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THE LOCAL GOVERNMENT (ACCESS TO INFORMATION) ACT 1985

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 appropriate Planning Information Folder: This is a file with the same reference 
number as that shown on the Agenda for the Application. It contains 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 Information Folders referred to in the Reports on the Agenda for 
the particular application or in the Planning Information Folder specified above.

3. City of Lincoln Local Plan: Adopted 26 August 1998.

4. The emerging draft Local Development Framework is now a material consideration.

5. Lincolnshire Structure Plan – Final Modifications 3 January 2006

6. Regional Spatial Strategy – 17 March 2005

7. Applications which have Background Papers additional to those specified in 1 to 6 
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 7 above.)

Application No.: Additional Background Papers



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 3 January 2018

Present: Councillor Peter West (in the Chair), 
Councillor Biff Bean, Councillor Kathleen Brothwell, 
Councillor Bob Bushell, Councillor Paul Gowen, 
Councillor Gary Hewson, Councillor Ronald Hills, 
Councillor Tony Speakman, Councillor Edmund Strengiel 
and Councillor Naomi Tweddle

Apologies for Absence: Councillor Jim Hanrahan

63. Confirmation of Minutes - 08 November 2017 

RESOLVED that the minutes of the meeting held on 8 November 2017 be 
confirmed.

64. Declarations of Interest 

No declarations of interest were received.

65. Work to Trees in City Council Ownership 

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 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. 

RESOLVED that the works set out in the schedule at Appendix A attached to the 
report be approved.

66. Allotment Capital Development Programme - Removal of Trees (Phase Two) 

Bruce Kelsey, Allotment Strategy Officer:

a. provided a report to advise elected members of the proposed removal of 
trees required as phase 2 of the allotment capital improvement 
programme, none being the subject of a Tree Preservation Order or 
located within a conservation area

b. identified those trees in the opinion of the Arboricultural Officer and the 
Allotment Strategy Officer that needed to be removed, including a further 
four trees at Clarence Street A allotment identified as requiring removal 
and/or maintenance work during phase 1 of the programme, as detailed 
within the schedule attached as Appendix 1 to the report

c. gave further information regarding the improvement programme as 
detailed at Appendix 2 of the report
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d. outlined the background to consultation carried out with all allotment 
tenants as detailed at paragraph 4 of the report

e. gave details of the main thrust of the works to make improvements to site 
security to reduce incidents of break-ins and theft of property from 
allotment sites, and make improvements to site drainage to reduce 
incidents of flooding and increase light to many plots, which would 
markedly enhance growing opportunities

f. advised that throughout the programme the council would aim to retain 
and subsequently maintain as many mature and well established native 
species as possible to retain the overall amenity value, feel and look of 
each site

g. requested that members approve the list of trees to be removed as 
detailed at Appendix 1 of the report.

Members discussed the content of the report in further detail

RESOLVED that the removal of trees identified at Appendix 1 to the report be 
approved.

67. Confirmation of Tree Preservation Order 155 

The Planning Manager:

a. advised members of the reasons why a tree preservation order 
(temporary) should be confirmed at the following site: 

 Tree Preservation Order 155: 14 Oaks, 6 Birch, 2 Copper beech, 2 
Field Maple, 1 Cherry, a group of trees comprising 12 No. Limes 
and a group comprising mixed woodland of mainly Birch, Oak, 
Maple and Sycamore located at Tritton Road/Moorland Avenue, 
Lincoln as shown on attached schedule 

b. provided details of the individual trees to be covered by the order and the 
contribution they made to the area 

c. advised that following the statutory 28 day consultation period, no 
objections had been received to the making of the order 

d. stated that confirmation of the tree preservation order here would ensure 
that the trees could not be removed or worked on without the express 
permission of the council. 

Members thanked officers for their work in progressing this matter.

RESOLVED that tree preservation order no 155 be confirmed without 
modification and that delegated authority be granted to the Planning Manager to 
carry out the requisite procedures for confirmation. 

68. Change to Order of Business 
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RESOLVED that the order of business be amended to allow the reports on the 
Site of Former Superbowl, Valentine Road, Lincoln, and 1 Shearwater Road, 
Lincoln to be considered before the remaining agenda items.

69. Application for Development: Site of Former Superbowl, Valentine Road, 
Lincoln 

The Planning Manager:

a. advised that planning permission was sought for the erection of 77 no 6 
bedroom townhouses to provide a total of 462 en suite bedrooms to be 
occupied as Houses in Multiple Occupation (HMOs), sited to the south 
west of the city centre on land formerly occupied by Lincoln Superbowl, 
which closed in 2015

b. described the design of the townhouses arranged in a series of four storey 
linear blocks overlooking private and secure landscaped courtyards, with 
controlled access to the development at the entrance to the new access 
road, which served a 90 space car park

c. highlighted that the submitted Design and Access Statement predicted a 
shortfall in student accommodation for September 2018 together with an 
increasing demand for student accommodation; this application aimed to 
meet this demand with a joint venture between the applicant and the 
University of Lincoln 

d. reported that the site was owned by the City Council and therefore the 
application was being presented to members of Planning Committee for 
consideration and determination

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 LP10: Meeting Accommodation Needs
 Policy LP13: Accessibility and Transport
 Policy LP16: Development on Land Affected by Contamination
 Policy LP18: Climate Change and Low Carbon Living
 Policy LP25: The Historic Environment
 Policy LP26: Design and Amenity
 National Planning Policy Framework

f. outlined the responses made to the consultation exercise

g. referred to the update sheet which contained a letter of support for the 
application from the University of Lincoln and the following statement from 
officers regarding flood risk and drainage:

‘The committee report identified that the agent was still in discussions with 
the Environment Agency (EA) regarding the proposal. Since writing the 
report further discussions and a meeting have taken place, as well as the 
consideration of a revised Flood Risk Assessment (FRA) and additional 
technical information. The EA has raised no objection in principle although 
require a further revision to the FRA before submitting a final response 
with conditions. Officers therefore request that this matter be delegated to 

7



officers to finalise to the satisfaction of the EA, as well as the Lincolnshire 
County Council as Lead Local Flood Authority’.

h. highlighted the main issues relating to the proposals as follows:-

 The Principle of Use
 Visual Amenity
 Residential Amenity 
 Access and Highways
 Flood Risk and Drainage
 Contaminated Land
 Trees and Landscaping
 Network Rail

i. concluded that:

 The principle of the use of this unallocated site for residential 
purposes was considered to be acceptable and the development 
would contribute towards the continued growth of the University.

 The design of the development had been well thought out, 
improving on the architectural style of the local surroundings.

 There were no residential properties in the vicinity that would be 
impacted upon by the proposal and the amenities for future 
occupants had been carefully considered through noise and light 
assessments. 

 The site was in an accessible location, also providing cycle and car 
parking to meet an identified need. 

 The Highway Authority had raised no objection in principle to the 
access or parking arrangements. 

 Matters relating to contamination, archaeology, the railway/level 
crossing and refuse could be dealt with appropriately by condition. 

 Subject to further details of flood risk and drainage being to the 
satisfaction of the relevant consultees it was considered that the 
proposal would be in accordance with the requirements of Central 
Lincolnshire Local Plan Policies LP1, LP2, LP10, LP13, LP16, 
LP18, LP25 and LP26, as well as guidance within the National 
Planning Policy Framework.

