
Application Number: 2017/0096/OUT 

Site Address: Land Bounded By Rope Walk, High Street, Firth Road and 
Beevor Street, Lincoln.  

Target Date: 5th May 2017 

Agent Name: Montagu Evans 

Applicant Name: Standard Life Investments 

Proposal: Comprehensive redevelopment comprising a retail-led 
mixed-use scheme to include demolition of existing buildings 
and other structures, alterations to existing retail buildings, 
engineering works (including alterations to river bank) and 
construction of new buildings and structures to provide up to 
32,940 sqm (GIA) of retail (Class A1), up to 7,666 sqm GIA of 
restaurants and cafes, drinking establishments and hot food 
takeaways (Class A3-A5) , up to 150 residential units (Class 
C3), up to 21,006 sqm (GIA) of purpose built student 
accommodation (up to 1,100 units) (sui generis use) , up to 
3,622 sqm (GIA) of leisure floorspace (Class D2), up to 3,299 
sqm (GIA) of hotel providing up to 130 rooms (Class C1), 
together with ancillary and associated development including 
new and enhanced pedestrian routes and vehicle access 
routes, works to the existing bridge over the River Witham, 
open spaces, hard and soft landscaping, a multi-storey car 
park providing up to 1,100 car parking spaces, motorcycle 
parking spaces, energy centres, up to 823 cycle parking 
spaces and servicing facilities [OUTLINE] 

 
Background - Site Location and Description 
 
Site Location 
 
The application site is situated to the north of Firth Road / Beevor Street, to the east of 
Tritton Road, to the south of Rope Walk / St. Mark Street and to the west of the High 
Street. It is bisected by the River Witham but connected by a bridge within the site. There 
are also three other bridges adjacent to the application site, comprising a wooden 
footbridge to the south; the Firth Road steel bridge to the south; and the Rope Walk bridge 
to the north. 
 
The application site is irregular in shape and occupies the existing St Marks Retail Park 
and part of the Shopping Centre, which comprises a mixture of retail and food and 
beverage uses with associated car parking, at grade and multi-storey. 
 
A row of terraced houses and a small triangular shaped plot of disused land border the 
application site’s southern corner. 
 
The main vehicular access is from a traffic light controlled intersection off Rope Walk, with 
the east-west spine road terminating at St Marks Square. Service yard accesses are 
provide on Rope Walk and on Firth Road. Units along the eastern boundary are accessed 
directly from the High Street. Surfaced and decked car parking on-site currently totals 890 
spaces. 
 
 
 



Description of Development 
 
The application is for outline planning permission with details of access for consideration 
and includes proposals for:- 
 

 Demolition of existing buildings and other structures, with the exception of one 
building, amounting to 15,398 sq m GIA (14,912 sq m GIA of retail floorspace and 
food and beverage uses to 486 sq m GIA); 

 Engineering works including earthworks; 

 Alterations to one existing building; and 

 Construction of new buildings and structures to provide: 

 up to 150 residential units (13,049 m2 Gross External Area (GEA)) (Use Class 
C3); 

 up to 1,100 student units (29,700 m2 GEA) (21,006 m2 Gross Internal Area 
(GIA)) (Sui Generis Use); 

 a hotel providing up to 130 rooms (4,713 m2 GEA) (3,299 m2 GIA) (Use Class 
C1); 

 up to 34,587 m2 (GEA) (32,940 m2 GIA) of retail (Use Class A1); 

 up to 8,049 m2 GEA (7,666 m2 GIA) of restaurants and cafes, drinking 
establishments and hot food takeaways (Use Class A3-A5); 

 up to 3,803 m2 GEA (3,622 m2 GIA) of leisure floorspace (Use Class D2); 

 Construction of a multi-storey car park providing up to 1,100 spaces, vehicular 
access and servicing facilities; and 

 Ancillary and associated development including new and enhanced pedestrian 
realm, landscaping and, works to the existing bridge over the River Witham. 

 
The uplift in floor space will be as follows:- 
 

Use Class Existing 

sq m 

Proposed 

sq m 

Change 

sq m 

A1 14,912 32,940 + 18,028 

A3 – A5 486 7,666 + 7,180 

D2 1,532 3,622 + 2,090 

Total 16,930 44,228 +27,298 

 
The structural frame and ground floor slab of the retail warehouse units situated to the 
existing southern terrace on the west side of St Marks would be re-used and extended to 
create one side of a new retail street. Opposite would be a new building incorporating a 
multi-storey car park, a department anchor store (circa 10,000 sq m GIA) and further retail 
and restaurant units. 
 
Meanwhile, to the eastern side of the river in the existing shopping centre, there would be 
partial redevelopment with Debenhams and the shops leading to the High Street being 
retained. However, the existing multi-storey car park and other buildings including Mama’s 
& Papa’s, Multiyork and Pure Gym would be demolished to create new blocks with retail 
and restaurants at ground floor and residential above; and further south, retail and 
restaurants at ground floor and leisure above. 
 
Notwithstanding this, the detailed layout, scale, appearance and landscaping of the 



proposed development would be subject to a subsequent application for Reserved 
Matters. Accordingly, for these matters, maximum parameters have been set for the 
proposed development within which the reserved matters would be brought forward. 
These include:- 
 

 Maximum footprints and building lines; 

 Maximum building heights (together with proposed site levels); 

 Maximum floor space areas for each land use; 

 Access and circulation; 

 Maximum parking spaces; and 

 Public realm and landscaping. 
 
A set of Parameter Plans and Schedules (covering floor space areas and indicative unit 
and tenure mix); a Parameters Report (in which the development commitments are 
contained); and Design Codes (in which the key controlling design commitments are 
contained) have been used as the basis of the Environmental Statement submitted with 
the application. Together, these define the overall quantum (maximum floor space and 
maximum height) and nature of development and provide a controlling set of design codes 
and principles in relation to each plot and block, as well as routes and spaces, street 
widths, residential unit numbers and mix, within which the reserved matters would be 
brought forward. 
 
In terms of the parameter plan for landscaping and public realm for the site, it provides for 
the following key structuring elements: 
 

 Two new public squares to the east and west of the river; 

 Retention of the existing link to the High Street and a clear new pedestrian route 
connecting the High Street to Tritton Road in the west; 

 Widening of walkways along the river corridor, including enhancement of the 
existing cycleway; 

 Shared gardens and courtyards for both private residential and student 
accommodation; 

 Public gardens/nature areas adjacent to the eastern boundary of Block 05; 

 Retention of the existing river flood zone; and 

 Biodiverse roofs to a minimum of 5% of the total roof area for the proposed 
development. 

 
Case Officer Site Visit 
 
Undertaken on 07/06/2017. 
 
Policies Referred to 
 
Policy LP1 A Presumption in Favour of Sustainable Development 
Policy LP2 The Spatial Strategy and Settlement Hierarchy 
Policy LP3 Level and Distribution of Growth 
Policy LP5 Delivering Prosperity and Jobs 
Policy LP6 Retail and Town Centres in Central Lincolnshire 
Policy LP7 A Sustainable Visitor Economy 
Policy LP9 Health and Wellbeing 
Policy LP11 Affordable Housing 
Policy LP12 Infrastructure to Support Growth 



Policy LP13 Accessibility and Transport 
Policy LP14 Managing Water Resources and Flood Risk 
Policy LP16 Development on Land Affected by Contamination 
Policy LP17 Landscape, Townscape and Views 
Policy LP21 Biodiversity and Geodiversity 
Policy LP24 Creation of New Open Space, Sports and Recreation Facilities 
Policy LP25 The Historic Environment 
Policy LP26 Design and Amenity 
Policy LP29 Protecting Lincoln’s Setting and Character 
Policy LP31 Lincoln’s Economy 
Policy LP33 Lincoln's City Centre Primary Shopping Area and Central Mixed Use Area 
Policy LP36 Access and Movement within the Lincoln Area 
Policy LP37 Sub-division and multi-occupation of dwellings within Lincoln 
National Planning Policy Framework  
 
Issues 
 
In this instance the main issues relevant to the consideration of the application are as 
follows: 
 

1. The Application of Policies in the Central Lincolnshire Local Plan; 
2. Environmental Impact Assessment; 
3. The Principle of the Development; 
4. Affordable Housing and Contributions to Service Provision; 
5. The Impact of the Design of the Proposals; 
6. The Implications of the Proposals upon Amenity; 
7. Other Matters; and 
8. The Planning Balance. 

 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community 
Involvement, adopted May 2014.  
 
