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THE LOCAL GOVERNMENT (ACCESS TO INFORMATION) ACT 1985 (AS AMENDED)

LIST OF BACKGROUND PAPERS
FOR PLANNING, LISTED BUILDING, CONSERVATION AREA AND ADVERTISEMENT 

APPLICATIONS ON THE AGENDA OF THE PLANNING COMMITTEE

The Background Papers for the Planning, Listed Building, Conservation Area and
Advertisement Applications are:

1. The Planning Application File. This is a file with the same reference number as that 
shown on the Agenda for the Application. Information from the planning application file 
is available online at https://development.lincoln.gov.uk/online-applications/ 

The application files contain the following documents:

a. the application forms;
b. plans of the proposed development;
c. site plans;
d. certificate relating to ownership of the site;
e. consultation letters and replies to and from statutory consultees and bodies;
f.  letters and documents from interested parties;
g. memoranda of consultation and replies to and from Departments of the Council.

2. Any previous Planning Applications referred to in the Reports on the Agenda for the 
particular application or in the Planning Application specified above.

3. Central Lincolnshire Local Plan – Adopted April 2017

4. National Planning Policy Framework - March 2012

5. Applications which have Background Papers additional to those specified in 1 to 5 
above set out in the following table. These documents may be inspected at the Planning 
Reception, City Hall, Beaumont Fee, Lincoln.

APPLICATIONS WITH ADDITIONAL BACKGROUND PAPERS (See 5 above.)

Application No.: Additional Background Papers

https://development.lincoln.gov.uk/online-applications/


CRITERIA FOR PLANNING COMMITTEE SITE VISITS (AGREED BY DC COMMITTEE ON 
21 JUNE 2006 AND APPROVED BY FULL COUNCIL ON 15 AUGUST 2006)

Criteria:

 Applications which raise issues which are likely to require detailed first hand knowledge 
of the site and its surroundings to enable a well-informed decision to be taken and the 
presentational material at Committee would not provide the necessary detail or level of 
information.

 Major proposals which are contrary to Local Plan policies and proposals but which have 
significant potential benefit such as job creation or retention, environmental 
enhancement, removal of non-confirming uses, etc.

 Proposals which could significantly affect the city centre or a neighbourhood by reason 
of economic or environmental impact.

 Proposals which would significantly affect the volume or characteristics of road traffic in 
the area of a site.

 Significant proposals outside the urban area.

 Proposals which relate to new or novel forms of development.

 Developments which have been undertaken and which, if refused permission, would 
normally require enforcement action to remedy the breach of planning control.

 Development which could create significant hazards or pollution.

So that the targets for determining planning applications are not adversely affected by the 
carrying out of site visits by the Committee, the request for a site visit needs to be made as 
early as possible and site visits should be restricted to those matters where it appears 
essential.  

A proforma is available for all Members.  This will need to be completed to request a site visit 
and will require details of the application reference and the reason for the request for the site 
visit.  It is intended that Members would use the proforma well in advance of the consideration 
of a planning application at Committee.  It should also be used to request further or additional 
information to be presented to Committee to assist in considering the application.  
 



Planning Committee 29 May 2019

Present: Councillor Bob Bushell (in the Chair), 
Councillor Biff Bean, Councillor Bill Bilton, Councillor 
Alan Briggs, Councillor Kathleen Brothwell, Councillor 
Chris Burke, Councillor Gary Hewson, Councillor 
Rebecca Longbottom and Councillor Edmund Strengiel

Apologies for Absence: Councillor Naomi Tweddle and Councillor Ronald Hills

1. Confirmation of Minutes - 24 April 2019 

RESOLVED that the minutes of the meeting held on 24 April 2019 be confirmed.

2. Declarations of Interest 

Councillor Biff Bean declared a Declaration of Predetermination with regard to the 
agenda item titled 'Application for Development: 8 Top Lodge Close, Lincoln'. 

Reason: He had predetermined his view on the matter to be considered. 

He left the room during the discussion of this agenda item and took no part in the 
vote on the matter to be determined. 

Councillor Edmund Strengiel declared a Declaration of Predetermination with 
regard to the agenda item titled 'Usher Art Gallery, Lindum Road, Lincoln'. 

Reason: As an Elected County Councillor it may be perceived that he had 
predetermined his view due to his position.

He left the room during the consideration of this item and took no part in the vote 
on the matter to be determined. 

Councillor Edmund Strengiel declared a Declaration of Predetermination with 
regard to the agenda item titled 'Usher Art Gallery, Lindum Road, Lincoln (LBC)'. 

Reason: As an Elected County Councillor it may be perceived that that he had 
predetermined his view due to his position.

He left the room during the consideration of this item and took no part in the vote 
on the matter to be determined. 

Councillor Kathleen Brothwell declared a Declaration of Predetermination with 
regard to the agenda item titled 'Usher Art Gallery, Lindum Road, Lincoln (LBC)'. 

Reason: She sat on the Arboretum Advisory Group where this matter had been 
discussed and had predetermined her view on the proposals.

She left the room during the consideration of this item and took no part in the vote 
on the matter to be determined. 

Councillor Kathleen Brothwell declared a Declaration of Predetermination with 
regard to the agenda item titled 'Usher Art Gallery, Lindum Road, Lincoln'. 
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Reason: She sat on the Arboretum Advisory Group where this matter had been 
discussed and had predetermined her view on the proposals.

She left the room during the consideration of this item and took no part in the vote 
on the matter to be determined. 

3. Work to Trees in City Council Ownership 

The Open Spaces Officer, on behalf of the Arboricultural Officer:

a. advised members of the reasons for proposed works to tree’s in City 
Council ownership and sought consent to progress the works identified, as 
detailed at Appendix A of his report

b. explained that Ward Councillors had been notified of the proposed works

c. stated that in some cases it was not possible to plant a tree in the exact 
location and in these cases a replacement would be replanted in the 
vicinity. 

Members asked whether it was possible for a further column to be inserted within 
the table of works to trees in City Council ownership giving details of when/where 
the work was carried out.

The Open Spaces Officer advised that replacement trees were only transplanted 
during the dormant period of the year November to December due to ideal 
planting conditions. It was possible to add another column to the table to depict 
work completed or the timescale involved.

The Chair highlighted that a six monthly update was presented to Planning 
Committee on completed works to trees, although the Open Spaces Officer was 
welcome to discuss this matter further with the Arboricultural Officer.

RESOLVED that:

1. Possible amendments to the template of work to trees in City Council 
ownership be discussed with the Arboricultural Officer

2. The works set out in the schedule at Appendix A attached to the report be 
approved.

4. Application for Development: 8 Top Lodge Close, Lincoln 

(Councillor Bean left the room for the discussion of this item, having made a 
Declaration of Predetermination with regard to the agenda item to be discussed.)

The Planning Manager:

a. described the application property, 8 Top Lodge Close, a currently vacant 
two storey detached dwelling located in a cul-de-sac together with eight 
other properties accessed from Doddington Road to the south, close to the 
junction with Whisby Road

b. highlighted that Top Lodge Close was privately owned and maintained, 
having a private driveway to the front and a large garden to the side and 
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rear, bounded by approximately 1.8m high fencing with 9 Top Lodge Close 
to the east of the site, 6 and 7 Top Lodge Close to the west and properties 
on Swaythling Close to the north 

c. advised that planning permission was sought for change of use from a 
dwellinghouse (Class C3) to a seven bed House in Multiple Occupation 
(HMO) (Sui Generis); proposing to maintain the four bedrooms on the first 
floor, two on the second floor (within the roof) and a further bedroom 
created as part of a self-contained unit within the double garage 

d. reported that works to create this unit had already commenced involving 
the installation of internal stud walls and the partial bricking up of the 
garage door openings to creating window openings, the occupants in the 
main house would have access to a lounge, kitchen/diner, snug and 
bathrooms

e. provided details of the policies pertaining to the application, as follows:

 Policy LP9 Health and Wellbeing
 Policy LP10 Meeting Accommodation Needs
 Policy LP26 Design and Amenity Standards
 Policy LP29 Protecting Lincoln's Setting and Character
 Policy LP37 Sub-Division and Multi-Occupation of Dwellings within 

Lincoln
 National Planning Policy Framework

f. outlined the responses made to the consultation exercise

g. referred to the update sheet which contained a further objection received 
from Councillor Bean, member of Planning Committee and picture 
evidence of parking issues

h. advised members of the main issues to be considered as part of the 
application to assess the proposal with regard to:

 Use and Policy Context
 Lack of Demand for the Dwellinghouse Use
 HMO Concentration
 Parking and Effect on the Amenities of the Wider Area
 External Communal Space, Cycle and Bin Storage

i. concluded that:

 In accordance with CLLP Policies LP9 and LP10 officers were fully 
supportive in principle of the provision of the type of accommodation 
that was suggested by the application, however, it was the HMO 
use and not the specific operator that had been considered. 

 The potential for mental health benefits would not therefore 
outweigh the requirement for the HMO proposal to meet Policy 
LP37 and the SPD. These both required that applications should 
demonstrate that there was an established lack of demand for the 
use of the property as a family dwellinghouse. The application had 
failed to provide such evidence and officers recommended refusal 
on these grounds. 
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 Similarly, while the application stated that there would be limited 
vehicle ownership associated with specific use, officers had to 
consider the potential for a seven bedroom HMO to be occupied by 
seven occupants, each with their own car. 

 There was no objection from the Lincolnshire County Council as 
Local Highway Authority in terms of highway safety although 
officers considered that the potential for increased vehicle numbers 
and the insufficient parking provision within the application site 
would result in on-street parking, which would in turn cause harm to 
the amenities of local residents. Officers would recommend that the 
application is also refused on these grounds.

 Notwithstanding the impact on neighbouring properties through 
increased on-street parking it was not considered that the principle 
of the HMO use would result in undue harm to neighbouring 
occupants or the visual amenity of the wider area. The application 
would not result in an over concentration of HMOs within the area. 
The application site also had the potential to provide adequate 
provision for external communal areas for amenity, cycle storage 
and bin storage.  

 Officers would therefore recommend refusal of the application on 
the grounds of lack of evidence of the demand for the property as a 
family dwelling and the impact on neighbouring occupants as a 
result of the potential for on-street parking, contrary to CLLP 
Policies LP26 and LP37, the SPD and the NPPF.

Mr Richard Sargent addressed Planning Committee in objection to the proposed 
development, covering the following main points:

 He spoke this evening with unanimous support from the residents of Top 
Lodge Close and Swaythling Close.

 The character of the application site represented typically a strong family 
residential area.

 There were issues associated with the proposed use in terms of 
integration within the community and safeguarding.

 There were no other HMO’s in the area.
 This area was not an appropriate or safe environment for a HMO.
 Residents did not deny there was a need for this type of accommodation, 

however, it should be in the right area.
 There was a high demand for these residential houses.
 The driveways only had space for three vehicles.
 The proposal for seven occupants within the property was not achievable 

as the Close was too small in terms of parking provision.
 This would result in parking on the street, on the sharp bend of the Close 

and also other people’s private driveways being used.
 Issues were envisaged resulting from vehicles parking on the sharp bend 

as lorries had to reverse in for waste bin collection and would probably not 
bother to collect with such access headaches.

 Issues of emergency vehicle access.
 We had been told that it was intended that residents to the HMO would not 

require vehicles, however, this was a high risk HMO of three storeys in 
height with seven occupants, which could attract additional vehicles in the 
area.

 The application stated the developers were CQC registered.
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 The company in question was not registered on the CQC website and did 
not hold a Lincoln city office.

