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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 30 November 2022 

 
Present: Councillor Naomi Tweddle (in the Chair),  

Councillor Debbie Armiger, Councillor Biff Bean, 
Councillor Chris Burke, Councillor Gary Hewson, 
Councillor Rebecca Longbottom, Councillor Bill Mara, 
Councillor Mark Storer, Councillor Alan Briggs and 
Councillor Calum Watt 
 

Apologies for Absence: Councillor Bob Bushell, Councillor Liz Bushell and 
Councillor Edmund Strengiel 
 

 
42.  Confirmation of Minutes - 5 October 2022  

 
RESOLVED that the minutes of the meeting held on 5 October 2022 be 
confirmed and signed by the Chair as a true record. 
 

43.  Declarations of Interest  
 

Councillor Biff Bean declared a Personal and Pecuniary Interest with regard to 
the agenda item titled '4 Finningley Road, Lincoln'. Reason: He knew the owner 
of the application property. 
He left the room during the consideration of this item and took no part in the 
discussion and vote on the matter to be determined. 
 
Councillor Biff Bean declared a Personal and Pecuniary Interest with regard to 
the agenda item titled '40 Nightingale Crescent, Lincoln'. Reason: He knew the 
applicant for the Planning application as a fellow Councillor and Chair of Planning 
Committee. 
He left the room during the consideration of this item and took no part in the 
discussion and vote on the matter to be determined. 
 
Councillor Calum Watt declared a Personal and Pecuniary Interest with regard to 
the agenda item titled '40 Nightingale Crescent, Lincoln'. Reason: He knew the 
applicant for the Planning application as a fellow Councillor. 
He left the room during the consideration of this item and took no part in the 
discussion and vote on the matter to be determined. 
 
Councillor Chris Burke declared a Personal and Pecuniary Interest with regard to 
the agenda item titled '40 Nightingale Crescent, Lincoln'. Reason: He knew the 
applicant for the Planning application as a fellow Councillor. 
He left the room during the consideration of this item and took no part in the 
discussion and vote on the matter to be determined. 
 
Councillor Debbie Armiger declared a Personal and Pecuniary Interest with 
regard to the agenda item titled '40 Nightingale Crescent, Lincoln'. Reason: She 
knew the applicant for the Planning application as a fellow Councillor. 
She left the room during the consideration of this item and took no part in the 
discussion and vote on the matter to be determined. 
 
Councillor Gary Hewson declared a Declaration of Predetermination with regard 
to the agenda item titled '8 Thurlby Crescent, Lincoln'. Reason: He sat on the 
Housing Appeals Panel at which an appeal against a housing decision for aids 
and adaptations at the application property had been heard.  
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He left the room during the consideration of this item and took no part in the 
discussion and vote on the matter to be determined.  
 
Councillor Gary Hewson declared a Personal and Pecuniary Interest with regard 
to the agenda item titled '40 Nightingale Crescent, Lincoln'. Reason: He knew the 
applicant for the Planning application as a fellow Councillor. 
He left the room during the consideration of this item and took no part in the 
discussion and vote on the matter to be determined. 
 
Councillor Mark Storer declared a Declaration of Predetermination with regard to 
the agenda item titled '5 Drury Lane, Lincoln'. Reason: He had already pre-
determined his view on the planning application before Committee this evening. 
He left the room during the consideration of this item and took no part in the 
discussion and vote on the matter to be determined. 
 
Councillor Naomi Tweddle declared a Personal and Pecuniary Interest with 
regard to the agenda item titled '45b Mildmay Street, Lincoln'. Reason: She knew 
one of the objectors to the planning application.  
She left the room during the consideration of this item and took no part in the 
discussion and vote on the matter to be determined. 
 
Councillor Naomi Tweddle declared a Personal and Pecuniary Interest with 
regard to the agenda item titled '40 Nightingale Crescent, Lincoln'. Reason: She 
knew the applicant for the Planning application as a fellow Councillor. 
She left the room during the consideration of this item and took no part in the 
discussion and vote on the matter to be determined. 
 
Councillor Rebecca Longbottom declared a Personal and Pecuniary Interest with 
regard to the agenda item titled '40 Nightingale Crescent, Lincoln'. Reason: She 
knew the applicant for the Planning application as a fellow Councillor. 
She left the room during the consideration of this item and took no part in the 
discussion and vote on the matter to be determined. 
 

44.  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. 

 
Clarification was requested as to the type of replacement trees to be used if a 
‘like for like’ species was not considered to be appropriate? 
 
Dave Walker, Arboricultural Officer advised that he would always plant ‘like for 
like’  whenever possible unless there was a problem of disease with the species 
concerned. Native species were also better for biodiversity. He would also look at 
exotic species if there were no other suitable options available. 
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Councillor Longbottom thanked the Arboricultural Officer for the attention to detail 
within his regular reports as to the type of trees to be replanted at  specified 
locations, which was most helpful. 
 
RESOLVED that the tree works set out in the schedules appended to the report 
be approved. 
 

45.  Confirmation of Tree Preservation Order No 173  
 

Dave Walker, Arboricultural Officer: 
 

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:  
  

 Tree Preservation Order 173: 2no Prunus Avium (Wild Cherry), 
14no Acer Pseudoplatanus (Sycamore) and 3no Fraxinus Excelsior 
(Ash) trees in an area of open green space at Albion Crescent, 
Lincoln 
 

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 27 December 2022  
 

e. confirmed that the reason for making a Tree Preservation Order on this 
site was as a result of a request from local residents who wanted to ensure 
no loss of trees from any future development on the site  
 

f. reported that as Arboricultural Officer he carried out a site visit at which he 
identified the trees to be suitable for protection under a Tree Preservation 
Order, having significant amenity value, forming a prominent feature of the 
area, and that their removal would have an effect on the aesthetic 
appearance of the area 

 
g. advised that a one month consultation period had been undertaken, and a 

copy of the Tree Preservation Order was sent to the registered land 
owners at two separate addresses, however both notifications to the 
registered land owners were returned by Royal Mail; on this basis, a site 
notice was displayed and no objections had been received to the order  
 

h. 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.  
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RESOLVED that Tree Preservation Order No 173 be confirmed without 
modification and that delegated authority be granted to the Assistant Director of 
Planning to carry out the requisite procedures for confirmation. 
 

46.  Applications for Development  
47.  45b Mildmay Street, Lincoln  

 
(Councillor Tweddle left the room during the consideration of this item, having 
declared a personal and pecuniary interest in the matter being debated. She took 
no part in the discussion or vote on the matter to be determined.) 
 
It was proposed, seconded, and: 
 
RESOLVED that Councillor Chris Burke be appointed as replacement Chair for 
this item. 
 
The Planning Team Leader: 

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

rear extension at 45b Mildmay Street, the property being part of a large, 
terraced building converted to 3 dwellings in the early 2000’s 

 
b) described the location of the site within a well-established residential area, 

it was not in a conservation area and had no listed buildings close by 
 

c) reported that prior to the submission of the application, the site was subject 
to extensive negotiations with the agent securing revisions to the proposal 
to overcome some of the concerns raised by neighbours, resulting in 
revised plans being submitted, and a re-consultation process carried out 

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

 

 Policy LP26:Design and Amenity 

 National Planning Policy 
 

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

 Planning Policy 

 Effect on Visual Amenity 

 Effect on Residential Amenity  

 Effect on Highway Safety  
 

f) outlined the responses made to the consultation exercise 
 

g) referred to the Update sheet which contained additional consultation  
responses received in respect of the proposed application for 
development, together with an additional recommended condition subject 
to planning permission being granted to require the applicant to carry out 
re-rendering works to the rear elevation of the existing property (as shown 
on the proposed plans) prior to occupation of the proposed extension 
 

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

 
Mark Lloyd, local resident, addressed Planning Committee in objection to the 
proposed development, covering the following main concerns: 
 

 Over development of the site being in close proximity to surrounding 
buildings. 

 Height/scale/massing. 

 Although the proposal was one storey in height, there was the potential 
once the footprint was established for addition of a second storey. 

 Negative impact on amenity. 

 Failure to meet housing needs. 

 Overlooking/outlook discounted by proposed roof of extension. 

 Shared access - issues of anti-social behaviour/fear of crime and disorder. 

 Loss of light. 

 Loss of privacy for neighbouring properties. 

 Loss of light to garden. 

 Overbearing/overshadowing. 

 Reasonable expectations of loss of view. 

 Effect on health/well-being. 

 Bin storage taking up lack of outdoor space. 

 Outdoor space should be maintained. 

 Ugly discoloured rendering. 

 Noise and disturbance during construction. 

 Loss of quality and character of townscape area. 

 Expectation of consistency in planning applications. 
 
Councillor Donald Nannestad addressed Planning Committee as Ward Advocate 
on behalf of local residents, covering the following main points: 
 

 Local residents had explained their issues in detail. 

 Local Planning Policy was permissive of alterations to existing buildings 
providing they related well to the site and surroundings. 

 The alterations to 45b Mildmay Street would make it out of symmetry with 
the neighbouring properties. 

 Issues of overlooking, overshadowing and loss of light. 

 This problem was particularly apparent to the rear of No 43 as it didn’t get 
a great deal of light in any case. 

 The proposals would have an adverse effect on the health of neighbouring 
residents. 

 Issues with narrow footpath. 

 Access issues to the passageway running behind the houses. 

 It was very difficult for pedestrians to negotiate a way around parked 
vehicles at peak school hours. 

 Comments made in relation to lack of compliance with Policy LP26: Design 
and Amenity. 

 This was an area where there had been issues connected to traffic 
congestion and anti-social behaviour at the rear of the passageway 
entrance. 

 There was already a small storage area for six wheelie bins to serve three 
existing flats. 
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Patrick Douse addressed Planning Committee on behalf of the Applicant in 
support of the planning application, covering the following main points: 
 

 The application property had been purchased 18 months previously by his 
client. 

 It had not undergone any investment for a number of years. 

 45 and 45a Mildmay Street had since undergone internal renovation and 
had been re-let. 

 The outside space at 45B was not utilised due to lack of security and 
currently lacked a lounge, kitchen and dining room area. 

 The intention was for the inside space to be increased taking advantage 
the previous unused outdoor space. 

 The proposals represented a simple extension to enhance the area. 

 The extension would match with the existing building. 

 The view from Olive Street would not be affected. 

 Another property in the street had a large double-storey extension which 
took away the yard, whereas this build was only a single storey. 

 The property at 45B would be newly rendered and visual impact improved 
at the rear. 

 The design had been carefully chosen/set back to avoid overshadowing 

 Noise/disturbance would be kept to a minimum during construction hours. 
 
The Committee discussed the content of the report in further detail. 
 
The following comments were received from members: 
 

 The property had been split into three flats for some time. The owner was 
aiming to improve the amenity of the present tenants. 

 The Highways Authority had not raised any concerns. 

 This was a single storey extension only. 

 The applicant had responded to concerns expressed by  neighbours in 
relation to security with the inclusion of dusk to dawn lights on the end of 
the extension. 

 In terms of Policy LP26 and the proposed extension relating well to the site 
and surroundings, it would be a shame if it resulted in the view over the 
back of the buildings being obscured as the view was an interesting part of 
the existing townscape. 

 Security to the back of the street would be affected. 

 The passageway had been in existence for a long time. 
 
The following questions were received from members: 
 

 Where would space for six wheelie bins to serve three flats be 
accommodated? 

