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1.0 Reason for Report 

 
1.1 This application is presented to Committee as during the determination of the 

outline application, Committee considered that the application for reserved 
matters should also be determined by Committee. 

 
 
2.0 Application Site and Proposal 
 
2.1 This site is approximately 7.6 hectares and is a rectangular shaped block of land 

situated off the east site of Lindis Road.  The site is generally flat but does contain 
a number of deep drainage dykes at the edges which serve the field. Historically 
the site was primarily utilised as an agricultural field and there was also an 
orchard. Two farm buildings occupied the site, these are disused. There is also a 
commercial area within the site (Shooter’s Yard) off Lindis Rd which is currently 
void. 

 
2.2    The application site is bounded by the rear garden areas of existing residential 

dwellings to the northern, western and southern perimeters. The dwellings to the 
north front on to Blackthorn Lane with the houses adjoining the site to the south 
front onto Eastwood Road. Eastwood Road also contains a small number of 
operational commercial uses. The properties that abut the western boundary are 
situated along Lindis Road. The eastern boundary faces onto open agricultural 
land.  

 
2.3 Outline planning permission was granted by Planning Committee on 20

th
 June 

2017 to erect up to a maximum of 180 dwelling houses on the site. Matters 
relating to access, layout, scale, appearance and landscaping were all ‘reserved 
matters’ and details pertaining to all of those five matters have been submitted for 
consideration.  

 
2.4 The application is accompanied by a Flood Risk Assessment and Drainage 

Statement as Contamination Report, Transport Assessment, Travel Plan, 
Planning, Design and Access Statement, Tree Report and Ecology Report were 
submitted as part of the Outline application. The 178 dwellings would consist of a 
variety of designs and sizes and are proposed to be finished in a variety of 
materials.  

 
2.4    In terms of access it is proposed that a single vehicular access would be created 

off Lindis Road located at the former access to Shooters Yard. The new 
development would effectively form a cul-de-sac arrangement.  

 
2.5 A separate and bollarded pedestrian access would be created at the south 

eastern corner of the site leading from the development site to Eastwood Road. 
Existing public footpaths which cross the site from Lindis Road to the nearby field 
to the east would be retained and realigned. A large area in the northern eastern 
corner will be reserved for use as an attenuation pond.   

 
2.6    All of these issues and further matters will form part of the discussion section and 

presentation at Committee. 



 

 

 
 
 
 
3.0 Relevant History 
 
3.1 B/16/0436 - Outline planning permission was granted by Planning Committee on 

20
th
 June 2017 to erect up to a maximum of 180 dwelling houses on this site. This 

permission was subject to 15 conditions and reasons relating to flood risk, 
contamination, construction management and public open space, etc. 

 
4.0 Relevant Policy 
 

Boston Borough Adopted Local Plan 
 
4.1 The development plan consists of the saved policies of the Boston Borough Local 

Plan (adopted 1999). Section 38(6) of the Planning and Compulsory Purchase Act 
2004 requires that determination must be made in accordance with the plan 
unless material considerations indicate otherwise. The land is within the Boston 
built up area and settlement boundary.  

 
4.2 The saved Local Plan Policies of relevance to this application are as follows: 
 

 Policy G1 – Amenity  
 Policy G2 – Wildlife and Landscape Resources 
 Policy G6 – Vehicular and Pedestrian Access  
 Policy G3 -  Surface and Foul Water Disposal  
 Policy H2 – Windfall Housing Development  
 Policy H3 – Quality of Housing Developments 
 
 National Planning Policy Framework (NPPF) (2018) 

 
4.3 At the heart of the NPPF is a presumption in favour of sustainable development. 

Achieving sustainable development means that the planning system has three 
overarching objectives, which are interdependent and should not be taken in 
isolation. As with the former NPPF, these overarching objectives are economic, 
social and environmental. As the principle of residential development of up to 180 
dwellings has already been agreed by Committee, only the paragraphs that relate 
to the determination of this application for reserved matters are relevant. 
 
South East Lincolnshire Local Plan 2011-2036 (SELLP) 

 

4.4 The site is within the settlement boundary as identified on Inset Map 1 of the 
South East Lincolnshire Local Plan 2011-2036 and within countryside.  Boston is 
identified as a ‘Sub Regional Centre’ in the SELLP. 

 
4.5 Paragraph 48 of the NPPF states: 
 

Local planning authorities may give weight to relevant policies in emerging plans 
according to:  

a) the stage of preparation of the emerging plan (the more advanced its 
preparation, the greater the weight that may be given);  



 

 

b) the extent to which there are unresolved objections to relevant policies (the 
less significant the unresolved objections, the greater the weight that may be 
given); and  

c) the degree of consistency of the relevant policies in the emerging plan to this 
Framework (the  closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given) 

 
4.6 It is anticipated that the South East Lincolnshire Local Plan will likely be adopted 

early 2019. Therefore the policies contained within this document are attracting 
increasing weight.  Objections have not been received in relation to the settlement 
boundaries and therefore significant weight can be attributed to Policy 1 (Spatial 
Strategy) as set out within the Main Modifications.   