 Residents wished the Planning Committee to consider safeguarding, 
integration, parking and safety of residents in relation to the proposals 
before them.

 In this case, need did not outweigh harm.
 Please refuse planning permission.

Mr Chris York, agent, addressed Planning Committee in support of the planning 
application on behalf of the applicant, covering the following main points:

 The policy position here was two-fold.
 Lack of demand for a family dwelling.
 Demand and supply were linked - prices paid reflected demand and 

supply.
 Supply was currently at a heavy market position.
 There were 52 properties up for sale in the LN6 area of similar price.
 There was a healthy turnover with no lack of supply.
 HMO use
 Stringent S106 conditions could be applied to the property.
 With regards to the legality of the planning application, indirect 

discrimination had been discussed. 
 It was necessary to take a wider look and ask questions.
 Why was Article 4 introduced- to discriminate against disabled people? Of 

course not.
 Use of LP27 to refuse planning permission would discriminate against 

disabled people.
 S106 conditions could be used instead.
 Use of LP27 to refuse was unlawful.
 Please approve planning permission with the imposition of an S106 

agreement.

The Planning Manager offered the following points of clarification in relation to the 
above comments:

 Article 4 did not apply to a Sui Generis HMO as proposed (having more 
than six occupants).

 The associated Houses in Multiple Occupation Supplementary Planning 
Document Approved Draft (SPD) provided criteria for determining planning 
applications for the development of HMOs, which were still relevant to this 
type of HMO. 

 SPD under Article 4 had been ratified by the Secretary of State very 
recently.

Members sought and received clarification from officers that in the event that 
planning permission was granted and the application for supported living fell, the 
property would still remain as a HMO.

Members discussed the content of the report in further detail, making individual 
comments in respect of the proposed development as follows:

 The ‘not in my back yard’ attitude was concerning.
 The need for this type of accommodation in this locality had not been 

proven.
9



 There was no objection on highways grounds.
 The nature of the application was not the concern here, but the type of 

potential residents in a Sui Generis HMO
 Future residents may have cars.
 Help should be given to disabled residents although in this case other 

considerations outweighed the benefits of granting planning permission.
 Potentially the seven occupants within the application property could own 

cars.

Members raised questions in relation to whether:

 The reference within the officer’s report to the potential for increased 
vehicle numbers and insufficient parking provision within the application 
site resulting in on-street parking was made by Highway Authority officers 
or City of Lincoln Council Planning officers.

 An S106 agreement could be imposed to restrict occupants of the property 
from owning cars.

The Planning Manager offered the following points of clarification in relation to the 
proposals:

 The reference within the officer’s report to increased vehicle numbers was 
made by City Council officers.

 The Highways Authority had assessed the specific proposal as submitted 
including the statement from the applicants.

 Planning officers had taken into account the Sui Generis use and the fact 
that potentially the property could be occupied by seven unrelated 
individuals all with cars.

 The site consisted of a small cul-de-sac with a tight bend in the road - four 
additional cars parked on the street would be an issue.

 The operation of the premises could be controlled by an S106 agreement 
to personalise permission, however, the application also failed to meet 
policy tests for the demand for this type of house.

RESOLVED that planning permission be refused for the following reasons:

1. The application fails to demonstrate there is an established lack of demand 
for the single family use of the application property thereby discouraging 
owner occupation by families, contrary to Policy LP37 of the Central 
Lincolnshire Local Plan, the Houses in Multiple Occupation Supplementary 
Planning Document Approved Draft and paragraph 8 of the National 
Planning Policy Framework.

2. The proposed seven bedroom HMO could be occupied by seven 
individuals, each with a car. The driveway within the application site could 
not accommodate that level of parking which would result in on-street 
parking. This would have a significant impact on the small cul-de-sac, 
causing harm to the residential amenities which the occupiers of 
neighbouring properties may reasonably expect to enjoy, contrary to Policy 
LP26 of the Central Lincolnshire Local Plan.

5. Application for Development: 97 Boultham Park Road, Lincoln 
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(Councillor Bean returned to the room and re-took his seat as a member of 
Planning Committee for the remainder of the meeting.)

The Principal Planning Officer:

a. advised that planning permission was sought for the erection of a two 
storey dwelling (with rooms in the roof served by dormers) on land to the 
rear and west of 97 Boultham Park Road, a two storey detached dwelling 
located on the corner of Boultham Park Road and Earls Drive, currently 
occupied by garden land and a double garage/store with access from Earls 
Drive

b. reported that the dwelling would replace the existing garage and would 
incorporate three bedrooms and a double garage, utilising the existing 
vehicular access, and was situated within Flood Zone 3

c. highlighted that the application had been revised during the process, firstly 
to address an objection from the Environment Agency and again to 
improve the relationship with neighbouring 95 Boultham Park Road; as 
detailed later within the officer’s report, all neighbours had been re-
consulted on the first revision with 95 Boultham Park Road directly notified 
of the second revision affecting their property 

d. advised that the application had been called in to be determined by 
committee at the request of Councillor Hewson

e. provided details of the policies pertaining to the application, as follows:

 Policy LP1 A Presumption in Favour of Sustainable Development
 Policy LP2 The Spatial Strategy and Settlement Hierarchy
 Policy LP14 Managing Water Resources and Flood Risk
 Policy LP26 Design and Amenity Standards
 National Planning Policy Framework

f. outlined the responses made to the consultation exercise

g. referred to the update sheet which contained revised site layout plans for 
the planning application relating to boundary treatment, an electric vehicle 
re-charge point, retained hedge and fencing, and a revised proposed 
officer recommendation in respect of the planning application

h. advised members of the main issues to be considered as part of the 
application to assess the proposal with regard to:

 Principle of Use
 Visual Amenity
 Residential Amenity
 Flood Risk
 Access and Highways

i. concluded that:

 The principle of a dwelling in this location was considered to be 
acceptable and the development would relate well to the site and 
surroundings, particularly in relation to siting, height, scale, massing 
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and design. 
 The proposal would also not cause undue harm to the amenities 

which occupiers of neighbouring properties may reasonably expect 
to enjoy. 

 Technical matters relating to flood risk, drainage and highways were 
also to the satisfaction of the relevant consultees. 

 The proposal would therefore be in accordance with the 
requirements of Central Lincolnshire Local Plan Policies LP1, LP2, 
LP14 and LP26, as well as guidance within the National Planning 
Policy Framework.

Mr Alan Epps addressed Planning Committee in objection to the proposed 
development, covering the following main points:

 His objections were based on the overlooking position.
 Two revised plans had been produced - on each occasion the only change 

was to introduce obscure glazed windows.
 Overlooking was such a major issue resulting in the need for planning 

permission to be refused.
 The obscure glass facing our property had a door next to it. The height of 

the door well overlooked the height of the fence due to an increase of 1 
metre on finished levels of the proposed building.

 In comparison to the height of the existing garage, our land was even 
lower and the floor level of the new building would be raised by an extra 
metre.

 The height of the new build would be 12 metres taking into account land 
levels.

 The officer’s report stated that the new build would not appear unduly 
dominant when viewed from 1 Earls Drive, however, at a distance of 1.4 
metres from our fence we didn’t feel this was acceptable.

 Some of the land held a restricted covenant. Although planning officers 
had stated this was not within the Council’s remit, he himself was in 
possession of a letter from the Head of Planning Services stating that the 
build had been refused originally due to a restricted covenant on the land. 
Why was this still not an issue?

Mr Ian Butler, agent, addressed Planning Committee in support of the planning 
application on behalf of the applicant, covering the following main points:

 He thanked members of Planning Committee for allowing him the 
opportunity to speak.

 The original design context for the new build consisted of two storey with 
roof accommodation.

 The revised proposals were the same in principle, but with added 
mitigation measures to address the height of floor levels to satisfy the 
Environment Agency and protect the amenity of No 95 Boultham Park 
Road.

 The floor level difference relative to existing properties was another 
500mm.

 The developer had worked with planning officers to help mitigate the 
issues raised by objectors.

 Careful consideration had been given to the position of windows to 
maintain privacy of neighbouring properties.
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Members discussed the content of the report in further detail. 

Members made the following individual comments against the proposals:

 No habitable accommodation in the garden had been imposed recently on 
a planning application in the area.

 The development did affect the amenity of the area.
 The amenity for having substantial gardens in the area would be reduced.
 Covenants had been discussed by this Committee in the past.
 The proposal would affect the character of the local area.

Members asked for clarification in relation to the following main points:

 Why the Environment Agency were happy with the proposals although the 
Drainage Board had raised an objection.

 Whether residents were saying there was insufficient obscure glazing only.
 Whether overlooking distance as well as visibility was adequate in terms of 

planning regulations.
 Where residents would park their cars when the garage was demolished.
 Whether the frosted windows with clear ‘top overs’ could be conditioned to 

remain closed at all times to protect the privacy of neighbouring properties.
 Whether the objections in respect of overlooking related mostly to the 

garden area.
 Whether the issue of soakaways raised by the Drainage Board could be 

addressed.

The Principal Planning Officer offered the following points of clarification in 
relation to member’s comments:

 The top openings to the obscure glazed windows at level 3 were high up. 
A condition could be imposed to require them to be ‘non-opening’ if 
members were so minded.

 There would be ample space for residents to park their vehicles within their 
own plot.

 There was a difference of opinion between the Drainage Board and 
Environment Agency. The Drainage Board tended to raise objections to 
planning applications in principle in all Flood Zone 3 areas. The 
Environment Agency as statutory consultee had recommended the level of 
5.6 metres as the finished level for the building.

 The matter of a covenant was not a planning consideration. It was 
mentioned before as a matter of explanation to enlighten consultees rather 
than a planning consideration.

 In terms of obscure glazing, the distance from the boundary of the new 
build to the hedge would be retained at 2.4 metres.

 The issue raised by the Drainage Board in relation to soakaways would be 
dealt with.

A motion was proposed by Councillor Bean and seconded by Councillor C Burke 
that the ‘top overs’ to obscure glazed windows be fixed as non-opening.

The motion was put to the vote and carried.

RESOLVED that planning permission be granted subject to the following 
conditions:
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 Development to commence within three years
 Development to be constructed in accordance with the submitted plans
 Development in accordance with Flood Risk Assessment
 Windows installed strictly as per plans
 Removal of permitted development rights including windows
 Fence to replace section of hedge in accordance with submitted details
 Materials as submitted details
 Electric vehicle recharge point installed as per submitted details
 Construction of the development (delivery times and working hours
 Obscure glazed windows to be non- vented.

6. Application for Development: 4 Southland Drive, Lincoln 

The Principal Planning Manager:

a. advised that planning permission was sought for the erection of a single 
storey side and rear extension at 4 Southland Drive, a two storey semi-
detached dwelling with a detached garage (resubmission of planning 
application (2018/1064/HOU), previously granted conditionally at Planning 
Committee on 7th November 2018.

b. advised that the property had previously been extended to the rear via a 
pitched roofed conservatory and enclosed car port to the side, which would 
be partly removed to accommodate this proposal

c. highlighted that the application had been revised during the process, the 
original proposal showed the eaves of the extension would likely encroach 
onto neighbouring land and an objection to this effect was received from a 
neighbour; although boundary/ land disputes were ultimately private 
matters, officers approached the agent for clarification regarding the 
matter, subsequently a revised drawing was submitted which depict the 
proposed extension entirely within the curtilage of the applicants

d. advised that the application was being presented to Members of the 
Planning Committee as the applicant was related to a member of staff 
working for Lincoln City Council

e. provided details of the policies pertaining to the application,  as follows:

 National Planning Policy Framework
 Policy LP26 Design and Amenity Standards

f. outlined the responses made to the consultation exercise

g. advised members of the main issues to be considered as part of the 
application to assess the proposal with regard to:

 Effect on Visual Amenity
 Effect on Residential Amenity
 Effect on Highway Safety
 Flood Risk

h. concluded that the proposed extensions were appropriately designed and 
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would not cause unacceptable harm to the character and appearance of 
the area nor the amenities of all existing and future occupants of 
neighbouring properties, in accordance with Policy LP26 'Design and 
Amenity' of the Central Lincolnshire Local Plan (2017) and the National 
Planning Policy Framework (2019).

