
 
Application Number: 2017/0870/FUL 
Site Address: 4 Eastgate, Lincoln, Lincolnshire 
Target Date: 5th October 2017 
Agent Name: None 
Applicant Name: Phil Ayling 
Proposal: Change of use from Estate Agency (Class A2) to Public 

House (Class A4) (Revised Description) 
 

Background - Site Location and Description 

 

The application relates to the ground floor of a two storey red brick building on the north 
side of Eastgate, which is currently in use as 'Humberts' estate agency. The building was 
erected in 1895 and has parapeted eaves, an angled projecting bay with sash windows to 
each side to the first floor, and a modern shopfront to the ground floor. The application 
proposes to change the use of the ground floor to a 'Beerheadz' drinking establishment. 

 
The building sits within Conservation Area No. 1 'Cathedral and City Centre', and the 
setting of several listed buildings, including Lincoln Cathedral. 
 
Planning permission has previously been refused for change of use to a bar/restaurant. 
The original application (ref: 2000/0706/F) was refused due to lack of information 
regarding: 
 

1. Any physical alterations to the building 
2. Location of the kitchen and ancillary services 
3. The intended use of the rear yard to the property 
4. Waste disposal 

 
The resubmission (ref: 2001/0224/F) was refused because it was considered the location 
and method of fume extraction concerning the proposal would have a detrimental effect on 
residential amenity of the properties in the immediate vicinity. 

 
On 30 August 2017, a premises license was granted conditionally for the proposed drinking 
establishment. 

 
Site History 

 

Reference: Description Status Decision Date: 
2000/0706/F Change of use to 

a restaurant/bar. 
Refused 29th January 2001 

2001/0224/F Change of use to 
bar/restaurant. 
(RESUBMISSION) 

Refused 9th August 2001 

2017/0871/ADV Display of 1no. non- 
illuminated fascia sign, 
1no. Externally- 
illuminated hanging 
sign and 1no. Non-
illuminated wall 
mounted sign. 

Pending Decision  



 
 
Case Officer Site Visit 

 

Undertaken on 17th August 2017. 

 
Policies Referred to 

 

 Policy LP1  A Presumption in Favour of Sustainable Development  

 Policy LP26 Design and Amenity 

 Policy LP33 Lincoln's City Centre Primary Shopping Area and Central Mixed Use  
Area 

 
Issues 

 

 National and local planning policy 

 Potential impact on visual amenity, the character and appearance of Conservation 
Area No. 1 and the significance of other designated heritage assets 

 Potential impact on residential amenity 

 Highway safety and parking 

 
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 

 
Licensing Manager 

 
Comments Received 

 
Highways & Planning 

 
Comments Received 

 
Environmental Health 

 
Comments Received 

 
Public Consultation Responses 

 

Name Address 
Mr Myles Mumby 15 Farm 

View Welton 
Lincoln 
LN2 3FG 
 
 
 
 



Name Address 
Miss Cathy Rudman 6C Eastgate 

Lincoln 
Lincolnshire 
LN2 1QA 

Miss Josie Rossington 14 Burton 
Road Lincoln 
Lincolnshire 
LN1 3LB 

Mr Roland Asquith The Old Post 
Office South 
Willingham  
LN8 6NG 

Jenny Whitlon 8 Eastgate  
Lincoln  
Lincolnshire 
LN2 1QG 

Paul Birkinshaw 11 Eastgate 
Lincoln 
Lincolnshire 
LN2 1QG 

Mr & Mrs Webster 17 James 
Street Lincoln 
Lincolnshire 
LN2 1QE 

Mrs Susan Rossington St Leonards 
House  
1 St Leonards Lane  
Lincoln 
Lincolnshire 

