to Tree 

Preservation Order beyond; and overgrown hedgerow and shrubs to the eastern and 

southern boundaries.  

 

1.6 The application site falls within Character Area CA2 (East Stamford) of the Stamford 

Character Study and Design Guide, which identifies the following key characteristics of the 

existing urban form, and design principles for future development:  

 

Key Characteristics  

(a) Mixed land-use, large areas of retail parks, industrial estates, Stamford and 

Rutland Hospital, agricultural landscapes, small areas of housing and allotments.  

(b) River Welland makes a large contribution to the character of the area 

(c) Large allotments contribute to the sense of community and verdant character of 

the area 

(d) Large number of mature street trees within verges along A6121 and hedgerows 

and trees along Uffington Road contribute to the verdant character on entering the 

town.  

Design Principles 



 

 
 

(a) New development should provide permeable and inclusive street patterns with 

trees set within roadside verges. Street layouts should be designed to provide a 

sense of enclosure and privacy, typical of the post-war development of the area.  

(b) New development should respect the historic rural setting of the town.  

 

1.7 As identified above, the site is located immediately adjacent to the ruins and site of St. 

Leonard’s Priory (Scheduled Ancient Monument), which also includes the remains of St. 

Leonard’s Priory (Grade I Listed Building) and Priory Farmhouse (Grade II Listed). The site 

is also identified as falling within the Minerals Safeguarding Area for Sand and Gravel, as 

designated by Policy M11 of the Lincolnshire Minerals and Waste Local Plan: Core Strategy 

and Development Management Policies DPD (Adopted June 2016), and there is a Public 

Right of Way which runs along the western boundary of the site, connecting Priory Road 

with the River Welland. Finally, the group of Sycamore trees within the grounds of Priory 

Farmhouse, along the western boundary of the site, are the subject of a Tree Preservation 

Order made in July 2022.  

 

2 Description of the proposal 
 

2.1 The current application seeks full planning permission for the demolition of the existing 

buildings on the site, and the subsequent erection of a 41-unit retirement living facility, car 

parking, access, landscaping and ancillary development.  

 

2.2 The application submission has been accompanied by a Proposed Site Plan, Elevations 

Plans, Floor Plans, Streetscenes, and Landscaping Plans, which demonstrate that nature 

of the development proposed.  

 

2.3 In this respect, it is noted that the application scheme has been amended throughout its 

lifetime, which has included revisions to the scale and design of the proposed scheme, 

following feedback received from Historic England and provided by the Council’s Design 

PAD service. The revised proposals, which are subject to determination, comprise of the 

following:  

 

2.4 The application scheme consists of a 41-unit retirement living facility (Use Class C3), which 

is proposed to be operated by McCarthy Stone. The proposed units would consist of a mix 

of 1-bedroom apartments (12 units) and 2-bed apartments (29 units), which are intended to 

provide independent living accommodation for people aged 60 and above. The apartments 

would be privately owned, owner-occupied apartments with access to shared communal 

facilities such as a communal lounge, guest suite, reception (including house manager), and 

communal roof terrace.  

 

2.5 The submitted Site Layout demonstrates that the proposed retirement facility would be 

situated broadly within the centre of the site. Access to the site would be taken via the 

existing access onto Priory Road, which is positioned in the north-western corner of the site, 

that would be upgraded to a bellmouth junction which is 5 metres wide, and allows two 

vehicles to pass one another. Upon entry into the site, a dedicated, gated parking area 

would be provided in the south-western corner of the site to serve the allotment gardens; 

this dedicated parking area includes sufficient space for 5 vehicles to park. A turning circle 

is then situated at the western end of the site, which enables a refuse lorry to manoeuvre 



 

 
 

within the site and access to refuse storage area, which is proposed to be positioned at the 

western end of the building; and parking provision is made for 4 (no) cars, including 2 

disabled parking spaces adjacent to the building. The western elevation of the building is 

proposed to be the primary point of entry into the retirement facility.  

 

2.6 An internal access road would be routed along the northern boundary of the site, which 

would lead to a further area of parking at the eastern end of the site. In total, 24 parking 

spaces are proposed for use by residents, staff and visitors. Private landscaped amenity 

space for residents of the development is proposed along the northern and southern 

boundary of the site, adjacent to the building.  

 

2.7 Off-site highways works are proposed as part of the development, which includes the 

provision of improved pedestrian crossing arrangements from the site towards the Morrisons 

Supermarket on the opposite side of Uffington Road. A new tactile crossing point is to be 

provided at the site entrance on the northern footway on Priory Road, and the western arm 

of the Uffington Road roundabout will also be upgraded with tactile paving on both arms as 

well as the central refuge.  

 

2.8 The submitted Landscaping Plan indicates that the majority of the existing trees situated 

along the north, west and eastern boundaries would be retained; only minor clearance works 

would be required to facilitate the development, which would include removing T6 (Cherry) 

and T7 (Sycamore) along the southern boundary of the site and T14 (Sycamore) and T17 

(Sycamore) along the northern boundary of the site. Replacement native shrub planting is 

proposed along the southern boundary of the site, adjacent to the allotments, and additional 

low level planting is proposed immediately to the north of the shrub planting.  

 

2.9 Within the site boundaries, ornamental trees are proposed to break up the car parking areas 

and to line the internal access road. The proposed parking bays are also indicated as being 

formed of permeable block paving. The northern boundary is to be defined by a 1.1m high 

metal rail, whilst the eastern and southern boundary would also be secured by a 1.8m high 

metal rail.  

 

2.10 As referenced above, the design, scale and materiality of the proposed retirement building 

has been the subject of revision during the determination of the current application, in 

response to feedback provided by Historic England and the Council’s Design PAD service. 

The revised scheme, which is subject to determination, indicates that the proposed building 

would be a predominantly 3 ½ storey building (equivalent to 3-storey building with 

accommodation in the roofspace). The western elevation, which fronts onto St. Leonards 

Priory is slightly lower, and incorporates a 3-storey flat roof element. The building 

incorporates a traditional pitched roof design, with various gabled features and dormer 

windows in the northern and southern elevation, which seek to reducing the massing of the 

building from these prominent visual positions.  

 

2.11 The building seeks to adopt a traditional appearance on the western elevation, which is 

proposed to be the primary entry into the building, and also faces St. Leonard’s Priory. This 

elevation uses ashlar along the north-western part of the building, with lined render at the 

ground floor level. At the south-western part of the building, which is reduced in scale to 

minimise its impact on the heritage assets and surrounding landscape, the building will 



 

 
 

feature a parapet at the roof terrace level, which will feature a brick dentil course detail, and 

will be constructed with buff brick and lined render. The main entrance to the building is to 

be covered with an entrance copy.  The proposed windows are to be dark grey framed with 

stone cill surrounds and lintels; and the building is to be wrapped in a stone surround at first 

floor level. The roof is to be constructed of concrete tiles; and tax windows are proposed at 

the western end of the southern elevation to provide further visual interest.  

 

2.12 Walkout balconies are provided for a number of apartments on the northern and western 

elevation, which are proposed to be stone framed balconies with dark grey steel security 

fencing, to provide additional amenity space for these apartments. In addition, Juliet 

balconies are proposed for apartments at the western and eastern end of the building.  All 

ground floor apartments are indicates as having private patio areas. In total, 827 sq. metres 

of communal external amenity space is provided, whilst a further 88 sq. metres is provided 

by a roof terrace situated in the south-western corner of the building.  

 

2.13 The proposed surface water drainage strategy is based on infiltration into the ground; with 

surface water runoff attenuated in an underground crate system situated beneath the 

proposed parking areas, which are to be constructed with permeable paving. Foul water 

drainage is proposed to be via the existing public sewer which passes through the site in a 

north-south direction at the eastern end, and continues along the southern boundary of the 

site, before re-entering the site at the south-western corner. The existing foul sewer forms 

part of the wider drainage network running along Priory Road / Uffington Road.  

 

3 Relevant History 
 

3.1 No relevant planning application history  

 

4 Policy Considerations 
 

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

Policy SD1 – The Principles of Sustainable Development in South Kesteven 

Policy SP1 – Spatial Strategy  

Policy SP2 – Settlement Hierarchy  

Policy SP3 – Infill Development 

Policy H2 – Affordable Housing Contributions 

Policy H4 – Meeting All Housing Needs 

Policy E6 – Loss of Employment Land and Buildings to Non-Employment Uses 

Policy EN1 – Landscape Character 

Policy EN2 – Protecting Biodiversity and Geodiversity 

Policy EN3 – Green Infrastructure 

Policy EN4 – Pollution Control  

Policy EN5 – Water Resources and Flood Risk Management 

Policy EN6 – The Historic Environment 

Policy DE1 – Promoting Good Quality Design 

Policy SB1 – Sustainable Building 

Policy OS1 – Open Space 

Policy ID1 – Infrastructure for Growth  

Policy ID2 – Transport and Strategic Transport Infrastructure 



 

 
 

 

4.2 Stamford Neighbourhood Plan 2016 – 2036 (Made July 2022) 

Policy 2 – Additional Residential Development 

Policy 3 – Housing type and mix on new developments 

Policy 8 – The Historic Environment  

Policy 10 – Character Areas 

Policy 11 – Sustainable Transport 

 

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

Management Policies DPD (Adopted June 2016) 

Policy M11 – Safeguarding of Minerals Resources 
 

4.4 Design Guidelines for Rutland and South Kesteven Supplementary Planning 

Document (Adopted November 2021) 

 

4.5 National Planning Policy Framework (NPPF) (Adopted July 2021) 

Section 2 – Achieving sustainable development 

Section 4 – Decision-making 

Section 5 – Delivering a sufficient supply of homes 

Section 9 – Promoting sustainable transport 

Section 11 – Making effective use of land 

Section 12 – Achieving well-designed places 

Section 14 – Meeting the challenge of climate change, flooding and coastal change 

Section 15 – Conserving and enhancing the natural environment 

Section 16 – Conserving and enhancing the historic environment 

Section 17 – Facilitating the sustainable use of minerals 

 

5 Representations Received 
 

5.1 Anglian Water 

5.1.1 No objection, subject to conditions 

 

5.1.2 There are assets owned by Anglian Water or those subject to an adoption agreement within 

or close to the development boundary that may affect the layout of the site.  

 

5.1.3 The foul drainage from this development is in the catchment of the Stamford Water 

Recycling Centre that will have available capacity for these flows. 

 

5.1.4 The sewerage system at present has capacity for these flows. 

 

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

insofar as it is relevant to Anglian Water is unacceptable. We would therefore recommend 

that the applicant needs to consult with Anglian Water and the Lead Local Flood Authority. 

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

 

5.2 Cadent Gas 

5.2.1 No objections 

 



 

 
 

5.3 Environment Agency 

5.3.1 No objection subject to conditions. 

 

5.3.2 The previous use of the proposed development site as a car mechanics, builders yard and 

depot presents a potential risk of contamination that could be mobilised during construction 

to pollute controlled waters. Controlled waters are particularly sensitive in this location 

because the proposed development site is located upon a principal aquifer and within a 

source protection zone 3.  

 

5.3.3 The application’s Phase I and Phase II Site Appraisal reports demonstrate that it will be 

possible to manage the risks posed to controlled waters by this development. Further 

detailed information can be secured via planning condition.  

