
Site: Former John K King & Sons Plant Liquid Extraction Facility 
Skellingthorpe Road, Lincoln

Application No: 2014/0484/O
Target Date:
Agent: Framework Architecture
Applicant: AB Agri Ltd
Development: Erection of 54 dwellings (OUTLINE)

Background

The application is for the acceptance of the principle of the development of this site 
for residential development of 54 units with all matters but access being reserved. 
The site is to the north of Skellingthorpe Road, east of the City of Lincoln Priory 
Academy, with an existing vehicular access onto the public highway. The linear strip 
of land runs in a north easterly direction alongside the Nottingham to Lincoln railway 
line and was formerly the John K King & Sons plant liquid extraction facility.

Vehicular and pedestrian access to the site would be provided via the existing 
access point on Skellingthorpe Road.

Site Visit

Undertaken on 6th August 2014.

Issues

To assess the proposal with regard to:

 Acceptability of the use in accordance with national and local planning 
policy

 Effect on visual amenity and character 
 Highway capacity
 Noise and Vibration

Policies Referred to

National Planning Policy Framework
Policy 34: Design and Amenity Standards
Policy 35: Design of New Residential Areas

Consultations

Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted June 2006.

Responses

Environmental Health - Sarah 
Greenhough

Environmental Health Comment

Environmental Health Environmental Health Comment



Mrs M Ling 113 Skellingthorpe 
Road
Lincoln
Lincolnshire
LN6 7QU

Objection

Mrs Julia Fallowfield xx Comment
Alastair MacIntosh DDES Comments
Environmental Health - Sarah 
Greenhough

Environmental Health Comment

Lincoln Civic Trust St Mary`s Guildhall
385 High Street
Lincoln
LN5 7RY

No 
objections

Mrs S Buck 30 Westwood Drive
Lincoln
LN6 0HL

Comments

Mr Buck 30 Westwood Drive
Lincoln
LN6 0HL

Objection

Consideration

Acceptability of the Use in Accordance with National and Local Planning Policy

The National Planning Policy Framework (NPPF) outlines the presumption in favour 
of sustainable development, whilst the Housing chapter states the Governments key 
objective is to significantly increase the delivery of new homes. It also states that 
development should respond to local character and history and reflect the identity of 
local surroundings and materials while not preventing or discouraging appropriate 
innovation. There should be a mix of housing opportunities available. Planning 
decisions should encourage the effective use of land by re-using that has been 
previously development (Brownfield land). 

The site, which falls within an area allocated for business use on the proposals map, 
has most recently been occupied by the John K King and Sons plant liquid extraction 
facility would be considered to be brownfield land. While there is no presumption that 
land that is previously developed is necessarily suitable for housing development, 
the area surrounding the site is predominately residential. 

Policy 35 states that planning permission will be granted for development which will 
create new, or extend existing, residential areas, provided The Local Planning 
Authority is satisfied that the environment created will have a strong sense of local 
identity and will be:

 safe;
 secure;
 pleasant
 sustainable;
 efficient to live in and move around;
 efficient and reasonably economical to build and maintain;



 in harmony with its surroundings; and
 accessible for all, including people with impaired mobility and vision. 

Policy 34 indicates that planning permission will be granted for new buildings as long as 
they meet the following requirements:

 the scale, massing, height, design, external appearance and facing materials 
to be used in the development must complement the architectural style and 
townscape character of the locality;

 the siting and layout of any new building or extension must ensure a 
satisfactory physical and functional relationship to adjoining buildings and 
streetscape;

 the amenities which occupiers of neighbouring properties may reasonable 
expect to enjoy must not be harmed by, or as a result of, the development.

It is considered that the principle of the development of this land for residential 
development would be in keeping with the principles set out in both national and 
local planning policies.

Impact on Visual Amenity and Character of Area.

It is anticipated that development would be of a traditional two-storey scale although 
there may be an opportunity to provide accommodation in the roof space. It is 
considered that dwellings could be successfully positioned and designed without 
causing undue harm to the character and visual amenity of the wider area; however 
the detailed appearance for the dwellings is not known at this stage.

Due to the linear nature of the site the development is largely screened from 
Skellingthorpe Road by landscaping and a proposed area of open space. 
Landscaping along the existing railway line would provide an element of screening, 
similarly, boundary treatment between the site and the Priory City of Lincoln 
Academy would ensure that the visual impact the site has is minimised. Both these 
elements could be conditioned. 

Highways

Five objections have been received against the proposal. The concerns relate to 
traffic congestion and the associated issues of additional traffic such as noise, 
disturbance and air pollution. 

The Local Highways Authority has made the following comments: -

Overall the impact of this development is small on the operational capacity of 
Skellingthorpe Road and the junction of Skellingthorpe Road/Tritton Road. Although I 
have reservations on the particularly low trip generation figures used in the report, 
based on my own assessment there is likely to be 23 movements out and 8 in in the 
AM peak period (this is the busiest period at this location following discussions with 
Traffic Signals).

It is likely that the total number of movements from this site will be higher than was 
previously generated by this site but they will be lighter due to little HGV 



movements). There have been no accidents reported at this location although a fairly 
large number at the traffic signal junction.

Therefore it is considered that the proposed development would not have a severe 
impact on the local highway impact and that the impacts of the trips generated by 
this development would not be significant enough to warrant refusal of the 
application. 

There is potential for the number of car trips to be reduced with the implementation 
of a travel plan taking into account the opportunities for sustainable travel in this 
location. A condition requiring a travel plan could therefore be attached to any 
permission granted.