LN2 4AP 

Mr S White 3 Eastgate 
Lincoln 
Lincolnshire 
LN2 1QA 

Mr and Mrs Hepton 9 Bailgate 
Lincoln 
Lincolnshire  
LN1 3AE 

Mr Matthew Felgate 18 Steep Hill 
Lincoln 
Lincolnshire 
LN2 1LT 

Ms Paula West 46 Steep Hill 
Lincoln 
Lincolnshire 
LN2 1LU 



Name Address 
Tracy Markham Artist House 

35 Little Russell Street  
London WC1A 2HH 

Mr Ian Robinson White Hart Hotel 
Bailgate 

Lincoln 
Lincolnshire 
LN1 3AR 

Ms A Rowland Bailgate 
Lincoln 
LN13AR 

Mr Steve Rowland 86 Bailgate 
Lincoln 
LN1 3AR 

Mrs Michaela Philp 1 Egerton Road 
Lincoln 
Lincolnshire  
LN2 4PJ 

Mr Paul Risebrow 6 Eastgate 
Lincoln 
Lincolnshire 
LN2 1QA 

  White Hart Hotel 
 Bailgate 

 Lincoln  

 Lincolnshire 
 LN1 3AR 

 6C Eastgate 
Lincoln 
Lincolnshire LN2 
1QA 

 2 Eastgate 
Lincoln 
Lincolnshire LN2 
1QA 

 3 Eastgate 
Lincoln 
Lincolnshire LN2 
1QA 

S. Sahrananard The Bridal Collection 3 
Eastgate 

Lincoln  
Lincolnshire LN2 1QA 



Name Address 
Mr Anthony Moncaster 24 Minster Yard Lincoln  

Lincolnshire 
LN2 1PY 

 

Summary of Public Consultation Responses 

 
The objections and comments received in response to this application are appended in full 
to this report. In summary, the main issues/concerned raised are; 
 

 Too many public houses/drinking establishments in the  area 

 Loss of office premises 

 The proposed use exacerbating existing issues of noise and disturbance and anti-
social behaviour/public nuisance 

 The proposed bi-fold doors emanating noise and disturbance, obstructing the footway, 
and being out of character with the building and wider conservation area 

 Adverse impact on the Conservation Area and Cathedral Quarter 

 Highway safety concerns and congestion arising from deliveries and bin collections 

Consideration 

 
The proposed 'Beerheadz' drinking establishment would comprise of a main bar area, with 
an associated function room located to the ground floor of the extension to the rear (known 
as 4A Eastgate). To the rear of the main bar area would be two separate WCs, an office 
and a kitchen. The proposed kitchen is small and there is no intention to serve food on the 
premises, therefore, there would be no need for fume extraction. To the rear of the 
proposed function room is an old safe relating to the former use of the premises as a bank, 
which would not be used. There would be no access to the yards to the rear and side of the 
building(s), except in emergencies, and there would be no external drinking or smoking 
areas associated with the proposed bar. 

 
The proposed bar would be a specialist beer bar and not offer mainstream or mass-
produced products. It would be open 10:00 to 01:30 Monday to Sunday, and serve alcohol 
to 01:00, in accordance with the terms of the license. Deliveries would be made mostly by 
transit van or equivalent 2-3 times per week to the kerbside to the front of the premises. Bins 
would be stored inside the premises until their respective collection days. 

 
National and Local Planning Policy 
 
The application building is located within Lincoln's Central Mixed Use Area where 
proposals for Class A4 uses are supported in principle. This is provided the development 
would not result in the area losing its mixed use character nor harm the local environment 
or the amenities which occupiers of nearby properties may reasonably expect to enjoy, 
such as causing unacceptable levels of noise or disturbance; as outlined within Policy LP33 
'Lincoln's City Centre Primary Shopping Area and Central Mixed Use Area', reinforced by 
Policy LP26 'Design and Amenity', of the Central Lincolnshire Local Plan (2017). 

