
Consultation Responses 
 
Anglian Water 
 
ASSETS 
 
Section 1 – Assets Affected 
  
1.1 There are assets owned by Anglian Water or those subject to an adoption 

agreement within or close to the development boundary that may affect the layout 
of the site. Anglian Water would ask that the following text be included within your 
Notice should permission be granted. 

 
“Anglian Water has assets close to or crossing this site or there are assets 
subject to an adoption agreement. Therefore the site layout should take this into 
account and accommodate those assets within either prospectively adoptable 
highways or public open space. If this is not practicable then the sewers will need 
to be diverted at the developers cost under Section 185 of the Water Industry Act 
1991. or, in the case of apparatus under an adoption agreement, liaise with the 
owners of the apparatus. It should be noted that the diversion works should 
normally be completed before development can commence.”  

 
WASTEWATER SERVICES  
 
Section 2 – Wastewater Treatment  
 
2.1 The foul drainage from this development is in the catchment of Canwick Water 

Recycling Centre that will have available capacity for these flows.  
 
Section 3 – Foul Sewerage Network  
 
3.1 Development will lead to an unacceptable risk of flooding downstream. Anglian 

Water has carried out a Drainage Impact Assessment to determine mitigation 
measures. We will request a condition requiring the drainage strategy covering 
the issue(s) to be agreed.  

 
Section 4 – Surface Water Disposal  
 
4.1 The preferred method of surface water disposal would be to a sustainable 

drainage system (SuDS) with connection to sewer seen as the last option.  
 

Building Regulations (part H) on Drainage and Waste Disposal for England 
includes a surface water drainage hierarchy, with infiltration on site as the 
preferred disposal option, followed by discharge to watercourse and then 
connection to a sewer.  

 
4.2 The surface water strategy/flood risk assessment submitted with the planning 

application relevant to Anglian Water is unacceptable. We would therefore 
recommend that the applicant needs to consult with Anglian Water and the Lead 
Local Flood Authority (LLFA). 



 
We request a condition requiring a drainage strategy covering the issue(s) to be 
agreed. 
 
Section 5 – Trade Effluent  
 
5.1 The planning application includes employment/commercial use. To discharge 

trade effluent from trade premises to a public sewer vested in Anglian Water 
requires our consent. It is an offence under section 118 of the Water Industry Act 
1991 to discharge trade effluent to sewer without consent. Anglian Water would 
ask that the following text be included within your Notice should permission be 
granted.  

 
“An application to discharge trade effluent must be made to Anglian Water and 
must have been obtained before any discharge of trade effluent can be made to 
the public sewer. 

 
Anglian Water recommends that petrol / oil interceptors be fitted in all car 
parking/washing/repair facilities. Failure to enforce the effective use of such 
facilities could result in pollution of the local watercourse and may constitute an 
offence.  

 
Anglian Water also recommends the installation of a properly maintained fat 
traps on all catering establishments. Failure to do so may result in this and other 
properties suffering blocked drains, sewage flooding and consequential 
environmental and amenity impact and may also constitute an offence under 
section 111 of the Water Industry Act 1991.”  

 
Section 6 – Suggested Planning Conditions  
 

Anglian Water would therefore recommend the following planning condition if the 
Local Planning Authority is mindful to grant planning approval.  

 
Foul Sewerage Network (Section 3)  
 

CONDITION  
No development shall commence until a foul water strategy has been submitted 
to and approved in writing by the Local Planning Authority. No dwellings shall 
be occupied until the works have been carried out in accordance with the foul 
water strategy so approved unless otherwise approved in writing by the Local 
Planning Authority.  

 
REASON  
To prevent environmental and amenity problems arising from flooding.  

 
Surface Water Disposal (Section 4)  
 

CONDITION  
No drainage works shall commence until a surface water management strategy 
has been submitted to and approved in writing by the Local Planning Authority. 



No hard-standing areas to be constructed until the works have been carried out 
in accordance with the surface water strategy so approved unless otherwise 
agreed in writing by the Local Planning Authority. 
 
REASON  
To prevent environmental and amenity problems arising from flooding. 

 
 
Canal & River Trust 
 
Thank you for your consultation.  
 
The Canal & River Trust (the Trust) is the guardian of 2,000 miles of historic waterways 
across England and Wales. We are among the largest charities in the UK. Our vision 
is that “living waterways transform places and enrich lives”. We are a statutory 
consultee in the development management process.  
 
The Trust has reviewed the application. Based upon the information available we have 
the following advice to offer: 
 
The River Witham flows northwards through the application site, and into Brayford 
Pool, some 175m to the north of the application site. The Trust manages and maintains 
Brayford Pool and the River Witham from its exit from the Pool as far as the Grand 
Sluice at Boston. We do not however manage the river to the south of Brayford Pool, 
and the site is some 25m beyond the area notified to you for consulting with the Canal 
& River Trust. The Trust is not therefore a statutory consultee for this planning 
application. 
 
We note that the submitted Environmental Statement sets out a range of mitigation 
and environmental management controls and at Chapter 5 recommends the 
implementation of a Construction Environment Management Plan during all demolition 
and construction operations. Measures to minimise water pollution are addressed in 
more detail within Chapter 12 of the Environmental Statement. We would recommend 
that you consider securing appropriate protection measures via suitably worded 
planning conditions to minimise the risk of demolition or construction work resulting in 
the release of contaminants into the river or otherwise adversely affecting water 
quality. As the river flows into Brayford Pool, the impact of any such incidents is likely 
to affect water quality within the Pool and also the Fossdyke Canal and the stretch of 
the Witham east of the Pool, all of which are managed by the Trust; we are therefore 
keen to see this risk minimised. 
 
Environment Agency 
 
I am writing in response to your consultation on the above planning application and 
the additional information submitted on 17 February 2017.  
 
Groundwater Contamination  
 



We have reviewed the Environmental Statement, including Technical Appendix 2.3 – 
Preliminary Risk Assessment report (ref: UK11-23390) by Ramboll Environ, dated 
January 2017. 
 
The previous industrial use of the proposed development site presents a high risk of 
contamination that could be mobilised during construction to pollute controlled waters. 
Controlled waters are particularly sensitive in this location because the proposed 
development site is located upon Alluvial Sands and Gravels classified as a Secondary 
A aquifer. In addition, any shallow groundwater below the site may be in hydraulic 
connection with the River Witham which flows through the eastern part of the site. 
 
The Preliminary Risk Assessment Report submitted in support of this planning 
application provides us with confidence that it will be possible to suitably manage the 
risk posed to controlled waters by this development. Further detailed information will 
however be required before built development is undertaken. It is our opinion that it 
would place an unreasonable burden on the developer to ask for more detailed 

information prior to the granting of planning permission but respect that this is a 
decision for the Local Planning Authority to undertake.  
 
In light of the above, the proposed development will be acceptable if a planning 
condition is included requiring the submission of a remediation strategy, carried out by 
a competent person in line with paragraph 121 of the National Planning Policy 
Framework (NPPF).  
 
Without these conditions we would object to the proposal in line with paragraph 109 
of the NPPF because it cannot be guaranteed that the development will not be put at 
unacceptable risk from, or be adversely affected by, unacceptable levels of water 
pollution. 
 
Condition 1 
 
Prior to each phase of development approved by this planning permission no 
development shall commence until a remediation strategy to deal with the risks 
associated with contamination of the site has been submitted to, and approved in 
writing by, the Local Planning Authority. This strategy will include the following 
components:  
1. A preliminary risk assessment which has identified:  

 all previous uses;  

 potential contaminants associated with those uses;  

 a conceptual model of the site indicating sources, pathways and receptors; 
and  

 potentially unacceptable risks arising from contamination at the site.  
2. A site investigation scheme, based on (1) to provide information for a detailed 

assessment of the risk to all receptors that may be affected, including those off 
site.  

3. The results of the site investigation and the detailed risk assessment referred to 
in (2) and, based on these, an options appraisal and remediation strategy giving 
full details of the remediation measures required and how they are to be 
undertaken.  



4. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (3) are complete 
and identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action.  

 
Any changes to these components require the written consent of the local planning 
authority. The scheme shall be implemented as approved. 
 
Reason (Condition 1) 
To ensure that the development is not put at unacceptable risk from, or adversely 
affected by, unacceptable levels water pollution in line with paragraph 109 of the 
National Planning Policy Framework. 
 