Noise and Vibration

Due to the close proximity of the railway there is potential for noise and vibration 
impacts. Normal grade performance double glazing would provide an acceptable 
standard of internal amenity. Ventilation devices and arrangements exist and can be 
readily incorporated in to the detailed design.  

The applicant has submitted a noise and vibration assessment report in support of 
their outline application. The report seeks to establish the impact of noise and 
vibration, primarily from the adjacent railway, on the proposed housing.   
Measurements of existing noise and vibration levels were undertaken over a 24 hour 
period and have been compared with various standards to assess what, if any, 
mitigation may be required to ensure that the site is suitable for residential use.  

The noise survey used in the assessment was undertaken over a single 24 hour 
period and there is no evidence presented to show whether the activity on the 
railway was representative of normal usage. The noise survey also seems to have 
been undertaken prior to the commencement of the use of the new all weather pitch 
at the adjacent school, which may be close enough to the development site to have 
an impact on noise levels, particularly during the evenings.

With regards to the potential impact of vibration on the proposed use, the 
assessment indicates that vibration from the adjacent railway should not be at a level 
that would require any specific mitigation to be put in place. However, the report 
does state that there may be some inaccuracy in the data obtained from the vibration 
survey, primarily as measurements could only be made in soft ground as opposed to 
the preferred option of taking measurements on a solid structure (e.g. concrete 
foundation).  

The measured noise (and vibration) levels indicate that the site could be developed 
for residential use, provided that adequate noise mitigation measures are put in 
place, although it is likely that the noise mitigation measures will need to be more 
robust than those suggested in the noise report. It is therefore recommended that, if 
outline consent is granted, that a condition requiring further assessment of noise and 
vibration be undertaken and that any necessary mitigation measures are designed 
into the development:



Lighting

It should be noted that the proposed development would be adjacent to a school 
which has a number of external lighting installations, particularly for the school’s 
sports facilities, that could potentially have an impact at the proposed residential 
development. At present there does not appear to have been any consideration of 
this issue within the outline application. Therefore an appropriate condition could be 
attached to the consent, if granted, requiring a light assessment to be carried out to 
identify any necessary mitigation measures.

Conclusion

It is considered that a residential development in this location would be acceptable in 
principle. The proposal would be in accordance with both national and local policy; it 
would encourage the effective use of land by re-using that which has been 
previously developed and the key principles set out on the City of Lincoln Local Plan. 
The nature of the application and the level of information submitted means a number 
of matters would require control by condition.  

Financial Implications

None.

Legal Implications

None.

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

To be confirmed.

Equality Implications

None.

Application Determined Within Target Date

Yes.

Recommendation

Grant Conditionally.

Conditions

Reserved Matters 3 years
20% affordable housing to be provided on site as outlined on plans
Open space to be provided on site as shown on plans
Landscaping



Contaminated land
Surface water run off
Land levels
Materials
Tree Protection
Residential Travel Plan
Boundary treatment
Noise and Vibration Impact Assessment
Construction Management Plan
Lighting Assessment
Means of access
EA Informative

Report by: Planning Manager



Site Plan







View of access looking west along Skellingthorpe Road



View of access

View of site looking in a north easterly direction



View of site looking in a south easterly direction

View of part of west boundary with Priory City of Lincoln Academy



From: julia fallowfield [j.fallowfield2@ntlworld.com]
Sent: 05 August 2014 10:48
To: Technical Team (City of Lincoln Council)
Subject: Notification of Application Planning Permission No. 2014/0484/0
For the attention of Mr K Manning - Planning Manager - Your Ref No 2014/0484?0
 
I am in receipt of the letter regarding the above application for the development of 54 
dwellings at the former John K King & Sons plant on Skellingthorpe Road. Lincoln and would 
like to raise comments and concerns under the folllowing headings as detailed in your letter.
 
Highway Safety and Congestion - Noise and Disturbance - Air Pollution
 
Skellingthorpe Road already suffers from traffic overload and constant congestion - from the 
bypass up to the traffic light at the Skellingthorpe Road/Tritton Road junction.
 
Currently at busy times it can take 30 minutes to get from the Birchwood Avenue traffic lights 
to homes or journeys to Skellingthorpe Road/Tritton Road traffic lights junction.
 
We have had increased rail traffic over recent years which mean the crossing gates are down 
longer than they are up during a day which cause a huge backlog of traffic along with the 
traffic lights at the junction which has a further knock on effect.
 
The previous City School now The Lincoln Academy has had a massive development and 
now attracts more people outside of schools hours as well as within them - creating 
additional vehicles on Skellingthorpe Road
 
In addition we now have a further development of a very large funeral parlour just round the 
corner from Skellingthorpe Road onto Tritton Road which is due to be completed during the 
autumn and will no doubt add further traffic from Skellingthorpe Road causing more backlog.
 
It is only a matter of time until the frustration of drivers causes a serious accident
 
The additon of 54 new dwellings on the above site will result in further additonal traffic to and 
from Skellingthorpe Road causing further congestion on a daily basis - permanently
 
All the above will add to noise and distrubance and air pollutuion from additional vehicles in 
the area.  It will also add to further frustration and accident probabilities - not just from cars 
but to the high number of students that walk to and from the schools everyday - their safety 
needs to be considered with vehicle entry in and out just before the school entrance.
 
How much more traffic congestion can this road and it's residents take?
 
Julia Fallowfield (Mrs)