 

5.4 The Association of Gardens Trust 

5.4.1 No comments to make. 

 

5.5 Heritage Lincolnshire 

5.5.1 No objection, subject to conditions 

 

5.5.2 The site for the proposed development lies in an area of archaeological importance 

immediately to the east of the Scheduled Monument, Ruins and site of St Leonards Priory, 

the remains of St Leonards Priory (Grade I Listed) and Priory Farmhouse (Grade II). A 

heritage Assessment has been provided in support of the application which describes the 

heritage assets recorded in the vicinity of the site.  

 

5.5.3 The extent of the Priory precinct to the east is not known. Archaeological monitoring 

undertaken during the installation of a sewer (in 1974) identified inhumation burials up to 

the eastern boundary of the scheduled area. It is likely that more burials were present in the 

vicinity and possibly lie within the area of the proposed development. The remains of a post-

medieval lime kiln have been identified at the north western corner of the site.  

 

5.5.4 The proposed area of development has been subject to extensive quarrying in the past, as 

depicted on historic Ordnance Survey maps and demonstrated by the presence of a deep 

quarry face which extends along the northern boundary of the site. However, areas which 

have not been disturbed by quarrying have potential for the presence of archaeological 

remains, particularly remains associated with nationally significant monument of St. 

Leonards Priory and the burials identified at the western end of the proposed development 

site.  

 

5.5.5 Additional information has been provided in respect of the proposed works, root protection 

area and construction methods at the western end of the site. Due to the potential for the 

development to impact sensitive archaeological deposits in this area, it is recommended 

that a programme of archaeological work be implemented.  

 

5.5.6 It is recommended that areas outside the root protection zone, which may not have been 

impacted by quarrying are subject to a programme of trial trenching to determine the 

presence or absence of archaeological deposits.  



 

 
 

5.5.7 Removal of hard surfacing within the Root Protection Area adjacent to the western boundary 

of the proposed development area should be undertaken under archaeological supervision 

and control. If significant archaeological remains are revealed within this area, provision 

must be made for their protection or excavation and recording.  

 

5.6 Historic England 

5.6.1 No objections 

 

5.6.2 We welcome the amendments to the height and massing of the scheme, and we refer you 

to your Conservation Advisor as to regards the use of high quality materials and detailing to 

secure the long life and weathering of the new structures. The amendments to the scheme 

address our previous concerns.  

 

5.6.3 We consider that the application now meets the requirements of the NPPF in respect of the 

historic environment.  

 

5.7 Lincolnshire County Council (Highways and SuDS) 

5.7.1 No objection subject to conditions.  

 

5.7.2 Highways Safety 

5.7.2.1 Priory Road is a single carriageway that measures approximately 5.5m in width and is 

subject to a 30mph speed limit. There are no waiting restrictions on the northern side of 

Priory Road. Approximately 20m east of the site access, Priory Road meets the 

roundabout which connects to Uffington Road and the Morrisons Supermarket.  

 

5.7.2.2 Analysis of Personal Injury Accident Data from 2016-2020 finds two slight incidents on the 

roundabout. This does not demonstrate a pattern which would cause concern for highway 

safety.  

 

5.7.2.3 The applicant proposes to improve the pedestrian crossing point on the western arm of 

Uffington Road roundabout, by means of providing an uncontrolled tactile crossing on both 

footways and the central refuge.  

 

5.7.2.4 As part of the development proposals, the existing access onto Priory Road would be 

improved, by introducing a bellmouth geometry and widening to 5m. The access benefits 

from adequate visibility splays, in accordance with Manual for Street guidance, and vehicle 

swept path tracking demonstrates that the new access will serve two-way vehicle 

movements.  

 

5.7.3 Highways Capacity 

5.7.3.1 The existing site is currently vacant, however, the fallback use of the site as industrial 

buildings will have a significant number of HGV movements associated with it. The 

proposed development is expected to produce 6 trips in the AM peak, 5 trips in the PM 

peak, and a total of 69 trips across a daily period. This equates to one trip every 10 minutes 

in the AM peak, and one trip every 12 minutes in the PM peak.  

 

5.7.3.2 The Highways Authority does not consider that this proposal would result in a severe 

impact.  



 

 
 

 

5.7.4 Site Layout 

5.7.4.1 The development site incorporates 31 car parking spaces for use by staff, residents and 

visitors. This is determined to be an appropriate level of car parking provision and should 

not cause any overspill onto the existing highway network.  

 

5.7.4.2 Parking for the allotments has also been designed into the scheme.  

 

5.7.4.3 Refuse storage is situated within the building and refuse collection will take place within 

the site curtilage. The applicant has provided a vehicle swept path analysis which 

demonstrates that a refuse vehicle can manoeuvre within the site, and access and egress 

onto Priory Road in a forward gear 

5.7.4.4 Access to the public right of way to the west and south of the site will not be impacted.  

 

5.7.5 Flood Risk and Drainage 

5.7.5.1 The proposed surface water drainage strategy utilises permeable parking bays, with 

attenuation in the form of an underground crate system with soakaways providing 

discharge via infiltration direct to the ground.  

 

5.8 Lincolnshire County Council (Minerals Planning Authority) 

5.8.1 No comments received 

 

5.9 Lincolnshire Fire and Rescue 

5.9.1 No comments received 

 

5.10 Lincolnshire Police 

5.10.1 No objections 

 

5.11 NHS Lincolnshire 

5.11.1 Section 106 Contributions required. 

 

5.11.2 The overall contribution request for the development is £24,774.75. 

 

5.12 SKDC Affordable Housing Officer 

5.12.1 Comment 

 

5.12.2 30% affordable housing should be provided on site (equivalent to 13 units), the developer 

will need to provide evidence on the viability of the site if the target is less than 30%.  

 

5.12.3 Where an applicant demonstrates to the Council’s satisfaction that a scheme is not currently 

viable at the affordable housing target rate, and the Council determines that it is appropriate 

to negotiate a reduced contribution rate then the Section 106 Agreement will include an 

overage clause. This means that in the event of final sales prices for the completed units 

exceeding the estimated figures in the reviewed financial appraisal, the uplift is divided 

according to a pre-development contribution plus the overage where it would not exceed 

the target rate. 



 

 
 

5.12.4 In this case, I believe that off-site provision or commuted sum would be appropriate to 

comply with the requirements contained within the SPD.  

 

5.13 SKDC Conservation Consultee 

5.13.1 No objection subject to conditions 

 

5.13.2 It is noted that the scale and height of the proposed building (actual and perceived) has 

been lowed to, now, more comfortably relate in impact on the heritage assets nearby – at 

the western end of the building in particular.  

 

5.13.3 The general modelling and articulation of the extensive and prominently displayed north and 

south elevations to the building is also now better resolved, visually and architecturally, with 

local traditional roof forms most notably introduced, incorporating gabled features and 

dormer windows, which are effective in breaking up the mass of the monotonous and 

monolithic form of the previous scheme.  

 

5.13.4 Conditions required to secure samples of materials, and detailing of features.  

 

5.14 SKDC Environmental Protection Officer 

5.14.1 No objection subject to conditions.  

 

5.14.2 Environmental Protection accepts the conclusions of the Phase I Desk Top Study, further 

detailed ground investigations required to address deficiencies of the submitted Phase II 

Ground Investigation. Satisfied that this can be addressed by condition.  

 

5.14.3 Environmental Protection accepts the conclusions of the Acoustic Report. The applicant 

should implement the recommendations of the report contained in Section 5 and Section 6, 

in relation to the glazing and ventilation strategy to ensure that average noise levels within 

habitable rooms, due to road traffic, would comply with maximum levels.  

 

5.14.4 An odour risk assessment has been completed and concluded that any odour impact would 

be negligible risk. The proposed development would be utilising a mechanical ventilation 

and conditioning system, which does not need passive ventilation to the rooms of the 

buildings. This would also negate the impact of odours.  

 

5.15 SKDC Arboricultural Consultee 

Comments on initial submission – No comments received following amended plans.  

5.15.1 No objection in principle, subject to conditions securing further information 

 

5.15.2 Recommend that an Arboricultural Impact Assessment be undertaken, which should 

consider the potential conflicts between the retained trees and the new structures, and vice 

versa. A site specific method statement should be produced that must mitigate the potential 

impacts of the intended works on the trees, including but not limited to, demolition, 

groundworks, site access, phasing of works, site monitoring and facilitation pruning.  

 

5.15.3 I accept that the trees on the boundaries are not of particular quality. They are generally 

self-propagated sycamore and cherry. Notwithstanding that, T5, T6, T7, T8 and T11 afford 

screening for the neighbouring land, allotments and the River Welland. I note that the 



 

 
 

Landscaping Plan recommends replacement planting. The species are in a large part 

ornamental and low growing, and not well suited to the site’s semi-rural natural setting and 

the historic character of Stamford.  

 

5.15.4 Consideration should be given to retaining, where possible, some of the established trees 

particularly on the southern and eastern boundaries, and incorporating into the planting 

plan, larger mature species such as willow, alder, small leaved lime, sycamore and birch 

that are more typical to the Lincolnshire landscape. They would not only help to screen the 

new building and infrastructure but would uphold the leafy character, and mitigate storm 

water runoff and climate change.  

 

5.16 SKDC Principal Urban Design Officer 

Comments on initial submission – No comments received following amended plans.  

5.16.1 Further information / amendments required 

 

5.16.2 A study of views northwards from the PRoW and land to the south is required. Once these 

views have been studied, the building should be appropriately designed (scale, massing 

and materials) with options given of how it will look and sit within these views.  

 

5.16.3 Present images show the building towering above the allotments – this southern elevation 

is therefore particularly important – needing an elevation in quality and better response to 

context.  

 

5.16.4 There are issues of small balconies that aren’t practice or appealing to use, along with 

possible concerns about light issues for north facing units.  

 

5.17 Stamford Town Council  

5.17.1 Objection 

 

5.17.2 We recognise the changes that have been made. There are still issues of pedestrian and 

vehicle access, as the development is too near the busy Uffington Road roundabout making 

vehicular entry and exit from the site hazardous. Pedestrian access to and from the site is 

also extremely unsafe due to heavy traffic, absence of usable pedestrian walkways and lack 

of pedestrian crossings.  

 

5.17.3 The development is in close proximity to and within the curtilage of St. Leonards Priory. It 

will be highly visible from this Grade I listed heritage asset (Scheduled Monument) and 

threatens to undermine important historical and archaeological considerations.  

 

5.17.4 We concur with the numerous conservation issues cited by Historic England in their report  

(NB. Refers to HE comments on initial scheme) and recommend that all surrounding trees 

should have a Tree Preservation Order attached to them.  

 

5.18 Ward Member – Councillor Harish Bisnauthsing  

5.18.1 Objection 

 

5.18.2 The site is unsuitable for the development of a care home 

 



 

 
 

5.18.3 Uffington Road / Priory Road is already congested with the recently approved development 

to the east of the town.  

