
Planning Committee 19 July 2017 

 
Present: Councillor Peter West (in the Chair),  

Councillor Biff Bean, Councillor Kathleen Brothwell, 
Councillor Bob Bushell, Councillor Paul Gowen, 
Councillor Gary Hewson, Councillor Ronald Hills, 
Councillor Fay Smith, Councillor Tony Speakman and 
Councillor Neil Murray 
 

Apologies for Absence: Councillor Jim Hanrahan, Councillor Edmund Strengiel 
and Councillor Naomi Tweddle 
 

 
19.  Confirmation of Minutes - 21 June 2017  

 
RESOLVED that the minutes of the meeting held on 21June 2017 be confirmed. 
 

20.  Declarations of Interest  
 

Councillor Neil Murray declared a Personal and Pecuniary Interest with regard to 
the agenda item titled '19 St Catherine’s, Lincoln'.  
 
Reason: He lived in close proximity to the application site. He left the room during 
the consideration of this item. 
 

21.  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 of his report  
 

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.  
 

22.  Application for Development: Lincoln Central Railway Station, St Mary's 
Street, Lincoln  

 
The Planning Manager: 
 

a. described the location of the application site on the south side of St Mary’s 
Street by the railway station car park 
 

b. sought planning permission for removal of 5 mature London Plane trees 
with replacement planting of 5 new London Plane trees in appropriate tree 
pits as close to the original location of the existing trees as practicable 

 
c. advised that following an incident on Wednesday 28 June 2017, a tree of 



the same species, condition and within the same environment as the 
remaining trees had fallen 
 

d. reported that as part of the consented Transport Hub scheme work to re-
pave the area around the trees; the applicants advised there were no 
measures that could be taken to ensure that the remaining trees would not 
fall down either as an immediate consequence of starting the works or at 
some time in the future, therefore it was proposed to remove and replace 
the trees. 
 

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

 LP25: The Historic Environment 
 LP26: Design and Amenity 

 

f. outlined the responses made to the consultation exercise 
 

g. referred to the update sheet which contained further information and a 
further response received in respect of the application 

 
h. advised members of the main issues to be considered by the application as 

follows:  
 

 Amenity Value  

 Public Safety 
 

i. concluded that: 
 

 Whilst the trees offered a level of amenity it was considered that 
their removal would not have a significant negative impact on the 
Conservation Area. 

 Whilst it had been identified that three of the trees were worthy of a 
TPO, the potential risk to public safety had been highlighted by the 
applicant and it was therefore considered that in this case, on 
balance, the trees could be removed, subject to suitable 
replacements being planted as near to the original locations as 
possible.  
 

Members expressed concerns regarding the recommendation of officers in this 
instance not to protect mature trees which was contrary to normal procedure. 
However, it was acknowledged that this decision had to be balanced against 
public health and safety which was paramount. 
 
Members made comments/asked the following questions: 
 

 Had the fallen tree been damaged as part of the current Transport Hub 
development or as a result of historical work? 

 What checks had been carried out on all the trees prior to commencement 
of works? 

 What was the opinion of the Arboricultural Officer on the sustainability and 
prosperity of the replacement trees?  

 To what height would the replacement trees mature in pots? 

 The majority of residents would favour retention of the trees for amenity 
value/to take fumes out of the atmosphere. It was current policy to remove 



raised beds across the City which gave a confusing message if these trees 
were to be felled. 

 It was not known whether the remaining trees were damaged or not. The 
inference was that removing the trees would make the contractor’s work 
easier. 

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

 Each case requesting tree works, as with all other planning applications, 
should be considered on its own merits and no precedent was set here.  

 It was very fortunate that the incident of the fallen tree had not resulted in 
serious injury to members of the public.  

 Prior to Transport Hub works commencing the trees had been assessed 
as ‘very good’.  

 A number of circumstances had led to the tree’s collapse at which point 
damage to the root system was identified. Concrete was found below 
ground originating from repaving works completed historically and not due 
to current work. There was concern that the remaining trees may suffer a 
similar fate. 

 The felling of the trees would clearly pose a negative impact on the area. It 
could not be certain whether or not the remaining trees would pose similar 
issues in the future. Officers must take a balanced view on the proposals 
before us bearing in mind this was a highly pedestrianised area. 

 The replacement trees would be planted in 1,000 litre pots in tree pits 
allowing the roots to expand downwards. They would be younger trees, 
but of a ‘heavy’ standard. 

 The resurfacing of the pathways as part of the consented Transport Hub 
would not in his opinion have a positive impact and cause further 
disruption to the existing trees. 