Statutory Consultation Responses 
 

Consultee Comment  

 
Anglian Water 

 
Comments Received 
 

 
Canal & River Trust 

 
Comments Received 
 

 
Environment Agency 

 
Comments Received 
 

 
Lincolnshire Police 

 
Comments Received 
 

 
Natural England 

 
Comments Received 
 



 
Lincoln Civic Trust 

 
Comments Received 
 

 
Secretary Of State For 
Communities And Local 
Government 

 
No Response Received 
 

 
Historic England 

 
Comments Received 
 

 
Upper Witham, Witham First 
District & Witham Third 
District 

 
Comments Received 
 

 
Highways & Planning 

 
Comments Received 
 

 
Public Consultation Responses 
 

Name Address  

Lincolnshire Co-operative Ltd C/o Lichfields                  

Cushman And Wakefield St Paul's House 
23 Park Square South 
Leeds 
LS1 2ND 
                                                                             

Mr Andrew McDaid 2 Beevor Street 
Lincoln 
LN6 7AD                                                        

Peter And Patricia Stimson   

Mr Andrew McDaid 2 Beevor Street 
Lincoln 
Lincolnshire 
LN6 7AD 
                                                

Paul Wheatley Group Manager Economic Development 
Lincolnshire County Council 
Unit 4, Witham Park House,  
Waterside South, 
Lincoln, LN5 7JN                                                        

Mr Jonathan Haw 53 Richmond Road 
Lincoln 
Lincolnshire 
LN1 1LH 
  

Mr Gavin Gatliffe    

Miss Clare Sterling Lincolnshire Wildlife Trust 
Banovallum House, Manor House Street 
Horncastle 
LN9 5HF  



Mr Tim Waring Quod 
Capitol 
Bond Court 
Leeds 
LS1 5SP  

Mr Paul Ostafiehyk 7 Raglan House 
Ruston Way 
Lincoln 
LN6 7FP 

 
Consideration 
 
1) The Application of Policies in the Central Lincolnshire Local Plan 
 
Due to the adoption of the new Central Lincolnshire Local Plan certain policies relevant to 
the development of this site previously considered in the 1998 Local Plan are no longer 
applicable. However, in the interests of fairness to applicants, the Council’s within Central 
Lincolnshire have decided not to strictly apply those policies for applications received 
before the adoption date where doing so would lead to a materials change in 
circumstances. In particular, officers will not be strictly enforcing the requirement of 
developers to contribute a greater amount of affordable housing on the site. As such, 
Policy LP11 will not be applied to this application. In addition, officers will also not be 
seeking contributions from developers in relation to health provision for such applications. 
As such, Policies LP9 and LP12 will not be applied in this respect. 
 
2) Environmental Impact Assessment 
 
The Environmental Impact Assessment (EIA) is governed by the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2011 (as amended 2015) (‘The 
EIA Regulations’). These regulations apply the requirements of the Environmental Impact 
Assessment Directive “on the assessment of the effects of certain public and private 
projects on the environment” to the planning system in England. It aims to ensure that any 
significant effects arising from a development are identified, assessed and presented to 
help Local Planning Authorities, statutory consultees and other key stakeholders in their 
understanding of the impacts arising from development. 
 
This assessment has been undertaken through the submission of an Environmental 
Statement (ES) which addresses a number of environmental issues, the scope of which 
was agreed on 26 October 2016 by the LPA. The ES covers the following chapters: 
 

 Demolition and Construction Environmental Management; 

 Socio-Economics; 

 Archaeology; 

 Transport & Accessibility; 

 Air Quality; 

 Noise and Vibration; 

 Ecology; 

 Water Resources; 

 Wind Microclimate; 

 Daylight, Sunlight, Overshadowing and Solar Glare; 

 Cumulative Effects; 



 Summary of Residual Effects. 
 
Officers are satisfied that the information contained and the methods adopted within the 
ES meets the necessary requirements prescribed within the regulations. The majority of 
the impacts are negligible, minor or moderate with a range of mitigation and environmental 
enhancement measures identified throughout the process which are capable of forming 
planning conditions which would mitigate against any potential impacts of the scheme. 
 
3) The Principle of the Development  

 
a) Relevant Planning Policies 
 
i) Sustainable Development and the Proposed Uses 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 and S70(2) of the Town 
and Country Planning Act 1990 requires that applications for planning permission must be 
determined in accordance with the development plan unless material considerations 
indicate otherwise. The National Planning Policy Framework (the Framework) is a material 
consideration in determining planning applications. Framework paragraph 215 indicates 
that due weight should be given to relevant policies in the development plan according to 
their consistency with the Framework i.e. the closer the policies in the plan to the policies 
in the Framework, the greater the weight that may be given. 
 
The development plan comprises the recently adopted Central Lincolnshire Local Plan (the 
Plan) and during its examination the policies therein were tested for their compliance with 
the Framework. 
 
Paragraph 14 of the National Planning Policy Framework (the Framework) outlines the 
following in relation to the principle of development:  
 
"At the heart of the National Planning Policy Framework is a presumption in favour of 
sustainable development, which should be seen as a golden thread running through both 
plan making and decision taking. 
 
For decision taking this means (unless material considerations indicate otherwise): 
 

 approving development proposals that accord with the development plan without 
delay; and 

 where the development plan is absent, silent or relevant policies are out of date, 
granting permission unless: 

 any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this Framework 
taken as a whole; or 

 specific policies in this Framework indicate development should be restricted.  
 
In terms of sustainable development, Paragraph 7 of the Framework suggests that there 
are three dimensions: economic, social and environmental. “These dimensions give rise to 
the need for the planning system to perform a number of roles: 
 

 an economic role – contributing to building a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right type is available in the right 



places and at the right time to support growth and innovation; and by identifying and 
coordinating development requirements, including the provision of infrastructure; 

 a social role – supporting strong, vibrant and healthy communities, by providing the 
supply of housing required to meet the needs of present and future generations; 
and by creating a high quality built environment, with accessible local services that 
reflect the community’s needs and support its health, social and cultural well-being; 
and 

 an environmental role – contributing to protecting and enhancing our natural, built 
and historic environment; and, as part of this, helping to improve biodiversity, use 
natural resources prudently, minimise waste and pollution, and mitigate and adapt 
to climate change including moving to a low carbon economy.” 

 
Meanwhile, at the heart of the Core Planning Principles within the Framework (Paragraph 
17) is the expectation that planning should:- 
 

“proactively drive and support sustainable economic development to deliver the 
homes, business and industrial units, infrastructure and thriving local places that the 
country needs. Every effort should be made objectively to identify and then meet the 
housing, business and other development needs of an area, and respond positively 
to wider opportunities for growth” 

 
Turning to Local Plan Policy, Policy LP1 of the Plan supports this approach and advocates 
that proposals that accord with the Plan should be approved, unless material 
considerations indicate otherwise. 
 
In terms of the spatial dimension of sustainability, proposals need to demonstrate that they 
contribute to the creation of a strong, cohesive and inclusive community, making use of 
previously developed land and enable larger numbers of people to access jobs, services 
and facilities locally, whilst not affecting the delivery of allocated sites and strengthening 
the role of Lincoln (Policy LP2). Meanwhile, Policy LP3 sets out how growth would be 
prioritised and Lincoln is the main focus for urban regeneration; and Policy LP5 supports 
the growth of job creating development which also supports economic prosperity but only 
where proposals have considered suitable allocated sites or buildings or within the built up 
area of the settlement; and the scale of what is proposed is commensurate with its 
location. 
 
The relatively recent adoption of the Local Plan ensures that there is a very clear picture of 
the options for growth in Central Lincolnshire. The Local Plan also adheres to the 
requirements of Paragraph 23 of the Framework, which sets out what Local Planning 
Authorities should include in Local Plans in order to ensure the vitality of town centres.  
 
The Framework sets out when a Sequential Test and Impact Assessment is required 
(Paragraphs 24-27) and this is clarified in Policy LP6 of the Plan, whereby local floor space 
thresholds are derived from evidence contained in the Central Lincolnshire City and Town 
Centre Study. 
 
Policy LP6 therefore sets out the approach to town centres uses and defines the Primary 
Shopping Area. Policy LP33 supports Policy LP6 and suggests that this will remain the 
main focus of “comparison” shopping in Lincoln and Policy LP6 then goes on to clarify that 
retail and other town centre uses should be “appropriate in scale and nature to the size 
and function of the relevant centre”. 
 



Policy LP33 sets out the mix of uses that would be supported within these areas, including 
shops (A1); offices used by the public (A2); Food and Drink Outlets (A3, A4 and A5); 
houses and flats (C3); hotels (C1); student halls of residence and theatres. It suggests that 
a mixture of these uses should not detract from the vitality and viability of the Primary 
Shopping Area. Conversely, the aim should be to “add to the overall vitality of the area and 
to create a purpose and presence extending beyond normal shopping hours.” This would 
be through the inclusion of significant elements of housing, which would accord with 
Paragraph 23 of the Framework. 
 
There is also an expectation that these area would contain active ground floor uses within 
the Primary and Secondary Shopping Frontages, including leisure uses. This approach is 
reinforced by Policy LP7 (A Sustainable Visitor Economy), which suggests that “culture 
and leisure facilities, sporting attractions and accommodation” will be supported subject to 
four criteria related to their impact upon their context. A Lincoln context is also presented 
at Policy LP31 which supports its destination for tourism and leisure; and status as 
provider for retail services. 
 
ii) Sustainable Access, Highway Safety and Traffic Capacity  
 
The impacts of growth are enshrined in the Core Planning Principles of the Framework 
(Paragraph 17), which expects planning to actively manage this growth “to make the fullest 
possible use of public transport, walking and cycling, and focus significant development in 
locations which are or can be made sustainable”. As such, Paragraph 35 requires that: 
“developments should be located and designed where practical to [amongst other things] 
give priority to pedestrian and cycle movements, and have access to high quality public 
transport facilities; and should be located and designed where practical to create safe and 
secure layouts which minimise conflicts between traffic and cyclists or pedestrians, 
avoiding street clutter and where appropriate establishing home zones". 
 