Members discussed the content of the report in further detail. 

RESOLVED that planning permission be granted conditionally. 

7. Application for Development: Usher Art Gallery, Lindum Road, Lincoln 

(Councillors Brothwell and Strengiel left the room for the discussion of this item 
and the following related Listed Building Consent application, having made a 
Declaration of Predetermination with regard to the agenda item to be discussed.)

The Planning Manager:

a. advised that the application sought planning permission for additional 
metal gates to protect the shelter to the south east corner of Temple 
Gardens, situated on Lindum Hill on the eastern side of the city centre

b. reported that the application building was Grade II listed by virtue of its 
curtilage relationship with the Usher Art Gallery and was located within 
Conservation Area No.1 ‘Cathedral and City Centre’

c. referred to a separate but related planning application for listed building 
consent for the proposed works (2019/0306/LBC) as part of tonight’s 
agenda bundle

d. described the relevant site history to the planning application as detailed 
within the officer’s report

e. provided details of the policies pertaining to the application,  as follows:

 Policy LP1 A Presumption in Favour of Sustainable Development
 PolicyLP25 The Historic Environment
 Policy LP29 Protecting Lincoln’s Setting and Character
 National Planning Policy Framework

f. outlined the responses made to the consultation exercise

g. referred to the update sheet which contained a further response received 
from Lincoln Civic Trust

h. advised members of the main issues to be considered as part of the 
application to assess the proposal with regard to:

 National and Local Planning Policy
 Potential Impact on the Significance of Heritage Assets

h. concluded that:

 These works would secure the future of the shelter, guarding 
against further damage and allowing the shelter in the future to 
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once again fulfil its optimum viable use and preserve the setting of 
the Usher Art Gallery and preserve and enhance the character and 
appearance of the conservation area. 

 Therefore, it was considered that the proposal was in accordance 
with the duty contained within section 72 (1) of the Planning (Listed 
Buildings and Conservation Areas Act) 1990 'In the exercise, with 
respect to any buildings or other land in a conservation area, 
special attention shall be paid to the desirability of preserving or 
enhancing the character or appearance of that area',

Members discussed the content of the report in further detail, finding the option 
suggested by Lincoln Civic Trust to demolish the Temple Garden building as 
puzzling. 

Members asked:

 Whether the materials to be used could be chosen sympathetically to suit 
the Georgian aspect of the buildings in the area.

 Whether the appearance of the structure would be compromised according 
to the Lincoln Civic Trust objection.

 How often the rubbish behind the building would be cleared.
 Would the graffiti be removed?
 Advice on the age of the building.

The Planning Manager offered the following points of clarification in relation to 
member’s comments:

 The building was built at the same time of the Usher Art Gallery or soon 
after. 

 Officer’s also expressed concerns regarding the suggestion made by 
Lincoln Civic Trust to demolish a listed building. 

 Officers did not agree that solid barriers added to the building would be a 
better option as they would be more oppressive together with creating a 
canvas for graffiti.

 The design of the railings had been planned in negotiation with the 
Principal Conservation Officer. This was felt by officers to be the correct 
approach accepting this advice.

 The accumulation of rubbish was always a risk, the proposal represented 
the lesser of two evils compared to issues of dumping/rough sleepers.

 Maintenance of the building would be discussed with the relevant 
department.

RESOLVED that planning permission be granted subject to the following 
conditions:

Standard Conditions 

01) The development must be begun not later than the expiration of three 
years beginning with the date of this permission.

 
 Reason: As required by Section 91 of the Town and Country Planning Act 

1990.
 
02) With the exception of the detailed matters referred to by the conditions of 
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this consent, the development hereby approved shall be carried out in 
accordance with the drawings listed within Table A below.

 The works shall be carried out in accordance with the details shown on the 
approved plans and in any other approved documents forming part of the 
application.

 
 Reason: To ensure the development proceeds in accordance with the 

approved plans.

Conditions to be discharged before commencement of works

 None.
  
Conditions to be discharged before use is implemented

 None.
 
Conditions to be adhered to at all times

 None.
 

Table A

The above recommendation has been made in accordance with the submitted 
drawings identified below:

Drawing No. Version Drawing Type Date Received
160428/015 Plans - Existing 11th April 2019
160428/017 Elevations 11th April 2019
160428/016 Plans - 

Proposed
11th April 2019

8. Application for Development: Usher Art Gallery, Lindum Road, Lincoln (LBC) 

The Planning Manager:

a. advised that permission was sought for Listed Building Consent to install 
additional metal gates to protect the shelter to the south east corner of 
Temple Gardens, situated on Lindum Hill on the eastern side of the city 
centre

b. reported that the application building was Grade II listed by virtue of its 
curtilage relationship with the Usher Art Gallery and located within 
Conservation Area No.1 ‘Cathedral and City Centre’

c. referred to a separate but related planning application for the proposed 
works (2019/0305/RG)

d. described the relevant site history to the planning application as detailed 
within the officer’s report

e. provided details of the policies pertaining to the application,  as follows:

17



 Policy LP1 A Presumption in Favour of Sustainable Development
 PolicyLP25 The Historic Environment
 National Planning Policy Framework
 Policy LP29 Protecting Lincoln’s Setting and Character

f. outlined the responses made to the consultation exercise

g. referred to the update sheet which contained a further response received 
from Lincoln Civic Trust

h. advised members of the main issues to be considered as part of the 
application to assess the proposal with regard to:

 National and Local Planning Policy
 Potential Impact on the Significance of Heritage Assets

h. concluded that:

 The proposed works would secure the future of the shelter, 
guarding against further damage and allowing the shelter in the 
future to once again fulfil its optimum viable use and preserve the 
setting of the Usher Art Gallery and preserve and enhance the 
character and appearance of the conservation area. 

 Therefore, it was considered that the proposal was in accordance 
with the duty contained within section 16 (12) of the Planning 
(Listed Buildings and Conservation Areas Act) 1990 'In considering 
whether to grant listed building consent for any works the local 
planning authority or the Secretary of State shall have special 
regard to the desirability of preserving the building or its setting or 
any features of special architectural or historic interest which it 
possesses', Policy LP25 'Historic Environment' of the Central 
Lincolnshire Local Plan (2017) and relevant guidance contained 
within the National Planning Policy Framework (2019).

Members discussed the content of the report in further detail. 

RESOLVED that planning permission be granted subject to the following 
conditions:

Standard Conditions 

01) The development must be begun not later than the expiration of three 
years beginning with the date of this permission.

 
 Reason: As required by Section 91 of the Town and Country Planning Act 

1990.
 
02) With the exception of the detailed matters referred to by the conditions of 

this consent, the development hereby approved shall be carried out in 
accordance with the drawings listed within Table A below.

 
The works shall be carried out in accordance with the details shown on the 
approved plans and in any other approved documents forming part of the 
application.
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 Reason: To ensure the development proceeds in accordance with the 
approved plans.

Conditions to be discharged before commencement of works

 03) Sample of mortar for repointing to be agreed by the Local Planning 
Authority prior to repointing works being carried out

 
 Reason: In the interests of retaining the architectural significance of the 

building
 
04) Sample of timber for repairs to bench to be agreed by the Local Planning 

Authority prior to bench repairs being carried out
 
 Reason: In the interests of retaining the architectural significance of the 

building
 
05) A sample area of brick cleaning using high pressure steam to be selected, 

carried out and agreed by the Local Planning Authority prior to these works 
being carried out

 
 Reason: In the interests of retaining the architectural significance of the 

building
 
06) Details of colour finish of gates to be submitted and agreed by the Local 

Planning Authority prior to painting being carried out
 
 Reason: In the interests of retaining the architectural significance of the 

building

Conditions to be discharged before use is implemented

 None.

Conditions to be adhered to at all times

 None.

Table A

The above recommendation has been made in accordance with the submitted 
drawings identified below:

Drawing No. Version Drawing Type Date Received
160428/015 Plans - Existing 11th April 2019
160428/017 Elevations 11th April 2019
1602448/016 Plans - Proposed 11th April 2019

19



This page is intentionally blank.



PLANNING COMMITTEE 17 JULY 2019 

SUBJECT:                     WORK TO TREES IN CITY COUNCIL OWNERSHIP

DIRECTORATE:           COMMUNITIES AND ENVIRONMENT
      
REPORT AUTHOR:      STEVE BIRD – ASSISTANT DIRECTOR (COMMUNITIES & 

STREET SCENE)

1. Purpose of Report

1.1

1.2       

To advise Members of the reasons for proposed works to trees in City Council ownership, 
and to seek consent to progress the works identified.

This list does not represent all the work undertaken to Council trees. It is all the instances 
where a tree is either identified for removal, or where a tree enjoys some element of 
protection under planning legislation, and thus formal consent is required.

2. Background

2.1 In accordance with policy, Committee’s views are sought in respect of proposed works to 
trees in City Council ownership, see Appendix A.

2.2 The responsibility for the management of any given tree is determined by the ownership 
responsibilities of the land on which it stands. Trees within this schedule are therefore on 
land owned by the Council, with management responsibilities distributed according to the 
purpose of the land. However, it may also include trees that stand on land for which the 
council has management responsibilities under a formal agreement but is not the owner.

3. Tree Assessment

3.1 All cases are brought to this committee only after careful consideration and assessment 
by the Council’s Arboricultural Officer (together with independent advice where 
considered appropriate).

3.2 All relevant Ward Councillors are notified of the proposed works for their respective 
wards prior to the submission of this report.    
                             

3.3 Although the Council strives to replace any tree that has to be removed, in some 
instances it is not possible or desirable to replant a tree in either the exact location or of 
the same species. In these cases a replacement of an appropriate species is scheduled 
to be planted in an alternative appropriate location. This is usually in the general locality 
where this is practical, but where this is not practical, an alternative location elsewhere in 
the city may be selected. Tree planting is normally scheduled for the winter months 
following the removal.
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4. Consultation and Communication    
 

4.1 All ward Councillors are informed of proposed works on this schedule, which are within 
their respective ward boundaries.

4.2 The relevant portfolio holders are advised in advance in all instances where, in the 
judgement of officers, the matters arising within the report are likely to be sensitive or 
contentious.

5.

5.1

Strategic Priorities 

Let’s Enhance our Remarkable Place

The Council acknowledges the importance of trees and tree planting to the environment. 
Replacement trees are routinely scheduled wherever a tree has to be removed, in-line 
with City Council policy. 

6. Organisational Impacts 

6.1 Finance (including whole life costs where applicable)

i) Finance

The costs of any tree works arising from this report will be borne by the existing 
budgets. There are no other financial implications, capital or revenue, unless stated 
otherwise in the works schedule.  

ii) Staffing   N/A
 
iii) Property/Land/ Accommodation Implications      N/A

iv) Procurement

All works arising from this report are undertaken by the City Council’s grounds 
maintenance contractor. The Street Cleansing and Grounds Maintenance contract 
ends August 2020. The staff are all suitably trained, qualified, and experienced. 

