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Reserved Matters Application

S/165/00287/24 APPLICANT: Gleeson Regeneration Limited
and Cyden Homes Limited

VALID: 05.04.2024 AGENT: N/A

PROPOSAL: Reserved Matters application relating to the erection of 600

dwellings, 3no. pumping stations, 2no. electricity sub-
stations, provision of open space, landscaping,
infrastructure, attenuation ponds and construction of
vehicular accesses, (outline planning permission ref no.
S/165/2238/20 for the erection of up to 600 dwellings and a
medical centre with provision of associated open space,
landscaping and infrastructure, estate roads and cycle ways,
granted 9th May, 2022).

LOCATION: Land at Halton Road and Ashby Road, Spilsby

1.0 REASONS FOR COMMITTEE CONSIDERATION

1.1 The proposal is for a development of significant scale, on a Local Plan
allocated site, being a major contributor to the strategic delivery of
housing in the District.

1.2 The allocation and development of the site is important for enabling
delivery of a much-needed new doctors surgery in the town.

1.3 Outline planning permission for the development of 600 dwellings was
granted (with agreement from the Planning Committee) in advance of a
s.106 obligation being secured for necessary mitigation measures (to be
informed by a detailed viability appraisal), to enable on-going
negotiations and to give confidence for on-going support and
commitment to the business case for the delivery a new surgery for
Spilsby. The Committee instruction was for the subsequent scheme detail
to also be presented to the Planning Committee.

1.4 The proposal has also been subject to a notable level of interest.

2.0 THE SITE AND SURROUNDINGS

2.1 The application site comprises approximately 39 hectares of agricultural
land located on the eastern periphery of Spilsby.

2.2 The southern boundary of the development site is defined by the B1195

Halton Road with Ashby Road and associated mature trees defining the
north boundary.
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The western boundary of the site is contiguous to the town's current
development/settlement envelope and is defined by a mixture of housing
styles and types.

The site itself and the land to the north and east comprises undulating
agricultural land and pasture. Generally the application site slopes down
from west to east and an existing drain, which runs west to east midway
through the site, divides the northern section of the proposed
development from the land to the south, forming a shallow valley
running from west to east along which the water course runs.

Within the site there are several features, including field boundaries and
drainage dykes as well as a hedged area including two ponds, one fed by
natural spring and one of an artificial, constructed form.

The site is also crossed by two well used public footpaths (Spilsby 159/1
and 160/2) and several power lines which distribute power via a
substation to the south would be diverted during the construction period
for any development.

Whilst the site extends into open countryside, the presence of the
residential developments to the south and west of the site impart a
distinct urban edge context to the site's locality, rather than a wholly
rural character

DESCRIPTION OF THE PROPOSAL

This application seeks reserved matters approval for the development of
600 dwellings and associated infrastructure including 3no. pumping
stations, 2no. electricity sub-stations, provision of open space,
landscaping, infrastructure, attenuation ponds, construction of vehicular
accesses and open space on 39 ha of land to the east of Spilsby between
Ashby Road and Halton Road.

The site benefits from an outline planning permission (S/165/02238/20)
for that number of dwellings and is based on an allocation in the East
Lindsey Local Plan.

In addition to the requirement for approval of ‘reserved matters’ to be
sought, the outline planning permission granted contained a total of 23
planning conditions. Many of those conditions relate to matters of
technical detail (eg precise detail for SuDS and foul drainage
arrangements), maintenance and management arrangements (eg
landscape), pre-construction investigations (eg WSI), construction
management and phasing arrangements or require details of identified
off site highway and public realm improvement works to be agreed.
However, there are several of the conditions which essentially require a
level of consideration to ensure that their requirements can be suitably
accommodated within the detail of the reserved matters. To establish a
precise scale and form for those particular elements the proposed
development has needed to be subject to a detailed viability appraisal
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(as acknowledged in the grant of the outline planning permission and
secured by the imposed condition (6). That condition read:

‘No development, other than that of the Medical Centre and it's
necessary infrastructure (as granted planning permission under
application S/165/00123/21), shall be commenced unless a s.106
Planning obligation (securing a viability agreed provision of
affordable housing, mitigation for impacts on education and the
NHS, a contribution towards extending a Traffic Regulation Order
and a contribution towards monitoring of the Travel Plan for a 10
year period) has been duly completed’

Condition (4) also required:

‘As part of, or prior to, the submission of the first reserved matters
application for the site a phasing plan shall be submitted to and approved
in writing by the Local Planning Authority.

The phasing plan shall provide:

a. Details of the intended sequence of development across the site;

b. The extent and location of the proposed development phases and/or
parcels and indication of the type of any development envisaged in each
phase or parcel (which may include infrastructure only phases);

c. The siting of the main spine road running through the site from Halton
Road to Ashby Road and the general location and proposed timing of
provision of the primary cycleways/pedestrian routes connecting the main
areas of publicly accessible open space which, shall be informed by
drawing P16-0928 002 Rev H 'Masterplan’.

d. The broad location and timing of provision of the publicly accessible
open space to be provided within each phase or parcel, the equipped
areas of play which, unless agreed in writing, shall be informed by
drawing 1400-1_OP_MPO01 'Indicative Masterplan'.

e. The broad indication of the phasing and timing of provision of SUDs
and drainage associated with each phase’

Furthermore condition 8 required:
‘Prior to commencement of any development, a scheme for the
delivery, specification and on-going management and maintenance
of sports facilities as an integral and consequential element of the
development hereby permitted shall be submitted for approval in
writing by the Local Planning Authority. The scheme shall
incorporate and respond to the principles of 'Active Design'’
guidance as prepared by Sport England and implemented in
accordance with the details as approved

The reserved matters under consideration for this application are those
of ‘access’, ‘appearance’, ‘landscaping’, ‘layout’, and ‘scale’ and have
consequently been informed by reference to the requirements of the
conditions noted above.

By reference to the Planning History section of this report, it will also be
noted that there are yet undetermined applications for the discharge of
technical details for matters such as drainage and off site highway
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requirements. Those details are currently still under consideration but
the information provided is applicable to this application in so far as it
relates to the on-site infrastructure and features to be provided.

The application is submitted in the names of Gleeson Regeneration Ltd
and Cyden Homes Ltd with indication of intention for the north of the site
to be developed by Cyden (264 proposed residential units) and the
southern area by Gleeson (336 residential units).