A number of Local Plan Policies are relevant to the access, parking and highway design of 
proposals. In particular, the key points of Policy LP13 are that “all developments should 
demonstrate, where appropriate, that they have had regard to the following criteria: 
 
a) Located where travel can be minimised and the use of sustainable transport modes 

maximised; 
b) Minimise additional travel demand through the use of measures such as travel 

planning, safe and convenient public transport, walking and cycling links and 
integration with existing infrastructure; 

c) Should provide well designed, safe and convenient access for all, giving priority to 
the needs of pedestrians, cyclists, people with impaired mobility and users of public 
transport by providing a network of pedestrian and cycle routes and green corridors, 
linking to existing routes where opportunities exist, that give easy access and 
permeability to adjacent areas” 

 
There are also transport measures referred to in Policy LP36, which more specifically 
refers to development in the ‘Lincoln Area’, the key measures add to and reinforce the 
criteria within Policies LP5 and LP13. As such, they are intended to reduce the impact 
upon the local highway network and improve opportunities for modal shift away from the 
private car. In particular, development should support the East West Link in order to 
reduce congestion, improve air quality and encourage regeneration; and improve 
connectivity by means of transport other than the car. Similarly, Policy LP33 also requires 
that developments do not result in “levels of traffic or on-street parking which would cause 



either road safety or amenity problems.” Moreover, the policy also highlights the 
importance of providing appropriate parking for vehicles and cycles for all users within 
developments; and that walking and cycling links are maintained and promoted. 
 
Paragraph 32 of the Framework suggests that the residual cumulative impacts of the 
development would need to be severe for proposals to warrant refusal. This is reinforced 
by Policy LP13 of the Local Plan which suggests that only proposals that would have 
“severe transport implications will not be granted planning permission unless deliverable 
mitigation measures have been identified, and arrangements secured for their 
implementation, which will make the development acceptable in transport terms.” 
 
iii) Air Quality 
 
Paragraph 109 of the NPPF introduces the section in relation to the conservation and 
enhancement of the natural environment. Given that the site is located adjacent within the 
Air Quality Management Areas (declared by the Council due to the likely exceedance of 
the national air quality objectives for nitrogen dioxide and particulate matter), this section 
of the NPPF should be given great weight. It states that “the planning system should 
contribute to and enhance the natural and local environment by…preventing both new and 
existing development from contributing to or being put at unacceptable risk from, or being 
adversely affected by unacceptable levels of soil, air, water or noise pollution or land 
instability”. 
 
Paragraph 120 sets the scene and refers to development being “appropriate for its 
location”. It goes on to say that “the effects (including cumulative effects) of pollution on 
health, the natural environment or general amenity, and the potential sensitivity of the area 
or proposed development to adverse effects from pollution, should be taken into account.” 
Paragraph 124 refers in more detail to the implications of the location of development 
within an Air Quality Management Area and requires that “planning decisions should 
ensure that any new development in Air Quality Management Areas is consistent with the 
local air quality action plan”. 
 
Meanwhile, Local Plan Policy LP13 also refers to air quality and requires that “all 
developments should demonstrate, where appropriate, that they…ensure allowance is 
made for low and ultra-low emission vehicle refuelling infrastructure.” 
 
iv) Flood Risk and Drainage 
 
The second bullet point of Paragraph 14 is relevant as the policy with respect to flood risk 
is a restrictive policy. Moreover, the Framework sets out a strategy for dealing with flood 
risk in paragraphs 93-108 inc. which involves the assessment of site specific risks with 
proposals aiming to place the most vulnerable development in areas of lowest risk and 
ensuring appropriate flood resilience and resistance; including the use of SUDs drainage 
systems. Meanwhile, Policy LP14 of the Plan is also relevant as it reinforces the approach 
to appropriate risk averse location of development and drainage of sites, including the 
impact upon water environments. 
 
Moreover, Paragraph 100 requires that “inappropriate development in areas at risk of 
flooding should be avoided by directing development away from areas at highest risk”.  
The Framework therefore advocates a sequential approach to development and 
Paragraph 101 indicates that new development should be steered to areas with the lowest 
probability of flooding. It makes it clear that: 



 
“Development should not be allocated or permitted if there are reasonably available sites 
appropriate for the proposed development in areas with a lower probability of flooding. The 
Strategic Flood Risk Assessment will provide the basis for applying this test. A sequential 
approach should be used in areas known to be at risk from any form of flooding.” 
 
Paragraph 4 of the Technical Guidance to the National Planning Policy Framework 
provides further guidance on this matter and confirms that:- 
 
“Where a Strategic Flood Risk Assessment is not available, the Sequential Test will be 
based on the Environment Agency flood zones.” 
 
Paragraph 5 goes on to suggest that: 
 
“The overall aim should be to steer new development to Flood Zone 1. Where there are no 
reasonably available sites in Flood Zone 1, local planning authorities allocating land in 
local plans or determining planning applications for development at any particular location 
should take into account the flood risk vulnerability of land uses (see table 2) and consider 
reasonably available sites in Flood Zone 2, applying the Exception Test if required (see 
table 3). Only where there are no reasonably available sites in Flood Zones 1 or 2 should 
the suitability of sites in Flood Zone 3 be considered, taking into account the flood risk 
vulnerability of land uses and applying the Exception Test if required.” 
 
b) Sustainable Development and the Proposed Uses 
 
i) Retailing and Other Town Centre Uses 
 
Section 6 of the Environmental Statement deals with the Socio-Economics of the 
development, including housing and other growth and any temporary and permanent 
impacts, whether positive or negative; and the application is supported by a Retail 
Statement. The latter includes a summary of the retail studies undertaken for the Council 
and those in neighbouring authorities (outside of Central Lincolnshire) that have an impact 
on retail trading in the city; a sequential approach to site section; a retail health analysis; 
and impact assessment. This has been interrogated by Lichfields and Quod on behalf of 
the Lincolnshire Co-operative and Debenhams respectively; and The Civic Trust has also 
made comments on the application. 
 
The main shopping area in the City extends south along High Street and continues over 
the railway line and main town centre uses dominate on both sides of the street all the way 
to the application site. The eastern side of St. Marks incorporates national retailers 
anchored by a large department store and although the area to the west has a different 
retail offer focused around bulky goods, and is dominated by car parking, it remains part of 
the main concentration of retailing within the city. The Primary Shopping Area was 
therefore allocated in the Central Lincolnshire Local Plan to include St. Marks in order to 
provide suitable expansion to meet future comparison retail needs. 
 
National planning policies within the Planning Practice Guidance and the Framework set 
the scene for the implications of developments within or near to town centres. In particular, 
the Framework sets out when a Sequential Test and an Impact Assessment are required 
(Paragraphs 24-27) and Policy LP6 of the Plan provides clarification of the local floor 
space thresholds based upon evidence contained in the Central Lincolnshire City and 
Town Centre Study.  



 
Although the applicant’s submission and the relationship of the site in the context of the 
Central Lincolnshire Local Plan has been interrogated by third parties and consultees and 
the methodology of the potential impact upon retailing elsewhere in the city critiqued, since 
this correspondence has been received, St. Marks has been confirmed within the allocated 
Primary Shopping Area. As such, the Sequential Test and Impact Assessments do not 
need to be carried out. What is more, in the Central Lincolnshire Local Plan Inspectors’ 
Report (April 2017) it is suggested that it would also not be appropriate to impose “a cap 
on potential new retail development” nor “protect one part of the shopping area over 
another”. Consequently, there are no requirements for restrictions on floor space (or 
divisions therein) or requirements to interrogate the impact of the development upon 
another part of the Primary Shopping Area. 
 
Officers would advise Members that the mix of uses proposed, as well as their indicative 
locations within the site, should provide sufficient interest and variation to maintain 
vibrancy within the wider development, particularly through the interaction of the 
development with the frontages to the River Witham and beyond the site to the High Street 
and Brayford Pool and the incorporation of leisure and hotel developments. 
  
ii) Housing 
 
The Council’s current housing supply was considered as part of the preparation of the 
Central Lincolnshire Local Plan and evidence currently available to officers indicates that 
the Council is able to demonstrate a five-year supply, as such the local development plan 
policies can be considered up to date and there is not pressure for the Council to approve 
development which may not otherwise satisfy the three strands of the Framework as 
referred to above. 
 
As alluded to in the relevant policies, the incorporation of dwellings and student housing 
within the redevelopment of the site is considered to be appropriate. Unlike previous 
applications within the city, there is now not a requirement for developers to evidence a 
need for student accommodation linked to the demand for students. Similarly, in the 
context of Policy LP26 and the evidence base to Policy LP37, given the impact upon the 
social imbalance within the community residing within the West End of the city, the 
proposals could make a positive impact upon the demand for student housing in this and 
other communities. Moreover, the demand for houses in multiple occupation could reduce 
thereby facilitating a return of dwellings to family occupation. Notwithstanding this, it is 
clear that the site is sustainably located adjacent to one of the primary routes into the city, 
which is a bus route; and accessible by cycle and walking routes. 
 
iii) Sustainability of the Uses 
 
In terms of the sustainability dimensions of the development, officers recognise that the 
development would deliver economic and social sustainability directly through the 
construction of the development and indirectly through the occupation of the dwellings, 
spend in the City and retention/creation of other jobs due to the location of the 
development within the City. In addition, the erection of development in this location would 
not in itself undermine sustainable principles of development subject to other matters. 
However, it is important to consider the wider sustainability of the development. 
 
 
 



c) Sustainable Access, Highway Safety, Traffic Capacity and Air Quality  
 
i) The Proposals 
 
Section 8 of the Environmental Statement deals with Transport and Accessibility but it also 
includes a Transport Assessment in Volume 4A, which in turn includes a Framework 
Travel Plan to promote sustainable modes of transport. 
 
Public vehicular access to the proposed development would be from Rope Walk to the 
entrance of the 1100-space multi-storey car park (which would provide an uplift of 220 
spaces). The spaces provided would include 55 motorcycle parking spaces, 55 disabled 
bays, 55 active and 55 passive electric vehicle parking bays, and 5 car club spaces. The 
access to the car park would approximately correlate with the access to the existing retail 
park (The Sidings) at this location; and the secondary site access from St. Mark Street, 
adjacent to Debenhams, would be closed. 
 
