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

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

APPLICATIONS ON THE AGENDA OF THE PLANNING COMMITTEE 
 
The Background Papers for the Planning, Listed Building, Conservation Area and 
Advertisement Applications are: 
 

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

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

 
2. Any previous Planning Applications referred to in the Reports on the Agenda for the 

particular application or in the Planning Application specified above. 
 

3. Central Lincolnshire Local Plan – Adopted April 2017 
 

4. National Planning Policy Framework - March 2012 
 

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

 
APPLICATIONS WITH ADDITIONAL BACKGROUND PAPERS (See 5 above.) 
 
Application No.: Additional Background Papers 

 

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


 

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

 
 
Criteria: 
 

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

 

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

 

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

 

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

 

 Significant proposals outside the urban area. 
 

 Proposals which relate to new or novel forms of development. 
 

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

 

 Development which could create significant hazards or pollution. 
 
 
So that the targets for determining planning applications are not adversely affected by the 
carrying out of site visits by the Committee, the request for a site visit needs to be made as 
early as possible and site visits should be restricted to those matters where it appears 
essential.   
 
A proforma is available for all Members.  This will need to be completed to request a site visit 
and will require details of the application reference and the reason for the request for the site 
visit.  It is intended that Members would use the proforma well in advance of the consideration 
of a planning application at Committee.  It should also be used to request further or additional 
information to be presented to Committee to assist in considering the application.   
  



Planning Committee 20 April 2022 

 
Present: Councillor Naomi Tweddle (in the Chair),  

Councillor Bob Bushell, Councillor Biff Bean, Councillor 
Chris Burke, Councillor Liz Bushell, Councillor 
Gary Hewson, Councillor Rebecca Longbottom, 
Councillor Bill Mara, Councillor Mark Storer and 
Councillor Calum Watt 
 

Apologies for Absence: Councillor Edmund Strengiel 
 

 
92.  Confirmation of Minutes- 23 March 2022  

 
RESOLVED that the minutes of the meeting held on 23 March 2022 be confirmed 
and signed by the Chair as a true record. 
 

93.  Declarations of Interest  
 

No declarations of interest were received. 
 

94.  Member Statements  
 

In the interests of transparency: 
 

 Councillor Bob Bushell wished it to be recorded in relation to Item No 4 (f) 
of the agenda, Hartsholme Country Park, Lincoln, that Hartsholme Country 
Park came within his role as Portfolio Holder for Remarkable Place, 
however, he had not received any updates on the proposed works and had 
no personal interest in the matter. 
 

 Councillor Bob Bushell wished it to be recorded that he had requested that 
Item No 4(d) of the agenda, Telecommunication Station 63673, Firth Road, 
Lincoln be brought to Planning Committee in the interests of transparency 
and consistency. 

 

 Councillor Bean wished it to be recorded that he was a member of 
Hartsholme Park Advisory Group. 

 
95.  Work to Trees in City Council Ownership  

 
Dave Walker, Arboricultural Officer: 
 

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

b. highlighted that the list did not represent all the work undertaken to Council 
trees, it represented all the instances where a tree was either identified for 
removal, or where a tree enjoyed some element of protection under 
planning legislation, and thus formal consent was required 
 

c. explained that ward councillors had been notified of the proposed works. 
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RESOLVED that the tree works set out in the schedules appended to the report 
be approved. 
 

96.  Change to Order of Business  
 

RESOLVED that the order of business be amended to allow the application for 
development at 471-480 High Street Lincoln to be considered as the next agenda 
item. 
 

97.  Applications for Development  
98.  471 - 480 High Street, Lincoln  

 
(Councillor Mara arrived late to the meeting during the discussion of this item. He 
sat in the public gallery and took no part in the deliberations or vote on the matter 
to be determined.) 
 
The Planning Team Leader: 
 

a) advised that an inspection at the application site had taken place earlier 
that afternoon by Planning Committee members  
 

b) described the application site, located at the south end of the High Street 
on the eastern side, currently vacant although previously a Peugeot 
Garage and was occupied by a former showroom building fronting High 
Street with garage/workshop buildings to the rear; all to be demolished as 
part of the planning proposal 
 

c) described the surrounding area to the application site adjacent to the 
South Park/St Catherines roundabout, with; 

 

 Sincil Dyke to the south with residential properties located on the 
other side of the bank fronting South Park. 

 Former United Reform Church to the north, the subject of a 
separate planning application. 

 Another garage to the north of the Church which did not form part of 
the planning application. 

 Vacant land to the east forming a separate application for re-
development. 

 Residential properties to the north of the site which lined Spencer 
Street. 

 
d) highlighted that the site was situated within St Catherines Conservation 

Area No 4 
 

e) advised that whilst the site was vacant in terms of its land use, Bentley’s 
on behalf of the Environment Agency had been undertaking works for 
several months in relation to the bank on the south boundary of the site, 
including removal of the trees along the boundary with the bank as part of 
a scheme of measures to improve flood defences in the area 
 

f) added that these works did not require planning permission and were not 
connected to the development proposed under this application; despite the 
proximity to the Sincil Dyke the majority of the site was within Flood Zone 1 
with a small area on the south-western corner of the site located within 
Flood Zone 2 
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g) advised that planning permission was sought for a residential care home 

comprising 73 en-suite rooms set within a purpose built facility over three 
floors, to include office space, kitchens, laundry facilities with shared 
kitchen and lounge facilities 

 
h) reported that access to the development would be via Cross Spencer 

Street and the existing access from High Street would be stopped up, 
pedestrian access would be via the rear of the building into a reception 
space within the centre of the building and 23 car parking spaces would be 
provided on-site for staff and visitors’ use 
 

i) referred to pre-application discussions with the applicant and their architect 
having taken place and further discussions which had continued 
throughout the application process resulting in revisions submitted to 
address officer concerns regarding overlooking, design and access 
 

j) reported that the scheme submitted by Torsion Care had also submitted a 
separate application for retirement flats on land to the rear of this site 
including the former United Reform Church to the north (2021/0598/FUL); 
officers were still in discussions with the applicant on the retirement flat 
application 
 

k) 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 LP9: Health and Wellbeing 

 Policy LP10: Meeting Accommodation Needs 

 Policy LP12: Infrastructure to Support Growth 

 Policy LP13: Accessibility and Transport 

 Policy LP14: Managing Water Resources and Flood Risk 

 Policy LP16: Development of Land Affected by Contamination 

 Policy LP21: Biodiversity and Geodiversity 

 Policy LP25: The Historic Environment 

 Policy LP26:  Design and Amenity 

 Policy LP27: Main Town Centre Uses-Frontages and 
Advertisements 

 Policy LP29: Protecting Lincoln’s Setting and Character 

 Policy LP33: Lincoln’s City Centre Primary Shopping Area and 
Central Mixed Use 

 National Planning Policy Framework 
 

l) advised Planning Committee of the main issues to be considered as part 
of the application to assess the proposal with regards to:  
 

 Principle and Policy Background 

 Developer Contributions 

 Assessment of Impact to the Character and Appearance of the 
Conservation Area 

 Impact on Residential Amenity 

 Highways and Drainage 

 Archaeology 

 Contamination  
7



 Other Issues 
 

m) outlined the responses made to the consultation exercise  
 

n) referred to the Update Sheet which included a response received  from the 
Environment Agency in respect of the proposed development and a Swept 
Path Analysis relating to access to the site  
 

o) concluded that:  
 

 The development would relate well to the site and surroundings, 
particularly in relation to siting, height, scale, massing and design. 

 The proposals would bring a vacant site back into use and would 
ensure the character and appearance of the Conservation Area was 
preserved.  

 Technical matters relating to noise, highways, contamination, 
archaeology and drainage were to the satisfaction of the relevant 
consultees and could be dealt with as necessary by condition. 

 The proposals would therefore be in accordance with the 
requirements of CLLP Policies and the NPPF. 

 
Councillor Helena Mair addressed Planning Committee as Ward Advocate 
representing local residents. She covered the following main points: 
 

 She thanked Members of Planning Committee for allowing her the 
opportunity to speak. 

 She spoke as advocate for Park Ward. 

 She was not opposed to the planning application, however she outlined 
three main concerns. 

 The proposed access from Spencer Street/Cross Spencer Street would 
have an adverse effect on local residents. The houses were built up to the 
roadside having no front gardens. There would be disturbance caused by 
cars, lorries and delivery vehicles. 

 There would be an effect on the residential amenity of back gardens along 
South Park. The Environment Agency had already removed trees to the 
bank on the south boundary of the site in the interests of flood prevention 
which reduced privacy for residents looking onto the site from the rear of 
their properties.  

 She requested that the height of the proposed development be reduced to 
two-storey along Sincil Dyke. 

 This planning application represented only half of the proposed 
development with the remaining proposals being considered as a separate 
planning application.  

 She requested that the matter be deferred until both applications could be 
considered together. 

 
Chris Burns, on behalf of Torsion Care, applicant, addressed Planning Committee 
in support of the application, making the following points: 
 

 On 21 February 2021 the company became aware of the prospective sale 
of the application site, which had been vacant for some time. 

 Once the site was acquired by the company the best use for the land was 
discussed. 
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 It was decided that care of people in the local area would be of great 
benefit. 

 There was an under supply of care in the community; a deficit of 529 bed 
spaces that following year. 

 The proposed use for the application site as a care home would reduce the 
impact on the NHS by £640,000 a day. 

 People preferred to be cared for in locations close to their family homes. 

 No further care homes had been built in the City since 1977. 

 The proposed scheme would bring an economic benefit of 100 full/part-
time jobs to the City. 

 Stem Architects had been used for the design process as they had local 
knowledge of the area. 

 The design of the building was modern, engaging, and in sympathy with 
local architecture. 

 He was sorry the Environment Agency had taken away trees, however, 
unfortunately his company had no influence over this. 

 All habitable spaces within the building which could potentially affect 
overlooking had been taken out. 

 There would be no requirement for cars to park on the street as the facility 
would have its own car park. 

 The build incorporated fuel-efficient and environmentally friendly 
considerations such as electric charging points. 

 Provision had been made for bird/bat boxes in terms of ecological 
considerations. 

 Simultaneous construction of both schemes including the additional 
planning application submitted for retirement flats currently under 
consideration would take place to minimise any disruption. 

 He hoped Members would offer their support to the planning application 
before them this evening. 

 
The Planning Team Leader advised that additional environmental support 
improvements including heat bumps could be imposed as a condition on grant of 
planning permission should members be so minded to do so. 
 
The Committee discussed the content of the report in further detail. 
 
The following comments emerged in support of the planning application: 
 

 The site visit conducted earlier today had addressed the individual 
member’s concerns regarding the proposed development, including: 
 

 The suggestion of a climate control detail condition. 
 The space between Sincil Drain and the properties on South Park. 
 Habitual rooms being minimised to avoid any potential overlook. 
 Spencer Street was wider in reality than at first envisaged and did 

not present any issues. 
 

 The Highway Authority had not raised any objections. 

 Landscaping works could be utilised to provide shelter to the properties on 
South Park. 

 The separate planning application would receive full scrutiny by Planning 
Committee. 

 Parking facilities had been accommodated and the care facility was also 
on the bus route. 
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 The design of the building was in keeping with the local area. 

 Land was a precious resource in the City in terms of sustainability and this 
type of facility was desperately needed. 

 This was a Brownfield site. 

 There were vehicles accessing the site previously in its former use as a 
car dealership. 

 The Highway Authority was satisfied that vehicles were able to access 
Spencer Street for refuse collection. 

 Spencer Street was wider than others in the area. 

 This was an acceptable use for the site. 

 South Park roundabout was a main entrance into the City Centre. An 
inviting building such as the one proposed would be suited here. 

 The site visit had helped focus on the details of the planning application. 

 The removal of the wall on Spencer Street would be useful. 

 It was pleasing to note that the developer and planning officers had 
worked together during the process of the application, it was strange to 
see that a symmetrical gable had been removed in the later application. 

 The site visit was useful in appreciating the scale/height/ distance between 
the proposed development and the buildings on South Park. 

 
The following concerns emerged in respect of the planning application: 
 

 It was true this type of development was needed and that the site needed 
to be brought into use, however, Spencer Street was unfortunately too 
narrow for the degree of traffic the scheme would bring. 

 The size of the build had not been reduced sufficiently to be a responsible 
use for the site. 

 The additional proposed development would involve an adverse impact on 
access to Spencer Street. 

 There was also an impact on overlooking to the properties on South Park, 
the proposed development was two-storey, however there were also 
windows in the roof. 

 It was not possible for trees to be replanted this side of the site due to 
access requirements for the Environment Agency. 

 The Environment Agency had used the front access onto High Street 
during their maintenance work to avoid disturbance to local residents. 

 We had only half an application before us this evening. 

 It was wished that the needs of local residents had been further 
accommodated by the developer. 

 Concerns were raised regarding potential traffic leaving Spencer Street 
wanting to turn right onto the High Street. 

 Landscaping and bat/bird box conditions needed to be ‘married’ together 
taking advice from Lincolnshire Wildlife Trust on encouraging wildlife in 
urban areas. 

 The treatment of the boundary at the garden area at the apex of the site at 
the patio close to the road was important, in order to shield noise and 
traffic fumes from residents. 

 Habitable accommodation had been removed from the second floor 
according to the developer, however, there were two rooms remaining 
which could potentially be converted to bedrooms should the property be 
transferred into future ownership. 

 Rooms would still be overlooked even though they were not bedrooms. 

 Better options existed rather than access via Spencer Street.  
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The Chair reminded members of Planning Committee that it was their remit to 
consider the planning application in front of them this evening. 
 
Members queried how the height of the development in metres? 
 
The Planning Team Leader offered the following points of clarification to 
members: 
 

 The height of the building was 8.9 metres, equating to the height of the 
coping on the United Reform Church against the eaves of the new 
development. A condition could be imposed on grant of planning 
permission to specify that the eaves could be no higher than the coping on 
the United Reform Church if Members were so minded. 

 There were two rooms on the second floor which could potentially be 
converted into bedrooms. Officers had spoken to the applicant to ensure 
this did not happen, a requirement which could be conditioned if Members 
were so minded. 

 The patio area at the apex to the site would incorporate a six-foot plus high 
hedge to give additional protection to residents. There was also an 
additional seating area towards the middle of the development. 

 In terms of health of residents and air quality, Environmental Health 
colleagues were satisfied with the noise assessment submitted by the 
applicant together with a condition to be imposed on the grant of planning 
permission requiring a noise mitigation scheme to be submitted. 

 
A motion was moved, seconded and voted upon that the planning application be 
deferred until the other application for the same site was considered.  
 
The motion was lost. 
 
The following additional proposed conditions to be imposed should planning 
permission be granted were individually moved, seconded, voted on, carried and:  
 
RESOLVED as follows: 
 
Additional Conditions 
 

 Communal rooms on the second floor, south-side of the development not 
to be converted to habitable accommodation. 

 Climate mitigation sustainability measures to be implemented to the 
satisfaction of the Local Planning Authority. 

 The final eaves height of the building be no higher than the parapet height 
of the United Reform Church. 

 
The Planning Team Leader confirmed that the existing proposed highway 
condition would include an increase to the radius of Spencer Street and removal 
of the wall there. 

 
RESOLVED that 
 
Authority be delegated to the Assistant Director of Planning to grant planning 
permission upon signing of the S106 for NHS contributions subject to the 
conditions set out below 
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Conditions: 
 

 Time limit of the permission 

 Development in accordance with approved plans 

 Bat/bird boxes 

 Layout as granted – in order to protect residential amenity 

 Lighting 

 Noise mitigation measures to be submitted 

 Hours 

 Contaminated land 

 Anglian Water details of foul drainage to be submitted 

 Materials including sample panel 

 Surface water drainage  

 Landscaping to be submitted 

 Boundary walls and fences to be submitted 

 Archaeological WSI and foundation design 

 Construction of the development (delivery times and working hours) 

 Waste collection times 

 Highway construction management plan 

 Existing dropped kerb to be reinstated to High Street 

 Lighting scheme to be submitted 

 A scheme for electric vehicle charging points to be submitted 

 Communal rooms on the second floor, south-side of the development not 
to be converted to habitable accommodation. 

 Climate mitigation sustainability measures to be implemented to the 
satisfaction of the Local Planning Authority. 

 The final eaves height of the building be no higher than the parapet height 
of the United Reform Church. 

 
99.  108 Newland Street West, Lincoln  

 
(Councillor Mara took his seat as a Member of Planning Committee for the 
remainder of the meeting.) 
 
The Assistant Director of Planning: 
 

a. described the application site, located on a corner plot, with Newland 
Street West to the north and Nelson Street to the west, within a built up 
residential area 
 

b. advised that planning permission was sought to change the use of the 
ground floor from a public house (Use Class Sui Generis) and existing 
upper floor flat to form two maisonettes (Use Class C3), which included 
demolition of the rear outbuildings to facilitate a two-storey extension and 
the erection of one new dwelling to create 3 residential units in total  
 

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

 Central Lincolnshire Local Plan 

 Policy LP15: Community Facilities 

 Policy LP26: Design and Visual Amenity 
 

d. advised Planning Committee of the main issues to be considered as part 
of the application to assess the proposal with regards to:  
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 Principle of Development 

 Asset of Community Value 

 Loss of the Public House 

 Residential Amenity 

 Visual Amenity  

 Energy 

 No Students S106 

 Contaminated Land 

 Air Quality 

 Highways 
 

e. outlined the responses made to the consultation exercise 
  

f. explained the background to considerations of Policy LP15 of the Central 
Lincolnshire Local Plan relating to the loss of an existing community facility 
which required the applicants to have demonstrated that the application 
met the tests of LP15 as follows: 
 

a. The facility is demonstrably no longer fit for purpose and the site is 
not viable to be redeveloped for a new community facility; or 

b. The service provided by the facility is met by alternative provision 
that exits within reasonable proximity; what is deemed as 
reasonable proximity will depend on the nature of the facility and its 
associated catchment area; or 

c. The proposal includes the provision of a new community facility of 
similar nature and of similar or greater size in a suitable on or offsite 
location 

 
g. reported that following the submission of the planning application, 108 

Newland Street West had been placed on the Asset of Community Value 
(ACV) Register (for the second time, after an appeal against a previous 
ACV was upheld), a process that gave communities a right to identify a 
building or other land to be of importance to their community’s social well-
being; should the asset come up for sale communities would be given a 
fair chance to bid to buy it on the open market  
 

h. reported that an appeal had been lodged against the current ACV but had 
not yet been heard 

 
i. described the process for an Asset of Community Value in further detail 

within the officer’s report  
 

j. referred to the Update Sheet which included additional responses received 
in respect of the proposed development  

 
k. concluded that: 

 

 It was considered that the proposed extension and proposed new 
build would be an appropriate addition to the street scene and 
would have no adverse impact on residential amenity. 