 Was it possible for a condition to be imposed on grant of planning 
permission requiring an area to be provided capable of accommodating a 
minimum of 6 storage bins on site? 

 Was the extension to be fully cladded or did it contain some brickwork 
detail? 

 The passageway had been in existence for a long time. Was it possible for 
additional lighting to be erected in that area to make the locals feel less 
vulnerable to anti-social behaviour? 
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The Planning Team Leader offered the following points of clarification to 
members: 
 

 There was agreed storage included within the plans for 4 wheelie bins, 
however, it was possible should members be so minded to impose a 
condition to require provision of a storage facility sufficient to enclose six 
bins. 

 In terms of rendering, the elevation would be of brick to match the existing 
end gable, then the rear existing rendered wall would be painted to match. 

 He did not anticipate there would be additional anti-social behaviour to that 
already in existence as a result of the proposed extension. 

 
A motion was moved, seconded, voted on and carried that provision of a storage 
facility for six wheelie bins be provided on site. 
 
The proposed condition included within the update sheet to require the applicant 
to carry out re-rendering works to the rear elevation of the existing property (as 
shown on the proposed plans) prior to occupation of the proposed extension was 
also supported by members. 
 
RESOLVED that planning permission be granted subject to the following 
conditions: 
 

 Time limit of the permission 

 Development in accordance with approved plans 

 Implementation of bin storage for six bins. 

 Applicant to carry out re-rendering works to the rear elevation of the 
existing property (as shown on the proposed plans) prior to occupation of 
the proposed extension. 

 
 

48.  5 Drury Lane, Lincoln  
 

(Councillor Tweddle returned to the meeting and re-took her seat as Chair). 
 
(Councillor Chris Burke re-took his seat as a member of Planning Committee) 
 
(Councillor Longbottom sat in the public gallery during the consideration of this 
item, having chosen to speak as Ward Advocate representing local residents, 
losing her right to sit as a member of Planning Committee. She took no part in the 
discussion or vote on the matter to be determined.) 
 
(Councillor Mark Storer left the room during the discussion of this item having 
declared a predetermination in respect of the planning application. He took no 
part in the discussion or vote on the matter to be determined.) 
 
The Assistant Director of Planning: 

 
a) advised that planning permission was sought for change of use of 5 Drury 

Lane from an art gallery (Use Class F1) to a dental practice (Use Class 
E), proposing external alterations to the existing shopfront, the installation 
of a window to the west elevation, replacement of existing air-conditioning 
units and an extraction system and solar panels to the roof 

 
b) described the application premises as follows: 
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 A single storey building with a shallow mono-pitched roof hidden by 
a parapet wall around the front of the building. 

 The frontage of the building incorporated a simple timber shopfront 
sat on the west side of Drury Lane almost opposite the junction with 
Wordsworth Street. 

 The side, north elevation of the premises was adjoined to 4 Drury 
Lane, a two-storey end dwelling. 

 The application premises extended west into the site and also 
abutted ‘Dough Loco’ to the north. 

 The side, south elevation of the premises abutted the rear 
elevations of a terrace of residential properties including 6, 7, 8, 9 
and 10 Drury Lane.  

 A yard shared by the adjacent properties, including 11 Drury Lane, 
was located to the rear, west of the site.  

 The premises was not listed although it was located within the 
Cathedral and City Centre Conservation Area and within proximity 
of the ramparts of Lincoln Castle, a grade I listed building and 
Scheduled Monument. 
 

c) confirmed that the premises were currently vacant, having most recently 
being occupied as the Sam Scorer Gallery since the late 1990s; the 
current floor plan was very open and stud walls would be erected to 
subdivide the premises to create consulting rooms 
 

d) reported that the application had been revised during the process, namely 
a reduction in the number of solar panels and the addition of the window 
to the west elevation, facing the adjacent yard, and the properties 
adjoining the yard had been re-consulted to invite comments in relation to 
the window 

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

 

 Policy LP1 A Presumption in Favour of Sustainable Development 

 Policy LP2 The Spatial Strategy and Settlement Hierarchy 

 Policy LP9 Health and Wellbeing 

 Policy LP15 Community Facilities 

 Policy LP25 The Historic Environment 

 Policy LP26 Design and Amenity 

 Policy LP27 Main Town Centre Uses - Frontages and 
Advertisements 

 National Planning Policy Framework  
 

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

 Policy Context and Principle of Use 

 Visual Amenity and Character and Appearance of the Conservation 
Area 

 Residential Amenity and Noise 

 Parking and Highways  
 

g) outlined the responses made to the consultation exercise 
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h) referred to the Update sheet which contained additional consultation 
responses received in respect of the proposed application for 
development, including a response from Historic England 

 
i) concluded that: 

 

 The principle of the proposed, community use of this vacant 
commercial premises in this location was considered to be 
acceptable.  

 The proposed alterations to the shopfront were sympathetic to the 
appearance of the building.  

 The addition of a window to the rear and the extraction units and 
solar panels to the roof would not cause harm to the appearance of 
the building or the wider area.  

 Accordingly, the proposals would preserve the character and 
appearance of the conservation area.  

 With a condition to require a Noise Impact Assessment and 
necessary mitigation measures it was considered that the proposed 
use could be operated without having a negative impact on the 
amenities of adjoining residential properties, premises and the local 
environment.  

 The window to the rear would also be controlled by condition so 
there was no impact on the privacy of the users of the adjoining 
yard.  

 The location of the premises would enable the proposed use to be 
accessed by sustainable transport modes and there were also 
public car parks in the vicinity.  

 The proposal would therefore be in accordance with the 
requirements of CLLP Policies LP1, LP2, LP9, LP15, LP25, LP26 
and LP27 and the NPPF.  

 
Colin Dudman, local resident, addressed Planning Committee in objection to the 
proposed development, covering the following main concerns: 
 

 The building was best known as The Sam Scorer Gallery, a self-run art 
gallery. 

 It was to be replaced by a dentist surgery. 

 The importance of the existing art gallery should be recognised. 

 It provided creative vibrancy and diversity. 

 It allowed local artists to exhibit their work under the umbrella of the Arts 
Trust. 

 The previous owners of Sam Scorer Gallery had not got legal security for 
future use of the building. 

 He hoped the recognition of the importance of this gallery would be given 
attention. 

 There had not been sufficient opportunity to register the building as an 
Asset of Community Value. 

 If there had been sufficient time, the building would have been retained. 

 Its use affected the cultural diversity of the City. 

 The gallery was a trail blazer to Historic Lincoln. 

 The gallery had been evicted from its home. 

 This represented a loss of a major cultural art facility. 

 It was a unique artistic enterprise. 
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Councillor Rebecca Longbottom addressed Planning Committee as Ward 
Advocate on behalf of local residents, covering the following main points: 
 

 She represented the views of local residents.  

 There had been an immense strength of feeling shown by objectors to the 
scheme. 

 The main objection was the change of use to a dentist surgery. 

 In terms of its current status, the building was designated as an art gallery 
under Town and Country Planning Regulations since 2020 Class F1. 

 It was not a shop, but an art gallery. 

 The officer’s report referred to the premises having an established 
commercial use; however, it was not a shop. 

 The art gallery was an important local institution. 

 Policy LP15: Change of use did not constitute a community facility. 

 Access to the art gallery had been free and self-run. 

 The Arts Trust had run the facility for 20 years in appreciation of public art 
by living artists. 

 She referred to the new local plan currently with the Planning Inspectorate. 

 Policy 542-Sustainable Urban Tourism- set the scene for Lincoln as a key 
heritage City important as a visitor attraction. Development proposals 
should only be allowed to deviate from this important community use under 
very stringent conditions. 

 
Roger Rippon addressed Planning Committee on behalf of the Applicant in 
support of the planning application, covering the following main points: 
 

 He represented the planning consultant for the proposed development. 

 The premises would be used for specialist orthodontic treatment using 
braces to correct bite/ straighten teeth. 

 There was currently only one other specialist in this line covering the City 
and surrounding area. 

 The waiting time for treatment was 4-5 years. 

 The other provider was the hospital, who only gave secondary treatment. 

 The health and well-being of patients was adversely affected by the long 
delays in receiving treatment. 

 The practice would employ highly qualified orthodontic practitioners to 
serve local people. 

 A written response was provided within the officers report on behalf of the 
applicants in response to public objections.  

 The freehold interest in the building from the Scorer family followed an 
open market sales campaign with vacant possession secured on 
completion of sale. 

 This application represented a new proposal for an orthodontic practice 
and was not about the closure of an art gallery. 

 The Local Plan contained a key challenge to reduce health inequalities. 

 Policy LP9 supported appropriately located and coordinated health 
facilities. 

 A number of permanent skilled jobs would be created by the practice. 

 The planning balance was firmly in favour of approval of the proposals in 
accordance with all policies and strategies.  

 
The Committee discussed the content of the report in further detail. 
 
The following concerns were received from members: 
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 Sympathy was given to the lack of time available for supporters of the art 
gallery to apply for it to become an Asset of Community Value, similar to 
an opportunity offered to supporters of West End Tap Public House at a 
previous Planning Committee. However, in this instance the building was 
already sold. 

 Planning Committee must determine whether there was a plan in 
existence to apply to turn the premises back to an art gallery and if so, 
whether we had time to wait for it. 

 The premises were a massive asset to the art scene in Lincoln. 

 Councillor Longbottom had raised issues regarding commercial use of the 
property. 

 The proposed use of the premises met local health needs, however, there 
were suitable alternative locations outside the cultural area. 

 We should perhaps wait to see if the premises could be saved as a 
Community Asset. 

 
The following comments were received in support of the planning application 
 

 If the use for this building was not changed there was potential for it to 
become the subject of vandalism or fall into disrepair. 

 There had been no restriction placed on the future type of use when the 
property was purchased, therefore there was little fight to keep the art 
gallery open. 

 The proposed use was acceptable.  

 Members of the public found it very difficult to register with a dentist in the 
area, being in the bottom four in the country with regards to the ratio of 
dental practices to the population. 

 If the premises were not sustainable as an art gallery then an alternative 
use was required. 

 There had been no application for the premises to become an Asset of 
Community Value. 

 
The following questions were received from members: 
 

 Was the planning application submitted by the current owners of the 
property? 

 Officer Response: Yes it was. 

 Would low key signage be kept for the premises in this cultural area? 

 Would measures be taken to address potential noise from air conditioning 
fans? 

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

 Members should be clear of the remit of Planning Committee in 
determining this planning application which was separate to any 
application submitted for an Asset of Community Value. The property was 
already sold. 

 The type of use for the building was classed as commercial as opposed to 
residential. This class description was not indicative of a ‘money making 
venture’. 

 It was possible to say that the proposed use of the building as a dental 
practice was also a community use as was its former use as an art gallery. 
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 Changes to the signage at the premises would involve minor alterations 
only which would be subtle/low key in keeping with the cultural area. 

 In terms of potential noise nuisance, the Pollution Control Officer had 
raised no objections to the proposed change of use including the 
installation of replacement air conditioning units and an extraction system. 
However, a condition would be imposed on grant of planning permission 
requiring a noise impact assessment to be carried out prior to their 
installation in order that any necessary mitigation measures could be 
implemented to minimise the impact of any noise for local residents.  