 
4.7 Thus, in terms of other relevant policies contained within the SELLP which must 

be given significant weight in the determination of this application are Policy 2 
Development Management, Policy 3 Design of New Development and Policy 36 
Vehicle and Cycle Parking. Below are the relevant excerpts of those policies 
which are relevant in the determination of this application:  

 
4.8  Policy 2 Development Management: 
 

Proposals requiring planning permission for development will be permitted 
provided that sustainable development considerations are met, specifically in 
relation to:  
1. size, scale, layout, density and impact on the amenity, trees, character and 
appearance of the area and the relationship to existing development and land 
uses;  
2. quality of design and orientation;  
3. maximising the use of sustainable materials and resources;  
4. access and vehicle generation levels;  
5. the capacity of existing community services and infrastructure;  
6. impact upon neighbouring land uses by reason of noise, odour, disturbance or 
visual intrusion;  
7. sustainable drainage and flood risk; and  
8. impact or enhancement for areas of natural habitats and historical buildings 
and heritage assets.  

 
4.9 Policy 3 Design of New Development states: 
 

 All development will create distinctive places through the use of high quality and 
inclusive design and layout and, where appropriate, make innovative use of local 
traditional styles and materials. Design which is inappropriate to the local area, or 
which fails to maximise opportunities for improving the character and quality of an 
area, will not be acceptable.  
Development proposals will demonstrate how the following issues, where they are 
relevant to the proposal and are viable will be secured:  
1. creating a sense of place by complementing and enhancing designated and 
non designated heritage assets; historic street patterns; respecting the density, 
scale, visual closure, landmarks, views, massing of neighbouring buildings and 
the surrounding area;  
2. distinguishing between private and public space;  
3. the landscape character of the location;  



 

 

4. accessibility by a choice of travel modes including the provision of public 
transport, public rights of way and cycle ways;  
5. the provision of facilities for the storage of refuse/recycling bins, storage and/or 
parking of bicycles and layout of car parking;  
6. the lighting of public places;  
7. ensuring public spaces are accessible to all;  
8. crime prevention and community safety;  
9. the orientation of buildings on the site to enable the best use of decentralised 
and renewable low-carbon energy technologies for the lifetime of the 
development;  
11. residential amenity;  
12. the mitigation of flood risk through flood-resistant and flood-resilient design 
and sustainable drainage systems (SuDS);  
13. the use of locally sourced building materials, minimising the use of water and 
minimising land take, to protect best and most versatile soils;  
14. the incorporation of existing hedgerows and trees and the provision of 
appropriate new landscaping and its use to enhance biodiversity, and green 
infrastructure, flood risk mitigation and urban cooling;  

 
4.10 Policy 36 Vehicle and Cycle Parking states: 
 

All new development, including change of use, should provide vehicle and cycle 
parking, in accordance with the minimum Parking Standards adopted by the Local 
Planning Authorities (in Appendix 6), unless a high quality-design can 
demonstrate that a lower standard of provision delivers the requirements set out 
in 1-4 below.  
Parking for residents, employees and visitors should be integral to the design and 
form of all new development, and should ensure that:  
 
1. parking spaces are fit for their intended use in terms of size and design;  
 
2. for major residential development:  
a) a balanced provision of allocated and communal parking is provided, 
overlooked and accessible to the development it serves;  
b) off-curtilage parking is designed to maximise levels of security and safety for 
vehicles, drivers and pedestrians; and  
c) a secure, covered, convenient space to store at least two bicycles is provided 
within each residential plot; in the case of flatted developments this may be 
provided as a communal facility within the curtilage of the building containing the 
flats;  

 
3. for major non-residential development:  
a) secure, covered, convenient storage for bicycles for employees should be 
provided close to an entrance to the building. Changing and shower facilities 
should be provided where possible;  
b) secure, covered bicycle storage for visitors are located close to the main 
entrance to the building;  
c) where more than 50 parking spaces are provided, at least one double electric 
vehicle charge point will be required (2 spaces). For each additional 50 parking 
spaces, one double charging point should be provided up to a maximum of three 
(6 spaces); and  

 



 

 

4. parking is well-integrated within the townscape or landscape, through an 
appropriate use of materials and landscaping;  

 
Innovative solutions to vehicle-parking provision including shared spaces (where 
the location and patterns of use permit), and the incorporation of measures such 
as car clubs, will be supported.  

 
 
 
 

An adequate supply of safe, secure and convenient public parking for vehicles will 
be delivered within and adjacent to the town centres, in partnership with the Local 
Highway Authority.  

 
To demonstrate compliance with this policy, a Transport Assessment and 
associated Travel Plan should be submitted with proposals. The form will be 
dependent upon the scale and nature of the development and should be agreed 
through early discussion with the Local Highway Authority. Negotiation on parking 
requirements should be in accordance with the Parking Standards SPD.  