 The change of use would also be appropriate given the surrounding 
residential uses. 
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 Therefore, the proposal was in accordance with national and local 
planning policy.  
 

Jamie Bennet, Chairman, Keep the Tap Running, addressed Planning Committee 
in objection to the planning application, making the following points: 
 

 He thanked Members for allowing him the opportunity to speak. 

 He wished to bring it to the Committee’s attention that CAMRA had 
recommended refusal of the planning application due to the policy tests of 
Policy LP15 and requirements of the National Policy Framework not being 
satisfied. 

 He agreed with this view. 

 The applicant’s claim that the pub was not viable was untrue. 

 The last landlord at the pub had said it was viable. 

 The application site had not been offered for sale at a fair rate. 

 Criminal activity at the premises was unrecognisable. 

 The statement that no group had attempted to run the pub since the last 
tenant vacated was not true. 

 The public house contributed positively to the community area. 

 The majority owner also had three pubs in York 

 The retention of the public house was supported by community, investors 
and expert industry, including public houses in the vicinity. 

 The West End community would be deprived of one of its most historic, 
popular, socially and culturally significant amenities. 

 Please support the request to Keep the Tap Running. 
 
Councillor Neil Murray addressed Planning Committee as Ward Advocate 
representing local residents. He presented the following main points: 
 

 As Planning Committee could see from the huge public support present 
this evening, large numbers of residents in Carholme Ward were opposed 
to this planning application. 

 City and County Councillors were against this planning application. 

 The only person in support of it was the applicant due to financial 
considerations and he didn’t live in the community. 

 The proposed change of use would result in the loss of a historic 
community pub. 

 Additional housing was not good for this community here, it was already 
very tight for car parking spaces. 

 There would be more cars on the street in an already densely populated 
Residents Parking Zone. 

 Those people who didn’t live in the area probably did not care. 

 He was appalled to see that the only evidence provided regarding viability 
for the Public House was submitted by the applicant. 

 This represented the applicant’s opinion only which was not fair. 

 It was true that there were alternative venues available such as The Horse 
and Groom, however, this was now a restaurant with a different offer. 

 The Queen of the South was quoted at page 40 of the officer’s report as 
an alternative venue which in fact referred to a football team, the pub in 
reality was called The Queen in the West which provided a different offer. 

 Why was the applicant qualified to decide what should be provided in the 
West End? 

 The campaign to save the Tap had resulted in a huge turn-out this 
evening. 
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 It was part of our historic Townscape. 

 Why wasn’t a balanced input presented from Mr Mackown who had a 
different view? 

 Competitors at the Joiners Arms and Queen in the West public houses 
were also here in support of the campaign. 

 He urged Members to reject this planning application. 
 
Lewis DelaHey, representing the applicant, addressed Planning Committee in 
support of the planning application, making the following points: 
 

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

 The Public House was no longer a viable trading option. 

 The importance was in the company name. 

 Mr Mackown was not an investor in the Tap. 

 Mr DelaHey wanted this to be known to protect his company. 

 The property was bought as the former Vine Inn which had proved 
unviable. 

 He lived on a building site for 5 months whilst it was being renovated. 

 The pub opened in 2013. 

 After four years it was realised the venture was not viable. 

 The financial burden was too great, and Lincoln Tap Pubs was put into 
liquidation. 

 In 2019 the pub was incorporated into the owners’ other business ‘The Tap 
House and Kitchen’, but this also proved to be economically unviable and 
both operations closed. 

 In 2021 the public house now leased to another tenant was closed due to 
drug activities. 

 He transferred the pub into his name in February 2021 with no formal offer 
to buy the pub. 

 The applicant had spent seven years trying to make the pub viable, 
however, common sense prevailed, and it was no longer a viable 
company. 

 He urged that the planning application be approved as a viable alternative 
to preserve the buildings use. 

 
The Committee discussed the content of the report in further detail. 
 
The following comments emerged: 
 
Councillor Watt 
 

 Planning officers had worked in a professional manner in respect of this 
planning application to arrive at a viable option for the building. 

 Planning Committee should not be concerned with disputes surrounding 
the pub’s history, viability or ownership. Our remit was to consider the 
viability of the scheme presented before us.  

 We would be taking a risk if the application was refused. Public houses 
had been protected in the past as an Asset of Community Value and still 
closed down. 

 Residents could potentially be given the chance here  to ‘use it or lose it. 
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Councillor Hewson 
 

 We were elected as Councillors to support our residents. 

 This was a difficult situation as it was unclear who owned the assets to the 
business. 

 We must decide whether local residents should be given the opportunity to 
make the business viable before it was lost for good. 

 
Councillor C Burke 
 

 This was a local pub in a cohesive community. 

 As an ACV, Policy LP15 applied. 

 Two local public houses were promoting the request to save The Tap 
although they were competitors. 

 Public Houses were being lost at an alarming rate. 

 They were vital community meeting places. 

 The West End was promoted as an important part of our City. 

 There were many written objections to the planning application. 
Support should be given to the property as an Asset of Community Value. 

 
Councillor B Bushell 
 

 He was not against the retention of the pub. 

 He had carried out a site visit today and knew this area well as where he 
used to live. 

 There were so many pubs and shops closed down due to being 
unsustainable. 

 We must consider the application before us. Policy LP15 identified there 
were alternative venues in the area. 

 The Monson Arms had been registered as an ACV however it was now 
being demolished. 

 There was no guarantee the building would re-open as a Public House in 
the future. There was also confusion as to its ownership. 

 The owners did not have to sell the pub to anybody at a specific price. 

 We must be realistic as to the potential outcome of what was decided this 
evening. 

 
Councillor Bean: 
 

 There was huge support for saving the pub here tonight. The community 
had spoken. 

 
Councillor Longbottom  
 
It was difficult to absorb the 26 extra pages released yesterday in the Update 
Sheet to be prepared for tonight’s meeting. She asked: 
 

 Should the planning application be passed, and the property turned into 
homes and was then sold on, how would this affect the status of the 
building as a Community Asset? 

 The building was registered as an Asset of Community Value after the 
planning application was submitted. Why wasn’t this taken into 
consideration as part of the planning application? 
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 Why wasn’t point C mentioned as part of the consideration of Policy LP15 
criteria for the loss of an existing community facility? 

 She had concerns regarding the viability or otherwise of the pub. Was it 
sufficient to include one point of view? Non viability had not been proven. 

 Did other Planning Authorities have stricter tests of what was considered 
viable? 

 
The Assistant Director of Planning offered the following points of clarification to 
members: 
 

 Regardless of the status of the planning application, whether or not it was 
approved, the building would remain on the ACV Register for five years. 

 The wording of the policy criteria for Policy LP15 required either point A, B 
or C to apply and not all three. Little weight had been given to the cross-
flow of correspondence regarding ownership and viability of the Public 
House. Point B had been relied upon in respect of alternative service 
provision being available within reasonable vicinity to the existing venue. 

 Planning officers had no vested interest in the viability of use for the 
building as housing or otherwise. The policy framework for the Central 
Lincolnshire Local Plan had to be followed. This was different to other 
policies in other local authorities; however, it was the framework in which 
we operated. 

 
A proposer was not forthcoming to support the grant of the planning permission.  
. 
RESOLVED that planning permission be refused. 
 
Reasons 
 
Insufficient evidence was available for discharge of Policy LP15 in respect of both 
of the following two criteria points: 
 

1. The facility is demonstrably no longer fit for purpose and the site is not 
viable to be redeveloped for a new community facility; or 
 

2. The service provided by the facility is met by alternative provision that exits 
within reasonable proximity; what is deemed as reasonable proximity will 
depend on the nature of the facility and its associated catchment area;  

 
100.  59 Hawthorn Road, Lincoln  

 
The Assistant Director of Planning: 
 

a. advised that planning permission was sought for the erection of a single 
storey rear extension to 59 Hawthorn Road, a semi- detached red brick 
and render property situated on the north side of Hawthorn Road  
 

b. advised that the application was brought before committee as the applicant 
was related to a City Council employee 
 

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

 Central Lincolnshire Local Plan 

 Policy LP26: Design and Visual Amenity 
 

17



d. advised Planning Committee of the main issues to be considered as part 
of the planning application as follows: 
    

 Principle of Development 

 Impact on Neighbours 

 Visual Amenity  

 Technical Matters 
 

e. outlined the responses made to the consultation exercise 
 

f. concluded that: 
 

 The proposed development would have no adverse impact on 
neighbours and would be an appropriate design for the existing 
dwelling and the surrounding area. 

 Therefore, the proposal accorded with national and local planning  
 
RESOLVED that planning permission be granted subject to the following 
conditions:  
 

 Development to commence within 3 years 

 Development to be carried out in accordance with the submitted plans. 
 

101.  Telecommunication Station 63673, Firth Road, Lincoln  
 

The Planning Team Leader: 
 

a. advised that the original proposal was for the erection of a 20m high 
monopole situated within the footpath, however following concerns raised 
by the Highway Authority that the monopole may restrict the footpath for 
pedestrians, the proposal had been amended by the agent to address this 
concern 
 

b. reported that the revised application sought permission for the removal of 
the existing 12.m high monopole and the erection of a 15m high 
Hutchinson monopole 
 

c. advised that due to changes in legislation monopoles below 25 metres 
high did not require planning permission, however the applicant had 
decided to continue with this request  
 

d. described the application site located on the east side of Firth Road, within 
the grass verge, at the back edge of the footpath; the area around the site 
was predominantly characterised by large commercial premises with open 
land surrounding including Siemens and the rear service yard of Tritton 
Retail Park, and some two storey residential terrace properties located 
approximately 94m to the north of the site 
 

e. highlighted that a declaration had been submitted with the application to 
confirm that the equipment met International Commission on Non-Ionizing 
Radiation Protection Public Exposure Guidelines (ICNIRP) 
 

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

 National Planning Policy Framework  
18



 Local Plan Policy 26 
 

g. advised Planning Committee that in determining this prior approval 
application, the Local Planning Authority could only consider the siting and 
appearance of the proposed telecommunications equipment 
 

h. outlined the responses made to the consultation exercise 
 

i. concluded that it was considered that the siting and appearance of the 
proposed monopole would not have a harmful visual impact on the 
character and appearance of the area or have a harmful effect on 
residential amenity, in accordance with the Central Lincolnshire Local Plan 
Policy LP26 and paragraph 130 of the National Planning Policy 
Framework.  

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

 Development to commence within 3 years  

 Development to be carried out in accordance with the submitted plans  

 
102.  Birchwood Telephone Exchange, Whisby Road, Lincoln  

 
The Planning Team Leader: 
 

a. advised that the application sought to establish whether prior approval is 
required for the installation of the following: 
 

 A 5m extension to the existing mast 

 The installation of sector & dish antennas on the existing shared 
mast to be mounted on the new tower extension and headframe. 

 The installation of ground-based radio housing equipment within an 
existing compound 

 The installation of cabling and associated development 
 

b. reported that the proposal related to the upgrading of an existing 15m 
lattice tower and associated ancillary equipment housed within the 
compound of the Birchwood Telephone Exchange on the eastern side of 
Whisby Road, close to the junction with Doddington Road, located within 
the grounds of the BT Exchange with the existing two storey building 
screening the majority of views of the existing mast 
 

c. advised that this application was submitted under Part 16 of Schedule 2 of 
the Town and Country Planning (General Permitted Development) 
(England) Order 2015 (GPDO) as amended by the Town and Country 
Planning (General Permitted Development) (England) (Amendment) (no.2) 
Order 2016. 
 

d. highlighted that due to the fixed 56 days in which Local Authorities must 
inform mast operators of the decision on whether prior approval was 
required for siting and appearance and to let the operator know of its 
decision, it had not been possible on this occasion for this prior approval to 
be presented at committee before determination, however, this report 
detailed the considerations taken during the application 
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e. confirmed that a declaration had been submitted with the application which 
confirmed that the equipment was in line with the Public RF Exposure 
Guidelines. 
 

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

 National Planning Policy Framework – Section 10 

 Policy LP26 
 

g. advised Planning Committee that in determining this prior approval 
application, the Local Planning Authority could only consider the siting and 
appearance of the proposed telecommunications equipment 
 

h. outlined the responses made to the consultation exercise 
 

i. concluded that: 
 

  It was considered that the siting and appearance of the proposed 
monopole would not have a harmful visual impact on the character 
and appearance of the area, in accordance with the Central 
Lincolnshire Local Plan Policy LP26 and paragraph 130 of the 
National Planning Policy Framework.  

 The application was therefore determined under delegated powers 
by the Assistant Director. Prior approval under Class A of Part 16 
Schedule 2 of the Town & Country Planning (General Permitted 
Development) Order 2016 (as amended) was thereby approved. 

 
RESOLVED that the contents of the report and decision made be noted. 
 

103.  Hartsholme Country Park, Hartsholme Park, Lincoln  
 

The Planning Team Leader: 
 

a. described the application site, Hartsholme Country Park, as a Grade II 
Listed Historic Park and Garden  
 

b. advised that the proposal related specifically to the former Aviary structure 
located to the west of the Visitor Centre within the park 
 

c. reported that permission was sought for partial removal of the existing 
aviary structure and the installation of a storage container to facilitate 
secure storage and amenity space for staff and volunteers 
 

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

 National Planning Policy Framework 

 Policy LP22: Green Wedges 

 Policy LP25: The Historic Environment;  

 Policy LP29: Protecting Lincoln’s Setting and Character 
 

e. advised Planning Committee of the main issues to be considered as part 
of the application to assess the proposal with regards to:  
 

 Accordance with National and Local Planning Policy  
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 Impact on Visual Amenity and the Character or Setting of the 
Designated Heritage Asset as a Historic Park and Garden 
 

f. outlined the responses made to the consultation exercise 
  

g. concluded that: 
 

 The proposed container would provide secure storage and amenity 
space for staff and volunteers at the park.  

 Whilst the structure was rather utilitarian in appearance, views of 
the structure were limited by the existing building and landscaping.  

 The proposal would therefore preserve and protect the character 
and setting of the Historic Park and Garden in accordance with 
policies LP22, LP25 and LP 29 of the Central Lincolnshire Local 
Plan and the National Planning Policy Framework. 

 
RESOLVED that planning permission be granted conditionally. 
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PLANNING COMMITTEE  29 JUNE 2022  
  

 

 
SUBJECT:  

 
WORK TO TREES IN CITY COUNCIL OWNERSHIP 
 

DIRECTORATE  
       
REPORT AUTHOR:  

COMMUNITIES AND ENVIRONMENT 
 
STEVE BIRD – ASSISTANT DIRECTOR, (COMMUNITIES & 
STREET SCENE) 
 

 
 

1. Purpose of Report 
 

1.1 
 
 
1.2        

To advise Members of the reasons for proposed works to trees in City Council ownership, 
and to seek consent to progress the works identified. 
 
This list does not represent all the work undertaken to Council trees. It is all the instances 
where a tree is either identified for removal, or where a tree enjoys some element of 
protection under planning legislation, and thus formal consent is required. 
 

2. Background 
 

2.1 
 

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

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

  
3. Tree Assessment 

 
3.1 All cases are brought to this committee only after careful consideration and assessment 

by the Council’s Arboricultural Officer (together with independent advice where 
considered appropriate). 
 

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

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

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

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

 

 

 
5. Strategic Priorities  

 

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

 

5.1 

 

 
 
 

6. Organisational Impacts  
 

6.1 Finance (including whole life costs where applicable) 

i) Finance 

 

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

ii) Staffing   N/A 

  
iii) Property/Land/ Accommodation Implications      N/A 

iv) Procurement 

 

All works arising from this report are undertaken by the City Council’s grounds 
maintenance contractor. The Street Cleansing and Grounds Maintenance contract 
ends August 2026. The staff are all suitably trained, qualified, and experienced. 
 

 

6.2 
 

Legal Implications including Procurement Rules  

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

The Council is compliant with all TPO and Conservation area legislative requirements.  
 
Equality, Diversity and Human Rights  
 
There are no negative implications. 
 

 

 

 
 
 
6.3 

7. Risk Implications 
 

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

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

8. Recommendation  
 

8.1 
 

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

 

 
 
Is this a key decision? 
 

No 
 

Do the exempt information 
categories apply? 
 

No 
 

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

No 
 

How many appendices does 
the report contain? 
 

1 

List of Background Papers: 
 

                                         None 

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

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

SCHEDULE No 5 / SCHEDULE DATE: 29th June 2022 
 
 

Item 
No 

Status 
e.g. 
CAC 

Specific Location  Tree Species and 
description/ 
reasons for work / 
Ward. 
 

