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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 22 March 2023 

 
Present: Councillor Naomi Tweddle (in the Chair),  

Councillor Bob Bushell, Councillor Biff Bean, Councillor 
Sue Burke, Councillor Liz Bushell, Councillor 
Gary Hewson, Councillor Rebecca Longbottom, 
Councillor Bill Mara, Councillor Mark Storer, Councillor 
Edmund Strengiel and Councillor Emily Wood 
 

Apologies for Absence: Councillor Debbie Armiger and Councillor Chris Burke 
 

 
64.  Confirmation of Minutes - 25 January 2023  

 
RESOLVED that the minutes of the meeting held on 25 January 2023 be 
confirmed and signed by the Chair as a true record. 
 

65.  Declarations of Interest  
 

No declarations of interest were received. 
 

66.  Member Statements  
 

In the interest of transparency the following Members requested it be noted that 
they recognised persons present in the public gallery at tonight’s meeting in 
relation to the application for development Agenda Item No 4(a) 18A-20 High 
Street, Lincoln, however, not in a personal capacity: 
 

 Councillor Bean 

 Councillor Hewson 

 Councillor Longbottom 

 Councillor S Burke 
 

67.  Update Sheet  
 

An update sheet was circulated at the meeting in relation to planning applications 
to be considered this evening, which included additional information for Members 
attention received after the original agenda documents had been published. 

 
RESOLVED that the update sheet be received by Planning Committee. 
 

68.  Work to Trees in City Council Ownership  
 

Dave Walker, Arboricultural Officer: 
 

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

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

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

69.  Applications for Development  
70.  18A - 20 High Street, Lincoln  

 
The Planning Team Leader: 
 

a. described the location of the site on the west side and corner of the High 
Street, and Henley Street, occupied by a three storey building fronting 
High Street, previously a restaurant at ground floor with associated 
residential accommodation above with garages to the rear accessed from 
Henley Street also included 
 

b. explained that a site visit was conducted by members of Planning 
Committee and planning officers earlier this afternoon to help offer 
familiarity to the location of the proposed development 
 

c. described the Golden Eagle Public House to the north of the application 
site attached to the building at first/second floor with an arch at ground 
floor, which led into its car park to the rear with a grassed outdoor seating 
area/garden located beyond to the west 
 

d. referred to terraced properties sited to the west on the north and south 
side of Henley Street  
 

e. advised that the site was situated within the St Catherine's Conservation 
Area No 4 
 

f. reported that planning permission was sought for the erection of a 
commercial unit at ground floor with 10 residential apartments above and 
to the rear; the building fronting High Street would be extended upwards 
by raising the existing eaves and ridge height to provide accommodation 
within the roof space and a three storey extension would be added to the 
rear of the existing building to provide further residential accommodation 
 

g. confirmed that pre-application discussions had taken place with the 
architect and further discussions had continued throughout the application 
process, resulting in revisions having been submitted to address officer 
concerns regarding the scale of the building on High Street; improvements 
had also been made to the fenestration proportions and design and 
treatment of the extension on Henley Street  

 
h. reported that the application was brought to Planning Committee given the 

number of objections received 
 

a) 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 LP13: Accessibility and Transport 

 Policy LP14: Managing Water Resources and Flood Risk 

 Policy LP25: The Historic Environment 

 Policy LP27: Main Town Centre Uses - Frontages and 
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Advertisements 

 Policy LP29: Protecting Lincoln's Setting and Character 

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

 Policy LP35: Lincoln's Regeneration and Opportunity Areas 

 National Planning Policy Framework  
 

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

 Principle and Policy Background 

 Impact of the Proposed Development on the Character and 
Appearance of the Conservation Area and Visual Amenity 

 Impact on Residential Amenity and Impact on Adjacent Premises 

 Highways and Drainage 

 Contamination 
 

c) outlined the responses made to the consultation exercise 
 

d) referred to the Update sheet which included further representations 
received in respect of the proposed planning development and the 
following additional proposed officer conditions subject to planning 
permission being granted: 
 

 Further details shall be submitted including sections of the proposed 
shop front. 

 The shopfront shall be implemented before the occupation of the 
first apartment. 

 Corridor windows in the north elevation to be obscure glazed. 
 

e) concluded that: 
 

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

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

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

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

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

 He represented members of the public in attendance this evening in the 
public gallery. 

 He was the current landlord and business owner of the Golden Eagle 
Public House. 

 This was a community pub which also supported the local music 
community, holding open mic nights, free live music events, parties and 
large gathering events without a single noise complaint to date. 
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 The business had survived by changing the way it operated to include 
such live music events. 

 It also embraced the local football team in the City and everyone was 
made welcome from the community, including match days. 

 Should the proposed development go ahead, it posed major concerns. 

 The design of the development would cause entrapment of sound/an echo 
effect from the premises being unavoidable, resulting in noise complaints 
being received and major restrictions placed on the business which would 
result ultimately in closure. 

 The pub premises benefitted from double glazing, however, in the summer 
months when the windows were opened local residents may be able to 
hear the noise. 

 The single entrance to the pub was located directly opposite the proposed 
development which was also key to ventilation in the bar area. 

 The Golden Eagle Public House was an historical asset listed as No 1 on 
Lincolns building and structures of local importance, and also situated in 
Conservation Area 4 - St Catherine’s. 

 The report was misleading as the current development site premises were 
indeed still operating as a Cantonese and takeaway restaurant. 

 The proposed development would reduce natural light to the premises and 
also to external area 

 There were issues with loss of light/ privacy to his daughter’s bedroom. 

 There were issues of overbearing/structural issues resulting from the 
proposed development’s building height. 

 Proposed buildings to the rear were not in character with the street 
scene/local area. 

 There were issues with lack of off street parking/traffic concerns. 
 
Richard Havenhand addressed Planning Committee on behalf of the applicant in 
favour of the proposed development, covering the following main points: 
 

 He had been asked to speak on behalf of the owner of the restaurant who 
had owned the property since the 1980’s. 

 Due to the high running costs of the business, the owner wished to 
relocate to smaller premises in the City. 

 The redevelopment proposals for this site would improve the surrounding 
area. 

 The bottom floor of the development would be mainly residential and retail 
use. 

 Many changes had been made to the design of the proposals to reflect 
feedback from officers and throughout the public consultation process. 

 Most of the windows would be obscure glazed to address any issues of 
overlook. 

 The owner in no way wished to restrict the enjoyment of musical 
entertainment at the pub. 

 The owner had always enjoyed good relationships with the local 
community and he hoped this would continue. 

 
The Committee discussed the content of the report in further detail. 
 
The following concerns were raised by members: 
 

 There were concerns as to how the new building would impact on the 
existing public house and beer garden. 
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 A noise assessment report would need to be submitted. 

 The aim here was to improve the existing building to enable it to be sold. 

 The height of the building had been reduced but its ridge was still higher 
than that of the existing building. 

 The garages to the rear of the development would be replaced by a flat top 
building. 

 The building was high and ugly. 

 The height at the top of the chimneys seemed to be out of character being 
so large. 

 Noise was a natural part of a pub holding music events. 

 The noise impact on the new residents of the development should also be 
taken into account. 

 The Highways Authority did not take into account the pressures of parking 
due to the availability of public transport in the area, however, in the real 
world it would cause additional problems. 

 The design of the proposed development was not in keeping with the 
remainder of the street or the Conservation Area. 

 The security of properties/installation of window locks was important. 

 Having 3 storeys would maximise profit when the premises were sold. 

