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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 7 September 2022 

 
Present: Councillor Naomi Tweddle (in the Chair),  

Councillor Bob Bushell, Councillor Debbie Armiger, 
Councillor Biff Bean, Councillor Chris Burke, Councillor 
Liz Bushell, Councillor Gary Hewson, Councillor 
Rebecca Longbottom, Councillor Mark Storer, Councillor 
Thomas Dyer and Councillor Rachel Storer 
 

Apologies for Absence: Councillor Bill Mara and Councillor Edmund Strengiel 
 

 
27.  Confirmation of Minutes -10 August 2022  

 
RESOLVED that the minutes of the meeting held on 10 August 2022 be 
confirmed and signed by the Chair as a true record. 
 

28.  Declarations of Interest  
 

No declarations of interest were received. 
 

29.  Member Statements  
 

In the interests of transparency: 
 

 Councillors Hewson and C Burke wished it to be recorded in relation to 
Item No 4 (a) of the agenda, 471-480 High Street, Lincoln, that they sat on 
the board of the Upper Witham Drainage Board, but had no interest in the 
matter to be determined. 

 
30.  Update Sheet  

 
An update sheet was circulated in advance of the meeting, which included: 
 

 An additional consultation response in respect of agenda Item No 4(a) 
471-480 High Street, Lincoln (2021/0598/FUL) 
 

 An additional consultee response and an updated officer recommendation 
in respect of agenda Item No 4(b)-Lincolnshire Sports Partnership, 
Tanners Lane, Lincoln (2021/0584/FUL) 

 

 Additional consultee responses and photographs in respect of agenda 
Item No 4 (c) Garage Court, Derwent Street, Lincoln (2022/0542/RM) 

 
RESOLVED that the update sheet be received by Planning Committee 
 

31.  Confirmation of Tree Preservation Order No.172  
 

Kieron Manning, Assistant Director, Planning: 
 

a. advised members of the reasons why a temporary tree preservation order 
made by the Assistant Director for Planning under delegated powers 
should be confirmed at the following site:  
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 Tree Preservation Order 172: 1 no. Acer Pseudoplatanus 
(Sycamore) and 1 no Aesculus Hippocastanum (Horse Chestnut) 
tree in the back garden of Greestone House, Greestone Place, 
Lincoln, LN2 1PP  
 

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

c. reported that the making of any Tree Preservation Order was 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, however, this 
was contained within existing staffing resources  
 

d. reported that the initial 6 months of protection for these trees would come 
to an end for the Tree Preservation Order on 26 November 2022  
 

e. confirmed that the reason for making a Tree Preservation Order on this 
site was as a result of an application by the occupier to fell both of the 
trees; the trees were located within a Conservation Area, and it was 
through the assessment process that the Arboricultural Officer identified 
they were worthy of a Tree Prevention Order to ensure their protection in 
the future.  
 

f. advised that following a one month consultation period, no objections had 
been received to the order  
 

g. advised that confirmation of the Tree Preservation Order here would 
ensure that the tree could 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 
one of the Councils priorities of enhancing our remarkable place.  

 
RESOLVED that Tree Preservation Order No 172 be confirmed without 
modification and that delegated authority be granted to the Assistant Director of 
Planning to carry out the requisite procedures for confirmation. 
 

32.  Applications for Development  
33.  471 - 480 High Street, Lincoln  

 
The Planning Team Leader: 
 

a) described the application site, located at the south end of the High Street 
on the eastern side, previously part of a Peugeot Garage which was now 
vacant, and included the former United Reform Church to the boundary of 
the site fronting High Street 
 

b) added that the site lay adjacent to the South Park/St Catherines 
roundabout, with Sincil Dyke located to the south, residential properties on 
the other side of the bank fronting South Park, and residential properties 
to the north lining Spencer Street 
 

c) confirmed that the site was situated within the St Catherines Conservation 
Ara No 4 
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d) stated that the scheme was submitted by Torsion Care, also the applicant 
for a planning permission recently granted to build a care home fronting 
High Street (2021/0597/FUL); whilst the applications had been submitted 
separately due to funding arrangements, the applicant intended to 
construct the two schemes simultaneously should the current application 
be granted 

 
e) advised that planning permission was sought for a new building comprising 

20 retirement living apartments and conversion of the former United 
Reform Church to form 5 residential flats; the new building would be 
accessed via Cross Spencer Street with provision of 27 car parking 
spaces on the site including accessible spaces, an attenuation pond, 
refuse and cycle storage 
 

f) added that the proposals included demolition of the former Abacus Motor 
Group Showroom and ancillary motor repair buildings 
 

g) reported that pre-application discussions had taken place and further 
discussions had continued throughout the application process with the 
applicant and their architect; revisions had been submitted to address 
officer concerns regarding overlook, design and access 
 

h) 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 LP11: Affordable Housing 

 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 

 PolicyLP27: 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 Area 

 Policy LP35: Lincoln’s Regeneration and Opportunity Areas 

 National Planning Policy Framework 
 

i) 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 the Residential Amenity 

 Highways and Drainage 

 Archaeology 
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 Contamination 

 Other Issues 
 

j) outlined the responses made to the consultation exercise 
 

k) referred to the Update sheet which contained an additional response 
received in respect of the proposed application for development 

 
l) 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 CCLP Policies and the NPPF. 

 
Ian Ward, representing the applicant, Torsion Care, addressed Planning 
Committee in support of the application, making the following points: 
 

 His company was expert in delivering communities for people to live, 
building modern care homes, assisted living, and extra care facilities of the 
future. 

 They operated across the country including Lincolnshire and the East 
Midlands. 

 It was considered that the best use for the site was the establishment of a 
care home and retirement apartments. 

 The applicant had worked  jointly alongside the case officer to arrive at the 
best possible scheme for the area. 

 He referred to objections regarding potential overlooking onto South Park 
resulting from the Environment Agency having taken away trees; revisions 
had taken place to the scheme to address officer concerns regarding 
overlooking, design and access. 

 The proposed building had been reduced in size from four-storey to mainly 
two-storey along Sincil Dyke rising to three-storey on its western corner 
where it met the care home. 

 The number of units had been reduced to 20 residential units including the 
conversion of the existing former United Reform Church to form 5 
additional 5 residential apartments. 

 The width of Spencer Street was to be widened as part of the conditions of 
grant of planning permission for the care home. 

 There was provision of 27 car parking spaces for the retirement living 
accommodation, two of which would serve the units in the former United 
Reform Church. This exceeded the required number of car parking spaces 
for retirement homes. 

 His company specialised in the construction and operation of care facilities 
and community living. 

 The proposes scheme would be of significant benefit to the City of Lincoln 
Council; it would also encourage and support the local community 
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 He hoped Members would offer their support to the planning application 
before them this evening. 

 
The Committee discussed the content of the report in further detail. 
 
The following comments were received from members: 

 

 There had been a great deal of pre-application discussion to arrive at the 
present scheme. 

 There had been no objection from the Highways Authority in respect of 
access. 

 The care home scheme approved in April 2022 had been conditioned to 
prevent communal rooms on the second floor, south-side of the 
development being converted into habitable accommodation. 

 The previous scheme was important in reducing bed blocking in local 
hospitals.  

 The scheme before us this evening did not impose any issues with 
overlooking due to being reduced in height from 4 to in the main two 
storeys. 

 It was difficult to understand why living accommodation was prohibited in 
other areas of the City due to flood risk, and in this case ground floor 
accommodation was proposed next to Sincil Drain. 

 The proposed scheme would result in a massive change in demographics 
for the area, having great physical impact in a small heavily built up area. 

 Spencer Street was an unsuitable access for the amount of vehicles that 
would use the road. 

 It was pleasing to note that overlooking had been reduced in the revised 
plans, although there would still be an element present. 

 The site should be developed, however, a more radical approach was 
required. 

 The proposed building had a pleasing look. 
 
The following questions were received from members: 
 

 Were the alterations proposed to the Church purely internal? 