 

5.18.4 The application will unacceptably affect the allotments.  

 

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 5 letters of representation have been received; 4 letters have 

indicated support for the application, and 1 letter has raised formal objections to the 

development. The letters of representation have raised the following material 

considerations:  

 

1. Support the need for retirement living accommodation in Stamford 

2. The plans do not reflect the presence of the public right of way running along 

the western boundary 

7 Evaluation 
 

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

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

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

Plan comprises of the following documents:  

 

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

2. Stamford Neighbourhood Plan 2016 – 2036 (Made July 2022). 

 

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

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

development plan in relation to minerals planning.  

 

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

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

consideration in the determination of planning applications.  

 

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

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

determination of planning applications.  

 

7.5 Principle of Development 

 

7.5.1 Local Plan Policy SP1 (Spatial Strategy) identifies that the focus for the majority of growth 

is in and around the four market towns, with Grantham being a particular focal point for 

development. Development proposals that make effective use of previously developed land 

will also be encouraged. In connection with the above, decisions about the location and 

scale of new development will be taken on the basis of the settlement hierarchy set out in 

Policy SP2.  

 



 

 
 

7.5.2 Policy SP2 (Settlement Hierarchy) identifies Stamford as one of the three market towns 

which, in addition to Grantham, will be the focus for new development during the plan period. 

It states that “Development which maintains and supports the role of the three market towns 

of Stamford, Bourne and The Deepings will be allowed provided that it does not compromise 

their nature and character. Priority will be given to the delivery of sustainable sites within the 

built-up part of the town and appropriate edge of settlement extensions”.  

 

7.5.3 In addition, Local Plan Policy SP3 (Infill Development) recognises that infill development, 

which is in accordance with all other relevant Local Plan policies, will be supported provided 

that:  

 

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

(previously development land) 

(b) It is within the main built-up part of the settlement 

(c) It does not cause unacceptable impact on the occupiers’ amenity of adjacent 

properties 

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

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

adjacent properties.  

 

7.5.4 Similarly, Section 5 of the Framework seeks to significantly boost the supply of homes, and 

recognises the requirement to provide housing which meets the needs of different groups 

of the community. In addition, Section 11 encourages the effectively use of land. Paragraph 

120 specifically identifies that planning policies and decisions should “promote and support 

the development of under-utilised land and buildings, especially if this would help to meet 

identified needs for housing where land supply is constrained and available sites could be 

used more effectively”.  

 

7.5.5 In respect of the above, the application site is a vacant, previously developed (brownfield) 

site, that was formerly used as a vehicle repair workshop and bus depot, which is located 

within the main built-up area of Stamford, to the south-west of the defined Town Centre. 

Furthermore, redevelopment of the site would not extend the pattern of development beyond 

the existing limits of the town in any direction.  

 

7.5.6 Taking the above into account, redevelopment of the site would be in accordance with 

criteria (a), (b), and (d) of Local Plan Policy SP3, and would be in accordance with the overall 

spatial strategy for the District. With regards to criteria (c) and (e), these matters fall to be 

assessed against the relevant material considerations which are discussed in further detail 

below.  

 

7.5.7 With regards to the principle of the proposed redevelopment of the site for a residential 

purposes, comprising of a 41-unit retirement facility (Use Class C3), it is appreciated that 

the site is currently vacant land; and is understood to have stood unused for an extended 

period of time (the most recent planning history for the site relates to 1990). However, the 

former use of the site was a vehicle workshop and bus depot, and therefore, the lawful use 

of the site remains as an employment use. Therefore, the application proposals also fall to 

be considered in the context of Policy E6 (Loss of Employment Land and Buildings to Non-

Employment Uses) of the adopted Local Plan. This policy states that the Council will seek 



 

 
 

to retain and enhance existing areas of employment use, as well as the sites identified in 

Policy E1 to E4, unless it can be demonstrated that:  

 

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

may include the need for effective, robust and proportionate marketing of the land 

and buildings to be undertaken; or 

(b) Redevelopment of the site would maintain the scale of employment opportunities 

on the site, or would deliver wider benefits, including regenerating vacant or 

underutilised land; or  

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

employment land within the District; or  

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

 

7.5.8 In the context of the above, it is appreciated that the site is currently vacant, and therefore, 

does not provide any employment opportunities in its current form. Whilst the proposed 

development scheme would result in a change of use of the land from employment to 

residential purposes, the proposed retirement facility would provide a small number of full-

time and part-time jobs (the submitted application form indicates that it equates to 3 full-time 

equivalent positions) for the operation of the facility; including the site manager, and 

cleaners etc. In view of this, it is Officers’ assessment that the submitted proposals would 

maintain the scale of employment opportunities on the site, whilst also providing wider 

benefits, including redevelopment of an underutilised site within the main built-up area of 

Stamford to meet the needs of the older population. Consequently, it is Officers’ position 

that the application proposals would meet the requirements of criteria (b) of Policy E6 and 

that the change of the use of the land is justified in this case.  

 

7.5.9 Furthermore, Policy 2 (Additional Residential Development) of the made Stamford 

Neighbourhood Plan (SNP) identifies that proposals for new residential development within 

the existing built form of Stamford will be supported, where it can demonstrate the following, 

where appropriate:  

 

(a) It will protect and, where appropriate, enhance the characteristic features of the 

townscape, landscape, prominent or historic buildings or structures, woodland, 

mature trees and hedgerows 

(b) Its location and size does not conflict with the existing character and bult form of 

that part of the settlement and should demonstrate how it responds positively to 

the positive character area attributes as identified within the Stamford Conservation 

Area Appraisal, or the Stamford Character Study and Design Guide.  

(c) It safeguards the amenity of existing garden space 

(d) It provides satisfactory layouts to safeguard the amenities of residential properties 

in the immediate locality; and  

(e) It should not have an unacceptable impact on highways capacity or safety.  

 

7.5.10 Consequently, redevelopment of the site for a retirement facility is deemed to be acceptable 

in principle within the made Neighbourhood Plan, subject to compliance with the identified 

criteria. These matters are considered as part of the relevant material considerations 

discussed below.  

 



 

 
 

7.5.11 To summarise, it is Officers’ assessment that the proposed redevelopment of the site would 

be in accordance with the overall spatial strategy for the District, as set out in Policy SP1, 

SP2, SP3 and E6 of the adopted South Kesteven Local Plan and Policy 2 of the made 

Stamford Neighbourhood Plan. As such, the principle of development is acceptable, subject 

to material considerations. These matters have been assessed below.  

 

7.6 Affordable Housing Contributions / Meeting All Housing Needs 

 

7.6.1 Local Plan Policy H2 (Affordable Housing Contributions) seeks to meet the needs for 

affordable housing within the District by requiring all major residential development 

proposals to provide affordable housing. Within the main built-up area of Stamford, the 

policy requires the provision of 30% affordable housing. The only exceptions to this are 

brownfield development sites across the District, and in such cases, a site specific viability 

assessment is required, and the Council will consider alternative options to deliver a range 

of affordable and intermediate products, and an overage clause will be included to cover 

any deficit in provision. This must be justified through clear evidence set out in a viability 

assessment, which the Council will have independently assessed.  

 

7.6.2 Furthermore, Paragraph 65 of the Framework requires major development proposals to 

provide a minimum of 10% of the total number of homes to be available for affordable 

homeownership.  

 

7.6.3 The National Planning Practice Guidance (PPG) advises on viability and how it should be 

assessed, including benchmark land values, which it advises should be:  

 

(a) Based upon existing use value 

(b) Allow for a premium to landowners (including equity resulting from those building 

their own homes) 

(c) Reflect the implications or abnormal costs, site specific infrastructure costs, and 

professional site fees.  

 

7.6.4 In respect of the above, the application submission has been accompanied by a Planning 

Statement, which indicates that the proposed development for a 41-bed retirement facility 

(Use Class C3) would be solely for open market provision, and would not include any 

affordable housing. As such, the Applicant has also submitted a Financial Viability 

Assessment (Alder King Consultants), which concludes that the scheme cannot support any 

affordable housing or infrastructure contributions without undermining the viability of the 

development.  

 

7.6.5 The Applicant’s Viability Assessment has been independently reviewed on behalf of the 

Council by CP Viability LTD. The conclusions of this review were that the applicant’s viability 

assessment overestimated the build costs, and abnormal costs and professional fees, as 

well as seeking a land value which is too high, and does not reflect the existing use value. 

In view of the above, the Council’s consultant concluded that the scheme could reasonably 

support and off-site affordable housing commuted sum.  

 



 

 
 

7.6.6 The Applicant subsequently provided a further statement, which rebutted the conclusions of 

the CP Viability LTD review, in particular relating to calculation of the construction costs and 

the contingency fees.  

 

7.6.7 Further independent review was undertaken on behalf of the LPA, and the final conclusions 

of this assessment, which have been agreed with the applicant is that the proposed scheme 

can afford a total Section 106 package of £191,000.00. This would include provision of the 

identified financial contribution to healthcare (discussed further below), with the remaining 

surplus funding being utilised as a commuted sum towards off-site affordable housing 

provision.  

 

7.6.8 As such, as required by Policy H2, an overage mechanism will be included within the Section 

106 Agreement, whereby any surplus funds (as a result of lower build costs or higher sales 

values than predicted) would be payable to the Council to be used for the provision of 

affordable housing elsewhere in Stamford, up to the equivalent of 30% affordable housing 

provision.  

 

7.6.9 Taking the above into account, subject to the completion of a Section 106 Agreement, the 

scheme would be in accordance with Local Plan Policy H2.  

 

7.6.10 In terms of the type and size of property to be provided as part of the development, it is 

appreciated that public representations received on the application have supported the 

provision of extra care housing within Stamford, and have indicated that there is an unmet 

need for housing for older people.  

 

7.6.11 Local Plan Policy H4 (Meeting All Housing Needs) requires all major proposals for 

residential development to provide an appropriate type and size of dwellings to meet the 

needs of current and future households in the District. This includes enabling older people 

and the most vulnerable to promote, secure and sustain their independence in a home 

appropriate to their circumstances, including through provision of specialist housing across 

all tenures and in sustainable locations. New proposals should take account of the 

desirability of providing retirement accommodation, extra care and residential care housing 

and other forms of support houses.  

 

7.6.12 In addition, Policy 3 (Housing type and mix of new developments) of the SNP seeks to 

ensure development proposals provide an appropriate mix of housing, including meeting 

the needs for 1-, 2- and 3-bed properties and supporting first time buyers, young families 

and accommodation for older people. In respect of retirement / care accommodation 

specifically, the policy states “Where practicable proposals for new care facilities and 

accommodation for older people should be closer to public transport services, walking and 

cycling routes and be easily accessible to nearby shops. Proposals which utilise 

opportunities for the multi-use and co-location of care facilities and accommodation for older 

people with other services and facilities, and thus co-ordinate local care and provide 

convenience for users, will be particularly supported”.  

 

7.6.13 In view of the above, the proposed development scheme would provide a range of 1-bed 

and 2-bed apartments as part of a retirement facility, which is designed to provide 

independent living accommodation for people aged 60 and above; this restriction on 



 

 
 

occupation is proposed to be secured via planning condition. The proposed facility is 

deemed to be well located in relation to nearby services and facilities, including Morrisons 

Supermarket and Aldi, which are located on the opposite side of Uffington Road, and the 

retail park, which is situated a short-walk further north. The site is also located approximately 

0.5 miles from Stamford Town Centre, with appropriate walking and public transport 

opportunities to connect residents of the site to the facilities available within this location.  