We consider that the Preliminary Risk Assessment report is sufficient to satisfy Part 1 
of this Condition. A comprehensive assessment of the risks from contamination should 
be undertaken as part of this development, particularly for those areas not previously 
addressed (i.e. to the west of the River Witham). We recommend that developers 
should:  
1. Follow the risk management framework provided in CLR11, Model Procedures 

for the Management of Land Contamination, when dealing with land affected by 
contamination. 

2. Refer to the Environment Agency Guiding principles for land contamination for 
the type of information that we required in order to assess risks to controlled 
waters from the site. The Local Authority can advise on risk to other receptors, 
such as human health. 

3. Consider using the National Quality Mark Scheme for Land Contamination 
Management which involves the use of competent persons to ensure that land 
contamination risks are appropriately managed. 

4. Refer to the contaminated land pages on GOV.UK for more information.  
 
Condition 2 
Prior to each phase of development being brought into use, a verification report 
demonstrating the completion of works set out in the approved remediation strategy 
and the effectiveness of the remediation shall be submitted to, and approved in writing, 
by the local planning authority. The report shall include results of sampling and 
monitoring carried out in accordance with the approved verification plan to 
demonstrate that the site remediation criteria have been met.  
 
Reason (Condition 2) 
To ensure that the site does not pose any further risk to human health or the water 
environment by demonstrating that the requirements of the approved verification plan 
have been met and that remediation of the site is complete. This is in line with 
paragraph 109 of the National Planning Policy Framework. 
 
Condition 3 
If, during development, contamination not previously identified is found to be present 
at the site then no further development (unless otherwise agreed in writing with the 
Local Planning Authority) shall be carried out until a remediation strategy detailing how 
this contamination will be dealt with has been submitted to and approved in writing by 



the Local Planning Authority. The remediation strategy shall be implemented as 
approved.  
 
Reasons (Condition 3) 
To ensure that the development is not put at unacceptable risk from, or adversely 
affected by, unacceptable levels water pollution from previously unidentified 
contamination sources at the development site in line with paragraph 109 of the 
National Planning Policy Framework. 
 
Condition 4 
No infiltration of surface water drainage into the ground is permitted other than with 
the written consent of the Local Planning Authority. The development shall be carried 
out in accordance with the approved details. 
 
Reasons (Condition 4)  
To reduce the risk of pollution to controlled waters.  
 
The previous use of the proposed development site presents a high risk of 
contamination which could be mobilised by surface water infiltration from proposed 
sustainable drainage system (SuDS), such as soakaways, leading to pollution of 
controlled waters. Controlled waters are particularly sensitive in this location because 
the proposed development site is located upon a Secondary A aquifer, with the River 
Witham flowing through the site. 
 
In light of the above, we believe that the use of infiltration SuDS may not be appropriate 
in this location. 
 
Flood Risk Mitigation  
 
The proposed development will only meet the requirements of the National Planning 
Policy Framework if the following measures as detailed in the Flood Risk Assessment 
and additional information submitted with this application are implemented and 
secured by way of a planning condition on any planning permission.  
 
Condition 5 
The development permitted by this planning permission shall be carried out in 
accordance with the approved Flood Risk Assessment (FRA) (ref: UK14-23390, dated: 
24/01/2017) and the Additional Flood Risk Information (ref: LUK11-23390, dated: 
16/02/2017) including the following mitigation measures detailed within:  
1. Finished floor levels for the development shall be set as follows:  

 Block 1 will be set at a minimum of 5.1m above Ordnance Datum (AOD).  

 Block 4 will be set no lower than 6.0m above Ordnance Datum (AOD).  

 Block 5 will be set no lower than 5.7m above Ordnance Datum (AOD).  

 All residential accommodation will be set at a minimum of 5.7m above 
Ordnance Datum (AOD).  

 
2. Flood resilient construction will be used where the finished floor level for non-

residential uses is below the on-site flood level.  
 



The mitigation measures shall be fully implemented prior to occupation and 
subsequently in accordance with the timing / phasing arrangements embodied within 
the scheme, or within any other period as may subsequently be agreed, in writing, by 
the local planning authority.  
 
Reason (Condition 5)  
To reduce the risk of flooding to the proposed development and future occupants.  
 
Informatives regarding flood risk  
 
The applicant will need to ensure they have an appropriate evacuation plan in place. 
This should be approved by the Local Authority. 
 
The Lead Local Flood Authority will be responsible for approving the proposals for 
surface water management for this development. However, if there are any proposals 
to discharge surface water to the River Witham we will need to be consulted to ensure 
this proposal will not increase fluvial flood risk. 
 
Environmental Permitting Regulations – information for the applicant 
 
The submitted plans show that there will be changes around the River Witham 
corridor. This includes decking areas, planting of trees, landscaping and potential 
changes to the existing bridge. These may require a permit under the Environmental 
Permitting (England and Wales) (Amendment) (No. 2) Regulations 2016 from the 
Environment Agency for any proposed works or structures, in, under, over or within 
eight metres of the top of the bank of the River Witham, designated a ‘main river’. This 
was formerly called a Flood Defence Consent. Some activities are also now excluded 
or exempt. A permit is separate to and in addition to any planning permission granted. 
Further details and guidance are available on the GOV.UK website: 
https://www.gov.uk/guidance/flood-risk-activities-environmental-permits.  
 
The retaining wall of the existing car park also acts as a flood defence where there is 
an area of low land. There will need to be detailed discussions on how the 
redevelopment of this part of the site can ensure that the standards of protection are 
not reduced. 
 
We strongly encourage the applicant to hold additional pre-application discussions 
with us before detailed plans are progressed further. Please contact 
psolincs@environment-agency.gov.uk when ready. 
 
Please be aware that these discussions may influence the landscaping proposals 
which are either subject to this application or a planning condition, should one be 
applied. 
 
 
Historic England 
 
Thank you for your letter of 8 March 2017 regarding the above application for planning 
permission. On the basis of the information available to date, we offer the following 
advice to assist your authority in determining the application. 



 
Historic England Advice 
The application for outline planning permission is for a comprehensive retail-led 
mixeduse scheme including demolition and alteration of existing buildings, 
engineering works, construction of new buildings, and new pedestrian and vehicle 
access routes. 
 
Significance 
The site of proposed scheme covers a large area in the city centre bounded by 
Ropewalk, High Street, Firth Road and Beevor Street. The site lies within the setting 
of Lincoln Cathedral (listed grade I as one of the 3% of listed buildings which are of 
exceptional architectural and historic interest) and within the setting of a number of 
other designated heritage assets, including on the historic hillside on the north 
escarpment and St Mark’s station (listed grade II) The proposed scheme also partly 
lies within the West Parade and Brayford conservation area. 
 
A key part of the cathedral’s significance and setting, located as it is on the north 
escarpment high above the Witham gap and lower city, is that it dominates the city, 
skyline and surrounding landscape. The cathedral is located within the historic 
townscape on the north escarpment which forms a central part of the Cathedral and 
City Centre conservation area and includes the newly revealed Lincoln Castle (a 
scheduled monument) and many other highly designated heritage assets. 
 
Views to and from the cathedral and the historic hillside contribute greatly to Lincoln 
as an historic city as well as the setting and significance of the cathedral and other 
designated heritage assets, and the character and appearance of the Cathedral and 
City Centre conservation area. These include views towards the cathedral along the 
River Witham, which was historically an important route into the city, and wider views 
that encompass large areas of the historic hillside around the cathedral, e.g. from 
South Common. Views from the historic hillside on the north escarpment down 
towards the Brayford and lower city also contribute to the setting and significance of 
the conservation area 
 
Lincoln also possesses an archaeological resource of international importance. The 
proposed development is located within the alluvial floodplain of the River Witham in 
an area where the potential for deeply buried deposits and waterlogging are likely to 
increase the likelihood for survival of sensitive archaeological remains of high 
significance to the history of the city. 
 
Impact of the proposed scheme 
Conservation area and setting of designated heritage assets 
We have no objection to the proposed demolitions. We also welcome in principle the 
proposals to provide a coherent block structure which better integrates with the 
existing city centre, including by providing good east-west access and quality public 
spaces. The proposed buildings along the Witham to the north of the main bridge 
within the site are sufficiently well set back to reduce the impact on the views along 
the river of the cathedral and historic hillside. We would not support bringing the 
frontage of these buildings closer towards the river as suggested in the Parameters 
Plan and recommend that this element is removed from the proposals. Your authority 
would also need to be satisfied that the height of these buildings would provide the 



right sense of enclosure and would not overly dominate the cathedral in views along 
the Witham. We welcome the public realm proposals to enliven the riverside which will 
allow enhanced enjoyment of views towards the cathedral. 
 