 
 
 
 
 
 



The Lincoln Central Mixed Use Area is a large area which extends from the uphill and 
Bailgate area to the north, to the lower High Street as far as South Park roundabout to the 
south. At circa. 185m² with a maximum capacity of 70 within the proposed main bar area 
and associated function room, the proposed 'Beerheadz' drinking establishment would be 
relatively small, when compared with other drinking establishments within the uphill and 
Bailgate area e.g. Magna Carta, Lion and Snake, Room Bar at The White Hart Hotel. 
Although there is a small concentration of retail uses within the immediate vicinity of the 
proposed premises, it is considered the proposed bar could be successfully integrated into 
the uphill and Bailgate area, provided other policy requirements are met. Consequently, it is 
considered the proposed change of use would not lead to the area losing its mixed use 
character. 

 
Potential Impact on Visual Amenity, the Character and Appearance of Conservation Area No. 
1 and the Significance of other Designated Heritage Assets 
 
The only external alterations proposed to facilitate the proposed change of use would be the 
display of signs for the premises, and the installation of a condenser unit to the rear of the 
building (see 'Impact on residential amenity' for further details). The display of signs is 
subject to a separate but related application for advertisement consent, the assessment of 
which has taken into account the potential impact on visual amenity and the character and 
appearance of the Conservation Area. Officers consider that the proposed signs would not 
have a harmful impact on visual amenity, nor the character and appearance of the 
Conservation Area, as they would replace existing signs for 'Humberts' estate agency; with 
the exception of the large 'H' board sign to the left of the entrance door which would be 
removed; and only include the 'Beerheadz' name and logo. Regarding the proposed 
condenser unit, this would be sited to the rear of the building and consequently concealed 
from public view. 

 
The application originally proposed to replace the existing shop front window with bi-fold 
doors, however, this element of the proposals was removed after many comments were 
received citing them as an issue. From a Local Planning Authority perspective, it was 
considered that the proposed bi-fold doors would not complement the architectural style of 
the building, nor preserve or enhance the character and appearance of the Conservation 
Area within which it is located. 
 
Although the existing shop front is modern and not necessarily worthy of retention, the 
applicant has proposed to retain it which officers consider would serve to preserve the 
character and appearance of the Conservation Area, in accordance with the duty contained 
in Section 72(1) of the Planning (Listed Buildings and Conservation Area) Act 1990. 

 
Potential Impact on Residential Amenity 
 
To the first floor of the application building is the office for Truelove Property & Construction, 
who own the building. The neighbouring uses at 3 Eastgate are retail to the ground floor 
(The Collections) and office to the first floor (White Mortgages Ltd). The ground floor retail 
unit at 5a Eastgate (the other side of the vehicular access to the rear) is currently empty 
(formerly The Design Emporium), while the first floor is in residential use. Many comments 
have cited concerns about the impact of another drinking establishment within the area, 
although most have referred to existing issues of noise and disturbance and anti-social 
behaviour, which do not directly relate to the application under consideration. In this 
instance, the approved premises license is considered to form a material consideration in 
the determination of this planning application.  
 
 
 



 
Although the Local Planning Authority must consider the impact of the proposed change of 
use in terms of any A4 drinking establishment, as the proprietor could change in future, it is 
important to highlight that the proposed 'Beerheadz' premises would be required to adhere 
to the conditions of their license, many of which have been suggested by the applicant in 
the interests of protecting the amenities of occupants of nearby properties. For example, the 
license states that the proposed drinking establishment would have no Juke box, regular 
live bands or loud music and it would implement a procedure for banning patrons who 
continually cause a nuisance or disturbance. It is considered that any potential future 
proprietor would be subject to the same if not similar conditions. 
 
Nevertheless, it is considered appropriate to impose a condition on an approved application 
to prevent the playing of live and recorded music, other than the playing of incidental 
background music, as suggested by the city council's Pollution Control Officer, in the 
interests of protecting the amenities of occupants of nearby properties. 

 
The removal of the bi-fold doors from the proposals would also contribute towards 
protecting the amenities of occupants of nearby properties by preventing noise and 
disturbance that would have emanated from the opening and use of the bi-fold doors 
during opening hours of the premises. 

