
Site: 111 Nettleham Road, Lincoln, LN2 1RU
Application No: 2014/0609/F
Target Date:
Agent: LK2 Architects Ltd
Applicant: Mr G Collins
Development: Erection of a 3 storey building to accommodate 37 

bedrooms within 6 student apartments. (Revised 
Plans)

Background

Site Location and Description

Planning permission is sought for the erection of a three storey building for 
use by students accommodating 37 bedrooms within 6 apartments, 4x6 
bedrooms and 2x7 bedrooms. The accommodation would be constructed, 
owned and maintained by Cherry Tree Homes, but under the management of 
the Bishop Grosseteste University as part of their portfolio of student 
accommodation. 

The proposed development is located at 111 Nettleham Road which sits on 
the corner of Nettleham Road and Longdales Road fronting the roundabout 
which also connects with Ruskin Avenue. The site is surrounded by 
residential uses with a two storey bay fronted property (No.109) to the south 
and two storey property (5 Longdales) to the west. Properties to the north, on 
the opposite side of Longdales Road, are two storey bay fronted pairs of semi 
detached dwellings. Properties to the other side of the roundabout, on 
Nettleham Road and Ruskin Avenue are made of large semi detached 
dwellings, newer in character to those on Longdales Road. Housing in the 
area illustrates nearly a full spectrum of the construction of housing along 
some of Lincoln’s major roads from the Late Victorian/Edwardian Period to the 
modern day.

Planning History

Amendments to the original design were sought and received throughout the 
application process. All neighbours and statutory consultees were reconciled 
when the new designs were received. The amendments to the scheme were 
based on the design of the building and the number of bedrooms was 
increased from 35 too 37 following the amendments.

Case Officer Site Visit

Undertaken on 28th October 2014.

Issues

National and Local Planning Policy
Principle of the Development
Visual Amenity



Residential Amenity
Car Parking and Highways
Other Material Planning Considerations

Policies Referred to

1 National Planning Policy Framework National Planning Policy 
Framework

2 Policy 34 - Design and Amenity 
Standards

3 Policy 60 - Student Accommodation

Consultations

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

Responses

Cllr Renshaw Objection
Cllr Maxwell Objection
Mrs A Oliver 150 Nettleham Road

Lincoln
Lincolnshire
LN2 1RY

Objection

Highways & Planning Lincolnshire County Council Comments
Mrs P Moorhouse 6 Longdales Road

Lincoln
Lincolnshire
LN2 2JU

Objection

Mr W.R McDonald 8 Longdales Road
Lincoln
Lincolnshire
LN2 2JU

Objection

Environmental Health Environmental Health No objections
Ann Cheseldine 4 Longdales Road

Lincoln
Lincolnshire
LN2 2JU

Objection

Helen Pavey 109 Nettleham Road
Lincoln
LN2 1RU

Petition 
Objecting

Deborah Rees & Carl 
Royce 

2 Longdales Road
Lincoln
Lincolnshire
LN2 2JU

Objection

Helen Pavey 109 Nettleham Road
Lincoln
Lincolnshire
LN2 1RU

Objection



Paul Taylor 5 Longdales Road
Lincoln
Lincolnshire
LN2 2JR

Objection

Lee George Community Contracts Manager
Director of Housing & 
Community Services

Comments

Mrs CZ Settery 107 Nettleham Road
Lincoln
LN2 1RU

Objection

Anne Kenny 14 Longdales Road
Lincoln
LN2 2JU

Objection

Mrs Kate Bhanja 103 Nettleham Road
Lincoln
LN2 1RU

Objection

Helen Pavey 109 Nettleham Road
Lincoln
Lincolnshire
LN2 1RU

Objection

Martyn Cragg 154 Nettleham Road
Lincoln
Lincolnshire
LN2 1RY

Comments

Dr. and Mrs. S.K 
Bhanja

103 Nettleham Road
Lincoln
Lincolnshire
LN2 1RU

Objection

Ann Cheseldine 4 Longdales Road
Lincoln
Lincolnshire
LN2 2JU

Objection

Mrs Christine Leach 105 Nettleham Road
Lincoln
LN2 1RU

Objection

Mr Gary Settery 107 Nettleham Road
Lincoln
Lincolnshire
LN2 1RU

Objection

Christine West 158 Nettleham Road
Lincoln
LN2 4DG

Objection

Environmental Health Environmental Health Comments
Mick Albans Arboricultural Officer Comments
Dr Paul D Taylor 5 Longdales Road

