
Application Number: 2017/0442/FUL 

Site Address: Land To Rear Of 110 Longdales Road, Lincoln, Lincolnshire 

Target Date: 29th June 2017 

Agent Name: King Design Lincoln Ltd 

Applicant Name: Mrs D McRubbie 

Proposal: Erection of a two storey, three bedroom dwellinghouse 

 
Background - Site Location and Description 
 
The application site is situated to the rear of a two-storey host property which fronts 
Longdales Road. This has a large rear garden which slopes slightly down to Aubourn 
Avenue, which is situated to the north of the site. Aubourn Avenue itself connects 
Ravendale Drive and Laughton Way on Ermine East housing estate, with Manton Road 
and Harpswell Road also served off this road in proximity to the site. 
 
The application is for the erection of a single dwelling which would front Aubourn Avenue 
and would incorporate two floors. The top floor would be within the roof space of the 
dwelling and would be served by dormer windows fronting Aubourn Avenue and rooflights 
to the rear. The dwelling would incorporate 3 bedrooms (two of which have an ensuite, one 
upstairs and one downstairs; and there is a further bedroom upstairs along with a 
bathroom). The remainder of the ground floor incorporates a kitchen / dining room, lounge, 
utility and w.c. The property would be accessed directly from Aubourn Avenue and include 
two car parking spaces. 
 
The proposals suggest new fencing to the south and east; and utilising an existing 1.8m 
fence to west. There would be a new privet to frontage, replacing an existing hedge; and 
trees to rear. 
 
Site History 
 
There was an application approved by the Planning Committee in June 2013 for the 
erection of a dwelling to the rear of 116 Longdales Road (reference 2013/0222/F). 
 
Site History 
 
No Relevant Site History 
 
Case Officer Site Visit 
 
Undertaken on 26th June 2017 
 
Policies Referred to 
 
Central Lincolnshire Local Plan (Adopted April 2017) 
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 LP4 Growth in Villages 
Policy LP5 Delivering Prosperity and Jobs 
Policy LP13 Accessibility and Transport 
Policy LP14 Managing Water Resources and Flood Risk 
Policy LP16 Development on Land affected by Contamination 



Policy LP21 Biodiversity and Geodiversity 
Policy LP26 Design and Amenity 
Policy LP36 Access and Movement within the Lincoln Area 
 
Core Strategy & Development Management Policies of the Lincolnshire Minerals & Waste 
Local Plan (Adopted June 2016) 
Policy M11 Safeguarding of Mineral Resources 
 
National Planning Policy Framework  
 
Issues 
 
In this instance the main issues relevant to the consideration of the application are as 
follows: 

1. The Principle of the Development; 
2. The Impact of the Design of the Proposals; 
3. The Implications of the Proposals upon Amenity; 
4. Other Matters; and 
5. The Planning Balance. 

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

Consultee Comment  

 
Highways & Planning 

 
Comments Received 
 

 
Public Consultation Responses 
 

Name Address  

Mrs Susan Hall 43 Aubourn Avenue 
Lincoln 
Lincolnshire 
LN2 2JW  

Mr P Flood 41 Aubourn Avenue 
Lincoln 
Lincolnshire 
LN2 2JW  

Mr Colin Pell 39 Aubourn Avenue 
Lincoln 
Lincolnshire 
LN2 2JW    

Mrs J F Hardesty 106 Longdales Road 
Lincoln 
Lincolnshire 
LN2 2JT  



Mr Denis Neill 9 Harpswell Road 
Lincoln 
LN2 2JH  

Mr Clifford Hall 43 Aubourn Avenue 
Lincoln 
LN2 2JW  

Mr Trevor Vernon 30 Aubourn Avenue 
Lincoln 
LN2 2JW  

Mr Victor Bell 11 Harpswell Road 
Lincoln 
LN2 2JH  

Mr + Mrs Pearson 4 Manton Road 
Lincoln 
LN2 2JL  

Mr R Brown 32 Aubourn Avenue 
Lincoln 
LN2 2JW  

Mr David Tonge 1 Manton Road 
Lincoln 
LN2 2JL  

Mr Michael Smith 45 Aubourn Avenue 
Lincoln 
LN2 2JW  

Mrs Liz Maxwell 110 Searby Road 
Lincoln 
LN2 4DT  

Mr Philip Kettlewell 26 Aubourn Ave 
Lincoln 
LN2 2JW 

 
Consideration 
 
1) The Principle of the Development  

 
a) Relevant Planning Policies 
 
i) Sustainable Development and Housing Supply 
 
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.” 