In addition to the submitted drawings, the planning application is
supported by the following information:

Design and Access Statement (DAS) - the DAS advises that the
submitted details seek to comply with the requirements of the
Masterplan accepted at the outline stage including:

e Access points off Halton Road and Ashby Road located in the same
position.

e Medical Centre land has been reserved to allow construction (by
others) in accordance with permission: S/165/00123/21.

e Spine Road follows a very similar route through the site.

e PROW (x2) have both been retained and enhanced.

e Attenuation basins and existing pond features remain unaltered from
the Indicative Masterplan.

e Wildlife area is situated in the same position but has been enlarged.
The proposal offers more open space, enhanced views and outlook from
the development.

¢ Proposed residential development follows a very similar pattern and
density. e Hedges and trees within the site to be retained where possible,
as per the outline scheme.

e Watercourses within the site that are shown as retained on the outline
scheme, have been retained.

The scheme detail provides for a main arterial road to run north/south,
connecting the two access points, with secondary roads and private
drives accessed from it. These secondary roads are intended to create
small pockets of residential development and green space, and assist
with traffic calming.

The DAS advises that a focal point of the site, located centrally, are two
existing ponds which are to be retained, and a large, proposed wildlife
area.

Properties have been positioned and orientated to take advantage of the
green space and overlook this wildlife area.

Further to the central wildlife area, a green corridor has been proposed
towards the north of the site, which also contains an existing Public Right
of Way. These open green spaces, in conjunction with the proposed
attenuation basins and swales, are intended to create an open, soft and
rural feel throughout the development. All of the residential properties
that neighbour the green corridor have been orientated to front the open
space.



House types for specific corner plots have been selected to create
attractive and interactive street scenes with window and door openings in
the gable elevations helping to animate the street scene and avoid
having blank elevations.

Small sections of private drives and shared surfaces are proposed to
serve small numbers of properties and will be accessed from the 5.5m
wide arterial roads.

A 3 metre combined footway / cycleway, with a grass verge planted with
street trees is provided to one side of the highway

A proposed medical centre site, (already approved under a separate
application, reference: S/165/00123/21) is included.

The proposed residential dwellings have mostly been designed to be
‘back-to-back’ with the existing houses located along the western
boundary of the site. The positioning and orientation of properties will
also allow and enable natural surveillance to occur, helping to create a
safer living environment, fronting the street with window and door
openings.

Plots adjacent to the Public Rights of Way have been rotated through 90
degrees, so the gable faces the Public Right of Way. This keeps the built
form along the PRoW to a minimum, and importantly, enables views
through the development. Boundary walls are proposed to enclose
private rear gardens, with knee rail fencing to the ‘fronts’ of the
properties, allowing pedestrians visibility through.

The PRoW route is widened.

All of the dwellings are proposed to be two storey, (except two no. 2.5
storey dwellings on the Cyden Site) with traditional pitched or hipped
roofs and their appearance is to be of a familiar, vernacular typology.

The DAS notes that most of the properties to the east of Spilsby, that
border the application site, are two storey in height (albeit, there are
some bungalows and a 3-storey residential block that neighbours the site
too).

All properties will be served with parking courtyards, drives and/ or
garages, and all properties will have a rear garden at least in the region
of 10m in depth, which thus creates appropriate and adequate separation
distances between properties.

Given that the site is split into two (Cyden Homes and Gleeson) the
appearance and materiality is identified as important, to ensure the
development will be viewed as one.

Although Cyden and Gleeson have differing house-types, and styles, all
of the residential properties across the site are of similar scale.
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The external facing materials are typically: e Approved red / buff facing
brickwork e Slate / Slate effect / Pantile and Pantile effect concrete
interlocking roof tiles e White UPVC simple casement windows (some
properties with glazing bars) e White fascias & soffits e Black plastic half
round rainwater gutters & circular downpipes ¢ UPVC door e Flat roof &
pitched roof entrance canopy / porches

Typical features of the proposed house types include:

¢ Varying ridge heights

¢ Pitched and hipped roofs

¢ Pan tile effect and slate effect tiles

e Predominantly red and buff facing brickwork

e Areas of decorative brick detailing and arched window head brick
detailing

¢ Variety of integral and detached garages

¢ Varying orientation of plots

¢ Single storey and two storey projections

e Porches / covered principal entranceways

e Corner turning plot types / interaction with street scene

In terms of overall site principles, several areas of open space are
proposed, including a generous wildlife area to the heart of the site and a
strong green corridor containing an existing PRoW to the north of the
site.

Several attenuation basins are located within the site boundary.

The location of these attenuation basins, mainly to the proposed
entrances to the site from the north and the south, have been designed
to contribute to the open nature and rural feel of the development.

The DAS advises that this approach also allows for much softer views
into the site. The majority of the existing trees within the site are
proposed to be retained, to be reinforced by additional tree planting
proposed throughout the development.

All rear gardens are proposed to be amenity grass, with low level shrub /
ground cover planting proposed to the ‘front’ of most individual plots.

Dwellings are to be designed in accordance with Part M of the Building
Regulations, with all plots to allow for a minimum 900 x 1200mm level
access to the main entrance.

S.106 Statement - As effectively required by the terms of the outline
planning permission, the Statement advises that the reserved matters
application has been informed by a Viability Appraisal and subsequent
independent review on behalf of ELDC.

The initially submitted Heads of Terms for the required s.106 obligation
suggested that viability considerations would make it difficult to provide
any affordable housing contrary to an early independent review
undertaken on behalf of this authority which suggested that 68



affordable housing units (split 47 rental and 21 intermediate) would be
viable.

On-going review over the duration of the application process has
however confirmed continued pressure being placed on development by
spiralling costs, while achievable revenues remain stagnant. Those cost
increases are primarily down to inflation and the additional burden
placed on development via new and emerging policy and legislation.

Those additional and ‘abnormal’ costs are confirmed as including
requirement to comply with the emerging Future Homes Standards (FHS)
which seek to ensure that all new build homes are future-proofed in
relation to energy efficiency and low-cost carbon heating to make them
‘zero carbon ready’.

The Statement advises that estimated additional costs for complying with
FHS alone across the development would £3,584,000.

Other requirements such as the Building Safety Levy (BSL) are also cited
as potentially adding to costs which together with achievable Affordable
Housing revenues being suppressed have led to the applicant tabling a
revised Affordable Housing provision of: 45 units (7.5% of total) on the
previously agreed tenure split of 70% rental 30% intermediate units.