6.2

6.3

Legal Implications including Procurement Rules 

All works arising from this report are undertaken by the Council’s grounds maintenance 
contractor. The contractor was appointed after an extensive competitive tendering 
exercise. The contract for this work was let in April 2006.

The Council is compliant with all TPO and Conservation area legislative requirements. 

Equality, Diversity and Human Rights 

There are no negative implications.

7. Risk Implications

7.1 The work identified on the attached schedule represents the Arboricultural Officer’s 
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advice to the Council relevant to the specific situation identified. This is a balance of 
assessment pertaining to the health of the tree, its environment, and any legal or health 
and safety concerns. In all instances the protection of the public is taken as paramount. 
Deviation from the recommendations for any particular situation may carry ramifications. 
These can be outlined by the Arboricultural Officer pertinent to any specific case. 

7.2 Where appropriate, the recommended actions within the schedule have been subject to a 
formal risk assessment. Failure to act on the recommendations of the Arboricultural 
Officer could leave the City Council open to allegations that it has not acted responsibly 
in the discharge of its responsibilities.

8. Recommendation 

That the works set out in the attached schedules be approved.8.1

Is this a key decision? No

Do the exempt information 
categories apply?

No

Does Rule 15 of the Scrutiny 
Procedure Rules (call-in and 
urgency) apply?

No

How many appendices does 
the report contain?

1

List of Background Papers:                                          None

Lead Officer: Mr S. Bird, 
Assistant Director (Communities & Street Scene)

Telephone 873421
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NOTIFICATION OF INTENDED WORK TO TREES AND HEDGES
RELEVANT TO THEIR CITY COUNCIL OWNERSHIP STATUS.

SCHEDULE No 6 / SCHEDULE DATE: 17/07/19 

Item 
No

Status 
e.g. 
CAC

Specific 
Location 

Tree Species 
and description 
/ reasons for 
work / Ward.

Recommendation

1 N/A Garden of 11 
Snowberry Gardens.

Birchwood  Ward
2 Self-set Sycamores.
Fell, as part of garden 
improvements.

Approve and replant with 2 
Field Maples in a suitable 

location.

2 N/A Garden of 28 
Larchwood 
Crescent.

Birchwood Ward 
2 Chamaecyparis and 
1 small Cherry.
Fell to allow clearance 
from property and as 
part of garden 
improvements.

Approve and replant with a 
Cherry and 2 Silver Birch 

in a suitable location.

3 N/A Garden of 137 
Woodfield Avenue.

Birchwood Ward
1 Cherry.
Fell.
The tree has canker 
on the main stem, has 
outgrown its location 
and is in close 
proximity to property.
The works are part of 
garden improvements.

Approve and replant with a 
Cherry in a suitable 

location.

4 N/A Amenity grass area 
opposite 43 Dellfield 
Avenue.

Birchwood Ward
1 Prunus.
Fell, the tree is dead.

Approve and replant with a 
Cherry.

5 N/A Garage site to rear 
of 2 Bain Street.

Castle Ward
1 Whitebeam.
Fell, due to decay in 
the main stem and 
crown dieback.

Approve and replant with a 
Whitebeam in a suitable 

location.

6 CAC Wickham Gardens, 
adjacent to 51 
Chapel Lane.

Castle Ward
1 Lime.
Remove epicormics 
growths, reduce crown 
by 1 metre and prune 
to clear property roof.

Approve.
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7 N/A Rear garden of 45 
Highfield Avenue

Moorland Ward
1 self-set Sycamore
Fell, inappropriate 
species for the 
location and has a 
potentially weak root 
system.

Approve and replant with a 
Field Maple in a suitable 

location.

8 CAC St Peter at Gowts 
church yard

Park Ward
1 Lime,
Prune and reduce the 
crown to ensure 
clearance to the roof 
of 22 Ashtons Court.

Approve.
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Application Number: 2019/0413/RG3 

Site Address: Crematorium Building, City Crematorium, Washingborough 

Road 

Target Date: 20th July 2019 

Agent Name: Evans McDowall Architects 

Applicant Name: Mr Simon Walters 

Proposal: Proposed renovation and extension of the existing chapel and 
book of remembrance building, including over cladding the 
existing building and replacement of existing windows and 
doors with associated additional 81 car parking and 
landscaping (phase one). 

 
Background - Site Location and Description 
 
Lincoln Crematorium is located on the south-east edge of the City of Lincoln, to the north 
side of Washingborough Road. The City Crematorium occupies an area of approximately 
4.7 hectares. 
 
The application submitted as described above, is part of the overall project to enhance the 
existing services and aesthetics of the building. The City of Lincoln Council's objectives are 
to enhance the dated appearance of the existing building and make the user experience 
more welcoming, whilst addressing fundamental layout issues to allow space for loved 
ones to gather following ceremony. 
 
The application is to be considered by Planning Committee as the service is owned and 
run by the City of Lincoln Council. 
 
Site History 
 
No relevant site history. 
 
Case Officer Site Visit 
 
Undertaken on 7th June 2019. 
 
Policies Referred to 
 

 National Planning Policy Framework  

 Policy LP1 A Presumption in Favour of Sustainable Development 

 Policy LP12 Infrastructure to Support Growth 

 Policy LP15 Community Facilities 

 Policy LP17 Landscape, Townscape and Views 

 Policy LP22 Green Wedges 

 Policy LP23 Local Green Space and other Important Open Space 

 Policy LP26 Design and Amenity 
 
Issues 
 
To assess the proposals with regard to: 
 

1. Accordance with National and Local Planning Policy 
2. Impact on amenity of neighbouring uses 
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3. Impact on visual amenity  
4. Highway safety, access, parking and surface water drainage 
5. Impact on trees, landscaping and ecology 

 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted May 2014.  
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Highways & Planning 

 
Comments Received 
 

 
Environmental Health 

 
Comments Received 
 

 
Shane Harrison 

 
No Response Received 
 

 
Lee George 

 
No Response Received 
 

 
Paul Carrick 

 
No Response Received 
 

 
Lincolnshire Wildlife Trust 

 
No Response Received 
 

 
Environment Agency 

 
Comments Received 
 

 
Paul Clifton 

 
No Response Received 
 

 
Public Consultation Responses 
 

Name Address    

Mr Guy Hird J1 The Point 
Weaver Road 
Lincoln 
LN6 3QN 

 
Consideration 
 

1. Accordance with National and Local Planning Policy 
 
Paragraph 11 of the revised NPPF outlines that decisions should apply a presumption in 
favour of sustainable development. 
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For decision taking, this means approving development proposals that accord with an 
up-to-date development plan without delay. 
 
Paragraph 127 states that planning decisions should ensure that developments: 
 

a. will function well and add to the overall quality of the area, not just for the short term 
but over the lifetime of the development; 
 

b. are visually attractive as a result of good architecture, layout and appropriate and 
effective landscaping; 
 

c. are sympathetic to local character and history, including the surrounding built 
environment and landscape setting, while not preventing or discouraging 
appropriate innovation or change (such as increased densities); 
 

d. establish or maintain a strong sense of place, using the arrangement of streets, 
spaces, building types and materials to create attractive, welcoming and distinctive 
places to live, work and visit; 
 

e. optimise the potential of the site to accommodate and sustain an appropriate 
amount and mix of development (including green and other public space) and 
support local facilities and transport networks; and 
 

f. create places that are safe, inclusive and accessible and which promote health and 
well-being, with a high standard of amenity for existing and future users; and where 
crime and disorder, and the fear of crime, do not undermine the quality of life or 
community cohesion and resilience. 

 
Paragraph 131 states that great weight should be given to outstanding or innovative 
designs which promote high levels of sustainability, or help raise the standard of design 
more generally in an area, so long as they fit in with the overall form and layout of their 
surroundings.  
 
The application is for the enhancement of existing facilities at the City Crematorium 
therefore the following policies within the Central Lincolnshire Local Plan are entirely 
relevant. 
 
Policy LP1: A Presumption in Favour of Sustainable Development 
 
When considering development proposals, the Central Lincolnshire districts will take a 
positive approach that reflects the presumption in favour of sustainable development 
contained in the National Planning Policy Framework. Planning applications that accord 
with the policies within the Local Plan should be approved without delay, unless material 
considerations indicate otherwise.  
 
Policy LP12: Infrastructure to Support Growth 
 
The proposals would improve the overall level of service and would be supported by an 
increased provision of car parking to remediate the existing lack of car parking. The 
movement of traffic would not therefore be considered to have a harmful impact upon the 
existing infrastructure capacity. 
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Policy LP15: Community Facilities 
 
All development proposals should recognise that community facilities are an integral 
component in achieving and maintaining sustainable, well integrated and inclusive 
development. The redevelopment or expansion of the existing facility to extend or diversify 
the level of service provided will be supported by the policy. 
 
Policy LP17: Landscape, Townscape & Views 
 
Policy LP17 states that proposals should have particular regard to maintaining and 
responding positively to any natural and man-made features within the landscape and 
townscape which positively contribute to the character of the area. All development 
proposals should take account of views in to, out of and within development areas: 
schemes should be designed (through considerate development, layout and design) to 
preserve or enhance key local views and vistas, and create new public views where 
possible. 
 
As set out within the design and access statement the proposals have been developed to 
enhance the architectural quality of the existing building and complement the existing 
mature landscape. Where possible existing tree planting has been retained, with 
significant new landscaping proposals planned across the site to enhance the existing 
natural environment. 
 
Careful consideration has been taken to respect views into the site and also views from 
within the site boundary to enhance the setting of the existing building and the visitor 
experience. 
 
Policy LP22: Green Wedges 
 
Policy LP22 states that planning permission will not be granted for any form of 
development, including changes of use, unless: 
 

a. it can be demonstrated that the development is not contrary or detrimental to the 
above functions and aims; or 
 

b. it is essential for the proposed development to be located within the Green Wedge, 
and the benefits of which override the potential impact on the Green Wedge. 

 
Development proposals within a Green Wedge will be expected to have regard to: 
 

c. the need to retain the open and undeveloped character of the Green Wedge, 
physical separation between settlements, historic environment character and green 
infrastructure value; 
 

d. the maintenance and enhancement of the network of footpaths, cycleways and 
bridleways, and their links to the countryside, to retain and enhance public access, 
where appropriate to the role and function of the Green Wedge; 
 

e. opportunities to improve the quality and function of green infrastructure within the 
Green Wedge with regard to the Central Lincolnshire Green Infrastructure network 
and Biodiversity Opportunity Mapping. 
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The proposed renovation and extension of the crematorium is designed to preserve the life 
of an existing facility that is already located within the green wedge. It will enhance the 
existing offering, through physical intervention, which will have a minimal physical impact 
on their area. 
 
Policy LP26: Design and Amenity 
 
The following design principles within Policy LP26 would be pertinent with the 
development. 
 

a. Make effective and efficient use of land; 
 

c. Respect the existing topography, landscape character and identity, and relate well 
to the site and surroundings, particularly in relation to siting, height, scale, massing, 
form and plot widths; 

 
d. Not result in the visual or physical coalescence with any neighbouring settlement; 

 
f. Incorporate and retain as far as possible existing natural and historic features such 

as hedgerows, trees, ponds, boundary walls, field patterns, buildings or structures; 
 

g. Incorporate appropriate landscape treatment to ensure that the development can be 
satisfactorily assimilated into the surrounding area; 

 
h. Provide well designed boundary treatments, and hard and soft landscaping that 

reflect the function and character of the development and its surroundings; 
 

i. Protect any important local views into, out of or through the site; 
 

j. Duly reflect or improve on the original architectural style of the local surroundings, 
or embrace opportunities for innovative design and new technologies which 
sympathetically complement or contrast with the local architectural style; 

 
k. Use appropriate, high quality materials which reinforce or enhance local 

distinctiveness, with consideration given to texture, colour, pattern and durability; 
 

l. Ensure public places and buildings are accessible to all: this should not be limited to 
physical accessibility, but should also include accessibility for people with conditions 
such as dementia or sight impairment for example. 