 The impact of the height of the offshoot on Henley Street at 3 storeys 
would have a significant impact on the public house 

 Issues of overbearing/over development/height of building. 

 The public house should be protected as a community asset. 

 There would be an adverse impact from the development on the character 
of the Conservation Area. 

 The proposed development would have an adverse impact on adjacent 
properties. 

 
The following comments were received from members in support of the proposed 
planning application 
 

 Members would not wish for the public house to lose trade, however, the 
remit of Planning Committee was to look at what was before us this 
evening, and there was always an aspiration for additional residential 
accommodation above the shops in the City. 

 New residents would know they were moving into accommodation 
adjacent to a public house. 

 There was a desperate need for additional housing in the City. We were a 
member of the Central Lincolnshire Planning Authority, with a remit to build 
an additional  37,000 houses across West Lindsey, North Kesteven and 
City of Lincoln Council in a 25 year period. Our part of the housing project 
covered only a small area. 

 There were 1,040 people on the Council house waiting list. 

 Sound proofing measures could be put in place to limit any noise impact 
and overlooking to the side windows with the use of obscure glass. 

 The new build would represent a visual improvement to the existing 
garages to the rear. 

 Parking was already an existing problem on the adjacent High Street. 

 The new shop front should be installed on site before the residential 
properties were occupied.  

 There was a need for additional housing in the City. This development 
would provide ten units of accommodation. 

 The appearance of the development had been carefully designed and 
would offer improvement to the area .  
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 Unattractive garage fronts would be replaced. 

 Materials used would be carefully conditioned. 

 Windows would be replaced and remodelled. 

 It was pleasing to see that the original occupation of the ground floor for 
retail use had been retained. 

 There were no objections from the Highways Authority. 

 This was a dense residential area. This development was unlikely to 
generate additional complaints more than from any other people moving 
into the area. 

 The height of the building was not inappropriate. 

 The original scheme had been modified to take into account resident and 
officer concerns. 

 
The following questions were raised by Members: 
 

 Would there be any parking at the rear side of the development? 

 Could further clarification be given as to the distance from the windows of 
the existing to the new development. 

 Was the actual location of the bin storage suitable for use by the 
commercial property? 

 Would external cycle storage be provided as there would be insufficient 
storage space within the flats? 

 Did the size of the upper two flats meet planning regulations? 

 The gardens on Henley Street were already in existence, had there been 
any noise complaints from local residents or the public house? 

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

 He was not aware of any noise complaints from existing residents or the 
public house itself. 

 In terms of noise mitigation, the City Council’s Pollution Officer had 
assessed the proposal and suggested that a noise impact assessment be 
submitted prior to commencement of the development to ensure that the 
proposed development incorporated mitigation measures to reduce noise 
impacts, such as acoustically enhanced glazing and ventilation.  

 The security of the properties was the responsibility of its owners. 

 The rear yard of the proposed scheme included amenity space and 
provision of bin storage and cycle storage facilities. 

 Space standards were a material planning consideration. The new flats 
should be a minimum of 37 square metres. The top one was 36 square 
metres and the other upper flat was 34 metres square, slightly below 
planning guidance. However, the ‘set back’ of the upper floor had been 
increased, reducing the size of the upper two flats slightly to offer 
architectural benefit to the building. 

 A condition would be imposed on grant of planning permission requiring 
implementation of the shopfront prior to the first floor accommodation 
being occupied. 

 The distance between the windows of the first floor flat to the existing 
development were a distance of 10 metres and 12 metres respectively. 

 No parking was provided on site and officers did not consider it could be 
successfully designed into the scheme. There was however sustainable 
access via walking, cycling and public transport. 

 Your Planning Officers and Conservation Officers had discussed and 
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made amendments to the plans for the scheme to improve the character of 
the Conservation Area. Officers were satisfied that the style of architecture 
whilst contemporary, was sympathetic to the Conservation Area. 

 
It was moved, seconded, and voted upon that planning permission be granted.  
 
The motion fell. 
 
RESOLVED that planning permission be refused. 
 
Members having voted against grant of planning permission discussed reasons 
for refusal. 
 
It was moved, seconded, voted upon and: 
 
RESOLVED that planning permission be refused due to the following reasons: 
 

 Impact on Conservation Area due to the design of Henley Street. 

 Space standards were below planning guidance provided. 

 Lack of parking. 

 Impact on residential amenity of adjacent properties. 
 

71.  54 Sibthorp Street, Lincoln  
 

The Assistant Director of Planning: 
 

a. advised that the application proposed the erection of a single storey rear 
extension and installation of 2 conservation rooflights on the front elevation 
to the application property at 54 Sibthorp Street, Lincoln, a two storey mid 
terrace dwelling 
 

b. reported that the property had 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. 
 

c. highlighted that the application had been subject to extensive negotiations 
with the agent securing revisions to the proposal to overcome some of the 
concerns raised by officers, neighbours, and the Conservation Officer, 
following which revised plans had been submitted and a re-consultation 
exercise conducted. 
 

d. advised that the site was situated within the City of Lincoln Sibthorp No.7 
Conservation Area  
 

e. described the site history to the application site as detailed within the 
officer’s report 
 

f. reported that the application was brought before Planning Committee due 
to the number of objections received 
 

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

 Policy LP25: The Historic Environment 

 Policy LP26: Design and Amenity 

 National Planning Policy Framework  
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g. 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 and the Character and Appearance of the 
Conservation Area 

 Effect on Residential Amenity 

 Effect on Highway Safety  
 

h. outlined the responses made to the consultation exercise 
 

i. concluded that the proposed development was of an appropriate design 
that would not materially harm the character and appearance of the 
building or conservation area, in accordance with the duty contained within 
Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 
1990, policies LP25 'The Historic Environment' and LP26 'Design and 
Amenity' of the Central Lincolnshire Local Plan and guidance within the 
National Planning Policy Framework. 
 

Members discussed the content of the report in further detail. 
 
Members commented as follows:  
 

 Would the historical issues of drainage at the site impact upon the 
proposed extension. 

 What was the definition of conservation roof lights. 

 A wall of all white UPVC windows in the streetscene distracted from the 
Conservation Area. 

 We tended to under value some views in urban landscapes to the back 
and side of developments.  

 The rear of the properties in the street scene held a distinct landscape of 
outbuildings with gaps where outside toilets used to be situated. Would the 
break in the link to the outbuildings as a result of the proposed extension 
destroy the relationship with this very British tradition? 

 Were the rooms sufficient in size? 
 
The Assistant Director of Planning offered the following points of clarification: 
 

 Drainage issues were historic in the site area as identified by neighbours. 
This problem would be addressed through the building control consent 
process. 

 Conservation roof lights were designed for use in Conservation Areas as 
they were slightly smaller in size. 

 Planning officers shared the members concerns regarding protection of 
urban landscapes, however, over decades installation of UPVC windows 
had been carried out without consent, way before our time. 

 The gap in the outbuildings would be removed by the link of the extension. 
 