The Statement consequently advises that mitigation is to be secured:

e in line with a revised LCC education requirement (£744,245 as
things currently stand) for mitigation of 66 school places required
for Spilsby Primary School (to be paid at the mid-point of the
development),

e contribution to off-site sport provision (the Statement advises
that following correspondence with Sport England, the applicant
has agreed a sum of £467,108 towards offsite sports provision).
The Sport England correspondence with the applicant suggested
that “If the provision is to be provided off-site as either new
provision or improving the quality of existing playing field
provision and changing room facilities in the area then projects to
deliver this required infrastructure should be investigated up to
the total capital cost of £467,108.00". Gleeson, in discussion with
officers at ELDC, had already identified the Spilsby Recreation
Ground proposals as an appropriate receiver of such funds to put
towards their committed proposals under separate planning
reference. A letter of intent/support from the Spilsby Recreation
Ground Trustees is included with this submission to confirm they
are a ready recipient of the funds, along with details of how the
funds would be committed.

e £5,000 contribution towards extending a Traffic Regulation Order
(TRO) and £10,000 contribution towards monitoring of the Travel
Pan (TP) for a 10 year period.
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Phasing Plan and Statement - Indicates that areas of POS and
drainage infrastructure will be delivered concurrently with the housing,
with Gleeson and Cyden commencing development at the same time and
operating from separate sales and build compounds in their respective
areas of the site (broadly at the north for Cyden and the south for
Gleeson). Gleeson and Cyden construction plans show the intended
sequencing of build for each developer.

Confirms that the spine road will commence concurrently from both the
north and south to enable each developer to commence development of
their respective parcel at the same time. Sequencing is indicated on a
spine road phasing plan. Cycle and pedestrian routes are also shown on
the respective phasing plans and in detail on the respective layout
drawings. These are again broadly in accordance with the principles set
out in the approved Masterplan. Timings of these will accord with the
sequencing set out in the intended build routes indicated on the
respective construction phasing plan.

Areas of open space are shown on the phasing plan, and in detail on the
respective layout and landscaping drawings. General intended
sequencing of build is demonstrated on respective construction phasing
plans.

SuDS and drainage infrastructure are shown on the phasing plans, and in
detail on the respective layout drawings. The intended sequencing of
SuDS and drainage infrastructure (including attenuation basins and
swales) is indicated on the construction phasing plans. It confirms that
construction will ensure that each individual dwelling is appropriately
serviced for drainage infrastructure prior to its occupation. Full detailed
drainage designs are confirmed to be submitted via separate condition
discharge application as required by conditions 10 and 11 of OPP ref.
S/165/02238/20

Foul and Surface Water Drainage Strategy - advises that the
drainage strategy proposed and considered at outline stage indicated
that foul water drainage be provided via a pumped solution with a
pumping station located towards the central portion of the site, which
would discharge into the local foul water drainage network.

Following a more detailed review of proposed road and development
levels across the site it was identified that this location is not ideal when
considering the potential depths required for foul water to be collected
for pumping at this location.

The proposed foul water drainage strategy therefore incorporates three
pumping stations located more holistically with development levels to
minimise the requirement for deep excavations. From these pumping
stations foul water would then be pumped to the existing foul water
network at Anglian Waters existing manhole reference 6205 located to
the south of the site.
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For surface water the site has been broken down into additional
catchments with Greenfield runoff rates and subsequent attenuation
requirements being calculated on measured impermeable development
areas (plots, drives and roads) as opposed to the previous 65%
allowance for the existing site catchment. Calculations show a 54%
reduction in peak runoff rates and a 71% reduction in the amount of
required surface water attenuation volumes.

The strategy advises however that it be noted that for the avoidance of
risks of blockages to the proposed outfall location of Catchment 5 that
the proposed discharge rate has been increased to 2.5I/s.

Archaeological Written Scheme of Investigation (WSI) - This was
a requirement of Condition 13 of the outline permission (NB an
application for discharge of this condition has been received). A total of
eighty trenches were excavated in 2020, of which forty-eight contained
features deemed to be of archaeological origin. Based on the results of
the evaluation, it is proposed that mitigation in the form of
Archaeological Strip, Map and Record be carried out prior to the
commencement of development of the site, in order to further
characterise and fully record archaeological features identified during the
evaluation.

CONSULTATION

Set out below are the consultation responses that have been received on
this application. These responses may be summarised, and full copies
are available for inspection separately. Some of the comments made may
not constitute material planning considerations.

Publicity

The application has been advertised by means of a press notice/ site
notice and neighbours have been notified in writing.

The Ward Councillor has been made aware of the application via the
Weekly List.

Councillor Terry Taylor (Ward Councillor for Halton Holegate advised that
he supported the representations made by the Parish.

Consultees

LCC EDUCATION - Initially advised no further comments to those
submitted at the outline stage but subsequently confirmed a revised
requirement for £744,245 as mitigation for impacts on education
provision at Spilsby Primary School.

ENVIRONMENT AGENCY - No objection.

LINCOLNSHIRE POLICE - No objections raised. Draws attention to
relevant Secured By Design Guidance.
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ELDC Waste Depot - Supports application but advises that dwellings
served by non adopted roads will require residents to place waste
receptacles adjacent to the adopted highway. Advises that refuse will not
be collected from beside non-adopted highways.

ANGLIAN WATER - Initially raised concerns re impacts on the foul
sewerage network but have reviewed the applicant’s submitted (FOUL
AND SURFACE WATER DRAINAGE STRATEGY NOTE) and considers that
the impacts on the public foul sewerage network are acceptable to
Anglian Water at this stage. Confirms that its investment programme will
ensure that the WRC flow permit is satisfactory to accommodate flows in
the catchment. It requests that it is consulted on any forthcoming
application to discharge condition(s) of the outline planning application to
which this Reserved Matters application relates.

It has reviewed the applicant’s submitted surface water drainage
information (FOUL AND SURFACE WATER DRAINAGE STRATEGY NOTE)
and has found that the proposed method of surface water discharge does
not relate to an Anglian Water owned asset. As such, it is outside of its
jurisdiction

4.10 FIRSBY GROUP PARISH COUNCIL -Object. Concerned about where surface
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water and sewage are to be pumped. Note that Halton Holegate and the
Steeping river cannot cope with the current volume of water.

ELDC HOUSING STRATEGY - Advises 100 units have been identified for
affordable housing but that does not meet the 30% planning policy;
requirement (180 dwellings required). Confirms a preferred tenure split
of 70% affordable rented and 30% First Homes and identifies a preferred
size of dwelling with requirement for 85% to meet the National Design
Space Standards. Advises that any reduction in provision should be
informed by a Viability Appraisal.