We consider that the buildings fronting onto Tritton Way are sufficiently set back and 
low enough to minimise the impact of views of the cathedral and historic hillside from 
Tritton Way. 
 
We advise that your authority should ensure that the proposed tall buildings are not 
overly obtrusive in longer views of the cathedral and city, particularly from South 
Common. As well as consideration of the height and scale of the taller buildings 
proposed, a reduction in impact could, in part, be achieved by variation of material 
and/or sufficient modulation on the south and east facing elevations. 
 
Non-Designated Archaeological Resource 
The Historic Environment Assessment (HEA) provides a clear description of the high 
potential for the preservation of archaeological remains on the proposed development 
site and their likely date and significance, as well as the potential impact on those 
remains. High potential for palaeoenvironmental, prehistoric, Roman, Saxon and 
medieval (including monastic), and industrial remains from the 17th/18th centuries is 
identified. The HEA assesses the likely significance of these potential archaeological 
remains, including human remains, judging that in most cases this would be high. 
 
We advise that the approach taken to assessment of archaeological remains (chapter 
7) should take its cue from the sensitivity of individual assets and groups of assets to 
the specific types of change associated with development and their capacity to absorb 
the effects of such change within their settings, rather than focusing on the relative 
value of individual assets in a tabular and atomised approach to the assessment of 
impact on individual heritage assets. In our view the latter approach usually fails to 
properly engage with the nature of the significance of the assets and their relationships 
with each other, the surrounding urban and topographic landscape, and their shared 
historic and archaeological landscape context. 
 
A well informed and nuanced approach to mitigation is required with developments on 
complex sites such as this based on an appropriate level of prior evaluation supported 
by initial desk based research. In our experience it is unlikely that this can be achieved 
productively post determination when the scale and outline of the proposals have 
already been agreed. We therefore do not agree that it is appropriate for 
archaeological evaluation on this site to be dealt with under a planning condition. We 
are aware that an archaeological borehole survey has taken place but we have not 
identified the report on this work within the application documentation. This should 
provide an initial guide to assist in modelling the deposits across the site and 
understanding the differential potential for preservation relative to the likely impacts of 
the development. 
 
Your authority should ensure that you have received both the archaeological borehole 
survey and the results of any further archaeological evaluation your specialist 
archaeological advisor indicates is necessary to inform your determination of this 
application, prior to determining this application. Without sufficient information at this 
stage it will not be possible for you take an informed approach to decision-taking 



regarding the archaeological remains, including human remains, preserved on the site 
as set out in Good Practice Advice in Planning Note 2 on ‘Managing Significance in 
Decision-Taking in the Historic Environment’ and in published advice ‘Preservation of 
Archaeological Remains’ (Historic England, 2016: 
https://historicengland.org.uk/images-books/publications/preserving-
archaeologicalremains/). You should ensure overall that you have sufficient 
information regarding the archaeological resource preserved on the site, and the 
design of the proposed foundation structure to enable you to understand the impact 
the development will have on those remains and make your determination in line with 
the policies and requirements of the National Planning Policy Framework. 
 
Legislation, policy and guidance 
The statutory requirement to have special regard to the desirability of preserving a 
listed building or its setting or any features of special architectural or historic interest 
which it possesses (section 66(1) of the Planning (Listed Buildings and Conservation 
Areas) Act, 1990) must be taken into account by your authority in determining this 
application. 
 
The statutory requirement to pay special attention to the desirability of preserving or 
enhancing the character or appearance of the conservation area (s.72, 1990 Act) must 
also be taken into account by your authority in determining this application. 
 
Our advice is provided in line with the National Planning Policy Framework (NPPF), 
the NPPF Planning Practice Guide, and in good practice advice notes produced by 
Historic England on behalf of the Historic Environment Forum including Managing 
Significance in Decision-Taking in the Historic Environment and The Setting of 
Heritage Assets. 
 
The NPPF states that in any application for planning permission your authority should 
aim to achieve the objective of sustainable development which means guiding 
development towards a solution that achieves economic, social and environmental 
gains jointly and simultaneously (paragraph 8). An environmental gain in any 
planning application that affects the historic environment would be the continued 
conservation of heritage assets in a manner appropriate to their significance so that 
they can be enjoyed for their contribution to the quality of life of this and future 
generations - a core planning principle (paragraph 17, NPPF). 
Paragraph 128 of the Government’s National Planning Policy Framework (NPPF) 
advises that in determining applications, local planning authorities should require an 
applicant to describe the significance of any heritage assets affected. The level of 
detail should be proportionate to the assets’ importance and no more than is sufficient 
to understand the potential impact of the proposal on their significance. Local planning 
authorities should identify and assess the particular significance of any heritage asset 
that may be affected by a proposal taking account of the available evidence and any 
necessary expertise (NPPF, paragraph 129). Paragraph 129 also states that local 
authorities should take this assessment into account when considering the impact of 
a proposal on a heritage asset to avoid or minimise conflict between the heritage 
asset’s conservation and any aspect of the proposal. 
 
Your authority should also take account of the desirability of sustaining and enhancing 
the significance of heritage assets (paragraph 131, NPPF). The NPPF goes on to say 

https://historicengland.org.uk/images-books/publications/preserving-archaeologicalremains/
https://historicengland.org.uk/images-books/publications/preserving-archaeologicalremains/


that when considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to its conservation, 
(paragraph 132). Significance can be harmed or lost through alteration or destruction 
of the heritage asset or development within its setting. Whilst some are given equal 
importance, no other planning concern is given a greater sense of importance in the 
NPPF. Any harm or loss to significance ‘should require clear and convincing 
justification’ (paragraph 132, NPPF). 
 
Recommendation 
Historic England has concerns regarding the application on heritage grounds. We 
consider that the issues and safeguards outlined in our advice need to be addressed 
in order for the application to meet the requirements of NPPF, including paragraphs 
128 and 129. 
 
Your authority should take these representations into account and seek amendments, 
safeguards or further information as set out in our advice. If there are any material 
changes to the proposals, or you would like further advice, please contact us. 
 
Lincoln Civic Trust 
 
No objection to the overall Outline plan. We are again concerned about the movement 
of the Retail focus away from the traditional City Centre. We accept that the site has 
become tired and is in need of renewal but the size and scope of the project could 
have a serious impact on the main High Street.  

 
We are further concerned about the provision of more student accommodation within 
the project. It is accepted that there is a growing need for student accommodation 
within the city but this site is on the wrong side of the East/West link road to the 
University and hence there is a safety problem with students moving from university 
to accommodation. There will also be periods in the year when the site will be largely 
deserted and is not within a controlled security area.  
 
Finally we feel that a more detailed analysis of the vehicle access and movement 
connected with the site needs to be completed. The full impact of the new East/West 
link road has yet to realised and it is felt that with the introduction of a large multi-
storey car park and hotel, the area could become a major problem.  



Lincolnshire County Council (Economic Development) 
 

 

 
 
  



Lincolnshire County Council, as Education Authority 
 
Thank you for you notification of 07 February 2017, concerning the proposed 
development at the above site. I have now had the opportunity to consider the impact 
on the local schools reasonably accessible from the development. Please see below 
overview in relation to the impact, and details for primary, secondary and sixth-form 
that follow.  
 
Overview  
 
Please see below table in relation to the number of places required and available in 
local schools from/for the proposed development: 
 

 
 
Please note, where an application is outline a formulaic approach will be taken in a 
section 106 agreement, this may result in a higher contribution if a high proportion of 
large houses are built. This would be finalised at the reserved matters stage. All 
section 106 agreements should include indexation using the Tender Price Index of the 
Royal Town Planning Institute Building Cost Information Services (RICS BCIS TPI). 
 
The above contributions would be spent on the following: 
 

 
 
Detail 
 
The below table indicates the number of pupils generated by the proposed 
development. This is on the basis of research by Lincolnshire Research Observatory 
utilised to calculate Pupil Production Ratio (PPR) multiplied by the number of homes 
proposed. 