Mr Simon Parkes, Deputy Vice-Chancellor, University of Lincoln, addressed 
Planning Committee in support of the proposed development, covering the 
following main points:

 The University of Lincoln offered its support to this planning application.
 HMO style accommodation was in demand and somewhat constrained in 

the city.
 This type of accommodation was suitable for students. It incorporated 

limited car parking spaces.
 The University of Lincoln continued to grow requiring additional 

accommodation.
 The proposed development met the needs of the University in ways that 

others did not.
 He looked forward to hearing the members’ recommendation.
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Members discussed the content of the report in further detail, raising individual 
concerns in relation to:

 The lack of recognisable benefits to the local community in respect of this 
type of scheme who had to cope with extra traffic/people on the streets in 
their local area. It was hoped that monies gained would be used to solve 
problems of limited car parking space for local communities.

 Whether the student accommodation was ideally placed within a 
predominantly trading estate area.

 Whether the design of the building was suitable in terms of 
scale/massing/having a flat roof.

 The disappearance of trees/hedging within the scheme and its effect on 
wildlife in the area.

 Issues in respect of the ratio of car parking spaces to residents at the 
development.

 The lack of traffic infrastructure to cope with these types of development 
especially having to compete with commercial traffic in the area. 

Members offered support to the scheme raising the following comments:

 The need for additional student accommodation in the city was recognised.
 Cosmopolitan change would come along as the city expanded which was 

not a bad thing.
 The development was beneficial in that it provided purpose built 

accommodation suitable for students which took away the pressure from 
family homes therefore improving community life.

 The Highways Authority had raised no issues in relation to the proposed 
development. The city enjoyed the benefits of a thriving University. Asking 
students to commute from the perimeter of the city would only cause a 
problem there. However, it was important to involve the community in 
matters that affected them.

 The accommodation would not be seen from the main road similar to the 
previous use of the land as a Superbowl.

 The size/massing of the building was acceptable amongst other existing 
warehouse buildings.

The Planning Manager offered the following points of clarification:

 The concerns raised regarding highway impact centred on the level of 
parking provision for the development and impact on the highway network.

 During its previous use of the land as the Superbowl, its car park had a 
200 vehicle capacity. Other use could create a similar amount of cars, 
whereas this proposal offered an improved position.

 The proposed accommodation was close to the University and was 
serviced by a cycle track/footpath into the city close by.

 The design of the building was subjective. It was important for members to 
filter out their own personal preferences to focus on whether it was 
appropriate in the context of the large retail units in the area.

RESOLVED that planning permission be delegated to the Planning Manager to 
grant subject to finalised arrangements for the consideration of a revised Flood 
Risk Assessment (FRA) and additional technical information to the satisfaction of 
the Environment Agency, as well as Lincolnshire County Council as Lead Local 
Flood Authority, and subject to the following conditions:
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 Time limit of the permission
 Development in accordance with approved plans
 Samples of materials
 Site levels and finished floor levels
 Noise mitigation strategy
 Off-site lighting assessment
 Highways- reinstatement of footpath, adjustment of double yellow lines and 

tactile crossing point
 Contamination
 Surface water drainage and management strategy
 Foul sewerage strategy
 Refuse management plan
 Archaeology
 Implementation and maintenance of access gate to turning head
 Landscaping- including Network Rail requirements
 Network Rail- construction safety, drainage and lighting
 Use restriction and requirement for management by higher/further 

education body
 Electric Vehicle Charging points before occupation

70. Application for Development: 1 Shearwater Road, Lincoln. 

(Councillor Hills requested it be recorded that he knew several of the objectors to 
the planning application, but not as close acquaintances, he had not pre-
determined his views in any way or given an opinion on the matter to be 
discussed.) 

The Planning Manager:

a) advised that the application sought a change of use from a dwellinghouse 
to a flexible C4/C3 use to enable the property to be used as a House In 
Multiple Occupation for up to 6 unrelated occupants

b) reported that the property had originally operated as a 3 bed detached 
dwelling although a former living area downstairs had been converted to 
create a fourth bedroom, two of the bedrooms within the property were 
large enough to be occupied by more than one occupant and whilst the 
applicant had suggested that he may only occupy the property with 3 
people to begin with, he would look to occupy it with the maximum allowed 
under C4 in the future (6 occupants)

c) referred to a previous application granted conditionally by Planning 
Committee on 31st August 2016 for a first floor, front, side and rear 
extension (2016/0638/HOU), advising as follows: 

 The applicant had been made aware that should the application 
currently before us be granted and implemented, the previously 
granted extension could not be added to the C4 property as the 
extension was granted to the C3 dwellinghouse.

 Should the applicant wish to extend the property and change the 
use, then he would need to withdraw the current application and 
make a resubmission for a change of use and extension under one 
application. 
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 The applicant had decided to continue with the current application 
for a flexible C3/C4 use without extending the property.

d) highlighted that the applicant had confirmed that he was currently living in 
the property with his partner and two lodgers, which would fall within the 
definition of a C3 use, however, in contrast to this, the same applicant had 
submitted a Certificate of Lawful Use, in an attempt to prove that the 
property had been operating as a C4 use during the time of the 
implementation of the Article 4 Direction and continued as such after this 
time. (considered separately under application 2017/1380/CLE)

e) provided details of the policies pertaining to the application as follows:-

 Policy LP37: Sub-division and Multi-Occupation of Dwellings within 
Lincoln 86

 Supplementary Planning Guidance: Houses in Multiple Occupation
 Policy LP26 Design and Amenity

f) outlined the responses made to the consultation exercise

g) referred to the update sheet which contained photographs provided by the 
applicant, also confirming that the application for a Certificate of Lawful 
(CLE) use at 1 Shearwater Road had now been refused on grounds of 
insufficient evidence being provided to prove that, on the balance of 
probability the property had been used as a House in Multiple Occupation 
for 3-6 unrelated people during the introduction of the Article 4 Direction 
and after this time, 

h) reported on the issues raised by the application principally relatibg to those 
raised in the 'Houses in Multiple Occupation Supplementary Planning 
Document' and Policies LP26 and LP37 of the Central Lincolnshire Local 
Plan 2017, being:

 Impact on amenity of surrounding properties and character of the 
area  

 Loss of single family home
 Concentration of HMOs in area
 External communal space and cycle storage  
 Highway safety

i) concluded that the proposal was contrary to the SPD for Houses in 
Multiple Occupation and to Policies LP26 and 37 of the Central 
Lincolnshire Local Plan.

Mr Quyen Truong, Applicant, addressed Planning Committee in support of the 
proposed development, covering the following main points:

 He had been a long standing resident of 1 Shearwater Road for 16 years 
and intended to continue living there indefinitely.

 The proposed changes to his property would enhance the neighbourhood.
 The property would always retain its status as a family dwelling with an 

element of flexibility for C4 use occupied by professional people.
 The development would add value to the wider community.
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 Premium quality affordable accommodation would be offered to 
professionals and not students.

