
Planning Committee 21 June 2017 

 
Present: Councillor Jim Hanrahan (in the Chair),  

Councillor Peter West, Councillor Biff Bean, Councillor 
Kathleen Brothwell, Councillor Bob Bushell, Councillor 
Gary Hewson, Councillor Tony Speakman and Councillor 
Naomi Tweddle 
 

Apologies for Absence: Councillor Paul Gowen, Councillor Ronald Hills and 
Councillor Edmund Strengiel 
 

 
11.  Confirmation of Minutes - 24 May 2017  

 
RESOLVED that the minutes of the meeting held on 24 May 2017 be confirmed. 
 

12.  Declarations of Interest  
 

Councillor Biff Bean declared a Personal Interest with regard to the agenda item 
titled 'Land Bounded By Rope Walk, High Street, Firth Road and Beevor Street, 
Lincoln.'  
 
Reason: He had attended a meeting with one of the applicant’s representatives 
on another matter in relation to a traffic conference. He was not known to this 
representative as a close associate and had in no way predetermined his interest 
on the application to be considered.  
 

13.  Work to Trees in City Council Ownership  
 

The Arboricultural Officer: 
 

a. advised members of the reasons for proposed works to trees in City 
Council ownership and sought consent to progress the works identified at 
Appendix A  
 

b. explained that Ward Councillors had been notified of the proposed works  
 

c. stated that in some cases it was not possible to plant a tree in the exact 
location and in these cases a replacement would be replanted in the 
vicinity.  

 
RESOLVED that the works set out in the schedule at Appendix A attached to the 
report be approved.  
 

14.  Change to Order of Business  
 

RESOLVED that the order of business be amended to allow the report on Land at 
Blenheim Road, Lincoln to be considered as the next agenda item, and the report 
on 1 Primrose Close Lincoln to be considered as the subsequent application for 
development. 
 

15.  Application for Development: Land At Blenheim Road, Lincoln.  
 

The Planning Manager: 
 



a. described the proposed development plot situated within Lincoln’s West 
End, located on the north side of Blenheim Road some 250 metres north 
of Carholme Road, surrounded by domestic residential properties, St. 
Faith’s C of E Infant School, and Lincolnshire SureStart Children’s Centre 
 

b. sought planning permission for 2no. 1 bedroom apartments and 8no. 2 
bedroom apartments with associated car parking, infrastructure and hard 
landscaping with a total of 7 no. car parking spaces sited to the rear of the 
building, accessed via a secure private automated entrance system  
 

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

 National Planning Policy Framework  

 Policy LP26 - Design and Amenity 
 

d. outlined the responses made to the consultation exercise 
 

e. advised members of the main issues to be considered by the application 
as follows:  
 

 Design and Visual Amenity 

 Residential Amenity 

 Highways  

 Contaminated Land  

 Archaeology 
 

f. concluded that: 
 

 It was considered that the design of the proposed development had 
regard to the character of the surrounding area and was of a scale 
and height in keeping with the adjacent properties and the 
surrounding area.  

 With the amendments made to the scheme the development would 
have no adverse impact on neighbours in terms of loss of privacy by 
overlooking and the separation distances were of those similarly 
found with existing terrace properties.  

 Therefore the proposal would accord with both national and local 
planning policy and would be a positive addition to the area.  

 
Mr James Burt, local resident, addressed Planning Committee in objection to the 
proposed development, covering the following main points: 
 

 He spoke on behalf of his mother living adjacent to the application site, 
together with other neighbours living close to the proposed development. 

 The revision to the balcony height within the development at 1.7 metres 
and the use of opaque glass was an improvement. 

 He assumed that the upper balcony to the left hand side of the 
development had also been increased in height accordingly. 

 He referred to potential overlook from the large angled windows of the 
proposed development which would affect the privacy of neighbouring 
properties/gardens. 

 Issues of scale, height and proximity of the proposed development leading 
to a loss of light for residents. 

 Issues of light pollution from the balconies. 



 Issues associated with the communal waste management area. 

 Noise/traffic issues. 

 He understood the need for additional housing in the area and welcomed 
the signing of an S106 agreement to restrict occupancy of the proposed 
apartments by students. 

 
Mr Adam Wilson addressed Planning Committee on behalf of the applicant in 
support of the planning application, covering the following main points: 
 

 He spoke on behalf of the applicant, Lincolnshire Premier Homes. 