 Was it clear that policies LP11: Affordable Housing and LP9: Health and 
Wellbeing had been adhered to? The application should make sure the 
scheme met these policies to be viable. 

 S106 developer contributions had been requested in line with planning 
policy for affordable housing, playing fields/play space and the NHS. Why 
had the amount requested been reduced from £647,878.75 to £127,539? 

 Was the revised s106 figure arrived at before the reduction in the number 
of dwellings was agreed? 

 How was the viability clause administered logistically? 

 Had Policy LP10: Meeting Accommodation Needs been met in that the 
block overlooking the Sincil Drain had no lift to the upper floor? 

 Would there be a total of 20 retirement flats plus 5 in the Church for open 
use? 

 An energy efficiency statement was to be submitted later. Were there likely 
to be any changes made to the build in this respect, as a result? 
 

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

9



 In terms of energy efficiency, specified criteria must be met to reach the 
proposed EPC rating B, as detailed within the officer’s report. This 
standard was above that of building regulation requirements. A pre 
commencement condition was proposed for the submission of an energy 
statement detailing how these conditions would be met, subject to the 
agreement and satisfaction of Planning officers. 

 There would be the establishment of 20 retirement flats plus an additional 
5 on the open market in the former Church. 

 All the ground floor flats would be accessible. Policy LP10: Meeting 
Accommodation Needs, required 30% of the properties to be accessible, 
this number had been exceeded as part of the design of the scheme. 

 Alterations to the former United Reform Church involved no additional 
building construction. 

 The applicant had submitted a viability appraisal to show that the original 
proposed developer contribution rendered the scheme unviable. A viability 
expert chosen by officers and independent to the applicant had checked 
the revised submitted figure of £127,539, based on the original policy 
requirements. Each policy set out the reasons for the contribution required. 
National Planning Policy Framework dictated the rate to be applied, 
together with the process to deal with situations when the requirements 
could not be met by the developer. Both National Planning Policy 
Framework guidance and viability expert advice had been followed here. 

 
Councillor Burke advised that the Highways Authority had failed us in not 
objecting to the proposed development access on Spencer Street which was 
inadequate. He also suggested that members should request that national 
legislation be reformed as the development in its current format would put 
unacceptable pressure on local medical practices in meeting the demand of 
elderly residents  
 
Councillor Bob Bushell observed that although he was unhappy with the situation 
regarding reduced developer contributions, he accepted the constraints applied 
by National Planning Policy Framework. 
 
Councillor Dyer asked whether the updated figures had been reached before 
recent increases in costs of materials? 
 
The Planning Team Leader advised that the calculation had been reached fairly 
recently, about two months ago. 
 
Councillor Bean asked what role the applicant played in the viability study? 
 
The Planning Team Leader confirmed the process. The applicant was required to 
submit the viability appraisal costs in greater detail, which were then subject to 
officer and independent viability expert scrutiny to determine whether or not they 
were reasonable, based on widely accepted profit margin figures and National 
Planning Guidance.  
 
RESOLVED that authority be delegated to the Assistant Director of Planning to 
grant planning permission subject to the signing of an S106 agreement to secure 
contributions to affordable housing, local green infrastructure and the NHS, and 
also subject to the following conditions: 
 

 3 Year time limit for commencement 

 Development in accordance with approved plans 
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 Details of bat/bird boxes to be submitted 

 Details of external lighting to be submitted  

 Noise mitigation measures to be submitted 

 A scheme for electric vehicle charging points to be submitted 

 Contaminated land further information to be submitted 

 Anglian Water - details of foul drainage to be submitted 

 Details of materials to be submitted 

 Details of surface water drainage to be submitted 

 Details of landscaping to be submitted  

 Details of boundary walls and fences to be submitted 

 Archaeological WSI and foundation design 

 Construction of the development (delivery times and working hours) 

 Waste collection times to be restricted to avoid noise sensitive hours 

 Construction and Delivery Hours to be restricted to avoid noise sensitive 
hours 

 Highway construction management plan to be submitted 

 Stopping up of access on the High Street once new access is brought into 
use 

 
(Councillors Armiger, Dyer and Liz Bushell requested that their vote against this 
planning application be recorded.) 
 

34.  Lincolnshire Sports Partnership, Tanners Lane, Lincoln  
 

The Assistant Director of Planning: 
 

a) described the application site, located at the bottom of Tanners Lane, 
currently accommodating a two storey warehouse along the west 
boundary with a hardstanding and a number of adjoined portacabins to 
the east 
 

b) advised that the site was currently used by Lincolnshire Co-operative 
Society for storage, accessed to the east from the High Street, via the 
single width of Tanners Lane 
 

c) described the layout of the site as follows: 
 

 A small car park to the north, beyond which was the Coach House 
and Firth Court, both occupied as offices; 

 The Ritz (Weatherspoon’s) to the north east; 

 A service yard/car park to the east which sat to the rear of 137-140 
and 141 High Street, and shared access to the site from Tanners 
Lane; 

 A former chapel, 134 High Street, to the east of the service yard, 
that abutted Tanners Lane, now occupied by Flames of Lincoln; 

 Tanners Court to the south of the site, a three and four storey 
residential development; and 

 To the west Royal Mail Sorting Office. 
 

d) confirmed that the site was not situated within a Conservation Area 
although it was abutted to the north by the West Parade and Brayford 
Conservation Area, which also incorporated properties on the High Street 
to the east; whilst The Ritz, The Coach House and 134 High Street were 
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of significance, these were not listed and there were no other listed 
buildings in the vicinity 

 
e) advised that planning permission was sought for the erection of a single 

storey extension to the roof of the existing two storey warehouse and a 
four storey extension to the east elevation to facilitate the conversion to 21 
student cluster flats to accommodate in total 80 en-suite bed spaces along 
with shared communal areas 
 

f) reported that the extensions would be modern additions, intended to reflect 
and enhance the industrial character of the existing warehouse 
 

g) confirmed that there would be no on-site parking although cycle parking 
would be available within the landscaped forecourt, together with 
provision of an enclosed bin store 
 

h) reported that prior to the submission of the application, the site was subject 
to extensive pre-application discussions with the architect, applicant team, 
Planning Officer and Principal Conservation Officer; officers raised a 
number of concerns in terms of scale and massing of the extensions for 
the initial proposal, since then a number of alternative schemes had been 
considered prior to the formal submission of the current proposals 

 
i) 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 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 LP18:Climate Change and Low Carbon Living 

 Policy LP25: The Historic Environment 

 Policy LP26:Design and Amenity 

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

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

 National Planning Policy 

 Central Lincolnshire Developer Contributions Supplementary 
Planning Document 
 

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

 Principle of Use 

 Developer Contributions 

 Visual Amenity 

 Impact on t Residential Amenity and Neighbouring Uses 

 Noise 

 Access and Highways  

 Climate Change and Low Carbon Living 

 Flood Risk and Surface Water Drainage 
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 Contaminated Land 

 Archaeology 
 

k) outlined the responses made to the consultation exercise 
 

l) referred to the Update sheet which contained an additional response 
received in respect of the proposed application for development, together 
with an updated officer recommendation in respect of the proposed 
scheme for an additional condition to the standard archaeological 
conditions requiring evaluation trenching to be undertaken at the site  
 

m)  concluded that:  
 

 The principle of the use on the site, within the Central Mixed Use 
Area, was considered to be acceptable.  

 The retention of and works to the existing warehouse were 
welcomed, which would enhance its historic character.  

 The design and scale of the extensions were considered to be 
acceptable, complementing the original architectural style of the 
building and surroundings.  

 The proposals would therefore also preserve and enhance the 
views into and out of the conservation area.  

 Neither the use nor the external works would cause undue harm to 
the amenities of neighbouring properties or uses and, subject to 
appropriate noise mitigation measures, the development would 
provide an appropriate level of amenity for future occupants.  

 The site was in an accessible location, also offering cycle parking.  

 A S106 agreement would secure a financial contribution towards 
local healthcare infrastructure.  