Lincoln
Lincolnshire
LN2 2JR

Comments



Helen Pavey 109 Nettleham Road
Lincoln
Lincolnshire
LN2 1RU

Comments

Simon Coley 101 Nettleham Road
Lincoln 

Objection

In response to the original scheme (prior to the recommended design 
changes) the following objections have been received:- 

A petition signed by 44 people has been submitted. The reasons for objection 
can be summarised as:

 The building is overbearing in mass and scale and height
 No design thought process or consideration to the area has taken 

place
 Increased traffic
 Setting a precedence for future student development

12 Letters of objection have been received. The issues can be summarised 
as:

 Overlooking and the subsequent loss of privacy
 Increase in noise
 Traffic increase
 The design would be out of keeping with neighbouring properties
 Lack of parking
 Out of keeping with the residential use of the area
 Development on a prominent position will impact on the appearance on 

the surrounding area
 Loss of trees

Following revisions to the scheme and a further consultation period a further 9 
objections have been received. The issues can be summarised as:-

 Lack of parking – especially at the start/end of term
 Overlooking
 Out of keeping with area
 Increased traffic
 Tree felling
 Trees on boundary with 109 incorrectly depicted on plan
 Bin storage
 Drainage
 Archaeology 



Consideration of Issues

National and Local Planning Policy

Paragraph 14 of the National Planning Policy Framework (the Framework) 
outlines that “at the heart of the National Planning Policy Framework is a 
presumption in favour of sustainable development, which should be seen as a 
golden thread running through both plan-making and decision-taking. For 
decision-taking this means:

 approving development proposals that accord with the development 
plan without delay; and

 where the development plan is absent, silent or relevant policies are 
out of date, granting permission unless:
 any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits, when assessed against the 
policies in this Framework taken as a whole; or

 specific policies in this Framework indicate development should be 
restricted.

Chapter 7: Requiring Good Design

60. Planning policies and decisions should not attempt to impose architectural styles 
or particular tastes and they should not stifle innovation, originality or initiative 
through unsubstantiated requirements to conform to certain development forms or 
styles. It is, however, proper to seek to promote or reinforce local distinctiveness.

61. Although visual appearance and the architecture of individual buildings are very 
important factors, securing high quality and inclusive design goes beyond aesthetic 
considerations. Therefore, planning policies and decisions
should address the connections between people and places and the integration of new 
development into the natural, built and historic environment.

The site is allocated as residential within the City of Lincoln Local Plan Proposals 
Map and as such the following policies are relevant:

Policy 34: Design and Amenity Standards

Planning permission will be granted for new buildings, extensions, alterations or 
refurbishment of existing buildings which meet the following requirements:

 The scale, massing, height, design, external appearance and facing materials to 
be used in the development must complement the architectural style and 
townscape character of the locality;

 The siting and layout of any new building or extension must ensure a 
satisfactory physical and functional relationship to adjoining buildings and 
streetscape;

 Boundary treatment and landscaping must ensure the maintenance of a high 
standard of visual amenity and an appropriate degree of privacy and should, 
where practicable, contribute to nature conservation;



 The amenities which occupiers of neighbouring properties may reasonable 
expect to enjoy must not be harmed by, or as a result of, the development;

 The development should meet the standards for vehicles and cycle parking and 
servicing as set out in Appendix B (ii), and make satisfactory provision for 
access by means other than the car. 

Policy 60: Student Accommodation

Planning permission will be granted for purpose built or conversions to large 
scale student accommodation (e.g. Halls of Residence) within:

 The grounds of existing and planned Higher and Further Education 
Institutions;

 Areas shown on the Proposals Map as an Education Development 
District;

 The Central Mixed-Use Area shown on the Proposals Map;

Provided the Local Planning authority is satisfied that:

 A satisfactory level of residential amenities will be 
provided/safeguarded both for residents of the accommodation itself 
and for neighbours, having particular regard to the need for adequate 
soundproofing, safety measures, parking provision, privacy and 
provision of external communal areas and facilities;

 The accommodation provided is available to meet demand generated 
by students during academic terms.

