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SOUTH HOLLAND DISTRICT COUNCIL

Report of: Development Manager

To: Planning Committee - 9 May 2018

(Author: Mark Simmonds -  Planning Officer)

Purpose: To consider Planning Application H16-0210-18

Application Number: H16-0210-18 DDate Received: 27 February 2018

Application Type: FULL

Description: Demolition of existing class B1 commercial building and construction of 26 new
dwellings and associated external works including landscaping.

Location: BROAD STREET BUSINESS CENTRE 10 BROAD STREET SPALDING

Applicant: Activ Property Management
Ltd.

Agent: Neil Dowlman Architecture

Ward: Spalding Castle WWard Councillors: Cllr G J Taylor

1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 Significant development within the Spalding Conservation Area and adjacent to listed buildings
plus a number of objections merit Committee consideration.

2.0 PROPOSAL

2.1 The proposal seeks planning permission for the erection of 26no. residential units, through the
demolition of existing out-dated and poor quality commercial buildings. The residential units
would comprise 18no. one bedroom flats and 4no. two bedroom flats and 4no. two bedroom
maisonettes. A cycle store for residents use, and communal bin store are located within the
central landscaped communal area.

2.2 A previous application H16-0959-17, was submitted on 10.10.17.  Historic England maintained
their stance regarding their preferred traditional appearance for the front block of the
development incorporating a mansard roof and brick detailing to the facade, and although
Historic England chose not to object to the scheme, the LPA felt that the strongly worded
statutory consultation response sent by Historic England made it difficult to support a distinctly
contemporary scheme in such a prominent and historic location.

2.3 Following refusal of the planning application in January 2018, further consultations were held
including with Historic England, Neil Dowlman Architecture Ltd and the landowner to ascertain a
clear direction for the revision of the design of the street facing block and resulted in the
agreement for a redesign along more traditional line to meet the requirements of Historic
England and the sensitivity of the setting.

2.4 Maisonettes benefit from being located at ground floor level with rear garden amenity spaces



and private entrances. The efficient use of the site and the inclusion of three story development
in parts, will ensure that the developable space on site is maximised in accordance with national
planning policy.

2.5 Where possible dwellings have been provided with separate entrances; level surfaces across
the ground floor and accessible stairs that ensure a good level of accessibility across the site.
Two bedroom maisonettes benefit from rear gardens and private entrances. Two of the two
bedroom flats benefit from terrace amenity areas on the roof. The central landscaped area
provides shared amenity space for all residents.

2.6 The front block that comprises residential units is around 18.7m across its frontage and 14m
deep, and reaches a height of 9m. The middle residential block also comprises a mix of one
and two bedroom dwellings and has a frontage onto the courtyard of around 14.8m and a depth
of 12.4m, the height to the top of the mansard roof is 7.9m. The rear block of one bedroom flats
is around 24.7m long and 9.4m deep, the height to ridge is around 7.0m.

2.7 To enable development of residential units at the rear of the site a new pedestrian access will
be created along Broad Street, the proposed west facing residential block will then bridge over
this to create a carriage arch. Existing on-street parking along Broad Street, in front of the site,
will remain.

33.0 SITE DESCRIPTION

3.1 The site is located within the Spalding conservation area and within the settlement boundary of
Spalding. Currently in use as leased office space, demand has waned in recent years due to
the poor quality of accommodation.

3.2 The site measures approximately 0.115 hectares (1146sqm) in area and faces onto Broad
Street. No vehicular access currently exists and pedestrian access is off Broad Street or the
private access off Westlode Street leading to the rear of the site. On street parking is currently
provided on Broad Street.

3.3 Adjoining the site are predominantly two story terraced properties which are constructed of brick
under slate roofs. The commercial building within the site is of portal frame construction with
composite cladding to walls and roof, with a brick facade to the Broad Street elevation. The
immediately adjacent neighbouring buildings along Broad Street are all listed and this has been
taken into consideration, during the design of the proposal to ensure that the development is
respectful of the character of the area.

3.4 The Museum of Spalding's Gentlemen's Society to the north of the site is grade II listed: dated
1910, the Neo-Tudor style red brick building has ashlar dressings and a hipped Welsh slate
roof; a moulded string course is located between storeys; Windows include rectangular drip
moulds; and carved spandrels sit over the stone doorway.

