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Consultee Responses 

Dear Sir/Madam 

Thank you for referring the above application, which was received on 16 June 2017. 

This proposal falls outside the scope of matters on which the Environment Agency is a statutory 

consultee. Therefore we have no comment to make on this application. 

Should you require any additional information, or wish to discuss these matters further, please do 

not hesitate to contact me on the number below. 

 

Kind regards,  

Keri Monger 

Sustainable Places – Planning Advisor | Lincolnshire and Northamptonshire 

Environment Agency | Nene House, Pytchley Road Industrial Estate, Pytchley Lodge Road, Kettering, 

NN15 6JQ  

 

keri.monger@environment-agency.gov.uk | planningkettering@environment-agency.gov.uk  

Direct Dial: 020 847 48545 | Team Dial: 020 302 53536 

 

 
 

 

 

 

Not in our area but one for interest for Help the Aged 
 
On 16 Jun 2017, at 11:55, developmentteam@lincoln.gov.uk wrote: 
 
Dear Nigel Manders 
  
Please find attached consultation for Planning application reference  
2017/0617/FUL 
  
Regards 
  
Development Team 
City of Lincoln Council 
 
City of Lincoln Council is a Living Wage employer. If you would like to know more about the Living 
Wage, or sign up to the Making Lincoln  
Living Wage campaign, please visit  
www.lincolnagainstpoverty.co.uk/livingwage 

mailto:keri.monger@environment-agency.gov.uk
mailto:planningkettering@environment-agency.gov.uk
mailto:developmentteam@lincoln.gov.uk
http://www.lincolnagainstpoverty.co.uk/livingwage
https://twitter.com/envagency
https://www.facebook.com/environmentagency
http://www.youtube.co.uk/user/EnvironmentAgencyTV
https://www.flickr.com/photos/environment-agency
https://www.linkedin.com/company/environment-agency
https://www.gov.uk/environment-agency


 

 
 

LINCOLNSHIRE POLICE 
 

POLICE HEADQUARTERS 

PO Box 999 

LINCOLN  LN5 7PH 

Fax:  (01522) 558128  

DDI:  (01522) 558292 

email  

john.manuel@lincs.pnn.police.uk 

 

Your Ref: App. 2017/0617/FUL                                                              20th June 2017 

 Our Ref: PG// 

 

Development & Environmental Services 

City Hall, Beaumont Fee 

Lincoln, LN1 1DF 

 

Re:  Warehouse, Mint Lane, Lincoln, Lincolnshire, HMO Student Accommodation 
Thank you for your correspondence and opportunity to comment on the proposed 

development. I would request that you consider the following points that if adhered to would 

help reduce the opportunity for crime and increase the safety and sustainability of the 

development. 

Historically Student Accommodation can become vulnerable to crime and anti-social 

behaviour therefore it is important that the best security arrangements and provision are 

planned for such premises. 

The safety, security and general well being of student should be of paramount importance 

when considering the detail of this application. The site is centrally located and has an 

entrance that exits onto a busy area of Lincoln, within the centre of Lincoln nightlife? The 

following aspects of security should be rigorously applied to this building. 

Lincolnshire Police has no formal objections to the planning application in principle but would 

recommend that the initial advisory recommendations are implemented. 

External doors and windows 

The potential for unwanted guests will be considerable at this location and therefore robust 

measures should be installed to ensure the security and safety of student residents. I have 

some concerns that access may be easily gained via either of the shown entrances and the 

risk of ‘follow through’ entry gained. I would recommend that an air-lock style entrance 

vestibule is incorporated into the design (to help prevent unauthorised follow through 

access) commensurate with an access control system, with an electronic door release, and 

visitor door entry system that provides colour images, and clear audio communications 



linked to each individual unit. Under no circumstances should a trade person release button 

or similar uncontrolled access method be used. 

An Industry standard approved CCTV system should be installed covering all communal 

points of entry and lobby areas. This system must be able to capture and record all persons 

using the entry system.  