 
 4.11 Annex 6 stipulates parking standards for residential development (Houses and 

Flats): 
 
 
 Cars 
 
 Within the curtilage:  

 2 spaces for dwellings with up to 3 bedrooms  
  3 spaces for dwellings with 4 or more bedrooms  
 
A garage can count as one space if it is 2.6m x 5.6m internal width, with an 
additional 1m at the end to park cycles. 
 
Where it can be justified by the character and location of the site the standards 
may be relaxed for one bedroom dwellings, including flats to one garage or 
parking space per unit and 1 additional space per 3 units for visitors.  

 
  Cycles 
 

1 space within each residential plot or 1 space per unit within a flatted 
development. Where it can be justified by the character and location of the site 
the standards may be relaxed.  

 
 
5.0 Representations 
 
5.1 In addition to a press notice and site notices erected in Eastwood Road, Lindis 

Road and Blackthorn Lane, letters were sent to 134 nearby properties. As a result 
of publicity, seven representations has been received from the following 
addresses:  
 

 7, 17 and 23 (two letters) Blackthorn Lane 



 

 

 17 and 18 Lindis Road 

 6 Churchgate Sutterton 
 
 

5.2 Many of the issues raised in the letters relate to matters which were discussed 
and addressed at Outline stage (B16/0436). Therefore, only those matters that 
are material considerations in the determination of this application for reserved 
matters are for consideration. Their comments can be summarised as: - 
 
 
 

 It appears normal practice in Boston to NOT ensure that maintenance of public 
open spaces is guaranteed for future generations. There are a number of such 
spaces on this site. For the sake of the health and safety of the residents, and 
the kids, not normally taken into account by Boston Planning (as shown on my 
estate in Sutterton) please have this arranged at this stage. 

 

 Mistakes in the signed s106 relating to Outline application B/16/0436 and not 
this application. 

 

 There is a drainage ditch between the field and Blackthorn Lane properties, 
We also attended the public meeting at Fydell House and raised the question 
of the drain. We were assured that this would remain as per the plans and we 
still have a copy of the original plans clearly showing this in place. On the 
latest plans however the developer appears to have "claimed" this land. 

 

 We find it rather strange that from the notes of the Planning Committee of 17th 
June 2017, the Health Authorities and the Education Authorities between them 
requested a financial contribution from the developers towards their services 
of £ 1,151,440 and settled for £180,000. Some negotiators! 

 

 Can the drainage and sewage systems be updated to accommodate the 
proposed development? 

 
6.0 Consultations 
 
6.1 Fishtoft Parish Council had not responded at the time this report was written. 

 
6.2 Lincolnshire County Council Highways does not wish to restrict permission. 

 
6.3 Lead Local Flood Authority does not wish to restrict permission. 
 
6.4 The Environment Agency – raise no objections as conditions were attached at 

outline stage. 
 

6.5 Witham Fourth District Internal Drainage Board submitted an initial consultation 
response (23

rd
 Oct) and further questions (31

st
 Oct). The developer provided an 

answer to those questions: 
 
1. The easement distance is allowed for on our proposed layout there is no 

structure, fence or tree located with 9m of the top of the bank 



 

 

2. As per our submitted and approved Flood Risk Assessment and associated 
Drainage Strategy as part of the Outline Planning Permission ref: B/16/0436 
(attached) 

3. We intend to install a land drain in the northern ditch (this land is fully within 
our ownership and no adjoining pipes discharge to the ditch). 

4. The south eastern corner access route is only for emergency vehicles and 
pedestrian access, however we would be amenable to piping that short 
section. 

5. All is as per the approved Flood Risk assessment an associated Drainage 
Strategy 

 

 Email dated 31
st
 October 2018 (same numbering as letter) 

 
1. The ditch running from west to east on the northern boundary is a field ditch 

located entirely within our ownership, there are no drainage outfalls to that 
ditch. Discussions with Andy Carrott in June 2016 confirmed that the Board 
would be amenable to this ditch being land drained and filled to site levels 
(see attached email). 

2. From our inspections earlier this year the watercourse had been cleared out 
and machinery had carried out that clearance from the eastern side of the 
watercourse. We have also maintained a 9m wide easement strip in order 
that clearance can be carried out from the western side via the proposed 
adopted highway from our development or from the field access behind no 66 
Eastwood Road i.e. either side. 

3. The bridges shown over the watercourse are existing footbridges. 
4. This is an existing field drainage ditch that will remain as part of the 

development under our open space maintenance responsibilities and covered 
by a residents management company there is no culvert there at present. 

5. N/A see above,  Tarmac Footpath and grassed to top of banks 
6. Please see the approved Flood Risk Assessment incorporating the Drainage 

Strategy as part of the Outline Planning Permission ref: B/16/0436, details of 
detail design will be submitted including outfall level and headwall details will 
be submitted to discharge condition 11 at a later date. 

 
Following this response, Witham Fourth DIDB’s Chief Engineer wished to raise no 
objections to the application. 

 
6.6 NHS England – the £30,000 agreed at Outline stage formed part of the signed 

Section 106 and therefore no further comments are necessary. 
 