 
Policy LP26 further states that the amenities which all existing and future occupants of 
neighbouring land and buildings may reasonably expect to enjoy must not be unduly 
harmed by or as a result of development. Proposals should demonstrate, where applicable 
and to a degree proportionate to the proposal, how the following matters have been 
considered, in relation to both the construction and life of the development: 
 

m. Compatibility with neighbouring land uses; 
 

n. Overlooking; 
 

o. Overshadowing; 
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p. Loss of light; 

 
The proposals should therefore be considered on these points. 
 

2. Impact on Amenity of Neighbouring Uses 
 
The Crematorium is bound by a limited amount of development, including a bowling alley 
to the east and a single residential dwelling located to the southwest. Other adjoining uses 
include the St Swithin’s Cemetery located to the west, railway line to the north and former 
Canwick golf course to the south. 
 
The application proposes a number of building works including the extension and 
renovation of the main crematory building to provide an additional 100 square metres of 
floor space to the north of the existing building to house new cremators and facilitate the 
remodel of the back office. The existing chimney would also be replaced and reduced in 
height to 7m. 
 
The existing book of remembrance building would also be extended to the south, providing 
an additional 62 square metres of floor space, including similar external renovations. 
 
Additional works include the reconfiguration and expansion of the existing gathering and 
post-service areas to ensure a clear separation and more a functional use of space. The 
existing car park would also be expanded and improved to provide adequate parking for 
the existing and proposed requirements. 
 
The extensions would be modest in size and would not be considered to have any harmful 
impact upon the neighbouring uses of the site, retaining the substantial set back from 
Washingborough Road. The overall increase in activity would be sustainable and would 
not be considered to have a harmful impact in terms of additional noise or disturbance 
through the access and egress from the site. 
 

3. Impact on Visual Amenity 
 
The physical changes to the building, the new structures and extensions, along with the 
overcladding, will result in a substantial improvement in its appearance. The architects 
have been very careful in their selection of the palette of materials, utilising natural 
materials with a colours and textures representative of the local area. The main area of the 
ground storey of the building is proposed to be overclad in Lincolnshire limestone and this 
will also be used for the new colonnade space surrounding the perimeter of the room of 
the Book of Remembrance and the new external gathering space. Vertical bronze cladding 
will be used on the upper part of the existing building and on the new crematory, whilst 
brickwork is proposed for the existing and extended elevations of the Book of 
Remembrance and then the south facade of the crematorium, beneath the limestone 
colonnades are proposed to be clad in oak. The combination of materials are both locally 
relevant and also of a high quality. 
 
The architecture of the alterations has picked up on the themes of the original building in 
terms of scale a proportions but the more contemporary style of the colonnade, the 
extension of the room for the Book of Remembrance and the incorporation of the new area 
for the crematory, when combined with the high quality traditional materials, provides a 
pleasing blend which is a major improvement to the appearance of the building.   
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4. Highway Safety, Access, Parking and Surface Water Drainage 

 
The applicants have submitted a detailed Transport Assessment following discussions with 
the Highway Authority at the pre-application stage, formally scoping out the requirements 
of the assessment. A detailed surface water assessment has also been submitted which is 
satisfactory. The Highway Authority has no objections to the proposed extension. 
 

5. Impact on Trees, Landscaping and Ecology 
 
The submitted ecological appraisal report also demonstrates the proposals are to have 
minimal impact on local wildlife. A number of landscape measures are also proposed as 
part of the development which will enhance the ecological value of the site. The extension 
of the car park will result in the removal of a select number of trees and a detailed 
landscaping report that accompanies the application proposes new tree planting as well as 
extensive new shrub and associated planting. 
 
Application Negotiated either at Pre-Application or During Process of Application 
 
A thorough pre-application consultation has taken place between the architects and Local 
Authority to enable proposals for the renovation and extension of the Crematorium to be 
positively developed and supported throughout the planning process. 
 
Conclusion 
 
This is a good proposal that allows for significant internal upgrading of the Crematorium 
and does so in a manner that also significantly improves the exterior of the building and 
the grounds. There are no adverse effects. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That planning permission is granted with the conditions set out below:  
 
Standard Conditions  
 

1. Development to commence within three years 
2. Development in strict accordance with the approved drawings 
3. New landscaping undertaken during next available planting season 
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2019/0413/RG3 Phase One – Renovation and extension of existing chapel and remembrance 

building 
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Proposed Block Plan 
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Proposed Site Layout Plan 
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Proposed Floor Plan 
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Proposed Elevations of Book of Remembrance Building 
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Proposed Floor Plan of Book of Remembrance Building 
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Application Number: 2019/0414/RG3 

Site Address: Crematorium Building, City Crematorium, Washingborough 

Road 

Target Date: 20th July 2019 

Agent Name: Evans McDowall Architects 

Applicant Name: Mr Simon Walters 

Proposal: Proposed Second Chapel including associated infrastructure 
and landscaping (phase two). 

 
Background - Site Location and Description 
 
This application is related to but separate from the application that you have considered for 
the refurbishment and extension of the existing Crematorium building (Application ref. 
2019/0413/RG3). 
 
The proposal is to build a second, new, chapel to the east side of the existing building with 
capacity for up to 50 people and with its own dedicated cremator. 
 
The application is before Planning Committee as the applicant is the Council. 
 
Site History 
 

Reference: Description Status Decision Date:  

2019/0413/RG3 Proposed renovation 
and extension of the 
existing chapel and 
book of remembrance 
building, including over 
cladding the existing 
building and 
replacement of existing 
windows and doors with 
associated additional 81 
car parking and 
landscaping (phase 
one). 

Pending Decision   

 
Case Officer Site Visit 
 
Undertaken on 7th June 2019. 
 
Policies Referred to 
 

 National Planning Policy Framework  

 Policy LP1 A Presumption in Favour of Sustainable Development 

 Policy LP12 Infrastructure to Support Growth 

 Policy LP15 Community Facilities 

 Policy LP17 Landscape, Townscape and Views 

 Policy LP22 Green Wedges 

 Policy LP23 Local Green Space and other Important Open Space 

 Policy LP26 Design and Amenity 
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Issues 
 
To assess the proposals with regard to: 
 

1. Accordance with National and Local Planning Policy 
2. Impact on amenity of neighbouring uses 
3. Impact on visual amenity  
4. Highway safety, access, parking and surface water drainage 
5. Impact on trees, landscaping and ecology 

 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted May 2014.  
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Highways & Planning 

 
Comments Received 
 

 
Environmental Health 

 
Comments Received 
 

 
Shane Harrison 

 
No Response Received 
 

 
Lee George 

 
No Response Received 
 

 
Lincolnshire Wildlife Trust 

 
No Response Received 
 

 
Paul Carrick 

 
No Response Received 
 

 
Environment Agency 

 
Comments Received 
 

 
Paul Clifton 

 
No Response Received 
 

 
Public Consultation Responses 
 

Name Address    

Mr Guy Hird J1 The Point 
Weaver Road 
Lincoln 
LN6 3QN 
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Consideration 
 

1. Accordance with National and Local Planning Policy 
 

Paragraph 11 of the revised NPPF outlines that decisions should apply a presumption in 
favour of sustainable development. 
 
For decision taking, this means approving development proposals that accord with an 
up-to-date development plan without delay. 
 
Paragraph 127 states that planning decisions should ensure that developments: 
 

a. will function well and add to the overall quality of the area, not just for the short term 
but over the lifetime of the development; 

 
b. are visually attractive as a result of good architecture, layout and appropriate and 

effective landscaping; 
 

c. are sympathetic to local character and history, including the surrounding built 
environment and landscape setting, while not preventing or discouraging 
appropriate innovation or change (such as increased densities); 

 
d. establish or maintain a strong sense of place, using the arrangement of streets, 

spaces, building types and materials to create attractive, welcoming and distinctive 
places to live, work and visit; 

 
e. optimise the potential of the site to accommodate and sustain an appropriate 

amount and mix of development (including green and other public space) and 
support local facilities and transport networks; and 

 
f. create places that are safe, inclusive and accessible and which promote health and 

well-being, with a high standard of amenity for existing and future users; and where 
crime and disorder, and the fear of crime, do not undermine the quality of life or 
community cohesion and resilience. 

 
Paragraph 131 states that great weight should be given to outstanding or innovative 
designs which promote high levels of sustainability, or help raise the standard of design 
more generally in an area, so long as they fit in with the overall form and layout of their 
surroundings.  
 
The application is for the enhancement of existing facilities at the City Crematorium 
therefore the following policies within the Central Lincolnshire Local Plan are entirely 
relevant. 
 
Policy LP1: A Presumption in Favour of Sustainable Development 
 
When considering development proposals, the Central Lincolnshire districts will take a 
positive approach that reflects the presumption in favour of sustainable development 
contained in the National Planning Policy Framework. Planning applications that accord 
with the policies within the Local Plan should be approved without delay, unless material 
considerations indicate otherwise.  
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Policy LP12: Infrastructure to Support Growth 
 
The proposals would improve the overall level of service and would be supported by an 
increased provision of car parking to remediate the existing lack of car parking. The 
movement of traffic would not therefore be considered to have a harmful impact upon the 
existing infrastructure capacity. 
 
Policy LP15: Community Facilities 
 
All development proposals should recognise that community facilities are an integral 
component in achieving and maintaining sustainable, well integrated and inclusive 
development. The redevelopment or expansion of the existing facility to extend or diversify 
the level of service provided will be supported by the policy. 
 
Policy LP17: Landscape, Townscape & Views 
 
Policy LP17 states that proposals should have particular regard to maintaining and 
responding positively to any natural and man-made features within the landscape and 
townscape which positively contribute to the character of the area. All development 
proposals should take account of views in to, out of and within development areas: 
schemes should be designed (through considerate development, layout and design) to 
preserve or enhance key local views and vistas, and create new public views where 
possible. 
 
As set out within the design and access statement the proposals have been developed to 
enhance the architectural quality of the existing building and complement the existing 
mature landscape. Where possible existing tree planting has been retained, with 
significant new landscaping proposals planned across the site to enhance the existing 
natural environment. 
 
Careful consideration has been taken to respect views into the site and also views from 
within the site boundary to enhance the setting of the existing building and the visitor 
experience. 
 
Policy LP22: Green Wedges 
 
Policy LP22 states that planning permission will not be granted for any form of 
development, including changes of use, unless: 
 

a. it can be demonstrated that the development is not contrary or detrimental to the 
above functions and aims; or 

 
b. it is essential for the proposed development to be located within the Green Wedge, 

and the benefits of which override the potential impact on the Green Wedge. 
 
Development proposals within a Green Wedge will be expected to have regard to: 
 

c. the need to retain the open and undeveloped character of the Green Wedge, 
physical separation between settlements, historic environment character and green 
infrastructure value; 

 
d. the maintenance and enhancement of the network of footpaths, cycleways and 
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bridleways, and their links to the countryside, to retain and enhance public access, 
where appropriate to the role and function of the Green Wedge; 

 
e. opportunities to improve the quality and function of green infrastructure within the 

Green Wedge with regard to the Central Lincolnshire Green Infrastructure network 
and Biodiversity Opportunity Mapping. 