 
Capacity is assessed using the County Council's projected capacity levels at 2019/20, 
this is the point when it is reasonable to presume that the development would be 
complete or well on the way. 



 

 
 
As the development would result in a direct impact on local schools, a contribution is 
therefore requested to mitigate the impact of the development at local level. This is a 
recognisable and legitimate means of addressing an impact on infrastructure, accords 
with the NPPF (2012) and fully complies with CIL regulations; we feel it is necessary, 
directly related, and fairly and reasonably related in scale and kind to the development 
proposed in this application.  
 
The level of contribution sought in this case is in line with the below table. 
 

 
 
*current cost multiplier per pupil place based on National Cost Survey  
**to reduce cost and to reflect Lincolnshire's lower than average build cost compared 
to national average  
 
We would suggest the s.106 monies are paid at the halfway point in the development 
to allow timely investment by the County Council whilst not adversely affecting the 
developer's viability.  
 
Please note the County Council retains the statutory duty to ensure sufficiency of 
school places and this includes capital funding provision of sufficient places at 
maintained schools, academies and free schools. We would invest the funding at the 
most appropriate local school(s) regardless of their status, but ensure the s.106 
funding is used only to add capacity as this is the only purpose for which it is requested.  
 
I look forward to hearing from you, thank you for your notification of the application 
and thank City of Lincoln Council for your continued cooperation and support. 
 
Lincolnshire County Council, as Highway and Lead Local Flood Authority 
(Final Response 05 June 2017): 
 
At the point of access to the proposed car park, as a result of the proposed 
reconfiguration of the existing access point, an area of land that is currently Highway 
Maintainable at the public expense will fall within the area that is proposed to be used 



as car parking. This area is required to be formally stopped up as public highway prior 
to the construction of the development. 
 
Prior to construction the works identified on drawing number W141372/SK/14 dated 
30/05/17, to improve the public highway at the point of access to the proposed car 
park on Rope Walk shall have been certified complete  by the Local Planning Authority. 
 
The highway improvement works referred to in the above condition are required to be 
carried out by means of a legal agreement between the County Council as Highway 
authority and the landowner. 
 
The location of the Service Yard is accepted in principle. When a Reserved Matters 
application is made it should include proposals to ensure that safe access and egress 
for users of the access can be achieved. Alterations to the existing road layout and 
signals on Rope Walk may be required to achieve this. 
 
The highway improvement works referred to in the above condition are required to be 
carried out by means of a legal agreement between the County Council as Highway 
authority and the landowner. 
 
Development shall not be occupied until a Framework Travel Plan has been submitted 
to and approved in writing by the local planning authority.  Those parts of the approved 
Travel Plan that are identified therein as being capable of implementation after 
occupation shall be implemented in accordance with the timetable contained therein 
and shall continue to be implemented as long as any part of the development is 
occupied. 
 
Reason: In order that the local planning authority conforms to the requirements of the 
National Planning Policy Framework, a Travel Plan has been conditioned to ensure 
that access to the site is sustainable and reduces dependency on the car. 
 
When a Reserved Matters application is made it should include a phasing plan which 
includes details access details for the existing two storey car park at the eastern end 
of the site during the construction phases. 
 
No development shall take place until a surface water drainage scheme for the site, 
based on sustainable urban drainage principles and an assessment of the hydrological 
and hydrogeological context of the development has been submitted to and approved 
in writing by the Local Planning Authority. 
 
The scheme shall: 
 
a) Provide details of how run-off will be safely conveyed and attenuated during storms 
up to and including the 1 in 100 year critical storm event, with an allowance for climate 
change, from all hard surfaced areas within the development into the existing local 
drainage infrastructure and watercourse system without exceeding the run-off rate for 
the undeveloped site; 
 
b) Provide attenuation details and discharge rates. 
 



c) Provide details of the timetable for and any phasing of implementation for the 
drainage scheme; and 
 
d) Provide details of how the scheme shall be maintained and managed over the 
lifetime of the development, including any arrangements for adoption by any public 
body or Statutory Undertaker and any other arrangements required to secure the 
operation of the drainage system throughout its lifetime. 
 
The development shall be carried out in accordance with the approved drainage 
scheme and no building/dwelling shall be occupied until the approved scheme has 
been completed or provided on the site in accordance with the approved phasing. The 
approved scheme shall be retained and maintained in full in accordance with the 
approved details. 
 
Note to Officer: 
 
Please ensure that the land that is required for the second Phase of the East West 
Link, as shown on drawing number W141372/SK/14 dated 30/05/17 is protected by 
planning condition. 
 
A Section 106 contribution of £240,322 is required towards improvements to the 
pedestrian crossing points at the junction of Rope Walk with Brayford Wharf East. 
 
 
Lincolnshire Police 
 
Thank you for your correspondence and the opportunity to comment on the proposed 
scheme. Lincolnshire Police do not have any objections to this development but I 
would like to make the following general recommendations in relation to the safety and 
security of this development. 
 
It is fully appreciated that this outline application is only seeking to establish 
the principle of development and that the finer detail of design will be submitted 
at a later date.  
 
It is disappointing that there does not appear to be any reference within either the 
Design & Access statement or other plans to the steps that the developers will be 
taking to address public safety and security within this development. Clearly this 
development would fall within the principle of a ‘crowded place’ and Lincolnshire Police 
would recommend and advise that the appropriate police specialists are consulted at 
the earliest time. 
 
However, the applicant needs to consider the following advice when drawing up a 
more detailed proposal: 
 
Public Realm & Public Footpath – Concourse or Plaza - St Mark’s Square 
 
Extensive research has been carried out on the effects of blast on glass. There are 
technologies that minimise shattering and therefore casualties as well as the cost of 
re-occupation. 



 
Anti-shatter film, which holds fragmented pieces of glass together, offers a relatively 
cheap and rapid improvement to existing glazing. If you are building a new structure 
and are installing windows, consider laminated glass (minimum PAS24:2012) 
 
All ground floor and easily accessible glazing must incorporate one pane of laminated 
glass to a minimum thickness of 6.4mm (See Glossary of terms) or glass successfully 
tested to BS EN 356:2000 Glass in building. Security glazing - resistance to manual 
attack to category P1A unless it is protected by a roller shutter or grille. With effect 
from 1st January 2014 the Secured by Design requirement for all laminated glass in 
commercial premises will be certification to BS EN 356 2000 rating P1A unless it is 
protected by a roller shutter or grille. 
 
Glazed Curtain Walling and Window Walls. 
 
The indicative plans show that throughout the development there is a likely-hood of of 
public domain facing glazing. Whilst there is commonality between differing glazing 
systems which might include police (SBD) recognised systems such as Large glazed 
units connected by a ‘spider clamp’ system, glazed units directly retained within a 
framing system (usually aluminium), framed windows installed within a separate 
framing system or framed windows connected to other framed windows to a create a 
‘window wall’. The above standards of 6.4mm as a minimum thickness with a 
laminated pane still apply. 
 
For information only the following British Standard ‘Codes of Practice’ are relevant: 
 
• BS 5516-1: 2004 Patent glazing and sloping glazing for buildings. Code of practice 
for design and installation of sloping and vertical patent glazing 
 
• BS 5516-2: 2004 Patent glazing and sloping glazing for buildings. Code of practice 
for sloping glazing 
 
Street Furniture 
 
It is now common practice in the UK, encouraged by the National Counter Terrorism 
Security Office, to incorporate subtle protection of crowded places from terrorist or 
criminal attack by the installation of appropriate street furniture that can act as ‘hostile 
vehicle mitigation’. Examples can be seen around Media City, Salford, The Alhambra 
Theatre, Bradford and around the Emirates Stadium, Highbury. This can take the form 
of seating, planters, stepped areas, art installations and bollards. (see also Vehicles 
and Pedestrian Access on Page 3) 
 
Seating: any designated seating should be of a solid construction and of a single 
seat/person design albeit within a linear bench design. Long single benches should 
not be used as they are likely to encourage and facilitate rough sleeping. 
 
The permeability and open ‘public’ access together with street furniture that may allow 
an opportunity for anti-social behaviour and other undesirable activities that are not 
complimentary to its intended or desired purpose should be avoided. 
 



Benches, planters and any low level brick construction should make use of studs and 
bar to prevent the use by skate boarders. 
 
Bollards and Benching. 
 