6.7 Lincolnshire County Council (Education Authority) - the £150,000 agreed at 

Outline stage formed part of the signed Section 106 and therefore no further 
comments are necessary. 

 
6.8 Environmental Protection – Advise no objections as the outline permission was 

granted subject to contaminated land conditions that still apply. 
 
6.9 Local Housing Authority – Raise no objections. 
 
6.10 Boston Borough Council’s Conservation Architect wished to raise no objections. 
 



 

 

6.11 Boston Borough Council’s Forward Plans confirmed the relevant policies 
contained within the South East Lincolnshire Local Plan which attract significant 
weight. 

 
6.12 Lincolnshire Wildlife Trust has not responded. 
 
6.13 Lincolnshire County Council Rights of Way Officer – Raises no objections to the 

principle of the alterations to footpaths within the site.  
 
6.14 Lincolnshire Police has submitted advice which has been forwarded to the 

applicant. 
 
6.15 Anglian Water has not responded. 
 
6.16 Lincs Fire & Rescue requires the applicant to provide three fire hydrants to serve 

the development. This has been conditioned. 
 
6.17 Boston Borough Council’s Environmental Operations Manager has not 

responded. 
  
 
7.0 Planning Issues and Discussions 
 
7.1 The principle of residential development on this site and the access arrangements 

have been established by the outline approval identified above.  This application 
makes no material changes to either of these matters.   
 

7.2 Quite unusually, the traditional reserved matters and issues have been relatively 
straightforward to deal with due to the quality of plan preparation, additional 
information and the great deal of consideration that has been given to all aspects 
of the scheme by the developer.  As a result, the “other matters”, usually 
discussed following reserved matters have caused the greatest concerns for 
residents and consultees. Thus, these issues are discussed first in this report. 
 
Drainage 
 

7.3 The issue of surface water drainage of the site is an issue raised within nearly all 
of the letters of representations received and was one of the primary concerns 
raised by interested parties at the consultation event held by the developers at 
Fydell House in September 2016.  
 

7.4 The site is currently served by drainage ditches in the form of a private drainage 
ditch which runs across the northern boundary of the site between the field and 
the properties on Blackthorn Lane; and a Witham Fourth drainage ditch to the 
eastern edge of the field adjacent to one of the public footpaths. 
 

7.5 The developer states that the private drainage ditch to the rear of the properties 
on Blackthorn Lane is under their ownership. Whilst this has been disputed by the 
occupiers of several properties on Blackthorn Lane, in the absence of any 
evidence to the contrary, the applicant’s assertions must be accepted. Land 
ownership is also not a planning consideration. The drainage ditch itself has been 
necessary to discharge excess surface water owned and maintained by Witham 



 

 

Fourth to the east of the field. Many of the owners of the properties on Blackthorn 
Lane have taken it upon themselves to maintain the ditch to safeguard their 
properties over the last 20 – 30 years (and maybe more). Other nearby occupiers 
have chosen not to maintain this ditch and even used it to dump unwanted items 
and green waste which impacts upon its performance. 
 

7.6 As can be seen from section 6.5 of this report, the developer states that this ditch 
is in their ownership and not under the shared ownership of properties on 
Blackthorn Lane: - 
 
‘The ditch running from west to east on the northern boundary is a field ditch 
located entirely within our ownership, there are no drainage outfalls to that ditch. 
Discussions with Andy Carrott in June 2016 confirmed that the Board would be 
amenable to this ditch being land drained and filled to site levels.’ 

 
7.7 The existing large ditch owned and maintained by Witham Fourth to the east of 

the field is extremely well maintained and will remain untouched by the proposed 
development which respects the 9m easement. 

 

7.8 The proposed development includes a very thorough Drainage Statement created 
by Hall Design Infrastructure. The developer’s approach to drainage is 
symptomatic of the approach taken to the entire development. The plans reflect 
long term planning on the site and pre-application engagement. The proposed 
drainage scheme has been well received by the Lead Local Flood Authority and 
all questions raised by Witham Fourth District Internal Drainage Board have been 
satisfactorily answered. Neither authority wish to raise any objections to the 
proposed drainage of this site. 

 
Public Footpaths 
 

7.9 There are three public footpaths and public rights of way that are directly affected 
by the proposed scheme: - 
 

 Fish/3/2 which runs beyond the eastern edge of the application site provides 
access in the form of a grass track running between Blackthorn Lane and 
Eastwood Road. This footpath links to Lindis Road via Fish/4/1 and Fish/5/1 
which are within the application site. The link between the footpaths over the 
Witham Fourth drainage ditch is in the form of two timber footbridges. Fish/3/2 
and the footbridges are outside of the application site and do not form part of 
overall considerations. 
 

 Fish/4/1 and Fish/5/1 run from east to west thereby linking Fish3/2 with Lindis 
Road across the site / agricultural field. The layout plan (drwg no. 115/A0/02 Rev. 
A) shows how the footpaths will be retained post-development thereby providing 
footpath access across the residential development for pedestrians and dog 
walkers alike. 