 Matters relating to highways, climate change, flood risk, drainage, 
contamination and archaeology had been appropriately considered 
by officers and the relevant statutory consultees, and could be dealt 
with as required by condition.  

 The proposals would therefore be in accordance with the 
requirements of CLLP Policies LP1, LP2, LP9, LP12, LP13, LP14, 
LP16, LP18, LP25, LP26, LP33 and LP37, as well as guidance 
within the NPPF. 

 
Stuart Allcock, local business owner, addressed Planning Committee in objection 
to the proposed development, covering the following main points: 
 

 Tanners Lane was a very narrow access to the application site. 

 Tanners Lane serviced vehicular access for the businesses in occupancy 
at 137-141 High Street 

 The proposal would be similar to the halls of Residence at the University, 
with parents coming up the lane when students arrived and left at the end 
of term to drop off/pick up suitcases. 

 There was a small town car park to the rear of the 139-140 High Street, 
used by his staff and customers which he believed would be used by 
visitors to the proposed student accommodation, thus impacting on the 
operation of his business. 

 Putting a traffic order on the lane would not prevent this from happening.  

 The lane would be used by vehicles delivering takeaways, Amazon, 
supermarket deliveries etc. 
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 His customers would complain about this inconvenience in access to the 
car park behind his shop resulting in a loss of custom at Speedframe. 

 He hoped his views would be seriously considered. 
 
Adam Wilson, representing the agent for the proposed development, addressed 
Planning Committee in support of the planning application, covering the following 
main points: 
 

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

 This was a unique development. 

 The designers worked from a local practice most of whom lived in the City. 

 The development would have its own identity and raise the standard of 
student accommodation. 

 The site represented part of the industrial growth of the City, sympathetic 
ideas had been taken from the existing warehouse. 

 The applicant had worked through the objections received as part of the 
planning process. 

 A turning point for vehicles had been created on site. 

 Improvements to anti-social behaviour including a reduction in drug 
use/vandalism on Tanners Lane would be welcomed in the area. 

 The development would improve a forgotten street in a key location. 

 There had been no objection from the Highway Authority. 

 There would be no available parking, only a turning area for vehicles. 

 St Marks Shopping Area car parks were very close by for short-term use of 
students and their families on arrival/pick up times at end of term. 

 The design and context of the scheme was supported by planning officers. 

 As the City continued to grow there would be a finite number of buildings 
that could be converted to student accommodation. If this opportunity was 
not taken, purpose-built accommodation would not be available close to 
the University only further away in residential areas. 

 The style/atmosphere of the building would be pleasing. 

 The flats would be built in clusters with fewer bedrooms. 
 
The Committee discussed the content of the report in further detail. 
 
The following comments were received from members: 
 

 Tanners Lane was not pedestrian friendly, currently  consisting of a 
cobbled access road. 

 There had been no objection from the University regarding over 
intensification of student accommodation. 

 The operator of the accommodation should ensure it was well utilised by 
students, and provide opportunities for others to live there if not successful 
as such. 

 The accommodation was ideally situated close to the City Centre. 

 The concerns raised tonight by local businesses were understood. 

 There were car parking issues. 

 The Highways Authority had not objected to the proposal. If there became 
a problem related to student cars, local businesses should complain direct 
to Lincolnshire County Council as Highways Authority. 

 The area was not well lit for pedestrians access. 

 Royal Mail had also objected due to noise issues caused by their delivery 
office impacting on the student accommodation. 
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The Chair referred to conversations to be arranged between herself, the 
University and Planning Officers as to the current take up of student 
accommodation. She also highlighted that the Highways Authority had suggested 
a condition be imposed on grant of planning permission to manage drop 
offs/collections at the site.  
  
The following questions were received from members: 
 

 Developer contributions for student flats were limited. Was it possible to 
impose a condition for the development only to be used for student 
accommodation, to be referred back to Planning Committee for any 
proposed change of use? 

 Was it possible for members to request a Traffic Order be imposed on the 
site? 

 Who was responsible for Tanners Lane in its poor condition? 

 The plans provided an opportunity to revitalise a very run down area., 
could the condition of the access road be addressed as part of the 
development? 

 Would operation of works traffic be conditioned appropriately? 
 
The Assistant Director of Planning offered the following points of clarification to 
members: 
 

 There would be S106 implications should there be change of use of the 
development further down the line. The current use Sui Generis was for 
student occupation only. There was no need to impose a condition as such 
on grant of planning permission as any change of use would come back to 
Planning Committee for consideration. 

 Access issues: Access to the site was not ideal. It was difficult where 
historic buildings were concerned. A marked area had been drawn up on 
the plans for turning of vehicles when making deliveries. 

 The access road was an adopted highway and not a private lane. 

 County Council Traffic Orders: He was not aware of any powers available 
to impose a traffic order on the access road. This could be factored into  
the member decision tonight, although the Highways Authority had not 
raised any objections to the proposals. 

 Drop offs: If members were so minded a further condition could be 
imposed on grant of planning permission to secure a management plan for 
use of surface car parks nearby for this purpose. 

 Noise concerns raised by Royal Mail: Planning Officers had held lengthy  
discussions with the Environmental Protection Officer. A Noise Impact 
Assessment had been conducted and he was satisfied that any concerns 
could be dealt with via conditions. 

 A Construction Management Plan would be submitted to deal with impact 
of construction. 

 
The Assistant Director of Planning suggested conversations could be held by 
officers with Lincolnshire County Council separate to tonight’s planning decision 
to discuss whether a Traffic Regulation Order was appropriate to the 
development. Tanners Lane was an adopted road and as such as a matter for the 
Highways Authority to determine. 
 
A motion was moved, seconded, voted on and carried that provision of a 

15



Management Plan for Drop-Off/Collection Points for students be required as an 
additional condition of grant of planning permission. 
 
RESOLVED that planning permission be Granted subject to the following 
conditions with delegated authority granted to the Assistant Director of Planning 
to secure the NHS financial contribution through a S106 agreement: 
 

 Time limit of the permission 

 Development in accordance with approved plans 

 Samples of materials including hard surfacing  

 Site levels and finished floor levels 

 Noise assessment 

 Assessment of noise mitigation measures prior to occupation 

 Boundary treatments  

 Contamination 

 Surface water drainage management strategy 

 No surface water ground infiltration without prior consent 

 Archaeology 

 Construction management plan 

 Landscaping implementation 

 Provision of cycle storage prior to occupation 

 Hours of construction/delivery 

 Management plan-drop off/collection points for students. 
 

35.  Garage Court, Derwent Street, Lincoln  
 

The Assistant Director of Planning: 
 

a) advised that Reserved Matters planning permission  was sought including 
access, appearance, landscaping, layout and scale, for the erection of 4 
dwellings on a parcel of land on Derwent Street, situated off Carholme 
Road 
 

b) described the area characterised by two-storey terrace properties, 
currently occupied by 18 single storey lock-up garages with outline 
permission granted for up to 4 dwellings 
 

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

 Policy LP26:Design and Amenity 

 National Planning Policy Framework 
 

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

 Principle of the Development 

 Visual Amenity and Design 

 Impact on Neighbours 

 Technical Matters 
 

e) outlined the responses made to the consultation exercise 
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f) referred to the Update sheet which contained additional consultee 
responses and photographs in respect of the proposed application for 
development 

 
g) concluded that:  

 

 The proposed development would be of an appropriate design and 
would assimilate well into the streetscene.  

 The proposal would have no adverse impacts on neighbours and 
would be an acceptable use in this location.  

 The proposal therefore accorded with national and local planning 
policy.  

 
Julie Lamb, local resident, addressed Planning Committee in objection to the 
proposed development, covering the following main points: 
 

 She lived on the curve of Derwent Street , to the front of which a car park 
would be built as shown on the photographs included on the Update 
Sheet. 

 She had lived there for 16 years. 

 The road was not wide. 

 Emergency vehicles struggled to access the road due to its width. 

 There was not enough room for turning space. 