 There was a reliable bus and cycle route close by to commute to work.
 He had demonstrated within the application that he could add six car 

parking spaces within the site.
 He referred to the photographs on the update sheet.
 Traffic safety would be improved by removing the hedge/wall to the front of 

his property.
 There were no objections from the Highways Authority or Lincolnshire 

Police.
 There had been no anti-social behaviour complaints.
 Objections were in the minority.
 He urged members not to let narrow minded objectors in the minority to 

affect their judgement.

Members discussed the content of the report in further detail, making the 
following comments:

 It was heartening to see Supplementary Planning Documents applied to 
this type of residential area.

 The development would cause traffic/parking issues being close to the 
main road on the corner of the street. Removing the hedge would not 
alleviate this issue.

 This was a beautiful area which should be retained as accommodation for 
families.

 Changes in character should be reflected across the whole of the city.
 The law stipulated that the property should be sold on as a family house if 

it could be to protect community areas such as this.
 Other properties parked their vehicles on the roadside.

The Planning Manager offered the following points of clarification:

 There was nothing essentially to prevent residents parking their cars on 
the street under C3 use.

 In relation to impact on other residents/road users, it was unlikely for 
families to have 6 cars parked at any one time.

 Noise disturbance was likely to be greater with 6 unrelated residents 
carrying out independent living.

RESOLVED that the application be refused

Refusal Reasons:

01) The application failed to demonstrate there was an established lack of 
demand for the single family use of the application property thereby 
discouraging owner occupation by families and resulted in a loss of a 
family home, contrary to Policy LP37 of the Central Lincolnshire Local Plan 
and the Supplementary Planning Document.

 
02) The paving of the front garden to create the amount of parking spaces 

required for the proposed change of use would be harmful to visual 
amenity and would negatively change the character of the area to an 
unacceptable degree. This was particularly harmful given the prominent 
position of the property, on the entrance to the estate and on the corner of 
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Shearwater Road and Skellingthorpe Road, a major route within the City. 
These parking arrangements would not respect the character and identity 
of the area and would therefore be contrary to Policy LP26 of the Central 
Lincolnshire Local Plan. 

71. Application for Development: Land Adjoining Boultham Medical Practice, 
Boultham Park Road, Lincoln. 

(Councillor Strengiel requested it be recorded that he knew the applicant for the 
planning application, but not as a close acquaintance, he had not pre-determined 
his views in any way or given an opinion on the matter to be discussed.) 

The Planning Team Leader:

a. described the application site situated in the north-west corner of Boultham 
Park, between the Boultham Health Centre to the west and the Park 
Tennis Courts, Bowling Green and Pavilion to the east, with the rear 
gardens of residential properties on Western Avenue to the north, and to 
the south the Park footpath accessed by way of an existing access road 
which served the adjacent Library and Health Centre, running parallel with 
the Park footpath

b. advised that the site was being sold by City of Lincoln Council for 
development, the application having been submitted by Gusto 
Developments, the developers of the adjacent Home Grange retirement 
scheme by Longhurst and Havelock Homes.

c. 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 LP10: Meeting Accommodation Needs
 Policy LP18: Climate Change and Low Carbon Living
 Policy LP22: Green Wedges
 Policy LP25: The Historic Environment
 Policy LP26: Design and Amenity
 Policy LP29: Protecting Lincoln's Setting and Character

d. outlined the responses made to the consultation exercise

e. highlighted the main issues relating to the proposals as follows:-

 National and local planning policy
 Impact on visual amenity
 Impact on residential amenity
 Impact on designated and non-designated heritage assets
 Highway safety, access and parkin
 Foul and surface water drainage
 Potential land contamination and other environmental impacts

f. concluded that the proposed development would provide much needed 
accommodation for older people within the city, and had been 
sympathetically designed taking account of its location within the park 
boundary close to the bowling green pavilion and neighbouring residential 

13



properties; it would not cause undue harm to the amenities of adjoining 
residents, the wider residential area, or the environment in accordance 
with relevant policies and guidance contained within the Central 
Lincolnshire Local Plan (2017) and National Planning Policy Framework 
(2012).

Members discussed the content of the report in further detail, offering general 
support to the proposed development. Questions were asked as follows: 

 Would the access road be adopted by the Highway Authority?
 Would the homes be sold on to the over 55’s only? 

The Planning Team Leader offered the following points of clarification to 
members:

 The access road would be adopted by the Highway Authority up to the 
point past the library and public car parking spaces. The remainder would 
be the responsibility of the residents/developer.

 The grant of planning permission would be conditioned by the requirement 
for the use of the bungalows as retirement dwellings in perpetuity.

RESOLVED that the application 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 the report at Table A.

 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

03) Ecological assessment

04) Details of materials 

05) Foul water strategy

06) Surface water strategy
 
Conditions to be Discharged before Use is Implemented

07) Details of numbers and types of electric vehicle recharge points
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08) External lighting scheme and assessment of off-site impact

Conditions to be Adhered to at all Times

09) Restriction on use of bungalows as retirement dwellings 

10) Archaeology

11) Reporting of unexpected contamination

72. Application for Development: 39 Foster Street, Lincoln. 

The Principal Planning Officer:

a. described the application site situated on the northern side of Foster 
Street, within the Boultham Ward of the city and within Flood Zone 2, a 
mid-terrace 3-bedroom dwelling accessed by a shared passageway 
incorporating a bay window at street level, with a lounge, dining room, 
kitchen and bathroom at ground level and three bedrooms at first floor 
level

b. advised that this application for planning permission proposed to change 
the use of the house from a single dwelling, which fell within Class C3 of 
the Town and Country Planning (Use Classes) Order 1987 (as amended), 
to a House in Multiple Occupation (HMO), which fell within Class C4, 
stating that this had been a permitted change of use until the introduction 
of the City-wide Article 4 direction as of March 1st 2016, after which time 
the change of use came under the control of the Local Planning Authority, 
requiring an application for planning permission

c. stated that there were no changes proposed to the use of the rooms within 
the house

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

e. highlighted that this planning application had been brought to committee 
as the applicant was a relative of an employee of the City of Lincoln 
Council

f. provided details of the policies pertaining to the application as follows:-

 Policy LP37: Sub-Division and Multi-Occupation of Dwellings within 
Lincoln

 National Planning Policy Framework
 Supplementary Planning Guidance (Houses in Multiple Occupation)

g. outlined the responses made to the consultation exercise

h. reported that the issues raised by the application related to the Houses in 
Multiple Occupation Supplementary Planning Document Approved Draft, 
firstly in relation to the principle of the development and then the impacts 
of the use itself in terms of amenity and flood risk
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i. highlighted the purpose of the Article 4 direction, as explained within the 
draft document, “is not to restrict the supply of HMOs, rather [it is] intended 
to manage the future development of HMOs to ensure such developments 
will not lead to or increase existing over-concentrations of HMOs that are 
considered harmful to local communities.”

j. concluded that:

 Although the use of the property as a HMO would technically result 
in a new HMO, the property had been utilised in the past on a 
multiple-occupancy basis so there would not be harm caused to the 
physical and social character of the residential area in relation to the 
nature and composition of the local community.

 Similarly, due to the previous occupation of the property, there 
would not be a need for marketing in relation to the demand for the 
property as a family home, as it had not been used as such in the 
recent past.