 
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. 
 
ii) The Land Use Classification of the Site 
 
The application site is shown on Inset Map 47 as a Site Specific Minerals Safeguarding 
Area but this is not a designation as there are no mineral policies within the Local Plan. 
The designation relates to the Lincolnshire Minerals and Waste Local Plan Core Strategy 
and Development Management Policies (Adopted June 2016), Policy M11 of which deals 
with the ‘Safeguarding of Mineral Resources’ and is a material consideration. Accordingly, 
the policy suggests:- 



Applications for non-minerals development in a minerals safeguarding area must be 
accompanied by a Minerals Assessment. Planning permission will be granted for 
development within a Minerals Safeguarding Area provided that it would not sterilise 
mineral resources within the Mineral Safeguarding Areas or prevent future minerals 
extraction on neighbouring land. Where this is not the case, planning permission will be 
granted when: 

 the applicant can demonstrate to the Mineral Planning Authority that prior extraction 
of the mineral would be impracticable, and that the development could not 
reasonably be sited elsewhere; or 

 the incompatible development is of a temporary nature and can be completed and 
the site restored to a condition that does not inhibit extraction within the timescale 
that the mineral is likely to be needed; or 

 there is an overriding need for the development to meet local economic needs, and 
the development could not reasonably be sited elsewhere; or 

 the development is of a minor nature which would have a negligible impact with 
respect to sterilising the mineral resource; or 

 the development is, or forms part of, an allocation in the Development Plan. 
 
iii) Sustainable Access, Highway Safety and Traffic Capacity  
 
A number of policies are relevant to the access, parking and highway design of residential 
proposals. In the context of Paragraph 32 of the Framework, the residual cumulative 
impacts of the development would need to be severe for proposals to warrant refusal. 
Meanwhile, 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". 
 
Policy LP13 of the Plan deals with transport and the key points of the policy 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. 
 



iv) 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, Policy LP13 of the Plan 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.” 
 
b) Sustainable Development and Housing Supply 
  
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. 
 
It is clear that the site is located within a predominantly residential area and is sustainably 
located adjacent to one of the primary routes within the city, which is a bus route. 
Furthermore, in terms of the sustainability dimensions, 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. 
Notwithstanding this, it is important to consider the wider sustainability of the development. 
 



c) The Land Use Classification of the Site 
 
ii) The Mineral Safeguarding of the Site 
 
As alluded to above, the application site is allocated in the County Council’s Lincolnshire 
Minerals and Waste Local Plan Core Strategy and Development Management Policies 
document (Adopted June 2016) as being safeguarded as a Site Specific Minerals 
Safeguarding Area. Officers have asked the County Council, as Mineral Authority, for their 
views regarding the allocation and are yet to receive a written reply. However, verbally 
they have suggested that the loss of the site for mineral extraction purposes would not be 
harmful as it is unlikely that it would be extracted due to the size of the site and its 
residential context. As such, it would not harm the Cathedral in the long term in terms of its 
environmental or social sustainability. Consequently, officers are satisfied that the 
development would not conflict with Policy M11 of the Core Strategy & Development 
Management Policies of the Lincolnshire Minerals & Waste Local Plan (2016) and there 
would be no justification to resist the development of the site upon such grounds. 

 
d) Sustainable Access, Highway Safety and Traffic Capacity  

 
Concerns have been raised about the safety of the highway, particularly in relation to the 
parking of vehicles within the street; the fact that a further access would be unsafe due to 
planting limiting visibility; that the width of the road itself is not suitable to cater for 
additional development; and that a footpath is not included. 
 
Problems with parking of vehicles within the street are attributed to a number of HMOs, as 
well as users of the Bishop Grosseteste University and the sports pitches situated on 
Ravendale Drive but there are also concerns about the use of the roads as a cut through. 
In terms of the former, as the street is public and not controlled by a resident parking 
scheme, or yellow lined, it is not possible to regulate parking. Moreover, the occupiers (or 
visitors) of the property would, like other residents, be permitted to park on-street. The 
form and number of parking spaces provided to the property would also be no different to 
that provided for other more established properties in the street; and two spaces for a 
3-bedroom property is considered appropriate. As such, it would be unreasonable to 
suggest that the proposed property would be more likely to result in problem parking. 
Meanwhile, in terms of the latter, this appears to be a wider issue that needs to be 
attended to by the Highway Authority, which could not specifically be resolved off the back 
of this application. 
 