The secured by design requirement for all dwelling external doors is PAS 24.2016 or 

Bespoke equivalent (doors of an enhanced Security) or WCL 1 (WCL 1 is the reference 

number for PAS 23/24 and is published by Warrington Certification Laboratories).  

All ground floor windows and doors and those that are easily accessible from the ground 

must conform to improved security standard PAS24: 2016. All ground floor windows 

should have window restrainers and effective locking systems. 

I would recommend that all ground floor and easily accessible windows have at least one 

pane of laminated glass. 

Individual Flat or Unit Doors. 

Flat entrance door-sets should meet the same physical requirements as the ‘main front door’ 

i.e. PAS24:2016. The locking hardware should be operable from both sides of an unlocked 

door without the use of the key (utilising a roller latch or latch operable from both sides of the 

door-set by a handle). If the door-set is certified to either PAS24:2016 or STS 201 Issue 

4:2012 then it must be classified as DKT. 

Homes of Multi-Occupancy / Student Accommodation – Communal Areas & Mail 

Delivery 

Where communal mail delivery facilities are proposed and are to be encouraged with other 

security and safety measures to reduce the need for access to the premises communal letter 

boxes should comply to the following criteria.  

 Located at the main entrance within an internal area or lobby (vestibule) covered by 
CCTV or located within an ‘airlock style’ entrance hall. 

 Be of a robust construction (Federation Technical Specification 009 (TS009) 

 Have anti-fishing properties where advised and appropriate. 

 Installed to the manufacturers specifications. 

 Through wall mail delivery can be a suitable and secure method.  
 

Lighting 

Lighting should be designed to cover the external doors and be controlled by photoelectric 

cell (dusk to dawn) with a manual override.  The use of low consumption lamps with an 

efficacy of greater than 40 lumens per circuit watt is required; it is recommended that they be 

positioned to prevent possible attack.  

Cycle Storage Structure (if to be included) 

Generally pedestrian access doors-sets to commercial units should be certified to LPS 1175 

security rating 2. The access controlled door should be designed in such a way that the 

hinges and door-sets are of a non-lift nature and non-tamper proof. The door locks must be 

operable by way of a thumb screw turn to avoid any person being accidently locked in the 

cycle storage area. 

 



Lighting within cycle storage area; automatically activated passive infra-red lighting should 

be considered rather than permanent lighting to which other users become accustomed and 

therefore activation would not draw any attention. Lighting units should be vandal resistant 

energy efficient light fittings. 

Bin Storage (not seen) 

Internal communal bin and bicycle stores within blocks of flats must have no windows and be 

fitted with a secure door set that meets the same physical specification as ‘front door’ and 

specifically Section 2, paragraphs 21.1 to 21.6 and 21.8 to 21.13. 

This will ensure that such stores are only accessible to residents. The locking system must 

be operable from the inner face by use of a thumb turn to ensure that residents are not 

accidentally locked in by another person. A bicycle store must also be provided with stands 

with secure anchor points or secure cycle stands. 

External bins stores and home composting containers (supplied to meet ‘Code for 
Sustainable Homes’ ‘Was 3’) should be sited in such a way that they cannot be used as a 
climbing aid to commit crime. 

Please do not hesitate to contact me should you need further information or clarification. 

Please refer to Commercial Guide 2015 & New Homes 2016 which can be located on 
www.securedbydesign.com  

Crime prevention advice is given free without the intention of creating a contract.  Neither the 

Home Office nor the Police Service takes any legal responsibility for the advice given.  

However, if the advice is implemented it will reduce the opportunity for crimes to be committed. 

 

Yours sincerely, 

John Manuel MA BA (Hons) PGCE Dip Bus. 

 

Force Crime Prevention Design Advisor 

 

 

 

 

 

 

 

 

 

 

 

http://www.securedbydesign.com/


Dear Mr Manning 

T&CP (Development Management Procedure) (England) Order 2015 

& Planning (Listed Buildings & Conservation Areas) Regulations 1990 

WAREHOUSE, MINT LANE, LINCOLN, LINCOLNSHIRE 

Application No. 2017/0617/FUL 

 

Thank you for your letter of 16 June 2017 regarding the above application for planning permission. 