Subsequently, following further Viability review advised acceptance of a
reduced on-site provision (45 onsite affordable (7.5%) plus the S106
payments) with detail of plot and tenure provision also negotiated and
agreed following confirmation from the applicant that a Registered
Provider had been secured. NB Those details to be secured through the
s.106 obligation required by condition 6 of the outline permission.

HERITAGE LINCOLNSHIRE - Requests a Heritage Impact assessment to
consider the relationship to the Spilsby Conservation Area. Subsequent
comment advised it unlikely that the houses proposed to run parallel to
Queen Street would be visible from the CA. Also consider it to be
agreeable that most of the homes are to be kept at a height of two
storeys. Properties visible from the CA are requested to have the natural
slate roof coverings/clay pantiles, as are listed in the D&A statement -
“Slate / Slate effect / Pantile and Pantile effect concrete interlocking roof
tiles”

Archaeological comments advise that the proposal is located in an area
of archaeological interest. Geophysical survey and trial trenching have
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identified a concentration of prehistoric activity in the southern part of
the site and medieval activity in the north of the proposal site. Conditions
relating to archaeology were subsequently applied to outline permission
and confirmation is given that a written scheme of investigation has now
been submitted which meets the requirements of the relevant condition
applied to outline permission S/165/02238/20.

HISTORIC ENGLAND - No objection or specific comments made - advises
that the views of the Councils specialist conservation and archaeological
advisers be obtained (ie Heritage Lincolnshire).

HALTON HOLEGATE PARISH COUNCIL - acknowledges with some
concerns that this application relates to only certain of the Reserved
Matters detailed in the Outline Planning Permission (S/165/002238/20).
The Council is concerned about the possibility that important details
relating to other reserved matters may by implication be signed off by
association or precedent. Of greatest concern is an apparent change of
Strategy and lack of transparency as expressed by the Developers who
at a meeting in Spilsby Town Council Chamber in January 2024 made a
statement that all reserved matter applications would be submitted in a
single package. Consider this important as the Further Reserved Matter
Applications include: Conditions 9 - Foul Water Management, Condition
10 - Surface Water and Flood Risk Management. This is a major concern
to this Council as flooding already occurs in our village due in part to
previous flawed planning permissions which allow for parts of Spilsby
Development being allowed to drain unattenuated into watercourses that
pass through and close to Halton Holegate. Consider it essential that
measures to be put in place for the current site take this into
consideration and attenuation is provided that protects lands and
properties reflecting the receiving watercourse(s) original design
standards. Also consider it essential that these off-site watercourses are
also improved to be able to cater for the inevitable further increased
flows from all development sites both new and old. Re:Section 106
Requirements, and Condition 21 (Improvements to Public Highway
Safety and Traffic Management) - has concerns they will be submitted
and consulted upon subsequent to this application. In consequence urges
ELDC to delay granting of any Reserved Matter applications until all the
details of all the matters are known.

In relation to the matters now being considered only:

1. Site Boundary - note a discrepancy with the boundary of the site
where the properties Deep Dene and Cherry Tree together with land to
the rear of the property Courtlands have all been incorrectly included in
the site boundary. It is acknowledged that the official Development plans
do seem to have the correct boundaries.

2. General Layout —accepts the proposed layout including the location of
all main infrastructure and open spaces. Confirm especially interested in
the location of the proposed Attenuation Ponds but comment must now
await the opportunity to scrutinise the final designs and management
proposals under the later application. Contends that those details must
be subjected to scrutiny and signed off prior to any construction
commencing on the site overall.
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3. Phasing - accepts the general Phasing Plan for the construction of
properties, but not that of the Spline Road or attenuation facilities.
Considers that the Spline Road be constructed throughout the overall site
at the beginning of construction to ensure that all construction traffic
could access the whole of the development area from Ashby Road to
ensure that no construction traffic passes through the Town Centre or
Halton Holegate Village Centre on the B1195. Also comments that the
construction of the main spine road will inevitably require the installation
of drainage pipes (both surface water and Foul Sewers) so the full
drainage infrastructure including the fully controlled attenuation features
be constructed to an approved specification early in the construction
phasing.

4. Health Care Facility —welcomes proposals for a new Health care facility
and calls upon ELDC to insist on a Spine Road and Drainage Phasing Plan
as described above be bought forward prior to any construction that
would allow access to the site of the New Health Care Unit by others thus
enabling an early start of construction to be made.

5. Public Footpaths - The Council is concerned to ensure that all existing
public footpaths, bridleways, byways, Permissive paths and rights of way
across the site are maintained or replaced by marked temporary
diversions during construction, and that they are reinstated to the
original route on completion of construction.

LINCOLNSHIRE WILDLIFE TRUST - presents a ‘holding objection’ pending
inclusion of BNG and associated management and monitoring plans into
the design of the project. (NB BNG is not applicable to this application by
virtue of the application/permission being submitted prior to the
legislative requirements being brought into force).

SPORT ENGLAND - Notes that the reserved matters layout does not
include the provision of sports facilities on the application site.

Notes planning condition (number 8) was attached to the outline
permission requiring that: “Prior to the commencement of any
development, a scheme for the delivery, specification and ongoing
management and maintenance of sports facilities as an integral and
consequential element of the development hereby permitted shall be
submitted for approval in writing by the local planning authority. The
scheme shall incorporate and respond to the principles of 'Active Design’
guidance as prepared by Sport England and implemented in accordance
with the details as approved.”

Initially raised objection and advised of further requirements to address
local needs and satisfy Sport England policy and objectives.

Also noted that the Spilsby Recreation Ground is located within the
walking distances quoted in Policy SP26 to the proposed development
and that there is a planning permission at the Spilsby Recreation Ground
seeking to extend and refurbish the existing pavilion to provide changing
facilities for the outdoor facilities and provide additional car parking.
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Noted that Condition 8 also requires the that the scheme incorporates
and responds to the principles of ‘Active Design’ guidance. And
considered that the application submission should demonstrate how the
layout of the proposed development has been designed so that it is in
accordance Active Design Guidance (2023

Subsequent comments received following submission of the S.106
Statement following Viability Review advise:

‘Sport England is pleased to note the developer has agreed to make an
off-site contribution towards playing field provision/improvements locally.
The proposed sum only makes provision for the capital cost of works in
line with the Playing Pitch Calculator provided previously. There is no
proposed maintenance contribution sum put forward which should also
be secured towards the on-going maintenance of the improved facilities.
The PPC advocates that this should be per annum for an agreed
maintenance period. Since the potential projects listed will require on-
going maintenance, it would be appropriate to secure a suitable
maintenance contribution from the developer in line with this. The capital
and maintenance contributions should be suitably index linked to protect
against build cost inflation.