                                                   
 
 
Review the management of all your litter bins and consider the size of their openings, 
their blast mitigation capabilities and location. Keep the fixtures, fittings and furniture 
in such areas to a minimum - ensuring that there is little opportunity to hide devices?  
 
To ensure that features in the street or adjacent building interface with the street 
cannot be used or adapted by those engaged in anti-social behaviour. 
  
Seating as above – all other planters and street furniture to be designed to avoid 
creating ad-hoc seats. Use uneven and varied material surfaces to deter rough 
sleepers or loitering. 
 
Vehicular & Pedestrian Access. 
 
It is appreciated that at the stage of outline planning the detail and operational plan for 
vehicular access to and within the pedestrianised area may not be fully detailed.  
 
However consideration to achieving an acceptable standard of vehicle control should 
be carefully planned for within what would be considered a ‘crowded place’. 
 
Bollards – IWA 14-1-2013 Part 1 International Workshop Agreement standards which 
specifies the essential impact performance requirement for a vehicle security barrier 
(VSB) and a test method for rating its performance when subjected to a single impact 
by a test vehicle not driven by a human being . This replaces PAS 68:2013 
IWA 14-2-2013 Part 2 International Workshop Agreement Standards providing 
guidance for the selection, installation and use of vehicle security barriers (VSBs) and 
describes the process of producing operational requirements. This replaces PAS 
69:2013 
Rising Bollards should have been successfully tested to PAS 68-2:2013 Performance 
Specification for vehicle security barriers – rise and fall bollards 
 
Bollards providing passive protection to areas of a development or building that either 
are not required to have protection against an attack by a vehicle e.g. to keep a fire 
door (opening outwards) clear of obstruction, or where there is no means by which a 
vehicle may have access but a substantial barrier is still required may be tested to BS 
170-1. 
 

https://www.broxap.com/street-furnishings/seating/all-steel/ilford.html
https://www.broxap.com/street-furnishings/seating/all-steel/ilford-1207.html


A range of other vehicle mitigation measures are applicable to address a vehicle borne 
attack as an alternative to traditional bollards e.g. substantial planting bollards, raised 
or decorative kerb, steps, or substantial decorative art or signage, seating et al. 
 
Cycle Routes and Storage/security 
 
Routes for pedestrians and cyclists should be integrated to provide a safe and 
supervised network of areas that help to reduce crime and disorder. It is important that 
the physical safety of all users is paramount and that any friction between users is 
avoided, consideration to slow reacting and vulnerable pedestrians should be foremost 
in the mind of designers. 
 
Cycle storage & Security provision:  Whilst Lincoln is a relatively low crime area we 
suffer a level of cycle thefts therefore – avoid furniture (railings) that might be used as 
ad hoc cycle racks. Ensure that arrangements exist to promptly remove cycles or 
component parts that are left in situ – suitable signage should be deployed to inform 
user of this process. 
 
Cycle storage – Cycle-pods – suitable free (or very cheap) cycle storage provision 
should be provided.  
 
Secure bicycle parking should be made available within an appropriate roofed building 
(with all round surveillance that is within view (no more than 100 metres) of occupied 
buildings or CCTV) with ground bolted cycle stands. Galvanised steel bar construction 
(min thickness of 3mm) filled with concrete – minimum foundation 300mm with welded 
anchor bar. This facility should have adequate vandal resistant dedicated energy 
efficient lamps lighting during hours of darkness. www.bikeoff.org/design_resource . 
A design focussed and inviting cycle rack/shed would encourage safe and secure bike 
use where residents feel confident to leave their cycles. If this is not achieved evidence 
strongly supports that cycle use will be reduced and residents will find alternative 
means to store cycles, i.e. in rooms or corridors. 
 
Cycle-Pod Street-pod Secure Cycle Stand  
Certificated to: 
Sold Secure Standard Silver   
Certification held with Sold Secure No PCME/1114/1342 refers 
  
'Street-pod' is robust and secure cycle parking for public locations & sites where bike 
security is a concern.  
Only one lock is required to secure both bike wheels and frame.  Cyclist should use 
their own security rated D-lock to secure their bike to the Street-pod unit. 
 
Lockerpod SS Cycle Locker for business or home securing up to four bikes and 
manufactured in 100% recycleable plastic to Sold Secure Gold Standard 
  
Certificated to: 
Sold Secure Standard when supplied with Sold Secure Gold ground anchor or locking 
point is used. 
Certification held with Sold Secure No PCME/1213/1301 and PCME/1213/1302 refers 
 

http://www.bikeoff.org/design_resource


Two-wheeled motor vehicle parking 
 
External parking stores for motor-cycles, mopeds and scooters should be covered 
and located close to and in view of the main building and be provided with 
secure anchor points certified to Sold Secure Silver Standard. Secure containers for 
crash helmets and waterproof clothing are recommended. 
 
CCTV – Public Domain. 
 
The range and scope of any CCTV system on this site may be directly related to the 
proposed minimum staffing levels (i.e. reception and/or security staff) 
 
Such a scheme should be designed to monitor all vulnerable areas and be fit for 
purpose. Any system should be to a minimum of BS EN 50132-7:2012 CCTV 
surveillance systems for use in security applications. Police Response: BS8418:2010 
 
 A useful reference to help achieve this goal is the CCTV Operational Requirements 
Manual 2009 ISBN 978-1-84726-902-7 Published April 2009 by the Home Office 
Scientific Development Branch available at this link CCTV OR Manual  
 
Litter Bins 
 
Avoid the use of litter bins around critical/vulnerable areas of the premises i.e. do not 
place litter bins next to or near glazing, support structures, most sensitive or critical 
areas and make sure they are covered by your CCTV and operators. Ensure that there 
is additional and prompt cleaning in these areas. 
 
Commercial Developments 
 
Intruder / Attack alarms systems (Commercial Developments) 
 
A suitably designed, fit for purpose, monitored intruder alarm system must be installed. 
For police response, the system must comply with the requirements of the ACPO 
Security Systems policy, which can be at the following link: Security Systems Policy 
PD 6662:2010 
 
Landscaping 
 
Any landscaping should be kept to a maximum growth height of 1 metre.  Whilst any 
trees should be pruned up to a minimum height of 2 metres, thereby maintaining a 
clear field of vision around the development. Trees when fully grown should not mask 
any lighting columns or become climbing aids. 
 
Lighting 
 
Lighting should be designed to provide a uniform spread of light with clear colour 
rendition. Lighting incorporated within the perimeter protection should be designed 
including its use with CCTV.  Security lighting, such as metal halide units, should be 
installed in all areas where surveillance is considered important, such as entrances, 

http://scienceandresearch.homeoffice.gov.uk/hosdb/publications/cctv-publications/28_09_CCTV_OR_Manual.pdf?view=Standard&pubID=635835


main pedestrian access routes and parking facilities. All fittings shall be vandal 
resistant and positioned out of reach. 
 
Where there is no surveillance, informal or formal, lighting can only assist an offender, 
in such circumstances, appropriate ‘switching off’ of lighting should be considered after 
staff have left designated areas.  
 
Roller Shutters and Grilles (Commercial developments)  
 
Grilles and shutters can provide additional protection to both internal and external 
doors and windows. The minimum standard for such products, when required, is 
certification to 
  

 LPS 1175 Security Rating 1 or  
 WCL 2 Burglary Rating 1 

For roller shutters, the above minimum security ratings are generally sufficient where: 
 

 a shutter is required to prevent minor criminal damage and glass 
breakage or 

 the shutter is alarmed and the building is located within a secure 
development with access control and security patrols or 

 the shutter or grille is intended to prevent access into a recess or  

 the door or window to be protected is of a high security standard in its own 
right. 

Roof and General ventilation / Air Conditioning Systems. 
It is probably that in commercial/ retail development an automated environmental air 
conditioning system may be installed. In this instance it is advised that provision is 
made for automated vents to be alarmed and clearly indicated when open. 
 
Arson and fire protection 
 
If arson is identified as one of the potential risk factors in an area the new industrial 
units or warehouses should be designed with arson prevention in mind.  Architects 
should consult with the fire service and insurance specialists and it is recommended 
that a full cost benefit analysis is undertaken to establish the value of installing a 
sprinkler system.  It is of course possible that the nature of the business conducted in 
the building may require a sprinkler system notwithstanding the crime risk.   
If the analysis recommends that a sprinkler system is required then this will become a 
requirement of Secured by Design for certification purposes.  
 
