
Application 
Number: 

2017/0867/FUL 

Site Address: (Previous Car Park), Land Bounded By Welbeck Street, Cannon 
Street And Lytton Street, Lincoln 

Target Date: 4th October 2017 

Agent Name: Lindum Group 

Applicant Name: Mrs Jessica Thomas 

Proposal: Erection of 7 two-storey dwellings and associated parking. 

 
Background - Site Location and Description 
 
The application is for the erection of seven, two storey dwellings with associated parking 
on land bounded by Welbeck Street, Cannon Street and Lytton Street. A terrace of five, 
two bedroom dwellings would front the western boundary of the site to Lytton Street with a 
pair of three bedroom semi-detached dwellings fronting Cannon Street to the north. Each 
property would benefit from two parking spaces located either directly adjacent to the 
properties or within a rear car park, which is accessed from Welbeck Street.  
 
There site is fenced on all side and is currently vacant with the exception of a storage 
container. It has most recently been used as a car park and prior to this for garages. The 
wider area is characterised by two storey, traditional properties to the east on Bentinck 
Square with the more recent two and three storey development of Brett House and no.s 
1-11 Lytton Street to the south. To the west, across Lytton Street are single storey 
dwellings as well as the residential tower block of Shuttleworth House. To the north are 
three storey, flat roof flats. Further to the south is the River Witham. The site is located 
within Flood Zone 3. 
 
The site is owned by the City Council and therefore is being presented to Members of the 
Planning Committee for consideration and determination.   
 
Site History 
 

Reference: Description Status Decision Date:  

99/527/RG3 Development of a multi 
ball court play area. 
(Proposal by Lincoln 
City Council under 
Regulation 3 of the 
Town and Country 
Planning (General 
Regulations) 1992). 
 

Deemed with 
Conditions 

29.11.1999 

2009/0186/F Erection of a two storey 
hostel building providing 
21 temporary bed 
spaces and including 
ancillary care and 
learning facilities. 
 

Granted 
Conditionally 

1st July 2009  

 
 
 



Case Officer Site Visit 
 
Undertaken on 26th September 2017 
 
Policies Referred to 
 

 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 LP13 Accessibility and Transport 

 Policy LP14 Managing Water Resources and Flood Risk 

 Policy LP16 Development on Land Affected by Contamination 

 Policy LP26 Design and Amenity 

 National Planning Policy Framework  
 
Issues 
 

 Principle of Use 

 Visual Amenity 

 Residential Amenity 

 Access and Highways 

 Flood Risk and Drainage 

 Contaminated Land 
 
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 
 

 
Dave Charysz 

 
No Response Received 
 

 
Highways & Planning 

 
Comments Received 
 

 
Shane Harrison 

 
Comments Received 
 

 
Lee George 

 
No Response Received 
 

 
Monks Road Neighbourhood 
Initiative 

 
No Response Received 
 

  



Consultee Comment  

 
Lincolnshire Police 

 
Comments Received 
 

 
Dave Charysz 

 
No Response Received 
 

 
Highways & Planning 

 
Comments Received 
 

 
Shane Harrison 

 
Comments Received 
 

 
Lee George 

 
No Response Received 
 

 
Monks Road Neighbourhood 
Initiative 

 
No Response Received 
 

Environment Agency Comments Received 
 

 
Witham Third Internal 
Drainage Board 
 

 
Comments Received 
 

 
Public Consultation Responses 
 
None. 
 
Consideration 
 
Principle of Use 
 
Central Lincolnshire Local Plan (CLLP) Policy LP2 advises that the Lincoln Urban Area will 
be the principal focus for development in Central Lincolnshire, including housing. Officers 
are therefore satisfied that the principle of the residential use in this location is acceptable, 
particularly considering that the site is within a predominantly residential area. 
 
Supporting the application would also be in accordance with CLLP Policy LP1 which states 
that there should be a presumption in favour of sustainable development and planning 
applications that accord with the policies in the Local Plan will be approved without delay. 
This presumption in favour of sustainable development reflects the key aim of the National 
Planning Policy Framework (NPPF).  
 
Visual Amenity 
 
It is considered that the site is of a sufficient size to comfortably accommodate the 
proposed dwellings along with the associated garden land and parking. The development 
represents a good use of land and has a traditional arrangement of dwellings with gardens 
to the rear, which can be at adjacent properties. The mix of a terrace and semis is also 
considered to be appropriate as the character of the area is varied- including two storey 



terraces; single storey terraces; three storey, flat roof flats; 2/3 storey modern flats and 
also the high rise Shuttleworth House. The development would provide a terrace frontage 
to Lytton Street and two semis fronting Cannon Street. This strong street presence is of 
benefit to the character of the area with all properties having front doors and a stepped 
access. The difference in land level is to address flood risk requirements but it is not 
considered that this difference in height would appear out of character in this context. 
Officers are therefore satisfied that the proposal would relate well to the site and 
surroundings, in relation to siting, height, scale, massing, form and plot widths.  
 