Principle of the Development

Policy 60 of the City of Lincoln Local Plan states that permission will be 
granted for purpose built or conversions to large scale student 
accommodation (e.g. Halls of Residence) within the grounds of existing and 
planned Higher and Further Education Institutions, areas shown on the 
Proposals Map as an Education Development District or within the Central 
Mixed-Use Area. The proposed site is allocated within the Local Plan as an 
existing residential area. The development for use as student accommodation 
would therefore be contrary to policy. Policy 60 is, however, a permissive 
policy which, in directing purpose built student accommodation to certain 
areas of the City, does not preclude such development coming forward in 
other areas not particularly identified within this policy. Planning decisions 
need to be made in accordance with the development plan unless material 
considerations indicate otherwise which are assessed later within the report. 
In this instance it is considered that given the close proximity of the site to the 
Bishop Grosseteste University, the site is in a good location to provide 
additional accommodation for the university and is considered acceptable in 
principle.

Visual Amenity

i) Existing Property



The existing building has a footprint of approximately 200sq.m. Whilst the 
property would have traditionally been a residential dwelling it has most 
recently been in use as an office by the NSPCC. The existing dwelling 
measures up to approximately 8metres in height (taken from existing 
elevation drawings) and has a mixture of single and two storey elements as 
well as differing rooflines. The existing building is not considered to have 
particular architectural significance for the area and has no formal protection, 
either by being in a Conservation Area or being Listed. 

The site has a number of trees around the perimeter, both within and beyond 
its boundaries. There is also a brick wall with close boarded fence above 
around the whole site.

ii) Proposed Property

The proposed building would accommodate 37 student bedrooms within 6 
apartments, with ensuite facilities, on three floors with a footprint of 363sq.m. 
Each flat would have its own common room and kitchen/dining/living area. 
Laundry facilities would be available on each floor. 

A cycle and bin store would be located to the rear of the site. It would be 
constructed of vertical timber boarding with a mono-pitch roof over the cycle 
parking element.

The existing brick wall and fence, to the east and north boundaries, would be 
removed and replaced by a new low level brick wall with piers and metal 
railings.

iii) Design of the Building

Following the submission of the scheme a number of discussions took place 
to take a closer look at the design of the building. Revisions to the original 
scheme design were sought from the applicant. These changes are:-

 The height of the building parallel to Nettleham Road has been lowered 
to match the opposite side of the building and Hipped roofs added to 
both ends.

 The corner of the building has been redesigned with the original 
angular corner treatment replaced by a curved face with a feature bay 
window. The corner element is raised to three storeys.

 The palette of materials has been simplified so the building is primarily 
in red facing brickwork with render panels.

 Addition of bay windows to the straight elevation. 

A number of the objections consider that the proposed design would be out of 
keeping with neighbouring properties. However it is considered that the 
design takes a number of cues from the local vernacular with regards to 
features such as bays, gables and hips with the latter being quite important in 
terms of how the scheme relates to the remainder of Longdales Rd. 



The design ensures that the corner is the most prominent projection and the 
use of a curved façade with a feature bay window allows the building to turn 
the corner, linking the two sections fronting Nettleham and Longdales Road. 
Whilst this design would be new for this particular location there are examples 
around the uphill area of Lincoln where more prominent buildings face the 
corner. At the other end of Longdales Road, where it meets Riseholme Road, 
the Russell Payne building, which is three storeys, fronts the corner and is a 
non residential use in a residential area.

It is considered that that the design of this building encompasses everything 
the National Planning Policy is striving to achieve. The proposal takes queues 
from the local area in terms of what makes it distinctive but is an original 
design.

iv) Height

The proposed building would be three storeys in height, although many of the 
rooms are accommodated within the roofspace, incorporating dormer 
windows. Therefore, whilst the building would be higher it is not considered to 
be significant increase. The section fronting the corner measures 10.5metres 
in height, which is the highest element of the scheme. This reduces to 
7.2metres in height to the south elevation and 7.4metres to the west 
elevation. The introduction of hipped roofs to these elevations has reduced 
the height and the subsequent feeling of overbearing on the neighbouring 
properties. The hipped roofs also make the building more in keeping with the 
rooflines on Nettleham and Longdales Road and therefore create a much 
more satisfactory physical relationship to the streetscape in keeping with 
Policy 34 of the City of Lincoln Local Plan.  

v) Materials

The majority of the building would be constructed of a mid red brick with the 
roof constructed of grey/blue plain tiles (Marley Rivendale or similar) the 
eaves, soffits and barge detail would be dark graphite grey. All windows would 
be aluminium powder-coated dark graphite grey and set within a reveal. There 
would be three white rendered panels to the corner elevation.