Recommendation 

1 N/A Lincoln Arboretum – 
Coronation Gardens   

Abbey Ward  
1 x Scot’s pine  
Retrospective notice  
This tree was removed 
due to destabilisation 
of the rootplate; this 
being caused by the 
excessive lean of the 
tree. 
 

Replace with 1 x 
Scot’s Pine, to be 
located within the 
Arboretum, between 
the upper terrace Rose 
Garden and Parkers 
Piece.  

2 N/A Kingsley Street – car 
park to the rear of 
number 66  

Castle Ward  
1 x Swedish 
whitebeam  
Fell 
This tree has been 
partially windthrown, 
the canopy being in 
direct contact with the 
adjacent property.  
 

Approve works and 
replant with a 
replacement Swedish 
whitebeam, to be 
located in close 
proximity to the original 
planting.  

3 N/A 39 Addison Drive Glebe Ward 
1 x Leyland Cypress  
Fell 
This tree has shed two 
large limbs in the last 6 
months. 
As a result of previous 
limb failures, the 
canopy has become 
unstable and is 
therefore at risk of 
unpredictable collapse. 
 

Approve works and 
replace with 1x Silver 
Birch, to be planted 
within the amenity 
grassland area located 
at Ruskin Green. 

4 N/A Hartsholme Country 
Park - Dam wall  

Hartsholme Ward  
4 x Oak 
Fell 
These are 
asymmetrically formed 

Approve works and   
replace trees with 2 x 
Lime and 2 x Scots 
Pine, to be located 
within the grassland 
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trees located on the 
northern side of the 
dam wall. 
 
As a result of the 
proposed work to be 
carried out to the 
reservoir overflow a 
significant amount of 
pruning will be 
required to allow 
vehicular access to the 
site via the main dam 
wall.  
 
Unfortunately, the 
reduction work 
required to allow work 
access adversely 
affects the ability to 
retain the four trees as 
viable specimens.  
 

area to the rear of the 
playground.    

5 N/A 47 Turner Avenue  Moorland Ward  
Self-set Sycamore  
Fell 
This tree is causing 
direct damage to an 
adjacent drain 
inspection chamber 
and fence line. 
Retention of this tree 
will lead to significant 
structural damage of 
the drainage system. 
  

Approve works – 
replace with 1 x Maple, 
to be located within 
Turner Avenue 
amenity grassland 
area.  
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PLANNING COMMITTEE  29 JUNE 2022  
  

 

 
SUBJECT:  
 

CONFIRMATION OF TREE PRESERVATION ORDER NO.171 

DIRECTORATE: 
 

COMMUNITIES AND ENVIRONMENT 

REPORT AUTHOR: 
 

KIERON MANNING, ASSISTANT DIRECTOR - PLANNING 

 
1. Purpose of Report 

 
1.1 
 

To have confirmed one (temporary) Tree Preservation Order, made by the 
Planning Manager under delegated powers. The order currently provides 6 months 
of temporary protection for the tree, but is required to be confirmed by the 
Planning Committee to provide long term future protection.  
 

2. Executive Summary  
 

2.1 A Tree Preservation Order gives statutory protection to trees that contribute to the 
amenity, natural heritage or attractiveness and character of a locality.  
 

2.2 The making of any Tree Preservation Order is likely to result in further demands 
on staff time to deal with any applications submitted for consent to carry out tree 
work and to provide advice and assistance to owners and others regarding 
protected trees. This is, however, contained within existing staffing resources.  
 

2.3 The making of Tree Preservation Orders reduces the risk of losing important trees, 
groups of trees and woodlands. It further allows the Council to protect trees that 
contribute to local environment quality.  
 

3. Background 
 

3.1 
 

Tree Preservation Order 171 was made on 16th March 2022 protecting one Betula 
Pendula (Silver Birch) tree in the front garden of 288 Skellingthorpe Road, Lincoln, 
LN6 0EX 
 

3.2 The tree is considered to contribute to the visual amenity of the area and the 
unauthorised removal of the tree would be considered to be detrimental to visual 
amenity.  
 

3.3 
 

The initial 6 months of protection would end for the Tree Preservation Order on 
16th September 2022. 
 

4. Consideration 
 

 
 

The reason for making a Tree Preservation Order on this site is as a result of an 
application from the occupier of 288 Skellingthorpe Road to reduce the canopy of 
the tree. The tree is located within a Conservation Area, and it was through this 
assessment process that the Arboricultural Officer identified it being worth of a 
Tree Preservation Order to ensure its protection in the future. The tree has been 
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identified as being in good condition with a full canopy which does not exhibit signs 
of die back, overall enhancing the amenity appearance of the immediate area.  
 
Following a one month consultation period, no objections have been received to 
the order. 
 

5. Strategic Priorities 
 

5.1 Confirmation of Tree Preservation Order 171 would ensure that the tree would not 
be removed or worked on without the express permission of the Council which 
would be considered detrimental to visual amenity and as such the protection of 
the tree would contribute to enhancing our remarkable place.  
 

6. Organisational Impacts 
 

6.1 Legal Implications – Anyone who wishes to carry out works to the tree will require 
consent from the City of Lincoln Council first.  
 

7. Recommendation  
 

7.1 
 

It is recommended that Members confirm the Tree Preservation Order without 
modifications, and that the Officer carries out the requisite procedures for 
confirmation. 
 
 

How many appendices does 
the report contain? 
 

 
None 

List of Background Papers: 
 

None 
 
 

Lead Officer: Kieron Manning, Assistant Director - Planning 
Telephone (01522) 873551 
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Application Number: 2021/0892/FUL 

Site Address: 114 High Street, Lincoln, Lincolnshire 

Target Date: 1st July 2022 

Agent Name: Wilson Architects Ltd 

Applicant Name: Mr Colin Holden 

Proposal: Erection of a two storey and single storey rear extension, 
including glazed access staircase to the rear elevation to 
facilitate change of use from retail (Use Class E) to 1 retail unit 
(Use Class E) and 10 residential flats (Use Class C3). 
(Revised) 
 

 
Background - Site Location and Description 
 
The application site is a part three, part two storey property located on the corner of High 
Street and Gaunt Street. The property encompasses the former Bang and Olufsen retail 
unit to the High Street frontage and includes the associated storage and office space, 
including the later integral two storey storage/warehouse space to the rear and existing car 
parking and vehicular access from Gaunt Street. The property is Grade II* Listed and is 
also located within the St Peter-at-Gowts Conservation Area No. 2. An application for 
listed building consent is also currently under consideration alongside the full application. 
 
The application seeks permission for the conversion of the existing ancillary office and 
storage space, including the erection of a two storey glazed staircase and single storey 
extension to the rear elevation to facilitate the change of use to 10 residential flats (C3). 
The existing retail unit would be retained on High Street. 
 
The proposal has been significantly altered following negotiations with the architects, 
taking into account the written representations received. The revised proposal is presented 
to members of the committee as the original scheme received 4 or more objections, 
triggering the requirement for consideration at planning committee. 
 
Site History 
 

Reference: Description Status Decision Date:  

2021/0981/LBC Erection of a two storey 
and single storey rear 
extension, including 
glazed access staircase 
to the rear elevation. 
Internal alterations to 
include removal of walls, 
installation of new stud 
walls and doors to 
facilitate change of use 
from retail (Use Class E) 
to 1 retail unit (Use 
Class E) and 10 
residential flats (Use 
Class C3). (Listed 
Building Consent) 
(Revised) 

Pending Decision   

35

Item No. 5a



 
Case Officer Site Visit 
 
Undertaken on 13th January 2022. 
 
Policies Referred to 
 

 Policy LP1 A Presumption in Favour of Sustainable Development 

 Policy LP25 The Historic Environment 

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

 
Issues 
 
To assess the proposals with regard to: 
 

1. Accordance with National and Local Planning Policy 
2. Impact on Amenity of Neighbouring Uses and Future Occupiers of the Premises 
3. Impact on Visual Amenity and the Character and Appearance of the Conservation 

Area 
4. Highway Safety, Access, and Parking 

 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted January 2018. 
 
A further consultation to all original contributors was carried out on the 4th of April 2022 
following the receipt of revised drawings, with no additional responses received. 
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Highways & Planning 

 
Comments Received 
 

 
Environmental Health 

 
Comments Received 
 

 
Lincolnshire Police 

 
Comments Received 
 

 
Lincoln Civic Trust 

 
Objection/Comments Received 
 

 
Education Planning Manager, 
Lincolnshire County Council 

 
No Comments 
 

 
Anglian Water 

 
Comments Received 
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Environment Agency 

 
Comments Received 
 

 
Principal Conservation Officer 

 
Comments Received 
 

 
Historic England 

 
Advice/Comments Received 
 

 
Public Consultation Responses 
 

Name Address  

Miss Zoe Kestell 8 Gaunt Street 
Lincoln 
Lincolnshire 
LN5 7PT 
  

Mrs Kate Leeson 8 Gaunt Street 
Lincoln 
Lincolnshire 
LN5 7PT 
  

Miss Zoe Kestell 8 Gaunt Street 
Lincoln 
Lincolnshire 
LN5 7PT 
                               

Mrs Clucas 110 High Street 
Lincoln 
Lincolnshire 
LN5 7PY 
            

Mr Wayne Blakley 111A High Street 
Lincoln 
Lincolnshire 
LN5 7PY 
 

 
Consideration 
 

1. Accordance with National and Local Planning Policy 
 

Paragraph 11 of the NPPF outlines that decisions should apply a presumption in favour of 
sustainable development. 
 
For decision taking, this means approving development proposals that accord with an 
up-to-date development plan without delay. 
 
Paragraph 130 states that planning decisions should ensure that developments: 
 

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

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

 
c. are sympathetic to local character and history, including the surrounding built 

environment and landscape setting, while not preventing or discouraging 
appropriate innovation or change (such as increased densities); 

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

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

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

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

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

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

 
Paragraph 119 adds that planning decisions should promote an effective use of land in 
meeting the need for homes and other uses, while safeguarding and improving the 
environment and ensuring safe and healthy living conditions. 
 
Paragraph 134 states that great weight should be given to outstanding or innovative 
designs which promote high levels of sustainability, or help raise the standard of design 
more generally in an area, so long as they fit in with the overall form and layout of their 
surroundings.  
 
The application is for the conversion and extension of existing retail and ancillary office 
and storage space, therefore the following policies within the Central Lincolnshire Local 
Plan are entirely relevant. 
 
Policy LP1: A Presumption in Favour of Sustainable Development 
 
When considering development proposals, the Central Lincolnshire districts will take a 
positive approach that reflects the presumption in favour of sustainable development 
contained in the National Planning Policy Framework. Planning applications that accord 
with the policies within the Local Plan should be approved without delay, unless material 
considerations indicate otherwise.  
 
Policy LP25: The Historic Environment 
 
Developments within conversation areas shall preserve or enhance the character of the 
area. The external alterations and extensions should therefore be considered on this 
basis. 
 
Policy LP26: Design and Amenity 
 
The following design principles within Policy LP26 would be pertinent with the 
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development. 
 

a. Make effective and efficient use of land; 
 

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

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

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

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

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

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

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

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

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

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

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

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

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

m. Compatibility with neighbouring land uses; 
 

n. Overlooking; 
 

o. Overshadowing; 
 

p. Loss of light; 
 

Policy LP33: Lincoln's City Centre Primary Shopping Area and Central Mixed Area 
 
Policy LP33 states that residential flats (C3) shall be supported in principle subject to the 
relevant requirements: 
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b. The development not resulting in the area in which it is located losing its mixed  
use character; 

 
c. Major developments including, or contributing to, a mixture of uses sufficient to add 

to the overall vitality of the area and to create a purpose and presence extending 
beyond normal shopping hours. Opportunities to include significant elements of 
housing should be taken wherever reasonable and possible; 
 

d. The development not harming the local environment or the amenities which 
occupiers of nearby properties may reasonably expect to enjoy, such as causing 
unacceptable levels of disturbance, noise, smell, fumes, dust, grit or other pollution, 
or reducing daylight, outlook or privacy to an unacceptable degree; 
 

e. The development not resulting in levels of traffic or on-street parking which would 
cause either road safety or amenity problems; and 

 
As the proposal is for the conversion of existing ancillary space to flats whilst retaining the 
existing retail element fronting High Street, it would be considered to entirely accord with 
this policy, provided that the amenity of neighbour’s properties and uses are not harmed. 
 

2) Impact on Amenity of Neighbouring Uses and Future Occupiers of the Premises 
 
The revised proposal significantly reduces the impact of the previous scheme by retaining 
and converting both the existing three storey structure fronting the High Street and two 
storey historic addition adjacent to Gaunt Street. The existing building would have a 
minimal two extension located to the rear of the property to accommodate a small 
expansion of the existing floor space with stairway access to the first floor flats. A small 
single storey extension to the eastern corner of the rear space would also allow for 
additional accommodation and movement space for the proposed flats. The scheme would 
accommodate 10 flats over the ground, first and second floors, retaining an element of 
existing retail with access from the High Street. 
 
Many of the elements highlighted within written representations received refer to the 
original three storey new build scheme, nonetheless, they shall be addressed in relation to 
the revised proposal. Occupants of the neighbouring properties have put forward concerns 
relating to the overbearing nature of a new three storey structure in proximity to the 
existing properties on Gaunt Street and High Street, potential overlooking as well as a loss 
of light as a result of this. 
 
The revised scheme retains the existing buildings, with minimal extension ensuring that 
there would be no creation of any new overbearing structure, retaining the existing 
opening and separation between the site and the adjacent dwelling at no. 8 Gaunt Street. 
The two storey extension would be positioned approximately 7.5m from the southern 
boundary with the single storey element approximately 600mm from the southern 
boundary with no. 112/113 High Street. The new extensions would not therefore have any 
significant impact upon light to neighbouring properties. 
 
The new two storey extension would be glazed and therefore would allow for some views 
to the south, however, given the separation distance and nature of its use housing the 
access and staircase to the first floor flats it would not be considered to create any harmful 
outlook. In addition to this, the converted rear offshoot would contain a single new first 
floor window, which would again be of a sufficient separation from the boundary and 
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neighbouring rear amenity space. To the Gaunt Street elevation, the converted offshoot 
would contain 8 new windows with 4 at ground and 4 at first floor. Whilst this would add a 
new outlook towards properties across the opposite side of the road it would not introduce 
a new relationship that isn’t already replicated with the existing houses throughout the 
street. This would not therefore be considered to create any harmful outlook. 
 
With regard to the proposed occupiers of the flats, the scheme has been set out to ensure 
that there is an adequate level of amenity for the proposed occupiers with a sufficient floor 
space and openings within each unit.  
 
The revised proposals as a whole would not therefore have any unduly harmful impact 
upon neighbouring properties or the future occupiers of the properties. 
 

3) Impact on Visual Amenity 
 
The proposals have been significantly altered following various negotiations to ensure that 
the conversion and extension is of a suitable design, scale and materials, taking into 
account the existing properties and conservation area. The conversion of the subordinate 
rear element takes some influence from the main property whilst ensuring that the new 
openings and window detailing reflects its ancillary quasi industrial use. To the rear the 
new extensions would again replicate the proportions of the existing building with the extra 
addition of a small two storey glazed staircase and movement corridor, taking advantage 
of a more modern design and pallet of materials. The single storey extension would be 
minor and not be in view from the majority of neighbouring properties and street scene, but 
would, nonetheless, be of a suitable design and materials. 
 
The alterations take advantage of the existing historic structure with minimal external 
alterations to bring the building into use. The proposals would therefore enhance the visual 
amenity of the existing properties, wider street scene and the character and appearance of 
the conservation area. 
 
It is considered that a condition to confirm samples of materials on site would be entirely 
appropriate and reasonable to ensure that they are of a high quality and suitable for the 
conversion. 
 

4) Highway Safety, Access and Parking  
 
Written representations have put forward some concern with the lack of parking and 
alterations to the existing access to the rear yard from Gaunt Street. Whilst this has been 
taken into account, It is important to highlight that the proposal has altered since these 
comments, with the retention of much of the existing parking accessed to the rear. 
 
Highways and Planning have been consulted as the local highway’s authority advising that 
the site is located in a central urban area where services and facilities are within a 
reasonable 
distance to be accessed via sustainable travel options such as walking, cycling and public 
transport. 
 
Future residents of the development will not be reliant on the private car and therefore 
parking is 
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not essential for this proposal. However, a number of off street spaces are included within 
the proposal. Furthermore, the streets surrounding this application are subject to Traffic 
Regulation Orders, preventing any nuisance or unsafe car parking. 
 
Cycle parking provision is proposed within the site, and this should be secure and covered 
provision to enable its use by the future residents. 
 
It is not therefore considered that the proposals would result in any detrimental impact on 
highway safety. 
  
Conclusion 
 
The proposed conversion and extensions would not have a harmful impact on the 
amenities of neighbouring properties and would enhance the character and appearance of 
the conservation area. The application facilitates the redevelopment of brownfield land into 
a more sustainable use through the addition of 10 new residential units, in accordance with 
policies LP1, LP25, LP26 & LP33 of the Central Lincolnshire Local Plan and the National 
Planning Policy Framework. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That the application is granted conditionally. 
 
Recommended Conditions 
 
1. Development to commence within three years 
2. Development in strict accordance with the approved drawings 
3. Details/samples of materials prior to commencement of works 
4. Reporting of unexpected contamination 
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2021/0892/FUL – Written Representations 
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Application Number: 2022/0221/RG3 

Site Address: Greyfriars Museum , Broadgate, Lincoln 

Target Date: 1st July 2022 

Agent Name: Player Roberts Bell Architects Ltd 

Applicant Name: Phil Quiggin 

Proposal: Internal and external works to facilitate change of use of 
ground floor to café (Use Class E) and first floor to flexible 
education/multi-use space (Use Class F1) including demolition 
of extension to north elevation; erection of replacement two 
storey extension to north elevation; re-instatement of original 
entrance to west elevation; reinstatement of original first floor 
opening to north elevation and erection of new external 
staircase; replacement of existing windows and doors within 
east extension; and Re-roofing and external works to address 
level changes. 