The application site access junction would be signal controlled, form part of a wider 
network of local junctions and include a signal controlled pedestrian crossing. Meanwhile, 
service vehicles would access the five proposed service yards via the roads bordering the 
application site. 
 
In order to encourage cycling by residents, employees and visitors to the proposed 
development, the north-south pedestrian and cyclist route adjacent to the River Witham 
will be upgraded and linked to the route serving Brayford Wharf East; and over 800 cycle 
parking spaces would be provided. The majority of these would be provided for students. 
Meanwhile, pedestrian movement will be improved by enhanced public realm throughout 
the application site, with improved east-west connectivity between High Street and Tritton 
Road and north to the centre, via High Street and St. Benedict’s Square. 
 
ii) Sustainable Access, Highway Safety, Traffic Capacity 
 
A number of comments have been received in relation to the proposals, including on 
behalf of Royal Mail and the Lincolnshire Co-operative; and the Civic Trust. 
 
The response on behalf of Lincolnshire Co-operative has provided a separate interrogation 
of the Transport Assessment submitted with the application. The applicant has 
subsequently provided a response to this. Similarly, the Civic Trust consider that there 
should be more detailed analysis of the vehicle access and movement connected with the 
site, including the impact of the East/West Link, as it is considered that there could be an 
impact upon traffic resulting from the development. As the site is allocated within the 
adopted Local Plan the requirements for a developer to undertake additional work needs 
to be supported by the Highway Authority. In this instance they are satisfied that the 
access to the development would not be inappropriate as they have requested that land to 
the northern boundary of the site would need to be protected to enable the second Phase 
of the East West Link, as shown below: 
 
 



 
 
Meanwhile, Royal Mail seek to ensure that operations at their Delivery Office and Vehicle 
Services Centre would not be harmed by the works to be carried out to the site or future 
usage, including through additional traffic in the immediate area and servicing for the 
development. They note that servicing is already carried out via Firth Road but raise 
concerns about its suitability. Whilst it would be unreasonable to resist the reuse of an 
extant servicing area it would be reasonable to ensure that the future construction and 
phasing of the development addresses the implications of access. 
 
Similarly, the Highway Authority are keen to ensure that an application for Reserved 
Matters includes a phasing plan with details of the access arrangements for the existing 
two storey car park at the eastern end of the site during the construction phases; and they 
have requested that works required to the highway around the proposed accesses should 
be carried out as shown in the application or by further agreement of details, as required.  
 
iii) Connectivity 
 
The response on behalf of Lincolnshire Co-operative suggests that the development 
should ensure that enhanced pedestrian routes are delivered as they consider that the site 
is not currently well integrated with the City Centre. Their suggestion is that there should 
be improved off-site linkages. It is not necessarily clear which areas of improvement are 
referred to but it is important to note that the County Council has only recently upgraded 
the public realm along High Street from St. Marks to Tentercroft Street. As such, it would 
not be reasonable or necessary to undertake further improvements here. What is more, 
contributions to the pedestrianisation of the High Street between Wigford Way and 
Tentercroft Street have not been sought from the Highway Authority. Nonetheless, it would 
be difficult to suggest that the development of St. Marks would have a direct impact upon 
or necessitate this element of change in the city. 
 
Notwithstanding this, due to the change in the nature of the development within the site, it 
would be necessary to provide improved connectivity across Rope Walk / St. Mark Street; 
and the Highway Authority has requested that the applicant enters into a S106 agreement 
to secure a contribution of £240,322 towards improvements to the pedestrian crossing 
points at this junction. They also require a Travel Plan for the development to be submitted 



prior to occupation “to ensure that access to the site is sustainable and reduces 
dependency on the car”. 
 
In terms of the interface between different highway users and around the site, the Royal 
Mail have sought clarification regarding the implications of any changes to the pedestrian 
/ cycle routes either side of the river in terms of the impact upon vehicles traveling to / 
from Royal Mail. Should Members be so minded to approve this application, officers are 
satisfied that these matters could be clarified through the application for Reserved Matters 
as there is a clear intention for the river frontage to be used to increase permeability and 
accessibility. 
 
iv) Air Quality 
 
Section 9 of the Environmental Statement refers to Air Quality and the Council’s Pollution 
Control Officer has alluded to the fact that the assessment undertaken is reasonable but 
there are a number of matters that require further consideration that are identified in the 
assessment, including: 
 

 the full impact of the East West Link Road, as sufficient data was not available 
at the time the assessment was undertaken; 

 a revised damage costs calculation at the detailed stage; 

 the provision of electric vehicle recharging points; 

 CHP emission controls, including stack heights, low NOx boilers; and 

 a Dust Management Plan for the construction phase. 
 

As the development could have an impact upon air quality within the city, all of the above 
would need to be secured by planning conditions. This would be entirely reasonable and 
proportionate to the scale of development. 
 
d) Flood Risk and Drainage 
 
Section 12 of the Environmental Statement refers to Water Resources and includes 
reference to flood risk and drainage, as well as consumption of water. In terms of the 
latter, the applicant has included a target to minimise consumption of water in line with the 
requirements of Policy LP14 of the Local Plan. Technical Appendix 12.1 also contains the 
Flood Risk Assessment, Appendix 4 of which includes the Drainage Assessment Report 
 
i) Whether the Site is Sequentially Acceptable 
 
In this instance, south-western parts of the application site are located in Flood Zone 3 
(High Probability). However, an area in the centre of the application site and the majority of 
land to the east of the River Witham are in Flood Zone 1. The remainder of the application 
site is within Flood Zone 2. From a sequential perspective, the site is an important 
allocation within the local plan, as part of the Primary Shopping Area and in need of 
regeneration. Consequently, the development of the site for the purposes identified would 
be sequentially preferable to other locations. As such, officers are satisfied that the 
development would pass the Sequential Test required by Paragraph 101 of the NPPF. 
However, as the development would need to be located within the flood zones referred to, 
the Exception Test required by Paragraph 102 should be applied. 
 
 
 



ii) The Exception Test 
 
If one can satisfy the Sequential Test then development must demonstrate that it provides 
wider community benefit to meet the overall requirements of sustainable development. The 
benefits to the community would be evidently intended to include the need to avoid social 
and economic blight but also make a positive contribution to the environment.  
 
The benefits of redeveloping the site would bring wider improvements to the local area and 
the quality of the built environment. In addition, the provision of dwellings and other 
accommodation in a sustainable location would also help to reduce the need to travel. In 
addition, officers are satisfied that the proposals could contribute to improvements to the 
character and appearance of the area and the social wellbeing of those living nearby. 
Officers are therefore of the opinion that the proposals would outweigh the flood risk 
implications associated with increasing the number of residential units and therefore 
persons at risk from flooding. The proposals would therefore be in accordance with the 
requirements of the first part of the Exception Test in the NPPF (Paragraph 102). 
 
Part two of the Exception Test relates to the Flood Risk Assessment (FRA) which should 
be submitted in support of development and indicates that development should be safe for 
its lifetime and not increase flood risk elsewhere. There are flood defences present along 
the banks of the River Witham and those areas of the application site in Flood Zone 3 are 
shown to benefit from these defences. On the basis of this classification, the Standard of 
Protection (SoP) of the defences is considered suitable to protect the application site from 
the 1 in 100 year fluvial and 1 in 200 year tidal floods. However, the areas within Flood 
Zone 2 are not shown to benefit from defences so the SoP is not as high as the 1,000 year 
return period flood for rivers or the sea. The Flood Risk Assessment submitted with the 
application is compliant with the Framework and has been endorsed by the Environment 
Agency, subject to conditions. 
 
iii) Drainage 
 
The applicant has provided a Drainage Assessment Report which has been interrogated 
by consultees including the Lead Local Flood Authority (the County Council). Although the 
Drainage Board objected in their initial feedback to the County Council, the application has 
since been updated and the LLFA does not object, subject to a planning condition being 
imposed to deal with surface water disposal. Anglian water has also suggested a similar 
condition. The Environment Agency has suggested that there should not be any infiltration 
drainage permitted due to contamination of the site. However, the planning condition for 
drainage to be agreed can address this matter. In terms of foul and waste water, Anglian 
Water has suggested that there is capacity within their system to accommodate the flows 
from wastewater but the impact of foul water would need to be addressed through a 
strategy agreed by planning condition. 
 
Consequently, subject to planning conditions, the proposals would be in accordance with 
Paragraphs 102 and 103 of the Framework, specifically in relation to flood risk as the 
proposals would not result in unacceptable risk to life from inundation or be in conflict with 
the environmental dimension of sustainability outlined in Paragraph 7. 

 
e) Summary on this Issue 
 
In the context of the above, the proposals would offer benefits to economic and social 
sustainability through spend by visitors and residents of the city, as well as the new 



residents within the development. Jobs would also be created/sustained through 
construction and the provision of additional retail and other town centre uses within the 
site; and, with the development, Lincoln would continue to be the focus for retailing within 
the sub region. The provision of student accommodation would also improve the social 
sustainability of the development being in close proximity to the university campus and 
diverting need away from family homes elsewhere within the city. In addition, there is also 
no evidence to suggest matters of congestion or road safety and the impacts upon air 
quality would warrant refusal of the application due to the social or environmental 
sustainability of the development. What is more, the benefits to the locality and risk to the 
development of flooding would not be in conflict with the environmental dimension of 
sustainability. It is therefore the recommendation of officers that suitable planning 
conditions could be designed to ensure that the development would be sustainable either 
in part or as a completed scheme for the whole site. 
 