Sport England would be interested to understand the proposed trigger
point for payment of the sum relative to commencement and
construction of the development.

Consider that staggered payments are unlikely to facilitate the early
delivery of playing field improvements on site. Advise that the drafting of
the section 106 agreement spend purpose should cite the projects
identified by the Spilsby Recreation Ground trustees, but should ideally
also allow for some flexibility to allow the sum to be spent on any other
alternative playing field projects locally as may be identified via the
Playing Pitch Strategy steering group, without the need to secure a deed
of variation.

Consider this is important as this will allow for appropriate alternative
projects to be identified and delivered in the event that the projects
listed by the Spilsby Recreation Ground trustees do not proceed, or are
delivered through other funding sources in advance of the section 106
contribution being received. Sport England seek confirmation that this
can be agreed.’

SPILSBY TOWN COUNCIL -

Health Care Facility - welcomes the proposed new Medical Centre. Its
construction is of paramount importance to the town and the
neighbouring villages that depend on the health services provided in
Spilsby. It was previously agreed that the Medical Centre would be
completed before the housing development starts, Spilsby Town Council
insists that this should remain the case.

Also ask that consideration is given regarding access to the Medical
Centre. Provision should be made so that residents can attend the centre



both on foot and in vehicles, and public transport companies extend
routes to include the new development and the Medical Centre complete
with bus stops throughout. (NB by reference to the Planning History
section of this report it will be noted that a separate planning permission
for the development of the Medical Centre exists and is extant. That
permission presently defines the requirements for that specific
development)

Phasing - takes issue with the phasing plan, particularly the spine road
and attenuation ponds. Understood that when responding to the outline
application, Lincolnshire County Council Highways Department, made it a
condition that the spine road be installed throughout the site to ensure
that all construction traffic could access the whole site from Ashby Road,
so that it does not have a detrimental effect to the town centre or the
B1195, Halton Road. The Town Council requests that this criterion is
upheld.

Notes that a further 600 homes would bring more traffic and congestion.
The Town Council seek written assurances from the developer and LCC
Highways that improvements will be made to the roads in Spilsby and
around Spilsby.

Requests that the full drainage infrastructure including the fully
controlled attenuation features be installed on the very first phase to
protect the environment and neighbouring villages.

Notes that surrounding villages already have issues with flooding, in part
due to previous planning permissions which allowed for developments to
drain unattenuated into watercourses. Consider it essential that the
correct measures for this site are put in place and attenuation is provided
that protects surrounding land and properties. It is also considered vital
that the off-site water courses are improved to be able to cater for the
inevitable further increase from all development sites.

Would like written assurances from Anglian Water that the sewer plants
and networks will be able to cope with an additional 600 homes in the
area and that the sewer plants and networks will be improved beyond
the required capacity.

CCTV - requests that CCTV be installed early in the phasing and requests
a contribution to help improve the current CCTV set-up throughout the
town.

Site Boundary - Note a discrepancy with the boundary as shown on
pages 2, 3 and 4 in the Design and Access Statement.

Layout - concerned about the lack of green spaces, sports facilities and
play areas in the development and requests that provisions are made for
residents of this development to have easy access to green spaces,
sports facilities and play areas
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Demand - questions whether there is the demand for this scale of
increase, in the town.

Schools - Advises that Spilsby’s Primary School is already
versubscribed.

Street Names - Spilsby Town Council have a close relationship with the
custodians of the memorial at RAF Spilsby. The Secretary of the group
suggested to the Town Council that street names on the development are
connected to RAF Spilsby. The Town Council would like to encourage the
developers to liaise with the custodians of the memorial to bring a fitting
tribute on the new development.

Management Company - note that a management company will be
appointed and responsible for attenuation ponds, landscaping and
maintenance of the estate. The Town Council would like guarantees on
how long this company will operate for to avoid neglect.

Concerned that all Reserved Matters application should be submitted in a

single package including

e Condition 9 - Foul Water Management.

e Condition 10 - Surface Water and Flood Risk Management.

e Section 106 Requirements.

e Condition 21 - Improvements to Public Highway Safety and Traffic
Management.

(NB as outlined earlier in this report, those matters are not ‘reserved
matters’ but matters that have been secured by planning condition. A
separate discharge/approval regime operates for those requirements.

1.

ACTIVE ENGLAND TRAVEL - Off site transport infrastructure
improvements are recognised but areas of concern identified by Active
Travel England (ATE) relate to:

Pedestrian Access: Public rights of way need improvements,
including proper surfacing, lighting, and adequate width to meet safety
and accessibility standards.

. Cycling Accessibility: The proposed shared footway/cycleway along
the spine road should be modified to segregate cyclists and
pedestrians. Enhanced cycling connectivity within the site and to
Spilsby is required, including formalized access points and crossings for
cyclists.

. Site Permeability: Some residential areas are isolated from the

active travel network due to fencing, private driveways, and cul-de-sac

layouts. Additional access points and linking footways are needed to
improve connectivity.

Placemaking: Regular seating along green space footways should be

provided to accommodate users with mobility challenges and

encourage use of open spaces.

. Cycle Parking: Details on secure cycle parking specifications for all

plot types are missing and need clarification.



ATE recommends deferring the decision until these issues are
addressed.

4.19 TRUSTEES OF SPILSBY RECREATION GROUND - in support of the
application draw attention to the Spilsby Recreation Ground Development
Plan (2023-2025) and advise:
o that they welcome collaboration with the developer.
e Increased population will increase demand on sports facilities.
e Seek direct S106 funding from developer to accelerate delivery.
e Emphasise Recreation Ground as Spilsby’s only community sports
hub.
recreation Ground historically underfunded;
e significant upgrades now planned.
o Development shaped by community engagement sessions and
surveys.
e« Aim: Deliver modernised, accessible facilities

Key Planned Developments are noted as including:

Playzone (2G Multi-Sport Surface)

o All-weather 2G sand-based pitch on existing derelict hardcourt.
e Supported by FA, Premier League, Football Foundation.

e Will accommodate football, tennis, basketball, hockey, netball.
o Designed with full disability accessibility.

Concrete Skatepark
e New facility for skateboarding, scooters, rollers and BMX.
e Includes landscaping, seating, and safe parent waiting areas.

Car Park Expansion

e Current car park undersized and difficult to use.

e Planning approved (S/165/00200/24).

o Expanded facility increases capacity to 68 spaces.

e Uses reinforced gravel; aims to reduce on-street parking impact.