 
The proposed renovation and extension of the crematorium is designed to preserve the life 
of an existing facility that is already located within the green wedge. It will enhance the 
existing offering, through physical intervention, which will have a minimal physical impact 
on their area. 
 
Policy LP26: Design and Amenity 
 
The following design principles within Policy LP26 would be pertinent with the 
development. 
 

a. Make effective and efficient use of land; 
 

c. Respect the existing topography, landscape character and identity, and relate well 
to the site and surroundings, particularly in relation to siting, height, scale, massing, 
form and plot widths; 

 
d. Not result in the visual or physical coalescence with any neighbouring settlement; 

 
f. Incorporate and retain as far as possible existing natural and historic features such 

as hedgerows, trees, ponds, boundary walls, field patterns, buildings or structures; 
 

g. Incorporate appropriate landscape treatment to ensure that the development can be 
satisfactorily assimilated into the surrounding area; 

 
h. Provide well designed boundary treatments, and hard and soft landscaping that 

reflect the function and character of the development and its surroundings; 
 

i. Protect any important local views into, out of or through the site; 
 

j. Duly reflect or improve on the original architectural style of the local surroundings, 
or embrace opportunities for innovative design and new technologies which 
sympathetically complement or contrast with the local architectural style; 

 
k. Use appropriate, high quality materials which reinforce or enhance local 

distinctiveness, with consideration given to texture, colour, pattern and durability; 
 

l. Ensure public places and buildings are accessible to all: this should not be limited to 
physical accessibility, but should also include accessibility for people with conditions 
such as dementia or sight impairment for example. 

 
Policy LP26 further states that the amenities which all existing and future occupants of 
neighbouring land and buildings may reasonably expect to enjoy must not be unduly 
harmed by or as a result of development. Proposals should demonstrate, where applicable 
and to a degree proportionate to the proposal, how the following matters have been 
considered, in relation to both the construction and life of the development: 
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m. Compatibility with neighbouring land uses; 

 
n. Overlooking; 

 
o. Overshadowing; 

 
p. Loss of light; 

 
The proposals should therefore be considered on these points and as you will see below 
the development is in accordance with planning policy. 
 

2) Impact on Amenity of Neighbouring Uses 
 
The location of the site is such that development as proposed will have a negligible effect 
on surrounding uses. To the east if the application site is the bowling alley whilst to the 
west is the main crematorium building. The new chapel would be single storey and 
surrounded by significant landscaping and as a consequence the impact on the amenity of 
neighbouring uses is quite acceptable. 
 

3) Impact on Visual Amenity 
 
The new chapel has been designed in the same architectural style as the refurbishment of 
the main building providing a consistency of materials, scale and massing - limestone, 
bronze and vertical oak cladding reflecting the local palette, being employed in a 
contemporary manner to provide a building of interest in its own right. The site will have 
very limited views from Washingborough Road to the south and will complement existing 
development within the site and consequently will cause no harm to the visual amenity of 
the area. 
 

4) Highway Safety, Access, Parking and Surface Water Drainage 
 
The applicants have submitted a detailed Transport Assessment following discussions with 
the Highway Authority at the pre-application stage, formally scoping out the requirements 
of the assessment. A detailed surface water assessment has also been submitted which is 
satisfactory. The Highway Authority has no objections to the proposed extension. 
 

5) Impact on Trees, Landscaping and Ecology 
 
The submitted ecological appraisal report also demonstrates the proposals are to have 
minimal impact on local wildlife. A number of landscape measures are also proposed as 
part of the development which will enhance the ecological value of the site. The extension 
of the car park will result in the removal of a select number of trees and a detailed 
landscaping report that accompanies the application proposes new tree planting as well as 
extensive new shrub and associated planting. 
 
Conclusion 
 
The proposal is of the same high quality as the proposal for the refurbishment of the 
existing building and is capable of being undertaken without causing harm to amenity, 
neighbours or other material planning considerations. 
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Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That the application is granted with the conditions set out below: 
 
Standard Conditions  
 
1. Development to commence within three years 
2. Development in strict accordance with the approved drawings 
3. New landscaping undertaken during next available planting season 
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2019/0414/RG3 - Phase Two – Second Chapel  

 

 

Proposed Landscaping Plan
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Site Layout Plan Chapel 
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Proposed Floor Plan Chapel 
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Application Number: 2019/0373/FUL 

Site Address: 16 St Martins Lane, Lincoln, Lincolnshire 

Target Date: 12th July 2019 

Agent Name: None 

Applicant Name: Mr Sath Vaddaram 

Proposal: Change of use from Use Class C3 (Dwellinghouse) to a House 
in Multiple Occupation (Use Class C4) for up to 6 people 
(Revised description). 

 
Background - Site Location and Description 
 
The application relates to a two storey property located on the south side of St Martins 
Lane. 
 
The applicant originally applied for a change of use from a C3 residential property to a 
house in multiple occupation (HMO)/ self-serviced accommodation for up to 14 occupants 
although following officer negotiations with the applicant, the proposal has been revised to 
a change of use from C3 to C4 HMO for up to 6 occupants. 
 
The applicant has defined 'self-serviced accommodation' as rooms which are rented out in 
a similar manner to a guest house although without a host living at the property. Guests 
would book a room online then be given a code to access the property and their room. 
They would have access to use communal facilities within the property during their stay 
and would be expected to stay from 1 day to a few months. The Planning Authority 
consider this definition of self-serviced accommodation to fall within the same use class as 
a HMO (C4) as it would be occupied in the same way albeit guests may stay for shorter 
periods of time. The description of the development is therefore "Change of use from Use 
Class C3 (Dwellinghouse) to a House in Multiple Occupation (Use Class C4) for up to 6 
people". 
 
Planning permission is required for the proposed development because of a city-wide 
Article 4 direction that removes permitted development rights for development comprising 
the change of use from a use falling within Class C3 (dwelling houses) of the Town and 
Country Planning (Use Classes) Order 1987, as amended; to a use falling within Class C4 
(houses in multiple occupation) of that Order. 
 
The property was previously used as an office from 1970s until late 2016 when a prior 
approval was approved for its use as a C3 residential property.  
 
The property is located within the Cathedral and City Centre Conservation Area No. 1. 
 
Site History 
 

Reference: Description Status Decision Date:  

TP391/68 Change of use of 
existing dwellinghouse 
f.t.p.o. offices. 

Granted 25th November 
1968  

TP621/73A Change of use from 
residential to office use. 

Granted 8th December 
1973  

2016/0825/PAC Determination as to 
whether prior approval 
is required for the 

Prior Approval Req 
and Approved 

21st September 
2016  
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change of use from 
existing office (Use 
Class B1 (a)) to 
Residential (Use Class 
C3). 

 
Case Officer Site Visit 
 
Undertaken on 1st July 2019. 
 
Policies Referred to 
 

 Policy LP26 Design and Amenity 

 Policy LP33 Lincoln's City Centre Primary Shopping Area and Central Mixed Use 
Area 

 Policy LP37 Sub-division and multi-occupation of dwellings within Lincoln 86 

 Supplementary Planning Guidance Houses in Multiple Occupation 

 Houses in Multiple Occupation 

 National Planning Policy Framework  
 
Issues 
 

 National and local planning policy 

 Impact on residential amenity 

 Impact on visual amenity 

 Parking provision and cycle storage 

 Bin storage and collection 

 Crime 
 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted May 2014.  
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Lincolnshire Police 

 
Comments Received 
 

 
Lincoln Civic Trust 

 
Comments Received 
 

 
Highways & Planning 

 
Comments Received 
 

 
Public Consultation Responses 
 

Name Address  
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Mr Martin Parker 10 St Cuthberts Court 
Michaelgate 
Lincoln 
Lincolnshire 
LN1 3ER 
  

Mrs Jane Goulden 12 Michaelgate 
Lincoln 
Lincolnshire 
LN1 3BT 
  

Ms Kate O'Meara 23 Cherry Tree Lane 
Nettleham 
Lincoln 
LN2 2PR  

Mrs Rochelle Porter 4 St Cuthberts Court 
Michaelgate 
Lincoln 
Lincolnshire 
LN1 3ER 
  

Lucie Nock The Cheese Society 
1 St Martins Lane 
Lincoln 
Lincolnshire 
 
  

Mr Stephen Layton 20 St Cuthberts Court 
Michaelgate 
Lincoln 
Lincolnshire 
LN1 3ER 
  

Mrs Renate Birch 34 And A Half 
Hungate 
Lincoln 
Lincolnshire 
LN1 1ET 
  

Mr Nicholas Hilleard 6 St Cuthberts Court 
Michaelgate 
Lincoln 
Lincolnshire 
LN1 3ER 
  

Mrs Sue Storey 5 Michaelgate 
Lincoln 
Lincolnshire 
     

 
Consideration 
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National and Local Planning Policy 
 
Paragraph 61 of the National Planning Policy Framework (2019) refers to policy text 
relevant to the need for differing types of housing: 
 
"Within this context, the size, type and tenure of housing needed for different groups in the 
community should be assessed and reflected in planning policies (including, but not limited 
to, those who require affordable housing, families with children, older people, students, 
people with disabilities, service families, travellers, people who rent their homes and 
people wishing to commission or build their own homes)." 
 
Specifically, the Houses in Multiple Occupation Supplementary Planning Document (HMO 
SPD) outlines the relevant local planning policies and assessment criteria for applications 
for this type of development. The purpose of the Article 4 direction relating to HMOs and 
this document is not to restrict the supply of HMOs, rather they are intended to manage 
the future development of HMOs to ensure such developments will not lead to or increase 
existing over-concentrations of HMOs which are considered harmful to local communities. 
 
Policy LP37 'Sub-division and multi-occupation of dwellings within Lincoln' of the Central 
Lincolnshire Local Plan (2017) supports the conversion of existing dwellings to houses in 
multiple occupation where; 
 

a. the existing dwelling or building is capable of conversion without causing harm to 
the amenities of future occupants, neighbours and the wider area; 
 

b. in the case of an existing dwelling, it can be demonstrated there is an established 
lack of demand for the single family use of the property concerned; 

 
c. the development will not lead to or increase an existing over-concentration of such 

uses in the area 
 

d. adequate provision is made for external communal areas; bin storage and 
collection; and on-site parking and cycle storage unless it can be demonstrated that 
the site is sustainably located on a regular bus route or within walking distance of 
the City Centre " 

 
The application site is within the Central Mixed Use area as defined within the Local Plan. 
LP33 sets out acceptable uses within the Central Mixed Use Area. This is a permissive 
policy and does not preclude C4 uses within the Central Area. The main focus of this 
policy is to ensure development does not have a negative impact on the vitality and 
viability of the City Centre and that development does not result in the area losing its 
mixed use character. 
 
Neighbour Comments 
 
There have been various comments on the proposal submitted by the local community 
including concern regarding the number of occupants who may live in the property, parking 
concerns, concerns regarding refuse storage, concern regarding lack of outdoor space for 
residents and increased crime. These issues are discussed throughout this report.  
 
Policy Consideration 
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Lack of Demand for a Family Home 
 
Applications for this type of development are required to demonstrate there is an 
established lack of demand for the single family use of the property based on current local 
housing market circumstances. However, the SPD was introduced to control the supply of 
HMOs given the imbalance they can have when there is a high concentration within 
residential areas. The property is located within the Central Area as defined in the Local 
Plan and the neighbouring properties either side are within commercial use. The applicant 
has submitted information with the application stating that property's position within a 
commercial area makes it less desirable as a large 4-5 bedroom family home and also 
submitted general information with regard to other properties for sale in the area. Whilst 6 
months marketing of property as a family home has not been undertaken in this case, it is 
considered that it would be unreasonable to require this given its position on a 
non-residential street. Furthermore, the property was only in residential use for a short 
period of time and had been used as an office from the 1970s until September 2016.  
 