3.5 To the south of the site lies the grade II* listed Constitutional Club, a fine mid-18th century
manor house later converted to civic use. This building is constructed in local brick with a
double Welsh slate roof and moulded cornice and pediment. Painted bands between stories, a
stone capping to the parapet and stonework to the doors add modest decoration to the facade.

3.6 On the opposite side of Broad Street is located the grade II listed Broad Street Methodist
Church and Sunday School constructed of red brick with ashlar dressings and a Welsh slate
roof with decorative ridge tiles.

3.7 The ownership extent of the site includes 77 Westlode Street, however the proposals will only
minimally affect this building which will continue in its present use. No previous planning
permission has been sought for the redevelopment of the site, with the exception of the
approval of new signage and a change of use from non-residential institution (D1) to office and
retail (B1 and A1).

4.0 RELEVANT PLANNING POLICIES



4.1 The Development Plan

South Holland District Local Plan, July 2006

The South Holland Local Plan 2006 was formally adopted on 18 July 2006. Following a
direction from the Government Office for the East Midlands under paragraph 1(3) of Schedule
18 to the Planning and Compulsory Purchase Act 2004, as of 18 July 2009 only certain Local
Plan policies have been extended and continue to form part of the development plan.  In the
context of those saved policies referred to below, it is considered that the Local Plan was
adopted in general accordance with the Planning and Compulsory Purchase Act 2004 (albeit
under the transitional arrangements).  Those policies referred to below are considered to accord
with the thrust of guidance set out in the National Planning Policy Framework, and in the
context of paragraph 215 of the NPPF should therefore continue to be given substantial weight
in the decision making process.

Policy SG1 - General Sustainable Development
Policy SG2 - Distribution of Development
Policy SG3 - Settlement Hierarchy
Policy SG11 - Sustainable Urban Drainage Systems (SUDS)
Policy SG14 - Design and Layout of New Development
Policy SG15 - New Development: Facilities For Road Users, Pedestrians And Cyclists
Policy SG16 - Parking Standards in New Development
Policy SG17 - Protection of Residential Amenity
Policy SG18 - Landscaping of New Development
Policy HS4 - New Housing in Spalding and the Area Centres (Other Towns and Donington)
(Non-Allocated Sites)
Policy HS8 - Affordable Housing
Policy HS11 - Open Space In New Residential Developments

4.2 If regard is to be had to the development plan for the purpose of any determination to be made
under the Planning Acts, Section 38 (6) to the Town and Country Planning Act as amended by
the 2004 Act states that the determination must be made in accordance with the plan unless
material considerations indicate otherwise.

National Guidance

National Planning Policy Framework (NPPF), March 2012

Paragraph 14 - The presumption in favour of sustainable development
Paragraph 17 - Core planning principles
Section 6 - Delivery a wide choice of high quality homes
Section 7 - Requiring good design
Section 10 - Meeting the challenge of climate change, flooding and coastal change
Section 12 - Conserving and enhancing the historic environment

Planning Practice Guidance (PPG), 2014

5.0 RELEVANT PLANNING HISTORY

5.1 H16-0959-17: Demolition of existing class B1 commercial building and construction of 26 new
dwellings and associated external works including landscaping.  Refused 8th Jan 2018.

6.0 REPRESENTATIONS

6.1 LCC County Highways

Does not wish to restrict the grant of permission.

6.2 Environment Agency

No objection.  Development in accordance with FRA, secured by way of a condition.

6.3 Anglian Water



Advises condition relating to the submission and approval of a foul and surface water strategy
prior to commencement.

6.4 Historic England

HE has no objection to the application on heritage grounds.  We consider the application meets
the requirements of the NPPF, in particular paragraph numbers 132, 137.

6.5 SHDC Environmental Protection

Due to the previous use of the site, contaminated land condition for this application is requested
in order to protect the end user.

6.6 Environmental Services

Refuse, recycling and garden waste (if applicable) will have to be presented on the curtilage of
the site to be collected by South Holland District Council. The curtilage being where land in
private ownerships adjoins the public highway. The councils collection crews will not collect
from within the site.

6.7 NHS England

This development would put additional demands on the existing GP services for the area and
additional infrastructure would be required to meet the increased demands.

6.8 Of the practices that cover the development, Beechfield Medical Centre, Munro Medical Centre
and Pennygate Health Centre currently have 22 patients per square metre, 16 patients per
square metre and 8 patients per square metre respectively, and growth in population as a result
of this development would increase this figure.