On the basis of the information available to date, we offer the following advice to assist your 

authority in determining the application. 

 

Summary 

The planning application includes the proposed partial demolition and conversion of the former 

parish hall, conversion of the former school buildings, extension and conversion of the existing 

warehouse and the erection of two new 5 storey blocks, for residential use with a glazed central link.  

We have been consulted on the basis that the proposed development constitutes development 

within a conservation area where the area of the application site is greater 1000 square metres, and 

because the proposed development would be greater than 20 metres in height [within a 

conservation area]. The development site also lies within the setting of the Lincoln Roman Colonia 

which is a scheduled monument.   

Our advice is given in accordance with the Planning (Listed Buildings and Conservation Areas) Act 

1990, the NPPF, the Planning Practice Guidance and the Historic Environment Good Practice in 

Planning Notes 2 and 3.  

We have previously given advice in relation to proposals at this site in our letter of 21st April 2016 

(Application ref- 2016/0202/F).  The previous application proposed the partial demolition of the 

former parish hall and the erection of two five storey buildings. In our letter we advised that the 

proposed scheme would cause a high level of less than substantial harm to the significance of the 

conservation area, we are therefore disappointed to learn the application was subsequently 

approved by your authority.  

Having reviewed the information provided, in the context of the previously approved scheme, we 

believe that the current proposals would have a greater adverse impact on the character and 

appearance of the conservation area. In particular we believe that the proposed alterations to 

Stokes Warehouse which involves the demolition of the roof structure and raises the height of the 

building above the proposed five storey blocks, along with the partial loss of parish hall, the 

proposed alterations to the former school building and the proposed new five storey blocks would 

result in a high level of less than substantial harm to the overall significance and character and 

appearance of the conservation area, as outlined below.  

We believe that the scheme would be significantly improved by the removal of the proposed two 

storey roof extension to Stokes Warehouse and recommend that the application is amended 

accordingly. If the application remains unchanged, Historic England objects to the application on 

heritage grounds. 



 

Historic England Advice 

Significance  

We note no heritage statement/ assessment of significance has been included with this application 

in line with paragraph 128 of the NPPF. From our analysis of the site the significance is as follows- 

The application site lies within the Cathedral and City Centre Conservation Area which was designated 

in 1968. There is no Conservation Area Appraisal for the City and Cathedral Conservation Area, but a 

character statement has been produced and adopted by the local planning authority which covers the 

Newland area. This statement notes the general character as being one of small scale brick buildings 

predominantly of 2-3 storeys high, medium to high solid-to-void ratios, with roofs generally pitched 

and gabled, with roof lines facing the road and covered with slate.  

The conservation area includes key listed and unlisted buildings. The surrounding roof-scape consists 

of mainly traditional roof forms. The variation in roofline along with the range of architectural styles 

creates a high quality townscape. 

The site itself includes the former parish hall, the former school building and Stokes Warehouse. The 

former parish hall (St Martins) dates from 1923 and is located on the junction of Beaumont Fee and 

Park Street to the north west of the site. The former hall, which is of architectural merit, designed to 

address its prominent corner position within the surrounding townscape, makes a strong positive 

contribution to the street scene. The former school building to the west of the site, which fronts 

Beaumont Fee, sits slightly back from the road.  It is a Victorian red brick building of considerable 

architectural merit with fine architectural detailing and is a prominent building within the street scene. 

The Stokes Warehouse building is located to the north east of the site on the corner of Park Street and 

Mint lane. In contrast to the former hall and school building which conform to the general scale and 

storey heights of the area, the warehouse building is four storeys in height.  The building’s simple form 

reflects its former use. It is a key building within this part of the conservation area, which shows the 

historic development of this area, being one of a small number of industrial buildings which survive, 

as an example of the former industrial character near the city centre. 

Overall, all three buildings form an important group of non-designated heritage assets which make a 

strong positive contribution to the street scene and the character, appearance and significance of the 

Cathedral and City Centre Conservation Area.  