Residential Amenity

Policy 34 of the Adopted Local Plan, along with Paragraphs 17, 59 and 123 of 
the NPPF, refer to the implications of development upon amenity. “The 
amenities which occupiers of neighbouring properties may reasonable expect to enjoy 
must not be harmed by, or as a result of, the development” It is therefore necessary to 
determine whether the proposals would result in any harmful implications upon 
amenity.

i)Noise



The property is detached, and therefore the proposal would be unlikely to 
impact directly on neighbouring properties through noise created within the 
property itself. However due to the number of people sharing the one 
residence it is undoubtedly the case that there is potential for an increase in 
noise from the property over and above noise generated or expected from a 
family home and potentially more activity than from the previous office use. 
However any noise generated which is considered to be of an unacceptable 
level or to be antisocial would be dealt with through the same channels as any 
other property by reports to the police. So whilst there is greater potential it is 
considered that the type of noise generated could not be controlled through 
the planning process. However the university would manage the site and any 
occupants would be subject to the same disciplinary procedures as on 
campus residents should they behave in a manor which is considered to be 
inappropriate. This management arrangement is the same as that already in 
place at Cross Trend House which has been successful in ensuring this 
facility operates in the correct manner. With this procedure in place it is 
considered that the amenity of existing residents would be maintained. 

ii) Effect on Neighbouring Properties

The occupants of the neighbouring property at 109 Nettleham Road have 
submitted 2 letters which raise strong objections (and are attached to this 
report).

The existing property is located approximately 18metres from the boundary of 
109 Nettleham Road and measures approximately 7.2metres in height. The 
new dwelling would be significantly closer with a distance of 5.2metres. 

No.109 has a two storey bay to the front elevation, with living accommodation 
at ground floor and a bedroom at first floor. The proposed development would 
be visible from these windows. However the windows located on the elevation 
facing 109 would be end of corridors and laundries, these would be opaque to 
allow light in but provide no views out. It is therefore considered that there 
would be no loss of privacy in terms of overlooking into the bay windows. 
Should additional privacy be required it would be possible to add additional 
planting to this corner of the plot to provide some screening.  

The occupants of 5 Longdales Road have submitted 2 letters of objection 
(which are attached to this report).

The proposed building would be located approximately 24metres from No.5, 
which is further away than the existing building, however there are a number 
of bedroom and stairwell windows on the west elevation which could give the 
potential for overlooking. Laundry windows on this elevation would be obscure 
glazed. However it is considered that the separation distance between the 
proposed property and the living area of No.5 is sufficient to ensure that there 
is no direct overlooking of the property. Therefore it is not considered that the 
level of amenity currently enjoyed by the occupants of this property would be 
unduly affected by the proposals.



Car Parking and Highways

i) Car Parking

It is proposed to provide 9 car parking spaces which would be block paved 
and located to the rear of the development on the boundary with 5 Longdales 
Road and 109 Nettleham Road. The number of spaces proposed is based 
upon advice received from BGU and their experience of managing a similar 
accommodation on Newport, Crosstrend House. This property has 77 
bedrooms with 25 car spaces, of which 12 spaces have been used for the 
past 3 years. 

The location of the proposal means that students do not require a car to get to 
University and are encouraged not to bring one. In addition, parking is not 
available at the campus for students that live on campus or close by, there is 
therefore no incentive to try and drive the short distance to the University. It is 
therefore considered that this is an acceptable approach advocated by the 
NPPF, Chapter4 which requires developments to be located where the need 
to travel will be minimised and the use of sustainable transport methods 
maximised. As well as being close to the University the site is also within 
close proximity of the goods and services of uphill Lincoln and within a 
reasonable walking distance of the City Centre.

ii) Access

The existing access on Longdales Road would be relocated further west, 
away from the roundabout, with the new opening providing access for 
vehicles and pedestrians. The access/egress arrangements have been 
assessed by the Highway Authority, who has raised no objections to the 
proposals. A number of conditions have been requested which relate to the 
new access arrangements.

Other Issues

i) Trees

The tree report has identified 16 trees which run along the perimeter of the 
site boundary. 7 of these trees are outside of the site red line and therefore 
not in the control of the applicant. The proposed site layout indicates that 3 
trees are to be removed:

 A mature multi stemmed Cherry Plum tree close to the existing 
property in good condition with possible weakness at the stem union. 