 
The Arboricultural Officer offered the following additional comments:  
 

 The modern tree pit system offered stability to the trees guiding the roots 
downwards to spread laterally further below the surface. 

 The trees would measure 25 feet in height, half the height of the existing 
trees. 

 The new trees would be staked down, their weight giving extra stability. 

 The new trees would grow to a height of 20 metres similar to those present 
at St Mary Le Wigford Churchyard. 

 
Kate Ellis, Strategic Director, Major Developments advised: 
 

 The incident of the fallen tree was subject to a legal investigation. 

 The amenity value of the trees was the reason why they had been retained 
as part of the Transport Hub Scheme and they had been given a good bill 
of health during investigations carried out before work had commenced.  

 The incident of the fallen tree shifted the balance of evidence and we could 
no longer guarantee against a similar occurrence, with the potential for the 
Council to face prosecution. 

 The overriding health and safety issue changed the balance of the need to 
remove and replace the trees. 

 Various options had been investigated, however, historical evidence of the 
area around the fallen tree showed that the roots had lifted the existing 
pavement and been replaced in the past by tarmac. We could not 



guarantee the safety of the public if we continued with the scheme causing 
distress to the remaining trees. 

 Officers recognised the amenity value of replacing the trees with good 
quality specimens. 

 
RESOLVED that the trees highlighted within the report not be protected under a 
tree preservation order. 
 

23.  Change to Order of Business  
 

RESOLVED that the order of business be amended to allow the report on Land to 
the Rear of 110 Longdales Road, Lincoln to be considered as the next agenda 
item, and the report on The Phoenix, St Helens Avenue, Lincoln to be considered 
as the subsequent application for development. 
 

24.  Application for Development: Land To Rear Of 110 Longdales Road, Lincoln  
 

The Principal Planning Officer: 
 

a. advised that planning permission was sought for the erection of a two 
storey, three bedroom dwelling house 
 

b. described the proposed development site situated to the rear of a two-
storey host property fronting Longdales Road with a large rear garden 
which sloped slightly down to Aubourn Avenue 
 

c. suggested new fencing and a new privet hedge to the front replacing an 
existing hedge; and trees to the rear 

 
d. outlined the relevant site history to the application as detailed within the 

officer’s report 
 

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

 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 
  



f. outlined the responses made to the consultation exercise 
 

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

 The Principle of the Development; 

 The Impact of the Design of the Proposals; 

 The Implications of the Proposals upon Amenity; 

 Other Matters; and 

 The Planning Balance 
 

h. 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 in the report and 
subject to the conditions outlined within the officer’s report. 

 
Councillor Liz Maxwell, addressed Planning Committee as Ward Advocate on 
behalf of local residents, covering the following main points: 
 

 Some of the local residents she represented were quite elderly. 

 Aubourn Avenue was very narrow in width causing issues of access and 
parking for local residents. 

 Students from Bishop Grosseteste University also parked on Aubourn 
Avenue causing blocked access to driveways/difficulties for residents. 

 The proposed development would add to problems for residents getting in 
and out of their driveways. 

 Parking from the local sports field traffic also affected parking in the area. 

 The hedge to be destroyed was full of nesting birds. 
 
The Principal Planning Officeer confirmed the width of Aubourn Avenue from the 
edge of the footpath to the edge of the road at 5.5 metres. In comparison 
Longdales road measured 8.5m in width. 
 
Members discussed the content of the report in further detail. Concerns were 
raised in relation to: 
 

 Restricted view for vehicles exiting the driveway onto the road due to the 
existence of a high hedge either side of the new development and no 
footpath. 

 Potential opportunities for a residents parking scheme in the area due to 
student parking. 

 Potential imbalance of Houses in Multiple Occupation (HIMO’s) in the 
area. 

 Why residency was not conditioned to exclude students. 

 Whether Aubourn Avenue was standard width for an estate road. 

 Whether there were any Government guidelines covering development on 
garden land. 



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

 The width of Aubourn Avenue at 5.5 metres was typical of an estate road. 

 There was no direction from the Government to build/not to build on 
garden land. Each application should be considered on its own merits. 

 Any request to change the use of the premises to a HIMO would require a 
further planning application for C4 use. The number of HIMO’s in the area 
would be assessed at that time although there was no indication it was 
excessive according to existing records. 

 S106 agreements were deployed consistently in Carholme Ward due to 
the social imbalance created by over 10% of properties being HIMO’s, the 
area of this application did not and therefore this could not be justified. 

 The absence of a footpath outside the driveway/sight restrictions to access 
was not unique across the City and not of sufficient merit to warrant refusal 
of planning permission. 