RESOLVED that planning permission be granted subject to the following 
conditions: 
 

 Time limit of the permission 

 Development in accordance with the approved plans 
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 No sleeping accommodation in rear extension 

 Hours of construction 
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Application Number: 2022/0159/OUT 

Site Address: Corner Of Sincil Street & Waterside South, Lincoln 

Target Date: 27th May 2022 

Agent Name: Lichfields 

Applicant Name: Lincolnshire Co-operative Ltd 

Proposal: Redevelopment of site to provide a new hotel, together with 
landscaping and associated works, including demolition of all 
existing structures on the site and demolition of pedestrian 
footbridge across Melville Street 

 
Background - Site Location and Description 
 
Application is for Outline planning permission for the erection of a hotel at the corner of 
Waterside South and Melville Street. Approval is sought for the access, with all other 
matters; appearance, landscaping, layout and scale, reserved. The proposed hotel is for 
approx. 150 beds, with front of house and restaurant facilities provided at ground floor 
level. As submitted the application was for a 7-storey structure.  
 
The proposal was subject to pre application discussions and has also been negotiated 
during the course of the application and revisions secured and revised plans received. The 
main changes to the scheme comprise the removal of a storey, and the realignment of the 
building to move the building line back from Melville Street. 
 
Whilst all matters except access are reserved, given the location of the site within the 
Cathedral and City Centre conservation area and the potential effect of the hotel on views 
of the historic hillside and Cathedral, indicative details indicating the potential height, scale, 
massing and design parameters of the building were required as part of the Outline 
submission.  
 
The revised proposal is for the erection of a hotel 6 storey's high, on a slightly amended 
footprint and axis within the site than previously submitted. The revised proposal still aims 
to provide approx. 120- 150 beds, with front of house, restaurant and hotel services to the 
ground floor. The proposal will provide 6350m2 of gross new internal floorspace. 
 
As the application is for Outline permission, the detailed design of the hotel has not been 
finalised however a design code has been provided as part of the application, along with 
an indication of height and massing. The final elevational treatment and materials pallet to 
be agreed at the Reserved Matters stage. 
 
Formerly the Coop City Square Shopping Centre and car park, the site is currently vacant. 
All existing structures on the site will be demolished. The application also therefore 
proposes the demolition of the existing footbridge which spans Melville Street and lands 
within the NE corner of the application site. The proposed hotel site is 1911m2 in area and 
is located immediately south of the River Witham. 
 
The site is part of the wider Cornhill Quarter redevelopment scheme and close to the 
recent developments of the new Central Car Park and the City Bus Station.  
 
The site is located within the Cathedral and City Centre and Conservation Area No.1  
 
The site lies within the Central Mixed Use Area. 
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An application for full planning permission has also been submitted on behalf of McCarthy 
Stone for a scheme of apartments and associated parking and living facilities, with ground 
floor retail, for the remainder of the City Square Shopping Centre site to the east of the 
application site (2022/0128/FUL). 
 
Site History 
 
No relevant site history. 
 
Case Officer Site Visit 
 
Undertaken on 7th February 2023. 
 
Policies Referred to 
 

 Policy LP1 A Presumption in Favour of Sustainable Development 

 Policy LP17 Landscape, Townscape and Views 

 Policy LP26 Design and Amenity 

 Policy LP26 Design and Amenity 

 National Planning Policy Framework  
 
Issues 
 

 Local and National Planning Policy 

 Demolition in the conservation area including existing buildings and footbridge. 

 Effect on established key views including the historic hillside and Cathedral 

 Effect on the character and appearance of the conservation area 

 Effect on Residential Amenity 

 Vitality and Viability of the City Centre 

 Highways 

 Flood Risk/ Drainage 

 Land Contamination 

 Air Quality 

 Fume Extraction 

 Trees and Landscaping 

 Ecology 
 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted January 2023.  
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Historic England 

 
Comments Received 
 

 
Environment Agency 

 
Comments Received 
 

16



 
Lincs Bat Group 

 
Comments Received 
 

 
Lincolnshire Wildlife Trust 

 
No Response Received 
 

 
Environmental Health 

 
Comments Received 
 

 
Highways & Planning 

 
Comments Received 
 

 
Lincolnshire Police John 

 
Comments Received 
 

 
Councillor Chris Burke 

 
No Response Received 
 

 
Councillor Sue Burke 

 
No Response Received 
 

 
Councillor Helena Mair 

 
No Response Received 
 

 
Lincoln Civic Trust 

 
Comments Received 
 

 
Education Planning Manager, 
Lincolnshire County Council 

 
Comments Received 
 

 
Anglian Water 

 
Comments Received 
 

 
Upper Witham, Witham First 
District & Witham Third 
District 

 
Comments Received 
 

 
Public Consultation Responses 
 

Name Address                                                                                                                                       

Mr Mark Wheater Mr Mark Wheater  
 

Mrs Annette Faulkner 65 London Road 
Spalding 
PE11 2TN  

Mr Paul  Scott Thesiger Street 
Lincoln 
LN5 7UL 
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Consideration 
 
Policy  
 
LP1 is relevant. The Local Plan states that when considering development proposals the 
local authority "will take a positive approach that reflects the presumption in favour of 
sustainable development contained in the National Planning Policy Framework. The 
districts will always work proactively with applicants to find solutions which mean that 
proposals can be approved wherever possible, and to secure development that improves 
the economic, social and environmental conditions in Central Lincolnshire. Planning 
applications that accord with the policies in this Local Plan will be approved without delay, 
unless material considerations indicate otherwise." 
 
Public Benefits of the Development 
 
With regard to the planning balance, the proposal will result in a number of improvements 
within both the immediate area of the application site and the wider city centre and city as 
a whole. These include- 
 

 supporting the City's status as a visitor destination and helping to meet an identified 
need for additional visitor accommodation within the city centre; 

 Townscape benefits - replacing a largely undeveloped site, gap site. 

 Removing the unsightly pedestrian footbridge over Melville Street. 

 Increasing activity to Waterside South and Melville Street and adding visual interest 
to the local area, 

 Improvements to the local public realm and function of this part of the Cornhill 
Quarter;  

 Economically providing a significant level of investment within the city with benefits 
both during the construction phase and going forward with the hotel, thereby 
helping to enhance the overall vitality and viability of the city centre. 

 
LP25 of the CLLP is relevant 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 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 
 
 
 

18



Removal of the Footbridge and Highway Implications 
 
The application proposes the removal of the existing footbridge spanning across Melville 
Street, required in order to facilitate the new hotel building. The removal of the footbridge 
is also considered to be to the benefit of the townscape, in that the footbridge partially 
obscures views of the historic hillside. 
 
The Planning Statement indicates that the removal of the footbridge will be undertaken by 
the applicant, without incurring any costs to the Council or Highway Authority. 
 
A formal response from the Highway Authority on the as revised plans is yet to be 
received, however an interim response on the as submitted plans raised no objections in 
principle to the development subject to a number of conditions. 
 
The removal of the footbridge is considered to be an improvement to this part of the city 
centre in townscape terms. The Highway Authority has stated its support for the removal of 
the footbridge, with necessary mitigation.  
 
The Highway Authority has however stated that the loss of the footbridge will need to be 
off set and has requested a Section 106 contribution of £500,000 as mitigation for the 
removal of the footbridge, to provide improved walking and cycling infrastructure at this 
location. 
 
The Highway Authority states; 
 
"The footbridge provides a necessary east - west connection across Broadgate and is in 
regular use as a public highway. This connection is of strategic importance and is reflected 
in the Lincoln Transport Strategy and the Lincoln Local Cycling and Walking Infrastructure 
Plan in relation to National Cycle Route 64. This connection is also essential for facilitating 
future regeneration to deprived areas to the east of Broadgate.  
 