 In addition, the proposals would not cause harm to the amenities 
that the occupants of nearby properties would expect to enjoy as a 
result of noise and disturbance or car parking; and control over the 
number of residents would ensure that the occupants of the 
property would not be harmed. 

 Finally, given the previous use, it would not be reasonable to 
impose controls over the use of rooms at ground floor within the 
property in terms of the risk of flooding to sleeping accommodation.

Members discussed the content of the report in further detail, raising concerns in 
relation to:

 Current legislation which allowed non profitable organisations to run as 
HIMO’s although not classified as such.

 The need for local people to be made aware of this legislation to avoid the 
planning authority being unfairly criticised.

 The need for more accurate figures on the number of HIMO’s in the area 
as a vast majority of properties operated as such.

 A huge problem with car parking congestion in the area.

The Principal Planning Officer advised that the property had been leased to a 
charitable organisation by the applicant, however the lease had now expired and 
the premises no longer came under legislation as a charity. 

The Planning Manager offered the following advice:

 This application was a complex case. The consideration was not about use 
by a charity but the need to pull out these types of usage as a C3 dwelling.

 Each application had to be considered robustly on individual merits.
 There were significant and material differences between this application 

and others taking out a family home, as this property had already been 
taken out of family use.

 It was not known how many other properties operated by non-profitable 
organisations although it was not thought this number would be significant.

 This planning application had been brought to committee as the applicant 
was a relative of an employee of the City of Lincoln Council in the same 
directorate as the Planning Section.
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RESOLVED that the change of use for 39 Foster Street to a House in Multiple 
Occupation (HMO), be granted subject to the following conditions:

Planning Conditions

The following Planning Conditions are recommended:-

Standard Timeframe for Implementation (3 years)
Approved Plans

Flexible Use Condition

The use hereby approved is permitted to change from C4 to C3 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. The use of the premises at the expiry of ten years shall then be 
the use of the premises from that point forwards.

Reason: In order to enable the applicant/owner of the property to respond to 
market conditions, without the need for multiple planning applications.

Restriction on Occupants when a HMO

Notwithstanding the provisions of the Town and Country Planning (Use Classes) 
(Amendment) (England) Order 2010 (SI 2010/653) or any Order amending, 
revoking or re-enacting that Order, no more than 4 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 four residents could be 
harmful to amenity.

73. Application for Development: 97 Vernon Street, Lincoln. 

The Principal Planning Officer: 

a. described the application site situated on the southern side of Vernon 
Street, within the Boultham Ward of the city and within Flood Zone 2, the 
property being a mid-terrace 3-bedroom dwelling accessed by a shared 
passageway incorporating a bay window at street level, occupied by a 
lounge, dining room, kitchen, utility and bathroom at ground floor level and 
three bedrooms at the first floor level

b. advised that this application for planning permission proposed to change 
the use of the house from a single dwelling, which fell within Class C3 of 
the Town and Country Planning (Use Classes) Order 1987 (as amended), 
to a House in Multiple Occupation (HMO), which fell within Class C4, 
stating that this was a permitted change of use until the introduction of the 
City-wide Article 4 direction as of March 1st 2016, after which time the 
change of use came under the control of the Local Planning Authority, 
requiring an application for planning permission
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c. stated that there were no changes proposed to the use of the rooms within 
the house

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

e. highlighted that this planning application had been brought to committee 
as the applicant was a relative of an employee of the City of Lincoln 
Council

f. provided details of the policies pertaining to the application as follows:-

 Policy LP37: Sub-Division and Multi-Occupation of Dwellings within 
Lincoln

 National Planning Policy Framework
 Supplementary Planning Guidance (Houses in Multiple Occupation)

g. outlined the responses made to the consultation exercise

h. reported that the issues raised by the application related to the Houses in 
Multiple Occupation Supplementary Planning Document Approved Draft, 
firstly in relation to the principle of the development and then the impacts 
of the use itself in terms of amenity and flood risk

i. highlighted the purpose of the Article 4 direction, as explained within the 
draft document, “is not to restrict the supply of HMOs, rather [it is] intended 
to manage the future development of HMOs to ensure such developments 
will not lead to or increase existing over-concentrations of HMOs that are 
considered harmful to local communities.”

j. concluded that:

 Although the use of the property as a HMO would technically result 
in a new HMO, the property had been utilised in the past on a 
multiple-occupancy basis so there would not be harm caused to the 
physical and social character of the residential area in relation to the 
nature and composition of the local community.

 Similarly, due to the previous occupation of the property, there 
would not be a need for marketing in relation to the demand for the 
property as a family home, as it had not been used as such in the 
recent past.

 In addition, the proposals would not cause harm to the amenities 
that the occupants of nearby properties would expect to enjoy as a 
result of noise and disturbance or car parking; and control over the 
number of residents would ensure that the occupants of the 
property would not be harmed. 

 Finally, given the previous use, it would not be reasonable to 
impose controls over the use of rooms at ground floor within the 
property in terms of the risk of flooding to sleeping accommodation.

Mr David Allen, Applicant, addressed Planning Committee in support of the 
proposed development, covering the following main points:

 His properties were not owned by a charitable organisation.
 This property had been owned by his company since 2004.
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 The charitable organisation had taken over the property on the assumption 
that it was already a HIMO.

 Prior to this time the property had been a HIMO and let as C4 since 2004.

Members discussed the content of the report in further detail, raising concerns in 
relation to this application being in an area well over the 10% threshold for 
concentration of HIMO’s.

The Planning Manager offered advice as follows:

 The HIMO status ran with the property.
 The confusion here was created by national legislation in that occupation 

of homes by specific charitable organisations were not considered as 
multiple use properties.

 When the charitable organisation took on this property before 2010, C4 
classification did not exist. It was taken over as C3 use but then changed 
to multiple occupation before planning permission was required. Now the 
former use by the charitable organisation had been vacated, the property 
required planning permission to continue as a HIMO.

RESOLVED that permission for change of use for 97 Vernon Street to a House in 
Multiple Occupation (HMO) be refused.

Reason:

Due to the breach in the threshold for Houses in Multiple Occupation in the area 
which exaberated the social imbalance in the area.

74. Application for Development: Lincoln Transport Hub Development, Bus 
Station, Pelham Street, Lincoln. 

The Planning Manager:

a. advised that the application sought permission to fix additional plant to the 
external façade of the new bus station in the city along with an enclosure 
to the rear for the storage of bins
 

b. described the development site at the recently approved bus station which 
formed part of the Transport Hub development

c. provided details of the policies pertaining to the application as follows:-

 National Planning Policy Framework 
 Policy LP25: The Historic Environment
 Policy LP26: Design and Amenity 
 Policy LP29: Protecting Lincoln’s Setting and Character

d. confirmed that there were no responses made to the consultation exercise

e. reported on the following issues to be considered by members in relation 
to the planning application:

 Visual Impact 
 Neighbour Amenity
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f. concluded that the proposed bin store and the mechanical plant did not 
cause harm to either visual or neighbour amenity.

Members discussed the content of the report in further detail.

RESOLVED that the application be granted subject to the following conditions:

 Carried out within 3 years
 Carried out in accordance with the submitted plans.

75. Application for Development: 64 Broadway, Lincoln. 

(Councillor Strengiel requested it be recorded that he knew the applicant for the 
planning application, but not as a close acquaintance, he had not pre-determined 
his views in any way or given an opinion on the matter to be discussed.) 

