
Application Number: 2017/0594/FUL 

Site Address: The Phoenix, St Helens Avenue, Lincoln 

Target Date: 26th July 2017 

Agent Name: JH Walter LLP 

Applicant Name: Valerie Waby 

Proposal: Change of use of dwellinghouse (class C3) to residential care home 
(class C2) 

 
Background - Site Location and Description 
 
The proposed development relates to a large detached property (dormer bungalow), known as The 
Phoenix, located at the northern end of St Helens Avenue, off Skellingthorpe Road, approximately 
half way between its junctions with Tritton Road and Boultham Park Road. 
 
The property is constructed of Anglian buff brick with red engineering brick detail at 
reveals/corners/plinth, and includes an integral double garage, and paved parking area to the front. 
It is centrally positioned within the application site, which is accessed via a private driveway off St 
Helens Avenue. 
 
The application has been made by the Linkage Trust, a registered charity which provides care, 
specialist further education and employment services to people with varying degrees of learning 
disabilities. The Trust is developing a campus within the grounds of  Boultham Park, the delivery 
of which is dependent on the provision of accessible residential care accommodation nearby. 
 
 
Site History 
 

Reference: Description Status Decision Date:  

LJ28/0287/95 Erection of a detached 
house. 

Granted 
Conditionally 

7th August 1995  

 
Case Officer Site Visit 
 
Undertaken on 22nd June 2017 
 
Policies Referred to 
 
National Planning Policy Framework  
Policy LP1 A Presumption in Favour of Sustainable Development 9 
Policy LP10 Meeting Accommodation Needs 33 
 
Issues 
 
- National and local planning policy 
- The principle of the development 
- Accessibility and parking provision 
- Potential impact on residential amenity 
 
Consultations 
 
Consultations were carried out in accordance with the Statement of Community Involvement, 
adopted May 2014.  
 
Statutory Consultation Responses 
 

Consultee Comment  



 
Lincolnshire Police 

 
Comments Received 
 

 
Environmental Health 

 
No Response Received 
 

 
Highways & Planning 

 
Comments Received 
 

 
 
Public Consultation Responses 
 

Name Address  

Angus Fraser 47 St Helen's Avenue 
Lincoln 
LN6 7RA       

Mr Angus Fraser 47 St Helens Avenue 
Lincoln 
LN6 7RA 

 
Consideration 
 
The proposed development comprises the change of the use of the property from a Class C3 
dwelling house to a Class C2 residential care home for up to seven residents. The existing internal 
layout of the property would be altered to provide six bedrooms with en-suite facilities, and 
associated communal rooms and carer/manager offices, with the potential for a seveth en-suite 
bedroom to be provided if needed. No external alterations are proposed. 
 
National and local planning policy 
Evidence shows that the majority of residents in Central Lincolnshire whose day-to-day activities 
are limited a lot by their long-term health problem or disability do not live in communal 
establishments, suggesting that they live at home or with relatives, friends or carers. This suggests 
an ongoing need to ensure that there is a sufficient supply of suitable accommodation, such as the 
residential care accommodation proposed by this application (Central Lincolnshire Strategic 
Housing Market Assessment, July 2015). 
 
Policy LP10 'Meeting Accommodation Needs' of the Central Lincolnshire Local Plan (2017) 
requires residential care accommodation, which is designed to accommodate those who need 
some form of on-site assistance, to be located in a settlement in levels 1 to 4 of the settlement 
hierarchy. Lincoln Urban Area is considered an appropriate location for residential care 
accommodation, as it is at level 1 of the settlement hierarchy. 
 
The principle of the development 
The existing lawful use of the application property falls within Class C3 (dwelling houses) of the 
Town and Country Planning (Use Classes) Order 1987 (as amended). Some residential care 
accommodation falls within Class C3, as the definition allows for a dwelling house to be used by 
'not more than six residents living together as a single household where care is provided to 
residents'. The applicant has applied to change the use of the property to a residential care home, 
which falls within Class C2 (residential institutions) of the Use Classes Order, as up to seven 
residents would live at the property, and they would not form a single household. 
 