The property is not located within a predominantly residential area and given its history as 
an office, it is not considered a 6 months marketing period would be reasonable in this 
case. Notwithstanding this, it is considered reasonable to include a condition to allow the 
flexible use of the property as either a C4 house in multiple occupation or a C3 dwelling 
house should permission be granted. This gives the applicant the ability to respond to 
changing local housing market circumstances by letting their properties as either a HMO or 
a single family dwelling without needing to apply for planning permission. It should also be 
noted that allowing a flexible use of the property is likely to reduce the chance of the 
property sitting vacant; as some landlords may otherwise choose to leave the property 
empty rather than rent it to a family and lose the C4 status, which would be of benefit to 
the visual amenity and character of the area. 
 
Concentration 
 
A high concentration of HMOs can lead to an imbalance in the community. Evidence 
suggests there is some correlation between increasing numbers of HMOs and the 
following symptoms of imbalance within parts of the city; 
 
- High levels or absence of any specific tenure 
- High levels of turnover of housing vacancies 
- Abnormally high or low house prices and rents 
- A population that is highly fixed or transient 
- A local economy that is largely dependent upon a large group of people 
- Falling school rolls or changes in the nature of school rolls 
 
Information held by the City Council records shows that the threshold of HMOs has not 
been reached in this area, meaning that within a 100m radius of the application property 
less than 10% of properties are HMOs. It is therefore considered that the proposal would 
not lead to an imbalance in the community from the overconcentration of HMOs in this 
area. 
 
Impact on Residential Amenity 
 
The application site has commercial properties on both sides. It is therefore considered 
that residential amenity would not be harmed to direct neighbours and given it has been 
established that there is not an overconcentration of HMOs within the area, the impact to 
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wider neighbours from this development is unlikely to be harmful.  
 
With regard to the amenity of future occupants, the proposal has been reduced in No's of 
occupants from 14 to a maximum of 6. The property is sizeable and previously used as a 4 
bedroomed residential property. The proposed layout would utilise the 4 first floor 
bedrooms and create two bedrooms downstairs. All of the bedrooms would be double 
rooms although a condition would be attached to the application to ensure occupation 
would be no more than 6 people at one time. The applicant has stated that, by the nature 
of the use, some bedrooms would be unoccupied at certain times and if this is the case, 
some of the rooms could be occupied by couples providing the total number of occupants 
within the whole doesn't exceed 6.  
 
It is considered that the property is capable of conversion without harming neighbouring 
properties and would have sufficient space inside and out to accommodate up to 6 
residents in accordance with Policies LP26 and LP37 of the Central Lincolnshire Local 
Plan. 
 
Impact on Visual Amenity 
 
Negotiations have been undertaken with the applicant to ensure that the downstairs 
bedrooms would not be located within rooms within the front ground floor bay windows. 
These would instead be used as two communal kitchens to be used by all the occupants, 
which would maintain activity within the ground floor rooms fronting the street. The 
applicant has not proposed any external alterations to the property to facilitate the 
proposed change of use. It is, therefore, considered the proposed development would not 
alter the character and appearance of the Conservation Area nor the application property. 
In order to preserve the character and appearance of the property in the future, it would be 
prudent to remove permitted development via condition to ensure the Planning Authority 
have control over future alterations such as window replacements. 
 
Parking Provision and Cycle Storage 
 
LP37 states that adequate on-site parking and cycle storage should be provided unless it 
can be demonstrated that the site is sustainably located on a regular bus route or within 
walking distance of the City Centre with good access to public transport. The application 
property is located within the Central Mixed Use Area and within a short walk from the 
High Street. Occupiers staying temporarily will have access to local car parks and good 
access to public transport. The applicant has stated that secure cycle storage will be 
available to the rear of the property. The City Council's Parking Services have confirmed 
that the property is not located within a residents parking zone and therefore occupants of 
this property would not have access to permits for any residents parking areas. There are 
double yellow lines on both sides of the road directly outside the application property 
restricting parking. There is no available on street parking within the vicinity of this site that 
is not either subject to limited waiting or within a Residents Parking Zone. Lincolnshire 
County Council, as Highways Authority, have considered the application and concluded 
that the proposed use is acceptable in terms of impact on Highway Safety and Traffic 
Capacity. The application complies with Policy LP37 in terms of parking and cycle 
provision. 
 
Bin Storage and Collection 
 
Consultation with the Cleansing Services Team within the City Council have confirmed that 
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the type of occupation of the property would produce waste classed as trade waste and 
therefore not dealt with by the domestic waste collection service offered by the Council. 
The applicant has set out the arrangements for waste collection at the property which 
would include collecting the waste daily which would be taken to an industrial unit 
elsewhere in the City where it would be collected via a skip. 
 
The applicant has set out appropriate arrangements for refuse collection and no objections 
have been received via the Council's Cleansing Services Team. This arrangement would 
mean that there would not be wheelie bins in the front yard of the property which would 
also in turn preserve the character and appearance of the Conservation Area.  
 
Crime 
 
Some of the comments submitted by the local community have raised concerns regarding 
increased crime following the comments from Lincolnshire Police. The comments from the 
Police do not suggest that the change of use would increase crime, only that HMOs can 
become vulnerable to crime and anti-social behaviour without the appropriate security 
arrangements. They have raised no objections to the proposal although provided guidance 
and information for the applicant to ensure that security arrangements and provisions are 
properly planned for the premises.  
 
Financial Implications 
 
None. 
 
Legal Implications 
 
None. 
 
Equality Implications 
 
None. 
 
Conclusion 
 
The proposed change of use would not cause harm to the amenities of future occupants, 
neighbours and the wider area nor lead to or increase an existing over-concentration of 
HMOs, in accordance with Policy LP37 of the Central Lincolnshire Local Plan (2017) and 
relevant guidance within the National Planning Policy Framework. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That the application is granted conditionally. 
 
Standard Conditions  
 
01) The development must be begun not later than the expiration of three years 

beginning with the date of this permission. 

73



   
  Reason: As required by Section 91 of the Town and Country Planning Act 1990. 
  
02) With the exception of the detailed matters referred to by the conditions of this 

consent, the development hereby approved shall be carried out in accordance with 
the drawings listed within Table A below. 

  The works shall be carried out in accordance with the details shown on the 
approved plans and in any other approved documents forming part of the 
application. 

   
  Reason: To ensure the development proceeds in accordance with the approved 

plans. 
 
Conditions to be discharged before commencement of works 
 
  None. 
      
Conditions to be discharged before use is implemented 
 
  None. 
       
Conditions to be adhered to at all times 
 
03) No more than 6 residents shall at any time occupy the property whilst it is in use as 

a C4 dwelling house (house in multiple occupancy whereby the premises is 
occupied by unrelated individuals who share basic amenities). 

   
  Reason: The occupancy of the property by more than three residents could be 

harmful to amenity. 
  
04) Notwithstanding the provisions of Schedule 2 of the Town and Country Planning 

(General Permitted Development) Order 2015 (or any subsequent re-enactment or 
revocation thereof) the property subject to this change of use shall not be enlarged, 
improved or otherwise altered without the prior consent of the City Council as Local 
Planning Authority. 

   
  Reason: In the interests of the privacy and amenity of neighbouring residents. 
  
05) The C4 (Houses in Multiple Occupation) use is permitted to change from C4 to C3 

(Dwellinghouses) and back again to C4 without the need for a further application for 
planning permission for an unlimited number of times for a period limited to ten 
years hence from the date of this permission.  

   
  Reason: In order that the owner can reasonably respond to local housing market 

circumstances for a period of ten years.  
 
 

74



2019/0373/FUl -16 St Martins Lane  

 

 

Site Location Plan 

 

Existing Ground Floor Plan 

 

75



 

 

Existing First Floor Plan 
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Proposed Ground Floor Plan

Proposed First Floor Plan 
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Comments 
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Application Number: 2019/0369/C4 

Site Address: 88 Yarborough Crescent, Lincoln, Lincolnshire 

Target Date: 6th July 2019 

Agent Name: None 

Applicant Name: Mr Tim Clark 

Proposal: Change of use from existing HMO (Class C4) to a flexible use 
as a dwelling (Class C3) and/or a HMO (Class C4) 

 
Background - Site Location and Description 
 
The application premises is 88 Yarborough Crescent, a two storey semi-detached 
dwelling. The property is flanked by residential properties to the north, east and east, to 
the south is Yarborough Crescent allotments. The property is located within Castle Ward.  
 
The property is subject to the city wide Article 4 Direction. From the 1st March 2016 the 
Article 4 removed permitted development comprising the change of use from a use falling 
within Class C3 (dwellinghouses) to a use falling within Class C4 (HMO).  
 
The application is for the change of use from an existing House in Multiple Occupation 
(HMO) (C4) to a flexible use as a dwellinghouse (C3) and/or a HMO (C4). The property 
accommodates six bedrooms, a kitchen, living room, down stairs toilet and bathroom. The 
application advises that the property has been used as a HMO prior to the implementation 
of the Article 4 Direction and is accompanied by evidence to support this 
 
Site History 
 
No relevant site history. 
 
Case Officer Site Visit 
 
Undertaken on 03/07/019. 
 
Policies Referred to 
 

 Policy LP37 Sub-division and multi-occupation of dwellings within Lincoln 86 

 National Planning Policy Framework  
 
Issues 
 
To consider whether the application meets the requirements of the Houses in Multiple 
Occupation Supplementary Planning Document and Local Plan Policy. 
 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted May 2014.  
 
Statutory Consultation Responses 
 

Consultee Comment  
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Item No. 4d



 
Environmental Health 

 
Comments Received 
 

 
Highways & Planning 

 
Comments Received 
 

 
Shane Harrison 

 
No Response Received 
 

 
Lee George 

 
No Response Received 
 

 
Enforcement 

 
No Response Received 
 

 
Lincolnshire Police 

 
Comments Received 
 

 
Kate Bell 

 
No Response Received 
 

 
Councillor Donald Nannestad 

 
No Response Received 
 

 
Councillor Jim Hanrahan 

 
No Response Received 
 

 
Councillor Loraine Woolley 

 
No Response Received 
 

 
Public Consultation Responses 
 

Name Address  

Mrs Bernice Simpson 90 Yarborough Crescent 
Lincoln 
LN1 3LX  

Elisabeth Hoggard    

Glenis Pearson 86 Yarborough Crescent 
Lincoln 
Lincolnshire 
LN1 3LX 
  

Mrs Sally Hope-Hawkins 92 Yarborough Crescent 
Lincoln 
LN1 3LX  

Eddy O'Dwyer   

Mrs Beverley Bolton 71 Yarborough Crescent 
Lincoln 
Lincolnshire 
LN1 3NE 
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Consideration 
 
Policy Context 
 
Central Lincolnshire Local Plan (CLLP) Policy LP37 (2017) advises that the change of use 
of existing dwellings to houses in multiple occupation will be supported where the existing 
dwelling is capable of conversion without causing harm to the amenities of future 
occupants, neighbours and the wider area; it can be demonstrated that there is an 
established lack of demand for the single family use of the property; the development will 
not lead to or increase an existing over-concentration of such uses in the area; and 
adequate provision is made for external communal areas, bin storage and collection and 
on-site parking and cycle storage. On-site parking and cycle storage may not be 
necessary if it can be demonstrated that the site is sustainably located on a regular bus 
route or within walking distance of the City Centre. Applications for student 
accommodation should have university/college facilities accessible by walking, cycling and 
public transport. 
 