The Lincoln Transport Strategy 2018 - 2036 lists Broadgate Public Realm and 
Environmental Improvements as a primary infrastructure intervention. The opening of the 
Lincoln Eastern Bypass has provided opportunity to enhance the area and stimulate 
economic growth using interventions such as improved walking and cycling facilities and 
measures to reduce vehicle speeds. The scheme is currently at an early design stage and 
an essential element of the project will be to improve the east-west connection at Melville 
Street/Waterside North/Waterside South junction.  
 
Lincolnshire County Council support the removal of the footbridge with necessary 
mitigation, to support this application and facilitate growth.  
 
In consideration of the emerging Broadgate Corridor scheme, LCC and the applicant wish 
to avoid the applicant delivering a project immediately which mitigates the removal of the 
footbridge, but which may act as a constraint for the Broadgate Corridor scheme. 
 
The applicant undertook a Pedestrian Environment Review System (PERS) audit on 
Broadgate to support this application, which demonstrated that there was no short-term 
adverse effect on public highway users if the footbridge were to be removed, given the 
presence of the signalised pedestrian crossings at St Swithins Square and Newton Street 
as alternate options. 
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We accept that in the short term, highway users have alternate options to cross Melville 
Street that are comparable to the footbridge. However, the displacement of highway users 
to the alternate crossings is a short-term solution as consideration must be given the 
strategic need for improved walking and cycling facilities at this location.  
 
We request a Section 106 contribution of £500,000 as mitigation for the removal of the 
footbridge, to provide improved walking and cycling infrastructure at this location. 
 
At this stage, timescales for delivery of the Broadgate Corridor scheme are unknown, 
though this will be the preferred mechanism to deliver the required improvements which 
mitigate the removal of the footbridge and achieve the strategic aims outlined in the 
Lincoln Transport Strategy. If the Broadgate Corridor scheme is not delivered within a 
suitable timeframe, the Highway Authority will be required to deliver a project to directly 
mitigate the removal of the footbridge and provide the necessary east-west connection. 
This will be through the delivery of a signalised pedestrian crossing. 
 
The S106 contribution cost has been based on an uncertainty model for the delivery of a 
signalised pedestrian crossing on Melville Street at the junction with Waterside South. 
Preliminary studies undertaken by the applicant indicated that there were services within 
the eastern footway which would require diversion at significant cost. This has been 
accounted for in the uncertainty model which is why the expected scheme cost is higher 
than would usually be expected." 
 
In response, the applicant through the Planning Statement has stated that they do not 
consider that the requested contribution meets the tests within the NPPF (para. 57), which 
states that planning obligations must be sought only where they meet all of the stated 
tests. 
 

a. necessary to make the development acceptable in planning terms; 
b. directly related to the development; and 
c. fairly and reasonably related in scale and kind to the development. 

 
The applicant justifies this response by indicating that with the removal of the footbridge, 
highway users will still have alternate options to cross Melville Street that are comparable 
to the footbridge. Therefore, the requested obligation cannot be said to be necessary in 
order to make the development acceptable. 
 
A Transport Statement has been submitted with the application. 
 
The submitted TS concludes that there will be no highway issues associated with the 
development. 
 
As part of the Transport Assessment, the applicant also undertook a Pedestrian 
Environment Review System (PERS) audit on Broadgate to support the application. 
 
In its formal response the Highway Authority stated; 
 
"The applicant undertook a Pedestrian Environment Review System (PERS) audit on 
Broadgate to support this application, which demonstrated that there was no short-term 
adverse effect on public highway users if the footbridge were to be removed, given the 
presence of the signalised pedestrian crossings at St Swithins Square and Newton Street 
as alternate options. 
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We accept that in the short term, highway users have alternate options to cross Melville 
Street that are comparable to the footbridge. However, the displacement of highway users 
to the alternate crossings is a short-term solution as consideration must be given the 
strategic need for improved walking and cycling facilities at this location." 
 
The Planning Statement also concludes that; 
 
"The removal of the footbridge is supported by the County Council, and will be a significant 
improvement to this part of the city centre in townscape terms, that will be undertaken by 
the applicant, without incurring any costs to the Council." 
 
A view therefore has to be taken as to whether or not the request meets the tests of para 
57 of the NPPF. On balance, Officers have concluded that the request does not meet the 
tests in that the applicants study indicates that there are alternative arrangements in place 
within the area which will accommodate the loss of the footbridge. It would also be 
reasonable to anticipate that expected trip generation from the proposed hotel 
development would be to and from the nearby transport interchange to the south, being 
from the Railway Station, Bus Station and Car Park, and then west into the City Centre, 
and not increasing trip generations East across Melville Street. 
 
Site Context and Analysis 
 
On site it is clear that the current arrangement of buildings for the former City Square 
Shopping Centre and the adjacent car park, was that the relationship of the existing built 
form to both Sincil Street and Melville Street is poor and can be improved both visually and 
in term of forming a sense of enclosure. 
 
The submitted Landscape Proposals document undertaken by Re-form summarises the 
existing built form:  
 
"The current plot contributes little to the surrounding footpath and street network turning its 
back on all surrounding routes. Tall brick walls up to 2m in height prevent views and 
restrict permeability through the site. Surfacing and materiality is of low quality and largely 
poorly maintained." 
 
The Design and Access Statement identifies the opportunities the redevelopment of the 
site could attain including: 
 

 forming consistent frontages along Melville Street, 

 increase activity and interest along adjacent streets through active frontages 
including animating the riverside,  

 create new views of the Cathedral, 

 creating a gateway building into the city centre, 
 
Effect on Visual Amenity 
 
As originally submitted, the scheme was a part 6, part 7 storey building located at the back 
edge of the pavement and resulted in the removal of established street trees. Concerns 
were raised regarding the impact of the new hotel on established views of the historic 
hillside and in particular encroaching and partially obscuring views of the Cathedral.  
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The scheme has now been revised to lower the building by one storey to form a part 5, 
part 6 storey building, set back the building further from the back edge of the pavement to 
Melville Street and rotating the building slightly on its axis and replacing the existing street 
trees within the site application boundary fronting Melville Street with a row of new trees, 
including four London Plane trees. Previously the row of street trees was to be removed 
with no replacement trees proposed along Melville Street. 
 
The Design and Access statement concludes that the revised development will "Enhance 
the character of the surroundings, reflecting both historic form and materials in a 
contemporary manner, establishing a gateway and destination on a currently 
underdeveloped site." 
 
Waterside South suffers from a lack of enclosure to the site edge. It is clear on site that the 
area around and including the application site is poor in terms of urban form, street level 
activity, local distinctiveness and good architectural design. It is considered that the 
development provides an opportunity to re-establish historic urban grain and increase 
density within the area, providing an active frontage to both Riverside South and Melville 
Street and re -enforcing enclosure to the riverside. 
 
The Planning Statement identifies that "the indicative design of the proposed hotel has 
been carefully considered to ensure the nature, massing and scale of development is 
compatible with neighbouring development. 
 
Compared to the current site, the proposed scheme introduces beneficial changes in terms 
of enclosure, design and materials (controlled by Design Code), activity and building 
alignment." 
 
Although all matters are to be reserved with the exception of access, a range of indicative 
plans and a design code have been submitted as part of the Outline application, to explore 
the potential parameters for a 150 bed hotel building on the site. As the scheme 
progresses further, detailed architectural and interior design will be developed and 
illustrated for a future reserved matters application. 
 