 Measures that the designer should consider to prevent arson include: 
 

 Deterring unauthorised entry onto the site 

 Preventing unauthorised entry into the building 

 Reducing the opportunity for the potential offender to start a fire 

 Reducing the scope for potential fire damage 
Measures that the building occupier should consider to prevent arson include: 

 Ensuring the designer’s in-built measures are put into practice 



 Reducing subsequent losses and disruption to business resulting from a 
fire by preparing a disaster recovery plan 

 The following places of special fire hazard have been identified as such either 
because of the activities in these places could provide opportunity for a fire or the place 
is or contains a valuable resource  
 

 Boiler rooms 

 Storage space for fuel or other highly flammable substances or 
chemicals 

 Laboratories 

 Other rooms with open heat sources 

 Kitchens 

 Oil filled transformer and switch gear rooms 

 Rooms housing a fixed internal combustion engine 
 
Residential Development 
 
Communal Areas & Mail Delivery 
 
Where communal mail delivery facilities are proposed and are to be encouraged with 
other security and safety measures to reduce the need for access to the premises 
communal letter boxes should comply to the following criteria.  
 

 Located at the main entrance within an internal area or lobby (vestibule) 
covered by CCTV or located within an ‘airlock style’ entrance hall. 

 Be of a robust construction (Federation Technical Specification 009 (TS009) 

 Have anti-fishing properties where advised and appropriate. 

 Installed to the manufacturers specifications. 

 Through wall mail delivery can be a suitable and secure method.  
 
Access Control 
 
In the case of a residential unit between four and nine units that share a communal 
entrance such as this development the entrance doors must include an electronic door 
release system and entry phone linked to each unit. Tradesperson door release 
buttons are not permitted. 
 
Windows 
 
All ground floor windows and those that are easily accessible from the ground must 
either conform to PAS24:2016 or equivalent standard ‘Specification for enhanced 
security performance of casement and tilt and turn windows for domestic applications’. 
At ground floor or accessible levels lower hinged forward tilting window sets are to be 
recommended with window restraining devices making access difficult. 
 
All ground floor and easily accessible glazing should incorporate one pane of 
laminated glass to a minimum thickness of 6.8mm (See Glossary of terms) or glass 
successfully tested to BS EN 356:2000 Glass in building. Security glazing - resistance 
to manual attack to category P2A unless it is protected by a roller shutter or grille as 



described in paragraphs 52 above.  With effect from January 1st 2011 all laminated 
glass must be certificated to BS EN 356 2000 rating P3A unless it is protected by a 
roller shutter or grille.  
 
External doors 
 
The secured by design requirement for all dwelling external doors is PAS 24.2016 or 
equivalent (3rd party tested) (doors of an enhanced Security) or WCL 1 (WCL 1 is the 
reference number for PAS 23/24 and is published by Warrington Certification 
Laboratories).  
 
Dwelling Frontages 
 
As above the boundaries between public and private space should be clearly defined. 
In most housing developments it would be desirable to have frontages that have clear 
surveillance and are open to view. 
 
Student Accommodation. 
 
Entrances. 
An integrated access system throughout the development (University) using vandal 
proof resistant proximity readers (biometric swipe cards) would allow for any security 
issues following student or staff exclusions. Consideration should be given to the use 
and application of prevailing biometric and voice recognition technology this should be 
discussed with the CPDA at the earliest opportunity? 
This area should be well illuminated and welcoming with the entrance area having a 
clear view of the approaches to the entrance. 
Where a separate automatically opening door is required for disabled access, use 
should be made of a proximity reader and /or biometric swipe card technology. 
The use of an ‘air lock’ system whereby two sets of automatic doors are used, the first 
opening will allow a visitor through with the provision to control sighted access from 
the reception or by remote camera / intercom system. In such an environment it is not 
uncommon for unwanted access to be gained by way of ‘follow through’ access placing 
staff and students at risk of crime and anti-social behaviour. 
 
Signage. 
 
Effective use of directional and informative signage can do much to reduce the 
opportunity for any persons accessing the site and not knowing where they should be. 
Site maps and clear directions to a security office or reception will reduce any 
opportunity for unwarranted trespass on the site. 
 
Likewise an effective identity card/ badge system for all persons on the premises can 
significantly enhance security. 
 
Lighting 
 
Lighting should be co-ordinated with an effective CCTV system and any light fittings 
protected against vandalism. The overall lighting scheme should be well considered 
and evenly distribute light avoiding dark shadows, provide good colour rendition, and 



not cause glare or light pollution and effectively support formal and informal 
surveillance within the block development and surrounding area. 
 
A good lighting system can be cost effective and ensure that there will be a witness to 
any intrusion. It should allow staff, students and visitors to feel secure and safe within 
their living environment. Importantly it should make intruders feel vulnerable and that 
there is an increased likelihood of being challenged. 
 
With regard to the lighting I would suggest that external lighting be low energy 
consumption lamps with an efficacy of greater than 40 lumens per circuit watt. Secured 
by Design has not specified this type of security lighting for a number of years following 
advice from the institute of Lighting Engineers and police concerning the increase in 
the fear of crime ( particularly amongst the elderly) due to repeated PIR activations. 
Research has proven that a constant level of illumination is more effective at 
controlling the night environment.  
 
External lighting must be switched using a photo electric cell (dusk to dawn) with a 
manual override. 
 
Lighting (bulk head style) should be designed to cover all external doors. 
 
Multi-Storey Car Park (MSCP) 
 
All parking facilities should have a clearly defined boundary or perimeter area, if 
appropriate this boundary should include features which would prohibit the 
unauthorised removal of a vehicle from the parking facility. 
Clearly marked routes for both pedestrian safety and vehicular movement should be 
principles of a good public car-park. Signage that clearly indicates to users all relevant 
information should be simple, well designed and clear with contact telephone numbers 
or communication system for users. 
 
Ensure that there are no recessed doors. 
 
Consider ‘help points’ within the MSCP. 
 
Where roller shutters are to be employed they should comply with LPS 1175 grade 2, 
all locking systems should be robust and offer a high level of security. This is 
particularly relevant where ground floor access is available and should be restricted 
for both vehicles and pedestrian users out of operational hours. 
 
Parking bays: should be arranged, where possible to aid natural & formal surveillance. 
A one way circulatory system that is clearly indicated and easy to follow should allow 
users safe passage around the facility.  
 
Payment machines should be clearly indicated and positioned in well illuminated and 
visible areas ideally benefitting from CCTV surveillance. Payment machines should be 
emptied regularly. 
 



Dark and unlit passages or recessed areas should be avoided and access ramps and 
other areas should be constructed of and use materials that will deter ‘skateboarding 
or roller-blading’  
 
Objectives: anti-social behaviour; to deter the location from being used by drug users, 
that needles and other drug paraphernalia does not become prevalent in the MSCP.  
Pedestrian Access Points: should be minimised and at points where surveillance is 
prevalent and routes used should be those designated and supervised.  
 
Further advice and specific guidance can be obtained via the British Parking 
Associations website www.britishparking.co.uk or the Lincolnshire Police Qualified 
Park Mark assessor and/or CPDA. It is recommended that the operators achieved the 
‘Park-Mark’ Safer Parking award and become members of that scheme.  
 
Lighting 
 
Lighting has a great effect on the commission of crime; increased and appropriate 
lighting in areas of darkness can reduce the public’s fear of crime and reduce the 
opportunity for an offender to commit crime. As much use as possible should be made 
of natural light and general natural surveillance  
 
The position of lighting columns and infrastructure should not be positioned to provide 
access of climbing aids, and all cabling and equipment should be positioned in such a 
way as to prevent the opportunity for interference and/or criminal damage. 
Lighting should be to BS 5489 Part 9.  
 
There is a the potential for the MSCP to be used by non-vehicular users for 
recreational activities such as ‘skateboarding’ and therefore suitable devices and 
design alternatives should be considered to mitigate against such use.  
 
Please do not hesitate to contact me should you need further information or 
clarification on the above. 
 
Should the applicant/ developers require further detailed advice or information please 
got www.securedbydesign.com and access the current SBD Commercial Guide 2015 
V2 and/or the Resilient Design Toolkit for Counter Terrorism. 
 
Lincolnshire Wildlife Trust 
 
This application came to the attention of the Lincolnshire Wildlife Trust on the weekly 
list of planning applications as the application site includes part of the Witham Corridor, 
North of Bracebridge Local Wildlife Site (LWS). 
 