 If the houses were moved back 5.5metres a car parking space could be 
accommodated in front of the dwellings rather than reducing the available 
car turning area at the end of the street. 

 The lamp post close to her house would need to be moved, making the 
area very dark around her property. 

 One neighbour would experience overlooking from the proposed 
development. 

 Construction vehicles parked on the side of her house meaning she had to 
wait to gain access to her driveway. 

 The car parking area had been removed as part of the land although it did 
not belong to the developers. 

 Cars often turned round at night in front of her window and that of 
neighbours, having to reverse due to lack of turning space. 

 She hoped Planning Committee would listen to the impact on existing 
residents which would occur as a result of the proposed build. 

 
The Committee discussed the content of the report in further detail. 
 
The following comments were received from members: 
 

 The concerns again related to highway issues, however as the Highways 
Authority had raised no objections to the proposed scheme there was no 
valid reason to vote against it. 

 The remit of Planning Committee was to consider the application before it 
this evening, which already had outline planning permission. 

 Land ownership was a legal matter and not within the remit of Planning 
Committee. 

 Streets in the City Centre were typically narrow. 

 There was sympathy for existing residents, however, car ownership had 
expanded in the modern world since the houses were originally built. 
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 If the planning application was to be refused, the Planning Authority would 
be open to serious challenge. 

 This was the best development officers could provide here. 

 The level of infill however was not acceptable 
 
A motion was moved, seconded, voted on and carried that provision of Electric 
Vehicle Charging Points be required as an additional condition of grant of 
planning permission. 
 
RESOLVED that planning permission be Granted subject to the following 
conditions: 
 

 Works to commence within 3 years 

 Works to be carried out in accordance with the plans 

 Hours of working restriction 

 Electric Vehicle Charging Points to be provided. 
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PLANNING COMMITTEE  5 OCTOBER 2022  
  

 

 
SUBJECT:  

 
WORK TO TREES IN CITY COUNCIL OWNERSHIP 
 

DIRECTORATE: COMMUNITIES AND ENVIRONMENT 

REPORT AUTHOR: STEVE BIRD – ASSISTANT DIRECTOR (COMMUNITIES & 
STREET SCENE) 

 
 

1. Purpose of Report 
 

1.1 
 
 
1.2        

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

2. Background 
 

2.1 
 

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

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

  
3. Tree Assessment 

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

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

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

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

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

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

 

 

 
5. 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 
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advice to the Council relevant to the specific situation identified. This is a balance of 
assessment pertaining to the health of the tree, its environment, and any legal or health 
and safety concerns. In all instances the protection of the public is taken as paramount. 
Deviation from the recommendations for any particular situation may carry ramifications. 
These can be outlined by the Arboricultural Officer pertinent to any specific case.  
 

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

8. Recommendation  
 

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 8 / SCHEDULE DATE: 05/10/2022 
 
 

Item 
No 

Status 
e.g. 
CAC 

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

Recommendation 

1 N/A Rear garden of 15 
Tower Crescent  

Abbey Ward  
1 x Purple plum 
Fell  
This is likely to be a 
self-set tree. 
There is minimal space 
available to allow 
further incremental 
growth of this tree 
which is poorly sited 
next to a retaining wall.  
 

Approve works  
 

2 N/A Boultham Park – to rear 
of St Helens Church  

Boultham Ward  
1 x Ash  
Fell 
This is a mature tree, 
currently retained as 
standing deadwood.  
 

Approve works and 
fracture prune the 
stump at a height of 3 
metres, to provide 
deadwood habitat.  

3 N/A The Lawn – John 
Dawber Garden  

Carholme Ward  
1 x Larch  
Fell 
The canopy of this tree 
is composed of 
approximately 90% 
deadwood. 
 

Approve works and 
replant a replacement, 
Larch; to be located in 
close proximity to the 
original tree.  

4 N/A The Lawn – John 
Dawber Garden 

Carholme Ward  
1 x Eucalyptus  
Coppice 
This tree has formed 
tight lower unions 
known as compression 
forks. 
Due to the height and 
weight of the main 
stems this puts the 
tree at risk of failure 
during wind loading 
events. 

Approve works  
 
Coppicing is intended 
to allow the tree to 
regenerate as a 
smaller specimen, as 
was originally intended 
for this location.  
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5 N/A St Giles Community 
Centre  

Glebe Ward  
1 x Laburnum  
Coppice  
This tree is causing 
direct damage to the 
adjoining fence line; 
the canopy is also 
being used by young 
adults to climb over the 
spiked palisade 
fencing, which puts 
them at risk of injury.  
 

Approve works  
 
Coppicing will allow 
the tree to be retained 
but in a multi-stemmed 
form which will be 
easier to maintain.  

6 TPO  11 Tudor Road  Hartsholme Ward  
2 x English Oak  
Reduce canopies by 
20% 
Work is intended to 
reduce boundary 
overhang. 
 

Approve Works  

7 TPO 14 Tudor Road  Hartsholme Ward  
2 x English Oak  
Reduce the canopy of 
T1 by 20% 
Remove one scaffold 
branch from T2  
Work is intended to 
reduce boundary 
overhang. 
 

Approve works  

8 TPO  Chippendale Road 
footpath  

Hartsholme Ward  
Multiple trees 
Create pathway 
clearance 
Most trees are 
scheduled for canopy 
lifting and thinning 
however 1 Willow will 
be pollarded as a pro-
active method of 
retaining the specimen 
in situ.  
 

Approve works  

9 TPO  7 Tudor Road  Hartsholme Ward  
2 x Alder  
Fell 
T1 has significant 
defects within the 
lower branch unions 
which identify that the 
tree is at risk of 

Approve works and 
replant with 2 
replacement Alders; to 
be situated utilising 
suitable locations 
within the roadside 
verge.  

23



unpredictable collapse. 
T2 is in close proximity 
to the adjoining 
garage; the loss of T1 
is likely to lead to 
destabilisation of this 
tree. 
 

10 TPO  5 Tudor Road  Hartsholme Ward  
1 x Silver Birch  
Retrospective notice 
This tree was felled 
due to an extensive 
decay cavity which 
was present in the 
lower section of the 
trunk. 
 

Approve works 

11 N/A 10 Grosvenor Court -
Amenity Grassland to 
rear.  

Park Ward  
1 x Gleditzia  
Fell 
This tree is in close 
proximity to, and 
causing damage to, 
the adjoining property 
boundary; the tree is 
also in very close 
proximity to the 
adjacent pathway.  
 

Approve works and 
replant with a 
replacement Gleditzia; 
to be located at a 
suitable position within 
the adjacent 
grassland.  

12 CAC St Mary le Wigford 
Church  

Park Ward  
6 x London Plane  
Canopy maintenance  
Five canopies are to 
be reduced by 20% to 
reduce property 
overhang; 1 x tree 
requires canopy lifting 
to allow highways 
clearance.  
 

Approve works  
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Tree Report. St Mary Le Wigford, Lincoln  
 
Location Overview. 
 
The trees border the church grounds, four trees are situated on the northern side of 
the church, the largest and most prominent being located on the north-western corner 
of the area. The remaining two trees are on the southern boundary in proximity of the 
rail line to the rear of the church. One of the trees (T3) was removed in the past, this 
was situated between T2 and T4.--- 
 
The area is somewhat typical of an urban street scene with the trees located within 
planting pits; a mixture of slab and brick work making up the pavement and the borders 
of the tree pits. Some large gravestones have been laid near the trees.  
 
Due to the proximity of Lincoln train station and numerous high street shops etc the 
area has a high footfall traffic and car traffic. Cars seem to park under the trees 
between the edge of the pavement and the church itself despite no defined parking 
bays or any signage stating restrictions or parking hours. 
 