The Highway Authority has not raised any objections to the proposals in terms of the 
visibility from the access but this relationship would be similar to other residential 
properties situated within Harpswell Road and Aubourn Avenue so it would be difficult for 
officers to suggest a departure from the advice provided by the Highway Authority. 

 
Residents have also referred to the fact that the proposals do not include a footpath and 
officers note that the dwelling erected to the rear of No. 116 included the replacement of 
highway planting with a new footpath to link with the existing public footpath. This 
approach made sense for that application but as the current application site is divorced 
from that footpath, it would neither be necessary or proportionate to provide a footpath to 
the frontage of the short stretch of the application site. What is more, the occupiers of the 
property could cross the road to utilise the existing footpath opposite. 
 



The Highway Authority have also not raised any objections to the suitability of Aubourn 
Avenue itself and it is noted that they suggested for the application for the dwelling to the 
west that it meets current design standards required to serve the additional dwelling. In the 
case of that application the Highway Authority did not consider the proposals to be of 
detriment to highway safety and officers are not aware of any circumstances that would 
lead to a different conclusion being reached with the current application. 
 
e) Air Quality 
 
Whilst there has been no specific supplementary planning guidance produced in relation to 
air quality, the quality of air throughout the city has been monitored, and the clear goal of 
the action plan is to improve air quality, as advocated by the current Local Plan. 
 
The Council’s Pollution Control Officer has suggested that it is unlikely that the 
development of this site in isolation would result in significant air quality implications. 
However, the development would be likely to add to the existing burden on air quality 
within the city and, as such, it would be expected that the applicant seeks to mitigate 
against these through on-site provision of a charging point for occupants with electric 
vehicles. This seem entirely reasonable and proportionate to the scale of development. 
Officers would advise Members that this matter can be addressed by planning condition. 
 
f) Summary on this Issue 
 
In the context of the above, the proposals would offer benefits to economic and social 
sustainability through spend by new residents and jobs created/sustained through 
construction and the location of the development respectively. 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 loss of the site for mineral extraction purposes would 
not be harmful to the long term sustainability of the Cathedral in environmental or social 
sustainability. However, these are only two issues relevant to the consideration of the 
three dimensions of sustainability. 
 
2) 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 lies within the 



Ermine East Estate Character Area. Policy LP26 of the Plan 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. 
 
b)  Assessment of the Implications of the Proposals 
 
Although the host property fronts Longdales Road, the site runs north towards Aubourn 
Avenue and the proposed dwelling would front this road. The current townscape 
characteristics of the area are described within the Ermine East Character Area statement. 
In general terms, it outlines that the area has a largely uniform townscape, with streets 
generally overlooked by buildings. Specifically in terms of architectural style, it states that 
the properties are generally modern in appearance, and highlights the detached 
bungalows of Aubourn Avenue for their architectural appearance and specifically their 
distinctive roofline. The properties on Manton Road are designed differently and set further 
back, however again are modern in form. Given the context of the site, however, 
development here would be read more in conjunction with Aubourn Avenue. Moreover, 
this road deviates from the established character of the locality given it is defined on the 
southern side by a mix of hedge planting and fences.  
 
Given the existing layout of Aubourn Avenue, a dwelling in this location would be a 
significant intervention within the local townscape. It should also be borne in mind that, 
although each case is judged on its own merits, given the size of the rear gardens 
neighbouring the application site to the east and west, the proposal would not be 
significantly different from that granted permission at 116 Longdale Road. 
 
As alluded to in the report to the planning committee for that application “given the 
established character of the area, there are clear advantages in defining the southern side 
of Aubourn Avenue with built form rather than the existing mix of fence and shrubbery” and 
the Framework is supportive of establishing ‘a strong sense of place, using streetscapes 
and buildings to create attractive places to live’ (Para 58). Furthermore, the wider area is 
characterised by streets and other public areas being defined and overlooked by buildings; 
and the layout has been designed carefully to ensure there is some set back, 
predominantly of 5m from back edge of footpath which mirrors properties within the locality 
and ensures that the building is not dominant in the street scene. 
 
Architecturally, the existing bungalows on Aubourn Avenue are distinctive and individual to 
this part of the area, and any development should not attempt to imitate this style. That 
said, the existing pattern of development does offer some design cues which this proposal 
has attempted to replicate. Although more traditionally designed, the proposal incorporates 
dormers within the roof which, together with the resultant proposed roof pitch, ensures that 
the scale and form of building sits comfortably within the street scene. 
 
c) Summary on this Issue 
 
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 officers 
are satisfied that the application demonstrates that the dwelling would be appropriate in 
the context of the established form of development and would not be harmful to the 
character of the area. Built development would also improve the social and environmental 



sustainability of the locality as required by the Framework. 
 