The proposed revised hotel scheme (reduced in height and rotated) is considered to be an 
acceptable new addition within the conservation area. The scheme would be an 
enhancement to the street scene by developing this gap site whilst retaining the trees and 
removing the pedestrian footbridge over Melville Street. By replacing a largely 
undeveloped site and the poor-quality pedestrian footbridge over Melville Street, the 
submitted Design and Access Statement indicates that the proposed development 
introduces either neutral or beneficial effects to views. 
 
In relation to townscape and visual amenity, the proposal is considered to be a positive 
replacement of the vacant car park, while the revised plans maintain the long views of the 
Cathedral from the South of the city. 
 
The new hotel is positioned at the back of the pavement along Melville Street creating a 
strong frontage to the street edge. Ground floor uses proposed along Melville Street and 
Waterside South include communal areas such as the lobby, bar and restaurant offering 
activity and passive surveillance to the surrounding streetscape, a significant improvement 
on the current arrangement. 
 
The proposed indicative design has been revised during both pre application and during 
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the course of the application, further to concerns regarding the proposed height and 
location of the building and the effect on the historic hillside and Cathedral. 
 
The Design and Access Statement includes the design rationale for the development. The 
layout of the design is strongly north- south in orientation. It refers to the historic grain of 
the area and its medieval burgage plot layout. 
 
The building form is a simple linear element reinforcing the highway edge typical of the 
local urban block form. The overall massing is simple in form which the D&A Statement 
states reflects the Victorian industrial mills in the area. 
 
The importance of a building 'cap' is explored in the D&A Statement. A distinctive top to 
the proposed development is desired. This will break down the scale and uniformity of the 
mass, whilst providing visual interest from long distance views, and a more refined 
architectural response to the immediate context." 
 
Design Code 
 
An outline design code submitted with the application explores the details that inform the 
design, with respect to building form, massing, and the approach to external appearance. 
The Design Code highlights considerations that are commonly applied to hotel building 
types and capture fundamental design principles. The Design Code helps identify 
principles of design. 
 
Principles identified by the Design Code- 
 
Key Views and Effect on Heritage Assets. 
 
Concerns were raised by both Officers and Historic England to the plans as submitted, in 
relation to the effect on heritage assets in the area and in particular the effect on the 
Cathedral by partially obscuring views of this grade I listed building from established 
viewpoints from the south. In particular from Pelham Bridge and Melville Street, where 
currently views of the Cathedral are framed by existing built form on both the east and 
west sides of Melville Street. 
 
Policies LP25 and LP17 are relevant. The proposal for a hotel at this site needs to 
demonstrate that it will not be harmful to and from key views within the city. 
 
LP17 states that; 
 
All development proposals should take account of views in to, out of and within 
development areas: schemes should be designed (through considerate development, 
layout and design) to preserve or enhance key local views and vistas, and create new 
public views where possible. Particular consideration should be given to views of 
significant buildings and views within Central Lincolnshire | Local Plan - Adopted April 
2017 A Quality Central Lincolnshire 5 49 landscapes which are more sensitive to change 
due to their open, exposed nature and extensive intervisibility from various viewpoints. 
 
The application is also required to assess the potential effects of the proposed 
development on the setting and the significance of the heritage assets. 
 
With regard to Heritage Assets, the key feature is the historic hillside and importantly the 
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grade I listed and Scheduled Lincoln Cathedral. There are also a number of other listed 
buildings and schedule monuments in the vicinity of as part of the historic hillside including 
the Lincoln Castle, St Michael on the Mount and the Bishops Palace, King Edward House, 
22 and 24 Melville Street, and public houses the Witch and Wardrobe and the Green 
Dragon. 
 
A Heritage and Townscape Assessment has been undertaken including a consideration of 
the impact of the development on established views or views from heritage assets within 
the context of the site. The HTA concludes that there is either minor neutral, negligible 
neutral or moderate neutral, on views from key sties as a result of the development. 
 
The submitted HTA assess the impact of the hotel on each of these heritage assets and 
concludes in each case, the setting of the listed buildings will be either enhanced or 
preserved, and that in all cases, significance will be preserved. 
 
The application submission has included a Design and Access Statement which provides 
an analysis of the proposed hotel and the potential effect on the historic hillside and 
Cathedral. A series of photomontages has been utilised to test the impact on townscape 
from several viewpoints to show the proposed hotel in the context of the existing built form, 
including a kinetic view sequence from Pelham Bridge and at points along Melville Street. 
 
Concerning the revised proposals, the Planning Statement indicates that "In all cases, 
significance will be preserved.", in that all the assets identified will not be harmed by the 
development. 
 
Policy LP17 is therefore considered to be met, whereby the character of the townscape is 
protected and enhanced with the proposals making a positive contribution to the character 
of the area. Key local views are also unharmed with the revised proposals. 
 
The HTA concludes that 
 
"Overall, the proposed hotel (reduced in height and rotated) is considered to be an 
acceptable new addition within the views. The scheme would be an enhancement to the 
street scene by developing this gap site whilst replacing the trees and removing the 
pedestrian footbridge over Melville Street." 
 
It should be noted that there is some effect by the proposed hotel, even with the revised 
proposals on the views of the Cathedral when viewed from this southern viewpoint. From 
the drawings provided to show the indicative massing, scale and location, the hotel will 
impinge on the silhouette of the Cathedral and in particular clipping the most westerly side 
of the west tower to the Cathedral. 
 
The application provides an assessment on the length of this particular view whereby 
views of the cathedral maybe be partially obscured by the proposed development. As 
originally proposed the length of view sequence interrupted was approx. 160m, the revised 
proposal has reduced this to approx. 75m. On balance, with all the other benefits of the 
scheme considered, the effect is not considered sufficiently harmful to warrant a refusal 
with the Western tower of the Cathedral remaining largely revealed. The existing effect of 
Thorngate House is also a material factor when assessing the impact of the new 
development, with some views of the hillside/ Cathedral already being partially obscured 
by this previous development which sits in between the application site and the Cathedral. 
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Historic England has been consulted on the revised proposals. A formal final response on 
the revised plans has yet to be received. 
 
Land Contamination 
 
The proposal has been assessed by the City Councils Scientific Officer. Due to past uses 
on the site and in the vicinity, there is the potential for contamination to be present and 
therefore a preliminary risk assessment should be submitted either prior to determination 
of this application or conditioned for considered at the RM stage. 
 
Air Quality 
 
Whilst not providing on site parking, it is anticipated that guests using the hotel will in part 
arrive by car and use the adjacent Central Car park, therefore leading to an increased 
demand for electric charging facilities. A section 106 contribution towards additional 
charging facilities within the adjacent multi storey car park is therefore requested. 
 
Fume Extraction 
 
The proposal has been assessed by Environmental Health. It is assumed that the hotel will 
be served by a commercial kitchen and extract system. A condition should therefore be 
included on the outline permission for details of kitchen extraction including details of noise 
and odour control. 
 
Noise 
 
EH state that the development is likely to be significantly affected by existing noise 
sources such as the adjacent highway, MSCP and the numerous commercial and 
industrial uses in the vicinity of the site. The new development is also identified as 
introducing new noise sources into the area. Therefore, a noise assessment is requested 
should permission be granted, required prior to the commencement of development on 
site. 
 
Given the potential for issues associated with noise, vibration and dust during the 
demolition and redevelopment of the site a Construction Environmental Management Plan 
is also requested by EH to be submitted and approved prior to the commencement of the 
development to be imposed by condition. 
 
Lincolnshire Police has no objections to the proposal. 
 
Flooding and Drainage 
 
The Environment Agency has no comment to make on the application. 
 