The Planning Team Leader:

a. described the application premises as a two storey, detached, 3 bedroom 
residential property located on the north side of Broadway

b. advised that permission was sought for a first floor extension which would 
provide two bedrooms, enable the conversion of an existing bedroom to an 
ensuite, as well as the conversion of the garage for living accommodation

c. highlighted that this planning application was being considered by 
members, the applicant being an employee of the City of Lincoln Council

d. provided details of the policies pertaining to the application as follows:-

 National Planning Policy Framework 
 Policy LP26: Design and Amenity

 
e. confirmed that there were no responses made to the consultation exercise

f. reported on the following issues to be considered by members in relation 
to the planning application:

 Policy Context
 Impact on Residential Amenity
 Design and Visual Amenity

g. concluded that 

 Policy LP26 of the Central Lincolnshire Local Plan required 
applications for extensions to existing buildings to take into account 
design principles and amenity considerations. 

 It was considered that the proposal was in accordance with the 
policy because the extension used appropriate materials and was of 
a scale and mass in keeping with the property. 

 Similarly the amenities of occupants of neighbouring buildings 
would not be unduly harmed by or as a result of development.

Members discussed the content of the report in further detail.
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RESOLVED that the application be granted subject to the following conditions:

 Development to commence within 3 years.
 Development to accord with the plans.
 Samples of materials to be submitted. 
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PLANNING COMMITTEE

          
 31 JANUARY 2018 

SUBJECT: WORK TO TREES IN CITY COUNCIL OWNERSHIP

DIRECTORATE: COMMUNITIES AND ENVIRONMENT

LEAD OFFICER STEVE BIRD – ASSISTANT DIRECTOR (COMMUNITIES & 
STREET SCENE)

1. Purpose of Report

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

1.2 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 the accepted 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.

3. Tree Assessment

3.1 All tree 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 appropriate location within the vicinity. 
Tree planting is normally scheduled for the winter months following the removal.
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4. Resource Implications

4.1 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. 

4.2 ii) Staffing   N/A
 

4.3 iii) Property/Land/ Accommodation Implications      N/A

4.4 iv) Procurement
     
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, ensuring that staff are all suitably trained, 
qualified, and experienced. The contract for this work was let in April 2006.

5. Policy Implications

5.1 (i) Strategic Priority                       N/A

5.2 (ii) S.17 Crime and Disorder         N/A

5.3 (iii) Equality and Diversity             N/A

5.4 (iv) Environmental Sustainability  
 
The Council acknowledges the importance of trees and tree planting to the 
environment and its biodiversity objectives. Replacement trees are routinely 
scheduled wherever a tree has to be removed, in-line with Council policy. 

5.5 (v) Community Engagement/Communication   N/A

6. Consultation and Communication    
 

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

6.2 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.

7. Legal Implications

7.1 (i) Legal

The City Council has a legal obligation to ensure that trees in Council                
ownership are maintained in a safe condition. Trees may be protected by the law 
in certain instances. Situations where this applies are normally in relation to 
planning legislation covering Conservation Areas, and Tree Preservation Orders. 
Where there is legal protection for a tree or trees, this is identified clearly in the 
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appendices.

7.2 (ii) Contractual    

See 4.4 above.

8. Assessment of Options

8.1 (i) Key Issues     

The work identified on the attached schedule represents the Arboricultural 
Officers 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. 

8.2 (ii)  Risk Assessment 

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 Council open to allegations that it has 
not acted responsibly in the discharge of its legal responsibilities.

9. Recommendation

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

Access to Information:
Does the report contain 
exempt information, which 
would prejudice the public 
interest requirement if it 
was publicised?

No

Key Decision No

Key Decision Reference 
No.

                                           N/A

Do the Exempt 
Information Categories 
Apply

No

Call In and Urgency: I s 
the decision one to which 
Rule 15 of the Scrutiny 
Procedure Rules apply?

No

List of Background 
Papers:

                                Section file        Te 623

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 2 / SCHEDULE DATE: 31/01/18

Item 
No

Status 
e.g. 
CAC

Specific 
Location 

Tree Species 
and description 
/ reasons for 
work / Ward.

Recommendation

1 N/A Communal area 
adjacent to 64 
Stamp End.

Abbey Ward
1 Semi-mature Maple 
and several self-set 
Maple saplings.
Fell to prevent 
damage to property.

Approve and replant with a 
Field Maple in a suitable 

location.

2 N/A Halton Close 
communal car 
parking area.

Birchwood Ward
1 Cherry and 3 
Sorbus.
Fell to facilitate the 
reconfiguration of car 
park and increase 
parking spaces.

Approve and replant with a 
1 Cherry and 3 Rowans in 

a suitable location.

3 TPO

 N/A

 

Skellingthorpe Moor 
Plantation adjacent 
to the A46.

Hospital Plantation, 
situated between the 
A46 bypass and 
Birchwood Nature 
Park.

Birchwood Ward
To implement the 
agreed woodland 
management plan and 
associated thinning 
programme by the 
selective removal of 
some rhododendrons, 
birch, pine and oak.

To encourage 
biodiversity, improve 
retained stock, 
increase aesthetic 
value, public access 
and decrease 
liabilities. 

Approve.

4 N/A West Common, 
Carholme Golf 
Course.

Carholme Ward
2 multiple stemmed 
willows, 1 suppressed 
oak and 1 suppressed 
birch adjacent to 6th 
tee.

Approve and replant with 1 
Birch, 1 Oak and 3 Field 

Maples in a suitable 
location.
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Fell to allow increased 
access for drainage 
channel maintenance.

2 poplars adjacent to 
13th fairway. 
Fell to reduce root 
related damage to 
adjacent green and 
increase fairway width.

5 N/A Rear garden of 17 
Blankney Crescent

Minster Ward
1 Birch and 1 small 
self-set Sycamore
Fell, to prevent 
damage to property.

Approve and replant with a 
Silver Birch and a Maple in 

a suitable location.
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Application Number: 2017/1207/FUL
Site Address: 74A Winn Street, Lincoln, Lincolnshire
Target Date: 2nd January 2018
Agent Name: LK2 Architects Ltd
Applicant Name: Ms Alison Mitchell
Proposal: Demolition of existing bungalow and erection of a three storey 

building to accommodate 7 flats.

Background - Site Location and Description

The application site is located on Winn Street, to the south of Monks Road and borders the 
Monks Abbey recreation ground to the west. To the east are the rear elevations of terraced 
houses on Spa Street and to the north is a more modern development of three houses, 
nos. 74B, C and D Winn Street, which face west towards the recreation ground and have a 
vehicular access from Winn Street along the eastern boundary of the application site.

The application site is currently occupied by a single bungalow, no. 74A Winn Street, 
which is vacant with windows boarded up and is in a state of disrepair. The scale and 
design of this contrasts with the two storey terraced housing, which characterises this part 
of the City. The general topography of the area is a slope from north to south, the fall in 
level being approximately 2m; this fall in level occurs to a similar extent on Spa Street.

