
Application Number: 2017/0586/OUT 

Site Address: Land At Poplar Avenue/Beevor Street, Lincoln  

Target Date: 7th September 2017 

Agent Name: Liz Lake Associates 

Applicant Name: Mr Tom Blount 

Proposal: Erection of two and three storey buildings to accommodate a 
mix of office, laboratory and higher end workshops as part of 
Phase 2 of Lincoln Science and Innovation Park (Outline) 

 
Background - Site Location and Description 
 
Outline planning permission is sought for the principle of development to erect two and 
three storey buildings to accommodate a mix of office, laboratory and higher end 
workshops as part of Phase 2 of Lincoln Science and Innovation Park. All matters are 
reserved.  
 
The Lincoln Science and Innovation Park was founded in 2012 as a joint venture between 
the University of Lincoln and the Lincolnshire Co-op. It is allocated as a strategic 
employment site within the City of Lincoln in the Local Plan.  
 
The application site is located to the west of Poplar Avenue and north of Beevor Street 
adjacent to the existing Science and Innovation Park buildings.  
 
Site History 
 
2010/0446/RN, a renewal of permission 2006/0792/F for Phase I of Lincoln Science and 
Innovation Park this planned for the erection of 7 two storey office buildings with 
associated car parking areas. The principle of developing this area was established and 
subsequent development has come forward on the back of this masterplan. Most recently 
the 2015 application (2015/0802/F) for the Boole Technology Centre has come forward, in 
line with the established parameters. 
 
Case Officer Site Visit 
 
Undertaken on 16th August 2017.  
 
Policies Referred to 
 
National Planning Policy Framework: 
 
Lincolnshire Minerals and Waste Local Plan: 
Policy W8: Safeguarding Waste Management Sites 
 
Central Lincolnshire Local Plan: 
Policy LP1: A Presumption in Favour of Sustainable Development 
Policy LP5: Delivering Prosperity and Jobs 
Policy LP26: Design and Amenity 
Policy LP31: Lincoln’s Economy Development  
 
Issues 
 
National and Local Planning Policy 



Design 
Flood Risk and Surface Water Drainage  
Contaminated Land 
Air Quality and Sustainable Transport 
External Plant Noise 
External Lighting 
Construction/Demolition Impacts 
Highways 
Archaeology  
 
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 
 

 
Lincoln Civic Trust 

 
Comments Received 
 

 
Highways & Planning 

 
Comments Received 
 

 
Environment Agency 

 
Comments Received 
 

 
Lincolnshire County Council – 
Education  

 
Comments Received   

 
Guy Hird - IDB 

 
Comments Received 
 

 
Anglian Water  

 
Comments Received  
 

 
Public Consultation Responses 
 

Name Address                                                                                  

 
Mrs Helen Lloyd 

 
Hestia House, Edgewest Road, Lincoln. LN6 7EL  
 

 
Mr Simon Dodd 

 
EMR Group  
 

 
Two letters of objection have been received from local businesses. The areas of concern 
are: 



 

 encroachment of potentially more sensitive uses ever closer to the metal processing 
plant on Beevor Street 

 potential for conflict to arise between existing site and the amenity of future 
occupiers of the proposed development 

 acoustic screening of the site is not clear 

 disturbance during the construction phase  

 changes to access arrangements during the construction phase  
 
Consideration 
 
National and Local Planning Policy 
 
Policy W8: Safeguarding Waste Management Sites of the Lincolnshire Minerals and 
Waste Local Plan states that: 
 
The County Council will seek to safeguard existing and allocated waste management 
facilities from redevelopment to a non-waste use and/or the encroachment of incompatible 
development unless: 
 

 alternative provision in the vicinity can be made in accordance with the 
Development Plan; or 

 it can be demonstrated that there is no longer a need for a waste facility at that 
location. 

 
Policy LP1: A Presumption in Favour of Sustainable Development 
 
At the heart of the strategy for Central Lincolnshire is a desire to deliver sustainable 
growth; growth that is not for its own sake, but growth that brings benefits for all sectors of 
the community - for existing residents as much as for new ones. 
 
When considering development proposals, the Central Lincolnshire districts of West 
Lindsey, Lincoln City and North Kesteven will take a positive approach that reflects the 
presumption in favour of sustainable development contained in the National Planning 
Policy Framework. The districts will always work proactively with applicants to find 
solutions which mean that proposals can be approved wherever possible, and to secure 
development that improves the economic, social and environmental conditions in Central 
Lincolnshire. 
 