 
Background - Site Location and Description 
 
The application proposes internal and external works to facilitate change of use of ground 
floor to café (Use Class E) and first floor to flexible education/multi-use space (Use Class 
F1) including demolition of extension to north elevation; erection of replacement two storey 
extension to north elevation; re-instatement of original entrance to west elevation; 
reinstatement of original first floor opening to north elevation and erection of new external 
staircase; replacement of existing windows and doors within east extension; and 
Re-roofing and external works to address level changes. The application property is 
Greyfriars Museum, which is of national significance, one of the earliest Franciscan 
precincts within the UK. The property is both Grade I listed and Scheduled Monument. The 
application site lies on the southern edge of Lincoln, within the Cathedral and City Centre 
Conservation Area No. 1 within the setting of St Swithin's Church, listed II*, Public Library, 
grade II, St Swithin's Vestry, grade II and the Former Drill Hall and Adjoining House, grade 
II. 
 
Research into the building suggests that Greyfriars dates to the 13th century and as such 
is one of the oldest surviving Franciscan friary buildings in Europe and the oldest in 
England. It is suggested by the historical research that while Greyfriars was part of a larger 
precinct it may have originally performed as a church with the stone vaulted first floor 
inserted in the latter part of the 13th century. It is considered to have become the friary 
infirmary and post-reformation was successively a private house, school, wool factory, 
mechanics institute and most recently the City Museum. As expected, several alterations 
and additions to the building and fabric have been carried out at various times to better 
accommodate these uses. Greyfriars is of national and international importance and is of 
exceptional historic and architectural interest derived from the medieval structure and 
original and subsequent uses. 
 
When a building is both listed and scheduled, Scheduled Monument Consent takes 
precedence and consequently this element of consent has been dealt with by Historic 
England on behalf of the Secretary of State. Scheduled Monument Consent was granted 
conditionally on 4th May 2022. An application for Listed Building Consent is therefore not 
required. 
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Site History 
 
No relevant site history. 
 
Case Officer Site Visit 
 
Undertaken on 14th June 2022. 
 
Policies Referred to 
 

 National Planning Policy Framework  

 Policy LP25 The Historic Environment 

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

 National and Local Planning Policy 

 Acceptability of the Use 

 Visual Amenity and Character and Appearance of the Conservation Area 

 Implications of the Proposals upon Local Amenity 

 Highway Safety 
 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted January 2018.  
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Highways & Planning 

 
Comments Received 
 

 
Environmental Health 

 
Comments Received 
 

 
Principal Conservation Officer 

 
Comments Received 
 

 
Historic England 

 
Comments Received 
 

 
Public Consultation Responses 
 
No responses received. 
 
Consideration 
 
The National Planning Policy Framework (NPPF) sets out planning policy guidance at the 
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national level, the document was revised in July 2021. In relation to creating well-designed 
places, paragraph 127 of the NPPF states that planning decisions should ensure that 
developments: 
 

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

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

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

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

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

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

 
Policy 25 and 26 are relevant LP25 of the CLLP and states that; 
 
"Development proposals should protect, conserve and seek opportunities to enhance the 
historic environment of Central Lincolnshire. 
 
Permission to change the use of a Listed Building or to alter or extend such a building will 
be granted where the local planning authority is satisfied that the proposal is in the interest 
of the building's preservation and does not involve activities or alterations prejudicial to the 
special architectural or historic interest of the Listed Building or its setting. 
 
Permission that results in substantial harm to or loss of a Listed Building will only be 
granted in exceptional or, for grade I and II* Listed Buildings, wholly exceptional 
circumstances. 
 
Development proposals that affect the setting of a Listed Building will be supported where 
they preserve or better reveal the significance of the Listed Building." 
 
With regard to Conservation Areas, LP25 states "Development within, affecting the setting 
of, or affecting views into or out of, a Conservation Area should preserve (and enhance or 
reinforce it, as appropriate) features that contribute positively to the area's character, 
appearance and setting." 
 
Policy LP26 Design and Amenity is also relevant stating "All development, including 
extensions and alterations to existing buildings, must achieve high quality sustainable 
design that contributes positively to local character, landscape and townscape, and 
supports diversity, equality and access for all." 
 
With regard to policies LP25, LP26 and LP29, the design proposal has been developed 
pre application with input from both Officers and Historic England. 
 

81



Acceptability of the Use  
 
The proposed development is to create a new sustainable and viable multi-use venue that 
includes a café, a flexible event space. The building has been a vacant building since 2004 
and is included on the national Heritage at Risk register due to its ongoing deterioration of 
fabric which has included falls of stonework and water ingress through the roof.  
 
The site falls within the City of Lincoln Mixed Use Area (Policy LP33) but is just outside of 
the Primary Shopping Area. All of the proposed uses are supported in principle. The 
development would be subject to further criteria:  
 
o The development not detracting from the vitality and viability of the Primary 

Shopping Area; 
o The development not resulting in the area in which it is located losing its mixed use 

character; 
o The development not harming the local environment or the amenities which 

occupiers of nearby properties may reasonably expect to enjoy, such as causing 
unacceptable levels of disturbance, noise, smell, fumes, dust, grit or other pollution, 
or reducing daylight, outlook or privacy to an unacceptable degree; 

o The development not resulting in levels of traffic or on-street parking which would 
cause either road safety or amenity problems 

 
The new uses will also encourage sustainability, funding the upkeep of the Greyfriars and 
therefore, ensure its maintenance into the future.  
 
Visual Amenity and Character and Appearance of the Conservation Area 
 
The Heritage Statement states: 'In essence the proposals will seek to; 
 

o Retain as much as practicable of the existing historic fabric without compromising 
future use. 

o Replace existing modern features such as modern windows/doors with sensitive 
and appropriate conservation joinery. Repairs to existing leaded light windows to 
allow for re-use. 

o Where fabric is lost to replace it with appropriately designed new work.  
o New development should have a contextual relevance to the site and the setting of 

the existing fabric, such that it can be seen as a good 'fit' rather than simply 
contemporary. It should have regard for mass and scale of existing buildings. 

o Sustainability should be a key driver in the design of any development 
o Prioritise those areas of the building most at risk for the early stages of work.' 

 
The interventions required to achieve the new uses as these are as follows:  
 

o Removal of 2 storey Victorian extension, modern 'modesty wall' and replacement 
building  

o Reinstatement of historic door access to west gable  
o Reinstatement of northeast door on first floor and new external stair  
o Flues and Air Source Heat Pumps  
o General repairs  

 
The programme of works included in the proposal are very timely, with the derelict building 
exhibiting an acceleration of decay including water ingress, falling tiles and falling 
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stonework. An element of demolition is required to facilitate this proposal, which is a poorly 
executed later Victorian addition to the building it is considered that its removal will not be 
detrimental to the visual amenity of the area. The contemporary architectural additions to 
facilitate the new uses also resolve existing poor-quality elements and are a thoughtful and 
positive addition to the ongoing evolution of the building. The new uses will reinvigorate 
this important building with minimal harm. These less than substantial levels of harm are 
outweighed by the myriad public benefits identified in this report. The aesthetic 
improvements to the appearance of the building will not only enhance the significance of 
Greyfriars, but also the significance of the adjacent listed buildings by improving their 
setting, and the character and appearance of the conservation area in accordance with 
policy LP25 of the CLLP. 
 
Following consultation with the Principal Conservation Officer a number of conditions have 
been requested relating to the finer details of the alterations, these are listed at the end of 
the report and recommended should members be minded to approve the application.   
 
Historic England have commented ‘The proposed development has been subject to a 
process of pre-application discussion with Historic England, and we believe now 
accommodates the needs of viable reuse whilst minimising impacts upon its significance. 
There is loss to the early later phases of the building's history and there is some harm 
more broadly through the introduction of (reversible) internal structures and services. As a 
result of high quality design and detailing these impacts are at a lower level of less than 
substantial harm, and appear directly necessary to deliver access and uses to the building 
(without loss to medieval fabric), as such is be believe these impacts are justifiable in 
terms of public heritage benefits and can be weighted positively by the authority as set out 
in the National Planning Policy Framework.‘  
 
To align with the Scheduled Monument Consent archaeology conditions are 
recommended should members be minded to approve the application.  
 
Implications of the Proposals upon Local Amenity 
 
The proposed change of use must not harm the amenities which occupiers of nearby 
properties may reasonably expect to enjoy.  Should the cafe use be approved commercial 
kitchen extract systems can cause disturbance when located close to other sensitive 
development due to both emissions of odour and noise. The fume extraction system 
details have been submitted in support of the application and the Pollution Control has 
raised no objections. The proposal would not cause harm to the local environment or the 
amenities which neighbouring occupiers may reasonably expect to enjoy, in accordance 
with Policy LP26 of the Central Lincolnshire Local Plan. 
 
Highways 
  
The Highways Authority have commented that 'This site is in a highly sustainable location 
within the city centre, with good pedestrian and public transport links. There are car parks 
and restricted on-street parking in close proximity to the site for those with limited mobility.' 
No objections are raised by the Highway Authority but due to the central and sensitive 
nature of the site location, they have requested a Construction Management Plan be 
submitted prior to commencement to consider the methodology of construction in relation 
to its impact on the public highway. A condition requiring the submission of a Construction 
Management Plan is therefore recommended should members be minded to approve the 
application.  
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Application Negotiated either at Pre-Application or During Process of Application 
 
Yes. 
 
Financial Implications 
 
None. 
 
Legal Implications 
 
None. 
 
Equality Implications 
 
None. 
 
Conclusion 
 
The proposal is in accordance with the duty contained within section of the Planning 66(1) 
(Listed Buildings and Conservation Areas Act) 1990 in considering whether to grant 
planning permission for development which affects a listed building or its setting, the local 
planning authority or, as the case may be, the Secretary of State shall have special regard 
to the desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses' and section 72 (1) 'In the exercise, with 
respect to any buildings or other land in a conservation area, special attention shall be 
paid to the desirability of preserving or enhancing the character or appearance of that 
area'. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That the application is Granted Conditionally 
 
Conditions 
 

1. Development to commence within three years 
2. Development to be in accordance with the submitted drawings 
3.  Stone sample panel, with lime mortar - to agree stone, coursing, mortar mix and 

application 
4. Methodology for removal of areas of infill for new openings to be agreed prior to this 

being carried out 
5. Sample new plain clay tiles 
6. Sample of bronze materials for the extension, west door, shutters, and staircase 
7. 1:5 drawing of new doors 
8. 1:5 drawings of new windows and their installation details 
9. 1:5 drawings of glazing framing for link building 
10.  Sample of metal sheet roofing material to be submitted and agreed prior to 

installation 
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11.  Repointing sample panel to be approved prior to this development being carried 
out 

12.  Stone cleaning scope and methodology to be agreed prior to this being carried out 
13.  Details of air source heat pumps and manner of attachment to be agreed prior to 

installation 
14.  Details of flues, including colour, material and finish to be agreed prior to 

installation 
15. Sample of new cast iron rainwater goods to be agreed prior to installation 
16. Construction management plan 
17. Archaeology 
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20222/0221/RG3  - Greyfriars Museum, Broadgate, Lincoln, LN2 1HQ 

 

Site Plan 
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Proposed Elevations 

 

 

North Elevation 

 

 

South Elevation 
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East Elevation 

 

West Elevation 
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Proposed ground floor layout 

 

 

 

Proposed first floor layout 

 

90



 

 

Sketch View - North Elevation 

 

 

Sketch View  - West Elevation  
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Photographs 
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Consultation Responses – 2022/0221/RG3 - Greyfriars Museum, Broadgate, 

Lincoln, LN2 1HQ 
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Application Number: 2020/0310/FUL 

Site Address: 2 Cottesford Place, Lincoln, Lincolnshire 

Target Date: 30th June 2022 

Agent Name: SRA Architecture Ltd 

Applicant Name: Mr P Pearson 

Proposal: Demolition of existing dwellinghouse and erection of 
replacement dwellinghouse. (Revised plans). 

 
Background - Site Location and Description 
 
The application property is 2 Cottesford Place, a 1960s detached two storey dwelling with a 
flat roof garage sitting to the side, which also projects forward of the property. The site is 
accessed via a shared driveway from James Street to the east, which is a single width no 
through road from Eastgate. The site also has the benefit of a private footpath which 
provides access to Bailgate from the south west corner of the site.  
 
The application site is accessed via a shared driveway from James Street. This driveway 
also serves 1 and 3 Cottesford Place, which are respectively located to the east and south 
of the site. To the north east is 4 Cottesford Place, which is accessed directly from James 
Street. To the north of the site are the grounds of the Bailgate Methodist Church and Bailgate 
Pre-School. To the west are the rear boundaries of properties on Bailgate. The site is located 
within the Cathedral and City Centre Conservation Area and sits on the Lincoln Roman 
Colonia (Lindum) Scheduled Monument. 
 
The proposed two storey, four bedroom detached dwelling would replace the existing 
property, which is of little architectural merit. There is an existing garden store to the north 
west of the site, constructed with limestone and a clay pantile roof, which will be retained as 
part of the proposals. The existing access arrangement would be retained and the currently 
overgrown pedestrian access to Bailgate would be reinstated.  
 
The proposals have been revised during the process of the application following extensive 
discussions between the agent, officers and the Principal Conservation Officer, which will 
be detailed later within the report. All neighbours and statutory consultees have been re-
consulted on the revised plans. No objections were received from neighbouring properties 
to the original proposal, although following the re-consultation, objections been received 
from the occupants of 58, 59, 60, 61, 62, 63, 64, 65, 66, 67 and 71 Bailgate. The objections 
have been made in relation to various issues, which will each be addressed within the 
relevant sections of the report. 
 
Site History 
 
No relevant site history. 
 
Case Officer Site Visit 
 
Undertaken on 19th August 2020 and 9th February 2022. 
 
Policies Referred to 
 

 Policy LP1 A Presumption in Favour of Sustainable Development 

 Policy LP2 The Spatial Strategy and Settlement Hierarchy 
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 Policy LP25 The Historic Environment 

 Policy LP26 Design and Amenity 

 National Planning Policy Framework  
 
Issues 
 

 Principle of Use 

 Visual Amenity, Character and Appearance of the Conservation Area and Listed 
Buildings 

 Residential Amenity 

 Scheduled Monument and Archaeology 

 Trees 

 Access and Highways 
 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted January 2018.  
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Highways & Planning 

 
Comments Received 
 

 
Lincolnshire Police 

 
Comments Received 
 

 
Historic England 

 
Comments Received 
 

 
Public Consultation Responses 
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Name Address         

Elisabeth Marsland 64 Bailgate 
Lincoln 
Lincolnshire 
LN1 3AR 
   

Caroline Phillips 67 Bailgate 
Lincoln 
Lincolnshire 
LN1 3AR 
   

Maria And Julian Hobden 62 Bailgate 
Lincoln 
Lincolnshire 
LN1 3AR 
    

Angela Burrows 71 Bailgate 
Lincoln 
Lincolnshire 
LN1 3AR 
    

Elizabeth Cooper 65 Bailgate 
Lincoln 
Lincolnshire 
LN1 3AR 
           

Mr Douglas Macmillan 63 Bailgate 
Lincoln 
Lincolnshire 
LN1 3AR 
  

Mrs Janet Wallis 58 Bailgate 
Lincoln 
Lincolnshire 
LN1 3AR 
  

Mrs Claire Bushell 60 Bailgate 
Lincoln 
Lincolnshire 
LN1 3AR 
  

Dr Helen Bushell-Thornalley 59 Bailgate 
Lincoln 
Lincolnshire 
LN1 3AR 
  

Mrs Claire Bushell 61 Bailgate 
Lincoln 
Lincolnshire 
LN1 3AR 
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Mrs Andrea Root 66 Bailgate 
Lincoln 
LN1 3AR 

 
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. CLLP 
Policy LP1 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 Planning Policy Framework (NPPF).  
 
The principle of residential development on the site is already established, as the proposal 
replaces an existing dwelling, but would also be supported by these policies. Accordingly, 
there is no objection to the application in this respect. 
 
Visual Amenity, Character and Appearance of the Conservation Area and Listed Buildings 
 
The existing property sits in an east west alignment on the site, facing south towards 3 
Cottesford Place with the side gables facing towards 1 Cottesford Place to the east and the 
rear of Bailgate properties to the west. The proposed dwelling would sit in a similar position 
to the existing, although would sit at an angle on the site facing to the south east, towards 
the shared driveway. The existing property measures approximately 13m wide x 7.8m deep 
incorporating an off-shoot to the rear with the garage projecting to the front.  
 
The proposed dwelling would have larger footprint than the existing, measuring 
approximately 19m wide x 9m deep, which includes a lower section to the east. The proposal 
is also taller than the existing, with the eaves height increasing from 5m to 6.5m and the 
ridge from 7.3m to 8.8m. A site plan has been submitted which indicates the footprint of the 
existing dwelling compared to the footprint of the proposal. Site sections have also been 
submitted which clearly illustrate the position and height of the proposal in relation to 
neighbouring properties.    
 
Objections from the properties on Bailgate consider that the proposal is out of scale and 
proportion, is dominant in comparison to nearby properties, it over-develops the site, 
adversely effects the conservation area, the design is totally out of keeping and it does not 
reflect the aesthetics of James Street or Bailgate. 
 