 

Impact of the scheme 

There are several aspects of the proposal to consider - the impact of the proposed alterations to 

both Stokes Warehouse and the former school building, the partial demolition of the former parish 

hall and the impact of the proposed new five storey blocks, including the link buildings, on the 

character and appearance and significance of the conservation area. 

 

Alterations to Stokes Warehouse, the former school and parish hall 

Stokes Warehouse sits in a prominent position on the corner of Park Street and Mint Lane. It is a 

building of considerable townscape merit as highlighted above and makes a strong positive 

contribution to the character and appearance of the conservation area. It’s simple architectural form 



reflects its former use. The proposal is to demolish the existing roof structure and replace it with a 

two storey glazed extension with metal cladding, taking the height of the building above the 

proposed adjacent five storey blocks. The proposed removal of the roof structure is regrettable and 

would, in our view, have an adverse impact on the building’s simple architectural form and 

composition and result in the loss of historic fabric. Furthermore, the proposed extension, would 

appear as an incongruous addition to the skyline, which would not sit harmoniously in the 

surrounding townscape, by virtue of its scale, mass and design.  

Overall the proposed alterations to the warehouse would neither preserve or enhance the character 

and appearance of the conservation area nor make a positive contribution to local character or 

distinctiveness and are therefore harmful to the overall significance of the conservation area.   

As outlined above, the former school is a building of townscape merit which makes a positive 

contribution to both the street scene and the character and appearance of the conservation area. 

The current scheme includes the alterations to the windows on the Beaumont Fee elevation and 

several interventions at roof level including the insertion of dormer windows, balconies, and an 

extension to the rear. In our view, the proposed alteration to four existing windows on the principal 

façade would alter the simple architectural composition of the building and the newly inserted 

floors, which would be visible behind the proposed fenestration, would be visually intrusive further 

detracting from the composition of the principle facade. Similarly, the proposed insertion of 

windows and balconies would alter the simple roof form of the building and in our view, would be 

visually intrusive and incongruous. Overall, the proposals as outlined above would detract from the 

street scene and the character and appearance of the conservation area. 

As previously advised, the proposed partial demolition of the former parish hall would be harmful to 

the character and appearance of the conservation area.  The planning application does not provide 

any clear justification for demolition of the rear part of the hall, nor provides any convincing 

evidence as to why this part of the building cannot be retained and re-used.   

 

New Development 

The proposed new blocks are of five storeys with flat roofs, in a mixed palette of material which 

includes brick, cladding, and aluminium and are linked by a central glazed atrium. Overall the 

proposed blocks make limited reference to the prevailing character and appearance of the 

conservation area, particularly in terms of their scale/storey height, or their architectural design and 

form, and in our view, do not respond appropriately to their context or sit harmoniously within the 

street scene. 

In particular, when viewed from Beaumont Fee, the proposed blocks would form an uncharacteristic 

and stark backdrop to the former parish hall and school building, appearing out of scale, dominating 

and competing with its neighbours (no photomontages of this view appear to have been submitted 

as part of the application).   

Overall the proposed five storey blocks would neither preserve nor enhance the character and 

appearance of the conservation area and are therefore harmful to  its overall significance.   

 

Policy 

As the application affects a conservation area, the statutory requirement within Section 72 (1) of the 



Planning (Listed Buildings and Conservation Areas) Act 1990 is for your authority to pay special 

attention to the desirability of preserving or enhancing the character or appearance of that area 

when making your decision.  The courts have held that any harm should be given “considerable 

importance and weight”.   

Your authority should aim to achieve the objective of sustainable development which means 

development that achieves social, economic and environmental gains. Conservation of the historic 

environment is recognised as one of the 12 core principles of sustainable development in the NPPF. 

The importance attached to significance with respect to heritage assets is also recognised by the 

Government’s National Planning Policy Framework (NPPF) and in guidance, including The Planning 

Practice Guidance.  The NPPF defines significance as ‘The value of a heritage asset to this and future 

generations because of its heritage interest'. That interest may be archaeological, architectural, 

artistic or historic. 