The application is for the demolition of the bungalow and in its place erect a two/three 
storey building accommodating a total of seven apartments. An application (2006/0437/F) 
for a similar development was refused and later dismissed at appeal by the Planning 
Inspectorate. A resubmission (2007/0676/F) attempted to address the reasons for refusal 
and was granted by Planning Committee, with a subsequent renewal application 
(2010/0980/RN) also being granted. These applications have both since expired and the 
development being proposed under this latest application is essentially identical to the 
2007 approval and 2010 renewal, with a slight revision to the internal layout, which will be 
detailed later within the report. 

The two/three storey building, with the third storey being contained within the roofspace, is 
traditionally proportioned, stepping down the slope in common with the existing 
development in the area. Some contemporary elements of design are introduced to door 
and window openings. The development would be constructed with red brick and slate and 
a new brick and railing boundary wall would be constructed on the south and west 
boundaries of the site.

The application is being presented to Members of the Planning Committee as four 
objections have been received, one of which being a petition with 33 signatures. 
Comments and photographs have also been received from Cllr. Fay Smith in respect of 
parking and bin storage.
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Site History

Reference: Description Status Decision Date: 
2010/0980/RN Erection of a three 

storey building to 
accommodate 7 flats. 
(RENEWAL OF 
PREVIOUS 
APPLICATION 
2007/0676/F).

Granted 
Conditionally

14th February 
2011 

2007/0676/F Erection of a three 
storey building to 
accommodate 7 flats. 
(RESUBMISSION).

Granted 
Conditionally

10th January 2008 

2006/0437/F Erection of a three 
storey building to 
accommodate 7 flats.

Refused 9th March 2007 

Case Officer Site Visit

Undertaken on 8th January 2018.

Policies Referred to

 Policy LP1: A Presumption in Favour of Sustainable Development
 Policy LP2: The Spatial Strategy and Settlement Hierarchy
 Policy LP13: Accessibility and Transport
 Policy LP25: The Historic Environment
 Policy LP26: Design and Amenity
 National Planning Policy Framework

Issues

 Principle of Use
 Visual Amenity
 Residential Amenity
 Parking
 Archaeology
 Drainage
 Bin Storage

Consultations

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

Consultee Comment 

Monks Road Neighbourhood 
Initiative

Comments Received

Highways & Planning Comments Received

Environmental Health Comments Received

Shane Harrison Comments Received

Lee George No Response Received

Lincolnshire Police Comments Received

Dave Charysz No Response Received

Public Consultation Responses

Name Address 
Maria Davalos-Scoins 74B Winn Street Lincoln Lincolnshire LN2 5NH 
Matthew Jones 74D Winn Street

Lincoln
LN2 5NH 

Councillor Fay Smith             
Su Hui 74C Winn Street

Lincoln
Lincolnshire
LN2 5NH

Consideration

Principle of Use

Central Lincolnshire Local Plan (CLLP) Policy LP2 advises that the Lincoln Urban Area will 
be the principal focus for development in Central Lincolnshire, including housing. Officers 
are therefore satisfied that, in accordance with the previous approval and renewal, the 
principle of the residential use in this location is acceptable.

Supporting the application would also be in accordance with CLLP Policy LP1 which states 
that there should be a presumption in favour of sustainable development and planning 
applications that accord with the policies in the Local Plan will be approved without delay. 
This presumption in favour of sustainable development reflects the key aim of the National 
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Planning Policy Framework (NPPF). 

Visual Amenity

The previous 2007 approval identified that the existing bungalow on the site, built in the 
immediate post war period contrasts with the two storey Victorian terraced housing in the 
area. It has no particular merit and once demolished would provide a site area of 
approximately 320m2; an equivalent area on Spa Street accommodates between four and 
five dwellings.

The design of the new buildings takes its scale and proportions from the Victorian terraces 
in the vicinity, the height of the building, the pitch of the roof and the proportions of the 
openings are all sympathetic to the context. The site developed to the north, 74B, 74C and 
74D Winn Street has been built with an asymmetric roof and stands out as a discordant 
feature in the local area. The design of the building which is the subject of the application, 
sits, in contrast, much more comfortably with its neighbours and complements the visual 
amenity of the area.

The site is viewed from across the recreation ground to the west and the manner in which 
it steps down the slope and also the manner in which it provides a sympathetic visual and 
physical enclosure to the recreation ground results in a development, which will visually 
enhance the local area.

Objections from local residents have raised concerns regarding the scale, layout and 
density of the development. However, officers would concur with the consideration of the 
previous application and note that there has been no changes either on site or within the 
wider area that would alter this position. It is therefore considered that the proposal would 
relate well to the surrounding properties in terms of its height, scale and mass, and would 
sympathetically complement the local architectural style, in accordance with Policy LP26. 
The proposal would also meet the requirements of paragraph 131 of the NPPF, which 
requires that developments should make a positive contribution to local character and 
distinctiveness. 

Residential Amenity

Objections have been received from local residents raising concerns regarding 
overlooking, loss of privacy, overshadowing and the resulting noise and disturbance. 

The previous 2007 approval identified that the development of the site for a two/three 
storey building is clearly going to represent a quite different physical environment for 
adjacent residents when compared with the bungalow which currently occupies the site. 
There are residents to the north of the site, located uphill, with the closest being the side 
gable of no. 74B Winn Street. The new building has only a gable as its north elevation 
within which are two small windows; one at the ground floor serving a bathroom and a 
secondary window to a bedroom to the second floor (this arrangement is a slight revision 
from the previous approval where there was a living room in this position on the second 
floor). This bedroom window can be conditioned to be obscure glazed to ensure that there 
is no overlooking towards the properties to the north. Equally, the building is sufficiently 
separated from the existing houses to the north, a distance of 12 metres, to ensure that 
there is no effect on them in terms of overshadowing or an overbearing effect.
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To the east are the houses on Spa Street, which back onto the application site. There is a 
distance of over 18 metres between the main rear elevation of the proposal and the main 
rear elevation of the houses on Spa Street with the rear yards/gardens of the houses and 
then the access to the development and 74B, C and D Winn Street between the buildings. 
The houses on Spa Street have windows in their rear, west facing elevations which look 
over the application site and the introduction of a two/three storey building in place of the 
bungalow will clearly change that outlook. The application includes an elevation to the 
south which shows the relationship and relative heights between the proposed 
development and these neighbouring dwellings. The new building at its northern, uphill 
end will have a slightly lower eaves height than the opposite property, and would also sit 
slightly further away than the existing bungalow. The development follows the slope of the 
hill towards the south, and therefore at this end of the site the eaves of the development 
again sit slightly lower than the existing eaves height of the opposite property. Overall 
therefore, whilst it will change the outlook from the west facing windows of the houses on 
Spa Street it is not considered that this change is, in itself harmful. Furthermore it is also 
not considered that the proposal will appear overbearing or result in an unacceptable 
degree of overshadowing. 

The windows at ground floor facing towards these properties serve either bedrooms or 
entrances/stairwells and any overlooking from these would be mitigated by the existing 
brick boundary treatment to the neighbouring gardens. At first floor there are only high 
level windows with only one window to the second floor, serving the stairwell, which can be 
conditioned to be obscure glazed.