We have read the information submitted with the application and would not expect 
there to be any significant negative impacts on protected species provided the 
consultant's recommendations are followed. Whilst the presence of the LWS has been 
taken into consideration in the preparation of the Environmental Statement, it appears 
to have been written without access to the full details of the proposed scheme. 
 

http://www.britishparking.co.uk/
http://www.securedbydesign.com/


We would have some concerns regarding the proposals for decking within the riverside 
promenade area. It is not clear how much vegetation within the LWS would be affected 
by the construction and the ongoing shading that they would produce. We would 
recommend that the area of riverbank to be affected is minimised as far as possible 
and that construction impacts are reduced through good practice methods. We support 
the use of riparian planting, however the planting schedule should specify the use 
native species only of local provenance and be guided by the species found elsewhere 
within the LWS corridor. 
 
As there will be some loss of habitat due to the construction of decked areas on the 
riverbanks, we would recommend that consideration is given to extra habitat creation 
over and above that already suggested within the application. For instance, coir rolls 
pre-planted with appropriate native species could be attached to the retaining wall on 
the eastern bank. This would make the brick walls more visually appealing whilst 
providing some appropriate compensatory habitat for the proposed works on the 
western bank, however, this would of course be subject to approval from the 
Environment Agency for in-channel works on a main river and for flood risk purposes. 
Preplanted coir rolls can be sourced from a number of companies including Salix 
(https://www.salixrw.com/products/) who are an approved supplier of UK provenance 
plants, as listed by Fora Locale (see link below). 
 
We would expect a development of this scale to bring about net biodiversity gains on 
site. We strongly support the proposals for the landscaping scheme to incorporate rain 
gardens and a swale to contribute to a SUDS scheme as well as providing 
opportunities to include native and wildlife friendly planting, and for the inclusion of a 
green wall and green/brown roofs on a minimum of 5% of the roofscape. We are also 
pleased with the reference to the Life on the Verge project on page 147 of the Design 
and Access Statement and that the project has inspired the creation of a wildflower 
meadow on the road verge along Tritton Road. However, the suggested planting mix 
is indicative of good quality, established grassland and may not be the most 
appropriate or likely to flourish in this situation. Firstly we would recommend the 
removal of the two non-native climbers from the list and replacement with a choice of 
natives such as Rosa arvensis, Lonicera periclymenum, Clematis vitalba or Bryonia 
dioica. We would recommend use of a commercially available, UK provenance seed 
mix that comprises 80% meadow grasses and 20% wildflowers. 
 
Native meadow grasses are required to ensure colonisation of bare soil and will help 
to limit any invasive undesirable species. General purpose mixes that are suitable for 
a wide variety of soil types can be found at Emorsgate Seeds in Norfolk e.g. EM2 
Standard General Purpose Meadow mix (http://wildseed.co.uk/mixtures/view/3). Other 
suppliers are available and a list of approved suppliers of local UK provenance is 
available through the directory page at Flora Locale www.floralocale.org. 
 
For more information regarding species lists appropriate to different soil conditions and 
recommendations for preparation and essential management required during the 
establishment phase, please see our meadow management booklet: 
http://www.lincstrust.org.uk/sites/default/files/meadow_booklet_lwt_dec_2016.pdf. 
For any queries regarding species mixes or meadow creation please contact our 
Wildflower Meadow Project Officer, Aidan Neary on 01507 526667 or 07825 970930. 
 

http://www.floralocale.org/


The Trust would support the proposed mitigation and enhancement as included within 
paragraphs 11.156-11.169 of Volume 2 of the ES, under the section titled 'mitigation 
by design'. In addition to the inclusion of bird and insect boxes, use of night-flowering 
plants and a lighting scheme which avoids impacts on local bat populations, we would 
recommend that provision is also made for roosting bats within the scheme either 
through bat boxes on mature trees or incorporation of built in features within 
appropriate structures on site. We note that mention is also made at 11.158 of the 
potential provision of south facing wildflower chalk banks within the scheme. This idea 
does not seem to have been included elsewhere within the design and access 
statement or within the design codes, however we would wish to express our support 
for the suggestion. We would wish to ensure that the greatest biodiversity gains 
possible can be achieved through this. 
 
Natural England 
 
Thank you for your consultation on the above dated and received by Natural England 
on 7 February 2017. 
 
Natural England is a non-departmental public body. Our statutory purpose is to ensure 
that the natural environment is conserved, enhanced, and managed for the benefit of 
present and future generations, thereby contributing to sustainable development. 
 
The Wildlife and Countryside Act 1981 (as amended)  
The Conservation of Habitats and Species Regulations 2010 (as amended)  
 
Natural England’s comments in relation to this application are provided in the following 
sections.  
 
Statutory nature conservation sites – no objection  
Based upon the information provided, Natural England advises the Council that the 
proposal is unlikely to affect any statutorily protected sites.  
 
Green Infrastructure  
The proposed development is within an area that Natural England considers could 
benefit from enhanced green infrastructure (GI) provision. Multi-functional green 
infrastructure can perform a range of functions including improved flood risk 
management, provision of accessible green space, climate change adaptation and 
biodiversity enhancement. Natural England would encourage the incorporation of GI 
into this development.  
 
Protected species  
We have not assessed this application and associated documents for impacts on 
protected species.  
 
Natural England has published Standing Advice on protected species.  
 
You should apply our Standing Advice to this application as it is a material 
consideration in the determination of applications in the same way as any individual 
response received from Natural England following consultation.  
 



The Standing Advice should not be treated as giving any indication or providing any 
assurance in respect of European Protected Species (EPS) that the proposed 
development is unlikely to affect the EPS present on the site; nor should it be 
interpreted as meaning that Natural England has reached any views as to whether a 
licence is needed (which is the developer’s responsibility) or may be granted.  
 
If you have any specific questions on aspects that are not covered by our Standing 
Advice for European Protected Species or have difficulty in applying it to this 
application please contact us with details at consultations@naturalengland.org.uk.  
 
Local sites 
If the proposal site is on or adjacent to a local site, e.g. Local Wildlife Site, Regionally 
Important Geological/Geomorphological Site (RIGS) or Local Nature Reserve (LNR) 
the authority should ensure it has sufficient information to fully understand the impact 
of the proposal on the local site before it determines the application.  
 
Sites of Special Scientific Interest Impact Risk Zones  
The Town and Country Planning (Development Management Procedure) (England) 
Order 2015 requires local planning authorities to consult Natural England on 
“Development in or likely to affect a Site of Special Scientific Interest” (Schedule 4, w). 
Our SSSI Impact Risk Zones are a GIS dataset designed to be used during the 
planning application validation process to help local planning authorities decide when 
to consult Natural England on developments likely to affect a SSSI. The dataset and 
user guidance can be accessed from the data.gov.uk website  
 
We would be happy to comment further should the need arise but if in the meantime 
you have any queries please do not hesitate to contact us. 
 
Residents and Interested Parties 
 
Mr Paul Ostafiehyk (7 Raglan House, Ruston Way) 
 
Comment: Currently Virgin Media do not service properties in the vicinity of the area 
including the Ruston Way area. Any modification to VM cables and green boxes ought 
to include incorporation of the residential, student and business properties in this area 
into the VM network to allow for additional choice. 
 
Mr Andrew McDaid (2 Beevor Street, Lincoln) 
 
Comment: I am the owner of No. 2, Beevor Street, I am concerned about the technique 
you plan to use to install the foundation to the new buildings adjacent to the 6 
remaining Victorian built properties on Beevor Street. If pilling is proposed I have 
serious concerns as to what damage this will cause mine & neighbouring properties. 
 
Gavin Gatliffe (by Email) 
 
I would like to express my view that I am in favour of all the development planned for 
St Marks in Lincoln. 
 



More retail space attracting new big names to the city, new jobs and a boost for Lincoln 
are all positive for the City. 
 
I would like to see this proposal passed. 
 
Mr. Peter Stimson and Mrs. Patricia Stimson (by Email) 
 
My wife and I wish to register our complete support for this development. Something 
that helps to modernise the city and, at the same time bring in financial rewards, 
should be encouraged. 
 