4) Affordable Housing and Contributions to Service Provision 
 
a) Relevant Planning Policies 
 
i) Provision of Affordable Housing 

 
The Framework maintains the principle of creating sustainable, inclusive and mixed 
communities and calls for local planning authorities to set policies for meeting identified 
affordable housing needs on site unless offsite provision or a financial contribution of 
broadly equivalent value can be robustly justified (para. 50). However the threshold of 15 
dwellings which triggered the need for an affordable housing contribution contained within 
PPS3 has not been transposed into the Framework. 
 
As alluded to above, the application was received prior to the adoption of the Local Plan 
and negotiations are underway regarding the provision of affordable housing upon the 
basis of the requirements of the City of Lincoln Council Local Plan 1998, as such, the 
Council would expect of 20% of all dwelling units to be affordable homes. 
 
ii) Other Community Infrastructure and Services 
 
The Framework highlights that planning should be a creative exercise in finding ways of 
enhancing and improving the places in which people live (para.17). Perhaps most 
crucially however, is Paragraph 70 which refers to new development and states: 
 
“To deliver the social, recreational and cultural facilities and services the community 
needs, planning policies and decisions should:  

 
 Plan positively for the provision and use of shared space, community facilities (such 

as local shops, meeting places, sports venues, cultural buildings, public houses, 
and places of worship) and other local services to enhance the sustainability of 
communities and residential environments; and  

 Ensure an integrated approach to considering the location of housing, economic 
uses and community facilities and services.”  

 
Paragraph 72 of the Framework refers to the importance of ensuring "that a sufficient 
choice of school places is available to meet the needs of existing and new communities." 
The Framework therefore advocates that LPAs should "give great weight to the need to 
create, expand or alter schools". 



 
In addition, developments which would result in an increase in the number of households 
within the locality are expected to contribute to improvements to existing playing facilities 
or provide play and amenity and open space that could be utilised by the development 
(Policy LP24 of the Plan). This concept accords with Paragraph 73 of the Framework and 
Policies LP9 and LP12 which outline the importance of the health and well-being of 
communities. 
 
However, prior to the adoption of the Local Plan, there was no policy basis in the 1998 
Local Plan to request contributions towards health. In the interests of fairness to 
applicants, the Council would not be seeking contributions from the developer in relation to 
health provision. As such, Policies LP9 and LP12 will not be applied in this respect 
 
iii) Viability of the Development 
 
Meanwhile, paragraphs 173-177 (incl.) set out considerations in relation to ensuring 
development viability and deliverability with reference to obligations, it makes the point 
that any affordable housing or local standards requirements that may be applied should 
be assessed at the plan making stage, where possible, and kept under review. However, 
this is within the context of paragraph 203 which asks local planning authorities to 
consider whether otherwise unacceptable development could be made acceptable 
through the use of conditions or planning obligations. 
 
b) Mitigating the Direct Impact of the Development and Viability 
 
i) On and Off-Site Provision 
 
In the context of the relevant policy framework and the scheme presented, a wholly viable 
development of the site for 150 dwellings would provide: 
 

 A payment for the provision of 30 affordable units off-site; 

 28 secondary and 5 school-based sixth form places, which would equate to a 
contribution to education service provision of £567,899; and 

 A contribution to the provision of / improvements to existing off-site playing fields; and 

 A contribution to the provision of / improvements to existing play spaces. 
 
In terms of the latter, based on the indicative unit and tenure mix, the applicant’s Planning 
Statement has committed to provide a minimum of 880m2 of associated designated play 
space and 1,936m2 of informal playable space. This is derived in accordance with FIT 
standards of play. Meanwhile, in respect of open space and amenity space, the proposed 
development would seek to deliver a minimum of 10,000 m2 public amenity space and 
1,500 m2 of private communal garden space. 
 
All of the above appear to be reasonable and based upon a solid rationale, as such 
officers are satisfied that these requests would meet the tests relevant to obligations 
referred to in the Framework. This provision should be secured through a Section 106 
agreement, which should be signed prior to any planning decision to secure the affordable 
housing units. In the absence of such an agreement the application would undermine the 
principles of sustainable development outlined in the Framework. Agreement in this 
manner would accord with Paragraphs 203 and 206 of the Framework in relation to 
planning obligations and conditions. 
 



ii) Viability of the Development 
 
The applicant has not referred to any issues regarding the viability of the development, as 
such it is envisaged that should Members be minded to grant permission for the 
development then this would be with the knowledge that the applicant would sign a s106 
agreement to procure future payment towards off-site improvements to playing fields and 
play space provision that would be impacted by the development. 
 
5) The Impact of the Design of the Proposals 
 
a)  Relevant Planning Policy 
 
So far as this issue is concerned, as alluded to above, the proposals must achieve 
sustainable development and it is the social dimension of sustainability that relates to 
design. Moreover, Paragraph 7 of the Framework requires the creation of high quality built 
environment. In addition, the policy principles outlined in Paragraphs 17, 58, 60, 61 and 64 
of the Framework also apply. Moreover, the Framework states that good design is a key 
aspect of sustainable development and is indivisible from good planning. Design is to 
contribute positively to making places better for people (para. 56). To accomplish this 
development is to establish a strong sense of place, using streetscapes and buildings to 
create attractive and comfortable places to live and responding to local character and 
history (para. 58). It is also proper to seek to promote or reinforce local distinctiveness 
(para. 60). 
 
At the local level, the Council, in partnership with English Heritage, have undertaken the 
Lincoln Townscape Appraisal (the LTA), which has resulted in the systematic identification 
of 105 separate “character areas” within the City. The application site the eastern side of 
the River Witham lies within the St. Peter at Gowts Character Area and the western side is 
within the Tritton Road Industrial Character Area. Policy LP29 refers to the LTA and 
requires that developments should “protect the dominance and approach views of Lincoln 
Cathedral, Lincoln Castle and uphill Lincoln on the skyline”. This policy is supported by 
Policy LP17, which is relevant to the protection of views and suggests that:- 

 
“All development proposals should take account of views in to, out of and within 
development areas: schemes should be designed (through considerate development, 
layout and design) to preserve or enhance key local views and vistas, and create 
new public views where possible. Particular consideration should be given to views of 
significant buildings and views within landscapes which are more sensitive to change 
due to their open, exposed nature and extensive intervisibility from various 
viewpoints.” 

 
Policy LP26 refers to design in wider terms and requires that “all development, including 
extensions and alterations to existing buildings, must achieve high quality sustainable 
design that contributes positively to local character, landscape and townscape, and 
supports diversity, equality and access for all.” The policy includes 12 detailed and diverse 
principles which should be assessed. This policy is supported by Policy LP5 which also 
refers to the impact on the character and appearance of the area; by Policies LP7 and 
LP31, which refer to the protection and enhancement of the character of the city; and by 
Policy LP29 which seeks to protect waterside environments through ensuring they remain 
open and enhanced as focal points in the City; and contribute towards green infrastructure. 
 



In terms of the wider impacts upon built heritage, Policy LP29 also requires that “proposals 
within, adjoining or affecting the setting of the 11 Conservation Areas and 3 historic parks 
and gardens within the built up area of Lincoln, should preserve and enhance their special 
character, setting, appearance and respecting their special historic and architectural 
context”; and “protect, conserve and, where appropriate, enhance heritage assets, key 
landmarks and their settings and their contribution to local distinctiveness and sense of 
place, including through sensitive development and environmental improvements”. 
 
Meanwhile, conservation is enshrined in the Core Planning Principles of the Framework 
(Paragraph 17) as planning is expected to “conserve 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”. In addition, Section 12 of the Framework also 
refers to the impacts of development upon designated heritage assets and is supported by 
Policy LP25 also applies as it specifically refers to the impacts of developments upon 
these assets. In terms of conservation areas, the policy requires that development should 
either enhance or reinforce features that contribute positively to the area’s character, 
appearance and setting. Meanwhile, proposals also need to have regard to the setting of 
other designated assets, including listed buildings. 
 
b)  Assessment of the Implications of the Proposals 
 
i) The Site Context 
 
The application site does not contain any nationally designated (protected) heritage 
assets, such as scheduled monuments, listed buildings or registered parks and gardens. 
However, the eastern part of the application site between the Debenhams and Lakeland 
Stores and the southernmost part of the decked car park are located within the West 
Parade and Brayford Conservation Area and is considered to have the potential to affect 
views into and out of the Cathedral and City Centre Conservation Area. The site is also 
within the setting of the historic hillside, the focus of which is Lincoln Cathedral. The 
position of the Cathedral against the skyline on the escarpment overlooking the city was 
designed to enhance its presence and visual drama. In its elevated position the 
monumental architecture can be best appreciated and this intentional experience 
reinforced the status of the church. 
 
In the latter part of the 20th century and continuing in recent years the existing retail park 
and the area in general has had increasing prominence as a principal gateway into the 
city. This role has exacerbated the unsatisfactory edge of city townscape the site currently 
presents in terms of overall character design, build quality, grain, layout and scale. In 
short, it is incongruous and harmful to have an ‘out of town’ retail park as an urban 
extension to the historic High Street and Brayford Pool.  
 
ii) The Submission 
 
The visual implications of the proposals for the site are key to the assimilation of 
development into its context and the creation of high quality built environment and Volume 
3 of the Environmental Statement contains a Heritage, Townscape and Visual Impact 
Assessment. This refers to the implications upon Heritage Assets and character areas and 
it has meticulously investigated the impact of the proposals in a series of views from within 
and outside of the site and elsewhere within the city. 
 