Planning applications that accord with the policies in this Local Plan will be approved 
without delay, unless material considerations indicate otherwise. 
 
Where there are no policies relevant to the application or relevant policies are out of date 
at the time of making the decision, then the appropriate Council will grant permission 
unless material considerations indicate otherwise – taking into account whether: Any 
adverse impacts of granting permission would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in the National Planning Policy Framework 
taken as a whole; or Specific policies in that Framework indicate that development should 
be restricted. 
 
Policy LP5: Delivering Prosperity and Jobs 
 



The Central Lincolnshire authorities will, in principle, support proposals which assist in the 
delivery of economic prosperity and job growth to the area. 
 
Strategic Employment Sites (SES) 
 
The Policies Map identifies Strategic Employment Sites, as listed below, which are 
reserved for B1, B2 and B8 Uses. The presumption will be for the Strategic Employment 
Sites to meet the needs for large scale investment that requires significant land take. Small 
scale and/or piecemeal development that prevents the delivery of large scale investment 
will be refused. 
 
Any non-B class uses will only be supported where the applicant can demonstrably show 
that it is ancillary to the effective functioning of the Strategic Employment Site. 
 
Proposals for the development of Strategic Employment Sites should preferably be 
progressed through a masterplan prior to or alongside a planning application. 
 
Policy LP26: Design and Amenity 
 
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. 
 
Development proposals will be assessed against the following relevant design and 
amenity criteria. 
 
Design Principles 
 
All development proposals must take into consideration the character and local 
distinctiveness of the area (and enhance or reinforce it, as appropriate) and create a sense 
of place. As such, and where applicable, proposals will be required to demonstrate, to a 
degree proportionate to the proposal, that they: 
 
a. Make effective and efficient use of land; 
 
b. Maximise pedestrian permeability and avoid barriers to movement through careful 
consideration of street layouts and access routes; 
 
c. Respect the existing topography, landscape character and identity, and relate well to the 
site and surroundings, particularly in relation to siting, height, scale, massing, form and plot 
widths; 
 
d. Not result in the visual or physical coalescence with any neighbouring settlement; 
 
e. Not result in ribbon development, nor extend existing linear features of the settlement, 
and instead retain, where appropriate, a tight village nucleus; 
 
f. Incorporate and retain as far as possible existing natural and historic features such as 
hedgerows, trees, ponds, boundary walls, field patterns, buildings or structures; 
 
g. Incorporate appropriate landscape treatment to ensure that the development can be 
satisfactorily assimilated into the surrounding area; 



 
h. Provide well designed boundary treatments, and hard and soft landscaping that reflect 
the function and character of the development and its surroundings; 
 
i. Protect any important local views into, out of or through the site; 
 
j. Duly reflect or improve on the original architectural style of the local surroundings, or 
embrace opportunities for innovative design and new technologies which sympathetically 
complement or contrast with the local architectural style; 
 
k. Use appropriate, high quality materials which reinforce or enhance local distinctiveness, 
with consideration given to texture, colour, pattern and durability; 
 
l. Ensure public places and buildings are accessible to all: this should not be limited to 
physical accessibility, but should also include accessibility for people with conditions such 
as dementia or sight impairment for example. 
 
Amenity Considerations 
 
The amenities which all existing and future occupants of neighbouring land and buildings 
may reasonably expect to enjoy must not be unduly harmed by or as a result of 
development. 
 
Proposals should demonstrate, where applicable and to a degree proportionate to the 
proposal, how the following matters have been considered, in relation to both the 
construction and life of the development: 
 
m. Compatibility with neighbouring land uses; 
 
n. Overlooking; 
 
o. Overshadowing; 
 
p. Loss of light 
; 
q. Increase in artificial light or glare; 
 
r. Adverse noise and vibration; 
 
s. Adverse impact upon air quality from odour, fumes, smoke, dust and other sources; 
 
t. Adequate storage, sorting and collection of household and commercial waste, including 
provision for increasing recyclable waste; 
 
u. Creation of safe environments. 
 
Similarly, proposals for development adjacent to, or in the vicinity of, existing 'bad 
neighbour' uses will need to demonstrate that both the ongoing use of the neighbouring 
site is not compromised, and that the amenity of occupiers of the new development will be 
satisfactory with the ongoing normal use of the neighbouring site, taking account of criteria 
m to u above. 
 



Policy LP31: Lincoln’s Economy Development proposals for Lincoln should support the 
strengthening of Lincoln’s economy, contributing toward the delivery of objectives as set 
out in the Growth Strategy for Lincoln 2014-2034. 
 