While the proposed dwelling clearly has a larger footprint than the existing, relatively modest 
1960s dwelling, officers consider that the site is of a sufficient size to comfortably 
accommodate the proposal along with the associated garden land and parking. The site is 
read in the context of James Steet and Cottesford Place, which is characterised by large 
dwellings, ranging in scale, that are set within gardens. The overall ridge height is increased 
by 1.5m, from 6.5m to 8.8m, however, this is comparable to the 8.2m ridge height of the 
neighbouring 1 Cottesford Place. On the basis of this and the site sections officers are 
satisfied that the height and scale of the proposal would be appropriate to the context. Land 
levels and finished floor levels will be conditioned to ensure that the height of the proposal 
as built is as per the proposed plans. 
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The City Council’s Principal Conservation Officer is also satisfied that the scale of the 
property is acceptable. She notes that the rear of the Bailgate properties that look towards 
the application site and their setting contrasts to the residential character of James Street in 
that they have a tighter urban grain and townscape character. The proposal is 
commensurate with the prevailing grain on James Street and Cottesford Place of large and 
high status properties.     
 
In terms of the design of the dwelling, this has changed significantly from the initial proposal, 
which can be seen within the committee report. The proposal would have been constructed 
in stone adopting a modern design approach incorporating traditional elements, similar to 
those employed at another modern property on James Street. The Principal Conservation 
Officer advised that, on James Street, several new properties have been constructed within 
the last couple of decades. A number have followed a ‘modern interpretation’ approach, 
employing fairly traditional forms and materials but also introducing a contemporary 
approach to fenestration. It is considered that this particular design has reached a point 
whereby anymore in this type of style would create a critical mass which would start to 
dominate James Street stylistically. The resultant homogonous appearance would have 
created a standardised approach to the built context, which would be harmful to the 
character and appearance of the conservation area. It was therefore considered that the 
replica design initially proposed was not appropriate.  
 
The final, revised proposal is the result of extensive discussions. The Principal Conservation 
Officer states that the design approach looks to celebrate the 18th century architectural style 
predominate in the historic built context of James Street. This classical architecture has 
proven popular since the ancient period through to neoclassicalism and up to the present 
day. This is largely a consequence of the pleasing aesthetic created by the ‘golden ratio’ 
geometry, symmetrical compositions and mass to void ratios which achieves high levels of 
natural light in the rooms. What is essential in revisiting established architectural styles is 
that it is done well, and the essential principles of scale, proportion and materials are 
understood and employed appropriately.  
 
The proposed property would be constructed with red brick, measuring 50mm deep as 
opposed to the standard 65mm. The two storey principal frontage would be symmetrical with 
a central porch. The porch would be constructed with natural stone, with natural stone also 
utilised for the window surrounds, quoins, plinth, platband and cornice. An ‘annex’ is located 
to the side, east where the stone detailing is not continued other than on the window 
surrounds. This helps to identify this part of the building as a subservient element. Windows 
will be six over six timber sliding sashes. Details and section of the windows, stonework, 
chimneys and rainwater goods have been provided to ensure that these important details 
are appropriate and will be successfully executed. Samples of all external materials will be 
required as a condition on any consent. 
 
Officers and the Principal Conservation Officers are satisfied with the final design. It is 
considered that the proposal has satisfied the requirements to achieve a successful iteration 
of the architectural style, sympathetic to the character and appearance of James Street. 
Given the appropriate architectural design and detailing, palette of material and overall scale 
it is considered that the proposal will sympathetically complement the local architectural style 
and character, in accordance with CLLP Policy LP26 and paragraph 130 of the NPPF. It is 
also considered that the proposal would preserve and enhance the character and 
appearance of the conservation area, in accordance with CLLP Policy LP25.  
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The existing boundaries walls to the north and west and the fence to the east are to be 
retained. Two new walls within the site are proposed to separate the driveway from the 
applicant’s garden. These are proposed to be constructed with brick and stone cappings. 
There is no objection to this, subject to a condition to confirm the final design, or to the 
proposed 2.1m and 1.2m high fences to the south boundary with 3 Cottesford Place. 
 
The objectors from Bailgate have also raised concern regarding the impact of the proposal 
on nearby listed buildings. Listed buildings in the vicinity include the grade II listed Railings 
and Gateway at 17 James Street leading to the grade II listed former Stable Range and 
Burghersh Chantry. To the north of the site the Close Wall adjoining 4, 10 and 12 James 
Street is grade II listed, as are 4 and 5 James Street. Buildings along Bailgate back onto the 
site and include three rows of properties, with 58-63 and 69, 71, 72, 73, 74 and 75 being 
grade II listed.  
 
The Principal Conservation Officer considers that there will be a limited visual impact on the 
properties along James Street. However, where views are available, and in terms of the 
experience of James Street as a locality of high-quality traditional buildings set within 
gardens, the proposal will preserve this setting and therefore their significance. The 
properties along Bailgate post-date many of the properties on James Street, and historically 
the rear of Bailgate has looked over to the gardens and larger properties on James Street. 
In this way, the replacement of the existing property with a more appropriate and sensitive 
replacement will preserve and enhance their setting and their significance as an intersection 
between two very different parts of the historic townscape. In this respect officers are 
satisfied that there would be no impact on the setting of the nearby listed buildings, in 
accordance with the requirements of CLLP Policy LP25.   
 
Residential Amenity 
 
The existing two storey property faces south, with the side elevation siting 9.4m from the 
side, east boundary with 1 Cottesford Place. The boundary is defined by a 1.8m high close 
boarded fence. The separation between the two properties is over 13.7m. The orientation of 
the proposed dwelling will face south east, towards the shared driveway. The front corner of 
the proposal would be located 4.3m from the boundary and 8.7m from the blank side 
elevation of 1 Cottesford Place. These separation distances increases towards the rear of 
the proposal by 2.8m as it angles away from the boundary. No objections have been 
received from the occupants of this property. 
 
While the proposal has a closer relationship than the existing, and measures 1.5m taller, it 
is worth noting that the closest section of the proposal steps down from the main dwelling, 
sitting 0.5m lower. It is not considered that the proposal would appear unduly overbearing, 
and any potential impact would be to a large degree be mitigated by a mature Beech tree 
which sits in between the proposal and the boundary. A degree of loss of light would be 
experienced in the early to mid-afternoon, however, the existing tree already has a similar 
impact. The proposed facing gable is blank at first floor and any overlooking from the first 
floor windows within the front elevation, the living room being the closest, would be at an 
oblique angle and across the neighbour’s driveway.  Officers are therefore satisfied that 
there would not be an undue impact on the occupants of this neighbouring property. 
 
The boundary with 3 Cottesford Place to the south is defined by a 1.2m high fence with a 
hedge containing several large trees and shrubs adjacent, within the applicant’s garden. The 
hedge is proposed to be removed due to its proximity to the neighbouring dwelling and the 
existing fence will be replaced with 2.1m high fence, with a lower 1.2m high fence adjacent 
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to the driveway. The front elevation of the existing dwelling faces towards the south 
boundary and, as outlined above, the orientation of the proposed dwelling will be altered to 
face towards the south east. The separation of existing property to the boundary is 12m, 
and this will change to between 7.2m and 14.7m. The two storey side elevation of 3 
Cottesford Place sits 4.5m from the boundary, which incorporates a first floor window, with 
a single storey element in between this and boundary. There has been no objections from 
the occupants of this property. 
 
The removal of the hedge, which does not require any form of consent, would change the 
relationship between the existing property and 3 Cottesford Place. However, and similarly 
to the previous consideration, while the proposed dwelling is larger than the existing and 
has a closer relationship, officers are satisfied that the separation distances are sufficient to 
ensure that there would not be an unduly harmful overbearing impact on the occupants of 
this neighbouring property. There would be no issues of loss light given the application site’s 
orientation to the north. 
 
The existing hedge mitigates any overlooking between the first floor windows within the 
existing property and the first floor window within the side elevation of 3 Cottesford Place. 
The removal of the hedge would open up the boundary, and if undertaken at present, would 
allow for direct overlooking. The position of the proposed dwelling, facing south east, would 
mean that the proposed first floor windows are angled away from the neighbouring 
boundary. Therefore, while the windows are closer than the existing and the boundary would 
be more open, it is not considered that they would result in direct overlooking towards the 
neighbour’s rear garden and the level of overlooking towards the window within the 
neighbour’s side elevation would not be unacceptably harmful. The proposed 2.1m high 
fence will mitigate any overlooking from ground floor windows and the applicant’s garden. 
Officers are therefore satisfied that the relationship with 3 Cottesford Place, although 
somewhat different to the existing, would not be sufficiently harmful to warrant the refusal of 
the application. 
 
The existing dwelling is located 14.4m from the west boundary with the properties on 
Bailgate, which is defined by an approximately 2.5m high brick wall. A hedge sits adjacent 
to the wall, in some areas extending above, and there are also two mature trees within the 
applicant’s garden adjacent to this boundary. The proposed dwelling would sit closer than 
the existing, approximately 9.4m away at the rear corner increasing to 12.7m away at the 
front corner. The facing, side elevation of the proposal is blank.  
 
The objections from the properties on Bailgate consider that the proposal will increase in 
footprint, scale and height of the existing. It will be much closer to the boundaries and will 
“box in” the properties on Bailgate, appearing overbearing. There will be loss of light and 
overshadowing to the properties and gardens. It is also considered that there will be 
overlooking from the second floor, compromising privacy, particularly as the proposed 
lounge will be on the first floor. The proximity of the car parking is also noted as a concern. 
 
While officers acknowledge that the proposed replacement dwelling is clearly a larger 
structure both in terms of its footprint and height, and also sits closer to the boundary, it is 
not considered that this relationship would be unduly harmful. The separation is a minimum 
of 9.4m from the boundary and over 14.5m to the properties themselves. It is not considered 
that the proposal would appear unduly overbearing and, located to the east, only a degree 
of early morning sunlight would be lost. There would be no direct overlooking as facing gable 
is blank and the front elevation faces away from Bailgate to the south east. The closest first 
floor windows within the rear, north west elevation serve a dressing room and en-suite. 
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These would only provide a very limited opportunity to overlook as they are at an oblique 
angle and there is a tree adjacent. The first floor living room referred to in the objections sits 
at the opposite end of the property. The driveway/parking area would extend slightly closer 
to the boundary than the existing arrangement, however, an approximately 1.8m high stone 
wall will separate this from the applicant’s garden and in turn the boundary with the Bailgate 
properties.     
 
A number of the objectors have raised concern regarding noise and disturbance during 
demolition and construction works. Officers have noted this concern and also the comment 
of the City Council’s PC Officer, which states that, although this is a relatively small 
development, due to the proximity to neighbouring sensitive uses, there is potential for noise 
from the demolition and construction phase of the development, particularly during noise 
sensitive hours. Officers would propose that the PC Officer’s suggested condition to restrict 
the hours of demolition and construction be applied to any grant of consent.  
 
There are no other residential properties in the vicinity that would be impacted by the 
proposal. It is therefore concluded that the amenities which neighbouring occupants may 
reasonably expect to enjoy would not be unduly harmed by or as a result of the development, 
in accordance with CLLP Policy LP26. 
 
Scheduled Monument and Archaeology 
 
The site is located on the Lincoln Roman Colonia (Lindum) Scheduled Monument. Historic 
England (HE) and the City Council’s Archaeologist initially raised concerns regarding the 
application as it did not include information setting out the significance of the nationally 
important archaeological site. The application also did not include information regarding how 
the impact from demolition, construction or servicing of the proposed development may be 
controlled. Paragraph 200 of the NPPF states that any harm to, or loss of, the significance 
of a designated heritage asset (from its alteration or destruction, or from development within 
its setting), should require clear and convincing justification. Paragraph 201 goes on to 
require that, where a proposed development will lead to substantial harm to (or total loss of 
significance of) a designated heritage asset, local planning authorities should refuse 
consent, unless it can be demonstrated that the substantial harm or total loss is necessary 
to achieve substantial public benefits that outweigh that harm or loss. 
 
The agent submitted a Desk Based Assessment. Site investigation works were undertaken, 
and a Test Pit Report was provided. In response to this HE advised that, whilst the level of 
information was improved from that previously submitted, there were still concerns that the 
issues and safeguarding of the heritage asset had not been met. Additional comments were 
also made in respect of the proposed walls. 
 
Further information was provided by the agent, including a proposed minimal dig solution 
for surfacing and carrying the wall on blocks. Subject to these measures HE advised that 
they would not object to the grant of planning permission. The agent is aware that all 
groundworks within the site would, however, also be subject to separate Scheduled 
Monument Consent through HE. 
 
The City Archaeologist has suggested that the standard archaeological conditions should 
be applied to any grant of consent, along with a bespoke pre-commencement condition to 
require the submission of a foundation design for approval. The wording of these conditions 
would satisfy the request from HE and would also meet the requirements of CLLP Policy 
LP25 and the NPPF. 
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Trees 
 
The City Council’s Arboricultural Officer has visited the site to assess the trees on and 
adjacent to the site. He is satisfied that the footprint of the proposed property appears to 
avoid the root protection area of the trees. He considers that the size of the plot would allow 
for demolition and rebuilding operations to be undertaken without compromising the trees, 
provided protective measures complying with BS 5837:2012 are utilised. This should be 
confirmed within an Arboricultural Method Statement, which will be conditioned on any grant 
of consent.   
 
Access and Highways 
 
The application increases the area of the driveway, providing four off-street parking spaces, 
with the access remaining the same from Cottesford Place. The site also has good access 
to local facilities and public transport.  
 
The Lincolnshire County Council as Local Highway Authority has raised no objections to the 
application. 
 
Other Matters 
 
Air Quality and Sustainable Transport 
 
The City Council’s Pollution Control Officer has advised that, whilst it is acknowledged that 
the proposed development, when considered in isolation, may not have a significant impact 
on air quality, the numerous minor and medium scale developments within the city will have 
a significant cumulative impact if reasonable mitigation measures are not adopted. 
Accordingly, it has been recommended that the applicant be required to incorporate an 
appropriate electric vehicle recharge point into the development, in line with the 
recommendations of CLLP Policy LP13 and paragraph 112 of the NPPF. This will be 
required by condition on any grant of consent. 
 
Non-Material Objections 
 
A number of the letters of objection from the properties on Bailgate state that the proposal 
will obstruct views of the Cathedral and will reduce the value of neighbouring properties. 
Neither of these are material planning considerations. There is also concern that opening 
up of the currently overgrown pathway to the south n leaves the rear of properties on 
Bailgate open to trespassers. This is an existing access and permission is not required for 
it’s use to be re-established.  
 
Bin Storage 
 
An area for bin storage is not identified on the site plan, however, there is sufficient external 
space within the site for this to be accommodated. 
 
Design and Crime 
 
Lincolnshire Police has raised no objections to the application in this respect. 
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Application Negotiated either at Pre-Application or During Process of Application 
 
Yes, see above. 
 
Financial Implications 
 
None. 
 
Legal Implications 
 
None. 
 
Equality Implications 
 
None. 
 
Conclusion 
 
The principle of a dwelling in this location is established by the existing use and the 
development would relate well to the site and surroundings, particularly in relation to siting, 
height, scale, and massing. The architectural design, detailing and palette of materials would 
sympathetically complement the context, and would preserve and enhance the character 
and appearance of the conservation area. The proposal would also not cause undue harm 
to the amenities which occupiers of neighbouring properties may reasonably expect to enjoy. 
Technical matters relating to the scheduled monument, archaeology and trees are to the 
satisfaction of the relevant consultees, and can be dealt with appropriately by condition. The 
proposal would therefore be in accordance with the requirements of Central Lincolnshire 
Local Plan Policies LP1, LP2, LP25 and LP26, as well as 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 

 Development in accordance with approved plans 

 Archaeological WSI and foundation design 

 Land levels and finished floor levels 

 Samples of external materials and brick sample panel 

 Details of wall design 

 Arboricultural Method Statement 

 Electric vehicle charging scheme 

 Implementation of fence to south boundary 

 Construction and demolition hours 
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2 Cottesford Place Plans and Photos 

 

 

 

 

 

 

Site location plan 

111



 

 

 

 

 

Existing front and side elevations 

Original proposal 
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Comparison site plan- existing dwelling outlined in green, original proposal in blue and final  

proposal in red 
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Proposed site layout 

Proposed ground floor plan 

114



 

 

 

 

 

 

 

 

 

 

 

Proposed first floor plan 

Proposed front elevation 
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Proposed side elevations, east and west 

Proposed rear elevation 
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Site section looking north 

Site section looking west from James Street 
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Existing property with 1 Cottesford Place in background 

South boundary with 3 Cottesford Place 
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Additional photo of  3 Cottesford Place 

West boundary with Bailgate properties 

Cottesford Place 
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North boundary  

View towards site access from shared driveway 
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View towards site from James Street 
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2 Cottesford Place consultation responses 
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Application Number: 2022/0092/HOU 

Site Address: 7 Western Avenue, Lincoln, Lincolnshire 

Target Date: 1st July 2022 

Agent Name: XL Architects LLP 

Applicant Name: Mr Neil Oxby 

Proposal: Erection of single storey outbuilding to rear. (Revised) 

 
Background - Site Location and Description 
 
The application property is a two storey semi-detached dwelling located on the south side 
of Western Avenue. The application proposes the erection of a single storey outbuilding 
located within the rear garden. 
 
The property currently benefits from driveway to the side leading to a detached pre-
fabricated garage. It is proposed that the existing garage would be removed to 
accommodate the new structure and provide access from the existing driveway. 
 
The application is presented before Planning Committee as it has received more than 4 
objections. 
 
Site History 
 
2008/0168/F - Erection of a two storey rear extension. 
 