Pavilion Extension & Modernisation
e Planning permission approved.
e Additions include:
o New team changing room
o Large rear extension (with café, function space, meeting room,
toilets, bar and plant areas.
o Upgraded changing facilities.
o Improved accessibility and new street-facing frontage.
o Conversion of garages into café kitchen/dining.
o Intended to increase availability, revenue and community use.

4,20 NATURAL ENGLAND - No comments but draws attention to standing
advice.

4.21 LCC as LEAD LOCAL FLOOD AUTHORITY and LOCAL HIGHWAY
AUTHORITY - Final comments awaited and will be reported to the
committee via the Supplementary Papers or as verbal update.
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Neighbours

Approximately 24 representations have been received raising the
following matters:

Notes that there may be benefits for the town and may retain retail.
Concerns re: capacity of infrastructure - drainage/highways/medical
facilities

Concerns about pedestrian safety

2" Spilsby Scout Group advise that facilities are stretched with
limited ability to accommodate more members. Lack of funds to
achieve expansion raised as a concern.

Scheme crosses into Halton Holegate parish.

Concern about ensuring any development progresses in accordance
with agreed details.

Questions whether green energy measures will be adopted (triple
glazing/air source heat pumps/photovoltaic panels/battery storage etc
Notes potential build programme may extend for considerable period
Questions infrastructure capacity and energy supply provisions as
being adequate.

Flood risk

Allotments should be secured

Will the medical centre be progressed as was the understood
intention for the outline permission.

Swift nesting bricks should be incorporated.

Will overwhelm current services and be detrimental to Spilsby.
Impact on NHS surgery and dental services

Development in Spilsby should be restricted and incremental.

Retail facilities in the town are inadequate - only one supermarket
Concern about noise and traffic pollution both during construction and
after

Loss of value of properties is likely.

Not enough employment opportunities exist.

Not enough school places

S.106 monies should be given towards the Scout Group

Letter forwarded on behalf of client (owner of Northorpe Farm) by
SCM Panning raising concerns re: flooding noting that watercourses
on client land have flooded from the water courses flowing through
the application site. Concerned that the two eastern attenuation
ponds will discharge to the western watercourse running through
Northorpe Farm and that the outline planning permission required
discharge to greenfield runoff rates. Notes details not yet fully
provided but considers the information essential before any
development takes place. Considers inadequate information available
to demonstrate thet surface water will be adequately managed and
that down stream off site risks will be suitably managed

Pollution concerns including health concerns associated with building
on Radon affected ground

Impact on wildlife and views of the wolds.

Questions need for housing and benefits for retaining agricultural use
of land.
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RELEVANT SITE HISTORY

S/165/02238/20 - Outline erection of up to 600no. dwellings and a
medical centre with provision of associated open space, landscaping,
estate roads and cycleways. Granted on 9% May 2022 subject to a range
of conditions.

In addition to (4), (6) and (8) referenced previously, those conditions
included:

Condition (5): 'No development, other than that of the Medical Centre
and it's necessary infrastructure (as granted planning permission under
application S/165/00123/21), shall be commenced unless a s.106
Planning obligation (securing a viability agreed provision of affordable
housing, mitigation for impacts on education and the NHS, a contribution
towards extending a Traffic Regulation Order and a contribution towards
monitoring of the Travel Plan for a 10 year period) has been duly
completed’

Conditions (7) and (11) specifically required details to be provided to
support any reserved matters submissions, namely requiring:

e submission a statement outlining how the proposals have
responded to, and are in conformity with, the Design and Access
Statement ref: 1400 1 DAS MB, drawing 1400-1_OP_MPO1
'Indicative Masterplan' and relevant adopted planning policy and;

o a Landscape Delivery and Management Plan setting out long
term design objectives, management responsibilities,
maintenance and implementation schedules for all landscaped
areas (excluding private gardens), inclusive of trees, hedges,
ditches and balancing ponds; and a Biodiversity Enhancement
Scheme setting out measures for habitat creation and
management in accordance with the principles set out in the
Landscape Strategy Design Statement

Other conditions required consideration and approval of various technical
matters in advance of development taking place.

S/165/00123/21 - Erection of a building to provide a primary care
centre, provision of associated cycle and bin storage, hardstanding and
carparking, including amenity space for community engagement,
excavation of land to provide an attenuation pond and construction of a
vehicular and pedestrian access. Granted planning permission 19t
October 2021 (Preliminary works have commenced and the permission is
extant)

S/165/00106/25/DC - Application for discharge of condition no. 12
(Construction Management Plan) as imposed on S/165/02238/20 -
undetermined

S/165/01135/24/DC - Application for discharge of conditions no. 9
(foul water connection details), no.10 (SuDS details), no.11 (landscaping
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delivery and management plans for each phase of development) no. 13
(Archaeological Written Scheme of Investigation ), no. 21 (details for
identified offsite highway and public realm improvements) and no. 23
(estate road phasing and completion plan)as imposed on
S/165/02238/20 - undetermined

PLANNING POLICY

Section 38(6) of the Planning and Compulsory Purchase Act 2004
requires that planning applications are determined in accordance with
the development plan unless material considerations indicate otherwise.
The Development Plan comprises of the East Lindsey Local Plan (adopted
2018), including the Core Strategy and the Settlement Proposals
Development Plan Document; and any made Neighbourhood Plans. The
Government's National Planning Policy Framework (NPPF) is a material
consideration.

East Lindsey Local Plan

SP1 (A Sustainable Pattern of Places) - confirms Spilsby as a Town
within the settlement pattern of the District i.e. one of the highest order
centres providing a greater range of services and facilities

SP3 (Housing Growth and the Location of Inland Growth) -
amongst other things re-affirms Spilsby as a higher order settlement
where allocations to facilitate housing growth would be appropriate.

SP7 (Affordable and Low Cost Housing) - sets out the Local Planning
Authorities policy aspirations for securing the delivery of affordable
housing. Amongst other things the policy seeks a 30% on site, integrated
provision but accepts potential for reduced provision where
demonstrated by a robust viability assessment showing that the viability
of a development would be compromised.

SP10 (Design) - seeks to ensure good quality design outcomes.

SP11 (Historic Environment) — seeks to ensure that heritage assets
are appropriately considered and protected.

SP16 (Inland Flood Risk) — amongst other things requires all new
development to show how it proposes to provide adequate surface water
disposal, including avoiding impacting on surface water flow routes or
ordinary watercourses. This should involve the use of Sustainable Urban
Drainage Systems along with other appropriate design features, including
the retention of any existing water features on a site.