3)  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 design and amenity. The latter refers to 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. Policy LP5 of 
the Plan also refers 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) Concern regarding the Potential for Multiple Occupancy of the Property 
 
A number of residents have referred directly/indirectly to the possibility that the proposed 
dwelling has the potential to be used as a House in Multiple Occupation (HMO) in the 
future and that the occupiers of other HMOs are causing problems locally. 
 
Whilst officers accept that it would not be possible to provide any guarantees that the 
property would not ultimately change to an HMO in the future, there are controls in place to 
ensure that this would need to be dealt with by virtue of a further planning application. 
Moreover, the introduction of the city-wide Article 4 Direction in 2016 removed the ability to 
change properties from dwellings to HMOs. However, this would be dependent upon the 
Members of the Council’s Planning Committee determining that this application should 
benefit from planning permission. 
 
In light of this, it is possible to confirm that the applicant (or subsequent owner of the 
property) would need to make a subsequent application for planning permission for the 
property to change from a dwelling to an HMO. At this point, officers (and the Members of 
the Planning Committee) would be able to consider the implications of a HMO, including 
the relationship with neighbouring properties, as well as the wider impacts of a new HMO 
cumulatively alongside other HMOs nearby. 
 
Similarly, a number of residents have referred to the potential occupancy by students and 
the behaviour of other students. Although officers consider that the property is unlikely to 



be occupied by unrelated students, only two individuals could occupy the 3-bedroom 
premises without the need for it to be considered as a HMO. Therefore controls over the 
non-occupation by students would be unreasonable and not proportionate. 
 
Notwithstanding this, neighbours of the application site have also raised concerns in 
relation to other matters, which are addressed below. 
 
c)  Assessment of the Implications of the Proposals 
 
i) Overlooking and loss of privacy 
 
The proposals include two dormer windows on the roof slope of the dwelling towards the 
properties on Aubourn Avenue. These would serve the master bedroom and its dressing 
room. Given that there are no first floor windows within the existing Aubourn Avenue 
properties, there would be no relationship introduced at first floor. In addition, it should also 
be borne in mind that those windows within the Aubourn Avenue properties are forward 
facing windows to an existing public street, which are generally afforded less protection in 
planning terms than those in more private spaces. Officers are therefore satisfied that no 
unacceptable overlooking across Aubourn Avenue would be caused.  
 
Similarly, due to the fact that the six rooflights positioned on the rear roof slope would be 
positioned at a height of 1.7m from the external face, it would not be possible to look out 
and down from the rooflights when stood within the rooms. Finally, in terms of the 
relationship of gardens to one another, it is proposed that there would be new tree planting 
and a 1.8m fence between the site and No. 110 Longdales Road. However, in order to 
ensure that these would be effective with land levels it is important that the final levels and 
fence heights are controlled by planning condition. Similarly, permitted development rights 
should also be removed for any additional windows in the end gables and rear roof slope, 
 
ii) Scale, massing and loss of light 
 
In terms of the scale and massing of the property, the proposals are for a two storey 
dwelling, with the second storey incorporated in the roof space. As such, the roof of the 
dwelling rakes away from the properties situated on Longdales Road and is positioned 
17m away from the rear face of the parent dwelling (No. 110). However, the end gables of 
the property propose an eaves height of 2.7m and ridge height of 6.4m.  
 
In terms of the potential for the loss of light, the property would be positioned 1m from the 
boundaries to the east and west of the site. The relationship to the east would be no 
different to that of the building approved in 2013. As such, it would be difficult for officers to 
suggest that this relationship would be inappropriate, particularly as this boundary is to the 
shared gardens of the adjacent flats, which would only be affected in the late afternoon 
due to the orientation of the site. The inverse relationship would apply to the property to 
the west, which would only be affected in the morning. Given the height of the building and 
its roof form, as well as the fact that the impact would be to the northern section of the 
garden that is not the most usable, officers are satisfied that the loss of light and impact of 
its scale that would occur would not be sufficiently harmful to warrant the refusal of the 
application upon such grounds. 
 