In principle, development proposals will be supported where they: 
 
a. seek to enhance the overall offer that Lincoln provides in terms of the range and quality 
of employment uses, including skills and innovation; 
 
b. support and enhance Lincoln’s role as a key destination for tourism and leisure; 
 
c. maintain and enhance Lincoln’s status as a significant provider of retail services; 
 
d. protect and enhance the quality, attractiveness, character and assets of Lincoln, and the 
City Centre in particular, as a place to visit, work and live; 
 
e. support and enhance boating activities on the Brayford Pool and/or the focus of the 
Brayford Pool and Lincoln’s waterways for cultural, leisure and educational development, 
provided it does not detract from their open character. 
 
Principle of Development and Site Allocation 
 
The site is allocated as a Strategic Employment Sites, identified as E2 Lincoln Science 
and Innovation Park. These sites are reserved for B1, B2 and B8 Uses. The presumption 
will be for the Strategic Employment Sites to meet the needs for large scale investment 
that requires significant land take. Any non-B class uses will only be supported where the 
applicant can demonstrably show that it is ancillary to the effective functioning of the 
Strategic Employment Site. 
 
Design of the Development 
 
The application is in outline with all matters reserved but an indicative layout has been 
developed as part of the submission. This is to demonstrate that the overall quantum of 
development is appropriate and can be accommodated when taking into account all the 
site constraints. This is essentially a masterplan for the site in accordance with the 
preference set out in Policy LP5 for Strategic Employment Sites to be progressed through 
a masterplan prior to or alongside a planning application. 
 
The buildings would predominantly be two storeys with some three storey feature sections 
at key focal points within the site. The total amount of development would have a 
combined floor area of approximately 120,000m2.  
 
It is considered that the heights and mass of the buildings would be in keeping with the 
buildings already converted and developed on Phase 1 of LSIP as well as the university 
accommodation in the wider area. The buildings are positioned in a north-south alignment. 
This allows the properties to face onto Poplar Avenue and continue the alignment 
established by Phase 1. 
 
The appearance and final design of the individual buildings will be assessed at reserved 
matters stage. The details submitted with the application are for illustrative purposes only, 
however they do demonstrate that buildings of the scale proposed can be designed in 



such a way to build on the character of buildings already in the area whilst also delivering 
contemporary architecture.  
 
In order for Phase 2 to flow from the existing development it is considered important that 
the landscaping and hard paving has continuity. This could be secured by condition.    
 
Flood Risk and Surface Water Drainage 
 
The preferred method of surface water disposal for a development of this size would be to 
a sustainable drainage system (SuDS) with connection to sewer seen as the last option. 
The surface water strategy submitted with the planning application relevant to Anglian 
Water doesn’t contain sufficient information at this stage to show that a sustainable system 
is possible. However a condition could be attached to the consent to ensure that such 
details are submitted before development commences on site and in any case each 
individual application at Reserved Matters stage would need to demonstrate the drainage 
solution for each building.  
 
Lincolnshire County Council as Lead Local Flood Authority have also requested that a 
surface water drainage design be secured by condition should consent be granted.  
 
Contaminated Land 
 
The applicant has submitted a contaminated land assessment as part of the outline 
application. The report advises that further intrusive investigation would be required as the 
proposals develop. As such, it would be necessary for any consent to have a number of 
conditions attached to ensure this work is carried out prior to the next stage of 
development.  
 
Highways 
 
The planning application is supported by a Framework Travel Plan which has generally 
been accepted by the Highways Authority. The framework gives an overarching plan which 
all subsequent applications would need to adhere to, this would enable the scheme to 
maximise opportunities for travel other than in the private car.  
 
To support this the Highways Authority have requested a condition to request the 
construction of an uncontrolled pedestrian crossing point on Ruston Way. It is considered 
that such a request would be appropriate given the increase in pedestrian footfall between 
the site and the city centre. The Highways Authority have requested this be prior to the 
commencement of development, however it is considered reasonable that this be secured 
prior to the occupation of the building/reserved matters application on site, as up until that 
point there would be no increase on the existing pedestrian movement from the site. The 
Highways authority have raised no other concerns in respect of the application. 
 
Environmental Impacts 
 
Air Quality and Sustainable Transport 
 
Whilst it is acknowledged that the proposed development, when considered in isolation, 
may not have a significant impact on air quality, the numerous minor and medium scale 
developments within the city would have a significant cumulative impact if reasonable 
mitigation measures are not adopted.  