Furthermore, support is given to development that demonstrates an
integrated approach to sustainable drainage that has positive gains to
the natural environment and all new development must show how it can
provide adequate foul water treatment and disposal or that it can be
provided in time to serve the development.
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SP22 (Transport and Accessibility) - supports accessibility and
reduction of isolation in the District.

SP24 (Biodiversity and Geodiversity) - seeks to protect and enhance
that biodiversity and geodiversity value of land and minimise
fragmentation and maximise opportunities for connection between
natural habitats.

SP26 (Open Space, Sport and Recreation) — amongst other things
requires new development proposals to provide quality and accessible
sports and recreational facilities in order to meet the needs it generates
in line with identified standards (reflecting those of Fields in Trust
standards). In addition to assessment of open space, sport and
recreation standards against existing provision, a development of the
scale proposed would be expected to consider provision of equipped and
designated play including a Neighbourhood Equipped Area for Play
(NEAP) and Multi-Use Games Area (MUGA)

SP28 (Infrastructure and S106 Obligations) — amongst other things
seeks developer contributions on major schemes towards the delivery of
infrastructure where it is shown to be necessary for the development to
proceed. Furthermore, it should be shown that adequate capacity is
available, or can be provided by the utility providers to meet the
additional loads associated with serving the development.

SP DPD1 - Housing - confirms that the District wide housing
requirements will in part be delivered through allocations in the East
Lindsey Local Plan Settlement Proposals Development Plan Document.
The application site was identified as Allocation SPY310 for potential
delivery of up to 600 dwellings.

Neighbourhood Development Plans (NDP) — No NDP exists for
Spilsby.

Lincolnshire Minerals and Waste Local Plan

National Planning Policy Framework (NPPF) — to be read as a
whole.

Background Documents:
e Planning Practice Guidance
OFFICER ASSESSMENT OF THE PROPOSAL
Main Planning Issues
The main planning issues in this case are considered to be:
e The principle and quality of development including S.106

requirements and viability.
e Technical and other considerations
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Principle and quality of development including S.106
requirements and viability.

As background to this application, Spilsby is confirmed in the Core
Strategy Document to the East Lindsey Local Plan as a Town - one of the
highest order settlements in the district and as a preferred location for
new housing.

The application site was therefore identified as a housing allocation
within the East Lindsey Settlement Proposals Development Plan
Document and outline planning permission was subsequently granted
under S/165/02238/20.

Relevant planning policy, with specific reference to SP3 and SP DPD1,
provided that initial strong support for the principle for residential
development of the site which enabled the grant of the outline planning
permission.

The principle of development has therefore been secured with
consideration for this reserved matters application being constrained to
the detail of the proposal and requirements of other relevant planning
conditions imposed on the outline permission.

Concerns raised by third parties in terms of the principle of development
and impact on local services are consequently noted, but those matters
have effectively already been considered and accepted (within the
context of the permission detail and the required S.106 obligation).

Consequently, as referenced earlier in this report and for the avoidance
of doubt, this application is solely for approval of the reserved matters

4

being matters of ‘access’, ‘appearance’, ‘landscaping’, ‘layout’ and ‘scale’.

The relevant conditions that needed to be addressed to inform the
reserved matter detail have also been highlighted earlier in this report.

With reference to the requirements of conditions (4) and (6), although
neither condition essentially required consideration or discharge as part
of this application, given the known viability concerns for the delivery of
the development (these were highlighted and accepted through the
consideration of the outline planning permission) your officers and the
applicant were mindful of the need to ensure that the onsite scheme
detail could be prepared holistically to ensure incorporation and
integration of an appropriate and agreed amount and type of affordable
housing.

Equally, during the course of pre-application discussions and the
application process, awareness of the community aspirations for
development of Spilsby Recreation Ground became known and given its
comparative proximity to the application site and progression through
the planning stages, the possibility for helping enable that development
as opposed to provision of further on-site facilities was encouraged and
explored by the applicant.
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Mindful of the capital expectations indicated by Sport England for
delivery of sports facilities (which were not inconsistent with the
requirements for aiding delivery of the Recreation Ground project), those
monies were also factored into the viability considerations required by
condition (6) to further advise the possible affordable housing and sports
provision on site.

In considering the acceptability for off-site sports provision in lieu of on-
site provision your officers were also mindful of the Planning Committees
deliberations for the outline application where it was accepted that that
sport provision should not be a priority expectation from the
development in circumstances where viability difficulties were confirmed.
Furthermore, the broader established masterplan aspirations for a
housing development that integrated with the town and was set in
context of significant areas of informal open space reflecting, in part, the
existing characteristics of the site (ie retention of existing natural
features and provision of additional facilities appropriate to the
requirements of the development itself) would not be compromised by
off-site provision of sports facilities.

The viability appraisal and independent review process ultimately
confirmed a difficult and worsening viability position for the development
with acceptance for provision of a reduced provision of 45 affordable
housing units (of an appropriate mixed tenure and size/type that
responded to the known local requirements for the town) together with
full mitigation of updated education requirements and contributions for
Travel Plan and Traffic Regulation Order implementation. The viability
assessment also agreed that the capital contributions required towards
enabling the enhanced Recreation Ground could be secured on that
basis. All relevant consultees have accepted that position and confirmed
acceptance of the agreed details as outlined in the submitted S.106
Heads of Terms document.

The reserved matters details under consideration, therefore, now reflect
that agreed viability constraints for the site with 45 affordable units
suitably incorporated within the development detail. The lack of on-site
sports provision is confirmed in the context of the commitment to the
off-site capital cost contribution as agreed for the Spilsby Recreation
Ground project. The Sport England general acceptance of that is noted as
is their suggestion that maintenance funding should also be provided.
That desire is understood but the viability position advises that would not
be possible without impact on affordable housing delivery. It is
respectfully suggested that the Planning Committees previous
deliberations in relation to on-site sports provision should again be
acknowledged here. It is also noted that no objection has been received
from the Recreation Ground Trustees in that respect.

With reference to the requirements of conditions (4) and (7) it is
considered that the submitted details satisfactorily adhere to the
requirements of the Masterplan as considered at the outline stage ie the
location and provision of open space, the spine road and
pedestrian/cycleway provision. Concerns in respect of Active Travel
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requirements were raised earlier in the application process but
adjustments have been made to address some of those issues. Final
comments are still awaited but your officers are of the opinion that the
amendments through enhanced linkage accessibility options respond
positively to the principles of Active Design (walkable communities,
provision of activity opportunities through informal open space, on site
local areas of play and enhanced connectivity to intended improved
sports facilities, provision and maintenance of high quality flexible
spaces) and are acceptable.