The numbering of the trees below is based on the initial report lodged by Horthholme 
 

 
 
Tree Species Overview 
 
Platanus × acerifolia common name London Plane is a deciduous tree, the species 
was formed from hybridisation in the 17th century. Widely planted worldwide due to it 
being a tree ideal for an urban environment, providing shade in summer, its distinctive 
silhouette and appearance offering visual interest throughout the year. The tree is 
robust to the difficulties of the urban environment and shows good adaption to the 
following biotic and abiotic conditions: compacted soil, pollution, dry and wet weather 
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conditions, and extreme temperatures. The tree is very tolerant of pruning and tree 
management techniques. 
 
The taller specimens of the species grow to between 30-35 metres. The tree forms a 
heart root system which suits an urban environment where trees tend to be planted 
within a tree pit. 
  
Data Collection. 
 
Tree surveying undertaken on the 5th of July 2022, weather condition on the day were 
still, 16 degrees Celsius, and overcast.  
 
Tree Reference: T1 London plane  
Tree Height: 22m  
DBH: 157cm 
Crown Spread  

North  East  South  West  

10.5m 11m 9.5m 7.5m 

 
The tree is situated on the north-eastern corner of the church bordering with the train 
station car park. 
 

 Tree has a large basal flare located in a tree pit with a surrounded by closely 
associated brick and slab work; there is evidence of minor slab damage to 
exposed eastern root. There is evidence of ground works with some cut and 
broken slabs that have been re-laid and the removal of a brick pier from the 
boundary wall.  

 Bark shedding observed during the survey however is typical and expected of 
the species. No tonal resonance was found when the base of the tree was 
sounded via the use of a fibreglass mallet. 

 There is a seam of suppressed force flow between buttress roots, blunt nose 
rib present on northern side of stem. There is a shallow fissure seam no signs 
of decay or cavity present in seam.  

 There is a small area of decay that appears to be from an old lateral root that 
has been damaged by vehicle access very minor in scale.  

 The main trunk is bifurcated at a height of 4m , second bifurcation forming in  
the Southern co-dominant stem. 

 Tree has previously been pollarded the current canopy is comprised of stems 
which have formed from this work, burr formation can be observed around the 
base of the original pollard points however this is typical of the species.  

 There is an un-occluded pruning wound on western stem with possible cavity  

 The canopy forms at 1.5m and forms a cohesive canopy with T2.  

 Tree at time of inspection has high vitality with dense leaf coverage.  

 The canopy is slightly asymmetrical due to the presence of the building 
influencing the growth towards the east.  

 Extension growth identified by the distance between girdle scars indicates the 
has not experienced any lack of vigour in the recent past. 
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 Plane Anthracnose (Apiognomonia veneta) was observed within the canopy; in 
London plane this fungal infection tends to be unsightly rather than detrimental 
to the tree’s health.  
 

Amenity Value: Using the Arboricultural Association approved ‘Helliwell 
System’ of Visual Amenity Valuation of Trees and Woodlands, I have evaluated 
this tree as follows: 
 

Size 7 

Useful Life Expectancy  4 

Importance of Position in Landscape  3 

Presence of other Trees  4 

Relation to Setting  4 

Form  2 

Special Factors  N/A 

Total  2688 

Total Value  £110,208 

 
QTRA Assessment. 
 
Using the quantified tree risk assessment methodology, the tree has been given a 
threshold of 1/300k which under the QTRA guidelines is “Tolerable where imposed on 
others”  
 
Recommendations.  
 
As the tree is considered a lapsed pollard at this current stage, I would not recommend 
re-pollarding of the canopy, as per British standards document BS3998:2010 tree work 
recommendations if “the pollard cycle has been allowed to lapse over many years, the 
crown should instead be reduced”  
 
The canopy can be reduced removing up to 20% of current canopy volume. The works 
would allow clearance of the church as well as reducing bio-mechanical stress on the 
extended canopy towards the neighbouring carpark. Removal of deadwood is also 
recommended as works take place.  
 
Tree Reference: T2 London plane  
Tree Height: 22m 
DBH: 126cm  
Crown Spread  

North  East  South  West  

8.5m 9m 6m 6m 

 
Tree is located towards the northern face of the church, brick works, and graves border 
the tree pit. An access port for drainage is located towards the rear of the tree.  
 

 Base of the tree appears to be in good health and condition it is however 
outgrowing its current location and growing over the brickwork bordering the 
tree pit.  
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 Loose bark is present (like T1) and typical of the species. Increment strips  can 
be observed on both northern and north-easterly sides of the lower stems a 
small fissure can be observed on the  eastern side of the bole, no visible signs 
of decay. 

 The main Stem has a fairly gradual change in diameter with a slight increase 
from basal flare to approximately 1m in height this may be due to adaption as 
the tree has grown adaptive timber resulting in the change of diameter. 
Evidence of some minor fibre buckling.  

 The Main scaffold union forms at approximately 4m with a slight lean towards 
the north.  

 Slight burring present around original pollard point  

 The upper canopy is weighted towards the north and east, canopy had good 
vitality with dense leaf coverage, some larger pruning wounds present within 
lower canopy resulting in heavy regrowth.  

 
Amenity Value: Using the Arboricultural Association approved ‘Helliwell 
System’ of Visual Amenity Valuation of Trees and Woodlands, I have evaluated 
this tree as follows: 
 

Size 7 

Useful Life Expectancy  4 

Importance of Position in Landscape  3 

Presence of other Trees  4 

Relation to Setting  4 

Form  2 

Special Factors  N/A 

Total  2688 

Total Value  £110,208 

 
QTRA Assessment. 
 
Using the quantified tree risk assessment methodology, the tree has been given a 
threshold of 1/300k which under the QTRA guidelines is “Tolerable where imposed on 
others”  
 
Recommendations.  
 
As the tree is considered a lapsed pollard at this current stage, I would not recommend 
re-pollarding of the canopy, as per British standards document BS3998:2010 tree work 
recommendations if “the pollard cycle has been allowed to lapse over many years, the 
crown should instead be reduced”  
 
The canopy can be reduced removing up to 20% of current canopy volume. The works 
would allow clearance of the church as well as reducing the canopy extending towards 
the road. Crown lifting of canopy to highways standards if required and the removal of 
deadwood. 
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Tree Reference T4 London plane 
Height: 10m 
DBH: 27cm  
Crown Spread  

North  East  South  West  

2.4m 2.7m 2.8m 2.1m 

 
Young vigorous tree in good condition and with good form, slight lean towards the 
north and upper canopy lacks apical dominance. 
 

Size 4 

Useful Life Expectancy  4 

Importance of Position in Landscape  3 

Presence of other Trees  4 

Relation to Setting  4 

Form  2 

Special Factors  N/A 

Total  1536 

Total Value  £62,976 

 
QTRA Assessment. 
 
Using the quantified tree risk assessment methodology, the tree has been given a 
threshold of 1/300k which under the QTRA guidelines is “Tolerable where imposed on 
others”  
Recommendations.  
 
Tree is in good health and condition recommended works are to allow for pedestrian 
clearance crown lifting of the canopy to 2.5m. Removal of deadwood is also 
recommended.  
 
Tree Reference T5 London Plane  
Height 22m  
DBH 98cm 
Crown Spread  

North  East  South  West  

5.5m 4.5m 5.2m 5.6m 

 
Tree is located towards the north-western corner of the church.  
 

 T5 is the most prominent tree out of the 6 trees within the area due to its 
proximity to the pedestrian crossing and its visibility from the high street and 
Wigford way.  

 Root and basal flare appears to be in good condition with large, pronounced 
buttress roots, root flare is symmetrical in shape.  

 Brick and slab work bordering the tree pit has begun to lift.  

 Some minor vandalism appears to be bark picking or scratching present on 
southern side of stem is not severe enough to be detrimental to the trees overall 
health and vitality.  
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 Slight bulging of stem present on eastern side no signs of decay found in or 
around bulging via sounding with a fibreglass hammer.  

 Multiple stems form at approximately 6.4m; large unions appear healthy and 
well secured.  

 Evidence of limb removal in lower canopy. Multiple laterals form on the north-
eastern stem with a possible wedge union forming.  

 Tree appears to have been pruned in the past and has responded well to this.  