 

7.10 In the event that Committee grants permission for this application for reserved 
matters, the developer must then apply under a separate piece of legislation to 
divert the footpath. The 1990 Act allows a developer to apply for the diversion 
of a Public Right of Way (PROW) following the grant of permission.  
 

7.11 Merely because a planning permission has been granted, it is not automatic 
that approval would be granted for the diversion of the footpath since the 



 

 

consideration of such an application generates different material factors (e.g. 
need, accessibility, etc.) and publicity. Under a Section 257 application, district 
authorities can make a diversion if they are satisfied that the changes are 
necessary to enable development to take place in accordance with a planning 
permission granted which is why such an application to divert a footpath must 
form a separate process after the planning application has been determined.  

 
7.12 Thus, in terms of the determination of this application, it is confirmed that all three 

footpaths will remain in full public usage as they are currently. Following 
discussions between the Local Planning Authority (LPA), developer and County 
Highways Public Rights of Way (PROW) Officer, issues regarding the provision of 
footpath improvements within the site and matters outside of the application site, 
and therefore not under the control of the LPA, have been resolved and no 
objections have been raised by the PROW Officer.  

  
 
Wildlife and Ecology 

 
7.13 Whilst the broad elements of the landscaping and planting scheme were 

submitted at outline stage and confirmed as part of this reserved matters 
application, some of the representations received and the initial response 
received from Lincolnshire Wildlife Trust (LWT) raised concerns regarding the 
adequacy of the details submitted by the developer.  

 
7.14 Taking the comments into account, the developer submitted an amended 

landscape plan with a supporting statement which provided an explanation to the 
provision of landscaping which would benefit ecology and provide wildlife habitats 
to compensate for the disturbance during construction and the change to existing 
wildlife habitats: - 
 
‘We have amended the Landscaping Plan to include the ecological enhancements 
for hedgehogs, bats and sparrows as per the Outline Ecology report. 

 
The open space and attenuation feature will be maintained within a Management 
Company structure set up prior to occupation and all planted species will be 
reinstated/replaced over the first 5 years of planting as part of the regime. 

 
We do specify Boston seeds as they used local source seed stock and propose 
their BSBP seed mix for butterflies and bees but could use BS5P for heavy clayed 
soils instead. 

 
It is also not our intention to plant Wildflower species within the swale network as 
they are located within the development road structure taking Highway water.  In 
fact we have found on other developments that there is a management issue, and 
residents complain more, if wildflower meadow areas are located directly next to 
their houses as by the very nature they can look unkempt and scruffy. This is the 
reason why we propose wildflower meadow planting solely within the POS [public 
open space] areas only (so that they are relatively protected from being attacked 
by a lawn mower on a Sunday by an over-zealous resident). 

 



 

 

Whilst we have large areas of open space, the hedgerows are situated within the 
urban structure of built form in order to create green corridor and boundary 
treatments. As native hedgerow planting tends to be minimum 60% Crataegus 
monogyna (Hawthorn) which is a high water demand species, we try not to plant it 
the foundations of buildings as it will cause structural failure and issues for the 
future of the development, hence the use of less demanding species of Privet or 
Beech. We could use Hornbeam, Hazel or Laurel but again these tend to be 
planted as a singular species hedge.’ 

 
Following discussions between the developer and LWT and submission of a 
further amended plan with an improved wildlife seed mix, LWT wished to make no 
further comments. Landscaping works have been conditioned (5). 
 
 
 
 
 
 
Section 106 Agreement and Contributions 

 
7.15 During the determination of the outline planning application B/16/0436, both the 

Education Authority and the Health Authority had requested financial contributions 
from the developers towards their services, totalling £1,151,440. These requests 
were forwarded at that point to the applicants for their consideration. However, the 
applicant’s viability assessment did highlight that the financial demands made on 
the scheme would jeopardise the development and render it unviable. The report 
was assessed by an independent surveyor and further discussions took place with 
the applicants who subsequently made a final total financial offer of £180,000 
towards both education and health provision.  The Education and Health 
Authorities accepted the developer’s offer and the Section 106 Agreement agreed 
under application B/16/0436 was signed by all parties on 6

th
 February 2018. 

 
7.16 The remaining considerations are whether the layout, appearance, scale and 

landscaping of the residential development proposed by this application are 
acceptable given the objectives of Local Plan policies and the NPPF. 

 
 Conditions attached to Outline Planning Permission B/16/0436 
 
7.17 This application also includes information submitted in relation to Condition 8 - 

Public Open Space and Condition 9 - Site Levels. 
 
 Public Open Space  (POS) 
 Layout Plan drwg no. 115/A0/02 rev. A shows how 1.28 ha, or 17% of the overall 

site will be dedicated POS in the form of three areas. This figure far exceeds the 
minimum 7.5% stated in Policy H4 of the adopted Local Plan. The attenuation 
pond in the north-east corner of the site will be “dry” except during exceptional 
weather events and therefore provides POS. Adjacent to the attenuation pond is 
the play area. Finally, there is a further area of POS near to the entrance of the 
site near Lindis Road. 