 
That planning permission be granted subject to the following conditions: 
 

 Time limit to implement permission 

 Development in accordance with approved plans 

 Noise Impact Assessment and noise mitigation measures as necessary  

 Window to rear to be obscure glazed, fixed and minimum of 1.8m above 
floor level 

 
49.  4 Finningley Road, Lincoln  

 
(Councillor Mark Storer returned to the meeting and re-took his seat as a member 
of Planning Committee). 
 
(Councillor Biff Bean left the room during the discussion of this item having 
declared a personal and prejudicial interest in respect of the planning application 
to be considered. He took no part in the discussion or vote on the matter to be 
determined.) 
 
The Assistant Director of Planning: 

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

storey detached garage and the installation of a 1.8m high close boarded 
fence to the side/front elevation at this two storey detached dwelling 
located towards the end of the south side of Finningley Road 
 

b) reported that the property currently benefitted from boundary walls and 
railings to the frontage, which were said to be removed to accommodate 
access to the existing driveway and proposed garage 
 

c) confirmed that the application was presented before Planning Committee 
as the applicant was related to a City of Lincoln Council employee 

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

 

 Policy LP26 Design and Amenity 

 National Planning Policy Framework  
 

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 

 Impact on amenity of neighbouring properties 

 Impact on visual amenity 

 Highway safety, access and parking  
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f) outlined the responses made to the consultation exercise 

 
g) concluded that the proposal would not be considered to have any unduly 

harmful impact upon residential or visual amenity, ensuring that the 
development would accord with local planning policy and the National 
Planning Policy Framework. 

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

 Development to commence within three years 

 Development in accordance with the approved drawings 
 

50.  Change to Order of Business  
 

RESOLVED that the order of business be amended to allow the application for 
development at Yarborough Leisure Centre, Riseholme Road, Lincoln to be 
considered as the next agenda item. 
 

51.  Yarborough Leisure Centre, Riseholme Road, Lincoln  
 

(Councillor Biff Bean returned to the meeting and re-took his seat as a member of 
Planning Committee). 
 
The Planning Team Leader: 

 
a) described the location of Yarborough Leisure Centre on the west side of 

Riseholme Road 
 

b) advised that planning permission was sought for the installation of an air 
handling unit to the roof of Yarborough Leisure Centre, in order to provide 
ventilation to the roof space of the swimming pool, including a handrail 
around the roof for safe access for future maintenance of the air handling 
unit 
 

c) confirmed that the application was presented to Planning Committee as 
the property was owned by the City of Lincoln Council. 
 

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

 Policy LP15 Community Facilities 

 Policy LP26 Design and Amenity 

 National Planning Policy Framework 
   

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 

 Impact on visual amenity  

 Impact on amenity of neighbouring uses 

 Highway safety, access and parking 
 

f) outlined the responses made to the consultation exercise 
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g) concluded that: 
 

 The scheme proposed improvements to the leisure facility which 
would help secure its longevity.  

 The proposals would not have a detrimental impact on visual or 
residential amenity and would be in accordance with LP15 and 
LP26 of the Central Lincolnshire Local Plan and the National 
Planning Policy Framework. 
 

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

 Commencement within 3 years 

 To be in accordance with the submitted drawings 
 

52.  8 Thurlby Crescent, Lincoln  
 

(Councillor Hewson left the room during the consideration of this item having pre-
determined his view on the planning application before Committee this evening. 
He took no part in the discussion and vote on the matter to be determined). 
 
The Planning Team Leader: 

 
a) advised that the application proposed the erection of a single storey side 

and rear extension at 8 Thurlby Crescent, a two storey semi-detached 
property 
 

b) reported that the site was located within a well-established residential 
area, although not in a conservation area with no listed buildings 
surrounding the site 
 

c) confirmed that the application was brought to Planning Committee as the 
property was in the ownership of the City of Lincoln Council  
 

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

 Policy LP26 Design and Amenity 

 National Planning Policy Framework 
  

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

 Planning policy 

 Effect on visual amenity  

 Effect on residential amenity 
Effect on highway safety 
 

f) outlined the responses made to the consultation exercise 
 

g) concluded that the proposed extension was appropriately designed and 
would not cause unacceptable harm to the character and appearance of 
the area nor the amenities of all existing and future occupants of 
neighbouring properties, in accordance with Policy LP26 'Design and 
Amenity' of the Central Lincolnshire Local Plan and the National Planning 
Policy Framework. 
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RESOLVED that planning permission be granted subject to the following 
conditions: 
 

 Time limit of the permission 

 Development in accordance with approved plans 
 

53.  40 Nightingale Crescent, Lincoln  
 

(Councillors Armiger, Bean, Chris Burke, Longbottom, Tweddle and Watt left the 
room during the discussion of this item having declared a personal and prejudicial 
interest in respect of the planning application. They took no part in the discussion 
or vote on the matter to be determined.) 
 
It was proposed, seconded, and: 
 
RESOLVED that Councillor Alan Briggs be appointed as replacement Chair for 
this final item. 
 
The Assistant Director of Planning: 

 
a) advised that outline planning permission was sought for the principle of 

residential development for up to 2 dwellings on a parcel of land on 
Nightingale Crescent, the site currently occupied by a large detached 
double garage within the ownership of 40 Nightingale Crescent  
 

b) reported on the location of the application property Number 40 on the 
south side of the highway between its junctions with Kingfisher Close and 
Redwing Close 
 

c) described Nightingale Crescent as a long looping residential road with a 
number of cul-de-sacs off it 
 

d) confirmed that the application was brought before Planning Committee, the 
applicant being a City Councillor. 

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

 

 Policy LP1 A Presumption in Favour of Sustainable Development 

 Policy LP2 The Spatial Strategy and Settlement Hierarchy 

 Policy LP26 Design and Amenity 

 National Planning Policy Framework 
  

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

 Planning policy 

 Principle of the development 

 Visual amenity and design 

 Residential amenity and Impact on neighbours 

 Technical matters 
 

g) outlined the responses made to the consultation exercise 
 

h) concluded that: 
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 The principle of developing this site for residential development 
would be acceptable.  

 The detailed design and technical matters would be considered at 
Reserved Matters stage, however sufficient information had been 
submitted at Outline to demonstrate that the site was capable of 
being developed.  

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

 
Members discussed the content of the report in further detail. 

 
Clarification was sought as to whether : 

 

 Both the proposed dwellings included provision of a car parking 
space 

 Provision of drainage for the proposed dwellings would not impact 
on existing properties. 

 
The Assistant Director of Planning confirmed that: 
 

 Both dwellings included provision of a car parking space, although the 
application was indicative at this stage with reserved matters still to be 
determined at a later stage. 

 The new dwellings would not impact on adjacent properties in terms of 
drainage. The main sewer system to which they would be connected had 
no drainage issues.   

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

 Development carried out within 3 years or within 2 years of approval of last 
reserved matter 

 Reserved matters to be submitted within 3 years 

 Reserved matters to be submitted; layout, scale, external appearance, 
landscaping 

 Details of drainage 

 Hours of construction 8 am to 6pm Monday to Friday 08:00 to 13:00 on 
Saturdays 

 Reporting of unexpected contamination 

 One off road parking space per dwelling 
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PLANNING COMMITTEE                     25 JANUARY 2023  
  

 

 
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. 
 

4. Consultation and Communication     
  

4.1 All ward Councillors are informed of proposed works on this schedule, which are within 
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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 
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. 
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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. 
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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 1 / SCHEDULE DATE: 25/01/2023 

 
 

Item 
No 

Status 
e.g., 
CAC 

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

Recommendation 

1 N/A Boultham Park – South-
eastern side of lake 
edge. 

Boultham Ward  
2 x Alders 
Fell 
These trees were 
previously identified as 
being in decline. 
Due to the close 
proximity of trees to 
the picnic area and 
main pathway; works 
have been requested 
to reduce the 
possibility of the trees 
failing due to a risk of 
unpredictable collapse.  
 

Approve works  
 
Trees are to be formed 
into snags of a suitable 
size (being no more 
than 2 metres in 
height) in order to form 
biodiversity niches.  
 
Replace with 2 x 
Alders; to be planted in 
suitable positions 
within the adjacent 
area.  
 

2 N/A 52 Goldsmith walk  Glebe Ward  
1 x Cherry  
Fell 
This is a self-set tree 
which has attained a 
considerable size – its 
proximity to the 
adjacent footpath and 
brick-based 
boundaries is likely to 
lead to structural 
damage in the near 
future. 
 

Approve works  

3 N/A  1-2 Sheridan Close  Glebe Ward  
1x Cherry  
Fell 
This is the poorer 
specimen of two trees 
which are suspected of 
influencing the 
subsidence currently 
being experienced by 

Approve works  
 
Replace with 1 x Bird 
Cherry; to be located 
within King Georges 
Field, to the rear of 
Woodrush Road.  
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the adjacent building. 
The tree itself is of 
poor habit and has a 
limited useful life 
expectancy – the trees 
removal is requested 
as a preliminary 
measure to help 
stabilise building 
movement.  
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Application Number: 2022/0352/FUL 

Site Address: Site Of Victory Hotel, 50 Boultham Park Road, Lincoln 

Target Date: 31st October 2022 

Agent Name: Peter Kandola 

Applicant Name: Mr Steve Hanham 

Proposal: Erection of one 2 storey and two 2½ storey buildings 
accommodating 18 flats. Associated external works including 
car parking, access gate, cycle and bin storage and soft 
landscaping. (Revised plans and supporting documents). 

 
Background - Site Location and Description 
 
The application relates to the site of the former Victory Hotel, 50 Boultham Park Road. The 
application site is an irregular shaped parcel of previously developed land, located on the 
west side of the road, approximately 50m to the south of the junction with Dixon Street. It 
has an open site frontage with the width of the site narrowing towards the rear. The site is 
relatively flat and includes areas of hardstanding and grass. It is currently used for vehicle 
storage and was previously occupied by The Victory Public House. Consent was granted 
in 2014 for the demolition of the building and a subsequent planning permission 
(2015/0038/F) also proposed its demolition to facilitate the erection of three detached 
buildings comprising 14 dwellings with four ground floor commercial units within the 
frontage building. A further application (2018/0074/CXN) was submitted and later granted 
for minor alterations to the approved scheme. The pre-commencement conditions 
associated with this permission have all been discharged and there has been a ‘start on 
site.’ This permission has therefore been implemented and, even though work has not 
progressed any further, this permission could be implemented in full at any point.  
 
The north boundary of the site is defined by approximately 1.8m high fencing with a 
number of mature trees and conifers adjacent, some within the site boundary and others 
sitting on neighbouring land. Beyond this boundary, at the front of the site, is side elevation 
of 48 Boultham Park Road. The remainder of the north boundary, towards the rear of the 
site, forms the rear boundaries with the gardens of properties on Glenwood Grove. The 
semi-detached properties along here are occupied as ground and first floor flats (no.s 
1-23). The south boundary of the site is also defined by approximately 1.8m-2m high 
fencing with some smaller trees and plantings within the site and neighbouring gardens. 
The side elevation of 54 Boultham Park Road sits adjacent to this boundary at the front of 
the site. The remainder of the south boundary beyond sits adjacent to rear gardens with 
properties on Sunningdale Drive. To the west of the application site is the rear elevation of 
an industrial unit on the Sunningdale Trading Estate, off Dixon Close.  
 
The site is located within Flood Zone 3. 
 