 Unions within the upper canopy appear healthy and well secured.  

 Minimal deadwood present within canopy.  

 Dense leaf cover at time of inspection with good vitality. 
 

Size 7 

Useful Life Expectancy  4 

Importance of Position in Landscape  3 

Presence of other Trees  4 

Relation to Setting  4 

Form  2 

Special Factors  N/A 

Total  2688 

Total Value  £110,208 

 
QTRA Assessment. 
 
Using the quantified tree risk assessment methodology, the tree has been given a 
threshold of 1/300k which under the QTRA guidelines is “Tolerable where imposed on 
others” 
  
Recommendations  
 
As the tree is in good health and condition minor reduction works are recommended 
to reduce the canopy encroaching towards the church thinning of the remaining 
canopy as to provide an aesthetic shape and feature due to the tree’s prominent 
location. No more than 20% of canopy volume to be removed during reduction and 
thinning works. Crown lifting to highways standards as required and removal of 
deadwood.  
 
Tree Reference T6 London plane  
Height 22m  
DBH 129cm 
Crown Spread  

North  East  South  West  

10 8 5.2m 10m 

 
Tree is located on the southern boundary of the area running parallel to the train lines.  
 

 Very large basal flare and buttress roots present. 

 Large flaky bark plates around base of tree to approximately 4m.  

 Several spheroplasts present on southern side of stem.  

 Increment strips present on western side of stem.  
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 No variation in tonal resonance found while sounding with a fibre glass hammer 

 Evidence of helical coiling can be observed in the lower trunk, ascending 
towards lower canopy formation. 

 A large limb has been removed in the past, the wound has not fully occluded 
with some exposed heartwood present; there are no signs of decay or 
dysfunctional timber present. 

 The main canopy is composed of reiterative growth that has formed from 
previous pollard points, the canopy attachments appear healthy and secure 
with some burring formed around base of stems. 

 A large branch forms and grows towards the southwest.  

 The canopy is encroaching towards adjoining signal room.  

 The canopy shows good vitality with healthy and dense leaf coverage being 
observed at the time of the survey.  

 Only minor deadwood is present within the canopy. 
 

Size 7 

Useful Life Expectancy  4 

Importance of Position in Landscape  3 

Presence of other Trees  4 

Relation to Setting  4 

Form  2 

Special Factors  N/A 

Total  2688 

Total Value  £110,208 

 
QTRA Assessment. 
 
Using the quantified tree risk assessment methodology, the tree has been given a 
threshold of 1/300k which under the QTRA guidelines is “Tolerable where imposed on 
others” 
 
Recommendations.  
 
As the tree is considered a lapsed pollard at this current stage, I would not recommend 
re-pollarding of the canopy, as per British standards document BS3998:2010 tree work 
recommendations if “the pollard cycle has been allowed to lapse over many years, the 
crown should instead be reduced”  
 
The canopy can be reduced removing up to 20% of current canopy volume. The works 
would allow clearance of the signal room as well as reducing the canopy extending 
towards the church. Crown lifting of canopy to highways standards if required and the 
removal of deadwood. Canopy extending over the rail line to be excluded until correct 
permissions etc are acquired.  
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Tree Reference T7 London Plane  
Height 22m 
DBH 132cm  
Crown Spread  

North  East  South  West  

10m 10.2m 7.8m 6.8m 

 
Tree is neighbouring T6. 
 

 T7 has a Large basal flare and associated buttress roots. 

 There appears to be a small area of compacted soil to the rear of the tree. 

 An inspection cover was observed to be near the base of the tree. 

 There are large increment strips present on the base of the bole which appear 
to be associated with the root buttress formation. 

 There is evidence of limb removal at the base of the tree which has occluded 
well; there is no evidence to suggest there is dysfunction at this point. 

 No variation in tonal resonance was experienced when the base of the tree was 
sounded vi the use of a fibreglass mallet. 

 A significant seam is present on the northern side of the trunk no visible sign of 
decay in seam. 

 Spheroplasts are present on the southern side of the trunk. 

 The main canopy is composed of reiterative growth that has formed from 
previous pollard points, the canopy attachments appear healthy and secure. 

 The canopy shows good vitality with healthy and dense leaf coverage being 
observed at the time of the survey. 

 Minor deadwood is present within the canopy.  
 

Size 7 

Useful Life Expectancy  4 

Importance of Position in Landscape  3 

Presence of other Trees  4 

Relation to Setting  4 

Form  2 

Special Factors  N/A 

Total  2688 

Total Value  £110,208 

 
QTRA Assessment. 
 
Using the quantified tree risk assessment methodology, the tree has been given a 
threshold of 1/300k which under the QTRA guidelines is “Tolerable where imposed on 
others”  
Recommendations. 
  
As the tree is considered a lapsed pollard at this current stage, I would not recommend 
re-pollarding of the canopy, as per British standards document BS3998:2010 tree work 
recommendations if “the pollard cycle has been allowed to lapse over many years, the 
crown should instead be reduced”  
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The canopy can be reduced removing up to 20% of current canopy volume. The works 
would allow clearance of the signal room as well as reducing the canopy extending 
towards the church. Crown lifting of canopy to highways standards if required and the 
removal of deadwood. Canopy extending over the rail line to be excluded until correct 
permissions etc are acquired.  
 
Conclusion. 
 
The trees around St Mary Le Wigford are of good condition and form and add much 
needed amenity, greenery, shade and aesthetic value to the area, large scale 
pollarding works would be detrimental to all these values as well as not following 
industry best practice laid out within BS3998:2010. Comparatively  minor works to 
reduce the canopies will abate some nuisance caused by the trees while still retaining 
the value they provide. With the possibility of massaria (Splanchnonema platani) 
developing I also recommend that the trees are surveyed aerially during works to 
inspect the crown, branch unions and features mentioned within the report.  
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Application 
Number: 

2022/0168/FUL 

Site Address: Former Carpets 4 Less, Dunford Road, Lincoln 

Target Date: 8th September 2022 

Agent Name: Faber Architecture Ltd 

Applicant Name: Mr Aziz 

Proposal: Demolition of existing building to facilitate the erection of a part 
four-storey, part five-storey mixed use building containing 47 
apartments, 2 ground floor retail units (use class E) with 
associated car, motorcycle and bicycle parking. 

 
Background - Site Location and Description 
 
This application seeks planning permission for the erection of a part four-storey, part 
five-storey building containing 47 apartments and two ground floor retails units. The 
apartments would consist of 33 one bedroom and 14 two bedroom apartments with 
associated car, motorcycle and bicycle parking.  
 
The site is of a triangular shape located to the southeast of the City Centre, immediately 
south of Pelham Bridge. The two storey flat roofed building on the site was formerly 
occupied by Carpets 4 Less and has since stood vacant for a number of years. The site is 
located within a Regeneration Opportunity Area as identified in the Central Lincolnshire 
Local Plan (CLLP) and is located within Flood Zone 2. Vehicular access to the site is from 
Dunford Road to the northeast.  
 
Kesteven Street and Dunford Road bound the site to the northeast and north. The area 
beyond comprises light industry buildings and retail units. To the south is the former 
Jacksons building that is now occupied by Buildbase and is attached to the showroom 
room building on the site. Canwick Road is to the west with residential properties located 
on its west side, facing the application site.  
 
Pre-Application Discussions 
 
The proposals have been subject to extensive pre-application discussions with your 
officers, which began in October 2020. During pre-application discussions the scale of the 
proposal has been considerably reduced from that originally proposed. 
 
Site History 
 
No relevant site history. 
 
Case Officer Site Visit 
 
Undertaken on 2nd March 2022. 
 