6.9 To mitigate this, the S106 funding would go towards facilities in the area of Spalding.  The
contribution requested for this development is £11,544 (£444 x 26).

6.10 Police

No objections.  Would recommend the use of Secured By Design principles to be applied to the
development.

6.11 LCC Historic Environment Officer

I would like to reiterate this office's previous comments regarding the high archaeological
potential of this site.

6.12 The site occupies a large area in the historic core of Spalding and within its medieval street
pattern. It is recognised that this site has been disturbed, but given the present structure's portal
frame construction there is a likelihood that archaeological remains still survive, and these could
inform our knowledge of the development of Spalding during this formative period. As the site
has been disturbed the appropriate level of archaeological input should be to record any
surviving archaeological remains during the removal of the existing foundations, as well as
during the groundwork phase of the proposed development.

6.13 Therefore it is recommended that the developer should be required to commission a Scheme of
Archaeological Works (on the lines of 4.8.1 in the Lincolnshire Archaeological Handbook 2016).
This should be secured by South Holland District Council's Standard Conditions AR01, 02 and
03.

6.14 Housing Strategy

Should the development be permitted the current policy requires 1/3 of the development to be
provided as affordable housing to meet district wide housing needs. However, given the



direction of travel with the soon to be adopted emerging Local Plan, which requires 1/4 of the
development to be provided as affordable housing based on viability evidence within the Whole
Plan Viability study, Strategic Housing recommends that 1/4 (25%) of the development should
be provided as affordable housing.

6.15 As this is a flatted development the affordable contribution (7 units) should be provided as
affordable rented dwellings.

6.16 To meet needs identified within the Strategic Housing Market Assessment (2014 & 2017
update) Strategic Housing would recommend that a mix of sizes are provided for the affordable
housing contribution, comprising of approximately 6 as one beds and 1 as a two bed.

6.17 It would be preferable for the affordable housing to be secured through a s106 agreement.  The
s106 agreement should include an agreed affordable housing scheme detailing the tenure split,
property types and sizes, plot numbers, internal floor areas, design standards and the phasing
of the affordable housing units.

6.18 It would be preferable for the homes to be built to the 'National Space Standards'. As a
minimum the affordable homes should be built to the former Housing Corporation Design and
Quality standards which for this development would be at least:

1 beds 2 person 45sqm
2 beds 4 person 67sqm

6.19 The developer should also seek to secure a Registered Provider for the affordable dwellings at
the earliest opportunity. The Strategic Housing Team can provide a list of RPs with stock in the
local area should the developer require this.

6.20 Public

The following objections have been received (5 objections)

·No parking;
·Too many dwellings in a small area;
·No blend with existing buildings;
·Noise and disturbance to the Constitutional Club both during demolition/construction and post
completion;
·Currently walls provide security and privacy for the Constitutional Club, no indication of this on
the plan;
·Impact of major works of the foundations of the Constitutional Club;
·Loss of light and privacy to the Constitutional Club;
·Residential accommodation at the Constitutional Club will be overlooked by unit 2;
·Access is owned by the Constitutional Club;
·Strain on drainage and utilities;
·Impact on adjacent business;
·Impact of the development on the fragile foundations of adjacent Listed Buildings;
·Loss of light to the Gentleman's Club;
·Roof access would compromise the security at the Gentleman's Club.

6.21 A summary of the agent's response to the objections made:

6.22 1.Demolition & Construction

The proposal is not deemed to significantly impact the listed Gentleman's Society, this has been
further confirmed in the Historic Impact Assessment and Historic England's consistent approach
of not objecting to the proposal.

6.23 The condition of the Gentleman's Society building and its contents are not the responsibility of
the applicant.  However, when working within close proximity to the building, great care will be
taken during demolition and construction to protect all neighbouring buildings.  The Party Wall
Act gives full opportunity for both neighbouring parties to agree terms of construction methods
prior to the development taking place, which is not a planning issue.



6.24 2.Impact of the proposed design

The BRE daylight and sunlight is considered in relation to applications concerning habitable
rooms within domestic properties only.