 

7.6.14 Taking the above into account, it is Officers’ assessment that, subject to the completion of 

a Section 106 Agreement to secure the identified affordable housing commuted sum, the 

proposal would be in accordance with Policy H2 and H4 of the adopted South Kesteven 

Local Plan, Policy 3 of the made Stamford Neighbourhood Plan, and Section 5 of the 

National Planning Policy Framework.  

 

7.7 Impact on heritage assets 

 

7.7.1 As previously identified, the application site is located immediately to the east of the ruins 

and site of St. Leonard’s Priory (Scheduled Ancient Monument), which also includes the 

remains of St. Leonard’s Priory (Grade I Listed Building) and Priory Farmhouse (Grade II 

Listed Building), and therefore the proposed development has the potential to impact on the 

setting and significance of these assets.  

 

7.7.2 In this respect, it is noted that representations received from Stamford Town Council on the 

application, have raised objections on the basis that the scheme would undermine the 

significance and setting of the St. Leonard’s Priory.  

 

7.7.3 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires 

Local Planning Authorities to have special regard for the desirability of preserving listed 

buildings and their settings, or any special architectural or historic interest which it 

possesses.  

 

7.7.4 Local Plan Policy EN6 (The Historic Environment) is the primary development plan policy 

through which the Council seeks to exercise its statutory functions. This policy states that 

the Council will seek to protect and enhance heritage assets and their settings in keeping 

with the policies in the National Planning Policy Framework. Development that is likely to 

cause harm to the significance of a heritage asset or its setting will only be granted 

permission where the public benefits of the proposal outweigh the potential harm.  

 

7.7.5 Similarly, Policy 8 (The Historic Environment) of the SNP identifies that development will be 

supported where it conserves or enhances the significance of designated and non-

designated heritage assets and their setting, through high quality and sensitive design, 

taking into consideration appropriate scale, materials and siting in relation to historic views 

within the Stamford Conservation Area Appraisals.  

 

7.7.6 In connection with the above, it is appreciated that Historic England raised a formal objection 

to the original submission - which comprised of a building of up to 4 storeys in height to all 

elevations – on the basis that the scale and height of the building would have an adverse 

impact on the setting of the scheduled monument and the designated listed buildings. This 



 

 
 

objection was also re-iterated by the Council’s Conservation Consultee in their initial 

comments on the application. 

 

7.7.7 However, as previously indicated, the application proposals have been significantly revised 

to respond to the feedback provided by the consultees. In particular, the scale and height of 

the building has been reduced to 3 ½ storey (equivalent to 3-storey with accommodation in 

the roofspace), and the western elevation of the building has been specifically reduced to a 

3-storey flat roof element in the southern corner, to further mitigate the potential impact of 

the proposed scheme on the setting of the adjacent heritage assets.  

 

7.7.8 The revised proposals have been subject to formal re-consultation with Historic England, 

who have confirmed that they have no objections to the revised scheme, subject to 

conditions securing further details of the proposed materials. In this respect, they have 

confirmed that the revisions to the scale and massing of the scheme would ensure that the 

proposed development would not cause any harm to the setting or significance of St. 

Leonard’s Priory.  

 

7.7.9 Furthermore, the Council’s Conservation Consultee has also confirmed that they have no 

objections to the revised scheme. In submitting their comments, they have stated the 

following: “It is noted that the scale and height of the proposed building (actual and 

perceived) has been lowered to more comfortably relate to the heritage assets nearby – at 

the western end of the building in particular. The general modelling and articulation of the 

extensive and prominently displayed north and south elevations of the building are also now 

better resolved, visually and architecturally, with local traditional roof forms most notably 

introduced, incorporating gabled features and dormer windows, which effectively break up 

the monotonous, monolithic previous form. I can see no further objections to the amended 

scheme on heritage grounds, subject to confirmation of high quality materials and detailing 

of features to best complement the surroundings”.  

 

7.7.10 Similarly, the Gardens Trust have confirmed that they have no comments to make on the 

application proposals.  

 

7.7.11 Taking all of the above into account, it is Officers’ assessment that the application site in its 

current form does not make a positive contribution to the character of the area and the 

setting of St. Leonards Priory (Scheduled Ancient Monument and Listed Building) and Priory 

Farmhouse (Grade II Listed Building). The application proposals would invariably give rise 

to a change in the character of the site, by introducing a large 3 ½ storey structure, which 

exceeds the scale of the existing buildings on the site. However, following extensive 

engagement with Historic England and the Council’s Conservation Consultee, it has been 

concluded that the application proposals would appropriately preserve the setting and 

significance of the adjacent heritage assets.  

 

7.7.12 Consequently, the application scheme would accord with the requirements of Local Plan 

Policy EN6, Neighbourhood Plan Policy 8 and Section 16 of the Framework, as well as the 

statutory obligations of Section 66 of the Act 1990.  

 

7.8 Impact on archaeological assets 



 

 
 

7.8.1 Similar to the above, it is appreciated that the site is located within an area of archaeological 

interest.  

 

7.8.2 Local Plan Policy EN6 (The Historic Environment) identifies that where development 

affecting archaeological sites is acceptable in principle, the Council will seek to ensure the 

mitigation of impact through preservation of remains on site as the preferred solution.  

 

7.8.3 With regards to this, the Applicant has submitted a Heritage Assessment (Cotswold 

Archaeology), which concludes that “Due to previous quarrying within the Site that removed 

up to 5-6m of ground level within and along the northern boundary of the Site, it is anticipated 

that no archaeological remains are present within this area. Within the western extent of the 

Site, it is possible, to a limited extent, that remains could occur. These remains would likely 

be truncated and / or removed by construction works. It is anticipated that some form of 

archaeological investigation would be requested by the archaeological advisor, to confirm 

the extent of previous impacts within the western most extent of the site”.  

 

7.8.4 In this respect, Heritage Lincolnshire (as Local Archaeological Advisor) have been consulted 

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

application scheme, subject to the imposition of conditions requiring a Written Scheme of 

Archaeological Investigation and subsequent completion of the investigations in advance of 

the development.  

 

7.8.5 As such, subject to the imposition of conditions, the application proposals would not have 

any unacceptable adverse impact on any below-ground archaeological assets. Taking this 

into account, the proposals would accord with Policy EN6 of the adopted Local Plan and 

Section 16 of the Framework on these matters.  

 

7.9 Design Quality and Visual Impact 

 

7.9.1 Local Plan Policy DE1 (Promoting Good Quality Design) states (amongst other criteria) that 

to ensure high quality design is achieved throughout the District, all development proposals 

will be expected to make a positive contribution to local distinctiveness, vernacular, and 

character of the area. Proposals should reinforce local identity and not have an adverse 

impact on the streetscene, settlement pattern of the landscape / townscape character of the 

surrounding area. Proposals should be of an appropriate scale, density, massing, height 

and material given the context of the area. Policy EN1 (Landscape Character) seeks to 

ensure that the development is appropriate for its context.  

 

7.9.2 Similarly, Policy 10 (Character Areas) of the SNP requires development proposals to have 

regard to the form, function and strategy of an area, place or street, and the scale, mass 

and orientation of the surrounding buildings of the character areas, as identified in the 

Stamford Character Study and Design Guide. As previously referenced, the application site 

falls within character area CA02 (East Stamford), which is identified as having the following 

key characteristics:  

 

(a) Mixed land-use, large areas of retail parks, industrial estates, Stamford and 

Rutland Hospital, agricultural landscapes, small areas of housing and allotments.  

(b) River Welland makes a large contribution to the character of the area 



 

 
 

(c) Large allotments contribute to the sense of community and verdant character of 

the area 

(d) Large number of mature street trees within verges along A6121 and hedgerows 

and trees along Uffington Road contribute to the verdant character on entering the 

town.  

 

7.9.3 Furthermore, the adopted Design Guidelines SPD (Adopted November 2021) identified that 

the detailed design of a proposal should be influenced by its context and should consider 

the relationship between the site and other buildings, routes and spaces, views and vistas, 

facilities, architectural details and the landscape. The appearance and architectural 

landscape of the surrounding buildings should be drawn upon to influence the detailed 

design.  

 

7.9.4 In relation to the above, it is appreciated that initial representations received from Stamford 

Town Council have raised objections to the design and visual impact of the proposed 

development. In particular, they stated that the design of the elevations was “slablike and 

“brutal” and would dominate the neighbouring field and the view from the River.  

 

7.9.5 In addition, it is noted that comments submitted by the Council’s Principal Urban Design 

Officer on the initial scheme raised concerns about the need to further assess the views 

towards the development from the land to the south, and the southern elevation being 

particularly prominent and thus needed an appropriate high quality design, which responds 

to its context.  

 

7.9.6 As discussed above, the current application has been substantially amended during its 

lifetime, to respond to the comments received from the Council’s Urban Design Officer, as 

part of the Design PAD meeting, as well as the concerns raised by Historic England and the 

Council’s Conservation Consultee. In particular, the height, scale and materiality of the 

scheme have all been revised. In this respect, the revised scheme has been reduced in 

height so that it is now predominately 3 ½ storeys in scale, with the western elevation slightly 

lower and incorporating a 3-storey flat roof element, in order to respond to the increased 

sensitivities of the western end of the site. Furthermore, the roofscape of the building has 

also been revised, to incorporate a traditional pitched roof design, with various gabled 

features and dormer windows on the northern and southern elevation, which assist in 

reducing the massing and bulk of these visually prominent elevations.  

 

7.9.7 Furthermore, the building now adopts a traditional architectural approach to the western 

elevation, which uses ashlar stone along the north-western part of the building, with lined 

render restricted to the ground floor level only. At the south-western part of the building, the 

materials will be buff brick and lined render, and this elevation will feature a parapet with a 

brick dentil course detail which will add visual interest to this primary elevation.  

 

7.9.8 Walkout balconies are proposed in the northern and southern elevation, which will be stone 

framed balconies with dark grey steel balustrades. These balconies provide further useable 

amenity space for occupants of these apartments, whilst also providing visual interest and 

breaking up the massing of these elevations.  

 



 

 
 

7.9.9 These revised proposals have been the subject of further re-consultation with all parties, 

and it is noted that Stamford Town Council acknowledged the revisions which have been 

made, and did not submit any objections to the design quality as part of their revised 

comments. Verbal comments have been received from the Council’s Urban Design Officer, 

which have confirmed that they acknowledge the improvements that have been made to the 

scheme to ensure it assimilates into the surrounding context.  

 

7.9.10 In view of the above, it is Officers’ assessment that the revised scheme adopts an 

appropriate approach which reflects the heritage sensitivities of the site to the west, as well 

as the visual prominence of the site on the entrance to Stamford from the north and south. 

In respect of the revised scale of the building, as discussed above, it is noted that the 

reduction in scale has been sufficient to ensure that the scheme preserves the setting of the 

designated heritage assets to the west; whilst the reduced scale also assists in minimising 

the visual prominence of the scheme to the north – the steep quarry face along the northern 

elevation means that only the upper floor of the development would be visible from Uffington 

Road. Similarly, given that the site sits below the levels of Uffington Road and falls from 

north to south, the proposed development when viewed from the banks of the River Welland 

to the south, would be seen in the context of the recent developments to the east of the site 

at Top Lock Meadows; which includes another care home development of approximately 3-

storey scale. As such, the scale of the development is appropriate for the surrounding 

context.  