As alluded to elsewhere, the detailed design of the proposed development will be dealt 
with at Reserved Matters stage as each of the individual phases of the development are 
brought forward. Therefore, as in addition to the ES, the phases will be informed by the 
parameter plans, Design and Access Statement and Design Codes. In particular, the latter 
will provide guidance on the future form, use and appearance of the public realm and of 
the buildings on a block by block basis. The applicant advises that these documents have 
been “informed by a contextual analysis of the surrounding area and seek to both respect 
and utilise the existing application site context to inform detailed design”. 
 
iii) Grain of Development and its Scale and Mass 
 
It is clear that there are tall buildings within the vicinity of the application site, particularly to 
the eastern side of the river along Brayford Wharf East but also to the west in terms of the 
Holiday Inn Express hotel and ’The Gateway’ student accommodation; what is more, the 
four storey Isaac Newton building has recently been constructed to the north of Rope 
Walk. However, as alluded to above in terms of the view analysis, the importance of 
getting the scale right within the application site has not been underestimated. Moreover, 
the development would appropriately sustain the significance of the numerous heritage 
assets on the hillside by protecting important views:- 
 
South Common 

 

 
Existing View 

 



 
Proposed View 

 
Based upon the above images, officers are satisfied that in key views from South Common 
and the Historic Hillside the proposed development is not visually obtrusive and doesn’t 
protrude above the horizon. Rather, it is well assimilated into the existing townscape. 
 
The Historic Hillside 
 

 
Existing View 

 



 
Proposed View 

 
The River Corridor 
 
Perhaps one of the key views to consider is that presented along the River Witham 
corridor, which is currently defined by narrow areas of soft landscaping (including trees, 
grass and scrub to the south of the internal bridge and vertical canal walls to the north); 
and a cycle path and pedestrian routes connecting areas to the south of the application 
site with Brayford Pool to the north.  
 

  
Existing View      Proposed View 

 
The proposed development will be partially screened by retained trees and landscaping 
but, as alluded to above, the additional mass of the blocks adjacent to the river could be 
reduced by the approach to design and landscaping detailed in the Design Codes, Design 
and Access Statement and parameter plans. 
 
Officers welcome the fact that the development engages with the River Witham and takes 
advantage of the watercourse as a natural and heritage asset which has traditionally 
provided an important route into the city, a point that has been identified by Historic 
England and the Council’s Principal Conservation Officer. In particular, the creation of 
new, public realm alongside the river would enhance views of the Cathedral and historic 
hillside. 
 



Notwithstanding the above, as recommended by Historic England and advised by the 
Council’s Principal Conservation Officer:- 
 

“in terms of a positive sense of enclosure and retention of views towards the historic 
hillside, the optimum spatial relationship between the built forms and the river corridor 
are as shown on the Parameters Plan and a movement of blocks closer to the river 
would be far less successful.” 

 
Officers agree with this assessment and that this would seem a reasonable approach, 
particularly as the images provided as part of the application appear to present an 
appropriate relationship. Officers would recommend that this matter can be controlled by 
planning condition. 
 
Brayford Pool 
 

 
Existing View 

 

 
Proposed View 

 
Similarly, the scale of buildings when viewed from Brayford Way and the Pool would be 
commensurate with the scale of other buildings in their context, particularly those located 
on the University’s Campus and the Junction student housing development. 
 
Tritton Road 
 
The images below provide a sequential view along Tritton Road approaching from the 
south. Based upon these images, like Historic England, officers are satisfied that the scale 
of the proposals and their relationship with the road would be comfortable in the context of 
views towards the Cathedral and historic hillside. 
 



  
Existing View      Proposed View 

 

  
Existing View      Proposed View 

 

  
Existing View      Proposed View 

 



  
Existing View      Proposed View 

 
Overall Design and Layout 
 
In terms of design and layout, the proposal will reinforce and create connectivity into the 
city and across the site whilst the grain and scale allows for a successful integration with 
the surrounding townscape, primarily relating to the character of development around the 
Brayford and university site. Moreover, officers are satisfied that the detailed design, 
including façade treatment and roof line, could assist in breaking up the perceived mass of 
the buildings, particularly in views from the south and east; and would provide visual 
interest. What is more, with retail uses typically being located at the ground floor level and 
along the main building frontages, this would enable active streets and frontages, 
particularly toward the river corridor. These points are reiterated by Historic England who 
confirm that they “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.” 
 
c) Summary in Relation to this Issue 
 
The proposals offer the opportunity to regenerate this important area with a high quality 
development commensurate with the valued character and appearance of the 
conservation areas. Therefore, it is considered that the proposal satisfies the duty 
contained within section 72 (1) of the Planning (Listed Buildings and Conservation Areas 
Act) 1990  ‘In the exercise, with respect to any buildings or other land in a conservation 
area, special attention shall be paid to the desirability of preserving or enhancing the 
character or appearance of that area’.  Furthermore, the proposal is in accordance with 
the guidance contained within paragraph 137 of the NPPF which advises that Local 
Planning Authorities should look for new development within a Conservation Area and 
within the setting of heritage assets to reveal or better enhance significance. 
 
6)  Implications of the Proposals upon Amenity 
 
a)  Relevant Planning Policy 
 
In terms of national policy, the NPPF suggests that development that results in poor 
design and/or impacts upon the quality of peoples’ lives would not amount to sustainable 
development. Consequently, the implications of both are key to the consideration of the 
acceptability of the principle of development within a given site. Moreover, the Framework 
(Paragraph 9) sees “seeking positive improvements in the quality of the built, natural and 
historic environment, as well as in people’s quality of life” as being important to the delivery 
of sustainable development, through “replacing poor design with better design” and 



“improving the conditions in which people live” amongst others. Furthermore, the core 
principles of the Framework (Paragraph 17) indicate that “planning should…always seek to 
secure high quality design and a good standard of amenity for all existing and future 
occupants of land and buildings”. Both aspects are referred to in detail in the following two 
sections of this report. 
 
Policy LP26 of the Plan deals with the amenities which all existing and future occupants of 
neighbouring land and buildings may reasonably expect to enjoy and suggests that these 
must not be unduly harmed by, or as a result of, the development. There are nine specific 
criteria which must be considered. Policies LP5 and LP33 of the Plan also refer to the 
impact upon the amenity of neighbouring occupiers. These policies are in line with the 
policy principles outlined in Paragraphs 17, 59 and 123 of the NPPF. Indeed, Paragraph 
123 of the Framework suggests that “decisions should aim to…avoid noise from giving rise 
to significant adverse impacts on health and quality of life as a result of new development”. 
 
b)  Assessment of the Implications of the Proposals 
 
Sections 10, 13 and 14 of the Environmental Statement deal with Noise and Vibration; 
Wind Microclimate; and Daylight, Sunlight, Overshadowing and Solar Glare respectively. 
These are supported by Technical Appendices 13.1, which includes a Pedestrian Wind 
Microclimate Assessment Report, and 14, which includes an Internal Daylight Report 
concentrating on the proposed buildings. 
 
As the details of the development are not fixed, except for the access, it is not normally 
possible to determine if the final impact of the proposals would have a detrimental impact 
upon the occupants of existing or proposed properties. However, the application content 
includes maximum parameters so the largest scale of the development would be known. 
What is more, the ES accepts that the proposals could result in moderately adverse loss of 
daylight to the terrace of properties situated on Beevor Street to the south of the 
application site. However, in considering the modelling undertaken for the development, 
this appears to be in the later hours of the day in summer months when the sun is higher 
and to the west for a longer period of the day. The mitigation referred to in the application 
includes revisiting the scale of the development adjacent to the site to address this matter. 
Officers are satisfied that this can be secured by planning condition to inform Reserved 
Matters. 
 
Similarly, the impacts of solar glare can be addressed through mitigation of the Reserved 
Matters submission. The ES also outlines that there are not expected to be any harmful 
implications resulting from the development and its relationship with microclimate but 
some mitigation would need to be employed through the design or screening of entrances 
and some seating areas. A resident also has concerns regarding vibration potentially from 
piling, which has been identified in the Environmental Statement as being a temporary 
minor adverse impact but it is agreed that there would not be a need for mitigation. 
 
Although the Council’s Pollution Control Officer considers that the noise assessment 
methodology appears to be reasonable, he has queries regarding some of the impact 
criteria used within the report. Equally, Royal Mail has requested that the residential 
development within the site closest to Royal Mail’s site is either set back or includes noise 
mitigation. The ES has referred to the implications of noise upon the occupants of 
proposed residential accommodation and suggests that these would be permanent but 
negligibly adverse. Given that the majority of the proposed scheme is yet to be finalised, it 
would be reasonable to require the applicant to address these issues prior to the 



submission of Reserved Matters, particularly as the noise data would, like air quality, need 
to consider the impact of the East-West Link. It should be possible to mitigate the impact of 
external noise, details of which can be secured by condition.  
 
What is more, the details of any externally mounted plant and commercial kitchen extracts 
would need to be submitted for consideration. In order to mitigate the impact of noise from 
other sources, officers would also require details of glazing and associated ventilation to 
be agreed through condition. Finally, there would also need to be controls over the times 
of servicing and deliveries and hours of working during construction. 
 
c) The Planning Balance 
 
Taking all the above in to account, it is considered that the proposed development of the 
site could be accommodated in the future in a manner that would not cause unacceptable 
harm. Moreover, with satisfactory controls over the design, layout and scale of 
development at Reserved Matters and controls over the mitigation employed in relation to 
daylighting, microclimate, noise, plant / machinery and servicing / working, the proposals 
would be socially and environmentally sustainable in the context of the Framework and 
would accord with the policies in the Local Plan. 
  