 Significance can be harmed or lost through development and any harm or loss to significance 

‘should require clear and convincing justification’ (paragraph 132, NPPF).  

 Paragraph 131 of the NPPF, reminds us that in determining planning applications, local planning 

authorities should take account of: 

the desirability of sustaining and enhancing the significance of heritage assets and putting them 

to viable uses consistent with their conservation; 

the positive contribution that conservation of heritage assets can make to sustainable 

communities including their economic vitality; and 

the desirability of new development making a positive contribution to local character and 

distinctiveness 

Paragraphs 63-65 are concerned with raising standards of design and we refer you to these and 

paragraph 137 concerned with conservation areas.  In line with paragraphs 132 and 134 of the NPPF 

it will be for the determining authority to consider the justification put forward for this scheme in 

the form proposed, and to balance all planning matters, including public benefit afforded by this 

proposal, and affording the required weight to heritage matters as set out in the Planning (Listed 

Buildings and Conservation Areas) Act 1990 Act and the NPPF.   

We draw your attention to Paragraph 135 NPPF which states that the effect of an application on the 

significance of a non-designated heritage asset should be taken into account in determining the 

application. In weighing applications that affect directly or indirectly non designated heritage assets, 

a balanced judgement will be required having regard to the scale of any harm or loss and the 

significance of the heritage asset. 

 

Position 

We advise, the scheme would cause a high level of less than substantial level of harm to the overall 

significance of the Cathedral and City Centre Conservation Area.  

In the context of the previously approved scheme, we believe that the current scheme would have a 

greater adverse impact on the character and appearance of the conservation area. In particular we 

believe that the proposed alterations to Stokes Warehouse which involves the demolition of the roof 

structure and raises the height of the building above the proposed five storey blocks is particularly 



harmful as outlined above.  

It will be for your authority to weigh all planning considerations and our advice above in determining 

the application, in line with Government legislation, policy and guidance concerned with the historic 

environment. 

 

Recommendation 

Historic England has concerns regarding the application on heritage grounds. 

as we believe the current proposal would cause a high level of less than substantial harm to the 

significance of the conservation area. We consider that the issues and safeguards outlined in our 

advice need to be addressed in order for the application to meet the requirements of paragraphs 

128,131,132,134, 135 and 137 of the NPPF. 

Notwithstanding the harm elsewhere, we believe that the scheme would be significantly improved 

by the removal of the proposed two storey roof extension to Stokes Warehouse and therefore 

recommend that the application is amended accordingly to reflect our advice.If the application 

remains unchanged, Historic England objects to the application on heritage grounds. 

In determining this application you should bear in mind the statutory duty of section 72(1) of the 

Planning (Listed Buildings and Conservation Areas) Act 1990 to pay special attention to the 

desirability of preserving or enhancing the character or appearance of conservation areas. 

Your authority should take these representations into account and seek amendments, safeguards or 

further information as set out in our advice. If, however, you propose to determine the application 

in its current form, please treat this as a letter of objection, inform us of the date of the committee 

and send us a copy of your report at the earliest opportunity. 

 

Please contact me if we can be of further assistance. 

 

Yours sincerely 

 

Rose Thompson 

Assistant Inspector of Historic Buildings and Areas 

E-mail: rosemary.thompson@HistoricEngland.org.uk 

 

 

 

 



On that basis then, the County Council will not be seeking an education contribution from this 

proposed development.  

 

Kind regards,  

 

Robbie Bonner  

Asset Manager 

Corporate Property 

 

Lincolnshire County Council l County Offices l Newland l Lincoln l LN1 1YL 

 

Tel: 01522 554577 Mobile: 07464980717 email: robbie.bonner@lincolnshire.gov.uk  

 

This e-mail may include legally privileged information and may contain confidential information intended only for the use of 

the addressee. If the reader of this message is not the intended recipient, you are hereby notified that any dissemination of 

information contained herein, together with the distribution or copying of this e-mail, is strictly prohibited. If you have 

received this e-mail in error, please notify me by return e-mail. Thank you. 