 

7.9.11 Furthermore, in view of the introduction of the gabled elements, the dormer windows, and 

the stone framed balconies in the northern and southern elevations, the massing of this 

prominent elevation is appropriately broken up with differing elements of visual interest, 

which assist in ensuring the scheme does not appear “brutalist” and “slablike” as previously 

contended.  

 

7.9.12 The architectural approach adopted is deemed to be appropriate to ensure a high quality 

principal elevation to the west, which will function as the primary entrance to the 

development and reflects the historic sensitivities of this end of the site, as well as providing 

a more modern, but complimentary approach to the northern and southern elevations.  

 

7.9.13 The proposed use of ashlar and buff brick is deemed to be appropriate given the utilitarian 

nature of the surrounding, which ensures that there is no clear vernacular within this part of 

Stamford. Conditions requiring further details of the materials and detailing of the elevations 

are proposed to ensure that these are appropriately high quality, and respond to the context.  

 

7.9.14 Furthermore, it is noted that the submitted Boundary Treatments Plan indicates that the site 

would be secured via a steel rail fence along all boundaries. It is Officers’ assessment that 

this proposed boundary treatment, would not appropriately reflect the character of traditional 

boundary treatments within Stamford which are predominantly marked by low level stone 

walls. As such, conditions are proposed to require the submission of revised boundary 

treatment details, which utilise local materials or native species, to ensure that the scheme 

is bound in an appropriate manner for its setting. 

 

7.9.15 Taking the above into account, it is Officers’ assessment that the application proposals 

represent an acceptable layout, appearance and scale, which would appropriately 



 

 
 

assimilate with the character and appearance of the surrounding area. Consequently, it is 

concluded that the application scheme would accord with Policy SP3, DE1 and EN1 of the 

adopted South Kesteven Local Plan, Policy 2 and Policy 10 of the made Stamford 

Neighbourhood Plan, the adopted Design Guidelines SPD, and Section 12 of the 

Framework; although appropriate planning conditions are proposed.  

 

7.10 Impact on amenity and neighbouring uses 

 

7.10.1 With respect to the impact of the proposed development on the residential amenity of 

neighbouring uses, it is noted that representations received from the Ward Member have 

raised concerns about the potential impact on users of the allotments to the south.  

 

7.10.2 In this respect, allotment gardens are defined as a form of public open space, and therefore 

are not considered to be a primary habitable space to which the amenity standards set out 

within the adopted Design Guidelines SPD are applicable. Notwithstanding this, it is 

appreciated that the proposed southern elevation would be situated approximately 10m from 

the shared boundary with the allotment gardens and, therefore, there would be opportunities 

for residents of these apartments, as well as those using the roof terrace, to overlook users 

of the allotment gardens. However, such overlooking, is deemed to provide an appropriate 

active frontage, that would provide a degree of natural surveillance and thus enhanced 

security for allotment holders.  

 

7.10.3 Similarly, the scale and massing of this elevation has been reduced during the application 

process, and it is Officers’ assessment that the revised proposals would not give rise to any 

unacceptable impacts in respect of overshadowing, and thus the allotments would still retain 

their function use.  

 

7.10.4 In addition, it is noted that the application proposals include 6 (no) dedicated parking spaces 

within the south-western corner of the site for use by the allotment holders. This 

arrangement would formalise the existing situation, in which allotment users are parking on 

the vacant site, and thus it is considered to provide a betterment for the operators when 

assessed in the context of the existing situation.  

 

7.10.5 With regards to the impact of the proposed development on the residential amenity of 

neighbouring properties, it is noted that no public representations have been received on 

these matters. Nonetheless, the nearest residential property is Priory House, which is 

situated immediately to the west of the application site. This existing residential property is 

significantly set back from Priory Road, and is located within a substantial plot. The 

proposed retirement facility is positioned approximately 28m from the western boundary, 

and there is approximately 33m from the shared boundary of the site to the eastern elevation 

of Priory House. This separation distance, coupled with the mature sycamore trees along 

this boundary, which are protected by Tree Preservation Order, ensures that the application 

proposals would not give rise to any unacceptable impacts on the privacy and amenity of 

the occupants of Priory House.  

 

7.10.6 In respect of the provision of an appropriate standard of amenity for future occupants of the 

proposed development, it is appreciated that the Framework (Paragraph 130) includes an 

obligation for planning policies and decisions, to create places that are safe, inclusive and 



 

 
 

accessible; and where crime and disorder, and the fear of crime and disorder, do not 

undermine the quality of life. With regards to this, Lincolnshire Police Crime Prevention 

Officer has been consulted on the application proposals and have confirmed that they have 

no objections to the proposed scheme.  

 

7.10.7 In terms of the provision of an appropriate level of amenity for occupants of the proposed 

development, it is appreciated that the northern elevation of the building would be situated 

behind the steep quarry face which defines the northern boundary of the site. This constrains 

the ability of natural sunlight to penetrate into the apartments on this side of the building, 

which would only be served by windows in the northern elevation. However, it is 

acknowledged that purchasers of these apartments would be aware of this and would be 

required to satisfy themselves that they have an appropriate standard of amenity to meet 

their needs.  

 

7.10.8 In connection with the above, it is appreciated that future occupants of the development 

would also have access to a number of communal areas of amenity space, including a 

communal lounge, roof terrace and communal gardens to the south of the main facility. In 

addition, a number of apartments are also provided with Juliet balconies or stone framed 

walkout balconies, which would provide these apartments with additional private amenity 

space. As such, it is concluded that all proposed dwellings would benefit from an appropriate 

level of private amenity space.  

 

7.10.9 Furthermore, it is appreciated that the application site is located within close proximity to 

Uffington Road, which is a primary route into Stamford, and therefore gives rise to elevated 

levels of noise from vehicular movements; and the site is also located within reasonably 

close proximity to the industrial activities to the north of the Morrisons Supermarket.  

 

7.10.10 In this regard, the application has been accompanied by a Noise Assessment (24 

Acoustics), which concludes that, subject to an appropriate glazing and ventilation strategy, 

the average noise levels within habitable rooms would comply with the required noise 

standards.  

 

7.10.11 The Council’s Environmental Protection Officer has reviewed the submitted Noise 

Assessment and has confirmed that they accept the conclusions of the report. As such, they 

have recommended the imposition of conditions to ensure that the development is carried 

out in accordance with the recommendations of the report in relation to the glazing and 

ventilation strategy.  

 

7.10.12 Taking the above into account, subject to imposition of conditions, it is Officers’ assessment 

that the application proposals would not have any unacceptable adverse impacts on 

neighbouring properties, and would provide an appropriate level of amenity for all existing 

and future residential occupants. As such, the application would accord with Local Plan 

Policy SP3, DE1 and EN4, Stamford Neighbourhood Plan Policy 2, and Section 12 of the 

Framework on these matters.  

 

7.11 Access, Highways Impacts and Parking 

 



 

 
 

7.11.1 It is noted that representations received on the application from the Ward Member and 

Stamford Town Council, have raised concerns in relation to highway safety and highways 

capacity. In particular, it is stated that the development is too near to the Uffington Road 

roundabout, which make vehicular entry and exit from the site unsafe, and pedestrian 

access to and from the site would also be unsafe due to the volume of traffic, and the lack 

of suitable pedestrian footways and crossings.  

 

7.11.2 In this respect, Local Plan Policy ID2 (Transport and Strategic Transport Infrastructure) 

identifies that the Council will support and promote an efficient and safe transport network, 

which offers a range of transport choices for the movement of people and goods, reduces 

the need to travel by car and encourages the use of alternatives, such as walking, cycling 

or public transport. The policy requires development proposals to not result in any 

unacceptable highways safety impacts or result in severe cumulative impacts on the 

capacity of the highway network. Proposed schemes are also required to include 

appropriate provision for vehicle, two-wheeler and cycle parking.  

 

7.11.3 Similarly, Policy 11 (Sustainable Transport) of the SNP requires development proposals for 

10 or more dwellings to demonstrate that they promote active travel through the provision 

of appropriate cycle parking and storage, and ensure that there is easy and clear 

connections to transport nodes, such as bus stops.  

 

7.11.4 In this respect, access to the site is proposed to be taken via the existing access onto Priory 

Road, which would be upgraded to a bellmouth junction of 5m width, to enable two vehicles 

to pass another. A total of 24 parking spaces are proposed within the site for use by 

residents, staff and visitor, and 5 (no) vehicle parking spaces are proposed for users of the 

allotment gardens to the south of the site. In addition, a mobility scooter store is proposed 

at the western entrance to the building for users of the development.  

 

7.11.5 Off-site highways works are proposed as part of the development, which includes the 

provision of improved pedestrian crossing arrangements from the site towards the Morrisons 

Supermarket on the opposite side of Uffington Road. A new tactile crossing point is to be 

provided at the site entrance on the northern footway on Priory Road, and the western arm 

of the Uffington Road roundabout will also be upgraded with tactile paving on both arms as 

well as the central refuge.  

 

7.11.6 Lincolnshire County Council (as Local Highways Authority) have been consulted on the 

application proposals and have confirmed that the submitted scheme would not give rise to 

any severe impacts on the local highways network in terms of capacity and / or safety, as 

such they have raised no objections, subject to the imposition of conditions. In submitting 

their comments, they have stated the following in relation to the proposed access location 

“Priory Road is a single carriageway that measures approximately 5.5m in width and is 

subject to a 30mph speed limit. There are no waiting restrictions on the northern side of 

Priory Road. Approximately 20m west of the site access, Priory Road meets the roundabout 

which connects to Uffington Toad and the Morrisons Supermarket. Analysis of Personal 

Accident Data from 2016-2020 finds two slight incidents on the roundabout. This does not 

demonstrate a pattern which would cause concern for highways safety”. 



 

 
 

7.11.7 Taking the above into account, subject to conditions, it is concluded that the application 

proposals would not give rise to any unacceptable impacts on highways safety and capacity, 

and provide an appropriate level of parking for the proposed residential development.  

 

7.11.8 Furthermore, it is noted that public representations received from members of the public 

raised concerns about the impact of the proposed development on the Public Right of Way, 

which runs along the western boundary of the site and continues south towards the River 

Welland (Ref: STAM/1163/1). The submitted Site Layout demonstrates that the alignment 

of this PRoW will remain unaffected as part of the development proposals and, as 

recommend by LCC Highways, a Grampian condition is proposed to require the Applicant 

upgrades the surfacing of this PRoW to a crushed stone surface to enhance its accessibility 

by users as well as future occupants of the development.  

 

7.11.9 Consequently, subject to the imposition of conditions, it is concluded that the site benefits 

from a location which would ensure future occupants of the site to travel to / from the site 

via sustainable modes of transport and access daily facilities in a convenient manner. The 

proposals are not considered to give rise to any unacceptable impact on highways safety 

and capacity. Consequently, the application proposals are assessed as being in accordance 

with Policy ID2 of the Local Plan, Policy 11 of the Stamford Neighbourhood Plan and Section 

9 of the Framework.  