 
The NPPF seeks to promote and enable sustainable transport choices and, in doing so, 
aims to protect and enhance air quality.  The proposed development would include a 
significant amount of off street parking and, therefore, it is recommended that the applicant 
be required to incorporate appropriate electric vehicle recharge points into the 
development which could be secured by condition.  
 

As well as road transport related pollution, heating and power plant can also be a 
significant contributor to poor air quality.  No detail is provided within the outline 
application as to how heating/power would be provided for the development and, 
therefore, it is recommended that details be secured by condition.  
 
External Plant Noise 
 
Due to the outline nature of this application, no information has been supplied regarding 
any external plant and/or equipment to be installed at the development and, as such, it is 
not possible to assess impact of noise from the proposed unit on neighbouring uses. 
Therefore these details should be secured by condition so that the impact can be 
assessed on each element going forward.  
 
External Lighting 
 
It would normally be expected that this type of development would include external lighting 
provision.  Due to this application being for outline consent, no lighting detail has been 
submitted with the application.  Therefore, to ensure that this matter is addressed at the 
reserved matters stage, a condition should be attached to any consent granted.  
 
Construction/Demolition Impacts 
 
Due to the close proximity of the proposed development to neighbouring sensitive uses, 
there is potential for problems due to noise, vibration and dust during the 
demolition/construction phase unless adequate control measures are put in place.   

 
Conflict with Neighbours 
 
Two letters of objections have been received from existing operators on Beevor Street 
concerned with a conflict between their operations and that of the proposed development. 
The proposed development would fall within the scope of Policy W8 of the Waste Local 
Plan which seeks to safeguard existing waste management facilities from encroachment 
from incompatible development. Similarly Policy LP26 of the Central Lincolnshire Local 
Plan states that “proposals for development adjacent to, or in the vicinity of, existing 'bad 
neighbour' uses will need to demonstrate that both the ongoing use of the neighbouring 
site is not compromised, and that the amenity of occupiers of the new development will be 
satisfactory with the ongoing normal use of the neighbouring site” 
 
It is clear from the Central Lincolnshire Local Plan that this area is allocated for strategic 
employment development but the LPA agrees with both the County Council and the 
objectors that appropriate mitigation measures would need to be in place so as to not have 
a detrimental impact on the existing waste facility. Because the exact end users of LSIP 
Phase 2 are unknown at this stage it would seem appropriate to condition that an impact 
assessment be provided at Reserved Matters stage to ensure that any required mitigation 



measures such as acoustic fencing, boundary treatment or internal construction methods 
be incorporated into the development should such mitigation be deemed necessary.  
 
Archaeology 
 
A desk based assessment to evaluate the archaeological potential of the site has been 
submitted as part of the planning application. The site is located in what was a wetland 
environment until the drainage throughout the area in the 19th Century. The site has the 
potential to provide information regarding the nature and extent of the 
palaeoenvironmental resource of the area from the prehistoric to pre-drainage periods. 
The proposed development therefore has a moderate archaeological potential. Therefore 
should consent be granted a condition could be used to secure further investigation.  
 
Conclusion 
 
It is considered that subject to the conditions set out within this report the principle of 
development on this site to extend the current function of the Lincoln Science and 
Innovation Park would be acceptable. The proposed use would accord with the sites 
allocation as a Strategic Employment Site within the Central Lincolnshire Local Plan and 
forms a strategic overview which future applications can be assessed against.  
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That the application is Granted Conditionally.  
 
Conditions 
 
01) The development hereby permitted shall be begun either within three years  
02) The development to which this permission relates shall not be commenced until 

details of the reserved matters have been submitted to and approved by the Local 
Planning Authority.  

03) The development hereby approved shall be carried out in accordance with the 
plans. 

04) Surface water drainage scheme for the site,  
05) Standard Contaminated Land Conditions  
06) Construction environmental management plan  
07) Scheme for the provision of an electric vehicle recharge point  
08) Programme of archaeological work  
09) Noise impact assessment report to identify any mitigation measures that are 

necessary to minimise the impact of offsite uses to the proposed use.   
10) Prior to the installation of any stationary external plant or machinery on any plot, a 

noise impact assessment be submitted   
11) A scheme for the construction of an uncontrolled pedestrian crossing point on 

Ruston Way. 
12) Assessment of the offsite impact of all external lighting  
13) Carried out in accordance with the approved Flood Risk Assessment  