The application form states that the surface water drainage of the site will be via a 
sustainable drainage solution. Details of the drainage are to be considered reserved 
matters stage. The Highway Authority indicated on the initial response that the scheme 
should incorporate a SUDs system through details to be submitted at the RM stage. The 
preference for a sud's scheme was also indicated by AW. 
 
Anglian Water has indicated assets owned by AW are in the area and that the site layout 
should take this into account, or if not possible to accommodate, sewers will need to be 
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diverted at the developers cost. prior to the commencement of development. There is 
capacity in the area for the foul drainage.  
 
Lincolnshire County Council has no requests in relation to the development and education 
provision or contributions. 
 
A Preliminary Ecology Appraisal compiled by Inspired Ecology Ltd is submitted with the 
application. An extended Phase 1 Habitat survey was completed on 20th August 2021 
when an ecological walkover survey was undertaken, and a subsequent desktop study 
undertaken in December 2021.  
 
The nature of the site, being a building and large area of surface carparking, the site was 
identified as having little potential for amphibians, reptiles and badgers. The trees adjacent 
to the site provide opportunities for nesting birds. No signs of roosting by bats were found 
on site. The on-site building was assessed as having low bat roost potential and the 
ecology report advised will require a single nocturnal bat survey during the active bat 
season, as it will be removed as a result of the proposals. This can be subject to a 
condition. 
 
Landscaping and Loss of Trees. 
 
A Landscape Strategy Document has been submitted with the application undertake by 
Reform.  
 
The location of the hotel impacts upon a line of 6 existing established trees and would 
necessitate their removal. The Landscape Strategy document states that a survey has 
been undertaken by a qualified arboriculturist, while the City Councils Arboriculturist has 
also considered the development proposals. 
 
The trees are predominantly early mature to mature London Plane and 1 Lime. The 
Strategy identifies that the trees all are prominent from busy publicly accessible areas and 
as such they have high visual amenity value. The trees have occasional minor structural 
defects yet generally are in good condition and have good prospects. 
 
The revised proposal and the resulting realignment of the building now also allows for 
replacement trees to be planted along Melville Street, including four London Plane trees, 
as set out within the updated Landscape Strategy. 
 
This is viewed as a positive change to the original scheme submitted for the Outline 
application. 
 
The proposed planting scheme although in the Outline stage, identifies a scheme where 4 
new single stemmed replacement trees are proposed and another 8 multi stemmed 
species in between. London Plane and Silver Birch are amongst those proposed, 2m in 
height at planting This will help off set the loss of the existing trees on site which are to be 
felled to accommodate the new hotel. 
 
Additional low-level planting is also proposed along the Melville Street frontage, helping to 
provide a pleasing environment and helping enhance the quality of the street scape to 
Melville Street. 
 
The indicative Landscaping scheme also proposes a scheme of hard landscaping utilising 

26



block paving in palette of colours and textures, again to the benefit of the visual amenity of 
Melville Street which is presently a relatively poor environment. 
 
The Civic Trust provided comments on the original proposal prior to the revised scheme. 
Although welcoming the use, The Trust objected to the application, concerned that the 
height and location of the development will result in encroachment onto Melville Street and 
restrict the street scene, loss of the footbridge as a means of crossing, vehicular traffic flow 
and the loss of the trees.  
 
An objection has also been received from a member of the public regarding the loss of the 
footbridge. 
 
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 
 
It is considered that the proposed hotel will help meet the need for visitor accommodation 
in the city centre, and provide wider public benefits through improvements to public realm 
and increased activity to Melville Street, investment within the city and contributing to the 
vitality and viability of the city centre.  
 
The revised scheme as shown on the indicative plans would be an enhancement to the 
street scene by developing this gap site and removing the pedestrian footbridge over 
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Melville Street, to the benefit of the character and appearance of the conservation area. 
 
Revisions to the proposal have secured improvements including maintaining views of the 
Cathedral and the historic hillside and replacement planting of trees. 
 
The proposed outline application for the principle of the development of the site for a hotel 
is therefore considered to be in accordance with both local and national planning policy. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That the application is Granted Conditionally, subject to the signing of the section 106 for 
the provision of electric vehicle charging points within the adjacent Central Car Park. 
 
Standard Conditions  
 
1) The development to which this permission relates shall not be commenced until 

details of the following (hereinafter referred to as the "reserved matters") have been 
submitted to and approved by the Local Planning Authority. 

 
  (a)  The layout of the Building(s) 
  (b)  The scale of the building(s), including the height, massing and internal 

planning. 
  (c)  The external appearance of the building(s), to include details of all external 

materials to be used, their colours and textures. 
  (d)  Means of access to, and service roads for the development, including road 

widths, radii and sight lines, space for the loading, unloading and manoeuvring and 
turning of service vehicles and their parking; space for car parking and 
manoeuvring. 

  (e)  A scheme of landscaping for those parts of the site not covered by buildings to 
include surface treatments, walls, fences, or other means of enclosure, including 
materials, indications of all existing trees and hedgerows on the land, and details of 
any to be retained, together with measures for their protection in the course of 
development. 

 
2) Application for the approval of the reserved matters shall be made to the local 

planning authority within three years of the date of this permission. 
 
3) The development hereby permitted shall be begun either within three years of the 

date of this permission or within two years of the date of approval of the last of the 
reserved matters to be approved, whichever is the later. 

 
4) Bat survey prior to demolition of the building on the site 
 
5) Fume Extraction 
 
6) Noise report for both the generation of noise and effect of adjacent noise on the building 
 
7) Standard Preliminary Risk Assessment for Land Contamination 
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8) Archaeological WSI to be submitted with the Reserved Matters application 
 
9) Construction Environmental Management Plan 
 
10) Details of a surface water drainage scheme 
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 Indicative ground floor layout plan 
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Illustrative Landscaping Scheme 
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Illustrative CGI of proposed hotel from Waterside North  
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View of application site from Waterside North, including the existing footbridge 

City Square and existing shopping centre  
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View of application site from the North on Melville Street 

Existing street trees to be removed and existing boundary wall to car park at the site 
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Application site and street trees proposed for removal as viewed from the South on 

Melville Street 
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Existing car park on the site 
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View from Pelham Bridge 
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Application site and rear of existing former shopping centre buildings 
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Consultation Responses 
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Application Number: 2023/0182/PAT 

Site Address: Adjacent To Post Office, Parklands Food Store, Boultham Park 
Road, Lincoln 

Target Date: 13th May 2023 

Agent Name: Clarke Telecom LTD 

Applicant Name: N/A 

Proposal: Installation of 15m high slim-line monopole, supporting 5 no. 
antennas, 2 no. equipment cabinets, 1 no. electric meter cabinet 
and ancillary development thereto including 1 no. GPS module. 
(Amended Site Address) 

 
Background - Site Location and Description 
 
The application is for determination as to whether prior approval is required for the 
installation of a 15m high slim-line monopole, supporting 5 no. antennas, 2 no. equipment 
cabinets, 1 no. electric meter cabinet and ancillary development on Boultham Park Road. 
 
The proposed site is located on the east side of Boultham Park Road, to the north of the 
roundabout. The site sits within the public highway, adjacent to the brick boundary wall of 
the Co-op Parklands food store and Post Office. To the north/east and south of this section 
of Boultham Park Road is characterised by commercial premises, with some containing 
residential flats above, Home Grange three storey apartment building is located behind the 
co-op store with vehicle access taken adjacent to the stores. Directly opposite the site to the 
northwest is a bus stop with Saints Peter and Paul Catholic Church located beyond. The 
wider area is characterised by predominately two storey properties. 
 