Class C2 (residential institutions) of the Use Classes Order includes a number of different types of 
residential institutions, some of which may be more appropriately located elsewhere in the city. It 
is, therefore, considered appropriate to impose a condition on an approved application to prevent 
the use of the property from changing to another use within Class C2 without the need for planning 
permission. 



 
Accessibility and parking provision 
Local residents have expressed concerns regarding vehicle movements and parking provision 
associated with the proposed development. Officers consider these have largely been addressed 
by the applicant's response to Lincolnshire County Council's request for a parking strategy, a copy 
of which is appended to this report. The strategy is essentially a travel plan, which is based on 
minimising car travel and maximising the use of sustainable modes of transport. The application 
states none of the residents would drive, therefore, vehicle movements would be limited to those 
associated with carers travelling to and from the site; visiting family and friends, who would arrive 
by appointment only; and the occasional mini-bus for residents excursions. Residents would 
primarily travel to and from nearby services and facilities, including the Linkage Trust campus, on 
foot or by bus.  
 
The application site includes 4 parking spaces, which officers consider is adequate for the 
proposed use, given the potential for more sustainable modes of transport to be used by those 
accessing the site. Nevertheless, some unrestricted on-street parking is available on St Helens 
Avenue. 
 
Potential impact on residential amenity 
To the south of the application property is the detached property at 42 St Helens Avenue, to the 
north is the detached property at 123 Western Avenue, and to the west is the detached property 
known as Paddock House. To the east are playing fields associated with St Peter and St Paul 
Catholic Voluntary Academy. 
 
The supporting statement submitted with the application states care would be provided to residents 
24/7, with a high ratio of carers to residents. Taking into account the proposed level of on-site care 
and management, it is considered that the proposed change of use would have a negligible impact 
on the amenities which all existing and future occupants of neighbouring land and properties may 
reasonably expect to enjoy. 
 
Lincoln Townscape Assessment 
 
Skellingthorpe Character Area is mainly residential with some commercial and civic buildings 
centred around the Boultham Park Road roundabout in the north east of the Character Area and 
along Skellingthorpe Road. The existing character is strongly influenced by housing development 
during the Inter-War Period [1919-1945]. The construction of St. Helen's Avenue was proposed by 
Mrs E Blank, builder, in April 1929. The majority of the housing was built between the 1920s and 
1938 with the remainder complete by 1950. Since 1950 development in the Character Area has 
mainly consisted of small scale infill, including the application property, which was constructed in 
1997. 
 
Application negotiated either at pre-application or during process of application 
 
No 
 
Financial Implications 
 
None 
 
Legal Implications 
 
None 
 
Equality Implications 
 
None 
 



Conclusion 
 
The proposed change of use would meet an identified need for residential care accommodation 
and be appropriately located within the Lincoln Urban Area, in accordance with Policy LP10 
'Meeting Accommodation Needs' of the Central Lincolnshire Local Plan (2017), and would not 
unduly impact on the amenities of neighbouring properties or the wider area. Access to and from 
the site would be safe and convenient for both pedestrians and vehicles. Parking provision would 
be adequate, given the scale of the proposed development, and the potential for more sustainable 
modes of transport to be used. 
 
Application Determined within Target Date 
 
Yes 
 
Recommendation 
 
That the application is Granted Conditionally 
 
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 below. 

  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 
 
05) Notwithstanding the provisions of Schedule 2 of the Town and Country Planning (General 

Permitted Development) Order 2015 (or any subsequent re-enactment or revocation 
thereof) the dwelling hereby approved shall only be used for the residential care 
accommodation hereby approved and shall not be used for any other purpose within Class 
C2 of the Town and Country Planning (Use Classes) Order 1987 (as amended) without the 
prior consent of the City Council as Local Planning Authority. 

   
  Reason:  In the interests of residential amenity. 
  
06) The arrangements detailed in the strategy for the parking of vehicles shall be available at all 

times when the property is in use. 
   
  Reason:  To enable calling vehicles to wait clear of the carriageway of St Helens Avenue. 
 



Table A 
The above recommendation has been made in accordance with the submitted drawings identified 
below: 

Drawing No. Version Drawing Type Date Received 

L-LIN-142-LP  Location Plan 26th May 2017 

  Floor Plans - Existing 26th May 2017 

  Floor Plans - Proposed 26th May 2017 

 