7) Other Matters 
 
a) Archaeological Implications of the Development of the Site 
 
Aside from the section below in relation to policy, this section of the report relies upon the 
advice provided by the City Archaeologist. Officers fully endorse this advice and the 
recommendations moving forward. 
 
i)  Relevant Planning Policy 
 
The Framework and Planning Practice Guide as well as 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 are relevant to the consideration of Planning Applications. 
 
Indeed, heritage is referred to within the core principles of the Framework (Paragraph 17) 
and Paragraph 128 of the Framework states that “in determining applications, local 
planning authorities should require an applicant to describe the significance of any 
heritage assets affected, including any contribution made by their setting. 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. As a minimum the 
relevant historic environment record should have been consulted and the heritage assets 
assessed using appropriate expertise where necessary. Where a site on which 
development is proposed includes or has the potential to include heritage assets with 
archaeological interest, local planning authorities should require developers to submit an 
appropriate desk-based assessment and, where necessary, a field evaluation.” 
 
Paragraph 141 of the Framework states that LPAs should ‘require developers to record 
and advance understanding of the significance of any heritage assets to be lost (wholly or 
in part) in a manner proportionate to their importance and the impact, and to make this 
evidence (and any archive generated) publicly accessible.’ 
 



Policy LP25 in the Central Lincolnshire Local Plan requires that development does lead to 
significant detrimental impacts on heritage assets. This issue is directed in relation to 
archaeology that could be non-designated heritage assets. 
 
ii) Archaeological background 
 
There have been a number of archaeological investigations undertaken both within the 
development area and in the near vicinity. These provide a useful context to the proposed 
development and an indication of the sort of remains that may be present on the site. 
 

 The excavation of the former St Marks station in 1986 provides a lot of information 
about the development site to the east of the River Witham. The excavation 
identified a complex multi-phase site with remains from multiple periods including 
Roman and medieval structures and burials, as well as remains associated with the 
Carmelite Friary. 

 The new Sarah Swift building, recently constructed by the university, was preceded 
by several excavations, one of which revealed part of a previously unknown Roman 
cemetery. It is notable that the cemetery remains were only identified at a late stage 
of the project, as it had been missed by the evaluation. As such its excavation 
entailed significant delays and costs for the developer. 

 The university’s Isaac Newton building, situated to the north of the site, was 
similarly subject to extensive pre-determination evaluation. Test pits identified the 
presence of a buried prehistoric land surface, which proved to contain flint artefacts 
of Mesolithic date. This has subsequently been identified as a temporary 
encampment site with a number of hearths and clear areas of flint working activity. 
These remains were recovered at a depth of around 2.5m – 3m on a sand island in 
the former wetland. 
  

The proposal is therefore situated in an area of high archaeological potential, as indicated 
both by results of nearby excavations, and by the location of the site adjacent to the River 
Witham and the High Street, a former Roman Road. 
 
Proximity to the river also increases the likelihood that waterlogged organic remains might 
be preserved, which would add to the significance of any sites identified in the 
development area and potentially increase the costs of post-excavation conservation. 
 
iii) Work Undertaken for this Application 
 
Section 7 of the Environmental Statement refers to archaeology but, following discussion 
with officers, the applicant has also provided a Historic Environment Assessment. This is a 
desk-based study which assesses the impact on buried heritage assets (archaeological 
remains). Furthermore, a borehole evaluation has been undertaken during the 
consideration of the application. The City Archaeologist has advised on both documents as 
follows: 
 

 Historic Environment Assessment 
 
Following the EIA scoping exercise, and as part of the requirements of NPPF paragraph 
128, the applicants submitted a thorough Historic Environment Assessment (Vile, 2017), 
effectively an archaeological desk-based assessment. This used information from the 
Lincoln Heritage Database and other sources to assess the potential for archaeological 



remains to be present on the site, their likely significance, and the impact of proposed 
development upon them. 
 
In summary, it found that there was a high potential for remains to be present from the 
prehistoric, Roman, early medieval and high medieval periods. The potential is not uniform 
across the development site, but rather is largely concentrated in the area to the east of 
the River Witham. For prehistoric remains, the reverse is likely to be the case, with a 
greater potential for remains to be present in the west. 
 
The likely significance of these remains, if present, was found to be medium to high. In 
particular, the presence of Mesolithic settlement remains, Roman settlement and burials, 
early medieval burials, and remains associated with the Carmelite Friary, would all require 
efforts either to preserve them in situ or to excavate and record them ahead of 
development. Given the proximity of the River Witham, there is a high likelihood of 
waterlogged remains being present from any of these periods, which would be of high 
significance in themselves due to higher levels of preservation. 
 
Without mitigation, the development as proposed was considered likely to have the 
following impacts; 
 

 Piling and associated ground remediation – significance of any archaeological 
remains affected “reduced locally to negligible or nil” except with regard to Block 4, 
which is intended to be re-clad rather than rebuilt. The impact of piling upon 
waterlogged remains is not addressed, but would necessarily alter the subsurface 
environment in some regard, potentially leading to waterlogged remains being 
compromised. 

 Shallower foundations e.g. ground beams and pile caps – where archaeology exists 
at shallower depths, its significance would be “reduced locally to negligible or nil”. 
However, these elements would not impact remains at depths of greater than 1.2m 
below ground level. 

 Attenuation Tank and drainage – archaeological material would be “completely 
removed” within the footprint and depth of the tank, and locally impacted by 
drainage runs. The details of these utilities are not yet available, and so their 
specific impacts cannot be known at this time. 
 

The HEA recommended that archaeological work to mitigate these impacts should include 
“pre-development” archaeological evaluation, excavation and recording. 
 

 Borehole Evaluation 
 
To provide further information to support the HEA, the applicant commissioned a small 
programme of archaeological borehole evaluation across the site. This comprised nine 
core samples, each approximately 100mm wide, aimed to be drilled through the 
archaeological sequence until natural deposits were reached. The samples were taken off 
site and analysed in controlled laboratory conditions to identify archaeological finds and 
environmental remains, and to generate a deposit model for the site. 
 
The borehole survey report provides useful background information, but is not in itself 
sufficient to understand the archaeological potential of the wider site. The limited number 
of boreholes means that it is difficult to draw effective conclusions about the specific 
archaeological remains identified by the HEA. Of the 10 boreholes attempted, three failed. 
Two of these were located on the eastern bank of the Witham, and one appears to have 



been drilled within a 19th century ditch. It is therefore impossible to use the borehole 
survey to establish the archaeological potential of the development east of the Witham 
from this survey.  
 
The area to the west of the Witham appears more likely to have been accurately 
represented by the borehole survey, but in general rather than specific terms. It has 
apparently demonstrated that large areas of the western side of the site may be covered 
by deep layers of 19th century made ground associated with the railway. This means that it 
is likely that, in these areas, the shallow foundation elements proposed are unlikely to 
impact archaeological remains of any great significance. However, despite the fact that no 
prehistoric artefacts were recovered, it cannot be said with certainty that there are no 
prehistoric remains in the development area. This is because of the very small sample size 
represented by the borehole survey. 
 

 Further Evaluation 
 
The applicants have been unable to undertake further evaluation at this stage of the 
application process, due to the fact that there are existing buildings on the site. However, 
the potential archaeological remains on the site are such that it is not possible to devise an 
appropriate mitigation strategy without further intrusive evaluation. This evaluation should 
enable a full picture of the archaeological significance of the site to be created, and may 
include geophysical survey, further boreholes, and, most likely, evaluation trenching.  
The applicants have indicated that they are happy to undertake such evaluation prior to 
the submission of further applications, and it is considered that this is an acceptable and 
proportionate course of action. 
 
iv) Assessment of Impact 
 
As very little detailed information has been submitted at this stage, it is not possible to 
understand the location and extent of impacts with any accuracy. However, it can be 
inferred from the application that the general types of impact of development upon buried 
archaeology are likely to be as described by the HEA. 
 
v) Summary 
 
The applicant has not yet been able to undertake a detailed evaluation of the likely 
significance of archaeological remains on the site or to understand the impact of their 
proposals. It is therefore impossible at this stage to recommend a mitigation strategy for 
the proposed development. This is an understandable consequence of the site being in 
active use, but means that the application as it currently stands does not fulfil the 
requirements of the Framework (Paragraph 128).  
 
However, given the information provided by the applicant so far, and available from the 
Lincoln Heritage Database, it does not appear likely that there will be archaeological 
remains on the site that are of such significance as to warrant the refusal of planning 
permission. The future submission of a reserved matters application offers an opportunity 
for the applicant to address the requirements of Paragraph 128 with a clearer idea of what 
the specific impacts of development will be. 
 
It is therefore recommended that, notwithstanding the lack of information available at this 
stage, the outline planning permission should be subject to appropriate archaeological 
conditions requiring the applicant to undertake detailed field evaluation ahead of and 



informative to any subsequent reserved matters application. The applicant should also be 
required to provide full details of proposed foundation designs for approval by the Local 
Planning Authority. This will enable an appropriate mitigation strategy to be prepared, in 
line with the requirements of Paragraph 141. 
 