 
 This application therefore discharges Condition 8 attached to B/16/0436. The 

entire development will be maintained by a management company, details of 



 

 

which will be submitted to and approved in writing by the LPA and has been 
conditioned as part of the outline consent. 

 
 Site Levels 
 Site Sections Plan drwg no. 115/A0/12 Rev. A shows how the proposed two 

storey dwellings relate well to the existing neighbouring dwellings. This application 
therefore discharges Condition 9 attached to B/16/0436. 

 
Access - Drwg no. 115/A0/02 rev. A 

 
7.18 The proposed vehicular and pedestrian accesses are set out at paragraphs 2.4 

and 2.5 of this report and remain largely unchanged from the indicative access 
arrangements included with the outline application. The County Highways 
Authority wishes to raise no objections. 

 
 

Layout - Drwg no. 115/A0/02 rev. A 
 

7.19 The layout of the site demonstrates how the developer has embraced the best 
practice principles of plan preparation and has engaged with stakeholders and the 
Local Planning Authority during all stages of the process. As a result, the 
proposed scheme include all of the important components of good residential 
developments. 

 

7.20 All of the proposed houses are completely accessible and as the entire 
development is essentially one enormous cu-de-sac, this will deter any 
irresponsible and discourteous drivers from either using the estate as a rat-run or 
race circuit.  As a result, pavements, internal roads, houses, garages, soft and 
hard landscaping and drainage scheme have all been used to produce a layout 
that will promote slower car speeds and result in an environment which is safe 
and accessible for people of all ages. 
 

7.21 Internally, the layout of all 178 dwellings provide appropriate accommodation and 
space for future occupiers.  Outside, adequate garden spaces are provided which 
are appropriate and commensurate to the size of house. Each dwelling has 
adequate car parking provision that accords with policies contained within the 
adopted Local Plan and SELLP, namely Annex 6 of Policy 36 that requires all 
houses (or flats) to provide two spaces for dwellings with up to three bedrooms; 
and three spaces for dwellings with four or more bedrooms, within the curtilage. 
Due to the number of additional family members within households, and 
particularly young adults owning their own vehicles, on-street parking will 
undoubtedly occur. However, not only has the developer taken reasonable 
measures to prevent this from happening, the car parking provision does accord 
with SELLP Policy 36. 
 

7.22 Another important element is the provision of affordable housing. The design and 
materials used for the affordable housing (AH) units are no different to the other 
houses within the development and the developer’s approach to avoid simply 
clustering the AH units together and instead locating them across the site should 
be welcomed. The layout is therefore considered to be acceptable, meeting 
national and local plan policy objectives.   
 



 

 

Scale - Housing Mix Drwg no. 115/A0/02 rev. A and Site Sections drwg no. 
115/A0/12 Rev. A 
 

7.23 The proposal is for 178 no. dwellings within the 7.6 ha site which equates to 23.5 
dwellings per hectare (dph). Members considered that a maximum of 180 
dwellings was acceptable in principal at outline stage.  The housing mix of 1, 2, 3 
and 4 bedroom flats, terraced, semi-detached and detached houses is supplied 
on several plans. It is considered that the different sizes of houses are equally 
dispersed which will result in a development that provides housing stock that is 
required to meet housing demand in Boston.  
 

7.24 The development comprises entirely two storey properties with a maximum height 
to the ridge of 8.4 metres and 4.9 metres to the eaves.  With the majority of 
adjacent properties on the three adjacent roads being two storey (notwithstanding 
the presence of bungalows (particularly on Blackthorn Lane), the scale of the 
houses would be comparable with the neighbouring two storey houses and chalet 
dormers and no more harmful to the existing bungalows than the existing adjacent 
houses.  

 
 
 
7.25 The good-sized rear gardens of the properties on the three adjoining roads will 

ensure than acceptable separation distances between proposed and existing 
properties are maintained. The separation distances between the proposed 
properties within the estate are slightly tighter than some of the developer’s 
previous schemes but remain more than simply “acceptable” and the higher 
density is to be expected (and arguably embraced) following guidance contained 
in the NPPF 2012 and NPPF 2018 and would certainly not looked cramped within 
the site.  

 
7.26 In terms of its scale, the proposal is considered to fully comply with policy. 
 
 

Appearance – Materials Layout & Schedule drwg no. 115/A0/05 Rev. A 
 
7.27 This application includes ‘appearance’ as a reserved matter and includes the 

external built form of the entire development, the different housing styles, 
materials, colour and texture and also includes the design and position of 
windows, doors etc. 

 
7.28 The NPPF indicates that ‘Good design is a key aspect of sustainable 

development, is indivisible from good planning, and should contribute positively to 
making places better for people’.  The NPPF indicates that decisions should not 
attempt to impose architectural styles or particular tastes and they should not 
stifle innovation, originality or initiative through unsubstantiated requirements to 
conform to certain development forms or styles.  It goes on to say, paragraph 60, 
that ‘it is, however, proper to seek to promote or reinforce local distinctiveness.’ 