 The mention of resident’s parking was not a matter for him to comment on 
at this time.  

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

 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). 
 

25.  Application for Development: The Phoenix, St Helens Avenue, Lincoln  
 

The Planning Manager: 
 

a. described the location of the proposed development, a large detached 
property (dormer bungalow), known as The Phoenix, accessed by a 
private driveway located at the northern end of St Helens Avenue, off 
Skellingthorpe Road 

 

b. advised that planning permission was sought for change of use of from a 
dwellinghouse (class C3) to a residential care home (class C2), by the 
Linkage Trust, a registered charity providing care, specialist further 
education and employment services to people with varying degrees of 
learning disabilities. 
 

c. added that The Trust was developing a campus within the grounds of 
Boultham Park, the delivery of which was dependent on the provision of 
accessible residential care accommodation nearby 

 



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

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

 National Planning Policy Framework  

 Policy LP1: A Presumption in Favour of Sustainable Development 9 

 Policy LP10: Meeting Accommodation Needs 33 

  
f. outlined the responses made to the consultation exercise 

 
g. referred to the update sheet which contained further information in respect 

of the proposed development 
 

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

 National and local planning policy 

 The principle of the development 

 Accessibility and parking provision 

 Potential impact on residential amenity 
 

i. concluded that: 
 

 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. 

 
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 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 

 
26.  Application for Development: 19 St Catherines, Lincoln  

 
The Principal Planning Officer: 
 

a. sought planning permission for change of use of 19 St Catherine’s from a 
doctors' surgery to a 7 bedroom house in multiple occupation (HIMO) 
 

b. described the location of the property, a two-storey, Victorian building 
facing onto St Catherine’s with vehicle access taken from Colgrave Street 

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

 
 National Planning Policy Framework  

 Central Lincolnshire Local Plan – Policy LP37 

 



d. outlined the responses made to the consultation exercise 

 

e. referred to the update sheet which contained a further response received 
from Lincoln Civic Trust in respect of the proposed development 
 

f. advised members that the main issues to be considered by the application 
related directly to Policy LP37: Sub-division and multi-occupation of 
dwellings within Lincoln of the Central Lincolnshire Local Plan which stated 
that the conversion or change of use of existing dwellings and buildings in 
other uses to self-contained flats or shared accommodation including 
houses in multiple occupation will be supported where: 
 

 The existing dwelling or building was capable of conversion without 
causing harm to the amenities of future occupants, neighbours and 
the wider area; 

 The development would not lead to or increase an existing over-
concentration of such issues on the area; 

 Adequate provision was made for external communal areas, bin 
storage and collection, and on-site parking and cycle storage unless 
it could be demonstrated that the site was sustainably located on a 
regular bus route or within walking distance of the city centre. 
 

g. concluded that: 
 

 It was considered that the proposed change of use would meet the 
tests of Policy LP37 of the Central Lincolnshire Local Plan. 

 The use would not lead to an over intensification of multiple 
occupation dwellings in the immediate area and the on street 
parking would provide a facility not seen with most properties in this 
area. Therefore it would not add to the current parking issues in the 
area. 
 

Members discussed the content of the report in further detail. 
 
The Principal Planning Officer further advised: 
 

 That the proposed change of use was not in exceedance of the 
10% threshold of HIMO’s within a 100m radius and for this reason 
there was no justification to reject the application.  

 The Highways Authority had raised no objections to the scheme. 

 One parking space had been allocated per bedroom. For this 
reason he suggested that a further condition be imposed on the 
grant of planning permission to restrict the number of occupants 
residing at the property to 7 in total. 

 
Members commented as follows: 
 

 A condition requiring the parking bays to be marked out to allow 
sufficient space for drivers to swing in and out of the premises 
would be helpful. 

 Resident’s in the area had expressed concerns over the build-up of 
HIMO’s in the area generally. 

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



 Officers could not give a specific quantity of the amount of HIMO’s 
in the area. He was confident it was under the 10% threshold 
although it may be near. The HIMO database was a working 
document and was getting more accurate as properties were 
added. 

 The marking out of parking bays was not a requirement of the 
planning application, however, he was happy to suggest this to the 
applicant as a condition. Should the applicant be resistant to this 
proposal his view was that the planning application should still be 
approved.  
 

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

 Development to be commenced within three years. 

 Development to be carried out in accordance with the submitted 
floor plan. 

 Number of residents to be limited to 7 in total. 

 Negotiations to be held with applicant requesting the marking up of 
car parking bays at the premises. 

 