The application is for the erection of one, two storey building, fronting Boultham Park 
Road, and two 2½ storey buildings within the site. The development would accommodate 
18, two bedroom flats. Associated external works are also proposed including car parking, 
cycle storage and soft landscaping. The existing access point towards the north will be 
reconfigured to be the main, gated access into the development.  
 
Prior to the submission of the application the site was subject to extensive pre-application 
discussions with the agent, applicant team and Planning Officers. The application originally 
proposed a three storey block to the front of the site and two further 2½ storey buildings 
towards the rear. This would have accommodated 27 flats (22 two bed and five one bed) 
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with 17 car parking spaces.  
 
Officers raised a number of concerns regarding the initial proposal. It was considered that 
the mass and design of the buildings would be out of scale and character with the area. 
The height, position and proximity of the buildings would also have had a harmful impact 
on neighbouring properties through loss of light, overlooking and an overbearing impact. 
There were also concerns regarding the level of car parking, flood risk and the potential 
impact on adjacent trees. There has been further discussions and negotiations, and a 
number of alternative schemes have been considered prior to the formal submission of the 
current proposals. Officers also engaged with Ward Members during the application 
process. 
 
All neighbours and statutory consultees have been re-consulted on the revised proposals.  
 
Site History 
 

Reference: Description Status Decision Date:  

2018/0074/CXN Variation of conditions 2 
(plans) of planning 
permission 2015/0038/F 
to include changes to 
fenestration to north 
elevation of units 1-8, 
alterations to roof of 
units 9-10, alterations to 
fenestration and 
guttering of units 11-14 
and changes to 
materials to be used 

Granted 
Conditionally 

8th March 2018  

2015/0038/F Demolition of public 
house and garages and 
erection of three 
detached buildings 
comprising 14 dwellings 
and 4 ground floor 
commercial units for A2 
'Financial and 
Professional Services' 
or B1 'Office' purposes 
(REVISED 
DESCRIPTION) 

Granted 
Conditionally 

1st May 2015  

2014/0269/DEM Demolition of public 
house. 

Prior Approval Not 
Required 

29th May 2014  

 
Case Officer Site Visit 
 
Undertaken on 30th May 2022, including visit to the property and garden of 54 Boultham 
Park Road. 
 
Policies Referred to 
 

 Policy LP1 A Presumption in Favour of Sustainable Development 
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 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 on Land affected by Contamination 

 Policy LP18 Climate Change and Low Carbon Living 

 Policy LP25 The Historic Environment  

 Policy LP26 Design and Amenity 

 Supplementary Planning Document Central Lincolnshire Developer 
Contributions 

 National Planning Policy Framework  
 
Issues 
 

 Principle of Use 

 Developer Contributions 

 Visual Amenity 

 Residential Amenity 

 Trees and Landscaping 

 Parking and Highways 

 Flood Risk and Surface Water Drainage 

 Climate Change and Low Carbon Living 

 Contaminated Land 

 Archaeology 

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

Consultee Comment  

 
Anglian Water 

 
Comments Received 
 

 
Environment Agency 

 
Comments Received 
 

 
Education Planning Manager, 
Lincolnshire County Council 

 
Comments Received 
 

 
Highways & Planning, 
Lincolnshire County Council 

 
Comments Received 
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Upper Witham, Witham First 
District & Witham Third 
District 

 
Comments Received 
 

 
Lincolnshire Police 

 
Comments Received 
 

 
NHS - ICB 

 
Comments Received 
 

 
Public Consultation Responses 
 

Name Address  

Mrs Cath Betts 55 Clive Avenue 
Lincoln 
Lincolnshire 
LN6 7UR 
        

Mr Kevin Clarke 9 Sunningdale Drive 
Lincoln 
Lincolnshire 
LN6 7UD 
  

Mr Ben Richards 27 Glenwood Grove 
Lincoln 
Lincolnshire 
LN6 7BA 
   

Mrs Sally Atkinson 10 Sunningdale Drive 
Lincoln 
Lincolnshire 
LN6 7UD 
                            

Anita Grey 46A Boultham Park Road 
Lincoln 
Lincolnshire 
LN6 7BB 
  

Mrs Lorraine Smith 2 Sunningdale Drive 
Lincoln 
Lincolnshire 
LN6 7UD 
          

Ms Catherine Waby St Mary's Guildhall 
385 High Street 
Lincoln 
LN5 7SF  
 

Michael Gibson 
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Mrs Jenny Connell 54 Boultham Park Road 
Lincoln 
Lincolnshire 
LN6 7BB 
  

Councillor Clarke 
 

Lincolnshire County Council 

Mr Dan Race  Taylor Lindsey Ltd 
98 Searby Road 
Lincoln 
LN2 4DT  
 
On behalf of 25 Glenwood Grove 
 

Mr Steve Adamson 58 St Peters Avenue 
Lincoln 
Lincolnshire 
LN6 7QE 
  

Mrs Emma Richards 27 Glenwood Grove 
Lincoln 
Lincolnshire 
LN6 7BA 
  

Mr Terance Connell 54 Boultham Park Road 
Lincoln 
Lincolnshire 
LN6 7BB 
  

Stuart Smith 1 Boultham Park Road 
Lincoln 
Lincolnshire 
LN6 7BE 
  

Mr Chris Smith 2 Sunningdale Drive 
Lincoln 
Lincolnshire 
LN6 7UD 
  

 
Consideration 
 
Representations have been received from and on behalf of properties on Boultham Park 
Road, Sunningdale Drive, Glenwood Grove, St. Peter’s Avenue and Clive Avenue. While 
some of the residents support the principle of the re-development, comments and 
objections have been made in relation to various issues, which will each be addressed 
within the relevant sections of the report.  
 
Further consultation responses were received from 54 Boultham Park Road and two from 
2 Sunningdale Drive following the re-consultation on the revised scheme. Comments have 
also been received from Lincolnshire County Council’s Councillor Clarke in relation to 
off-street parking and a financial contribution to local schools. These subsequent 
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responses will also be detailed within the relevant sections of the report. 
 
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. The site 
has no specific policy allocation within the CLLP and Policy LP2 goes on to state that 
additional growth on non-allocated sites in appropriate locations within the developed 
footprint of the Lincoln urban area will be considered favourably. The application site also 
has the benefit of planning permission for residential/commercial development. Officers 
are therefore satisfied that the principle of the residential use is wholly appropriate in this 
location.  
 
Supporting the application would also be in accordance with CLLP Policy LP1 which states 
that there should be a presumption in favour of sustainable development and planning 
applications that accord with the policies in the Local Plan will be approved without delay. 
This presumption in favour of sustainable development reflects the key aim of the National 
Planning Policy Framework (NPPF).  
 
Developer Contributions 
 
In accordance with CLLP Policies LP11 and LP12 and the Central Lincolnshire Developer 
Contributions Supplementary Planning Document (SPD) the proposed development would 
be expected to provide affordable housing (on site or a commuted sum) and a financial 
contribution towards playing fields and local green infrastructure.  
 
The Lincolnshire County Council (LCC) has requested a contributions for education, to 
mitigate the impact of the development at a local level. NHS Lincolnshire has also 
requested a contribution which will go towards expansion in capacity within the APEX and 
Lincoln Health Partnership Primary Care Networks at Boultham Medical Practice and/or 
Heart of Lincoln Medical Group (Portland). Alternatively, the funding may, where 
appropriate, be used to support expansion in capacity at an alternative general practice 
site as required to meet the local population health need.  
 
With the exception of education, the level/amount of the required provision has been 
reduced during the process of the application to reflect the reduced number of units on the 
site. The proposed development of 18, two bedroom units would therefore be expected to 
provide: 
 

Affordable housing £528,980 (5 units) 

Health £11,385.00 

Education £28,267.00  

Play space £5,204.94 

Green infrastructure £13,442.10 

Total £587,279.04 

 
The applicant has submitted a Viability Appraisal. This advises that the development could 
meet the health, education, play space and green infrastructure requirements, but 
providing an on-site affordable housing provision or affordable housing commuted sum 
would make the scheme unviable. Accordingly, the applicant is proposing that the scheme 
would not provide affordable housing, either on-site or a contribution towards. 
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The Viability Appraisal has been assessed on behalf of the authority by an independent 
third party. The independent assessment concurs that an affordable housing 
provision/contribution would make the scheme unviable, but that other Section 106 
Agreement (S106) contributions can be viably paid. However, the independent 
assessment did not agree with all of the calculations within the report and found that there 
was a surplus of £27,749. The total sum the scheme could therefore viably provide would 
be £86,048.04; the total of the contributions towards health, education, play space, green 
infrastructure and the surplus figure.  
 
The SPD advises that the Local Plan recognises the overriding need to ensure all 
development is sustainable and supported by necessary and appropriate infrastructure, 
however, the plan is also committed to delivering growth. Therefore, development viability 
is not only relevant but critical to determining planning applications. The NPPF advises 
that the weight to be given to a viability assessment is a matter for the decision maker, 
having regard to all the circumstances in the case, including whether the viability evidence 
underpinning it is up to date and they reflect the recommended approach in national 
planning guidance, including standardised inputs. 
 
In this case officers are satisfied with the conclusion of the independent assessment; that 
the scheme would not be viable with all of the expected contributions. Requiring these 
would result in the development being unviable and not being brought forward. Officers 
have carefully considered the viability of the scheme against other factors, such as the 
demand for housing within the city and the desire to see the site come forward for 
development. Officers would therefore recommend that the application be granted with the 
sum of £86,048.04 secured through a S106, despite the full affordable housing 
requirement not being met.  
 
Officers would also recommend that the total sum is distributed as the table below. It is 
considered that it would be preferable in this case for the play space and green 
infrastructure sums, along with the surplus figure, to instead be used to provide an 
affordable housing contribution. This is as a result of discussions between officers and the 
City Council’s S106 Officer, taking into account the individual sums, the nature of 
occupancy of the proposed scheme and its location.  
 

Affordable housing £46,396.04 

NHS £11,385.00 

Education £28,267.00  

Total £86,048.04 

 
The applicant has no objection to meeting this contribution and officers would recommend, 
if Members are in support of the application, that this matter be delegated to the Planning 
Manager to negotiate and secure.  
 
Visual Amenity 
 
CLLP Policy LP26 advises that development should respect existing character and relate 
well to the site and surroundings, particularly in relation to siting, height, scale, massing 
and form. Development should also reflect or improve on the original architectural style of 
the local surroundings. Paragraph 130 of the NPPF requires that development should 
function well and add to the overall quality of the area. 
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The character of the surrounding area is predominantly defined by two storey detached 
and semi- detached properties. However, in the wider area there are also bungalows and 
three storey residential properties, with the single storey car sales premises opposite the 
site. Buildings are generally constructed in red brick. Render is used often as a feature to 
the first floors, bays and side gables of some properties, including the neighbouring 48 and 
54 Boultham Park Road.  
 
The application site has a wide frontage, which will accommodate the main building, Block 
A, with the re-configured access to the north. Block A is two storey although the floor 
levels are raised and there is a ramped/stepped access at the front, up to the back edge of 
the footpath. This is constructed in brick with black railings and landscaping, which makes 
this functional element an attractive feature. In terms of the height of the building, the ridge 
of the proposal will sit approximately 500mm above the ridge of the neighbouring 54 
Boultham Park Road. It is worth noting that this is only 300mm taller than the approved 
building, which is represented by a hatched red line on the street scene elevation. The 
proposal will also sit slightly forward of no. 54. 
 