Case Officer Site Visit 
 
Undertaken on 31st March 2022. 
 
Policies Referred to 
 

 National Planning Policy Framework  

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

1. Accordance with National and Local Planning Policy 
2. Impact on Amenity of Neighbouring Properties 
3. Impact on Visual Amenity 
4. Highway Safety, Access, Parking and Surface Water Drainage 

 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted January 2018.  
 
Statutory Consultation Responses 
 

Consultee Comment  

Highways and Planning Comments received. 
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Public Consultation Responses 
 

Name Address  

Richard Turner 3 Western Avenue 
Lincoln 
Lincolnshire 
LN6 7SR 
  

David And Gillian King 11 Western Avenue 
Lincoln 
Lincolnshire 
LN6 7SR 
  

Mrs K Archer 5 Western Avenue 
Lincoln 
Lincolnshire 
LN6 7SR 
  

Mrs Gillian King 11 Western Avenue 
Lincoln 
Lincolnshire 
LN6 7SR 
   

C S & K E Archer 5 Western Avenue 
Lincoln 
Lincolnshire 
LN6 7SR 
  

Mr Gary Dalziel 9 Western Avenue 
Lincoln 
Lincolnshire 
LN6 7SR 
  

Mrs Fiona Hudson-Brown 1 Western Avenue 
Lincoln 
Lincolnshire 
LN6 7SR 
 

 
Consideration 
 
 

1. Accordance with National and Local Planning Policy 
 

Paragraph 11 of the NPPF outlines that decisions should apply a presumption in favour of 
sustainable development. 
 
For decision taking, this means approving development proposals that accord with an up-
to-date development plan without delay. 
 
Paragraph 130 states that planning decisions should ensure that developments: 
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a. will function well and add to the overall quality of the area, not just for the short term 

but over the lifetime of the development; 
 

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

 
c. are sympathetic to local character and history, including the surrounding built 

environment and landscape setting, while not preventing or discouraging appropriate 
innovation or change (such as increased densities); 

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

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

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

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

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

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

 
Paragraph 134 states that great weight should be given to outstanding or innovative designs 
which promote high levels of sustainability, or help raise the standard of design more 
generally in an area, so long as they fit in with the overall form and layout of their 
surroundings. 
 
Paragraph 67 states that when determining any planning applications, local planning 
authorities should ensure that flood risk is not increased elsewhere as a result of 
development. When taking into account the minor nature of this householder application it 
should be demonstrated that:  

c) it incorporates sustainable drainage systems, unless there is clear evidence that this 
would be inappropriate;  

d) any residual risk can be safely managed 

The application is for development at a residential property, therefore the following policies 
within the Central Lincolnshire Local Plan are entirely relevant. 
 
Policy LP1: A Presumption in Favour of Sustainable Development 
 
When considering development proposals, the Central Lincolnshire districts will take a 
positive approach that reflects the presumption in favour of sustainable development 
contained in the National Planning Policy Framework. Planning applications that accord with 
the policies within the Local Plan should be approved without delay, unless material 
considerations indicate otherwise.  
 
Policy LP26: Design and Amenity 
 
The following design principles within Policy LP26 would be pertinent with the development. 
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a. Make effective and efficient use of land; 
 

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

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

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

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

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

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

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

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

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

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

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

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

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

m. Compatibility with neighbouring land uses; 
 

n. Overlooking; 
 

o. Overshadowing; 
 

p. Loss of light; 
 

2) Principle of Development 
 

The application submitted is for the erection of an outbuilding for the purpose of a workshop 
and garden room. A number of written representations have questioned the proposed use 
of the outbuilding and the potential noise and disturbance that may be associated with it. 
The case officer has subsequently confirmed with the applicant that the structure is to be 
used as a garden room and store as well as part of a hobby in renovating motor vehicles. 
This description falls within what would be considered to be ancillary to the residential use 
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of the dwelling. The applicant is reminded that the use should remain ancillary to the 
residential dwelling and that any additional noise and disturbance that may be considered 
to be unduly harmful and beyond what would normally be expected within a residential 
property would be dealt with via the council’s planning enforcement team. 
 
The application has attracted a number of written representations objecting the proposal. 
The officer's report will cover all of the material planning considerations raised throughout 
the application process. All representations are copied in full as part of your agenda. 
 
A number of other concerns have also been raised which are not within the remit of the 
planning process. Nonetheless, these points have been discussed to provide clarity for the 
members of the Planning Committee.   
  

3) Impact on Amenity of Neighbouring Properties 
 

The proposed outbuilding would be located to the southern end of the rear garden, 
measuring 7077mm wide and 5728mm in depth with a flat roof measuring a total height of 
2.7m. The structure would measure approximately 695mm from the eastern boundary with 
no. 5 Western Avenue, approximately 600m from the western boundary with no. 9 and 
approximately 300mm from the southern boundary with the Lincoln District Bowling Club. 
The proposal would contain a set of bifold doors running the majority of the width of the front 
elevation with an additional door. The properties currently slope towards the bottom of the 
gardens with a significant drop from the main dwelling houses as shown within the site 
photographs included within the agenda. As highlighted by the occupants of the 
neighbouring dwellings there is an existing rise in land level to the rear garden on the 
application property, which does add to the overall height of the structure in relation to the 
neighbouring gardens. 
 
The occupant of no. 5 Western Avenue has submitted written representations objecting to 
the proposal on multiple grounds, including the overall size and height of the proposal and 
loss of privacy. The letter of objection includes other concerns which have been addressed 
within the rest of the report. The outbuilding would be located approximately 5.4m from the 
neighbouring outbuildings and conservatory at no. 5 Western Avenue with a separation of 
approximately 12m from the main dwelling and rear offshoot. The proposal has a significant 
footprint and would undoubtedly have an impact on the rear section of the garden through 
some overshadowing towards the later afternoon, however, this is limited to the rear gardens 
and patio areas, and, on balance, this would not be considered to be unduly harmful.  
 
With regard to loss of privacy, the outbuilding would allow some views towards the main 
dwellings, however, this would only be experienced when stood within the openings and 
would not hugely differ from being stood in the existing garden due to the nature of the 
gradient of land. The level of the outbuilding would ultimately be lower than that of the 
neighbouring main dwellings and offshoots and the proposal would not therefore allow for 
any overlooking towards the main dwelling and would be looked upon by the rear openings 
of neighbouring properties. As the structure is an ancillary outbuilding and not part of the 
main residence, it is not considered that it would be used in the same nature as the main 
residence and this relationship would not therefore be unduly harmful to either the occupants 
of the neighbouring dwellings or the host dwelling. 
 
The proposed outbuilding would have a comparable relationship towards no. 9 Western 
avenue with similar concerns being raised by the occupants of this property. The proposal 
would be positioned approximately 2.6m from the neighbouring detached garage and 
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approximately 15m from the main dwelling. Whilst the proposal would be in proximity to the 
boundary there would be a substantial separation from the main dwelling ensuring that there 
would be no loss of light towards the main dwelling. The outbuilding would create some 
shadowing towards the rear gardens in the morning, however this would be minimal and 
would reduce throughout the day. 
 
The detached garage would be positioned between the proposal and neighbouring dwelling 
ensuring that there would be no opportunity to overlook, with the outbuilding sitting lower 
than the main properties. 
 
To the rear boundary the proposed structure would bound the two storey bowls club building 
and would not therefore have any harmful impact. 
 
Officers consider that the proposal would not therefore, on balance, result in any unduly 
harmful impacts upon the residential amenity of neighbouring properties.  
 

4) Impact on Visual Amenity 
 
In addition to residential amenity, written representations have presented objections to the 
application on the grounds of visual amenity and the character of the area. The structure is 
located to the rear gardens of the property and whilst it would be possible to view an element 
of the building from the street scene this would not be considered to be a reason for refusal. 
Moreover, whilst it is stated there are no such large outbuildings in the immediate area there 
are multiple large offshoots and detached garages, and this should not be a reason to refuse 
a structure In this location. 
 
The proposal has a flat roof design to minimise its overall impact on visual and residential 
amenity and it would have an external finish of black stained timber, black powder coated 
aluminium sliding doors, black fascia and rainwater goods. The chosen materials would not 
replicate the red brick within the main property, however, positioned to the rear gardens the 
choice of materials would not be considered to be harmful to visual amenity.  
 

5) Highway Safety, Access, Parking & Surface Water Drainage 
 
Highways and Planning have been consulted as the local highways authority and confirmed 
that they have no objections to the proposal on the grounds of highway safety, access or 
parking. 
 
With regard to surface water, the application has received multiple written representations 
objecting/commenting on the proposal and its potential impact on existing surface water 
drainage issues on Western Avenue/Hall Drive. 
 
It is important to highlight that there is a significant cross over with building regulations on 
surface water drainage and the requirement for the development to comply with Approved 
Document H: Drainage and waste disposal of building regulations. Whilst the structure would 
have to accord with required regulations the application process does enable some 
consideration and control over the potential drainage scheme through the submission of 
details and planning conditions.  
 
It is acknowledged that there is a historic issue with surface water drainage, therefore the 
case officer has requested further information and specific detail of drainage methods which 
have been included on the most recent set of revised drawings. The applicant seeks to direct 
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the surface water to the existing foul drainage system through the means of a pumped 
system, ensuring that it would be able to be pushed back up towards the main house and 
into the main system. A further conversation with the Local Authority Building Control team 
has confirmed that such a proposal would be suitable and, in any case, would have to 
comply with building regulations. 
 
The existing garage would be removed as part of the proposed development ensuring that 
this additional surface area would be restored to a permeable surface, resulting in what 
could be argued as a net reduction in total surface water through the combination of the 
removal of the existing garage and the redirection of water into the main system. 
 
Should the application be approved then it is considered entirely reasonable to condition the 
installation of the drainage system prior to the commencement of the use of the structure. 
 
In accordance with the Environment Agency householder minor extension form, the 
application confirms that the proposal shall be set no lower than existing levels and, flood 
proofing of the proposed development will be incorporated where appropriate. 
 
It is therefore considered that surface water drainage has been reasonably addressed in this 
instance. 
 

6) Other Matters 
 
A written representation has highlighted that the removal of the existing historic garage may 
require specialist contractors should there be asbestos found within the prefabricated 
structure. This would fall within the responsibility of the applicant and property owner to 
ensure that this is carried out correctly and in accordance with the relevant laws and it cannot 
be considered as part of the planning process. 
 
Conclusion 
 
The proposal would not be considered to have any unduly harmful impact upon residential 
or visual amenity and would appropriately address existing drainage issues, ensuring that 
the development would accord with local planning policy and the National Planning Policy 
Framework. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That the application is granted conditionally. 
 
Recommended Conditions 
 
1. Development to commence within three years 
2. Development in strict accordance with the approved drawings 
3. Details/samples of materials prior to commencement of works  
4. Removal of garage prior to development commencing 
5. The proposed drainage scheme shall be implemented on site prior to the 

commencement of the use of the outbuilding 
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2022/0251/RG3 – Drawings and site photographs 
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Site Photos 
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2022/0092/HOU – Written Representations 
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Application Number: 2022/0285/FUL 

Site Address: 145 Wragby Road, Lincoln, Lincolnshire 

Target Date: 3rd June 2022 

Agent Name: Children1st 

Applicant Name: Miss Jacqui Mason 

Proposal: Replacement of existing shed and erection of outbuilding/play 
room (Retrospective). 

 
Background - Site Location and Description 
 
The application is for the erection of an outbuilding within the grounds of 145 Wragby 
Road. The application is made retrospectively as the outbuilding was erected without 
planning permission. The outbuilding replaced another outbuilding which was in the same 
position as the proposal albeit the proposal is larger.  
 
The premises is a two storey building which operates as a nursery. An application was 
made to the Local Planning Authority (LPA) in 1995 to turn the property into a day nursery. 
The LPA had concerns regarding from increased vehicular movements and general noise 
and disturbance. Further information was sought by the LPA from the applicant and 
conversations were ongoing with the Highway Authority. The application was subsequently 
not determined within its statutory target date and the applicant appealed to the Planning 
Inspectorate against the council's non-determination of the application. 
 
The inspector concluded that the extra traffic movements would not cause unacceptable 
loss of residential amenity and permission was granted for the change of use to a nursery.  
 
The application has received 6 objections and is therefore brought before Planning 
Committee for a decision.  
 
Site History 
 

Reference: Description Status Decision Date:  

2014/0915/F Erection of single storey 
extension to north 
elevation and extended 
entrance foyer.  
Alterations to existing 
car park and vehicle 
entrance. 
(Resubmission) 

Granted 
Conditionally 

13th April 2015  

LD12/0644/95 Change of use of 
property from residential 
to a day nursery. 

Granted 
Conditionally 

21st February 
1997  

 
Case Officer Site Visit 
 
Undertaken on 16th June 2022. 
 
Policies Referred to 
 

 Policy LP26 Design and Amenity 
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Issues 
 

 Impact on Visual and Residential Amenity 
 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted January 2018.  
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Highways & Planning 

 
Comments Received 
 

 
Public Consultation Responses 
 

Name Address       

Mrs And Mr S And R Ormston 1A Carlyle Walk 
Lincoln 
Lincolnshire 
LN2 4PW 
     

Mr Tim Evans 5 Darwin Court 
Lincoln 
Lincolnshire 
LN2 4RY 
  

Mr And Mrs M And A Callow 1 Carlyle Walk 
Lincoln 
Lincolnshire 
LN2 4PW 
  

Jenny Ciabattoni 
 

  

Janet And David Simpson 6 Carlyle Walk 
Lincoln 
Lincolnshire 
LN2 4PW 
  

Malcolm Walker 3 Carlyle Walk 
Lincoln 
Lincolnshire 
LN2 4PW 
 

 
Consideration 
 
Policy Context 
 
Paragraph 11 of the revised National Planning Policy Framework outlines that decisions 
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should apply a presumption in favour of sustainable development. For decision-taking this 
means approving development proposals that accord with an up-to-date development plan 
without delay. 
 
Paragraph 81 states that "Planning policies and decisions should help create the 
conditions in which businesses can invest, expand and adapt. Significant weight should be 
placed on the need to support economic growth and productivity, taking into account both 
local business needs and wider opportunities for development. The approach taken should 
allow each area to build on its strengths, counter any weaknesses and address the 
challenges of the future." 
 
Policy LP26 of the Central Lincolnshire Local Plan 'Design and Amenity' is permissive of 
alterations to existing buildings provided the siting, height, scale, massing and form relate 
well to the site and surroundings, and duly reflect or improve on the original architectural 
style of the local surroundings; and use appropriate high quality materials, which reinforce 
or enhance local distinctiveness, with consideration given to texture, colour, pattern and 
durability. In relation to both construction and life of the development, the amenities which 
all existing and future occupants of neighbouring land and buildings may reasonably 
expect to enjoy must not be unduly harmed by or as a result of development. 
 
The principle use of the site was established under application LD12/0644/95. In terms of 
the planning permission, there is no restriction on the number of children that could attend 
the nursery although this will be restricted based on staff levels by other Early Years 
Guidance and Legislation. 
 
There have been 6 objections submitted against the proposal. These include concerns 
regarding: the application being made retrospectively, parking, traffic and noise 
experienced from the nursery, the visual impact of the shed, the concern that the proposal 
will result in more staff and children at the premises.  
 
Several of the objection letters highlight concerns around the intensification of the use of 
the nursery particularly given the level of traffic experienced by neighbours as a result of 
the existing nursery. Whilst officers sympathise with these issues and indeed the Local 
Planning Authority highlighted these concerns with the Planning Inspectorate during the 
1995 appeal hearing; the use as a nursery has planning permission and therefore the only 
consideration for the current application is whether the replacement shed is acceptable.  
 
The outbuilding replaced a previous smaller shed in the same position. The applicant 
states that proposal would be used as a playroom and storeroom for when the children are 
playing or eating outside. The applicant also confirmed that the outbuilding does not result 
in an increased number of children at the nursery. 
 
The outbuilding is positioned on the north-eastern boundary, adjacent to Carlyle Walk. The 
boundary is defined by a wall. As with the previous outbuilding, it is visible above the 
boundary wall. The outbuilding is of wooden construction and whilst it is larger than the 
previous outbuilding, it is not unduly prominent or harmful to visual amenity particularly as 
the boundary is enclosed from the street with a wall at this point. Furthermore, given the 
single storey nature of the proposal it is not considered to cause loss of light or appear 
overbearing when viewed from neighbouring gardens. Windows within the shed face into 
the application site and would therefore not alter the previous relationship in terms of 
privacy. 
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Given the nature of the proposal, officers consider the outbuilding is likely to only be used 
during the warmer months of the year when the children would already be outside in the 
garden area. Taking this into account, and that there was already a shed in the same 
position albeit smaller, officers do not consider that the shed would be the result of an 
unacceptable increase of noise and disturbance to neighbouring properties. The City 
Council's Pollution Control Officer has raised no objection to the proposal.  
 
The outbuilding is not harmful to visual amenity and would not cause undue harm to the 
amenities which neighbouring occupiers may reasonably expect to enjoy, in accordance 
with CLLP Policy LP26. 
 
Highway Safety, Access and Parking 
 
No alterations are proposed to the access or parking arrangements. 
 
Lincolnshire County Council as Highway Authority has assessed the application and has 
no objections in terms of highway safety or traffic capacity 
 
Application Negotiated either at Pre-Application or During Process of Application 
 
No. 
 
Financial Implications 
 
None. 
 
Legal Implications 
 
None. 
 
Equality Implications 
 
None. 
 
Conclusion 
 
The outbuilding would not be detrimental to the residential or visual amenities of 
neighbouring properties in accordance with LP26 of the Central Lincolnshire Local Plan 
and the National Planning Policy Framework. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That the application is Granted  
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1 Carlyle Walk Lincoln Lincolnshire LN2 4PW (Objects) 

Comment submitted date: Mon 25 Apr 2022 
Dear Mr Manning. 
 