 A semi mature Cherry in good condition.
 A mature twin stemmed Holly tree in close proximity to another Holly.

The City Council’s Arboricultural Officer has inspected the trees on site and 
considers the submitted tree report to be a fair and accurate account of the 
trees health, condition and locations within the grounds of the property. 



However it has been noted that on the Proposed Site Layout a Yew tree 
identified as being retained is in close proximity to the proposed location for 
the cycle store and block paved parking bays. The construction may damage 
the tree root system of the tree that may also require crown lifting to facilitate 
the operation. Excavations so close to the base of the tree may be detrimental 
to the health and stability of the tree which may necessitate its removal. It is 
not considered to be of high amenity value nor worthy of a Tree Preservation 
Order.    

A number of objectors are concerned about the loss of trees, which have 
already been felled, but as these did not have Tree Preservation Orders and 
the site is not within a Conservation Area therefore permission is not required 
for their removal. Whilst the trees offer a level of screening, as so many are 
outside of the control of the applicant it is considered that a scheme for 
additional tree planting be submitted. 

Lincoln Townscape Assessment

The majority of North Lincoln Ribbon Development Character Area is 
composed of residential development built for the middle classes during the 
Inter-War Period. Nonetheless, housing in the area illustrates nearly a full 
spectrum of the construction of housing along some of Lincoln’s major roads 
from the Late Victorian/Edwardian Period to the modern day.

The backbone of the Character Area is formed by the four main radial roads in 
the north of Lincoln, alongside connecting roads which form a circular route 
around the settlement’s historic core. The radial roads, which emanate from 
the historic core of the city, have connected Lincoln with its hinterland since 
the Roman Military Era.

Land within the Character Area may have been cultivated, if not grazed, from 
the Prehistoric Era [10,000 BC-90 AD] although no evidence of early field 
boundaries has yet been found. During the Roman Military [60-90 AD] and 
Roman Colonia [90-410 AD] Eras the area may have been part of the Roman 
‘territorium’, an area of land surrounding major Roman fortresses in which the 
agricultural production and services were dedicated to the service of the 
legion rather than the local population. It is likely that the modern Wragby, 
Nettleham and Riseholme Roads, which radiate from the historic core of the 
City, were first established during the Roman Military Era.

Conclusion

It has been demonstrated that the development of the site for the use 
proposed is acceptable in principle, Policy 60 being a permissive policy which 
does not preclude student accommodation in close proximity to the Bishop 
Grosseteste University campus and other local amenities.

In terms of the appearance of the proposed building it is considered that the 
design takes a number of cues from the local vernacular with regards to 



features such as bays, gables and hips and takes into account the local area 
in accordance with policy set out within the NPPF. 

In terms of residential amenity, the overall management arrangements 
proposed would ensure that the scheme would be managed appropriately. 
There is no evidence to suggest that the proposed use would have an 
adverse impact on the amenity currently enjoyed by local residents. This is 
therefore in accordance with Policy 34 of the Local Plan.

Financial Implications

None.

Legal Implications

None.

Application Negotiated Either at Pre-Application or During Process of 
Application

Yes – during the application process.

Equality Implications

None.

Application Determined Within Target Date

Yes.

Recommendation

1. That the signatures of objection contained within the Community 
Objection Reports be received.

2. Grant Conditionally

Conditions

Standard Conditions

Development to be carried out in accordance with the plans
Development to begin not later than 3 years

Highways Conditions

HP09 Radii & Width of access
HP11A Access Improvement



HP12 Stopping up of existing access
HP19A Parking/Turning/Manoeuvring/Loading
CYC1 Safe and secure cycling

Prior to Commencement of Development

Samples of all materials

Prior to Occupation

Landscaping scheme for boundary treatment
Refuse for flats and apartments as shown on plan to be made available 
before first brought into use

Report by: Planning Manager



Site Plans
Site Location Plan



Site Layout



Proposed Elevations









Proposed Floor Layouts



3D Model



Site Photos

Photo A

Photo B

Photo C

Photo D

Photo E

Photo F

Photo G

Photo H

Photo I

Photo J

Photo K



Photo A

Photo B



Photo C

Photo D



Photo E

Photo F



Photo G

Photo H



Photo I

Photo J



Photo K



Letters of Objection Received Prior to Re-Design.





































































Letters Received Following Second Period Consultation





 





 



 



  






