Policies Referred to 
 

 Policy LP13 Accessibility and Transport 

 Policy LP11 Affordable Housing 

 Policy LP1 A Presumption in Favour of Sustainable Development 

 Policy LP2 The Spatial Strategy and Settlement Hierarchy 
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 Policy LP14 Managing Water Resources and Flood Risk 

 Policy LP16 Development on Land Affected by Contamination 

 Policy LP29 Protecting Lincoln's Setting and Character 

 Policy LP35 Lincoln's Regeneration and Opportunity Areas 

 Policy LP12 Infrastructure to Support Growth 

 Policy LP10 Meeting Accommodation Needs 

 National Planning Policy Framework  

 Policy LP26 Design and Amenity 
 
Issues 
 
The key issues for consideration are: 
 

 Principle of Use 

 Objections Received  

 Visual Amenity 

 Impact on Residential amenity  

 Traffic and Pedestrian Safety 

 Flood Risk and Drainage 

 Archaeology  

 Contaminated Land 

 Crime and Anti-Social Behaviour 

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

Consultee Comment  

 
Lincolnshire Police 

 
Comments Received 
 

 
Lincoln Civic Trust 

 
Comments Received 
 

 
Education Planning Manager, 
Lincolnshire County Council 

 
Comments Received 
 

 
Environment Agency 

 
Comments Received 
 

 
Upper Witham, Witham First 
District & Witham Third 
District 

 
Comments Received 
 

 
NHS England 

 
Comments Received 
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Highways & Planning 

 
Comments Received 
 

 
Public Consultation Responses 
 

Name Address  

Upper Witham Drainage Board Witham First District Internal Drainage Board 
Witham Third District Internal Drainage Board 
Upper Witham Internal Drainage Board 
North East Lindsey Drainage Board 
                                      

Miss Caroline Curry 61 Canwick Road 
Lincoln 
Lincolnshire 
LN5 8HE 
          

Mr S C Fota 89 Canwick Road 
Lincoln 
Lincolnshire 
LN5 8HE 
            

 
Consideration 
 
Summary of Representations 
 
Comments have been received as part of the consultation process. They can be viewed in 
full online or at the end of this report. Concerns from neighbouring properties include, but 
are not limited to, the scale of the building, loss of light and traffic. 
 
National and Local Planning Policy 
 
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. Policy 
LP1 and the National Planning Policy Framework (NPPF) also advise that housing 
applications should be considered in the context of the presumption in favour of 
sustainable development. 
 
The site is allocated as a re-development opportunity within the CLLP, with a range of 
uses being acceptable in principle. Policy LP35, in relation to this site, states that 
"Planning permission will be granted for the appropriate redevelopment of the sites in the 
regeneration area for employment and housing, either solely or as part of a mixed use 
development in association with: Business use (B1); Leisure, Education and community 
use (D1) and Small shops/ cafés/ restaurants on the ground floor." 
 
Officers are therefore satisfied that the principle of the proposed mix use development of 
the site for apartments with two small ground floor retail units in this location is acceptable 
and in accordance with CLLP Policy LP35.  
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Visual Amenity 
 
The prevailing character along Canwick Road to the West is two/ three storey terraced 
residential properties. On the east side of the road and to the south within the 
‘re-development area’ defined by LP35, are a number of large-scale industrial buildings 
which are of an equivalent scale of 4/5 storey buildings. To the north is the Pelham Centre 
building a 3 storey building with an equivalent storey of plant rooms above. 
 
The proposed building would have a triangular shape layout largely dictated by the shape 
of the site, the building would be five storeys in height, with the ground floor occupied by 
two retail units and parking, the remaining floors above would accommodate residential 
apartments. The top floor is set back from the primary façade, constructed from a different 
material to the rest of the building, which helps minimises the perceived height of the 
building.  
 
In terms of scale, the building would have a similar eaves level height of the adjacent 
BuildBase building whilst being lower than its ridge height, ensuring longer views of the 
historic hill side are not interrupted from longer range views. 
 
The proposed building picks up on the strong vertical emphasis of the adjacent BuildBase 
building. The main body of the building has an uninterrupted brick exoskeleton approach, 
with a repetition of fenestration set within deep reveals to maintain a rhythm to the design. 
Whilst there is a vertical emphasis, the design also includes horizontal detail that is carried 
through from the separate floor levels. Recessed rendered panels and deep window 
reveals will create light and shade and add interest to the elevations. At ground floor the 
shop fronts would continue the design theme from above; the openings serving the parking 
area would feature grey aluminium louvres.  
 
Samples of materials to be used in the development would be required by conditions 
although officers raise no objections with the general palette of materials suggested. 
Officers consider the contemporary design as submitted is appropriate for the site.  
 
The proposed part four storey part five storey building is considered to be appropriate to 
the site and its surrounding context. Furthermore, the setting back of the top floor from the 
primary façade, helps breaks the building up, ensuring that massing is not an issue and 
adds interest from longer views.  
 
Overall, the development is of a scale that would not appear overly dominant in this part of 
the City and, long views of the historic hillside are not interrupted by this development. It is 
considered that the proposal is appropriate in terms of making a positive contribution to 
local character and distinctiveness and responding to the established character of the area 
in accordance with Policy LP26 of the Local Plan and paragraph 130 of the NPPF.  
 
Impact on Residential Amenity 
 
The design and scale of the building has been carefully considered to minimise as far as 
practicable physical impact on adjacent residents. The closest distances from the 
development to existing properties are approximately 16 metres to the residential 
properties to the west on Canwick Road. This relationship would be relatively close, 
however in this close urban context it is not considered to be inappropriate. It is clear there 
would be a change in circumstances, including limited overshadowing and introducing a 
new overlooking relationship which has not been present previously from the site. 
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However, officers do not consider the conditions currently enjoyed by the occupants on 
this section of Canwick Road would be unduly harmed to warrant refusal of the application.  
 
Therefore, it is considered the scale of development can be satisfactorily accommodated 
within the local area without undue harm to residential amenity in line with Policy LP26 of 
the Central Lincolnshire Local Plan.  
 
In terms of the impact to future occupants of the development, a noise impact assessment 
was submitted with the application to established if the occupants would be affected by 
significant level of noise associate with road traffic and commercial uses nearby. The 
report concludes the occupants would be adversely affected by significant noise levels 
associated with the adjacent road network. The report accordingly provides examples of 
noise attenuation measures that could be used in the building to ensure future occupants 
would not be exposed to unreasonable level of noise. The City Council’s Pollution Control 
Officer acknowledges the noise can be adequately mitigated and has requested a 
condition, to ensure the specified mitigation measures are provided and implemented with 
the development.  
 
The City Council’s PC Officer has also requested the mitigation measures included within 
the submitted ‘construction management plan’ detailing hours of construction/demolition, 
delivery times etc should be applied to any grant of permission, to help limit any potential 
impact to adjacent premises during construction.   
 
Subject to the above conditions it is considered that amenity would not be harmed as a 
result of this development in line with Policy LP26 of the Central Lincolnshire Local Plan 
 
Traffic and Pedestrian Safety 
 
The site would be accessed via Dunford Road for both pedestrian and vehicular access. 
The vehicular access would take a new access with Dunford Road which leads to an area 
of under croft car parking, located to the south-east of the building, this would be suitable 
for fire appliance access. 
 
A total of 17 car parking spaces are to be provided, of which one will be a dedicated 
disabled space. 7 motorcycle spaces and 11 secure Sheffield Stands comprising 22 cycle 
spaces are proposed. A scheme for electric vehicle charging points at the site would be 
required via a condition, should planning permission be granted. 
 
The site is located within a walkable distance to the city centre with good access to public 
transport, and cycle and pedestrian routes. A Transport Statement has been submitted 
with the application that concludes the proposal would not result in a severe residual 
cumulative impact on highway safety or capacity. 
 
The application has been the subject of consultation with the Highway Authority at the 
County Council and their comments are appended to this report. The Highway Authority 
have raised no objection to the development subject to a condition requiring the 
amendment/resubmission of the construction management plan to take account of the 
comments raised by the Highway Authority.  
 
The advice from the Highway Authority also contains a request for this site to contribute 
towards the Broadgate Public Realm and environmental improvements. However, there is 
no justification or calculation for the sum of money requested or any scheme at present for 

39



which the money could be attributed. It does not therefore meet the tests set out in 
legislation in relation to off-site contributions from development; the request is not 
reasonable or proportionate.  
 