The SPD outlines the criteria that will be used to determine planning applications for the 
development of HMOs in the City. The purpose of this, and the Article 4 direction, is not to 
restrict the supply of HMOs, rather they are intended to manage their future development. 
This should ensure such developments will not lead to or increase an existing over 
concentration of HMOs, which are considered harmful to local communities.  
 
Paragraph 72 of the NPPF advises that there should be a variety of homes to meet the 
needs of different groups in the community.  
 
In this case the application property is currently in use as a HMO and the Council Tax 
records and tenancy agreements dated 2015-2018 provide evidence that the property was 
occupied before and after the introduction of the Article 4 direction, and that the use 
continues to the present day. The submitted floor plans show the tenants share basic 
amenities including a lounge, bathroom and kitchen. This would meet the tests used for 
the consideration of a Certificate of Lawful Use application. It is therefore considered that it 
has been demonstrated, on the balance of probability, that the property was lawfully a 
house in multiple occupation prior to the Article 4 Direction being implemented on the 1st 
March 2016 and that there has been no material change in circumstances that would 
suggest that a different conclusion should be reached. 
 
Accordingly the policy tests that would usually be applied are not strictly relevant in this 
case. Firstly, it would be unreasonable to require evidence of marketing to demonstrate 
that there is an established lack of demand for the property as a family home due to the 
fact that the property has a historic use as a HMO. The SPD also requires that the 
concentration of HMOs should not be over a 10% maximum concentration within a defined 
100 metre radius. A high concentration or percentage of HMOs can lead to an imbalance 
in the community. It is considered it would not be reasonable to strictly apply this test or 
refuse the application on these grounds given the established use. Furthermore, granting 
permission for a flexible use so the property can transfer between a HMO and a 
dwellinghouse means the property's potential use as a dwelling would be of benefit to this 
concentration.  
 
There is also a requirement that the proposal should not result in a smaller concentration 
of HMOs, resulting from three adjacent HMOs. However, as outlined above, the 
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established use of the property as a HMO means that it would not be reasonable to strictly 
apply this test or refuse the application on these grounds. 
 
Effect on the Amenities of the Wider Area 
 
There have been several letters of objections from neighbours to the application in relation 
to the use of the property as a HMO and anti - social behaviour taking place at the dwelling 
whilst being occupied as a HMO (C4). It should be noted by members, the property is an 
established HMO and this application seeks only for a flexible use between a HMO (C4) 
to/and or as a dwelling house (C3). In terms of anti - social behaviour taking place at the 
dwelling this would be a matter for the Councils Public Protection and Anti-social Team to 
investigate. 
 
The City Council's Pollution Control (PC) Officer has confirmed that he has no 
observations to make regarding noise or other environmental impact over and above those 
contained in the Council's Article 4 Direction for HMOs and associated Supplementary 
Planning Document. The PC Officer (Force Designing out Crime Officer) has also not 
raised any concerns to the application. 
 
Therefore, given the established use of the property, officers are satisfied that allowing a 
flexible use would not be unduly harmful to the amenities of neighbouring properties or 
those in the wider area. The amenities for occupants is also considered acceptable as they 
have the benefit of reasonably sized bedrooms, a communal area and external amenity 
space.  
 
There is no objection in terms of the use having an unacceptable impact the appearance 
of the property or the character of the wider area. 
 
External Communal Space, Cycle and Bin Storage and Parking 
 
There is private external space to the front and a reasonable sized garden to the property. 
There is no indication that an area for cycle storage is provided within this, however, it is 
reasonable to assume that this could be accommodated here. Bin storage could also be 
accommodated within the rear garden. 
 
The applicant has stated there is space for off street parking for three vehicles. The 
property has good access to services, facilities and public transport. It is also within 
walking distance of the University (BG).  
 
The Lincolnshire County Council as the Highway Authority (HA) has raised no objection to 
the application. The HA's general advice in relation to HMOs is that they would not usually 
object to an application for an HMO as the number of bedrooms does not necessarily 
mean that there will be the same number of cars associated with the property. The 
potential number or cars is also likely to be reduced in fairly central locations with 
pedestrian and bus facilities in the area, as is the case with the application property. 
 
Conclusion 
 
The evidence provided of the existing use of the property as an HMO would meet the tests 
for the granting of a Certificate of Lawful Use, and therefore it is considered that the HMO 
use of the property is established. Accordingly a number of the tests of CLLP Policy LP37 
and the SPD are not strictly relevant, necessary or reasonable in this case. Therefore 
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there is no objection in principle to the proposal for a flexible use of the property, and the 
option for the use as a dwellinghouse has the potential to have a positive effect on the 
area. There will not be a harmful effect on visual amenity and the property provides 
adequate provision for external communal areas for amenity, cycle storage and bin 
storage for either the use as a dwelling or a HMO. It is therefore considered that the 
flexible use of the property is acceptable and, considering the established use, would be in 
accordance with the requirements of Local Plan Policy LP37, the SPD and guidance 
contained within the NPPF. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That the application is granted conditionally. 
 
Standard Conditions  
 
01) With the exception of the detailed matters referred to by the conditions of this 

consent, the development hereby approved shall be carried out in accordance with 
the drawings listed within Table A below. 

  The works shall be carried out in accordance with the details shown on the 
approved plans and in any other approved documents forming part of the 
application. 

   
  Reason: To ensure the development proceeds in accordance with the approved 

plans. 
 
Conditions to be discharged before commencement of works 
 
  None. 
   
Conditions to be discharged before use is implemented 
 
  None. 
    
Conditions to be adhered to at all times 
 
02) The C4 (Houses in Multiple Occupation) use is permitted to change from C4 to C3 

(Dwellinghouses) and back again to C4 without the need for a further application for 
planning permission for an unlimited number of times for a period limited to ten 
years hence from the date of this permission.  

   
  Reason: In order that the owner can reasonably respond to local housing market 

circumstances for a period of ten years.  
 
Table A 
The above recommendation has been made in accordance with the submitted drawings 
identified below: 

Drawing No. Version Drawing Type Date Received 
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Drawings 
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Site photos  
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Ground floor layout drawing 
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First floor layout 
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Reponses 
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Mrs Sally Hope-Hawkins 
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Application Number: 2019/0473/PAD 

Site Address: Kiosk 1, Kiosk 2, Tourist Information Centre, Cornhill, Lincoln 

Target Date: 24th July 2019 

Agent Name: None 

Applicant Name: Mrs Michelle Smith 

Proposal: Determination of whether or not Prior Approval is required for 
the demolition of all existing buildings on the site. 

 
Background - Site Location and Description 
 
The application seeks to confirm whether prior approval is required for the demolition of 
Kiosks 1 and 2 on the Cornhill. 
 
The existing Kiosk buildings are modern, dating from 1999. In terms of the character and 
appearance of the Cathedral and City Centre Conservation area and the setting of the 
Corn Exchange, listed grade II, the area in which the kiosk is constructed was originally 
designed to be an open square, a designed piece which set off to good effect the Corn 
Exchange, a high status civic building, as the primary focal point. 
 
Site History 
 
No relevant site history. 
 
Case Officer Site Visit 
 
Undertaken on 4th July 2019. 
 
Policies Referred to 
 

 National Planning Policy Framework  
 
Issues 
 
To determine whether prior approval is required and should be granted for the method of 
demolition and the restoration of the site. 
 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted May 2014.  
 
Consideration 
 
The Town and County Planning General Development Order grants permitted 
development rights for the demolition of all buildings but by a direction from the Secretary 
of State buildings which are either a dwellinghouse, or adjoining a dwellinghouse are 
excluded and can avail of these rights only following a prior approval procedure in respect 
of the method of demolition and subsequent restoration of the application site. 
 
Such a determination will not be necessary in some circumstances, for example in case of 
urgent necessity in the interests of health or safety, or where planning permission has 
been granted for redevelopment.  
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Part 11, Class B of the 'The Town and Country Planning (General Permitted Development) 
(England) Order 2015' requires applicants to apply to the local planning authority for a 
determination as to whether the prior approval of the authority will be required as to the 
method of demolition and any proposed restoration of the site. Under this procedure the 
developer must post a site notice. The Local Planning Authority will then have 28 days to 
consider whether they wish to their prior approval to the method and restoration. If the 
Local Planning Authority do not notify the developer within the 28 day period that prior 
approval of these details is required, demolition may proceed according to the details 
submitted to the authority in the application for determination or to those otherwise agreed.  
 
This process gives Local Planning Authorities the means of regulating the details of 
demolition in order to minimise its impact on local amenity. Demolition should be carried 
out in accordance with the details agreed by the authority; demolition undertaken in breach 
of those details may be the subject of enforcement action.  
 
In this case the applicant seeks to demolish the Cornhill Kiosks 1 and 2. As the regulations 
deal with demolition of whole buildings, it is considered that the demolition should be 
classed as development. Given the possible public realm enhancement opportunities for 
this area in the future, it is considered that prior approval is required for the demolition with 
regard to the method of demolition and the restoration of the site.  
 
There is no requirement as part of this application process for the applicant to demonstrate 
why retention is not possible and there is no requirement to retain any elements of the 
existing building. 
 
Method of Demolition 
 
The applicants have submitted a statement with the application confirming the Kiosks will 
be manually dismantled using a small excavator and loaded into skip lorries to be taken 
away from the site. This will take place during times which have been agreed by 
Lincolnshire County Council as the Highway Authority. 
 
The applicant has therefore demonstrated that the method of demolition is appropriate and 
other consents/ licenses will be in place before demolition commences. 
 
Restoration of the Site 
 
The application states that the site will be covered with temporary concrete paving slabs to 
match the existing paving and in the future as a minimum the paving slabs will be 
reinstated. 
 
The opportunity to return the townscape to its original composition is welcomed by officers 
as it will preserve and enhance the conservation area and enhance the setting of the listed 
Corn Exchange building and its architectural and historic significance. 
 
It is therefore considered that the applicant's submission shows that the site will be cleared 
and left to a suitable standard following the demolition of the buildings. There is no ability 
on the part of the local planning authority to prevent the demolition in circumstances such 
as these.  
 
Application Negotiated either at Pre-Application or During Process of Application 
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Yes. 
 
Financial Implications 
 
None. 
 
Legal Implications 
 
None. 
 
Equality Implications 
 
None. 
 
Conclusion 
 
The method of the proposed demolition of the kiosks and the proposed restoration of the 
site is considered to be satisfactory, given the scale of these works it is considered that 
prior approval is required for the works and recommended prior approval is granted 
conditionally. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That prior approval is required and Approved with the following Conditions 
 
Conditions 
  

 The development must be begun not later than the expiration of five years  

 The development hereby approved shall be carried out in accordance with the 
details submitted in the application 
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2019/0473/PAD – Kiosk 1 and Kiosk 2, Tourist Information Centre, Cornhill, 

Lincoln 

Site Plan 
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SUBJECT: EXCLUSION OF THE PRESS & PUBLIC

DIRECTORATE: CHIEF EXECUTIVE & TOWN CLERK

REPORT AUTHOR: CAROLYN WHEATER, MONITORING OFFICER

1. Purpose of Report

1.1 To advise members that any agenda items following this report are considered to 
contain exempt or confidential information for the reasons specified on the front 
page of the agenda for this meeting.

2. Recommendation 

2.1 It is recommended that the press and public be excluded from the meeting at this 
point as it is likely that if members of the press or public were present there would 
be disclosure to them of exempt or confidential information.

119

Item No. 5



This page is intentionally blank.



Document is Restricted
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Document is Restricted
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