This application is submitted under Part 16 of Schedule 2 of the Town and Country Planning 
(General Permitted Development) (England) Order 2015 (GPDO) as amended by the Town 
and Country Planning (General Permitted Development) (England) (Amendment) (no.2) 
Order 2016. 
 
Paragraph A.1(1)(c)(ii) of the GPDO sets out the permitted development right to install masts 
of up to 25m above ground level on land which is on a highway. The proposed monopole 
would be 15m in height. The proposed ground-based apparatus would not exceed 15m in 
height. The siting of the associated cabinets at the bottom of the monopole are therefore 
permitted development. However, prior approval is required for the monopole in terms of its 
siting and appearance. 
 
A declaration has been submitted with the application to confirm that the equipment is in line 
with International Commission on Non-Ionizing Radiation Protection Public Exposure 
Guidelines (ICNIRP). 
 
The application has been bought before Planning Committee at the request of Councillor 
Bob Bushell. 
 
Site History 
 
No relevant site history. 
 
Case Officer Site Visit 
 
Undertaken on 21st March 2023. 
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Item No. 4b



 
Policies Referred to 
 

 Policy LP26 Design and Amenity 

 National Planning Policy Framework  
 
Issues 
 
In determining this prior approval application the Local Planning Authority can only consider 
the siting and appearance of the proposed telecommunications equipment. 
 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted January 2023.  
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Highways & Planning 

 
No objections 
 

 
Environmental Health 

 
Comments Received 
 

 
Public Consultation Responses 
 

Name Address        

Mrs Anne Wilson 236A Boultham Park Road 
Lincoln 
Lincolnshire 
LN6 7SU 
                                                            

Mr George Wilson 236A Boultham Park Road 
Lincoln 
Lincolnshire 
LN6 7SU 
  

Mr Paul Draper 38 Faulding Way 
Grimsby 
DN37 9SE  

Councillor Bob Bushell  

Mr John Wearing 
(Chairman of Home Grange 
Residents Association)  

Apartment  34 Home Grange Boultham Park Road 
Lincoln LN6 7ST 

 
Consideration 
 
General Permitted Development Order 
 
Part 16 of the GPDO permits: 
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Development by or on behalf of an electronic communications code operator for the purpose 
of the operator’s electronic communications network in, on, over or under land controlled by 
that operator or in accordance with the electronic communications code, consisting of: 
 

(a) the installation, alteration or replacement of any electronic communications 
apparatus, 
(b) the use of land in an emergency for a period not exceeding 18 months to station 
and operate moveable electronic communications apparatus required for the 
replacement of unserviceable electronic communications apparatus, including the 
provision of moveable structures on the land for the purposes of that use, or 
(c) development ancillary to radio equipment housing. 

 
Part A.3 (4) of the Order states that: 
 
Before beginning the development described in paragraph A.2(3), the developer must apply 
to the local planning authority for a determination as to whether the prior approval of the 
authority will be required as to the siting and appearance of the development. 
 
National Planning Policy Framework 
 
Section 10 of the National Planning Policy Framework (NPPF) outlines the Government's 
general approach is to facilitate the growth of new and existing communications 
infrastructure. Specifically, paragraph 114 advises that advanced, high quality and reliable 
communications infrastructure is essential for economic growth and social well-being. 
Planning policies and decisions should support the expansion of electronic communications 
networks, including next generation mobile technology (such as 5G) and full fibre broadband 
connections.  
 
Paragraph 115 advises that the number of radio and electronic communications masts, and 
the sites for such installations, should be kept to a minimum consistent with the needs of 
consumers, the efficient operation of the network and providing reasonable capacity for 
future expansion. Use of existing masts, buildings and other structures for new electronic 
communications capability (including wireless) should be encouraged. Where new sites are 
required (such as for new 5G networks, or for connected transport and smart city 
applications), equipment should be sympathetically designed and camouflaged where 
appropriate. 
 
Furthermore, paragraph 117 advises that for a new mast or base station, the application 
should be accompanied by evidence that the applicant has explored the possibility of 
erecting antennas on an existing building, mast or other structure and a statement that self-
certifies that, when operational, International Commission guidelines will be met. 
 
Paragraph 130 advises that developments should be sympathetic to local character, 
including the surrounding built environment. 
 
Local Policy 
 
LP26 states that development should respect the existing topography, landscape character 
and identity, and relate well to the site and surroundings, particularly in relation to siting, 
height, scale, massing and form. All development proposals must take into consideration 
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the character and local distinctiveness of the area (and enhance or reinforce it, as 
appropriate) and create a sense of place. 
 
Proposed Development 
 
The application advises that there is a requirement to upgrade the CK Hutchison Networks 
(UK) Ltd (Three) network to provide improved coverage and capacity, most notably in 
relation to 5G services. It is noted that the nature of 5G and the network services it provides 
means the equipment and antennas required are quite different to the previous, and existing, 
service requirements. New sites will therefore be needed for many reasons, including that 
the higher radio frequencies used for 5G do not travel as far as those frequencies currently 
in use and that sometimes not all existing sites can be upgraded.  
 
The application includes details of alternative site options that have been considered. It also 
specifies the reasons they have been discounted; due to the location of underground 
services, that the required coverage would not be achieved and the proximity to residential 
properties. It is concluded that the only viable solution is the one being proposed. The 
application specifies that the detailed siting and design has been carefully considered to 
ensure that the scheme has a limited impact on the locality and general visual amenity. 
 
At the time of writing this report for the planning committee deadline, six days are remaining 
on the consultation period with neighbours. Objections have so far been received from the 
occupants of 236A Boultham Park Road, Chairman of the Home Grange Residents 
Association and 38 Faulding Way Grimsby, citing concerns relating to the impact on visual 
amenity, noise from the proposed equipment and objections note that the application 
suggests that other sites in residential areas have been discounted due to the proximity to 
residential properties. Any further correspondence received during the remaining 
consultation period before planning committee will be added to the planning committee 
update sheet for viewing. 
 
In relation to potential noise from the proposed equipment, the City Council’s Pollution 
Control (PC) Officer has considered the application and advised that he has no objections 
to the proposal. It is therefore considered the proposed equipment would not be unduly 
harmful to amenity in relation to noise.  
 
The concerns in relation to highway safety due to the cabinets impacting on visibility for 
pedestrians and road users. Officers would note that the mobile phone industry has 
permitted development rights to place equipment in the public highway. It is also noted that 
the Lincolnshire County Council as Local Highway Authority has raised no objections to the 
application. 
 
In terms of health concerns, officers cannot consider this if, as set out in the NPPF, the 
proposal meets the International Commission guidelines for public exposure. This is 
satisfied as the application is accompanied by the necessary ICNIRP declaration. 
 
Consideration of the Siting and Appearance 
 
The proposed monopole which is being applied for would be 15 metres high, this is the 
height required to enable 5G, which the applicant states is more prone to shadowing effect 
from adjacent buildings, structures and tree canopies. The height needs to avoid the 
obstacles.  
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The location has been selected as it has a wide adopted area of the highway in a position 
that will not impede pedestrian flow or the safety of passing motorists. Located at the back 
edge of the footpath adjacent to the boundary wall with the Co-op Store. Home Grange is 
located to the rear of the co-op building, approximately 64m from the proposed site. 
Properties on the adjacent side of the street would be located at the closet point 
approximately 28m from the site. 
 