In terms of the impact across Aubourn Avenue, officers are satisfied given the scale of the 
proposed property and the degree of separation that the development would not cause 



undue loss of light or overshadowing, and this would therefore be an acceptable 
relationship. 
 
iii) Others Amenity Impacts 
 
In terms of the noise associated with construction and deliveries, officers agree with the 
Council’s Pollution Control Officer that it would be reasonable to control these through 
planning conditions to protect the amenities of existing residents. 
 
c) The Planning Balance 
 
Taking all the above in to account, it is considered that the proposed residential 
development of the site could be accommodated within the site in the future in a manner 
that would not cause unacceptable harm. Moreover, with satisfactory controls over land 
levels, fences and working / delivery hours, the proposals would be socially and 
environmentally sustainable in the context of the Framework and would accord with the 
policies in the Local Plan. 
 
4) Other Matters 
 
a) 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 
 
Officers are advised by the Council’s Scientific Officer that a planning condition should be 
imposed to deal with unexpected land contamination, which it is considered would be 
appropriate due to the residential use of the site. 
 



b) 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 of the Central 
Lincolnshire Local Plan makes reference to the fact that proposals should not have 
significant detrimental impacts on ecology. 
 
ii)  Assessment of the Implications of the Proposals 
 
In this instance a resident has referred to the loss of the hedge within the site and the 
potential impact upon ecology. As it is a residential property, the applicant could cut the 
hedge down at any point and this would be controlled. However, it is proposed that the 
hedge would be replaced by new planting, which officers consider appropriate in the 
context of established character. The details of this can be controlled by planning 
condition. Furthermore, the removal of hedges should also not take place during the bird 
breeding season (March- September), which can also be controlled by condition. 
 
c) Drainage 
 
Policy LP14 of the Local Plan deals with foul water disposal and it is proposed that the 
development would be connected to the mains sewer. A resident has queried whether 
there is sufficient capacity within the existing system to support the development. 
However, they have not suggested that there is a problem with existing infrastructure. In 
light of this, officers have no reason to question whether there would be infrastructure 
available to serve the dwelling proposed. Ultimately the applicant would need to agree a 
connection with the relevant authority. 
 
In terms of surface water drainage it is proposed that this would be to soakaway, which 
would meet the aims of the Local Plan and Framework in terms of a sustainable approach 
to drainage. However, should soakaways ultimately prove to not be possible, officers 
consider it would be necessary to have controls in place to address this matter, in the form 
of a planning condition. 
 
5) 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 recognise that the development would deliver economic benefits 
through employment and spend in the city. Whilst the Council currently has a five-year 
supply of housing, the location of additional residential development in a sustainable 
location would not undermine this position, rather it would provide additional choice. 
Furthermore, with a suitably designed development, the implications upon the character of 
the area and the residential amenities of near neighbours would not have negative 
sustainability implications for the local community, as they would lead to a development 
that would be socially sustainable. In addition, with suitable schemes to deal with drainage 
and contamination (if required) and air quality, the development would be environmentally 
sustainable. 



 
What is more, from a social and environmental perspective, the proposals would not 
undermine the ability of the Cathedral to be repaired in the future as the site would not be 
a suitable point of extraction due to its residential context. These matters would need to be 
weighed up in the planning balance. 
 
Thus, assessing the development as a whole in relation to its economic, social and 
environmental dimensions and benefits, it is considered that, in the round, this proposal 
could be considered as sustainable development and would accord with the Local Plan 
and Framework. 
 
In this case, officers are satisfied that all of the strands would be positively reinforced by 
the proposals. As such, assessing the development as a whole in relation to its economic, 
social and environmental dimensions and benefits, it is considered that, in the round, this 
proposal 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 
 
No 
 
Financial Implications 
 
The proposals would offer benefits to economic and social sustainability through spend by 
new residents and jobs created/sustained through construction and the location of the 
development respectively. In addition, the property would be subject to council tax 
payments. 
 
Legal Implications 
 
None 
 
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. 
 
Application Determined within Target Date 
 
Yes, subject to an extension of time. 
 



Recommendation 
 
The development should therefore only be granted subject to the planning conditions 
covering the matters listed below:- 
 

 Timeframe of the application; 

 Approved Plans; 

 Approved materials; 

 Landscaping; 

 No removal of hedges during bird breeding season; 

 Parking needs to be provided prior to occupation; 

 Surface water drainage scheme if soakaway not suitable; 

 Finished Floor Levels and fences (for privacy); 

 Unexpected Contamination; 

 Construction of the development (delivery times and working hours); 

 Electric Vehicle Recharging point; and 

 PD Removal (windows in gables and rear roof slope). 
 
Report by Planning Manager 
 