 The proposed development would deliver high quality accommodation. 

 The applicant had worked closely with planning officers to address 
concerns raised. 

 The applicant had commissioned a local chartered institute surveyor to 
carry out market research to ensure the proposals met market demand. 

 The submitted scheme supported housing demand in the area. 

 The applicant had worked with officers to address issues of 
overlook/privacy from the rear balcony. 

 The balcony would be used for outdoor dining not for overlook. 

 The balconies would only be enjoyed for a small time period during the 
summer months when the trees were likely to be in full leaf. 

 The balconies had been lifted in height above eye level to 1.7 metres to 
eliminate any overlook. 

 He asked members to support this scheme and recommend planning 
approval. 

 
Members discussed the content of the report in further detail. Some members 
expressed concerns regarding issues of parking, however, other members were 
happy to see some off-street parking provision as part of the development. 
 
Members made the following comments: 
 

 Could officers give an assurance if the scheme went ahead that there 
would be an adequate drainage scheme covering the recommendations 
made by AWA during the consultation process? 

 The relationship distances between windows of adjacent properties was no 
worse than other similar developments. 

 
The Planning Manager offered the following points of clarification to members: 
 

 The balcony screens would be 1.7 metres in height and obscure glazed, 
conditioned as such to remain in perpetuity. 

 The window to window relationship between existing properties and the 
new development was equivalent to that encountered in most urban 
streets and considered acceptable by officers. 

 Drainage would be dealt with as part of reserved detail in consultation with 
local drainage boards and the Highways Authority. 

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

 Development to commence within three years. 

 Development to be carried out in accordance with plans. 

 Samples of the materials. 



 Contaminated land. 

 Balconies cannot be changed in anyway without the written consent of the 
Local Planning Authority. 

 Surface water drainage. 

 Close the existing access. 

 Highway plans be available at all times. 

 Rear boundary wall to be retained unless otherwise agreed with the Local 
Planning Authority. 

 
16.  Application for Development: 1 Primrose Close, Lincoln  

 
The Planning Manager: 
 

a. sought planning permission for the erection of a single storey rear 
extension and alterations to the existing roof at 1 Primrose Close, Lincoln, 
including an increase to a section of the roofs ridge height by 1.1m to 
accommodate a loft conversion featuring 3 velux windows 
 

b. described the proposed development plot, a detached two storey dwelling, 
which has previously been extended in the form of a two storey side 
extension and front porch (planning permission 2009/0579/F) located off 
Brant Road, also featuring a conservatory to the rear which had been 
constructed under the properties permitted development allowance, 
although this proposal would see the demolition of the conservatory to 
facilitate the proposed single storey rear extension 
 

c. outlined the site history to the application as detailed within the officer’s 
report 

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

 

 National Planning Policy Framework  

 Policy 34 - Design and Amenity Standards 

 Policy 64 - House Extensions, Domestic Garages and other 
Developments within the Curtilage of a Dwelling 

 Policy LP26 Design and Amenity 63 
 

e. outlined the responses made to the consultation exercise 
 

f. advised members of the main issues to be considered by the application 
as follows:  
 

 Visual Amenity 

 Residential Amenity 

 Highway Safety  
 

g. concluded that the proposed increase in roof height and single storey rear 
extension would not cause unacceptable harm to the residential amenity of 
neighbouring properties or the visual amenity of the wider area in 
accordance with Policy 34 and 64 of the City of Lincoln Local Plan, Policy 
LP26 of the Central Lincolnshire Local Plan and the National Planning 
Policy Framework. 

 
Mr Myles Charles addressed Planning Committee on behalf of the applicant in 



support of the planning application, covering the following main points: 
 

 The proposed single storey extension covered a smaller footprint than the 
existing conservatory. 

 The ridge height would only be increased by 1 metre. 

 There were other houses on the street with velux windows. The proposed 
development was not out of character. 

 An exact tile/brick match for the extension had been sourced. 

 The plans had been submitted three times in total due to revisions having 
been made. 

 Various options had been explored and the final application included only 
three velux windows. 

 Neighbouring residents were happy with the proposals. 

 Three other properties in the area already had velux windows, two having 
six and one with four. 

 The Highways Authority had raised no objections. 