Officers fully endorse the approach advocated by the City Archaeologist and are satisfied 
that these recommendations would accord with the advice provided by Historic England, to 
undertake archaeological boreholes and evaluation. 
 
b) Land Contamination 
 
i)  Relevant Planning Policy 
 
As with air quality, Paragraph 109 of the Framework also refers to contamination. 
Paragraph 120 expands upon this and suggests that “to prevent unacceptable risks from 
pollution and land instability, planning policies and decisions should ensure that new 
development is appropriate for its location. The effects (including cumulative effects) of 
pollution on health, the natural environment or general amenity, and the potential 
sensitivity of the area or proposed development to adverse effects from pollution, should 
be taken into account. Where a site is affected by contamination or land stability issues, 
responsibility for securing a safe development rests with the developer and/or landowner.”  
 
In addition Paragraph 121 states that planning decisions “should also ensure that:  
 

 the site is suitable for its new use taking account of ground conditions and land 
instability, including from natural hazards or former activities such as mining, 
pollution arising from previous uses and any proposals for mitigation including land 
remediation or impacts on the natural environment arising from that remediation; 

 after remediation, as a minimum, land should not be capable of being determined 
as contaminated land under Part IIA of the Environmental Protection Act 1990; and 

 adequate site investigation information, prepared by a competent person, is 
presented.” 

 
In terms of Local Plan policies, given the location of the site, Policy LP16 directly refers to 
the requirements of development in relation to contaminated land. 
 
ii)  Assessment of the Implications of the Proposals 
 
The Environmental Statement includes a Ground Conditions Preliminary Risk Assessment 
(Technical Appendix 2.3) and The Environment Agency has reported that the report 
provides them with confidence that it will be possible to suitably manage the risk posed to 
controlled waters by the development. However, further detailed information will be 
required before built development is undertaken. The proposals would result in the 
redevelopment of the site which would lead to remediation of any contamination. In light of 
this, officers are advised that planning conditions should be imposed to deal with land 
contamination. This has also been agreed by the Environment Agency. 
 
 
 
 
 
 



c) Ecology, Biodiversity and Arboriculture          

 
i)  Relevant Planning Policy 
 
Paragraph 118 of the NPPF requires LPAs to conserve and enhance biodiversity by 
refusing planning permission where significant harm resulting from a development cannot 
be avoided, mitigated or compensated for. Meanwhile, Policy LP21 refers to biodiversity 
and requires development proposals to “protect, manage and enhance the network of 
habitats, species and sites of international, national and local importance (statutory and 
non-statutory), including sites that meet the criteria for selection as a Local Site; minimise 
impacts on biodiversity and geodiversity; and seek to deliver a net gain in biodiversity and 
geodiversity.” The policy then goes on to consider the implications of any harm associated 
with development and how this should be mitigated. 
 
ii)  Assessment of the Implications of the Proposals 
 
Section 11 of the Environmental Statement is directed towards Ecology and proposes a 
series of mitigation measures. This is supported by Technical Appendix 11.1, which 
contains the Ecological Appraisal for the development. 
 
The application confirms that there are no statutory designated nature conservation sites 
located within the boundaries of the site. However, the River Witham is part of the River 
Witham Corridor Local Wildlife Site (LWS), and meets with the Fossdyke Navigation at 
Brayford Pool, approximately 170m north of the application site. Of particular interest is the 
fact that there is a low potential for bats to use the bridges on-site and the use of lighting 
along the river corridor requires appropriate design, positioning and technology so as to 
balance potential effects on bats/otter with the minimum requirements for a safe lighting 
scheme in this area. 
 
In terms of the responses received to the application, Natural England support the 
enhancement of green infrastructure but do not provide any specific comments on matters 
of ecology; and the Canal and River Trust has advised that the construction management 
plan for the site includes measures to protect the River Witham and Brayford Pool. 
Comments received from Lincolnshire Wildlife Trust are more extensive. 
 
The mitigation measures contained within the application relate to existing and proposed 
planting (including to building roofs); nesting and invertebrate boxes; a lighting scheme 
sympathetic to wildlife; surface water drainage to the river; construction management and 
timing of works; and maintenance of habitat. Overall there would be a net increase in 
habitat with the development once they are established but the loss of trees and other 
vegetation during construction would lead to a temporary loss in habitat. In particular, the 
river corridor habitat will benefit from net biodiversity gain. 
 
Lincolnshire Wildlife Trust support the proposed mitigation measures but recommend 
additional mitigation in the form of bat boxes situated in mature trees or as part of the 
buildings themselves; and the inclusion of additional wildflower planting but suggest that 
decking along the river frontage is minimised. These recommendations are reasonable 
and not unreasonable in the context of the importance of the implications upon the 
designated site. 
 
Consequently, the applicant should implement the recommendations arising from their 
ecological appraisal, except where advised by the LWT, as it is anticipated that all 



potential impacts from the scheme can be appropriately mitigated in conformity with 
relevant planning policy and legislation relating to ecology. Subject to this being satisfied 
by condition, it is considered that ecology would not represent an insurmountable 
constraint to development. Given that this can be dealt with by condition it is considered 
that there would not be conflict with any of the above policies. 
 
8) Planning Balance 
 
A conclusion whether a development is sustainable is a decision that has to be taken in 
the round having regard to all of the dimensions that go to constitute sustainable 
development. 
 
In this case, officers consider that the development would deliver economic and social 
sustainability directly through the construction of the development and the uses proposed 
therein; and indirectly through the occupation of the apartments, spend in the City and 
retention/creation of other jobs due to the location of the development within the City. The 
location of additional residential development in a sustainable location would not 
undermine this position, rather it would provide additional choice within the Primary 
Shopping Area. 
 
With a suitably designed development and signed s106 Agreement covering the off-site 
contributions (improvements to pedestrian crossings, affordable housing, education and 
playing fields / play space), the implications upon the character of the area and the impact 
of the development upon the general amenities would not have negative sustainability 
implications for the local community, as they would lead to a development that would be 
socially sustainable. Moreover, the Council’s within Central Lincolnshire have determined 
that policies specifically referring to contributions from developers in relation to health 
provision and revised provision of affordable housing will not be applied to applications for 
development received prior to the adoption of the Central Lincolnshire Local Plan. 
Notwithstanding this, on balance officers recognise that the development would deliver 
substantial wider benefits to the City and wider Central Lincolnshire area, as referred to 
throughout the report, including in relation to the health and social wellbeing of those living 
within the city given the direct improvements to the public realm and river corridor. 
 
What is more, with suitable schemes to deal with air quality, archaeology, contamination, 
drainage and ecology, amongst others, the development would be environmentally 
sustainable.  
 
Thus, assessing the development as a whole in relation to its economic, social and 
environmental dimensions and benefits, officers are satisfied that the proposals could be 
considered as sustainable development and would accord with the Local Plan and 
Framework. 
 
Application negotiated either at pre-application or during process of application 
 
Yes. 
 
Financial Implications 
 
The proposals would offer benefits to economic and social sustainability through spend by 
new and existing residents and visitors, jobs created/sustained through construction and 
the operation of the development respectively. In addition, there would residential 



properties that would be subject to council tax payments. What is more, the Council would 
receive monies towards the upgrade of playing fields and play space locally; as well as 
off-site payments to provide affordable housing; and contributions toward the County 
Council for highway improvements and education. 
 
Legal Implications 
 
The signing of the s106 Agreement would require legal advice and input. 
 
Equality Implications 
 
None. 
 
Conclusion 
 
The presumption in favour of sustainable development required by the National Planning 
Policy Framework would apply to the proposals as there would not be conflict with the 
three strands of sustainability that would apply to development as set out in the planning 
balance. Therefore, there would not be harm caused by approving the development. As 
such, it is considered that the application should benefit from planning permission for the 
reasons identified in the report and subject to the conditions outlined below; and the s106 
agreement for the payments towards offsite provision of playing fields and play space; 
affordable housing; education and highway improvements. 
 
Application Determined within Target Date 
 
Yes, subject to the signing of the s106 agreement. 
 
Recommendation 
 
That authority is delegated to the Planning Manager to grant outline planning permission 
subject to the issues covered by the planning conditions listed below and the signing of the 
s106 Agreement for the for the payments towards offsite provision of playing fields and 
play space; affordable housing; education and highway improvements. The development 
should therefore only be granted subject to the S106 and planning conditions covering the 
matters listed below:- 
 

 Time Limits and Submission of Reserved Matters; 

 Approved Plans and Documents; 

 Compliance with the Parameters and Design Codes (except where indicated 
otherwise, i.e. the river corridor and the student accommodation, as advised by 
Historic England / Conservation Officer and in the applicant’s assessment 
respectively); 

 Phasing Programme; 

 Samples of Materials (including hard surfaces and boundary treatments); 

 Large Scale Details of Façades; 

 Hard and Soft Landscaping; 

 Car Park Design; 

 Highway Access and Layout (including land saved for East West Link); 

 Travel Plan; 

 Street Furniture and Signage; 

 Construction Management (including delivery times and working hours, construction 



access and the location of site compounds); 

 Layout and Internal Arrangement of Residential Units; 

 Temporary Fencing and Enclosures (during construction); 

 Tree Protection and Works; 

 Waste Collection, Recycling and Storage; 

 Site Drainage (surface water drainage with no infiltration); 

 Design of Combined Heat and Power Plant and Associated Structures; 

 Details of Temporary Sales / Marketing Suites; 

 Cycle Parking; 

 Ecology (mitigation and enhancement; and precise location of deck areas to be 
informed by further assessment of immediate context prior to the submission of 
RM). 

 Flood risk mitigation, including floor levels; 

 Archaeology; 

 Contaminated Land; 

 Solar Glare mitigation; 

 Noise Assessment and Attenuation; and 

 Air Quality Mitigation and Electric Vehicle Recharging. 
 
Report by Planning Manager 