Block A is designed to appear as three individual buildings; with three identical gable 
features and three front doors. The building is predominantly constructed in red brick, 
although the central ‘building’ has a render finish. Render and timber panelling are used as 
feature elements on the sides and rear of the block.  
 
Blocks B and C have a different arrangement, being 2 ½ storey, but they have a smaller 
footprint and therefore appear more modest. The scale and layout of these two smaller 
blocks is more appropriate at the rear of the site and is a vast improvement on the original 
proposal. Within the original scheme Block B replicated the scale of Block A, and Block C 
was pushed up against the rear boundary of the site. 
 
A number of objections were received from neighbouring properties in relation to the 
original proposal. These raised concerns regarding the scale, height and positioning. Block 
A was three storey and would have sat much higher than neighbouring properties. 
Objectors considered that this would look out of place and not in character. The Civic Trust 
considered that the proposals would be overdevelopment of the site and be an 
inappropriate height. Following the re-consultation on the revised scheme, the occupants 
of 54 Boultham Park Road remain concerned that the height is not in keeping.  
 
Officers consider that the site is of a sufficient size to comfortably accommodate the 
proposed development along with the associated access, parking, garden areas and 
bin/cycle storage. The development represents a good use of land. It would put to use a 
site that has been vacant for some time and would visually be an improvement on the 
current arrangement, which comprises vehicle storage and informal grassland. Whilst the 
height and scale of the original proposal was considered wholly inappropriate, officers 
consider that the revised proposal is acceptable in this respect. As previously referenced, 
the street scene elevation illustrates the height of Block A in relation to the neighbouring 
properties on Boultham Park Road. The development sits marginally higher but would not 
appear unduly dominant or prominent in the street. The application also includes site 
sections indicating the height of the blocks comparable to Glenwood Grove, Sunningdale 
Drive and the industrial unit on Sunningdale Trading Estate. Proposed visuals also 
illustrate the development in the context of neighbouring properties. There is no objection 
to these height relationships. Existing land levels and finished land and floor levels will be 
conditioned to ensure this relationship is maintained. Officers are therefore satisfied that 
the proposal would relate well to the site and surroundings in relation to siting, height, 
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scale and massing, in accordance with CLLP Policy LP26. 
 
With regard to the proposed design, it is considered that Block A would sit comfortably in 
the street. The pitched roof and use of brick with render elements would relate well to 
neighbouring properties. The front elevation would include entrance doors with canopies 
above, deep overhanging eaves to the roof, window cills and headers and brick detailing. 
The landscaped, ramped access to the front adds further interest.  
 
Blocks B and C replicate the material palette of brick, render and timber panelling. The 2 ½ 
storey design and the use of dormers is different, however, the design elements such as 
the overhanging eaves and brick detailing are replicated. These buildings therefore have 
their own individual appearance, but the overall design of the blocks is coherent.  
 
Conditions would require samples of the proposed materials for approval, including details 
of hard surfacing, and the setting of windows and doors within reveal to ensure the overall 
finish and quality of the development is to a high standard. Conditions would also require 
further details of the size and design of the refuse store and the cycle store. Examples of 
the proposed vehicular access gates have been provided, it is indicated that these will be 
of an open metal design with a black finish, similar to the railings to the ramped access. A 
condition will require details of all fences, walls, railings and gates for approval. 
 
The proposal would therefore be in accordance with CLLP Policy LP26 and paragraph 130 
of the NPPF, which requires that developments should make effective and efficient use of 
land, add to the overall quality of the area and be sympathetic to local character.  
  
Residential Amenity 
 
A number of objections were received from neighbouring properties in relation to the initial 
scheme. They raised concern regarding the height of the blocks, overlooking and loss of 
privacy and light. The occupant of 54 Boultham Park Road also raised concern regarding 
the proximity of Block A to adjacent windows and also overlooking from the raised 
walkway at the south end of the building. The height and scale of the blocks within the 
original scheme was greater than the revised proposal. Block B was also closer to the 
north boundary with windows in the facing elevation, and the trees were suggested by the 
applicant to be sufficient mitigation to the impact. Officers shared a number of the 
concerns of neighbours and the revised scheme has attempted to address these by 
reducing the scale, increasing separation distances and better positioning of windows. 
 
In response to the re-consultation on the revised scheme the occupants of 54 Boultham 
Park Road and 2 Sunningdale Drive have reiterated their concerns regarding loss of light 
and overlooking, including from the walkway. 
 
The side, blank facing elevation of Block A will sit approximately 1.3m from the south 
boundary with 54 Boultham Park Road. The side elevation of no. 54 sits approximately 
2.2m beyond, incorporating a ground floor and first floor window. A low level wall defines 
the boundary opposite the neighbour’s side elevation, which then increases to an 
approximately 1.8m high fence to the neighbour’s garden beyond. The proposal would sit 
2.6m forward of the front elevation of no. 54 and project approximately 1.5m beyond the 
rear. The bulk of the building will therefore sit opposite the neighbour’s facing elevation. It 
is worth noting that the proposed site plan includes a red hatched line, which indicates the 
position of the approved building. The footprint of the proposal is similar in size to this, 
although sits marginally further back on the site. The ridge height of the proposal will sit 
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approximately 500mm higher than the ridge of no. 54. 
 
There is a ramped and stepped access at the front of the Block A. A set of steps are 
located adjacent to the boundary with no. 54 with the raised walkway continuing along the 
side of the building where steps at the rear will provide access into the development. This 
will be gated at the front with a 1.8m high fence along the side. This and the relationship of 
Block A with no. 54 can be seen on the street scene plan and visuals. 
 
Whilst the building and raised, fenced walkway in between would have a close relationship 
with the neighbouring 54 Boultham Park Road, and there will undoubtedly be some 
impact, it is not considered that this impact would be unacceptable. The impact certainly 
wouldn’t be sufficiently harmful to warrant the refusal of planning permission, particularly 
when the site has permission for a building in a similar position and of a comparable 
height. It is not considered that the proposal would appear unduly overbearing and any 
loss of light would be minimal given the position of Block A and its orientation to the north. 
The fence to the raised walkway would ensure that there is no overlooking from here. 
Officers would recommend that the detail of this fence is conditioned so it can be ensured 
that this extends along the full length of the walkway and provides appropriate mitigation. 
There are first floor bedroom windows within the rear elevation of Block A, however, these 
will face west and therefore any overlooking towards no. 54 will be at an oblique angle.  
 
The opposite side elevation of Block A would be located approximately 8m from the north 
boundary, with the proposed access road in between. It would be located over 11m from 
the side elevation of 48 Boultham Park Road. Accordingly, officers have no concerns 
regarding this relationship.  
 
At its closest point Block B, a 2 ½ storey structure, would be located 6.5m from the north 
boundary. This would be over 22m from the rear elevation of the building accommodating 
1, 3, 5 and 7 Glenwood Grove. The boundary is defined by an approximately 1.8m high 
fence and there are some trees in between. While these trees will help soften the potential 
impact from the Block B, officers are in any case satisfied that the relationship of this 
building to the neighbouring properties is acceptable. The building would not appear 
unduly overbearing and loss of light would be limited to mid-day. There are no windows 
proposed within the north facing elevation, so direct overlooking would not be an issue.  
 
With regard to the relationship of Block B with the properties to the south, namely 54 
Boultham Park Road and properties on Sunningdale Drive, the structure would be located 
approximately 10m from the south boundary and over 30m from the rear elevations of 
properties on Sunningdale Drive. Trees are proposed to be planted along the south 
boundary, but in any case, officers are satisfied that the separation distance is sufficient to 
ensure that there would be no issues of overlooking, loss of light or an overbearing impact. 
 
Block C will have a closer relationship with the south boundary, positioned approximately 
2.5m away, although the overall separation to the Sunningdale Drive properties would be 
over 22m. The separation and relationship is similar with the north boundary; with a 
separation of over 25m with the properties on Glenwood Grove. Accordingly, it is not 
considered that the 2 ½ storey building would appear unduly overbearing or result in an 
unacceptable degree of loss of light. The facing side elevations of the building are blank, 
so there would be no issues of direct overlooking.  
 
A comment from the City Council’s Pollution Control (PC) Officer has noted that the site 
layout plan indicates that the development will include street lighting. He advises that, if 
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not sympathetically designed and installed, such lighting can give rise to problems off-site 
due to overspill and glare. No specific details have been provided regarding the external 
lighting and no assessment has been made of its potential impact. Therefore, he has 
recommended a condition to require an assessment of the potential off-site impact of all 
external lighting and, where necessary, a scheme should be submitted proposing 
appropriate mitigation. This will be applied to any grant of consent.  
 
Some concern has been raised by objectors, including 54 Boultham Park Road, regarding 
disruption and the potential physical impact on neighbouring property during construction 
works. While concerns relating to the construction phase are not a material planning 
consideration the City Council’s PC Officer has requested a condition to restrict 
construction and delivery hours, to limit the impact on the amenities of these neighbouring 
occupants during noise sensitive hours. This condition will be duly applied to any grant of 
planning permission and should go some way to allay the concerns of the neighbouring 
occupants. 
 
The objection from 54 Boultham Park Road also raises a safety concern regarding the four 
parking spaces opposite the boundary fence to this neighbour’s garden. Officers would 
suggest that a condition requires details of bollards or an alternative measure that will 
prevent vehicles from being able to drive into the fence. 
 
Officers have therefore carefully considered the relationship of the proposal with 
neighbouring properties, taking account of the objections received. Officers are satisfied 
that the amenities which neighbouring occupants may reasonably expect to enjoy would 
not be unduly harmed by or as a result of the development through either loss of light, 
overlooking or the creation of an overbearing structure. The proposal would therefore be in 
accordance with the requirements of CLLP Policy LP26.  
 
With regard to the amenities of future occupants, the floor area of the flats is acceptable 
when considered against the Nationally Described Space Standard guidance for two 
bedroom properties. Each bedroom and kitchen/living area would be served by a window. 
The development is laid out so there is an acceptable separation between the buildings. 
There is a communal amenity area for the occupants of Block A whereas the occupants of 
Blocks B and C will have private amenity/garden areas. Officers are therefore comfortable 
with the arrangement of the development and consider that it would provide a good level of 
amenity for future occupants. 
 
Trees and Landscaping 
 
The application is accompanied by a Pre-development Tree Survey and Tree Protection 
Plan. The City Council’s Arboricultural Officer has assessed these and also visited the site. 
An Arboricultural Report and Tree Planting Plan has also been submitted as part of the 
revised application. The application does include some tree removal, to which neighbours 
have objected. 
 
There are some areas of the revised documents which are awaiting clarification from the 
agent and final comment from the Arboricultural Officer. Therefore, the full details of the 
tree removal plan, tree protection measures and landscaping will form part of the update 
sheet for the consideration of members.  
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Parking and Highways 
 
The application is accompanied by a Transport Statement. This considers that the 
proposed development site is located within a sustainable location due to the access it 
provides to regular bus services connecting residents to the city centre and important 
amenities. The site further provides strong pedestrian access along the surrounding 
footways, which extend in all directions from the site providing access for future occupant 
to a variety of key local services and facilities. It considers that the sustainability of the site 
is also demonstrated through its cycle accessibility to key locations such as Lincoln 
Railway Station (8 minute cycle ride) and Lincoln City Centre (9-10 minute cycle ride). 
 