Regards, 
 
Peter and Patricia Stimson 
Saxilby, Lincoln 
 
  



William Steel, Cushman & Wakefield (on behalf of Royal Mail) 
 
We are instructed by Royal Mail Group Ltd. (Royal Mail) to comment on the above 
planning application (ref. 2017/0096/OUT) at the St. Marks Retail and Shopping Park 
in Lincoln. 
  
Background  
 
Royal Mail is the UK’s designated Universal Postal Service Provider, supporting 
customers, businesses and communities across the country. This means it is the only 
company to have a statutory duty to collect and deliver letters six days a week (and 
packets five days a week) at an affordable and geographically uniform price to every 
address in the UK. Royal Mail’s services are regulated by Ofcom.  
 
Royal Mail Properties  
 
Royal Mail provides a universal postal service utilising a network/portfolio of properties 
across Lincoln. The following property which forms part of this portfolio will be 
impacted upon by the proposals included in the ongoing planning application at St. 
Marks Retail Park:  

 Lincoln Delivery Office (DO) and Vehicle Services Centre (VSC), Firth Road, 
Lincoln LN5 7NU (BE no. 2711).  

 
The application site lies adjacent to the Lincoln DO and VSC on the opposite side of 
Firth Road, to the north of the DO and VSC. The mix of uses, and the traffic generated 
from the proposed development, have the potential to be harmful to Royal Mail’s 
operations, and thus ability to meet its obligation to provide a universal postal service, 
if not properly managed. 
 
The location of the Lincoln DO & VSC in relation to the application site is indicated on 
Figure 1 below. 
 



 
Figure 1: Location Plan  
 
Representations  
 
Royal Mail’s concerns in relation to the above development relate to the following 
issues:  

 Highways congestion;  

 Road safety;  

 Construction traffic;  

 Access routes; and  

 Amenity.  
 
Royal Mail wish to highlight the trip intensive operations currently carried out at the 
Lincoln DO and VSC, and request that the impacts of the proposed development be 
managed in order to avoid harm to Royal Mail’s operations.  
 
It is essential that Royal Mail’s operations at this location are not disrupted as a result 
of the development proposals included in the application at St. Marks Retail Park, as 
this would harm Royal Mail’s ability to meet its obligation to provide a universal postal 
service under the Postal Services Act 2011. It should be noted that at the above site 
is operational and Royal Mail currently have no plans to close or relocate the Delivery 
Office and Vehicle Services Centre facility. 
 
Royal Mail vehicles currently enter and exit the site along Firth Road in either direction. 
Any compromise in Royal Mail’s ability to do so would cause significant diversions and 
thus delays for Royal Mail’s delivery vehicles, and would be detrimental to Royal Mail’s 
ability to meet its obligation to provide a universal postal service.  
 



The vehicles travelling to and from the delivery office per day can be summarised as 
follows:  

 120 delivery vans;  

 9 delivery lorries;  

 customer vehicles; and  

 staff vehicles.  
 
It is noted that the main access to the development is to be on the northern side of the 
application site, on Rope Walk, but that Firth Road may be used as a servicing access 
for sections of the development. Table 4.2 from the planning statement submitted with 
the application indicates that there will be a substantial increase in the level of 
floorspace on the site. The number of trips to and from the site is likely to increase as 
a result. Firth Road, Tritton Road, Rope Walk and High Street are all important routes 
for Royal Mail vehicles carrying out deliveries. Any increase in congestion along these 
routes, or diversion of Royal Mail vehicles, could cause significant delays, thus 
harming Royal Mail’s ability to provide an effective universal postal service. 
 
Therefore it is requested that the requirements for mitigation measures in relation to 
the highways impact from the proposed development take into account the trip 
intensive nature, and importance of preserving the efficiency of Royal Mail’s 
operations from the Lincoln DO and VSC.  
 
Further clarity is sought over the arrangements for the servicing of part of the 
development via Firth Road, including the access arrangements into the proposed 
development and the volume and type of traffic which will use Firth Road to access 
the development. It is essential that this issue be addressed in order to avoid 
significant harm to Royal Mail’s operations, and harm to road safety. This is particularly 
relevant given that Firth Road provides the access for all Royal Mail vehicles travelling 
to and from the Lincoln DO & VSC, and that the planning statement submitted with the 
application indicates that residential units and student accommodation are to be 
accessed for servicing via Firth Road. 
 
The indicated servicing access points on the Access parameters plan (ref. 389/SML) 
for the application are located on a corner of Firth Road which has poor visibility as a 
result of the wall on the southern side of the road and the commercial units which lie 
adjacent to this section of Firth Road on the southern side. Whilst it is noted that this 
corner is currently used as a servicing access for the commercial units on the northern 
side of the road, if not properly managed, access for residential uses could increase 
the probability that this traffic will conflict with vehicle movements associated with the 
Lincoln DO & VSC, and increase the risk to road safety. Therefore it is requested that 
a detailed site management/servicing plan is required, and is consulted upon for the 
proposed development. 
 
The Access parameters plan (ref. 389/SML) indicates that a ‘principle pedestrian route’ 
is to pass through the site, connecting onto Firth Road, along the banks of the River 
Witham. As this is an existing pedestrian and cycle route, further clarity is sought 
over whether any upgrades are proposed to this route. Any upgrades to this pedestrian 
route should be cognisant of Royal Mail’s trip intensive operations adjacent to this 
section of Firth Road, particularly given that vehicles need to cross a relatively narrow, 
single carriageway bridge at this point. Royal Mail would object to any proposal to 



restrict the ability for its delivery vehicles to use Firth Road on the western side of the 
DO & VSC, as this would cause significant diversions for Royal Mail vehicles. 
 
Any road closures, and construction traffic associated with the construction of the 
proposed development have the potential to cause significant harm to Royal Mail’s 
operations. In addition it is noted that the car park directly to the north of the delivery 
office is to be redeveloped, the demolition of which could cause significant harm to the 
amenity of staff and customers at the Lincoln DO & VSC if not properly managed. It is 
therefore requested that a detailed construction management plan is required, and is 
consulted upon for this proposed development. 
 
As residential units are included in the proposed development, it should be noted that 
Royal Mail’s operations are relatively noise intensive, and that Royal Mail require 
flexible hours of operation in order to fulfil their obligation to provide a universal postal 
service (the existing opening hours at this facility are 12am to 10pm on week days, 
10am to 4pm on Saturdays, and 10am to 8pm on Sundays). It is requested that noise 
mitigation measures are required for any residential development within the vicinity on 
the Lincoln DO and VSC. Residential units should be set away from the DO and VSC, 
and/or noise mitigation measures such as landscaping, acoustic fencing and/or 
internal noise insulation should be required in order to provide a sufficient level of 
mitigation. This approach should be implemented to safeguard the amenity of the 
prospective residents in the proposed development, and to avoid the potential for 
Royal Mail’s operations to be compromised as a result of noise complaints. 
 
This approach accords with adopted Government guidance set out in the National 
Planning Policy Framework (NPPF) (March 2012) which advises that local planning 
authorities should help achieve economic growth by planning proactively to meet the 
development needs of business and support an economy fit for the 21st century. The 
NPPF advises that local planning authorities should support existing business sectors, 
taking account of whether they are expanding or contracting. In relation to sustainable 
transport, the NPPF advises that all developments which generate significant amounts 
of movement will need to take account of whether safe and suitable access to the site 
can be achieved for all people (paragraph 32), and that developments should be 
located and designed where practical to create safe and secure layouts which 
minimise conflicts between traffic and cyclists or pedestrians (paragraph 35). 
 
Responding to the considerations outlined above will assist in meeting the 
requirements of Lincoln City Local Plan policies 67A – Existing Allocations for 
Business and Industry, 18 – Development in Mixed-Use Areas, and 34 – Design and 
Amenity Standards; and draft Central Lincolnshire Local Plan policies LP13 – 
Accessibility and Transport, LP5 – Delivering Prosperity and Jobs, and LP26 – Design 
& Amenity.  
 
Next Steps  
 
Further to the above, we request that we are consulted directly on any future 
development proposals for the site to which this application (ref. 2017/0096/OUT) 
relates, including subsequent Reserved Matters applications should Outline 
permission be granted, and/or any amendments to the development proposals 
included as part of this Outline application. 



Jenny Hill, Lichfields (on behalf of Lincolnshire Co-operative Ltd.) 

 



 
 



 
 



 
 



 
 



 
 
  



Tim Waring, Quod (on behalf of Debenhams) 

 