 

7.12 Flood Risk and Drainage 

 

7.12.1 In respect of flood risk and drainage matters, it is noted that there have been no 

representations received on the application on these points.  

 

7.12.2 Notwithstanding this, the application site is located within Flood Zone 1 of the Flood Map for 

Planning and is also identified as being primarily at very low risk of surface water flooding, 

with an isolated area of low risk identified at the eastern end of the site. As such, the 

application site is deemed to present an overall low risk of flooding to the surrounding area.  

 

7.12.3 Similarly, it is appreciated that the application site is brownfield land, which is comprised of 

concrete hardstanding. As such, the application proposals would not increase the level of 

impermeable surfacing, and are indicated as increasing the level of permeable surfacing.  

 

7.12.4 As part of the application, a SuDS Report and Drainage Strategy (Mucklow Harris) has been 

submitted which indicates that the proposed surface water drainage strategy is based on 

infiltration into the ground; with surface water runoff to be attenuated in an underground 

crate system located beneath the proposed parking areas. These areas are to be 

constructed of permeable paving, and will also controlled discharge into the ground via 

infiltration. Foul water drainage is proposed via the existing public sewer, with a gravity 

connection to be made into the existing sewer located along the southern boundary of the 

site.  

 

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

have been consulted on the application and have confirmed that the proposed surface and 

foul water drainage strategy is acceptable.  



 

 
 

7.12.6 In addition, Anglian Water have been consulted on the application proposals and have 

confirmed that they have no objection, subject to the imposition of conditions requiring a 

revised surface water drainage strategy.  

 

7.12.7 Likewise, the Environment Agency have also confirmed that the previous use of the site as 

a car mechanics, builders yard and bus depot presents a potential risk of contamination 

which could result in pollution of controlled waters. As such, they have stated that infiltration 

of surface water into the ground would not be an acceptable drainage strategy. However, 

they do not have any objections to the development in principle, and are satisfied that an 

appropriate drainage strategy could be secured via planning condition.  

 

7.12.8 Thus, subject to the imposition of conditions requiring the submission of a detailed foul and 

surface water drainage strategy, the application proposals would accord with Policy EN5 of 

the Local Plan and Section 14 of the Framework.  

 

7.13 Impact on biodiversity, ecology and trees 

 

7.13.1 It is appreciated that representations received from Stamford Town Council have raised 

concerns about the impact of the development on the surrounding trees, and thus have 

requested a Tree Preservation Order is imposed. As noted above, during the lifetime of the 

application, the site has been assessed by the Council’s Arboricultural Advisor who 

recommended the imposition of a Tree Preservation Order for the group of mature sycamore 

trees adjacent to the western boundary of the site, which is shared with Priory Farmhouse. 

This Order was formally made in July 2022. The remaining trees on site were assessed by 

the Advisor, who did not consider them to be worthy of protection by TPO.  

 

7.13.2 The submitted Landscaping Plan indicates that the majority of the existing trees situated 

along the north, west and eastern boundaries would be retained; only minor clearance works 

would be required to facilitate the development, which would include removing T6 (Cherry) 

and T7 (Sycamore) along the southern boundary of the site and T14 (Sycamore) and T17 

(Sycamore) along the northern boundary of the site. Replacement native shrub planting is 

proposed along the southern boundary of the site, adjacent to the allotments, and additional 

low level planting is proposed immediately to the north of the shrub planting.  

 

7.13.3 The Council’s Arboricultural Advisor has been consulted on the application proposals, and 

provided comments on the initial submission. As part of these comments, they confirmed 

that they have no objection in principle to the development, subject to the imposition of 

conditions requiring further information. In submitting their comments, they have confirmed 

that the majority of trees on the site are not of particular quality, and are generally self-set 

sycamore and cherry. However, these trees do provide a degree of screening to the west 

and south of the site, and as such, the preference would be for retaining some of these trees 

and incorporating larger, mature species such as willow, alder and small leaved lime into 

the proposed Landscaping Plan. As such, notwithstanding the submitted landscaping 

details, conditions are proposed to require the submission of a revised soft landscaping 

plan, which appropriately incorporates native species.  

 

7.13.4 As such, subject to conditions requiring a revised landscaping plan, the application 

proposals would accord with Policy EN2 in respect of trees.  



 

 
 

7.13.5 In respect of the impact of the proposed development on biodiversity and ecology, it is 

appreciated that the application site is previously developed (brownfield) land, which 

includes 2 (no) portal framed buildings, which may support protected species, and also 

includes areas of overgrown hedgerow and shrubs, which may provide a commuting route 

for species towards the River Welland to the south.  

 

7.13.6 The application has been accompanied by a Preliminary Ecological Appraisal and 

Biodiversity Net Gain Assessment (Inspired Ecology LTD), which identifies the following key 

conclusions:  

 

(a) The site comprises a former car park with several outbuildings, and a motor garage 

with associated outbuildings and portacabins. The northern and eastern areas of 

the site are surrounded by a quarry face, which has been colonised with dense 

scrub. Further dense scrub is present along the edges of the site, whilst scattered 

scur and ruderals are present in low quantities throughout. A defunct species poor 

hedgerow and scattered broad-leaved trees are present at the southern site 

boundary, with a listed wall present at the western site boundary.  

(b) The proposed development will result in the uptake of much of the existing habitats 

on site. In order to enhance the biodiversity on site, appropriate native landscaping 

has been advised.  

(c) The site is considered sub-optimal to support amphibians, including great crested 

newt, or reptiles. Precautionary measures are advised for herptiles.  

(d) The buildings on site were assessed as having negligible potential to support 

roosting bats and there were no trees on the site suitable for roosting bats. The site 

and surrounding area is considered to offer habitat of low potential suitability to 

support foraging and commuting bats. In order to avoid impacts on nocturnal bat 

activity, advice on bat-friendly lighting has been provided which ensures that the 

boundaries of the site remain unlit. As a positive conservation measure for bats, it 

is recommended that at least four integral bat units are installed within the 

development.  

(e) No evidence of badger activity was recorded during the survey and it is unlikely 

that badger would be present on the site. Vigilance for the presence of badger is 

recommended, along with precautions to safeguard badger and other ground 

mammals throughout the works.  

(f) As a precautionary measure, it is recommended that building demolition and 

vegetation removal works are scheduled outside of the main nesting bird season 

(thereby avoiding March to August inclusive) to prevent impacts to nesting birds. 

In order to enhance the site for nesting birds, it is recommended that at least four 

bird boxes are installed as part of the development.  

 

7.13.7 Consequently, subject to the imposition of conditions requiring the development to be 

carried out in accordance with the ecological mitigation and enhancement measures set out 

within the Preliminary Ecological Appraisal, as well as the provision of a revised soft 

landscaping scheme which uses appropriate native species, it is concluded that the 

application proposals would not give rise to any unacceptable impacts on ecological assets, 

and would result in an overall biodiversity net gain.  

 



 

 
 

7.13.8 Taking the above into account, subject to conditions, the application proposals would accord 

with Policy EN2 of the adopted Local Plan, and Section 5 and 14 of the Framework in 

respect of ecology, biodiversity and arboriculture.  

 

7.14 Pollution Control  

 

7.14.1 As stated above, it is appreciated that the application site has historically been used as a 

vehicle repair workshop and bus depot and, therefore, such historical uses of the site may 

give rise to potential sources of ground contamination. 

 

7.14.2 In relation to the above, the application has been accompanied by a Phase I and Phase II 

Site Investigation, which concludes that the risk of contamination being present at the site 

is moderate and as such, the risks posed to human health (and end users) is considered 

moderate. The risk to controlled waters has been assessed as moderate, and given the 

potential for thickness of made ground on-site and the presence of a historical landfill to the 

north-east of the site, the risk of ground gases is also moderate.  

 

7.14.3 In this respect, the Council’s Environmental Protection Team has been consulted on the 

application and have confirmed that they accept the conclusions of the Phase I Desk Top 

Study, however, they have concerns with  some of the details of the Phase II Intrusive 

Investigation. Nonetheless, they are satisfied that this can be appropriately addressed by a 

planning condition requiring further Ground Investigations and, where necessary, an 

appropriate remediation and verification strategy.  

 

7.14.4 Similarly, the Environment Agency have been consulted on the application proposals and 

have confirmed that there is a potential risk of contamination that could be mobilised during 

construction, which would pollute controlled waters, and that such matters are particularly 

sensitive in this location because the site is located within Source Protection Zone 3 and is 

also located upon a Principal Aquifer. As such, further detailed investigation is required prior 

to built development; this echoes the requirement for the submission of a suitable Ground 

Investigation and Remediation Strategy. However, the EA and the Council’s Environmental 

Protection Team have both confirmed that they are satisfied that this can be secured via a 

pre-commencement condition.  

 

7.14.5 Taking the above into account, it is concluded that subject to conditions, the proposed 

development would not give rise to any unacceptable risks of pollution / ground 

contamination, and as such, the application proposals would accord with Policy EN4 of the 

adopted Local Plan and Section 15 of the National Planning Policy Framework.  

 

7.15 Climate Change  

 

7.15.1 As previously identified, the application proposals would involve the redevelopment of a 

vacant site located within the main built-up area of Stamford and, therefore, the site is 

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

scheme would be consistent with the locational principles of Policy SD1.  

 

7.15.2 The application has been accompanied by an Energy Statement (Focus Consultants), which 

sets out a series of sustainability principles and measures, which are to be implemented to 



 

 
 

enhance the overall sustainability and energy efficiency of the development. This includes 

the following:  

 

(a) In order the reduce the overall carbon emissions associated with the development 

and to maximise the energy efficiency, the developer has a robust “fabric first” 

approach to the build specification.  

(b) McCarthy Stone utilise panel heating in conjunction with thermal mass to regulate 

the internal temperature, which achieves efficiencies up to 100%.  

(c) In communal areas, lighting occupancy sensors will be utilised which switch off or 

dim lighting when occupants are not present in areas such as circulation spaces, 

toilets or storage areas. This prevents lighting from being left on when it is not 

needed.  

(d) It is a requirement that planned water use does not exceed the Building 

Regulations higher limit of 110 litres / person / day. The development at Priory 

Road will incorporate efficient, water saving sanitaryware to meet this goal. Where 

this is not possible, flow restrictors will be installed to limit water use of sanitaryware 

items. The proposed specification achieves 104.9 litres per person per day, and 

thus achieves the requirements.  

(e) It is proposed to install a minimum of two electric car charging points in the car park 

of the development, with further infrastructure to be put in place to allow for more 

to be added in the future as the use of electric cars increases.  

 

7.15.3 In this respect, the above measures would reflect the requirements for sustainable 

construction as set out within Policy SB1 of the adopted Local Plan.  

 

7.15.4 Therefore, subject to the imposition of conditions requiring the development to be carried 

out in accordance with the submitted Energy Statement, the proposal would represent 

sustainable development when assessed as a whole, and would accord with the 

requirements of Policy SB1 and SD1 of the adopted Local Plan.  