 
Regarding the proposed condenser unit, it was initially proposed to be installed next to two 
existing units to the east facing side elevation of the building, facing the neighbouring 
building at 5a Eastgate. However, the city council's Pollution Control Officer raised concerns 
regarding potential noise and disturbance, particularly in relation to the occupants of the 
neighbouring residential use at 5a Eastgate, as the unit would operate throughout the night. 
The applicant subsequently explored several alternative options to address the concerns 
raised, and has since proposed to install a smaller, quieter unit to the rear of the building. It 
is, therefore, considered that the proposed change of use would not unduly harm the 
amenities which occupants of nearby properties may reasonably expect to enjoy, in 
accordance with relevant policy requirements. 

 
Highway Safety and Parking 
 
Initial comments from Lincolnshire County Council, as the Highways Authority, indicated they 
would not support the installation of bi-fold doors as they would open onto the 
highway/footway and cause an obstruction. This element of the proposals was subsequently 
removed from the application, and it is not considered that the proposed change of use would 
present any other issues in terms of highway safety. In terms of parking, the yards to the rear 
and side of the building(s) would continue to be used for parking by existing residents and 
businesses, and there would be no parking directly associated with the proposed bar. This is 
considered acceptable given the proposed use and location of the building within the uphill 
and Bailgate area which is predominantly pedestrianised. Lincolnshire County Council, as the 
Highway Authority, has concluded that the proposed development is acceptable and, 
accordingly, does not wish to object to this planning application. 
 
Lincoln Townscape Assessment 

 

The application building is located within the Bailgate and Castle Hill Character Area which, 
together with the neighbouring Cathedral and Castle Character Areas, is a key tourist 
destination in Lincoln and the East Midlands region. Bailgate and Steep Hill act as a 'High 
Street in the area with a mix of residential and commercial uses continuing a long tradition of 

 

 



these uses since the medieval era if not before. 18th and 19th century houses and shops on 
former medieval plots along Bailgate and Steep Hill form a key part of the townscape. 

 
Application Negotiated either at Pre-Application or During Process of Application 

 

Yes, during process of application (details in the report). 

 
Financial Implications 

 

None. 

 
Legal Implications 

 

None. 

 
Equality Implications 

 

None. 

 
Conclusion 

 

The proposed drinking establishment would not result in the uphill and Bailgate area losing 
its mixed use character nor harm the local environment or the amenities which occupiers of 
nearby properties may reasonably expect to enjoy, in accordance with Policy LP33 
'Lincoln's City Centre Primary Shopping Area and Central Mixed Use Area' and Policy LP26 
'Design and Amenity' of the Central Lincolnshire Local Plan (2017). 

 
Furthermore, the proposals are considered to be in accordance with the duty contained 
within Section 72(1) of the Planning (Listed Buildings and Conservation Areas Act) 1990 'In 
the exercise, with respect to any buildings or other land in a conservation area, special 
attention shall be paid to the desirability of preserving or enhancing the character or 
appearance of that area'. 

 
Application Determined within Target Date 

 

Yes. 

 
Recommendation 

 

That the application is Granted Conditionally. 

 
Standard Conditions 
 

1) 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. 

 

 

 

 



2) 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 details submitted with the application. 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 

 
5) The use hereby approved shall only be operated between the hours of 10:00 and 

01:00 Monday to Sunday. 

 
Reason:  To protect the residential amenities of properties in the vicinity. 

 
6) The playing of live and recorded music shall not be permitted at the premises, other 

than the playing of incidental background music. Any incidental background music 
shall not be audible at any other offsite premises. 

 
Reason: To protect the residential amenities of properties in the vicinity. 

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

Drawing No. Version Drawing Type Date Received 
  Location Plan 14th September 

2017 BeerHeadZ Ltd 2017  Floor plans 2nd October 2017 
  Elevations – Existing 4th August 2017 
  Elevations – Proposed 14th September 

2017   