Final comment form the County Council as Local Highway Authority and
Lead Local Flood Authority is still awaited in respect of the SuDS
approach and highway detail, but following extensive discussions and
amendments to the finer detail of the proposal, it is expected that those
infrastructure elements will be considered acceptable and responsive to
the place making opportunities for the site.

It is therefore considered (subject to satisfactory comment being
received from the County Council) that the scheme detail in terms of
layout and infrastructure provision is acceptable.

In terms of the design of the housing elements and the provision and
integration with areas of open space, the scheme is also considered
acceptable. The architectural details for the dwellings significantly reflect
the *house styles’ of the two respective developers. However, the site’s
built context is a more contemporary one with a range of development
styles existing in close proximity to the site. The layout and aesthetic
elements of the proposed scheme are well considered in ensuring active
frontages to public rights of way and areas of open space. Equally,
careful consideration has been given to boundary treatments and the
house designs which, although somewhat ubiquitous in nature, are well
proportioned and suitably detailed with good quality landscape and
design detailing proposed for the roads and open space areas. Spatial
relationships between dwellings as proposed and existing are also
considered acceptable.

Overall it is considered that the housing detail is acceptable in terms of
the reserved matters considerations.

An additional requirement of condition (4) required ‘The broad indication
of the phasing and timing of provision of SUDs and drainage associated
with each phase’. The detailed drainage arrangements are subject to a
separate application as referenced in the Planning History section of this
report and mindful of local concern have yet to be formally agreed.
However, in terms of the components for the SuDS scheme (attenuation
ponds etc) those elements provide for a suitable design approach and
are suitably located within the development to aid place making
opportunity as well as (subject to detail) being capable of functioning as
a component of an acceptable SuDS scheme. Consequently, in so far as
consideration of their on-site suitability is concerned, their provision is
considered acceptable in the context of consideration of the reserved
matters alone. It is also anticipated that the Lead Local Flood authority
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will confirm their acceptability as a component of the SuDS proposal. The
layout detail is therefore considered acceptable as proposed but with the
caveat that should the detail of drainage design need amendment, that
element of layout may need adjustment accordingly.

Condition 7 required submission of Landscape Delivery and Management
Plans setting out long term design objectives, management
responsibilities, maintenance and implementation schedules. That detail
has been submitted and is also being considered separately through a
condition discharge application. However, in terms of the landscape detail
provided, that is considered acceptable and appropriate for reserved
matters approval. The detailed management and implementation
arrangements, still need further consideration but can be subsequently
agreed through the separate discharge of conditions process.

Technical and other considerations

Third party concerns have been raised in respect of conditioned
requirements in respect of technical matters and in connection with
potential impacts on services and facilities.

As noted above, the principle for the development is established by the
grant of the outline permission through which requirement for identified
mitigation on services and infrastructure was identified and secured by
condition, including the need for a S.106 informed by a viability
appraisal.

That S.106 obligation is yet to be secured but Heads of Terms have been
negotiated (and initial drafting of the obligation commenced). This
reserved matters application has been informed by that viability
appraisal and consequently incorporates those on-site elements as
agreed to be viable ie policy compliant (following viability review)
affordable housing provision.

Where details were required by planning conditions imposed on the
outline permission to inform the reserved matter submission, they have
been provided and considered as acceptable. Additional detail for those
conditions relating to matters of management and phasing are not
essential for consideration of the reserved matters but will be considered
and agreed as appropriate through the separate discharge of planning
condition process (applications have been submitted in that respect).

Other planning conditions, particularly those relating to more technical
aspects of the development such as the drainage detail, construction
management matters and off site highway works were not essentially
required to be submitted with the reserved matters applications but
where design features for those are identified for the layout (eg
attenuation ponds), the detail has been provided (either on the layout
detail or again as part of the separate discharge of condition process)
and is considered to be acceptable in principle as a component of the
scheme. The technical and specification considerations for those
elements requires on-going consideration and will be considered in the
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context of representations received. (However, for drainage matters
which are noted as a concern locally, it should be noted that the
development has the benefit of a planning permission and that Anglian
Water is obliged to accommodate waste water flows from the site. It has
raised no objection in that respect. Surface water disposal requires use
of SuDS (as secured by condition) with the objective for ensuring
(amongst other things ) that the site is suitably and sustainably drained.
The outline permission was considered as acceptable subject to use of a
SuDs scheme and the advice of the Lead Local Flood authority in
particular will be taken in considering the detailed aspects of the scheme.

Members will also recall that this allocation of land was identified (and
the grant of outline permission), in part, as an enabler for the delivery of
the new surgery facility which has the benefit of a separate planning
permission under application 123/21. That permission is extant by virtue
of a commencement of development. It is also relevant to note that the
business plan for the delivery of the surgery, as approved by the NHS,
relies substantially on the provision of a serviced site that would be
enabled by the grant of planning permission for the delivery of housing
on this allocated site.

As referenced above, the expectations from the allocation of this site are
the delivery of a new doctors surgery to serve the town and surrounding
area, provision of new road infrastructure to alleviate some pressures
from growth on the town centre and the significant provision of areas of
public open space. For this latter expectation, the objectives are to
provide for suitable community use as well as ensuring an appropriate
quality of development.

It is understood that the grant of reserved matters approval should
enable the delivery of the surgery to be progressed (although that
delivery is not controlled by the applicant/developer).

CONCLUSIONS

To conclude, it is considered that the scheme detail will result in an
appropriate, quality development that satisfactorily responds to the
requirements of the outline planning permission, the approved
masterplan and viability considerations for the site.

The proposed scheme will contribute positively to place making
opportunities and integrate with the existing town form as an emerging,
cohesive area of development. The scheme detail is considered to
comply with relevant adopted policy.

Requirement for a necessary s.106 obligation in respect of mitigation for
impacts on services and provision of affordable housing was effectively
secured at outline stage and is being progressed in a manner that
accords with the requirements of a viability appraisal as required by the
outline permission.
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There are conditions attached to the outline permission still requiring
discharge they are not matters requiring consideration for the reserved
matter detail

The submitted details are considered acceptable.
OFFICER RECOMMENDATION
Reserved matters approval be granted subject to the following conditions

CONDITIONS

To be provided separately as a comprehensive list on the Supplementary
Papers.