It is also considered that the design of the proposal is acceptable. The elevations are 
simple combining traditional proportions and modern materials and features, such as 
recessed grey UPVC windows and canopies above the front doors. The front elevations 
include slightly recessed sections and the combination of red and blue bricks, which serve 
to break up and add interest to the elevations. Samples of the materials will be required by 
condition but there is no objection in principle in this respect. It is therefore considered that 
the development would reflect the original architectural style of the local surroundings. 
 
Details of the boundary treatments, retaining walls and landscaping have been provided. 
The front boundaries will remain open with areas of low level landscaping and turf. The 
side and rear boundaries, as illustrated on the elevations, are marked by a combination of 
low level brick retaining walls, brick piers with fencing panels and trellis, and fencing. It is 
considered that both the landscaping and boundary treatments are acceptable and reflect 
and improve on the overall character of the development and its surroundings. 
 
The proposal would therefore be in accordance with CLLP Policy LP26 and also 
paragraph 131 of the NPPF, which requires that developments should make a positive 
contribution to local character and distinctiveness.  
 
Residential Amenity 
 
The side elevation of the semi-detached property on plot G would sit adjacent to the east 
boundary with Welbeck Street, with the side elevation of no. 12 Bentinck Square located 
approximately 14m opposite. Officers are satisfied that the separation between the two 
properties is acceptable and would not result in the development appearing unduly 
overbearing or resulting in an unacceptable degree of loss of light. There would also be no 
issues of overlooking as the facing elevation of the proposed dwelling would only 
incorporate a hall and WC window at ground floor with a landing window above. 
 
To the south is Brett House and no. 11 Lytton Street, and the closest relationship to the 
proposed development would be 17m and 24m respectively. Given the separation and 
orientation of the proposed dwellings officers are satisfied that the proposal would not 
result in an unacceptable impact either through loss of light, overlooking or the creation of 
an overbearing structure.  
 
The main frontage of the development to Lytton Street would be opposite the side 
elevation of no. 2 Cannon Street, which has a blank single storey elevation adjacent to the 
road. The rear garden of this property is set within a rear recess, and this therefore would 
not be impacted upon by the development. 
 
To north is a garage court and it is not considered that there would be an impact on the 
properties beyond this or any others within the wider area.  
 



It is therefore considered that the amenities which neighbouring occupants may 
reasonably expect to enjoy would not be unduly harmed by or as a result of the 
development. It is also considered that the level of amenity for future occupants of the 
development would be acceptable, benefitting from rear gardens and parking. The 
proposal would therefore be in accordance with the requirements of CLLP Policy LP26.   
 
Access and Highways 
 
The site has good access to the town centre, local facilities and also public transport. It is 
therefore in a location where travel can be minimised and the use of sustainable transport 
modes maximised, in accordance with CLLP Policy LP13. 
 
The development will provide two parking spaces per dwelling- the semi-detached 
properties and the two end units of the terrace will have spaces adjacent to the side 
elevation with the remainder provided within a rear car park with access taken from 
Welbeck Street.  
 
The Lincolnshire County Council as Local Highway Authority has raised no objections to 
the application subject to a condition requiring the access onto Cannon Street being 
permanently closed in accordance with a scheme to be agreed. No issue has therefore 
been raised to access, parking provision or parking arrangement and it is therefore 
concluded that the development would not impact unacceptably on the local highway 
network, in accordance with CLLP Policy LP5.  
   
Flood Risk and Drainage 
 
The site is located within Flood Zone 3 and a Flood Risk Assessment has accordingly 
been submitted with the application, which has been considered by the Environment 
Agency (EA). The EA has raised no objections to the application subject to conditions 
requiring the development to proceed in accordance with the submitted Flood Risk 
Assessment (FRA) and that any unexpected contamination relating to water pollution be 
reported.  
 
There has been a query from the Witham Third Internal Drainage Board District regarding 
the means of surface water drainage. The agent has confirmed that this is to be to the 
Anglian Water mains system as soakaways are not feasible on the site. The Lincolnshire 
County Council in their capacity as Lead Local Flood Authority has raised no objections in 
respect of drainage.  
 
The proposal would therefore meet the requirements of the NPPF and CLLP Policy LP14, 
which states that there should not be an increased risk of flooding to the development site 
or to existing properties. 
 
Contaminated Land 
 
CLLP Policy LP16 advises that development proposals must take into account the 
potential environmental impacts from any former use of the site. The City Council’s 
Scientific Officer has advised that the site is next to a former oil depot, to the south, which 
had significant contamination and required significant remediation when developed. To 
address this matter the application is accompanied by a Geo-Environmental report which 
is currently being considered by the Scientific Officer and her comments will be reported to 
Members on the update sheet. The Officer has advised, however, that while this matter is 



ongoing it can be appropriately dealt with by conditions as necessary. 
 
Other Matters 
 
Air Quality and Sustainable Transport 
 
The City Council’s Pollution Control Officer has advised that, 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 
will 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. Paragraph 35 of the NPPF states 
“…developments should be located and designed where practical to incorporate facilities 
for charging plug-in and other ultra-low emission vehicles”. CLLP Policy LP13 also 
requires that development proposals should “ensure allowance is made for low and 
ultra-low emission vehicle refuelling infrastructure”. 
 