The original scheme proposed 27 flats and only 17 car parking spaces, whereas the 
revised scheme improves the parking ratio; with 18 flats and 19 parking spaces. The car 
parking is provided along the internal access road and also within the under croft of Blocks 
B and C. Cycle parking is also provided within the under crofts along with a communal 
cycle store for Block A adjacent to the rear elevation of this building.  
 
In response to the consultation on the original development a number of objections were 
received from neighbours and the Lincoln Civic Trust in relation to the insufficient parking. 
There were concerns that this would lead to on street parking on either Boultham Park 
Road, which would obstruct the highway and cause safety issues, or on other 
neighbouring streets, which are already full. There were also concerns regarding the 
increased number of vehicles, which will add to congestion on Boultham Park Road. 
 
Following the re-consultation on the revised plans the three responses from neighbours at 
54 Boultham Park Road and 2 Sunningdale Drive, maintain their earlier objections. It is 
stated that, even with the increased number of parking spaces, there would still be issues 
with on street parking, an increase in traffic, congestion and highway safety concerns. The 
response from Cllr. Clarke also considers that the main concern is still off-street parking.  
 
In their capacity as Local Highway Authority, the LCC has noted that the site incorporates 
parking and communal areas, which will be privately managed and maintained. The 
proposals demonstrate gated access, with the gate set back 10m into the site to enable 
vehicles to wait for the gates to open clear of running traffic on the carriageway. The site is 
in a sustainable location and residents will not be reliant on a private car. The LCC raised 
no objection to the original proposal, for 27 flats and 17 car parking spaces. They 
considered that there was scope for additional informal parking within the site and there is 
also the provision of secure cycle parking spaces. The LCC confirmed they were 
supportive of the level of car and cycle parking provision proposed. The LCC note that it is 
proposed that refuse vehicles will enter the site on collection days, and manoeuvre in the 
turning head to egress the site in a forward gear.  
 
Following the submission of the revised plans the LCC has confirmed that these original 
comments still stand, and that there are no concerns with the revised proposals. A 
condition has been requested which requires the existing southern access into the site to 
be stopped up within seven days of the access to the north first being brought into use, 
returning it to a full height footway and kerbs. This will be applied to any grant of consent. 
Informatives to the applicant will also be applied to any grant of consent, which will include 
advice that the new access will require approval from the LCC. It is noted that this will 
require realignment in accordance with the submitted plans and a tactile crossing should 
be incorporated into the design.  
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On the basis of this professional advice officers are satisfied that the car and cycle parking 
provision is acceptable and there would be no undue impact on highway capacity or 
safety. It is also considered that the site is in a location where travel can be minimised and 
the use of sustainable transport modes maximised, in accordance with CLLP Policy LP13. 
 
Flood Risk and Surface Water Drainage 
 
The application site lies within Flood Zone 3, which is land defined by planning practice 
guidance as having a high probability of flooding. The Environment Agency (EA) raised an 
objection to the original proposal, as the Flood Risk Assessment (FRA) was not 
acceptable and did not comply with the practice guidance. The EA stated that their flood 
risk data shows the site is at risk of flood depths of between 1-1.6m, and the ground floor 
finished floor levels are not set above this. Accordingly, they could not support the 
application as it proposes self-contained single storey residential accommodation and 
ground floor habitable rooms. To overcome the objection, it was advised that a revised 
FRA would need to be submitted, which should recognise the potential flood depths and 
propose appropriate mitigation based on this. The floor levels would need to sit above 
existing, surveyed, ground level by 1m-1.6m, or if this is not achievable, sleeping 
accommodation and other habitable rooms would need to be removed from the ground 
floor.  
 
The Upper Witham Internal Drainage Board objected to the application, as they do in 
principle to any development in Flood Zones 2 and 3. However, they noted similar issues 
to the EA with the data in the FRA and that the finished floor levels are lower not sufficient.  
 
A number of local residents also objected to the application on the grounds of flood risk, 
with concerns how the development will be protected and that it should not increase the 
risk of flooding to neighbouring land. A number also noted that the previous permission 
was required to have no ground floor living accommodation.  
 
The revised plans that have been submitted raise the floor levels of Block A and the 
ground floor of Blocks B and C provide parking and utility/storage only. An updated FRA 
was submitted to accompany the revised proposal, which the EA has reviewed. They have 
confirmed that it satisfactorily addresses their earlier concerns. They have requested 
conditions that all habitable finished floor levels across the development shall be set no 
lower than 5.48m above Ordnance Datum and that the ground floor of Blocks B and C 
shall not be used for habitable accommodation. The Internal Drainage Board has 
maintained their objection, but officers are satisfied that the EA has appropriately 
considered the matter of flood risk and that the conditions will ensure that the risk of 
flooding will be reduced, in accordance with CLLP Policy LP14.  
 
With regard to surface water drainage the Internal Drainage Board has made comments 
and responses have also been received from Anglian Water and the LCC as Lead Local 
Flood Authority.  
 
The LCC has advised that surface water drainage will be managed by rain gardens and 
permeable paving within the site, incorporating attenuation to discharge at a restricted rate 
to the mains sewer. They have raised no objection in this respect. Anglian Water has 
advised that the preferred method of surface water disposal would be to a sustainable 
drainage system (SuDS) with connection to the sewer seen as the last option. They have 
reviewed the submitted FRA & SuDS Strategy and confirm that the proposed strategy to 
discharge surface water at a rate of 2l/s is acceptable. The submitted FRA and SuDS 
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statement reads "Anglian Water have confirmed that 5.0l/s would be acceptable 
regardless". Anglian Water has highlighted that this is not correct and does not fall in line 
with their policy, however, this will be dealt with separately from the planning process. 
Anglian Water has accordingly raised no objections in this respect. A local objector has 
raised concerns regarding the capacity of sewers and surface water pipes. Anglian Water 
has raised no objection to the development in terms of the capacity of the used water 
network or foul drainage.  
 
Climate Change and Low Carbon Living 
 
CLLP Policy LP18 states that development proposals will be considered more favourably if 
the scheme would make a positive and significant contribution towards one or more of the 
following, which are listed in order of preference: 
 

 Reducing demand 

 Resource efficiency 

 Energy production 

 Carbon off-setting 
 
The submitted Design and Access Statement advises that the blocks would be “low carbon 
and energy efficient buildings, using SIP (Structural Insulated Panels) building 
technology… SIPS buildings are generally more energy efficient, stronger, quieter and 
more airtight than older technologies. Less air leakage means less drafts, fewer noise 
penetrations and significantly lower energy bills, thus a reduction in CO2 emissions.” SIPS 
is “an efficient, effective, viable and more environmentally-friendly alternative to timber.” 
Officers welcome this and are satisfied that the development would therefore meet the 
resource efficiency requirement of CLLP Policy LP18.  
 
Contaminated Land 
 
CLLP Policy LP16 advises that development proposals must take into account the 
potential environmental impacts from any former use of the site. The City Council’s PC 
Officer has advised that, due to past uses on and in the vicinity of the site, there is the 
potential for significant contamination to be present. Accordingly, he has recommended 
the imposition of the standard contaminated land conditions on any grant of permission. 
These will be duly applied.  
 
Archaeology 
 
The application is accompanied by an Archaeological Desk Based Assessment. The City 
Council’s City Archaeologist has considered this and advised that, given the previous 
disturbance of the site, it is unlikely to have any archaeological significance. Accordingly, 
there is no requirement for further investigations or archaeological conditions. In this 
respect the application would meet the requirements of CLLP Policy LP25 and section 16 
of the NPPF. 
 
Air Quality and Sustainable Transport 
 
It is proposed that all car parking spaces within the development will have electric vehicle 
charging points. This is welcomed and would be in accordance with the recommendations 
of CLLP Policy LP13 and paragraph 112 of the NPPF. The City Council’s PC Officer has 
noted that specific details of the type of recharge points has not been provided. A condition 

40



to require these details and also secure the installation of the recharging facilities has 
therefore been requested, which will be applied to any grant of consent.  
 
Other Matters 
 
Refuse Storage  
A communal refuse storage area for Block A was originally proposed to be positioned to 
the rear of this building, adjacent to the south boundary. However, this has been 
repositioned following concerns raised by neighbours, including from 54 Boultham Park 
Road and 2 Sunningdale Drive, relating to odour. This is now proposed to be located 
adjacent to the internal access road, to the south east of Block B. This will sit within a 
gated, timber enclosure, details of which will be required by condition. Refuse storage for 
Blocks B and C will be accommodated in the under crofts of these buildings. There is no 
objection to the proposed arrangements from officers or statutory consultees.  
 
Deign and Crime 
Responses from Lincolnshire Police have been received, raising no objections to either the 
original or revised scheme in this respect.  
 
Non-material planning objections 
Some of the objections from local residents have raised concerns in relation to loss of a 
view and that the development will reduce property value. These are not material planning 
considerations and therefore cannot be taken into account as part of the assessment 
process. 
 
Central Lincolnshire Local Plan Review 
 
Review of the Central Lincolnshire Local Plan commenced in 2019. The 1st Consultation 
Draft ("Reg 18") of the Local Plan was published in June 2021, and was subject to public 
consultation. Following a review of the public response, the Proposed Submission Draft 
("Reg 19") of the Local Plan was published in March 2022, and was subject to a further 
round of consultation. On 8th July 2022, the Local Plan Review was submitted to the 
Planning Inspectorate in order for it to commence its examination. 
 
The Draft Plan may be a material consideration, where its policies are relevant. Applying 
paragraph 48 of the NPPF, the decision maker may give some weight to relevant policies 
within the submitted "Reg 19" Plan, with the weight to be given subject to the extent to 
which there may still be unresolved objections to those policies (the less significant the 
unresolved objections, the greater the weight that may be given). 
 
Application negotiated either at pre-application or during process of application 
 
Yes, see above. 
 
Financial Implications 
 
None. 
 
Legal Implications 
 
None. 
 

41



Equality Implications 
 
None. 
 
Conclusion 
 
The principle of the use of the site for residential purposes is considered to be acceptable 
and the development would relate well to the site and surroundings, particularly in relation 
to 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.  
 
A S106 will secure a financial contribution towards affordable housing, healthcare 
infrastructure and education. Matters relating to parking and highways, flood risk, 
drainage, contamination and archaeology have been appropriately considered by officers 
and the relevant statutory consultees, and can 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 and LP26 as well as guidance within the 
SPD and NPPF. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
Subject to the final tree removal and landscaping proposals being acceptable, it is 
recommended that the application is Granted Conditionally: 
  

a) with delegated authority granted to the Planning Manager to secure the financial 
contribution through a S106 towards affordable housing, health and education; and 

b) subject to the following conditions:  
 

 Time limit of the permission 

 Development in accordance with approved plans 

 Samples of materials including hard surfacing  

 Existing site levels and finished site and floor levels 

 Details of all walls, fences, railings and gates, including to raised walkway to south 

 Details of refuse storage enclosure 

 Windows and doors to be set in reveal 

 Assessment of off-site impact of all external lighting 

 Closing of existing access 

 Provision of cycle storage prior to occupation 

 Habitable finished floor levels no lower than 5.48m above Ordnance Datum 

 No habitable rooms to ground floor of Blocks B and C. 