 

7.16 Minerals Safeguarding  

 

7.16.1 As identified previously, the site is located within a Minerals Safeguarding Area for Sand 

and Gravel, as designated under Policy M11 (Safeguarding of Minerals Resources) of the 

Lincolnshire Minerals and Waste Local Plan. This policy states that applications for non-

minerals development should be accompanied by a Minerals Resource Assessment.  

 

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

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

policy obligations of Policy M11.  

 

7.16.3 Notwithstanding the above, it is appreciated that the site has been the subject of extensive 

quarrying activity historically, which is demonstrate by the remaining quarry face marking 

the northern boundary of the site. In this respect, it is Officers’ assessment that it is highly 

unlikely that there would be any further viable extraction of minerals resource within the 

application site. Similarly, given the presence of designated heritage assets immediately to 

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



 

 
 

7.16.4 Lincolnshire County Council (as Minerals Planning Authority) have been consulted on the 

application but have not provided any comments.  

 

7.16.5 Taking the above into account, whilst the submitted proposals are considered to be unlikely 

to have any impact on the sterilisation of minerals resources, and the presence of 

neighbouring heritage assets means that prior extraction would be impractical, the 

application has not been accompanied by a Minerals Resource Assessment. As such, the 

proposals have not fulfilled the policy requirements of Policy M11 of the Lincolnshire 

Minerals and Waste Local Plan: Core Strategy and Development Management DPD.  

 

7.17 Infrastructure for Growth / Viability Considerations 

 

7.17.1 Local Plan Policy ID1 (Infrastructure for Growth) states that all development proposals will 

be expected to demonstrate that there is, or will be sufficient infrastructure capacity to 

support and meet the essential infrastructure requirements arising from the proposed 

development.  

 

7.17.2 In this respect, Lincolnshire Integrated Care Board (LICB) have been consulted on the 

application and have confirmed that development will impact on Lakeside Healthcare in 

Stamford and the Glenside Country Practice. As such, they have requested a Section 106 

contribution of £24,774.75 to contribute towards expanding healthcare capacity within the 

local area.  

 

7.17.3 As such, in the event that the application was acceptable in all other respects, the above 

financial contribution would ensure that the local infrastructure is appropriately upgrade to 

cope with the additional population generated by the development. As such, it is concluded 

that these financial requests are compliant with the statutory tests of the CIL Regulations, 

as well as local and national planning policy requirements.  

 

7.17.4 Furthermore, as discussed previously, the application scheme necessitates a requirement 

to provide 30% affordable housing on-site to meet the requirements of Policy H2 of the 

adopted Local Plan. However, in view of the brownfield nature of the site, and the associated 

elevated abnormal costs, the Applicant has provided a Financial Viability Assessment which 

concluded that the scheme cannot support affordable housing or infrastructure contributions 

without undermining the viability of the development.  

 

7.17.5 This Viability Statement has been subject to independent review on behalf of the Local 

Planning Authority, and following negotiation with the Applicant, it has been agreed that the 

proposed development scheme can afford a total Section 106 package of £191,000.00. This 

financial contribution would be used to pay the identified healthcare contribution in the first 

instance, with  the remaining funding (£166,225.25) being utilised as a commuted sum 

towards off-site affordable housing provision, up to the equivalent value of 30% affordable 

housing that should have been provided on site. In addition, an overage clause will be 

included within the Section 106 Agreement  to capture any surplus funding generated in the 

delivery of the scheme, as a result of lower build costs or higher sales values, than currently 

predicted. Any overage funding would be payable to the Council for use on affordable 

housing, subject to the 30% cap.  



 

 
 

7.17.6 Therefore, subject to completion of a Section 106 Agreement, the application proposals 

would accord with Policy ID1 and H2 of the adopted South Kesteven Local Plan.  

 

8 Crime and Disorder 
 

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

implications. 

 

9 Human Rights Implications 
 

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

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

considered that no relevant Article of that Act will be breached 

 

10 Planning Balance and Conclusions 
 

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

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

material considerations indicate otherwise. 

 

10.2 The application proposals seek permission for demolition of the existing buildings and 

subsequent erection of a 41-unit retirement facility (Use Class C3) with associated car 

parking, access, landscaping and ancillary development of a vacant, previously developed 

site within the main built-up area of Stamford. As such, the application proposals represent 

the opportunity to make an effective use of brownfield land within Stamford, and would be 

in accordance with the overall principles of the Council’s spatial strategy as set out in Local 

Plan Policies SP1, SP2, SP3 and E6, as well as Policy 2 of the Stamford Neighbourhood 

Plan. As such, the application scheme is acceptable in principle, subject to material 

considerations.  

 

10.3 Furthermore, the scheme would contribute towards meeting the requirement to provide 

housing for different groups of the community, through the provision of a dedicated 

residential facility for people aged 60 and above. It is Officers’ assessment that the site is 

appropriately located to meet this identified need, insofar as it is located within the 

sustainable location for growth and benefits from close proximity to local services and 

facilities. 

 

10.4 In respect of the design and visual impact of the development, and the corresponding impact 

on the neighbouring St. Leonard’s Priory (Scheduled Ancient Monument and Grade I Listed 

Building) and Priory Farmhouse (Grade II Listed) the application proposals have been 

subject to significant revision following engagement with Historic England and the Council’s 

Design PAD service. The revisions to the scheme, which have included a notable reduction 

in the scale and height of the proposed facility, would ensure that the scheme would 

preserve the setting and significance of the neighbouring designated assets, whilst 

appropriately assimilating with the surrounding character and appearance of the 

streetscene. Conditions are proposed to secure further details of materials, boundary 



 

 
 

treatments and landscaping to ensure that the proposed development fulfils these 

requirements.  

10.5 Furthermore, subject to conditions, the application scheme would accord with the adopted 

development plan in respect of all technical matters; albeit a minor conflict with Policy M11 

of the Lincolnshire Minerals and Waste Local Plan has been identified in relation to minerals 

safeguarding.  

 

10.6 Taking the above into account, it is Officers’ assessment that the application proposals 

would accord with the adopted Development Plan when taken as a whole, and there are no 

material considerations to indicate that planning permission should not be withheld, 

although Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 

has been given significant weight in this assessment.  

 

11 Recommendation 
 

Recommendation – Part 1 

 

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

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

set out within the report above, and subject to the proposed schedule of conditions detailed 

below. 

 

Recommendation – Part 2  

 

11.2 Where the Section 106 Agreement has not been concluded prior to the Committee, a period 

not exceeding twelve weeks after the date of the Committee shall be set for the completion 

of the obligation.  

 

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

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

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

application shall be refused for the following reason(s):  

 

1. The applicant has failed to enter into a planning obligation to secure the 

necessary financial contributions to healthcare and affordable housing 

provision contrary to Policy ID1and H2 of the adopted South Kesteven Local 

Plan 2011-2036. 

2. The applicant has failed to submit a Minerals Resource Assessment as 

required by Policy M11 (Safeguarding of Minerals Resources) of the 

Lincolnshire Minerals and Waste Local Plan: Core Strategy and 

Development Management Policies DPD (Adopted June 2016). In the 

absence of the necessary assessment, it cannot be determined whether the 

scheme would have an unacceptable impact on the sterilisation of minerals 

resources contrary to Policy M11 of the Minerals and Waste Local Plan and 

Section 17 of the Framework.  

 

Schedule of Condition(s) 

 



 

 
 

Time Limit for Commencement 

 

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

from the date of this permission.  

 

Reason: In order that the development is commenced in a timely manner, as set out in 

Section 91 of the Town and Country Planning Act 1990 (as amended) 

 

Approved Plans 

 

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

of approved plans:  

 

a. Proposed Site Plan (Ref: MI-2771-02-AC-001- Rev A) 

b. Proposed Elevations Plan 1 (Ref: MI-2771-02-AC-020-RevA) 

c. Proposed Elevations Plan 2(Ref: MI-2771-02-AC-021 

d. Proposed Ground Floor Plan (Ref: MI-2771-02-AC-023) 

e. Proposed First Floor Plan(Ref: MI-2771-02-AC-024) 

f. Proposed Second Floor Plan (Ref: MI-2771-02-AC-025) 

g. Proposed Third Floor Plan (Ref: MI-2771-02-AC-026-RevA)  

h. Proposed Roof Plan (Ref: MI-2771-02-AC-027) 

i. Proposed Tree Protection Plan (Ref: 1651-KC-XX-YTREE-TPP01-RevB) 

j. Proposed Levels Strategy (Ref: MI-2771-03-DE-001-RevA) 

 

Unless otherwise required by another condition of this permission.  

 

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

 

Before the Development is Commenced 

 

Archaeological Investigations 

 

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

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

Authority. The programme shall also provide for archaeological supervision and control 

during any groundworks associated with the development in the Root Protection Areas.  

 

The archaeological investigations shall also have been completed in accordance with the 

approved details before the development commences.  

 

Reason: In order to provide a reasonable opportunity to record the history of the site and in 

accordance with Policy EN6 of the adopted South Kesteven Local Plan.  

 

Demolition and Construction Management Plan 

 

4) No development shall take place, including demolition of buildings hereby approved, until a 

Demolition Method Statement and Construction Management Plan and Method Statement 

has been submitted to and approved in writing by the Local Planning Authority. The Plan and 

Statement shall include measures to mitigate the adverse impacts of vehicle activity and the 



 

 
 

means to manage drainage of the site during the construction stage of the permitted 

development. It shall include:  

 

a. The phasing of the development to include access construction 

b. The on-site parking of all vehicles of site operatives and visitors 

c. The on-site loading and unloading of all plant and materials 

d. The on-site storage of all plant and materials used in constructing the development 

e. Wheel washing facilities;  

f. A strategy stating how surface water runoff 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 

(temporary or permanent) connect to an outfall (temporary or permanent) during 

construction.  

g. Method statement for how demolition and removal works of the existing buildings will 

be undertaken.  

 

The Demolition Method Statement shall be strictly adhered to throughout the demolition 

period.  

 

The Construction Management Plan and Method Statement shall be strictly adhered to 

throughout the construction period.  

 

Reason: In the interests of the safety and free passage of those using the adjacent public 

highway and to ensure that the permitted development is adequately drained without creating 

or increasing flood risk to land or property adjacent to, or downstream of, the permitted 

development during construction.  

 

Ground Investigations 

 

5) No works pursuant to this permission shall commence, unless otherwise agreed in writing by 

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

 

a. A desk top study documenting all the previous and existing land uses of the site and 

adjacent land (Phase 1);  

 

Should the Phase I Study identify potentially contaminative uses, the Applicant shall proceed 

to a Phase 2 site investigation detailed below:  

 

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

chemical and gas analysis identified as appropriate by the desk top study; and if 

required 

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

to be undertaken to avoid risk from contaminants and / or gases when  the site is 

developed and proposals for future maintenance and monitoring. Such a scheme shall 

include nomination of a competent person to oversee the implementation of the works.  

 

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

potential to cause, land contamination and to ensure that the proposed site investigations 

and remediation will not cause pollution in the interests of the amenities of future residents 



 

 
 

and users of the development; and in accordance with Local Plan Policy EN4 (Pollution 

Control) and national guidance contained in the NPPF.  