Subject to the recommended conditions, officers consider the development would promote 
the use of sustainable modes of transport for users of the site and would not have a 
severe impact on the transport network in accordance with paragraph 111 of the NPPF 
and LP13 of the CLLP. 
 
Flood Risk and Drainage 
 
The site lies within Flood Zone 2 therefore a Flood Risk Assessment and Drainage 
Strategy has been submitted with the application. The developer has also undertaken a 
sequential testing exercise which has concluded that the development site passes the test.  
 
The FRA concludes that: 
 

 The ground floor level for the development shall be set 500mm above the existing 
ground level to the north of the development (4.65mODN) and is only to be used for 
Less Vulnerable uses consisting of the residential entrances, 2 No retail units and 
MEP Plant (5.150mFFL). The resident’s car park is to be set at 5.00Modn 
 

 The ‘More Vulnerable’ uses (residential) are located at first floor level and above, 
set at 8.90mODN which provides a safe haven for the occupants. 
 

 Any impact of damage to the property can be foreseen and mitigated against by 
relatively simple design and construction techniques. They will be constructed using 
materials which are flood resilient construction as outlined in the report. 
 

 As this site is in an area that is capable of receiving flood warnings from the 
Environment Agency Floodline Warning Direct system. It is recommended that the 
property residents contact the Environment Agency’s Floodline on 0845 988 1188 
to register the property to receive advance warning of flooding. 
 

The Flood Risk assessment has been considered by the Environment Agency who have 
raised no objections to the proposals. 
 
The drainage strategy for the site establishes that due to the spatial requirements of 
soakaway features, infiltration drainage would be unfeasible for the site. The nearest 
watercourse to the site is Sincil Dike located 350m away, the urban environment precludes 
a direct outfall to Sincil Dike. A direct connection is proposed to the combined sewer for 
the surface water for the proposed development, this would be restricted using a flow 
control to 5l/s.  
 
The access road to the development would consist of impermeable construction, surface 
water runoff generated by the access road and parking spaces will be directed toward 
linear drains and gullies which will then discharge to a below ground gravity drainage 
system. The majority of the roof water will be collected by the ‘blue roof’ system which will 
provide some attenuation and restrict flows into the downpipes that discharge into the 
below ground drainage system. 
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Foul drainage from the proposed development is to be discharged to the existing Anglian 
Water combined water sewer adjacent to the site.  
 
The drainage strategy has been considered by the County Council as Highway Authority 
and Lead Local Flood Authority (LLFA) who have raised no objections to the proposed 
arrangements. The development would therefore satisfy the requirements within 
paragraph 167 of the NPPF and LP14 of the CLLP. Your officers are satisfied with the 
approach taken by the applicants and we are happy to recommend that this aspect of the 
development is acceptable. 
 
Archaeology 
 
A Desk Based Assessment (DBA) has been submitted with the application in order to 
assess the potential impacts on archaeological remains that may be present within the 
site. The report concludes that ‘’The lack of archaeology predating the 1850s in the 
assessment area and the likely low archaeological value of the industrial remains thought 
to be present, no archaeological work is recommended.’’. Overall, the City Archaeologist is 
in agreement with the findings of DBA and does not request further archaeological work. 
Officers therefore consider the proposal accords with LP25 of the CLLP and paragraphs 
189 and 190 of the NPPF. 
 
Contaminated Land 
 
A preliminary risk assessment has been submitted with the application; this report 
recommends an intrusive site investigation is undertaken. The report has been assessed 
by the Council's Scientific Officer as well as the Environmental Agency in relation to 
controlled waters, they consider that any potential ground contamination can be dealt with 
in an acceptable manner via a pre-commencement condition on any grant of permission in 
accordance with Policy LP16. 
 
Crime and Anti-Social Behaviour 
 
Lincolnshire Police have raised no objections to the proposals although have offered 
advice for the applicant in designing-in crime reduction measures within the site and 
building which have been directed to the applicant for their information. 
 
Developer Contributions 
 
Due to the nature of the proposed use as apartments with retail on the ground floor the 
development is not Community Infrastructure Levy (CIL) liable. There is a requirement for 
S106 contributions relating to affordable housing, education, playing fields/play space and 
NHS. 
 
Central Lincolnshire Local Plan (CLLP) Policies LP11 and LP12 and the Central 
Lincolnshire Developer Contributions Supplementary Planning Document (SPD) state that 
affordable housing provision will be sought on all qualifying development sites of 11 
dwellings or more, or on development sites less than 11 units if the total floorspace 
exceeds 1,000 sqm. The development exceeded this threshold, being for 47 residential 
units, and is therefore the policy position is that the development would be expected to 
provide contributions towards affordable housing.  
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Other contributions in line with Policy requirements were as follows: 
 
Affordable housing-  £1,197,207.50 
Education-     £11,276 
NHS-      £16,775 
Open space-    £37,894 
 
The applicant made a case that the requirement for these contributions would make the 
scheme unviable, and a viability report was submitted to support this position. The SPD 
advises that development viability is not only relevant but critical to determining planning 
applications. 
 
The applicant’s report was assessed on behalf of the authority by an independent third 
party viability specialist, selected by the Council. The independent assessment concurred 
with the appraisal from the applicant which showed that the scheme would be unviable 
even before any planning policies are applied. It was concluded that the scheme could not 
provide any contributions. 
 
However, the applicant has agreed to enter into a S106 review mechanism agreement, 
this would allow the council the opportunity to revisit viability in the future and in the event 
that viability improves, potentially securing some contributions at a later date. The review 
would take place after the construction of the development and the sale of a proportion of 
the apartments. In that way there would be real time data in respect of sales figures that 
would be able to inform another viability assessment and if it turns out that the 
development is more profitable than we currently anticipate then there would be an 
opportunity to secure some s106 contributions. 
 
Conclusion 
 
The principle of the use of the site for residential with ground floor commercial is 
considered to be acceptable and the development would relate well to the site and 
surroundings in respect of siting, height, scale, massing and design. The proposals would 
also not cause undue harm to the amenities which occupiers of neighbouring properties 
may reasonably expect to enjoy. An independently assessed viability appraisal has 
concluded that the development would not be viable if it were to provide affordable 
housing and contributions towards playing fields, HNS and local green infrastructure. 
Subject to the signing of an S106 officers are satisfied that this can be managed with a 
requirement for such payments should the profitability position of the development change 
at the time of completion. Technical matters relating to access and parking, contamination, 
flood risk 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, LP14, LP16, LP25 and 
LP26, as well as guidance within the SPD and National Planning Policy Framework. 
 
Application Determined within Target Date 
 
Yes- With extension of time. 
 
Recommendation 
 
Delegate the application to grant upon signing of the S106 subject to the conditions set out 
below. 
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Standard Conditions  
 

1. Development to commence within three years 
2. Development to be in accordance with the submitted drawings 
3. Materials to be submitted 
4. Contaminated land 
5. Construction management plan 
6. Noise mitigation measures to be implemented 
7. EV charging points to be submitted 
8. Flood Risk mitigation measures to be implemented 
9. Construction and delivery hours  
10. Material surfacing  
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Existing site plan  

 

 

 

 

 

 

 

 

 

 

 

 

 

Proposed site plan 
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Canwick Road view looking south – Proposed  
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Canwick Road View looking East- Proposed  

49



 

Dunford Road View Looking West – Proposed 
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Ground level Proposed 

 

First Floor proposed  
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Proposed second level  

 

Proposed third floor  
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Proposed four floor  

 

Proposed roof level 
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View from the Junction of Canwick Road and Kesteven Street 

 

 

View from the  footpath oppersite the site  
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View from the corner of Kesteven street and Dunford Road junction  

 

View west along Dunford Road 
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View from the  footpath oppersite the site looking down Dunford Road  

 

 

View from the  footpath oppersite the site  
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View from footpath on Pelham Bridge looking south 
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