 
7.29 However, paragraph 64 says that ‘permission should be refused for development 

of poor design that fails to take the opportunities available for improving the 
character and quality of an area and the way it functions’. 

 



 

 

7.30 The designs, sizes, ages and materials of dwellings surrounding the site are 
varied and there is no distinctive ‘style’ in the area.  Whilst the design of the 
proposed dwellings are modern, the key issue here is context and whether the 
appearance of the dwellings will assimilate within the pattern and character of the 
surrounding built environment.   

 
7.31 The proposed materials will result in a pleasing palette and variety in an attempt 

to avoid the often bland and monotonous feel of new housing estates. The various 
materials blend different types of red facing bricks, buff bricks, slate effect tiles 
and red concrete pantiles and are thus reflective of the adjacent properties. 
Interest will be provided with architectural features such as feature entrance 
porches and brick soldier course above a number of the windows and prominent 
chimneys which are sadly lacking in many modern housing developments. 
 

7.32 ‘Appearance’ also includes issues relating to the design and position of windows 
and whether the insertion of such windows in any of the elevations of the 
proposed dwellings would cause overlooking and substantially harm residential 
amenity not only to existing neighbouring properties but also other proposed 
dwellings.  As should be expected, a number of windows and doors are proposed 
in several elevations of different house types.   
 
 

7.33 Due to the appreciable separation distances between proposed and existing 
properties (some of which are provided on drwg no. 115/A0/11 rev. A), the level of 
amenity currently enjoyed will not be significantly impacted upon.  The 
relationship between the houses on the estate have been well considered and 
whilst in most cases there will be an element of overlooking between houses on 
this form of large scale residential development, the developer is aware of the 
marketability of its product and has not designed a layout of houses that will be 
undesirable in this respect.  
 

7.34 The design of the proposed dwelling, although not exactly the same as other 
dwellings in the locality it can be argued that the development would continue the 
evolution of design in the area without disrupting any prevailing local distinctive 
characteristic. 

 
7.35 On this basis, it is considered that the proposed design and external appearance 

of the proposed dwellings are acceptable and would not cause substantial harm 
to the character or amenity of the area. 

 
Landscaping - Landscape Plan drwg no. 115/A0/04 Rev. B 
 
7.36 This application includes ‘landscaping’ as a reserved matter which includes both 

hard and soft landscaping i.e. planting of trees, hedges, shrubs or grass, fencing 
and surface materials. 

 
7.37 The site remains in use as an agricultural field in addition to the vacant business 

premises (formerly Shooter’s Yard). The submitted landscape plan shows the 
locations of proposed trees, hedge and shrub planting, lawn to the rear and hard 
surface materials. The proposed landscaping scheme includes the planting of 
additional trees and shrubs within the front and rear gardens.  Full details of tree 
species and protection measures are included on drwg no. 115/A0/04 Rev. B as 



 

 

are the locations of the common beech and privet hedges, 1.8m brick walls, 
timber fencing (varying heights) and wildflower mix.  The estate will benefit from a 
very good example of a Sustainable Urban Drainage System (SuDS) which will 
not only mitigate against surface water drainage issues but the use of 1.5m wide 
grass swales across the development constitutes a pleasing green space which 
has a double function.   
 

7.38 Members may consider that the entire northern, southern and western (save for 
access) boundaries of the site could be bounded by 1.8m timber fencing. It is 
considered that it would be unreasonable to condition this in terms of financial 
burden and it is unnecessary. The submitted landscaping plan shows that the 
developer would only put up new 1.8m timber fencing where the existing fencing 
was in a poor state of repair. There are some hedgerows which would remain as a 
preferable natural screen and no fencing would be required. Consequently, 
existing rear gardens and those within the proposed estate will be secure and 
provide greater privacy. 

 
7.39 The eastern elevation is enclosed by the Witham Fourth drainage ditch and is 

open to arable fields beyond which will retain a small element of rurality within this 
urban environment.  
 
 

7.40 Overall, the landscaping is considered acceptable subject to a condition (2) 
requiring re-planting if the trees, hedges or shrubs die within 5 years of planting. 

 
 

8.0 Summary and Conclusion 
 
8.1 The principle of residential development on this site consisting of 178 no. 

dwellings has already been established by the outline approval detailed above.  
The reserved matters under consideration relate to the layout, appearance and 
scale of the dwellings and the landscaping of the site. 

 

8.2  It is considered that this scheme is acceptable subject to the conditions set out 
below. It should be noted that any approval granted for this application does not 
change the status of the outline approval and the conditions which are attached, 
e.g. relating to flood risk etc. remain valid. 