 Contamination site characterisation and remediation measures/implementation 

 Scheme for electric vehicle charging points 

 Bollard/other safety measure adjacent to parking spaces to south boundary 

 Hours of construction/delivery 
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Site of Victory Hotel plans and photos 

 

Site location plan 
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Tree survey plan 
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Proposed site layout 

 

 

Block A ground floor plan 
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Block A first floor flat example 

 

Block B floor plans 
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Block C floor plans 
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Block A street scene 

 

 

Block A side elevation 

 

Block A rear elevation 
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Block B elevations 

 

 

Block C elevations 

49



 

Site section looking north 

 

 

Site section looking east towards Block B. Sunningdale Drive properties to left and Glenwood Grove 

to right. 

 

 

Proposed visual of Block A from Boultham Park Road. 

50



  

Proposed visual of Block A and site access from Boultham Park Road 

 

 

Block B 
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Block B with Block C in background 

 

Block C 
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Looking south towards site 
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Looking north towards site 

 

Looking towards site from Ellison Place 
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North boundary with Glenwood Grove

 

Additional view of north boundary with Glenwood Grove 
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Side elevation of 54 Boultham Park Road

 

South boundary with Sunningdale Drive 
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Additional view of south boundary with Sunningdale Drive 

 

Additional view of south boundary with Sunningdale Drive, looking back towards rear of 54 

Boultham Park Road 
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View from garden of 54 Boultham Park Road towards site 
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Victory Hotel site- consultation responses 

Neighbour consultation responses to original proposal 
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Mrs Lorraine Smith, 2 Sunningdale Drive 
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Neighbour consultation responses to revised plans 
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Application Number: 2022/0784/HOU 

Site Address: 20 Avondale Street, Lincoln, Lincolnshire 

Target Date: 26th January 2023 

Agent Name: Awake Architects Ltd 

Applicant Name: Mr Tanzeel Rehman 

Proposal: Erection of single storey side and rear extension 
(Retrospective) (Revised Drawing). 

 
Background - Site Location and Description 
 
The application proposes the erection of single storey extensions to the existing property. 
The application property is 20 Avondale Street a two storey terraced property with 
additional accommodation in the roof.  
 
The property has the benefit of a Certificate of Lawful use for its use as a House in Multiple 
Occupation (HMO) for up to 6 occupants (C4). The use of the property would remain as a 
HMO. The application is made retrospectively as works were completed without planning 
permission. Recent works to the property also include internal renovation and the 
conversion of the loft with a rear dormer window, these are permitted development and do 
not form part of this application. 
 
The application is brought before Planning Committee at the request of Councillor Smalley 
and Councillor Christopher. 
 
Site History 
 

Reference: Description Status Decision Date:  

2021/1051/CLE Continued use of 
property as a House in 
Multiple Occupation 
(Class C4) (Application 
for Certificate of 
Lawfulness). 
(Re-submission) 

Granted  21st January 2022  

 
Case Officer Site Visit 
 
Undertaken on 17th November 2022. 
 
Policies Referred to 
 

 Policy LP26 Design and Amenity 

 National Planning Policy Framework  
 
Issues 
 
To assess the proposal with regard to: 
 

 National and Local Planning Policy 

 Impact on Residential Amenity 

 Impact on Visual Amenity  

 Highway Safety, Access and Parking 
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Item No. 4b



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

Consultee Comment  

 
Councillor Martin Christopher 

 
Comments Received 
 

 
Councillor Clare Smalley 

 
Comments Received 
 

 
Highways & Planning 

 
Comments Received 
 

 
Consideration 
 
Planning Policy 
 
Policy LP26 'Design and Amenity' of the Central Lincolnshire Local Plan (CLLP) 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. 
 
Impact on Residential Amenity 
 
The property has an existing offshoot and the proposal extends this creating a full width 
extension projecting 3.1 metres. The proposal also includes an extension to the end of the 
existing off shoot projecting 3 metres. The majority of the off shoot is located on the 
boundary with No. 22 Avondale Street which has a matching off shoot. The extension 
projects 3 metres beyond this although given the single storey nature and minor projection, 
it is not considered that the extension is unduly overbearing when viewed from No. 22, nor 
would loss of light to No. 22 be unduly compromised. There are no windows proposed in 
the elevation facing No. 22 and therefore there would be no issues of overlooking to this 
neighbouring property. 
 
Similarly, it is not considered that the extensions are overbearing on the other 
neighbouring property No. 18 Avondale Street. There is a new window which would 
replace an existing window on the side facing No.18 resulting in the same number of 
windows as the current situation. It is therefore considered that overlooking to No. 18 
would not be exacerbated beyond the current levels between these two neighbours. 
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Neighbouring properties were consulted on the proposal and no objections have been 
received from these properties. Objections have been received from Councillor Smalley 
and Councillor Christopher and these are attached in full to the report. There are concerns 
from both Councillors that the extension will lead to an increase in occupants at the 
property. It is noted that a dormer window has been added recently as part of a loft 
conversion which has created an additional two bedrooms although this was permitted 
development. The property remains to be a lawful C4 use which allows up to 6 unrelated 
people to live at the property.  
 
There are no other properties in the vicinity which would be affected by the proposal it is 
therefore considered that the development would not cause undue harm to the amenities 
which occupiers of neighbouring properties may reasonably expect to enjoy, in accordance 
with CLLP Policy LP26. 
 
Impact on Visual Amenity 
 
The proposal has been constructed from brick and tiles to match that of the existing 
property. It is considered that the palette of materials is appropriate although given the 
extensions are positioned to the rear, they do not have an impact on the wider area. 
 
It is considered the proposed extensions would complement the original architectural style 
of the property in accordance with CLLP Policy LP26.  
 
Effect on Highway Safety 
 
The Lincolnshire County Council as Highway Authority has assessed the application and 
has raised no objections to the proposal. It is considered that the proposal would not be 
detrimental to 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 proposed extensions are appropriately designed and would not cause unacceptable 
harm to the character and appearance of the area nor the amenities of all existing and 
future occupants of neighbouring properties, in accordance with Policy LP26 'Design and 
Amenity' of the Central Lincolnshire Local Plan and the National Planning Policy 
Framework. 
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Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That the application is granted. 
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Councillor Martin Christopher 

Comment Date: Thu 10 Nov 2022 
Avondale is already outside of the acceptable levels of HMO properties under article 4. This 

extension would set a precedent for others in the area to do the same. 

 

The building work has caused great distress to residents in the area suffering from loss of 

parking spaces whilst building materials took up space in resident only bays for months, there 

was criminal damage caused to deface parking signs so wardens couldn't ticket the vans of 

construction workers. Rubbish and damage to the road surface has been exasperated by the 

activity here. These are issues that could have been dealt with and mitigated if planning rules 

had been followed, infact it is possible without adequate mitigation of the issues it wouldn't 

have been possible to go ahead, as such this should revert back to that stage. 

 

This extension also goes way beyond the limits of all other boundaries of the terraces along 

avondale and accepting it, will create a potential precedent that it is possible for everyone to 

extend further and further back. This is already a family home spilt into multiple families. 

The far end of the yards should allow visibility along the rows and this creates a blockage to 

that ability for all other residents, closing in and already heavily built up area even further. 

Worse the area so saturated with HMO now meams residents do not engage and are unlikely 

to voice concerns, their way of life and peaceful enjoyment of their environment slowly 

destroyed by professional property Companies who are taking advantage of the system. 

 

My other concerns would be the landlord using the extra space to cram even more families 

into an already busy area and/or house that was not designed for so many. 

 

This is not how business should be conducted, the owner and agent are both very 

experienced, it is clear they decided to avoid scrutiny by ignoring their responsibility for 

planning and have caused complaints and hardship to the council and neighbors because of 

this behaviour. Had rules been followed, the extension making a significant change not seen 

in any other homes along the terrace would have struggled to remove the issues it creates 

logistically, I suspect this is why they ignored the official process. How can we trust them not 

to do the same again if we condone this behaviour. 

 

 

 

Councillor Clare Smalley 

Comment Date: Mon 31 Oct 2022 
Hi, 

 

A comment regarding this planning application. 

 

Whilst I understand that retrospective applications need to be treated the same as normal 

applications, I do feel that the only reason this application has been submitted is because 

complaints were made to myself and fellow councillors regarding this work. This is surely a 

lack of attention, respect, and regard to the requirements for planning, as well as a respect for 

the neighbours, residents, local area and the community. This work has been completed, in 

my opinion, and the opinion of nearby neighbours without any due care and attention. 
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The work has extended this property vastly when you consider the amount of outside space 

now available this has been incredible limited considering the space extended. I cannot see 

the number of additional bedrooms, however this is also a concern regarding services, 

parking requirement, addition bin use, storage requirements etc. The approval also 

encourages the other 7 HMOs to do similar work which is just not sustainable in a small 

terrace street. 

 

The residents have suffered with blocked pavements, skips and building supplies taking up 

resident parking spaces, additional spaces being 'reserved' by cones without permission. This 

was all again without planning permission. 

 

This street already has a vast number of HMOs (numbers 3, 7, 9, 11, 13, 20, 26, 28) and this 

address number 20 is already a HMO, and I believe the original size of this HMO should not 

be extended with this extension. 

 

This extension should not be approved. 

 

I am also not sure if the extension is now finished as I have received reports (two weeks ago) 

from residents stating that the furniture is already being fitted into the extended property. 

 

Could you also confirm when this will be considered please as I do wish to attend along, I 

hope with other residents from the street. 

 

Regards, 

 

Clare 

 

Highways & Planning 

Comment Date: Fri 14 Oct 2022 
No Objections. 
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Application Number: 2022/0679/FUL 

Site Address: Central Market, Sincil Street, Lincoln 

Target Date: 30th January 2023 

Agent Name: John Roberts Architects Ltd 

Applicant Name: Maria Clayton 

Proposal: Erection of an external furniture store within service yard to 
west of building. 

 
Background - Site Location and Description 
 
Application is for planning permission for the installation of a store for the purposes of 
housing the outdoor seating furniture for the Central Market which is currently being 
refurbished. 
 
The property is grade II listed and is located within the Cathedral City Centre and 
Conservation Area No.1  
 
The site lies within the Central Mixed-Use Area and is owned by the City of Lincoln 
Council, who is the applicant. 
 
An accompany application for listed building consent has also been submitted 
2022/0680/LBC 
 
Site History 
 

Reference: Description Status Decision Date:  

2022/0680/LBC Erection of an external 
furniture store within 
service yard to west of 
building (Listed Building 
Consent). 

Granted 
Conditionally 

  

 
Case Officer Site Visit 
 
Undertaken on 10th October 2022. 
 
Policies Referred to 
 

 Policy LP25 The Historic Environment 

 National Planning Policy Framework  
 
Issues 
 

 Local and National Planning Policy 

 Effect on the Setting of the Listed Building 

 Effect on the Character and Appearance of the Conservation Area 

 Effect on Visual Amenity 

 Highway Safety 

 Effect on Amenity. 
 
 

127

Item No. 4c



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 
 

 
Historic England 

 
Comments Received 
 

 
Public Consultation Responses 
 
No responses received. 
 
Consideration 
 
Policy 
 
Policy 25 and 26 are relevant. 
 
LP25 of the CLLP and states that; 
 
"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." 
 
The Proposal 
 
The proposed furniture store is to be located to the exterior of the west elevation. This 
elevation is now identified as the 'rear' elevation and functions as a service yard for the 
Central Market building following the approval of an associated bin store, and the 
electricity sub station also in this location. 
 