Officers are therefore satisfied that the proposal would not result in an unacceptable 
degree of overlooking, loss of light or the creation of an overbearing structure. It is 
therefore considered that the amenities which neighbouring occupants may reasonably 
expect to enjoy would not be unduly harmed by or as a result of the development. The 
proposal would therefore be in accordance with the requirements of CLLP Policy LP26. 

In terms of the amenities of future occupants the City Council’s Pollution Control (PC) 
Officer has advised that the development would be located within a few metres of a railway 
line, which could have significant impact on the proposed development due to noise and 
vibration. It is therefore recommended that the applicant be required to undertake an 
appropriate assessment to establish what the existing noise and vibration levels are at the 
site and to identify what, if any, mitigation measures are needed to ensure future residents 
are not subject to unreasonable noise and vibration levels. The PC officer is satisfied that 
this matter can be conditioned.

Parking

The site has good access to the town centre, local facilities and also public transport. It is 
therefore in a location where travel can be minimised and the use of sustainable transport 
modes maximised, in accordance with CLLP Policy LP13.

The development does not provide any off street parking, which is characteristic with the 
surrounding terraced properties where residents park on the street. Cllr. Smith and local 
residents have raised concerns regarding the increase in parking on the currently busy 
streets, obstruction of access and highway safety. Cllr. Smith has also submitted 
photographs to show the congested parking on the streets. In response to these concerns 
the applicant has submitted photographs that were taken on several days in the months up 
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to and including September of last year, where it can be seen that there are spaces on the 
street for additional cars.

Notwithstanding these or the concerns raised the Lincolnshire County Council as Highway 
Authority has assessed the application and concluded that the proposed development is 
acceptable. The Authority therefore do not wish to restrict the grant of planning permission.  

Archaeology

The site is adjacent to the Monks Abbey Scheduled Ancient Monument and as such may 
contain archaeology. Paragraph 128 of the NPPF requires that “where a site on which 
development is proposed includes or has the potential to include heritage assets with 
archaeological interest, local planning authorities should require developers to submit an 
appropriate desk-based assessment and, where necessary, a field evaluation’. An 
assessment has accordingly been requested and once received will be considered by the 
City Council’s Archaeologist. This assessment will inform what further investigations are 
be required, which can be appropriately conditioned, in accordance with the requirements 
of CLLP Policy LP25.  

Drainage

The Monks Road Neighbourhood Initiative have raised no objection to the application but 
have requested that drainage be considered as they have identified an existing drainage 
problem. Objectors have also raised the issue of drainage and water supplies which run 
through and around the site. 

Considering that the Lincolnshire County Council as Lead Local Flood Authority has raised 
no objection, and in accordance with the previous approval, officers are satisfied that the 
development can connect to the appropriate public networks. In addition any water 
supplies or private sewers which run through the site are the responsibility of the 
developer to deal with in conjunction with the relevant neighbours. 

Bin Storage

Objectors and Cllr. Smith have raised concern regarding the bin storage arrangements for 
the site.

The City Council’s Community Contract Officer has also advised that the site would be 
better suited to communal bins within a bin storage area. Officers have passed these 
comments and concerns onto the applicant and requested that the bin storage is re-
considered. At the time of writing this committee report officers were still awaiting this 
additional information and this matter will therefore be reported on the update sheet. 

Lincoln Townscape Assessment

The boundaries of the Monks Abbey Character Area are formed by Monks Road to the 
north and Winn Street to the south. To the west the boundary is the most northerly section 
of Tempest Street and the rear of 1-17 Tempest Street. To the east the boundary is the 
western boundary of 253 Monks Road and the rear of the properties which face the Abbey 
ruins as far as 74a Winn Street. The area includes Tempest Street, the north side of Winn 
Street and the south side of Monks Road.
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Monks Abbey Character Area forms a significant green space within the Monks Road 
neighbourhood with a variety of recreational uses. The historic ruins of Monks Abbey are a 
key characteristic of the area and are centrally placed and visible from all around, including 
from Monks Road and the railway to the south. 

The recreation ground is attractive and well used. Recreational facilities for both private 
and public use are provided including a bowling club, children’s play area and ball court. 

The residential houses which face on to the recreation ground form part of the overall 
character. On the eastern side there are a group of semi-detached and detached houses 
of one to two storeys built in the Modern Period. On the western side are Edwardian two 
storey houses along Tempest Street which have higher levels of decoration than other 
terraces running south off Monks Road. The terraced houses on Monks Road also face 
the park and help provide a good sense of enclosure to the north.

The residential buildings to the east consist of one detached and two semi-detached 
bungalows and a two-storey apartment block, all of brown and red brick with pitched, 
pantile roofs. The bungalows are separated from the street by high walls and fencing while 
the apartments have no setback from the street. Pedestrian pathways give access across 
the site. There is little unity in terms of the buildings to the east; they represent different 
phases of development, uses and styles of architecture.

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

Yes, bin storage area revised and additional information submitted relating to parking and 
archaeology.

Financial Implications

None.

Legal Implications

None.

Equality Implications

None.

Conclusion

The principle of the re-development of the site is acceptable and the proposal can be 
successfully accommodated here, relating well to the surroundings, particularly in relation 
to siting, height, scale, massing and design. The proposal would not cause undue harm to 
the amenities which occupiers of neighbouring properties may reasonably expect to enjoy. 
Matters relating to parking, archaeology, drainage and potential noise for future occupants 
have been appropriately considered and can be dealt with by condition where necessary. 
The proposal would therefore be in accordance with the requirements of Central 
Lincolnshire Local Plan Policies LP1, LP2, LP13, LP25 and LP26, as well as guidance 
within the National Planning Policy Framework.
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Application Determined within Target Date

Yes.

Recommendation

1. That the petition submitted be received by members of Planning Committee.

2. That the application is Granted Conditionally subject to the following conditions:

 Time limit of the permission;
 Development in accordance with approved plans;
 Samples of materials;
 Contamination;
 Archaeology;
 Landscaping;
 Refuse storage areas made available prior to occupation;
 Construction of the development (delivery times and working hours); and
 Obscure glazing to bedroom and landing windows
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74A Winn Street- Plans and Photos

Site location plan
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Site layout

First floor plan
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Second floor/roofspace plan
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Front, west elevation to Monks Abbey Recreation Ground

Side, south elevation to Winn Street
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Rear, east elevation

Side, north elevation

View from Winn Street
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Rear of properties on Spa Street 
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Rear of site and access towards 74B, C and D Winn Street  
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74A Winn Street- consultation responses
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LINCOLNSHIRE POLICE

Your Ref: App. 2017/1207/FUL                                                               24th April 2017

 

Our Ref: PG//

Development & Environmental Services
City Hall, Beaumont Fee
Lincoln, LN1 1DF

Re:  74A Winn Street, Lincoln, Lincolnshire, LN2 5NH (7 Apartments)

Thank you for your correspondence and opportunity to comment on the proposed 
development. 

Lincolnshire Police has no formal objections to the planning application in principle but would 
recommend that the attached recommendations are implemented.

External Doors and Windows

Building Regulations (October 1st 2015) provides that for the first time all new homes will 
be included within Approved Document Q: Security – Dwellings (ADQ).

Approved document Q applies to all new dwellings including those resulting from change of 
use, such as commercial premises, warehouse and barns undergoing conversions into 
dwellings. It also applies within Conservation Areas.