There are various items of street furniture in the vicinity of the site along this section of 
Boultham Park Road including street lighting and telegraph poles. A number of mature an 
non mature trees are also present within the street scene. It is acknowledged that the new 
monopole would be of a relatively significant height and whilst it would have an impact on 
visual character of the area, this should be balanced against the benefits of providing the 
enhanced technology and capacity of 5G. The proposed mast is of a standard ‘slim line’ 
design, reducing in width from the base of the pole. The diameter and overall form is similar 
to many other masts throughout the city and is not considered to be unduly harmful in this 
location. 
 
The telecommunications equipment would not result in any excessive visual clutter within 
the street. The proposal would not have a harmful impact upon the visual quality of the wider 
street scene and therefore there are no grounds upon which to resist such a development. 
 
Conclusion 
 
The siting and design of the telecom's equipment is acceptable, and the proposal would not 
have an unduly harmful visual impact on the character and appearance of the area, in 
accordance with the Central Lincolnshire Local Plan Policy LP26 and paragraph 130 of the 
National Planning Policy Framework. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That Prior Approval is required and approved.  
 
Standard Conditions  
 

 Fiver year Time limit of the permission 

 Development in accordance with approved plans 
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Site location  

 

77



Existing site plan 
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Existing elevations  
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Proposed site plan  
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Proposed elevation drawing 
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Site photographs 
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2023/0182/PAT – Public Footpath Adjacent to Co-op Boultham Park Road 

Consultation responses  
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PLANNING COMMITTEE  19 APRIL 2023 
  

 

 
SUBJECT:  
 

CONFIRMATION OF TREE PRESERVATION ORDER NO. 174 

DIRECTORATE: 
 

COMMUNITIES AND ENVIRONMENT 

REPORT AUTHOR: 
 

KIERON MANNING, ASSISTANT DIRECTOR - PLANNING 

 
 Purpose of Report 

 
 
 

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

 Executive Summary  
 

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

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

 The making of Tree Preservation Orders reduces the risk of losing important trees, 
groups of trees and woodlands. It further allows the Council to protect trees that 
contribute to local environment quality. 
 
The proposal is to modify the boundary of the boundary of the temporary TPO to 
take account of policy decisions whilst also retaining significant areas of woodland. 
 

 Background 
 

 
 

Tree Preservation Order 174 was made on 2nd November 2022 and relates to two 
areas of identified woodland made up of mixed trees consisting mainly of Betula 
pendula (silver birch), Prunus avium (sweet cherry), quercus robur (english oak), 
fraxinus excelsior (European ash), acer campestre (field maple) and alnus 
glutinosa (black alder). 
 

 The trees are considered to contribute to the visual amenity of the wider area and 
the unauthorised removal of the trees would be considered to be detrimental to 
visual amenity and to the wider amenity of the area.  
 

 
 

The initial 6 months of protection would end for the Tree Preservation Order on 2nd 
May 2023. 
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Item No. 5



 

 

 Consideration 
 

 
 

The reason for making a Tree Preservation Order on this site is as a result of a 
request from local residents who wanted to ensure no loss of trees from any future 
development on the site. The Arboricultural Officer carried out a site visit and 
identified the trees and areas of woodland to be suitable for protection under a 
Tree Preservation Order stating that the trees have a significant amenity value, 
forming a prominent feature of the area and their removal would have a harmful 
effect on the appearance and amenity of the area.  
 
A four-week consultation period was undertaken with local residents and a copy of 
the Tree Preservation Order was sent to the registered land-owners. 
Representations were received from the landowners, from their partners in a 
potential development of the site and from residents adjacent to the site. The 
detailed survey of the site was reviewed as part of the consultation process and 
this also took account of the application for outline planning permission that the 
applicants have made to Lincolnshire County Council for the erection of houses 
within the quarry. 
 
This application, together with the imminent allocation of the site for housing in the 
newly prepared Central Lincolnshire Local Plan proposes to take entry to the site 
from Riseholme Road. The site is still the subject of restoration conditions from its 
time as a quarry which means that, very unusually, the County Council is the 
planning authority. The application proposes to use the material which is located 
within bunds on the east and west sides of the quarry as fill prior to housebuilding. 
The bunds were created from material taken from the quarry in the first instance 
and these bunds were designed to protect local residents from the quarrying 
activity. Trees were planted on and beyond these bunds at the same time and, as 
is evidenced by many of them retaining the tree guards that were put in place at 
the time of planting, these trees have grown unmanaged over the time period 
since they were planted. The Local Plan has addressed the development of this 
site directly and proposed at the draft stage that the bunds around the quarry were 
retained to protect the amenities of local residents when the new houses were 
developed. Since the Examination in Public for the Local Plan, when the policy in 
relation to the quarry was discussed in detail, the wording of the policy has been 
considered further by the Inspector who led the Examination in Public and he has 
commented as follows:: 
 
- Land at Cathedral Quarry, Riseholme Road (COL/MIN/005) includes 

requirements to retain the bunds around the site and the enhancement of 
biodiversity. However, keeping the bunds is not the only way of achieving the 
necessary separation between existing and proposed new housing or of 
enhancing biodiversity on the site. The bunds could also be reused to help fill 
the former quarry and a new landscaping scheme could help ensure an overall 
net gain in biodiversity, potentially including any existing wildlife corridors and 
protected trees. To ensure that the allocation is effective and justified, both 
requirements are therefore modified by MM47. 
 

This statement will form the basis of the wording for a revision to the new Local 
Plan policy. 
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The consideration of the planning application is not a matter for this Committee; 
the consideration is whether to confirm the tree preservation order No;174. It is 
proposed that the original boundary for the TPO (attached at Appendix 1) which 
was set out in order to protect all of the trees within it and give the necessary time 
for those trees to be assessed in detail, is amended to the boundary set out in 
appendix 2. This provides protection to a significant belt of trees along either side 
of the quarry without inhibiting development that the Local Plan has agreed to 
allow and most importantly the area of woodland within the revised proposal 
contains the most significant trees. 
 
Equally members will appreciate that those trees outside of the revised area 
proposed for the TPO, whilst not protected, do not necessarily need to be removed 
and this would be a matter for consideration by the County Council when 
determining the planning application for the houses and for the Cathedral as the 
owners of the site. Any matters of biodiversity net gain associated with the 
development of the land would also be considered as part of the planning 
application. 
 

 Strategic Priorities 
 

 Confirmation of Tree Preservation Order 174 would ensure that the trees would 
not be removed or worked on without the express permission of the Council which 
would be considered detrimental to visual amenity and as such the protection of 
the trees would contribute to enhancing our remarkable place.  
 

 Organisational Impacts 
 

 Legal Implications – anyone wishing to carry out works to the trees will require 
consent from the City of Lincoln Council first.  
 

 Recommendation  
 

 
 

It is recommended that Members confirm the Tree Preservation Order with the 
suggested modifications to the boundary, and that the Officer carries out the 
requisite procedures for confirmation. 
 
 

How many appendices does 
the report contain? 
 

 
One – plans of original and revised boundary for the 
woodland TPO. 

List of Background Papers: 
 

Representations received. 
 
 

Lead Officer: Kieron Manning, Assistant Director - Planning 
Telephone (01522) 873551 
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Appendix 1 – Original temporary boundary 
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Appendix 2 – Proposed revised boundary. 
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Cathedral Quarry TPO – Representations and Photographs. 
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Representation from Susan Nock 
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