The proposed external furniture store is required to be able to realise the aspirations of the 
previously approved scheme for the refurbishment of the market building and 
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improvements to the external areas. 
 
The Design and Access Statement identifies that "the store is required to provide the 
necessary storage facility to support the proposal for external tables and chairs to be sited 
within the public space around the Lincoln Central Market. The proposal will enable the 
lifespan of the external furniture to be extended beyond that which would be expected if 
the furniture was left exposed to the elements." 
 
The furniture store is 3m x 2m x 2.5m high. The furniture store enclosure is constructed in 
GRP in a neutral grey colour to match that previously agreed for the electricity substation. 
 
The justification for the proposal is that the store is required to be able to support the 
delivery of the refurbished market building and external spaces and the overall 
rejuvenation of a landmark listed building within the City. The agent states that "The 
external furniture store is required to house tables and chairs used within City Square. 
Whilst it may be possible to house these in the market overnight it would not be possible to 
do so in the daytime outside the summer months when they would not be placed within the 
square". 
 
The store is a functional piece of apparatus which has been identified as required for the 
successful operation of the improved Central Market building. 
 
The housing has been selected to match the adjacent substation in design and materials. 
The agent has identified that it is not feasible to create an additional timber fenced 
enclosure around the store to match the adjacent bin store however as there is insufficient 
room to do so and maintain access. The size of the store has however been selected to be 
the minimum required to accommodate the furniture. 
 
Given the location of the new store to the rear/ side of the building in the service yard area 
of the site, public views of the structure are limited. Whilst the store is rather utilitarian in 
appearance, given the location of the store and the justification for its requirement, the 
effect on the visual amenity of the area and character and appearance of the conservation 
area and overall setting of the listed building is limited. 
 
No objections are raised by Environmental Health. 
 
No objections are raised by the County Council as the Highway Authority. The siting of this 
permanent structure will not impede access to, or manoeuvrability around this servicing 
area. LCC as HLLFA request that the area where the store is to be located is stopped up, 
to no longer serve as public highway. 
 
This is done through an application by the applicant to the Secretary of State. The 
Highway Authority has advised that it is not necessary for the stopping up order to be 
agreed prior to any grant of the planning application (or listed building consent).  
 
The Environment Agency advised that should the development be within 8m of the River, 
any work may be subject to permitting under the Environmental Permitting Regulations 
2016 and that discussions with the EA should be entered into. The agent was advised of 
the response and confirmed that no development works are proposed within the 8m 
easement within this application, and that the re-paving works consented under the 
original scheme have already been notified to EA and the appropriate fee paid by Lindum. 
 

129



 
Central Lincolnshire Local Plan Review 
 
Review of the Central Lincolnshire Local Plan commenced in 2019. The 1st Consultation 
Draft ("Reg 18") of the Local Plan was published in June 2021, and was subject to public 
consultation. Following a review of the public response, the Proposed Submission Draft 
("Reg 19") of the Local Plan was published in March 2022, and was subject to a further 
round of consultation. On 8th July 2022, the Local Plan Review was submitted to the 
Planning Inspectorate in order for it to commence its examination. 
 
The Draft Plan may be a material consideration, where its policies are relevant. Applying 
paragraph 48 of the NPPF, the decision maker may give some weight to relevant policies 
within the submitted "Reg 19" Plan, with the weight to be given subject to the extent to 
which there may still be unresolved objections to those policies (the less significant the 
unresolved objections, the greater the weight that may be given). 
 
Application Negotiated either at Pre-Application or During Process of Application 
 
Yes. 
 
Financial Implications 
 
None. 
 
Legal Implications 
 
None. 
 
Equality Implications 
 
None. 
 
Conclusion 
 
The proposed store is required to aid the successful operation of the refurbished Central 
Market building. The proposed store is not considered to be harmful to the setting of the 
listed building or detract from the character or appearance of the Conservation Area, in 
accordance with both local and national planning policy. 
 
Application Determined within Target Date 
 
No, extension of time agreed. 
 
Recommendation 
 
That the application is granted conditionally. 
 
Standard Conditions  
 
01) The development must be begun not later than the expiration of three years 

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

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

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

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

plans. 
 
Conditions to be discharged before commencement of works 
 
  None 
   
Conditions to be discharged before use is implemented 
 
  None 
  
Conditions to be adhered to at all times 
 
  None 
 
Table A 
The above recommendation has been made in accordance with the submitted drawings 
identified below: 

Drawing No. Version Drawing Type Date Received 
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2022/0860/LBC and 2022/0679/FUL 

 

 

Proposed Block Plan 

 

 

Proposed Elevation 
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Proposed Store 
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Western Elevation  
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Furniture Store, Central Market 2022/0679/FUL 
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Application Number: 2022/0680/LBC 

Site Address: Central Market, Sincil Street, Lincoln 

Target Date: 22nd October 2022 

Agent Name: John Roberts Architects Ltd 

Applicant Name: Maria Clayton 

Proposal: Erection of an external furniture store within service yard to 
west of building (Listed Building Consent). 

 
Background - Site Location and Description 
 
Application is for listed building consent for the erection of a store for the purposes of 
housing the outdoor seating furniture at the refurbished Central Market building. 
 
An accompanying application for planning permission has also been submitted 
2022/0679/FUL. 
 
The Central Market is a grade II listed building and is located within the Cathedral and City 
Centre Conservation Area no 1. 
 
The site lies within the Central Mixed-Use Area and the building is owned by the City of 
Lincoln Council, who is the applicant. 
 
Site History 
 

Reference: Description Status Decision Date:  

2022/0679/FUL Erection of an external 
furniture store within 
service yard to west of 
building. 

Pending Decision   

 
Case Officer Site Visit 
 
Undertaken on 8.11.2022. 
 
Policies Referred to 
 

 Policy LP25 The Historic Environment 

 National Planning Policy Framework  
 
Issues 
 

 Local and National Planning Policy 

 Effect on the Special Architectural and Historic Interest of the Listed Building 
 
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 
 

 
Lincoln Civic Trust 

 
Comments Received 
 

 
Historic England 

 
Comments Received 
 

 
Environment Agency 

 
Comments Received 
 

 
Environmental Health 

 
Comments Received 
 

 
Public Consultation Responses 
 
No responses received 
 
Consideration 
 
Policy 
 
The statutory requirement to have special regard to the desirability of preserving a listed 
building or its setting or any features of special architectural or historic interest which it 
possesses (section 16(2) and 66(1) of the Planning (Listed Buildings and Conservation 
Areas) Act, 1990) must be taken into account by the City of Lincoln Council as the Local 
Planning authority in determining this listed building consent application.  
 
The NPPF states that when considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be given to its 
conservation (paragraph 193, NPPF). 'Any harm or loss to significance should require 
clear and convincing justification' (paragraph 194, NPPF). 
 
Policy LP25 is relevant stating; "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."   
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The proposed furniture store is to be located to the exterior of the west elevation. This 
elevation is now identified as the 'rear' elevation and functions as a service yard for the 
Central Market building following the approval of an associated bin store, and the 
electricity sub station also in this location. 
 
The Proposal 
 
The proposed external furniture store is required to be able to realise the aspirations of the 
previously approved scheme for refurbishment of the market building and improvements to 
the external areas. 
 
The Design and Access Statement identifies that "the store is required to provide the 
necessary storage facility to support the proposal for external tables and chairs to be sited 
within the public space around the Lincoln Central Market. The proposal will enable the 
lifespan of the external furniture to be extended beyond that which would be expected if 
the furniture was left exposed to the elements." 
 
The furniture store is 3m x 2m x 2.5m high. The furniture store enclosure is constructed in 
GRP in a neutral grey colour proposed to match the previously agreed electricity 
substation. 
 
The justification for the proposal is that the store is required to be able to support the 
delivery of the refurbished market building and external spaces and the overall 
rejuvenation of a landmark listed building within the City. The agent states that "The 
external furniture store is required to house tables and chairs used within City Square. 
Whilst it may be possible to house these in the market overnight it would not be possible to 
do so in the daytime outside the summer months when they would not be placed within the 
square". 
 
The store is therefore a functional piece of apparatus which has been identified as 
required for the successful operation of the improved Central Market building. 
 
The housing has been selected to match the adjacent substation in design and materials. 
The agent has identified that it is not feasible to create an additional timber fenced 
enclosure around the store to match the adjacent bin store however as there is insufficient 
room to do so and maintain access. The size of the store has however been selected to be 
the minimum required to accommodate the furniture. 
 
The impact of the store should be assessed with regard to the effect on the setting of the 
listed building through its location, design and appearance, and the partial obscuring of 
views to a section of the western elevation. Given the location of the new store to the rear/ 
side of the building in the service yard area of the site, public views of the structure are 
limited. Whilst the store is rather utilitarian in appearance, given the location of the store 
and the justification for its requirement, the new store is considered to have less than 
substantial harm with regard to the special architectural character of the listed building. 
The furniture store is a relatively light weight structure without foundations and therefore is 
a reversible addition. The new structure does not physically attach to the listed building. 
 
Given the justification for the store which is required for the successful operation of the 
newly refurbished building, that the works are ultimately reversible, and that the store is to 
be located within the rear 'service yard' away from public view, on balance the store is not 
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sufficiently harmful to warrant a refusal and the public benefits outweigh the limited harm 
of the proposal. 
 
No objections are raised by Environmental Health or the Civic Trust. No objections are 
raised by the Highway Authority. 
 
Central Lincolnshire Local Plan Review 
 
Review of the Central Lincolnshire Local Plan commenced in 2019. The 1st Consultation 
Draft ("Reg 18") of the Local Plan was published in June 2021, and was subject to public 
consultation. Following a review of the public response, the Proposed Submission Draft 
("Reg 19") of the Local Plan was published in March 2022, and was subject to a further 
round of consultation. On 8th July 2022, the Local Plan Review was submitted to the 
Planning Inspectorate in order for it to commence its examination. 
 
The Draft Plan may be a material consideration, where its policies are relevant. Applying 
paragraph 48 of the NPPF, the decision maker may give some weight to relevant policies 
within the submitted "Reg 19" Plan, with the weight to be given subject to the extent to 
which there may still be unresolved objections to those policies (the less significant the 
unresolved objections, the greater the weight that may be given). 
 
Application Negotiated either at Pre-Application or During Process of Application 
 
Yes. 
 
Financial Implications 
 
None. 
 
Legal Implications 
 
None. 
 
Equality Implications 
 
None. 
 
Conclusion 
 
The proposed store is required to aid the successful operation of the refurbished Central 
Market building. The proposed store is not considered to be harmful to the special 
architectural or historic interest of the listed building and is in accordance with both local 
and national planning policy. 
 
Application Determined within Target Date 
 
No, extension of time agreed. 
 
Recommendation 
 
That the application is granted conditionally 
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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 discharged before commencement of works 
 
  None 
   
Conditions to be discharged before use is implemented 
 
  None 
  
Conditions to be adhered to at all times 
 
  None 
 
Table A 
 
The above recommendation has been made in accordance with the submitted drawings 
identified below: 
 

Drawing No. Version Drawing Type Date Received 

0112  Elevations - Proposed 26th August 2022 

0107  Layout 26th August 2022 
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Furniture Store Central Market  2022/0680/LBC 
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