This will include doors at the entrance to dwellings, including all doors to flats or apartments, 
communal doors to multi-occupancy developments and garage doors where there is a direct 
access to the premises. Where bespoke timber doors are proposed, there is a technical 
specification in Appendix B of the document that must be met.

Windows: in respect of ground floor, basement and other easily accessible locations.

The secured by design requirement for all dwelling external doors is PAS 24.2016 (doors of 
an enhanced Security) or WCL 1 (WCL 1 is the reference number for PAS 23/24 and is 
published by Warrington Certification Laboratories). 
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All ground floor windows and doors and those that are easily accessible from the ground 
must conform to improved security standard PAS24:2016. Window retainers should be 
provided on all windows that are accessible.

Access Control should be installed to ensure the security and safety of residents. An air lock 
style (double access point) communal entrance (help prevent unauthorised follow through 
access) that allows an access control system, with an electronic door release, and visitor 
door entry system that provides colour images, and clear audio communications linked to 
each individual unit. This can be built internally to the main communal entrance.

Under no circumstances should a trade person release button or similar uncontrolled access 
method be used.

Individual Flat or Unit Doors.

Flat entrance door-sets should meet the same physical requirements as the ‘main front door’ 
i.e. PAS24:2016. The locking hardware should be operable from both sides of an unlocked 
door without the use of the key (utilising a roller latch or latch operable from both sides of the 
door-set by a handle). If the door-set is certified to either PAS24:2016 or STS 201 Issue 
4:2012 then it must be classified as DKT.

Communal Areas & Mail Delivery

Where communal mail delivery facilities are proposed and are to be encouraged with other 
security and safety measures to reduce the need for access to the premises communal letter 
boxes should comply to the following criteria. 

 Located at the main entrance within an internal area or lobby (vestibule) covered by 
CCTV or located within an ‘airlock style’ entrance hall.

 Be of a robust construction (Federation Technical Specification 009 (TS009)
 Have anti-fishing properties where advised and appropriate.
 Installed to the manufacturers specifications.
 Through wall mail delivery can be a suitable and secure method. 

Lighting

Lighting should be designed to cover the external doors and be controlled by photoelectric 
cell (dusk to dawn) with a manual override.  The use of low consumption lamps with an 
efficacy of greater than 40 lumens per circuit watt is required; it is recommended that they be 
positioned to prevent possible attack. 

Bin Storage

Internal communal bin and bicycle stores within blocks of flats must have no windows and be 
fitted with a secure door set that meets the same physical specification as ‘front door’ and 
specifically Section 2, paragraphs 21.1 to 21.6 and 21.8 to 21.13.
This will ensure that such stores are only accessible to residents. The locking system must 
be operable from the inner face by use of a thumb turn to ensure that residents are not 
accidentally locked in by another person. A bicycle store must also be provided with stands 
with secure anchor points or secure cycle stands.

External bins stores and home composting containers (supplied to meet ‘Code for 
Sustainable Homes’ ‘Was 3’) should be sited in such a way that they cannot be used as a 
climbing aid to commit crime.
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Utilities

In order to reduce the opportunities for theft by ‘bogus officials’ the utility meters should, 
where possible, be located to the outside of the dwelling at a point where they can be 
overlooked. This will negate the need for an official to enter the building in order to read a 
meter, which will in turn reduce the opportunity for distraction burglary. Where possible utility 
meters in multi occupancy developments should be located on the ground floor between 
access controlled
doors (air lock system) so that access can be restricted to the meters 

Note 33.1: Where a utility provider refuses to provide external meters, and there is an 
obvious (historic) risk of distraction burglary within the location, the developer should 
consider an alternative supplier.

Please do not hesitate to contact me should you need further information or clarification.
Please refer to New Homes 2016 which can be located on www.securedbydesign.com 
Crime prevention advice is given free without the intention of creating a contract.  Neither the 
Home Office nor the Police Service takes any legal responsibility for the advice given.  
However, if the advice is implemented it will reduce the opportunity for crimes to be committed.

Yours sincerely,

John Manuel MA BA (Hons) PGCE Dip Bus.
Force Crime Prevention Design Advisor
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Application Number: 2017/1220/RG3
Site Address: The Lawn, Union Road, Lincoln
Target Date: 27th January 2018
Agent Name: None
Applicant Name: Mr Simon Lawson
Proposal: Installation of sculpture, comprising 5.5m high carved oak pole 

with quarry stone base

Background - Site Location and Description

The application is for the installation of a sculpture at the Lawn, Union Road. The proposal 
will be sited within the grassed area to the rear of the buildings, to the south of the car 
park. The site is located within the Carline Road No. 8 Conservation Area. The Lawn 
building is grade II* listed.

The sculpture comprises a 5.5m high carved oak pole supported by a 1.5m circular stone 
base, measuring 5.85m high in total. It was commissioned as part of the Charter of the 
Forest celebration, by the Woodland Trust and other organisations, marking the Charter 
for Trees, Woods and People. Lincoln has been nominated to receive the Champion Pole 
(the sculpture) which is currently being displayed within the grounds of Lincoln Castle and 
is intended to be moved to its permanent location at The Lawn in March or April this year.

The application is being presented to Members of the Planning Committee as the City 
Council is the applicant. 

Site History

No relevant site history.

Case Officer Site Visit

Undertaken on 16th January 2018.

Policies Referred to

 Policy LP7: A Sustainable Visitor Economy
 Policy LP25: The Historic Environment
 Policy LP26: Design and Amenity
 National Planning Policy Framework

Issues

 Visual Amenity 
 Character of the Conservation Area

Consultations

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

Consultee Comment 

Highways & Planning Comments Received

Environmental Health Comments Received

West End Residents 
Association

No Response Received

Principal Conservation Officer No Response Received

Public Consultation Responses

No responses received.

Consideration

Visual Amenity and the Character of the Conservation Area

The principle of siting a sculpture in this location is considered to be acceptable, 
particularly as it would support the promotion of an event benefiting the visitor economy, in 
accordance with Central Lincolnshire Local Plan (CLLP) Policy LP7.

Officers have no objection to the scale, design or materials of the sculpture and it is 
considered that its location within the green space, an area bounded by trees, would be 
appropriate. It is therefore considered that the proposal would relate well to the site and 
surroundings and respect the existing landscape, as required by CLLP Policy LP26.  

The Council’s Principal Conservation Officer has advised that there is no objection to the 
proposal in terms of the effect on the adjacent Grade II* listed building and it is considered 
that the character and appearance of the conservation area would be preserved, in 
accordance with CLLP Policy LP25.

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

No.

Financial Implications

None.

Legal Implications

None.
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Equality Implications

None.

Conclusion

The sculpture would support the promotion of an event, benefiting the visitor economy, 
and would be in an appropriate location, relating well to the site and surroundings. The 
proposal would also preserve the character of the Carline Road Conservation Area, in 
accordance with the requirements of Central Lincolnshire Local Plan Policies LP7, LP25 
and LP26 and guidance within the National Planning Policy Framework.

Application Determined within Target Date

Yes.

Recommendation

That the application is Granted Conditionally subject to the following conditions:

 Time limit of the permission; and
 Development in accordance with approved plans.
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The Lawn- Plans, Photos and Consultation Responses
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