The proposed development will include off street parking and it was therefore 
recommended that the applicant be required to incorporate appropriate electric vehicle 
recharge points into the development in line with the recommendations of paragraph 35 of 
the NPPF and CLLP Policy LP13.    
 
Officers have discussed this with the agent who is happy to provide charging points. An 
amended site plan shows two charging stations, one to plot F and another to plot G. A 
condition requiring these to be installed prior to the occupation of the dwelling will be 
attached to any grant of permission.  
 
Archaeology 
 
Due to the location of the site the City Council’s Archaeologist has requested a desk based 
assessment. The agent is in the process of instructing a specialist to undertake this work 
and the findings will then inform whether a condition requiring further works is necessary.   
 
Bin Storage 
 
The agent has been in discussions with the City Council’s Community Contracts (CC) 
Officer during the process of the application regarding the arrangements for bin storage 
and collection. At the request of the CC Officer a revised site layout has been submitted 
which identifies areas for bin storage to the rear of each property as well as an open area 
adjacent to the car park which can be used as a bin collections point.   
 
Deign and Crime 
 
Comments have been made by the Lincolnshire Police, they have raised no objections but 
have suggested recommended measures. This correspondence will be forwarded to the 
agent for their information.   
 
 
 
 



Lincoln Townscape Assessment 
 
The northern boundary of the Character Area is formed by Croft Street, Winn Street and 
the northern boundary of 2 Bentinck Street, while Stamp End and the railway line mark the 
southern boundary. To the west the boundary is formed by the rear plot boundaries of 
numbers 9-23 Croft Street and by Coningsby Street. To the east the boundary is formed 
by property boundaries on Bentinck Street and Bentinck Square and the western boundary 
of 143 Winn Street. The Character Area includes Cannon Street, Stamp end, Fenton 
Place, Lytton Street, Bentinck Street, Bentinck Square, Napier Street, Welbeck Street and 
the south sides of Winn Street and Croft Street. 
 
Stamp End is a mainly residential Character Area of apartment blocks constructed in a 
Modernist style during the 1960s. There is little or no detailing on facades and most 
buildings have flat roofs with no chimneys. Construction materials are red, brown and 
yellow brick with some rendered panels. The public/private boundaries are the building 
facades and this, combined with many open grassed areas, provides a lack of enclosure in 
the Character Area. Blocks are large with unclear permeability. There are areas of derelict 
land, car parks facing on to streets and poor car parking and garage areas. There are few 
areas of continuous building lines and no clear plot structure. The small area of 1930s 
housing on Bentinck Square is of a more traditional form with clearly-defined plot structure 
and public/private boundaries. Croft Street Community Centre and the local shops on 
Baggholme Road form a focal point.  
 
Buildings are of red or brown brick with white or pale blue painted concrete panels the only 
decorative features. The ratio of area of wall to area of window is around 70:30. The 
public/private boundary is demarked by building façades although most of the houses 
have an area of grass in front of them. Single-storey garages are located around large 
parking areas to the rear of the properties. Street furniture features wooden telegraph 
poles with numerous wires fanning across the street, and there are a number of negative 
signs i.e. “No Ball Games”. Many areas have windows and doors facing on to the street, 
but the larger open areas for example, around garages, do not give the appearance of 
being overlooked. 
 
Bentinck Square is in a different style, having been built before the rest of the area was 
redeveloped. Houses there are in short rows with pantile roofs and smaller windows. They 
also have private rear gardens and hedges at the front of the properties mark the 
public/private boundary. 
 
Application Negotiated either at Pre-Application or During Process of Application 
 
Yes. Revisions made to the layout and design of the scheme at the pre-application stage. 
Further revisions were made during the application process relating to design, materials 
and bin storage.  
 
Financial Implications 
 
None. 
 
Legal Implications 
 
None. 
 



Equality Implications 
 
None. 
 
Conclusion 
 
The principle of the use of the site for residential purposes is considered to be acceptable 
and the development would relate well to the site and surroundings, particularly in relation 
to siting, height, scale, massing and design. The proposals would also not cause harm to 
the amenities which occupiers of neighbouring properties may reasonably expect to enjoy. 
Highways and flood risk have been appropriately considered and matters relating to 
contamination and archaeology can be dealt with appropriately by condition. The proposal 
would therefore be in accordance with the requirements of Central Lincolnshire Local Plan 
Policies LP1, LP2, LP3, LP13, LP14, LP16 and LP26, as well as guidance within the 
National Planning Policy Framework. 
 
Application Determined within Target Date 
 
Yes. 
 
Recommendation 
 
That the application is Granted Conditionally subject to the following conditions: 
 

 Time limit of the permission; 

 Development in accordance with approved plans; 

 Samples of materials; 

 Contamination; 

 Archaeology; 

 Electric Vehicle Charging points before occupation; 

 Development in accordance with Flood Risk Assessment; 

 Reporting of unexpected contamination relating to water pollution; 

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

 Windows and doors recessed. 
 