 
 
9.0 Recommendation 

 

It is recommended that Committee approve the reserved matters application 
subject to the following conditions: 

 
 

CONDITIONS AND REASONS 
 

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

 

 Topograhical Survey drwg no. 15-204-01 
 Proposed Site Layout Plan drwg no. 115/A0/02 Rev. A 
 Proposed Landscape Layout drwg no. 115/A0/04 Rev. C 
 Proposed Materials Layout drwg no. 115/A0/05 Rev. A 



 

 

 Proposed Separation Distances drwg no. 115/A0/11 Rev. A 
 Proposed House type dH418 drwg no. 115/101 
 Proposed House type dH414 drwg no. 115/102 & 115/103 
 Proposed House type dH420 drwg no. 115/104 & 115/105 
 Proposed House type dH409 drwg no. 115/106 
 Proposed House type dH408 drwg no. 115/107 & 115/108 
 Proposed House type dH404 drwg no. 115/109 
 Proposed House type dH403 drwg no. 115/110 
 Proposed House type dH402 drwg no. 115/111 
 Proposed House type dH401 drwg no. 115/112 
 Proposed House type dH430 drwg no. 115/113 Rev. A 
 Proposed House type SH303 drwg no. 115/114 
 Proposed House type sH320-319 drwg no. 115/115 
 Proposed House type tH319-320-202 drwg no. 115/116 
 Proposed House type tH303-330 drwg no. 115/117 
 Proposed House type tH205-202-201 drwg no. 115/118 
 Proposed House type tH232-231 drwg no. 115/119 Rev. A 
 Proposed House types tH202-201 & tH205-202-201 drwg no. 115/120 
 Proposed House type tH330-232-231 drwg no. 115/123 
 Garages Sheet 1 of 2 drwg no. 115/121 
 Garages Sheet 2 of 2 drwg no. 115/122 
 Proposed Site Sections drwg no. 115/A0/12 Rev. A 
 And Drainage Statement prepared by Hall Design infrastructure 
 
Reason: To ensure the development is undertaken in accordance with the 
approved details and to accord with the objectives of Local Plan policy G1. 

 
2. Notwithstanding Condition 8 attached to the outline application B/16/0436, all 

landscape works shall be carried out in accordance with the approved 
landscaping details shown on drawing no. 115/A0/04 Rev. C and the landscaping 
of each individual plot shall be provided within the first planting season following 
occupation of each individual plot.  Any trees, hedges, plants or grassed areas 
which within a period of five years from the date of planting die, are removed or 
become seriously damaged or diseased shall be replaced in the first available 
planting season with others of similar size species or quality. 

 

Reason: In the interests of visual amenity and in accordance with Section 197 of 
the 1990 Act which requires local planning authorities to ensure, where 
appropriate, adequate provision is made for the preservation or planting of trees, 
and to ensure that the approved scheme is implemented satisfactorily.  The 
condition accords with Boston Borough Local Plan 1999 Policy G1. 
 

3. The carriageways of the estate roads hereby permitted shall be constructed up to 
and including binder course level prior to the commencement of the erection of 
any residential development intended to take access therefrom and no dwelling 
hereby permitted shall be occupied before the footway between that dwelling and 
the existing public highway is also constructed up to and including binder course 
level.  The carriageway and footway binder course surfaces shall be maintained 
to a standard that will provided safe and suitable access for residents and their 
visitors until such time as the final surface courses are laid and the final surface 
courses shall be laid no later than three months following the date of occupation 
of the penultimate dwelling. 

 



 

 

Reason: To ensure that construction vehicles and material delivery vehicles can 
safely access the permitted development, to ensure that safe and suitable 
standard of vehicular and pedestrian access is provided for all throughout the 
construction period of the development in accordance with the guidance within the 
National Planning Policy Framework and to ensure that the roads and footways 
are completed within a reasonable period following completion of the dwellings. 
 

4.      Prior to the commencement of any part of the development hereby permitted, 
details shall be submitted to and approved in writing by the Local Planning 
Authority for the provision of a fire hydrant/s or other acceptable alternative. The 
fire hydrant/s (or other acceptable alternative) as approved in writing by the Local 
Planning Authority shall be installed/agreed prior to the occupation of any dwelling 
approved by this consent. 
 

     Reason: To enable the protection and maintenance of the development and to 
accord with Boston Borough Local Plan 1999 Policy G1. This is a pre-
commencement condition as provision for the hydrants needs to be assessed at 
layout stage. 
 
 
 
 
 

6.     Notwithstanding the approved landscaping layout (drwg no. 115/A0/04 Rev. C) a 
landscape management plan including management responsibilities and 
maintenance schedules of the pubic open space and play equipment if applicable 
shall be submitted to and approved in writing by the Local Planning Authority 
before the occupation of any dwelling. Thelandscape maintenance planshall be 
carried out as approved thereafter. 
  

      Reason: To ensure the long term maintenance of the public open space and play 
equipment, in the interests of the amenity of residents and to accord with the 
objectives of Boston Borough Local Plan 1999 Policy H4.   
 

In determining this application the authority has taken account of the guidance in 
paragraph 38 of the National Planning Policy Framework, 2018 in order to seek to secure 
sustainable development that improves the economic, social and environmental 
conditions of the Borough.  
 
 
 
 
 
 
 
Lisa Hughes  
Growth Manager 