 No additional cars would be sited at the property, the development would 
create additional space required in the house for a young family. 

 Comments made by one of the neighbours were personal. 

 The property would be lived in by the present family for several years. 
 
Members discussed the content of the report in further detail.  
 
RESOLVED that planning permission be granted subject to the following 
conditions: 
 
Standard Conditions  
 
01) The development must be begun not later than the expiration of three 

years beginning with the date of this permission. 
   
  Reason: As required by Section 91 of the Town and Country Planning Act 

1990. 
  
02) With the exception of the detailed matters referred to by the conditions of 

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

 
  The works shall be carried out in accordance with the details shown on the 

approved plans and in any other approved documents forming part of the 
application. 

   
  Reason: To ensure the development proceeds in accordance with the 

approved plans. 
 
Conditions to be Discharged before Commencement of Works 
 
03)     Samples of all external materials to be used in the development shall be 

submitted to and approved by the Local Planning Authority before the 
development commences. The approved materials shall not be substituted 
without the written consent of the City Council as Local Planning Authority. 

 
   Reason: In the interest of visual amenity.  
    



Conditions to be Discharged before Use is Implemented 
 
  None. 
  
Conditions to be Adhered to at all Times 
 
  None. 
 

17.  Application for Development: Land Bounded By Rope Walk, High Street, Firth 
Road and Beevor Street, Lincoln.  

 
The Principal Planning Manager: 
 

a. described the proposed development site situated to the north of Firth 
Road/Beevor Street, to the east of Tritton Road, to the south of Rope 
Walk/St. Mark’s Street and to the west of the High Street, bisected by the 
River Witham but connected by a bridge within the site 
 

b. referred to three other bridges located adjacent to the application site, 
comprising a wooden footbridge and the Firth Road steel bridge to the 
south; the Rope Walk bridge to the north, with a row of terraced houses 
and a small triangular shaped plot of disused land bordering the 
application site’s southern corner 
 

c. advised that the application site was irregular in shape occupying the 
existing St Marks Retail Park and part of the Shopping Centre, which 
comprised a mixture of retail and food and beverage uses with associated 
car parking, at grade and multi-storey. 

 
d. highlighted the main vehicular access from a traffic light controlled 

intersection off Rope Walk, with the east-west spine road terminating at St 
Mark’s Square, service yard accesses provided on Rope Walk and on Firth 
Road with units along the eastern boundary accessed directly from the 
High Street, and 890 surfaced and decked car parking spaces on-site 
 

e. sought outline planning permission with details of access for consideration 
including proposals for:- 
 

 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) 

 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)  



 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 
 Multi-storey car park providing up to 1,100 car parking 

spaces, motorcycle parking spaces, energy centres, and up 
to 823 cycle parking spaces  

 Servicing facilities providing up to 1,100 spaces, vehicular 
access and servicing facilities 
 

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

 Policy LP1: A Presumption in Favour of Sustainable Development 

 Policy LP2: The Spatial Strategy and Settlement Hierarchy 

 Policy 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  
 

g. outlined the responses made to the consultation exercise 
 

h. referred members to the update sheet which: 
 

 Provided clarification in relation to the request from the Education 
Authority for a payment towards the provision of education off-site. 

 Referred to an electronic copy of the briefing paper provided with 
the update sheet, produced on behalf of the applicant for 
distribution to members. 
 

i. advised members of the main issues to be considered by the application 
as follows:  
 

 The Application of Policies in the Central Lincolnshire Local Plan; 



 Environmental Impact Assessment; 

 The Principle of the Development; 

 Affordable Housing and Contributions to Service Provision; 

 The Impact of the Design of the Proposals; 

 The Implications of the Proposals upon Amenity; 

 Other Matters; and 

 The Planning Balance. 
 

j. concluded that: 
 

 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 was considered that the application should benefit from 
planning permission for the reasons identified and subject to the 
conditions outlined in the officer’s report; and the S106 agreement 
for the payments towards offsite provision of playing fields and play 
space; affordable housing; education and highway improvements. 

 
Members discussed the content of the report in further detail.  
 
Members raised concerns in relation to: 
 

 Existing traffic congestion/potential for further traffic congestion due to the 
location of the proposed scheme and its access point. 

 Effect on High Street shops/footfall. 