 

Surface and Foul Water Drainage Details 

 

6) Before the development hereby permitted is commenced, a scheme for the treatment of 

surface and foul water drainage shall have been submitted to and approved in writing by the 

Local Planning Authority. The drainage details must:  

 

a. Be based on an assessment of the hydrological and hydrogeological context of the 

development 

b. Provide details of how run-off will be safely conveyed and attenuated during storms 

up to and including the 1 in 100 year critical storm event, with an allowance for climate 

change, from all hard surfaced areas within the development into the existing local 

drainage infrastructure and watercourse system without exceeding the runoff rate for 

the undeveloped site.  

c. Provide attenuation details and discharge rates which shall be restricted to the 

brownfield runoff rate 

d. Provide details of the timetable for and any phasing of the implementation for the 

drainage scheme; and  

e. Provide details of how the scheme shall be maintained and managed over the lifetime 

of the development, including any arrangements for the adoption by any public body 

or Statutory Undertaker and any other arrangements required to secure the operation 

of the drainage system throughout its lifetime.  

 

Reason: To ensure that the permitted development is adequately drained without creating or 

increasing the flood risk to land or property, adjacent to or downstream of, or upstream of, 

the permitted development and in accordance with Policy EN5 of the South Kesteven Local 

Plan.  

 

During Building Works 

 

Materials Details 

 

7) Before any works on the external elevations of the development hereby permitted are begun, 

details of the materials (including the colour of render, paintwork or colourwash) and 

elevational detailing 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. Materials shall be in broad accordance with the details shown on 

the Proposed Elevations Plans (Ref: MI-2771-02-AC-020-RevA and MI-2771-02-AC-021). 

 

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

Policy DE1 of the adopted South Kesteven Local Plan.  

 

Ecological Mitigation  

 

8) All works on site, during demolition and construction, shall be carried out in accordance with 

the recommendations set out in the Preliminary Ecological Appraisal and Biodiversity Net 

Gain Assessment (Inspired Ecology Limited) (dated March 2022).  



 

 
 

 

The scheme of bird and bat boxes to be installed on site shall have been completed prior to 

the first occupation of the development hereby permitted, and shall be retained throughout 

the lifetime of the development.  

 

Reason: In the interests of best ecological practice and in accordance with Policy EN2 of the 

adopted South Kesteven Local Plan.  

 

Soft Landscaping Details – Revised Plans 

 

9) Notwithstanding the submitted plans, no development above foundation level shall take place 

until there have been submitted to and approved in writing, details of a revised soft 

landscaping scheme to include the retention of the existing boundary trees (where possible) 

and additional planting of native tree species. The submitted scheme shall include:  

 

a. Planting plans  

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

and grass establishment) 

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

where appropriate 

 

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

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

Plan.  

 

Boundary Treatment Details – Revised Details 

 

10) Notwithstanding the submitted plans, no development above foundation level shall take place 

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

plan indicating the positions, design, materials and type of boundary treatment or other 

means. Such a plan should include details of an appropriate low level stone wall or native 

hedgerow boundary positioned to the northern boundary of the site.  

 

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

Policy DE1 of the adopted Local Plan.  

 

Tree Protection Measures  

 

11) No works pursuant to this permission shall commence until the Tree Protection Measures 

indicated on the Tree Protection Plan (Ref: 1651-KC0ZZ0YTREE-TPP01RevB) have been 

implemented in full. Thereafter, the development must be carried out in accordance with the 

approved details.  

 

Reason: Trees make an important contribution to the character and quality of urban 

environments and can also help to mitigate and adapt to climate change, in accordance with 

Policy EN2 of the adopted South Kesteven Local Plan.  

 

Previously Unidentified Contamination 

 



 

 
 

12) If, during the development, contamination not previously identified is found to be present at 

the site, then no further development (unless otherwise agreed in writing by the Local 

Planning Authority) shall be carried out until a remediation strategy detailing how this 

contamination will be dealt with has been submitted to and approved in writing by the Local 

Planning Authority.  

Thereafter, the remediation strategy shall be implemented as approved.  

 

Reason: To ensure that the development does not contribute to, and is not put at, 

unacceptable risk from or adversely affected by, unacceptable levels of water pollution from 

previously unidentified contamination sources at the development site.  

 

Before the Development is Occupied 

 

Materials Implementation 

 

13) Before the development hereby permitted is first occupied / brought into use, the external 

elevations 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.  

 

Contamination Verification  

 

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

verification report has been submitted to and approved in writing by the Local Planning 

Authority. The report shall have been submitted by the agreed competent person and identify 

that the approved remedial works have been implemented. The report shall include, unless 

otherwise agreed in writing:  

 

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

remediation scheme to support compliance with the agreed remediation objectives 

b. As built drawings of the implemented scheme 

c. Photographs of the remediation works in progress; and  

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

contamination.  

 

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

remediation scheme.  

 

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

to cause, land contamination and to ensure that the proposed site investigations and 

remediation will not cause pollution in the interests of the amenities of future residents and 

users of the development; and in accordance with Policy EN4 of the adopted South Kesteven 

Local Plan and national guidance contained in the National Planning Policy Framework.  

 

Drainage Implementation 

 



 

 
 

15) Before any part of the development hereby permitted is occupied / brought into use, 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 in 

accordance with Policy EN5 of the adopted South Kesteven Local Plan.  

 

Sustainable Building Measures 

 

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

sustainable building measures detailed in the approved Energy Statement (Focus 

Consultants) (Revision B) shall have been implemented in full.  

 

Reason: To ensure the development mitigates against and adapts to climate change, in 

accordance with Local Plan Policy SB1 and SD1.  

 

Hard Landscaping Implementation 

 

17) Before any part of the development hereby permitted is occupied, all hard landscaping works 

shall have been carried out in accordance with the approved details.  

 

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

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

Local Plan.  

 

Boundary Treatments Implementation 

 

18) Before any part of the development hereby permitted is occupied, the boundary treatments 

as approved under Condition 10 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.  

 

Noise Mitigation  

 

19) Before any part of the development hereby permitted is occupied, the scheme for acoustic 

mitigation and ventilation, as detailed in Section 5 and Section 6 of the approved Noise Impact 

Assessment (24 Acoustics) (Ref: P9421-1 Rev 1) shall have been completed in full.  

 

Reason: To ensure that future residents of the development benefit from an appropriate level 

of amenity in accordance with Policy DE1 and EN4 of the adopted South Kesteven Local 

Plan.  

 

Off-Site Highways Works 

 

20) No part of the development hereby permitted, shall be occupied before the works to improve 

the public highway, in accordance with Drawing No. 508.0032.004 Rev A (dated September 

2021) have been certified complete by the Local Planning Authority.  



 

 
 

 

Reason: To ensure the provision of safe and adequate means of access to the permitted 

development.  

 

Public Right of Way Improvements 

 

21) No part of the development hereby permitted shall be occupied before the works to upgrade 

the Public Right of Way (Stam/1163/1) with a surfaced of crushed stone have been completed 

in accordance with details, which shall have first been submitted to and approved in writing 

by the Local Planning Authority.  

 

Reason: To ensure the provision of safe and adequate means of access to the permitted 

development.  

 

Ongoing 

 

Landscaping Implementation 

 

22) Before the end of the first planting / seeding season following the first occupation of the 

development hereby permitted, all soft landscaping works shall have been carried out in 

accordance with the approved soft landscaping details  

 

Reason: Soft landscaping makes an important contribution to development and its 

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

Kesteven Local Plan.   

 

Landscaping Protection 

 

23) Within a period of five years from the first occupation of the final dwelling / unit of the 

development hereby permitted, any trees or plants provided as part of the approved soft 

landscaping scheme, that die or become, in the opinion of the Local Planning Authority, 

seriously damaged or defective, shall be replaced in the first planting season following any 

such loss with a specimen of the same size and species, unless otherwise agreed by the 

Local Planning Authority. 

 

Reason: To ensure the provision, establishment and maintenance of a reasonable standard 

of landscaping in accordance with the approved designs and in accordance with Policy DE1 

and EN2 of the adopted South Kesteven Local Plan.  

 

Occupation Restriction 

 

24) The development hereby permitted shall be used for the purposes of retirement 

accommodation only. Occupiers shall be:  

 

a. Persons of 60 or over 

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

aged 60 or over 

c. Persons who were living as part of a single household with a person or persons aged 

60 or over who have since died.  



 

 
 

 

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

 

Standard Note(s) to Applicant 

 

1) In reaching the 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 (2021). 

 

2) Anglian Water has assets close to or crossing this site, or there are assets subject to an 

adoption agreement. Therefore, the site layout should take this into account and 

accommodate those assets within either prospectively adoptable highways or public 

open space. If this is not practicable then the sewers will need to be diverted at the 

developers cost under Section 185 of the Water Industry Act 1991, or in the case of 

apparatus under an adoption agreement, liaise with the owners of the apparatus. It 

should be noted that the diversion works should normally be completed before the 

development can commence.  

 

3) Notification of intention to connect to the public sewer under Section 106 of the Water 

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

Industry Act 1991. Contact Development Services Team on 0345 606 6087.  

 

4) Protection of existing assets – A public sewer is shown on record plans within the land 

identified for the proposed development. It appears that development proposals will 

affect existing public sewers. It is recommended that the Applicant contacts Anglian 

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

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

 

5) Building near to a public sewer – No building will be permitted within the statutory 

easement width of 3 metres from the pipeline without agreement from Anglian Water. 

Please contact Development Services Team on 0345 606 6087.  

 

6) The developer should note that the site drainage details submitted have not been 

approved for the purposes of adoption. If the developer wishes to have the sewers 

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

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

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

and constructed in accordance with the Sewers for Adoption guide for developers, as 

supplemented by Anglian Water’s requirements.  

 

7) Cadent own and operate an intermediate pressure gas pipeline running in the verge 

where the access road will be constructed, Cadent will require to be contacted and 

liaised with before any civil engineering work commences as we will have restrictions 

and pipeline protection measures that will require addressing. We may require protection 

over where the access will be so the IP gas pipeline will not be affected by vehicles and 

plant etc. crossing the IP gas pipeline and we will require the access road to be 

constructed to our satisfaction so no excess loading is put on the IP gas pipeline. 

 



 

 
 

8) The permitted development requires the formation of a new / amended vehicular access. 

These works will require approval from the Highway Authority in accordance with Section 

184 of the Highways Act. Any traffic management required to undertake works within the 

highway will be subject to agreement. The access must be constructed in accordance 

with the current specification issued by the Highway Authority. Any requirement to 

relocate existing apparatus, underground services, or street furniture because of the 

installation of the access will be the responsibility, and cost, of the applicant and must 

be agreed prior to a vehicle access application. The application form, costs and guidance 

document can be found at the following link:  

https://www.lincolnshire.gov.uk/licences-permits/apply-dropped-kerb  

 

9) The highway improvement works referred to in the above condition are required to be 

carried out by means of a legal agreement between the landowner and the County 

Council, as the Local Highway Authority.  

 

For further guidance, please visit the website:  

www.lincolnshire.gov.uk/highways-planning/works-existing-highway  

 

 

https://www.lincolnshire.gov.uk/licences-permits/apply-dropped-kerb
http://www.lincolnshire.gov.uk/highways-planning/works-existing-highway
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Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 

 