It has come to my attention that a retrospective planning application has been 
applied for a proposed development at 145 Wragby Road Lincoln LN2 4PW, to 
replace an existing shed with a new outbuilding/playroom. 
 
As per usual there has been no consultation with the residents of Carlyle Walk who 
would be most affected by this. 145 Wragby Road is The Children 1st Nursery and I 
would have thought the owner of the nursery would be aware of the planning rules 
before he erected the outbuilding/playroom, maybe he was just trying to dodge the 
objections he knew would come. 
 
Over the years the nursey has grown and this has had a big impact on the local 
residents that live nearby. 
For some reason the staff and patrons of the nursery do not use the nursery cark 
park and instead park on the road, the grass and on double yellow lines. They block 
peoples driveways and at peak times, in the morning and late afternoon there are 
always problems accessing Carlyle Walk. 
 
I fear any further growth will only add to our existing problems and I would 
therefore ask the planning authority to refuse this application. I know over the years 
the planning authority have ignored all previous objections that have been raised by 
local residents and I expect the same thing will happen this time. It is quite clear 
that the planning authority are totally oblivious to how their decisions impact on the 
local community. 
 
In short the new outbuilding/playroom is much larger and more imposing than the 
shed it has replaced and I fear it will increase the capacity of the nursery. Bearing in 
mind the address is 145 Wragby Road the only access to and from the nursery is via 
Carlyle Walk and with it being a very narrow no-through road it cannot cope with 
any increase in traffic. 
 
Yours sincerely. 
Mr M Callow and Mrs A Callow. 

Not Available (Objects) 

Comment submitted date: Mon 25 Apr 2022 
I wanted to put in writing that I am opposed to the additional building being 
constructed in the nursery grounds. It will, ultimately mean more children, staff and 
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parents. We already have a great problem with staff parking in a very narrow road. 
They were eventually granted planning permission having been rejected first time 
round due to the parking problem. This parking problem has now got worse, I have 
already written to you about this but haven't had a reply yet. Please could you reply 
me. Thank you 

1A Carlyle Walk Lincoln Lincolnshire LN2 4PW (Objects) 

Comment submitted date: Mon 25 Apr 2022 
Dear Mr. Manning, 
We are not happy for this retrospective application to be agreed, for a number of 
reasons;- 
 
a) The original shed was a small garden shed approx. 6ft. X 3ft., the footprint was a 
lot smaller than this new building. 
b) This new building is just that, a new building that is now a permanent structure, 
whereby the original shed was NOT permanent. 
c) This new building is now right up to, and shows above, the boundary wall of the 
nursery. 
d) The design of the building does not fit in well with the present house. 
e) At the present time the children are quite happy to make use of the play room 
and areas within the present building. 
f) Perhaps this new building is required as the nursery is expecting to take in more 
children? If this is the case, then the problems that are present regarding access, 
street parking in this very narrow residential road on yellow lines and blocking 
access to properties and the noise of banging car doors and crying children, will be 
greatly exacerbated. 
 
The parking problems in Carlyle Walk are horrendous at times, and the weekends 
are a relief. We have had difficulty on numerous occasions trying to enter or leave 
our property, by parents of nursery children parking across our driveway, which 
incidentally itself is covered by double yellow lines, Often the cars are devoid of 
drivers, as they take their child/children into the nursery, and if there is a driver in 
the vehicle, they state that they will only be parked for 2 minutes. This is ridiculous 
as the time needed to wait for staff, and hand over the child/children, takes a lot 
longer, especially if there are a number of parents waiting in the car park. This in 
itself is a worry with Health and Safety, having young children running about in a car 
park with the movement of vehicles. 
 
We appreciate that anything we disagree with will not make any difference to the 
outcome, as this was displayed when the residents of Carlyle Walk objected to the 
large extension the nursery to house the babies and the residents stated the 
problems that would occur. We have been proved correct in our worries about this 
business being in this small, narrow residential street. 
 
Could you please acknowledge receipt of this e-mail. 
 
Yours sincerely, 
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Mrs. S. Ormston and Mr. R. Ormston 

6 Carlyle Walk Lincoln Lincolnshire LN2 4PW (Objects) 

Comment submitted date: Mon 25 Apr 2022 
My husband and I wish to object to this proposed retrospective planning application 
at the above address. Reasons for this are as follows: 
1. Shouldn't the Children 1st Nursery owners have applied for planning permission 
before any building began and notification of intent placed on their gates? It seems 
underhand that it has taken a resident's concern about the building being built and 
finished before the Council was alerted and a retrospective application at necessary. 
2. Carlyle Walk residents anticipate that this 'playroom' will instigate an increase in 
children numbers and thereby will raise the number of cars into Carlyle Walk (where 
we already have to accommodate Christ Hospital School traffic). The Nursery car 
park is taken up with staff parking minimising available spaces for parents and also 
staff parking in empty places in Carlyle Walk (which is only a narrow road) thereby 
forcing parent's cars to over spill onto the verges, on top of the yellow lines and 
across resident's drives. The parents and children have to queue in the car park 
sometimes for up to 20mins. for admittance into and picking up from the Nursery 
entrance with cars clipping their heels and exposing young lungs to exhaust fumes. 
This facility has an over capacity of children and cars already. 
3. The newly erected building is of a modern design and doesn't blend with the main 
house and is easily visible above the Nursery wall and from our homes. As this 
building is wooden and stands very close to a wooden fence and the public highway, 
this constitutes a fire risk. 
Will you please take our concerns about this application very seriously. Surely 
children of this age would benefit more having free running and playing space on 
site. 
Please will you acknowledge receipt of this objection to the above proposal? 
 
Janet and David Simpson 

5 Darwin Court Lincoln Lincolnshire LN2 4RY (Objects) 

Comment submitted date: Wed 13 Apr 2022 
Concerned about the extra noise and projectiles that are thrown over the fence 
between my property and 145 Wragby Road if this area is to be used more regularly 
by unruly and uncontrolled children 
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Application Number: 2022/0385/HOU 

Site Address: 17 Hamilton Road, Lincoln, Lincolnshire 

Target Date: 13th July 2022 

Agent Name: Rob Bradley Building Design Ltd 

Applicant Name: Mr C Fletcher and Ms S Harrison 

Proposal: Erection of a single storey side and rear extension 

 
Background - Site Location and Description 
 
The application is for the erection of a single storey extension to the rear of 17 Hamilton 
Road, which also sits to the side of an existing two storey rear off-shoot. The proposed 
plans also include details of a loft conversion and the installation of rooflights to the rear 
and front roof slopes, although these works do not require the benefit of planning 
permission. 
 
The circa 1890s application property is a two storey semi-detached dwelling located on the 
south side Hamilton Road. The property is adjoined to 19 Hamilton Road to the west with 
15 Hamilton Road beyond the opposite side, east boundary. To the rear of the site is the 
garden of 22 St. Catherines Grove. 
 
The property is located within the St. Catherines Conservation Area.   
 
The application is being presented to Members of the Planning Committee as the applicant 
is an employee of the authority. 
 
Site History 
 
No relevant site history. 
 
Case Officer Site Visit 
 
Undertaken on 9th June 2022. 
 
Policies Referred to 
 

 Policy LP25 The Historic Environment 

 Policy LP26 Design and Amenity 

 National Planning Policy Framework  
 
Issues 
 

 Visual Amenity and Character and Appearance of the Conservation Area 

 Residential Amenity 
 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted January 2018.  
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Statutory Consultation Responses 
 

Consultee Comment  

 
Highways & Planning 

 
Comments Received 
 

 
Public Consultation Responses 
 
No responses received. 
 
Consideration 
 
Visual Amenity and Character and Appearance of the Conservation Area 
 
There is an original two storey off-shoot to the rear of the property, in between this and the 
boundary sits an existing conservatory. The proposed extension would replace the 
conservatory, in-filling the gap up to the west boundary with the adjoining semi, 19 
Hamilton Road.  
 
The extension would have the same projection as the off-shoot, measuring 4.6m deep x 
3m wide. It would be constructed with bricks to match the existing dwelling with black 
aluminium framed windows and bi-fold doors to the rear elevation. The flat fibreglass roof 
would have a slight overhang and would incorporate a black UPVC roof lantern. The 
proposal is similar to the neighbouring extension at 19 Hamilton Road; this structure also 
in-fills the gap up to the boundary and is of flat roof design with roof lantern and full height 
glazing to the rear elevation. 
 
Officers have no objection to the scale of the single storey structure and consider that it 
would sit comfortably on the dwelling. The bricks will match the existing dwelling although 
the design of the extension is clearly a modern addition. However, officers have no 
objection in principle to this approach and consider that the structure would complement 
the property, in the same way as the extension to the neighbouring no. 19.  
 
There are no public views of the rear of the site, but in any case, officers are satisfied that 
proposal would sympathetically complement the architectural style of the property and 
local surroundings, in accordance with Central Lincolnshire Local Plan (CLLP) Policy 
LP26. 
 
Accordingly, officers are also satisfied that the character and appearance of the 
conservation area would be preserved, in accordance with CLLP Policy LP25.   
 
Residential Amenity 
 
The proposal would sit adjacent to the side, west boundary with 19 Hamilton Road. The 
neighbour’s extension sits adjacent to the boundary with the boundary beyond defined by 
an approximately 2m high brick wall and then an approximately 1.7m high fence.  
 
The proposal would not project beyond the neighbour’s extension, and it is therefore not 
considered that there would be any issues of the structure appearing overbearing or 
resulting in loss of light. Any overlooking from the bi-fold doors proposed within the rear 
elevation would be mitigated by the boundary treatment. 
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Similarly, to the above relationship, the proposal would not project beyond the applicant’s 
existing off-shoot, and therefore would not appear unduly overbearing or cause loss of 
light to the occupants of 15 Hamilton Road to the east. The boundary with this property is 
defined by an approximately 1.2m high wall with a number of trees and shrubs extending 
above this. Officers do not consider that the proposal would introduce a substantially 
different or harmful level of overlooking towards this property.   
 
There would be no impact on the occupants of 22 St. Catherines Grove to the rear given 
the position of the applicant’s existing outbuilding adjacent to the boundary.  
 
There are no other properties in the vicinity which would be affected by the proposal and 
officers are therefore satisfied that the development would not cause undue harm to the 
amenities which occupiers of neighbouring properties may reasonably expect to enjoy. 
The proposal would therefore be in accordance with CLLP Policy LP26. 
 
Application Negotiated either at Pre-Application or During Process of Application 
 
No. 
 
Conclusion 
 
The scale and design of the proposed extension is acceptable and would complement the 
original architectural style of the property and surrounding area, preserving the character 
and appearance of the conservation area. The proposal would also not cause undue harm 
to the amenities which occupiers of neighbouring properties may reasonably expect to 
enjoy. The application would therefore be in accordance with the requirements of CLLP 
Policies 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 

 Development in accordance with approved plans 
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17 Hamilton Road Plans, Photos and Consultation Responses 

 

 

 

 

Site location plan 
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Proposed ground floor plan 
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Proposed rear elevation 
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Proposed side, west elevation 

Rear elevation and side boundary with 19 Hamilton Road 
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Side boundary with 15 Hamilton Road 

Rear boundary with 22 St. Catherines 
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Application Number: 2022/0251/RG3 

Site Address: City Crematorium, Washingborough Road, Lincoln 

Target Date: 30th June 2022 

Agent Name: Evans McDowall Architects 

Applicant Name: Mr Simon Colburn 

Proposal: Erection of a second chapel including associated infrastructure 
and landscaping 

 
Background - Site Location and Description 
 
This application is a resubmission of the previously approved second chapel at the City 
Crematorium. The application seeks to provide a further 3 years to commence works 
following the expiration of the existing permission in July 2022. 
 
The proposal is to build a second chapel to the east side of the existing building with capacity 
for up to 50 people and with its own dedicated cremator. 
 
The application is before Planning Committee as the applicant is the Council. 
 
Site History 
 
2019/0413/RG3 - Proposed renovation and extension of the existing chapel and book of 
remembrance building, including over cladding the existing building and replacement of 
existing windows and doors with associated additional 81 car parking and landscaping 
(phase one). 
 
2019/0414/RG3 - Proposed Second Chapel including associated infrastructure and 
landscaping (phase two). 
 
2019/0783/RG3 - Erection of a temporary chapel with associated facilities, vehicular and 
pedestrian access. 
 
Case Officer Site Visit 
 
Undertaken on 15 May 2022 
 
Policies Referred to 
 

 National Planning Policy Framework  

 Policy LP1 A Presumption in Favour of Sustainable Development 

 Policy LP12 Infrastructure to Support Growth 

 Policy LP15 Community Facilities 

 Policy LP17 Landscape, Townscape and Views 

 Policy LP22 Green Wedges 

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

1. Accordance with National and Local Planning Policy 
2. Impact on Amenity of Neighbouring Uses 
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3. Impact on Visual Amenity  
4. Highway Safety, Access, Parking and Surface Water Drainage 
5. Impact on Trees, Landscaping and Ecology 

 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted January 2018.  
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Highways & Planning 

 
Comments Received 
 

 
Environment Agency 

 
No Comments 
 

 
Public Consultation Responses 
 

Name Address    

Richard Wright Upper Witham Internal Drainage Board 

 
Consideration 
 

1. Accordance with National and Local Planning Policy 
 

Paragraph 11 of the NPPF outlines that decisions should apply a presumption in favour of 
sustainable development. 
 
For decision taking, this means approving development proposals that accord with an up-
to-date development plan without delay. 
 
Paragraph 130 states that planning decisions should ensure that developments: 
 

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

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

effective landscaping; 
 

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

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

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

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

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

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

 
Paragraph 134 states that great weight should be given to outstanding or innovative designs 
which promote high levels of sustainability, or help raise the standard of design more 
generally in an area, so long as they fit in with the overall form and layout of their 
surroundings.  
 
The application is for the enhancement of existing facilities at the City Crematorium therefore 
the following policies within the Central Lincolnshire Local Plan are entirely relevant. 
 
Policy LP1: A Presumption in Favour of Sustainable Development 
 
When considering development proposals, the Central Lincolnshire districts will take a 
positive approach that reflects the presumption in favour of sustainable development 
contained in the National Planning Policy Framework. Planning applications that accord with 
the policies within the Local Plan should be approved without delay, unless material 
considerations indicate otherwise.  
 
Policy LP12: Infrastructure to Support Growth 
 
The proposals would improve the overall level of service and would be supported by an 
increased provision of car parking to remediate the existing lack of car parking. The 
movement of traffic would not therefore be considered to have a harmful impact upon the 
existing infrastructure capacity. 
 
Policy LP15: Community Facilities 
 
All development proposals should recognise that community facilities are an integral 
component in achieving and maintaining sustainable, well integrated and inclusive 
development. The redevelopment or expansion of the existing facility to extend or diversify 
the level of service provided will be supported by the policy. 
 
Policy LP17: Landscape, Townscape & Views 
 
Policy LP17 states that proposals should have particular regard to maintaining and 
responding positively to any natural and man-made features within the landscape and 
townscape which positively contribute to the character of the area. All development 
proposals should take account of views in to, out of and within development areas: schemes 
should be designed (through considerate development, layout and design) to preserve or 
enhance key local views and vistas, and create new public views where possible. 
 
As set out within the design and access statement the proposals have been developed to 
enhance the architectural quality of the existing building and complement the existing mature 
landscape. Where possible existing tree planting has been retained, with significant new 
landscaping proposals planned across the site to enhance the existing natural environment. 
 
Careful consideration has been taken to respect views into the site and also views from 
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within the site boundary to enhance the setting of the existing building and the visitor 
experience. 
 
Policy LP22: Green Wedges 
 
Policy LP22 states that planning permission will not be granted for any form of development, 
including changes of use, unless: 
 

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

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

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

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

 
d. the maintenance and enhancement of the network of footpaths, cycleways and 

bridleways, and their links to the countryside, to retain and enhance public access, 
where appropriate to the role and function of the Green Wedge; 

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

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

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

a. Make effective and efficient use of land; 
 

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

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

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

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

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

 
h. Provide well designed boundary treatments, and hard and soft landscaping that 
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reflect the function and character of the development and its surroundings; 
 

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

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

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

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

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

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

m. Compatibility with neighbouring land uses; 
 

n. Overlooking; 
 

o. Overshadowing; 
 

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

2) Impact on Amenity of Neighbouring Uses 
 
The site is located within an area surrounded by minimal built development. To the east of 
the application site is the bowling alley, whilst to the west is the main crematorium building. 
To the south of the site a single dwelling sits a significant distance away from the proposed 
chapel building. 
 
The new chapel would be single storey and surrounded by significant landscaping and as a 
consequence the impact on the amenity of neighbouring uses is negligible and would not 
result in any harm. 
 

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

 
The applicants have submitted a detailed Transport Assessment following discussions with 
the Highway Authority at the pre-application stage, formally scoping out the requirements of 
the assessment. A detailed surface water assessment has also been submitted which is 
satisfactory. The Highway Authority has no objections to the proposed extension, provided 
that suitability of the surface water drainage methods as proposed within the included 
drainage scheme are tested. 
 

5) Impact on Trees, Landscaping and Ecology 
 
The submitted ecological appraisal report also demonstrates the proposals are to have 
minimal impact on local wildlife. A number of landscape measures are also proposed as part 
of the development which will enhance the ecological value of the site. The extension of the 
car park will result in the removal of a select number of trees and a detailed landscaping 
report that accompanies the application proposes new tree planting as well as extensive 
new shrub and associated planting. 
 