 

mailto:robbie.bonner@lincolnshire.gov.uk


 



 



 

 

Consultee Comments for Planning Application 
2017/0617/FUL 
Application Summary 
Application Number: 2017/0617/FUL 
Address: Warehouse Mint Lane Lincoln Lincolnshire 
Proposal: Demolition of single storey hall building and entrance link. Conversion of existing 
parish hall and school buildings, extension and conversion of existing warehouse and erection 
of two, 5 storey buildings to accommodate a total of 138 new residential studios with 
associated external alterations and central glazed atrium link. 
Case Officer: Lana Meddings 
Consultee Details 
Name: Ms Catherine Waby 
Address: St Mary's Guildhall, 385 High Street, Lincoln LN5 7SF 
Email: lincolncivictrust@btconnect.com 
On Behalf Of: Lincoln Civic Trust 
Comments 
OBJECTION - We base our objections on the scale of the whole project and in particular the 
height of the building which replaces the Church Hall, the two additional storeys to be added 
to the existing warehouse and the overall size and footprint of the building to be built of the 
existing car park on Mint Lane. The area is right for development but the sheer size of the 
project is too great as it removes all open space from the site. Furthermore, the application 
does not have a Heritage statement for the buildings and no consideration has been given to 
the additional traffic in Mint Lane and Park Street that will be generated. We are also 
concerned by the number and nature or the proposed occupancy being students being very 
close to the 'Age' Concern building and next to a major night club (Home) in the City. 
 

 

 

 



Neighbour Comments  

 

Comments for Planning Application 2017/0617/FUL 
Application Summary 
Application Number: 2017/0617/FUL 
Address: Warehouse Mint Lane Lincoln Lincolnshire 
Proposal: Demolition of single storey hall building and entrance link. Conversion of 
existing parish hall and school buildings, extension and conversion of existing 
warehouse and erection of two, 5 storey buildings to accommodate a total of 138 
new residential studios with associated external alterations and central glazed atrium 
link. 
Case Officer: Lana Meddings 
Customer Details 
Name: Mrs Valerie Wilkinson 
Address: 25 Lee Rd Lincoln 
Comment Details 
Commenter Type: Member of the Public 
Stance: Customer objects to the Planning Application 
Comment Reasons: 
Comment:This proposed development is unnecessary, as the city is awash with 
student accommodation, much of it, empty.The area is extremely congested, with 
traffic at a standstill, not only at peak periods. 
If the provision is for 'luxury' flats, then many of the students will have cars, with no 
provision for parking, as far as I can see on the plans. 
The air pollution in that area is already over the limit at busy times -I believed the 
government when they said the plan was to improve air quality, as it is responsible 
for ill health and premature deaths. 
There is too little consideration given to protecting the rich heritage that we have in 
Lincoln. Yet another ugly block does nothing to enhance it. Developers care little for 
tradition, or the future, as profit is their business. 
I would also like to point out that Beaumont Fee has a huge problem with drug and 
alcohol addicts living on the streets, next door to the proposed development. 
 

Comments for Planning Application 2017/0617/FUL 
Application Summary 
Application Number: 2017/0617/FUL 
Address: Warehouse Mint Lane Lincoln Lincolnshire 
Proposal: Demolition of single storey hall building and entrance link. Conversion of 
existing parish hall and school buildings, extension and conversion of existing 
warehouse and erection of two, 5 storey buildings to accommodate a total of 138 
new residential studios with associated external alterations and central glazed atrium 
link. 
Case Officer: Lana Meddings 
Customer Details 
Name: Mr Dave Andrew 
Address: 9 St Andrews Clsoe Lincoln 
Comment Details 



Commenter Type: Member of the Public 
Stance: Customer made comments in support of the Planning Application 
Comment Reasons: 
Comment:I am strongly in favour of this plan since the area as it is looks old and 
tired and is an area to be avoided. I would however suggest that both blocks are 6 
storeys in height and the ground floor be allocated for commercial use such as 
cafe's, offices, shops or other services. I would suggest this with all such schemes 
for student accomodation of this scale, because it encourages non-students to visit 
the area and there is therefore no risk of it becoming 'ghettoized 