6.25 With reference to Section 12, paragraph 132 of the NPPF.  The proposed development does
not seek to alter the Gentleman's Society building.  The significance of the heritage asset will
not significantly be affected in the terms that local and national planning policy determines.
Historic England have not objected to the development with concern to the impact on daylight.
The NPPF does not suggest that a right to light can affect the setting of a listed building.  The
proposed development does not conflict with the heritage assets conservation but instead
seeks to improve the setting by the removal of a detracting low quality building at the end of its
useful life and a sustainable re-use of the site.

6.26 3.Security

The proposed development will remove this risk and improve the security of the Gentleman's
Society building as only people with access to the west facing terrace/balcony will be residents
of the two second floor flats and will also benefit from the site being occupied 24/7.

6.27 4.Parking

Highways do not require 'expansive resident parking facilities' and 'the development should
include sheltered, secure cycle parking provisions for residents'.  It is worth noting that
generous local authority parking provision is available locally less than 500m from the site (The
Vista, Victoria Street, Holland Road, Winfrey Avenue), where season tickets are available to the
residents.

6.28 The proposed development seeks to re-use previously developed land in a central urban
location to provide sustainable development.  Extensive on-site parking facilities are not
required as bus and train services are available a short distance away and employment
opportunities exist within the town.

6.29 5.Refuse

Concerns over rubbish storage and collection can be easily allayed.  The proposal involves the
construction of a communal amenity space, the maintenance, together with the building's
exterior and refuse collection will be the responsibility of a management company who will
employ a commercial contractor to regularly collect the refuse on site.

7.0 MATERIAL CONSIDERATIONS

7.1 The key material issues for considerations in this application are:

·Policy and Principle of Development;
·The impact of development upon neighbouring amenity;
·Impact on the Conservation Area.

7.2 Policy

7.3 The site is located within the defined settlement limits of Spalding as outlined in the South
Holland Local Plan, 2006, and part of the application site is within the development boundary.
In this instance, the relevant policy context is Policy HS4 - New Housing in Spalding and the
Area Centres (Other Towns and Donington) (Non-Allocated Sites) .

7.4 Residential development will be permitted on suitable sites within Spalding and the Area
Centres, where the following criteria are satisfied:

1) The site is within the defined settlement limits, as shown on the proposals map; and
2) The site constitutes brownfield land, unless it can be demonstrated that no suitable
brownfield sites are genuinely available.



7.5 The existing building use, appearance and facilities are not to the standard that businesses
require, and the owners have found it increasingly difficult to market the site. Added to this, the
buildings were never designed for office and retail use and the appearance detracts from the
character of the conservation area and the neighbouring listed buildings. Redevelopment of the
site will benefit the community in terms of the provision of much needed modern housing. The
overall character and appearance of the conservation area will also be improved. Summarily,
the proposed development can only be seen to have a positive impact within social, economic
and environmental contexts.

7.6 This principle is also reflected in Policy EC3 - Existing Employment Areas/Premises, where
proposals for new development, redevelopment and changes of use for employment uses
within existing employment curtilages will be permitted provided they are acceptable in terms of
environmental impact and the level of traffic movement

7.7 Exceptionally, the redevelopment and/or change of use to non-employment uses will be
permitted where the existing use is unsatisfactory or where the benefit of the proposed use
outweighs the need to retain the existing use.

7.8 The proposed development seeks to make better use of a poorly developed site. Currently
marketed as office space, the provision is not of a good enough standard to appeal to potential
customers. A redevelopment of the site offers many opportunities as already discussed above
and will have significant benefits to both the community, the environment and the local
economy, as new businesses are likely to be drawn to the area to provide services to the new
residents. The urban location also ensures that the development will be sustainable and reduce
the need to travel by car.

7.9 At the heart of the National Policy Framework (NPPF), is a presumption in favour of sustainable
development which should be seen as a golden thread running through both plan-making and
decision-taking.  Paragraph 49 of the NPPF states that "housing applications should be
considered in the context of the presumption in favour of sustainable development.  Relevant
policies for the supply of housing should not be considered up-to-date if the local planning
authority cannot demonstrate a five-year supply of deliverable housing sites".  In that
circumstance, Paragraph 14 of the NPPF is quite clear that permission should be granted
unless any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies outlined in the NPPF as a whole; or specific
policies in the NPPF indicate that development should be restricted.