 Whether a mix of both student and domestic housing would work 
especially as University accommodation had the potential to remain 
unfilled. 

 The need for additional affordable housing on site. 

 Arrangements for relocation of existing businesses. 

 The need for the scheme to complement and not conflict with the City 

 The need for various methods of transport to be encouraged including 
new/existing cycle routes. 

 Matters of access, which needed to be carefully considered in consultation 
with the Highways Authority. 

 
Members offered support to the proposed scheme covering the following main 
points: 
 

 The Highways Authority had raised no objection to the proposed scheme. 

 New job opportunities would be created. 

 The existing site was outdated and needed refurbishment. 

 This was not a brand new development as shops already existed on site. 

 A greater variety of shops/leisure facilities was beneficial for both young 
and old. The city was lucky to have such a development coming forward. 

 The market force would dictate movement of shops away from the High 
Street although both areas should be promoted. 

 This development would form a part of the city centre, and was not 
separate to it. 



 There would always be traffic issues, however increased car parking 
spaces would be available both here and across the city. 

 
The Principal Planning Officer offered the following points of clarification to 
members: 
 

 Any concerns regarding vehicular access to the site would be mitigated by 
the provision of a waiting lane within the car park itself both inwards and 
outwards, to avoid queueing on the public highway. 

 With regards to impact on the city centre, a Planning Inspector Enquiry 
had suggested that one part of a city could not be capped or protected 
from another. 

 The applicant was working with the University regarding the need for 
student accommodation which would be derived from the University itself. 
The phased development for the site would allow this concern to be looked 
at in a timely manner. 

 An S106 contribution towards affordable housing off-site would serve our 
needs in this respect in place of affordable housing on-site, subject to 
Executive determination.  

 There would be a cycle track through the development on either side of the 
river with provision of 800 parking spaces for cyclists, mainly for the 
student accommodation. 

 There would be 55 active and 55 passive electric bays on site. 

 The proposed development was close to the Transport Hub/Railway 
Station. 

 The final end users of each retail block was not known at the current time, 
this was a matter for the applicant to discuss with tenants. 

 
RESOLVED that authority be 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 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. 
 

18.  Application for Development: Queens Park Play Area, South Park, Lincoln.  
 

The Planning Manager: 
 

a. advised that this planning application was brought to Planning Committee 
for determination due to the applicant being the City of Lincoln Council 
 

b. described the application site at Queens Park play area, located at the 
western end of South Park, close to its junctions with St Catherine’s and 
High Street, located within a Green Wedge site abutting Conservation 
Area No. 4 'St Catherine’s 
 

c. advised that the play area included a variety of play equipment including a 
slide, swings and basketball hoop and court 
 

d. sought planning permission for the installation of a 4.7m high play 
equipment sited on an area of hardstanding between the existing slide and 
basketball court 

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

 

 Policy LP1: A Presumption in Favour of Sustainable Development 9 

 Policy LP22: Green Wedges 56 

 Policy LP25: The Historic Environment 60 

 National Planning Policy Framework  
 

f. outlined the responses made to the consultation exercise 
 

g. advised members of the main issues to be considered by the application 
as follows:  
 

 National and Local Planning Policy   

 Impact on Green Wedge 

 Impact on the Setting of Conservation Area No. 4 
 

h. concluded that the proposed play equipment would be a beneficial addition 
to the established play area within the Green Wedge, and would not 
adversely affect the setting of the Conservation Area, in accordance with 
policies Policy LP22 'Green Wedges' and LP25 'Historic Environment' of 



the Central Lincolnshire Local Plan (2017), and guidance within the 
National Planning Policy Framework (2012) 

 
Members discussed the content of the report in further detail.  
 
RESOLVED that planning permission be granted subject to the following 
conditions: 
 
Standard Conditions  
 
01) The development must be begun not later than the expiration of three 

years beginning with the date of this permission. 
   
  Reason: As required by Section 91 of the Town and Country Planning Act 

1990. 
  
02) With the exception of the detailed matters referred to by the conditions of 

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

   
  Reason: To ensure the development proceeds in accordance with the 

approved plans. 
 
Conditions to be discharged before commencement of works 
 
  None. 
   
Conditions to be discharged before use is implemented 
 
  None. 
  
Conditions to be adhered to at all times 
 
  None. 
 