Conclusion 
 
The proposal is of the same high quality as the proposal for the refurbishment of the existing 
building and is capable of being undertaken without causing harm to amenity, neighbours 
or other material planning considerations. 
 
Recommendation 
 
That the application is Granted Conditionally 
 
Recommended conditions 
 
1. Development to commence within three years 
2. Development in strict accordance with the approved drawings 
3. Drainage method suitability tested and implemented on site 
4. Details of a membrane to be installed suitable for the intended use 
5. New landscaping undertaken during next available planting season 
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2022/0251/RG3 – Drawings and Site Photographs 

 

Site Location 
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Site masterplan 
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Floor Plan 
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Elevations 
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Site photos 

 

 

 

238



 

 

 

239



 

 

 

240



 

241



This page is intentionally blank.



2022/0251/RG3 – Written Representations 
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Application Number: 2022/0353/FUL 

Site Address: Land Between 1 and 9-11 Greetwell Gate, Lincoln, 

Lincolnshire 

Target Date: 1st July 2022 

Agent Name: MDK Architects Ltd 

Applicant Name: Mr Matthew Hillman 

Proposal: Siting of a mobile unit for use as a temporary welfare centre 
and use of existing garages as storage for building materials 
on a permanent basis 

 
Background - Site Location and Description 
 
The application proposes permanent use of the site for a welfare centre. The welfare 
centre would be in use every three out of 12 weeks. The application has been submitted 
by City of Lincoln Council and the site would be used by employees in line with their duties 
of carrying out repairs to council houses. A previous application granted temporary 
consent for the same use under application 2020/0731/RG3 which expired on 31st March 
2021. A further application was submitted and granted to extend the use until 12th 
December 2021 under application 2021/0301/RG3 
 
The site is located on Greetwell Gate, a one-way street running from Wragby Road to 
Eastgate. To the east of the site is a public house, whilst to the west is No. 1 Greetwell 
Gate, a Grade II listed house. To the south of the site are residential properties accessed 
from Winnowsty Lane and Wainwell Mews. On the opposite side of Greetwell Gate is a 
City Council owned public car park and two semi-detached properties on the corner of 
Greetwell Gate/Langworthgate. The site is located within the Cathedral and City Centre 
Conservation Area No. 1. 
 
The application is brought before Planning Committee as the proposal is made by the City 
of Lincoln Council on council owned land. 
 
Site History 
 

Reference: Description Status Decision Date:  

2020/0731/RG3 Siting of a mobile unit 
for use as a temporary 
welfare centre. Use of 
existing garages as 
storage for building 
materials. 

Granted 
Conditionally 

3rd December 
2020  

2021/0301/RG3 Extension of existing 
permission 
(2020/0731/RG3) for the 
siting of a mobile unit for 
use as a temporary 
welfare centre until 12th 
December 2021. 

Granted 
Conditionally 

1st July 2021  

2020/0694/RG3 Installation of brick 
boundary wall with 
gates (additional 
documents submitted) 

Granted 
Conditionally 

3rd December 
2020  
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Case Officer Site Visit 
 
Undertaken on 16th June 2022’ 
 
Policies Referred to 
 

 Policy LP25 The Historic Environment 

 Policy LP26 Design and Amenity 

 National Planning Policy Framework  
 
Issues 
 

 Acceptability of Use 

 Impact on Residential Amenity 

 Visual Amenity and the Impact on the Character and Appearance of the 
Conservation Area and Adjacent Listed Building 

 Highway Safety 
 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted January 2018.  
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Highways & Planning 

 
Comments Received 
 

 
Public Consultation Responses 
 

Name Address                                                                   

Carole Morgan 43 Greetwell Gate 
Lincoln 
Lincolnshire 
LN2 4AW 
      

 
Consideration 
 
Policy Background 
 
Paragraph 192 of the NPPF (2019) requires local planning authorities to take account of 
the following issues in determining applications which may affect heritage assets and their 
settings; 
 

a. the desirability of sustaining and enhancing the significance of heritage assets and 
putting them to viable uses consistent with their conservation; 

b. the positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality; and 

c. the desirability of new development making a positive contribution to local character 
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and distinctiveness. 
 
Policy LP25 'Historic Environment' of the Central Lincolnshire Local Plan is permissive of 
proposals which preserve and enhance features that contribute positively to the area's 
character, appearance and setting.  
 
Policy LP26 states that "The amenities which all existing and future occupants of 
neighbouring land and buildings may reasonably expect to enjoy must not be unduly 
harmed by or as a result of development." 
 
Acceptability of Use 
 
The use of the site as a Welfare Centre with a temporary mobile unit was previously 
granted by Planning Committee under application 2020/0731/RG3 until 31st March 2021 
and 2021/0301/RG3 until 12th December 2021. The application now seeks to use the site 
in the same manner permanently albeit the unit would remain on the site at all times. 
 
The supporting statement submitted with the application states that the change of use of 
the site would support the City Council's pilot scheme 'Scheduled Repairs'. The pilot 
started due to covid restrictions which dealt with a backlog of repairs but also aimed to 
reduce carbon emissions and improve customer service for council tenants. The statement 
details that due to the Covid pandemic, the previously used welfare facilities for the repairs 
team as well as the previously used storage facilities are no longer suitable. The applicant 
states that due to the effectiveness of the scheme during the pandemic they now seek 
permanent use of the site. 
 
The actual use of the site would be as previously approved in three week blocks; although 
the applicant has applied for use of the site every four weeks out of every 12 to allow 
materials to be dropped off the week before each block begins, should this be required. 
The use of the welfare facility is therefore required every four weeks out of 12. Whilst there 
would be a supervisor on site daily from 7:30am- 4:00pm, opening hours for operatives 
would be restricted between 10am and 2:30pm Monday to Friday with a likely trip 
generation of 15 vehicles per day. The welfare unit would remain on the site at all times. 
 
In terms of planning policy, the site is within an unallocated area within the Central 
Lincolnshire Local Plan and the proposal would not contravene local plan policy in 
principle with regard to the use of the site, subject to other the issues as considered below: 
 
Impact on Residential Amenity 
 
The site is located between the Morning Star Public House to the east and No. 1 Greetwell 
Gate to the west. No. 1 is a residential property although it appears to be currently 
unoccupied. Residential properties are also located to the south, with Winnowsty House 
and Mews Cottages to the rear of the site.  
 
The layout drawing submitted with the current application shows the same layout as 
previously approved. The position of the welfare unit would be towards the rear of the site, 
partially behind the side extension to No. 1 Greetwell Gate. Its position would allow space 
for two vehicles to enter the site. With regard to the welfare unit itself, it would measure 
3.6m long x 2.3m wide and 2.45m high. The proposed position of the unit would be 
adjacent to the boundary with No. 1 Greetwell Gate, although it is not considered at the 
proposed scale that it would cause undue loss of light or that it would appear overbearing 
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when viewed from this neighbouring property. 
 
The use was originally granted temporary consent in December 2020 therefore the 
proposed application to make the use permanent would not result in an increased level of 
activity beyond that currently experienced. In any case, the use of the site as welfare 
facilities/storage is unlikely to be a use which creates excessive noise. Furthermore, hours 
of operation for operative visits would be restricted to between 10:00am and 2:30pm, for a 
maximum of 4 weeks in every 12. Whilst the original application received a number of 
objections, the current application has received only one suggesting that the use has not 
caused the level of disturbance originally anticipated by neighbouring properties while it 
has been in operation. It is however, considered prudent to propose conditions to ensure 
the use only operates for the proposed 4 weeks out of 12 and for the hours proposed 
between 10am and 2:30pm.  
 
Subject to the aforementioned conditions, it is considered that the proposal can be 
undertaken in a manner that would not cause undue harm to the amenities which 
neighbouring occupiers may reasonably expect to enjoy, in accordance with CLLP Policy 
LP26. 
 
Visual Amenity and the Impact on the Character and Appearance of the Conservation 
Area and Adjacent Listed Building 
 
The site has seen investment through refurbishment of the garages on the site and the 
erection of the boundary wall to the entrance of the site. These have both brought visual 
improvements when viewed from Greetwell Gate. Whilst the mobile unit would be visible 
above the wall, it is considered to be a marginal distance above and would not result in 
significant harm to the character and appearance of the conservation area or to the setting 
of the adjacent listed building. 
 
It is, therefore, considered that the proposal would preserve the character and appearance 
of the conservation area, in accordance with Policy LP25 of the Local Plan and relevant 
guidance contained within the National Planning Policy Framework (2019). Consequently, 
the proposed development is in accordance with the duty contained within section 16(2) of 
the Planning (Listed Buildings and Conservation Areas) Act 1990. 
 
Highway Safety 
 
The neighbour objection to the application raises concerns with increased traffic. However, 
the application shows availability for parking for two vehicles to enter at any one time with 
an area for turning to enable vehicles to leave the site in a forward gear. As a former 
lock-up garage site, the access is long established and would not be altered as part of this 
application. The applicant confirmed that a transit sized vehicle would be largest using the 
site in terms of the council fleet. A larger vehicle maybe required for deliveries, but this 
would not be a regular occurrence.  
 
The Highway Authority have been consulted on the proposals and have raised no 
objections. It is therefore considered highway safety would not be harmed by the proposal.  
 
Financial Implications 
 
None. 
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Legal Implications 
 
None. 
 
Equality Implications 
 
None. 
 
Conclusion 
 
The proposed use of the site as a welfare centre would not cause harm to the overall 
character and appearance of the conservation area would not cause undue harm to 
residential amenities in accordance with LP25 and LP26 Central Lincolnshire Local Plan 
and the National Planning Policy Framework. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That the application is granted with the conditions below 
 
Standard Conditions  
 
01) The development must be begun not later than the expiration of three years 

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

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

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

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

plans. 
 
Conditions to be Adhered to at all Times 
 
3) The welfare unit shall be used by operatives between the hours of 10:00am - 

2:30pm every 4 weeks out of 12 only. 
   
  Reason. In order to protect residential amenity. 
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Site Location Plan 
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Application Number: 2022/0465/PAD 

Site Address: 90 Outer Circle Drive, Lincoln, Lincolnshire 

Target Date: 13th July 2022 

Applicant Name: City of Lincoln Council 

Proposal: Determination as to whether or not prior approval is required for 
the demolition of 90 Outer Circle Drive. 
 

 
Background - Site Location and Description 
 
The application seeks to confirm whether prior approval is required for the demolition of a 
No. 90 Outer Circle Drive a 2 bedroomed detached bungalow. The property has been 
empty for approximately 18 months and the property has fallen in to disrepair.  
 
The application is to determine whether prior approval is required and should be granted 
for the method of demolition and the restoration of the site. 
 
The application is brought to Planning Committee as it is submitted by the City of Lincoln 
Council on Council owned land. 
 
Site History 
 
No relevant site history. 
 
Case Officer Site Visit 
 
Undertaken on 16th June 2022. 
 
Policies Referred to 
 

 National Planning Policy Framework  
 
Issues 
 

 Schedule 2, Part 11, Class B of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 requires applicants to apply to the local 
planning authority for a determination as to whether the prior approval of the 
authority will be required as to the method of demolition and any proposed 
restoration of the site. 

 
Consultations 
 
The LPA is not required to notify neighbours as part of this type of application. However, it 
does require the developer to display a site notice for a minimum period of 21 days of the 
28 days beginning with the date on which the application was submitted to the LPA. 
 
Consideration 
 
Under the provisions of Class B (demolition of buildings), Part 11, Article 3, Schedule 2 of 
The Town and Country Planning (General Permitted Development) (England) Order 2015 
(as amended), the LPA has 28 days to determine as to whether prior approval will be 
required for (1) the method of demolition and (2) any proposed restoration of the site. 
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Under Class B these are the only two matters which can be considered. No other planning 
considerations such as the principle of demolition or impact on parking provision can be 
undertaken. The applicant is only required to submit a written description of the proposed 
demolition works and confirmation that a notice has been displayed at the site. There is no 
requirement for the LPA to undertake any public consultation. 
 
Method of Demolition 
 
The applicant has stated that the demolition will be via a dismantling or deconstruction 
method. The asbestos and rubble created by the demolition will be carefully removed from 
the site and properly disposed of. 
 
In the event of asbestos being present then its removal would be covered by the Control of 
Asbestos Regulations 2012. 
 
Restoration of the Site 
 
The building will be removed in its entirety including foundations. The council will maintain 
it as a grassed area moving forward in line with the rest of the estates grass cutting 
programmes.   
 
Prior approval is required for the demolition; however, the applicant has provided adequate 
information of the proposed method of demolition and reinstatement of the land, and these 
are considered acceptable. It is therefore recommended that prior approval is required and 
approved. 
 
Financial Implications 
 
None. 
 
Legal Implications 
 
None. 
 
Equality Implications 
 
None. 
 
Conclusion 
 
The proposed demolition works satisfy the criteria and conditions of Schedule 2, Part 11, 
Class B of The Town and Country Planning (General Permitted Development) (England) 
Order 2015 (as Amended). Prior approval details have been received as part of the 
submission, and these details are considered to be adequate/ satisfactory for the purposes 
of this prior approval notification application.  
 
Application Determined within Target Date 
 
Yes. 
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Recommendation 
 
Prior Approval is Required and Approved subject to following standard conditions 
 
Conditions 
 

 Development carried out within 5 years 

 Development carried out in accordance with the submitted plans  
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2022/0465/PAD - 90 Outer Circle Drive, Lincoln, LN2 4JL 

 

Site Plan 

 

 

 

Photographs 
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Application Number: 2022/0134/HOU 

Site Address: 152 Boultham Park Road, Lincoln, Lincolnshire 

Target Date: 16th April 2022 

Agent Name: Misura Architectural Design 

Applicant Name: Mrs G Clayton-Hewson 

Proposal: Erection of a two storey side extension with car port at ground 
floor 

 
Background - Site Location and Description 
 
The application property is located on the north side of Boultham Park Road, a two storey 
detached dwelling in an established residential area.  
 
The proposed extension would measure 3metres in width and 7.2metres in depth. It would 
sit just below the ridge height of the existing property. The application proposes an 
additional bedroom and bathroom at first floor and a void to the ground floor.   
 
The extension would sit to the east of the existing property up to the boundary with the 
adjacent property at 150 Boultham Park Road.  
 
The application is brought before Planning Committee as the applicant is married to a City 
Councillor.  
 
Site History 
 
No relevant site history. 
 
Case Officer Site Visit 
 
Undertaken on 07/04/2022 and 15/05/2022 
 
Policies Referred to 
 

 National Planning Policy Framework 

 Central Lincolnshire Local Plan Policy LP26  
 
Issues 
 

 Visual Amenity  

 Residential Amenity 

 Technical Matters  
 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted January 2018.  
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Highways & Planning 

 
Comments Received 
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Consultee Comment  

 

Upper Witham Internal Drainage Board  
 

Comments Received 

 
Public Consultation Responses 
 

Name Address       

Mr Peter Tully 150 Boultham Park Road 
Lincoln Lincolnshire LN6 7TF 
  

 
Consideration 
 
Principle of the Development 
 
The principle of extending a property in a residential area is accepted subject to meeting 
the amenity and design criteria set out in Central Lincolnshire Local Plan Policy LP26. 
 
Visual Amenity 
 
The proposal would use appropriate, high quality materials to match the existing property 
which reinforce local distinctiveness. The extension would be of a scale and mass in 
keeping with the host property and neighbouring properties and as such would accord with 
local plan policy.  
 
Residential Amenity 
 
The proposal has received an objection from the neighbouring property, 150 Boultham 
Park Road. The issues raised are: 
 

 Object to the new extension running into my drain and manhole. 

 The plans look to show the extension to be right to the boundary of the property 
adjacent to 150 BPR, which is not an issue as such; however, it would mean that 
the gutter, soffit and part of the roof would encroach onto 150 BPR. Therefore, 
should I wish to build an extension at some time in the future it would become an 
issue. If the extension is in line with the garage at the rear of 152 BPR then it 
possibly would not become an issue, there may be enough room for the gutter and 
roof to sit in the dividing air space. 

 The gable end of my current single storey extension has 3 x vents; I would need 
reassurance that I have access to them as and when necessary. 

 The supporting Pillar at the rear of the extension will be partly on my property or will 
butt up/be very near to my single storey extension at 150 BPR. This means the 
footings on my extension will potentially be disturbed and undermined. 

 
The amenities which all existing and future occupants of neighbouring land and buildings 
may reasonably expect to enjoy must not be unduly harmed by or as a result of 
development. The proposal would not result in any overlooking or loss of light to the 
adjacent property and is of a scale and design that would not result in overbearing. The 
issues raised by the neighbour have been passed on to the agent who has agreed to meet 
with the neighbour to discuss the concerns. The gutter can be designed so that it doesn’t 
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overhang the boundary and the Building Regulations process ensures that the foundations 
for the extension would be suitable and would not impact on the neighbouring property.  
 
Technical Matters 
 
The Highways Authority have no objections to the proposal.   
 
A scheme for surface water drainage would be conditioned as part of the consent to 
ensure that the system, whether mains drains or SUDs, has sufficient capacity to accept 
any additional Surface Water. 
 
Conclusion 
 
The proposal would have no adverse impact on visual or residential amenity and as such 
would accord with Local Plan Policy LP26. 
 
Application Determined within Target Date 
 
Yes – with an extension of time.  
 
Recommendation 
 
That the application is Granted Conditionally.  
 
Conditions 
 

 Works to commence within 3 years  

 Works to be in accordance with the plans  

 Samples of the materials  

 Surface water drainage scheme 
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Plans  

Site Location Plan  

 

 

Elevations 
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Floor Plans 
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Site Photos 
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Consultee Comments  
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Neighbour Comments  
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