7.10 The Council cannot currently demonstrate a 5-year supply of deliverable sites as per the
provisions of NPPF.  In the context of the objectively assessed need identified in the Council's
Strategic Housing Market Area Assessment (SHMA), and including a 20% buffer by virtue of a
persistent under delivery of housing, the Council cannot currently demonstrate a 5-year supply.
As per the provisions of Paragraph 49 of the NPPF, the Council's Local Plan polices relevant to
the supply of housing are considered out-of-date and the presumption in favour of sustainable
development applies.

7.11 As at 31st March 2017.  South Holland District Council is currently producing a joint Local Plan
(the South East Lincolnshire Local Plan) in conjunction with Boston Borough Council. The
Publication Version of the South East Lincolnshire Local Plan, which is to be published for
consultation on 10th April 2017, identifies a housing requirement for 11,125 new homes to be
built between 2011 and 2036 (an average of 445 per annum) in South Holland.

7.12 However, account must be taken of housing completions between 1st April 2011 and 31st
March 2017, and any under or over-supply during that period. A total of 1,498 homes were
completed over that period. Over the last six years, the number of new homes built has fallen
considerably short of the requirement identified. In total, it represents an undersupply of 1,172
homes when compared against the basic requirement.

7.13 Given the central urban location of the site, there is a clear precedent that the area is in need of
growth to accommodate the needs of its residents and there is not considered to be a policy
objection to the development in principle and on the matter of sustainability when assessed
against Policy SG1 of the Local Plan 2006.  Much of this land at the moment requires extensive
management and maintenance.  By redeveloping it for an alternative but sustainable use as
illustrated by the proposal, it will encourage the reuse of redundant brown field site.  As such, as



per the provisions of the NPPF, permission should be granted unless any adverse impacts of
doing so would significantly and demonstrably outweigh the benefits, when assessed against
the policies outlined in the NPPF as a whole; or specific policies in the NPPF indicate that
development should be restricted.

7.14 In light of all this information and policy deliberations, it is considered that a development of the
size proposed is not out of keeping with the likely strategic future role and function of Spalding
as a Main Town.  As such, as per the provisions of the NPPF, permission should be granted
unless any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies outlined in the NPPF as a whole; or specific
policies in the NPPF indicate that development should be restricted.

7.15 The principle of residential development in policy terms is acceptable.  The number of new
dwellings proposed is not considered to be excessive or of a nature that would cause significant
detrimental harm to the amenity of the area.  However, the remainder of this section of the
report considers the other material considerations to be taken into account in determining
whether any adverse impacts of granting permission.

7.16 The impact of development upon neighbouring amenity

7.17 Concerns raised regarding overlooking, loss of privacy, noise, and lack of on site parking have
been duly considered at length with statutory consultees.  The plans show a layout that sits well
and is highly articulate for a site that is very irregular in shape.

7.18 Through careful design and location of the proposed building the development will not unduly
impact on the street scene or neighbouring listed buildings. The development will not impact on
the privacy and amenity of the occupiers of properties adjacent to the site.

7.19 The bedroom and living room window of Unit 2 will overlook the proposed shared amenity
space.  From a natural surveillance perspective, this is considered to be the most suitable
location for the windows.  Given the distance from the Constitutional Club, it is not considered to
compromise the privacy of the residential accommodation at the club.

7.20 The narrow street frontage and access for fire- fighting have been the prime drivers of the
layout of the site. The carriage arch entrance reflects similar building types in the town, and
provides a level of security and privacy for the dwellings at the rear of the site. Dwellings have
been positioned along the north site boundary to maximise sunlight into the courtyard area and
the individual flats.

7.21 The Spalding Gentlemen's Society located within the museum, a grade 2 listed building on
Broad Street directly adjacent to the application site has lodged an objection to the proposal
raising a number of issues including loss of natural light to 2 of the display rooms and its
contents on display.

7.22 They have formally responded to the representations made about daylight issues and the
safeguarding of the artefacts within the Gentleman's Society building, indicating that there was
no requirement under the NPPF and the daylight and sunlight guidance provided by the
Building Research Establishment, does not preserve the right of light of listed buildings.  The
contents of the building is not the responsibility of the applicant.

7.23 Comments relating to the potential impact of demolition and building upon the sensitive
foundation of adjacent listed buildings have been duly noted.  It is difficult to assess the impact
at this stage as the works at this stage in the absence of structural surveys and demolition
method statements.  Such reports can be conditioned and subject to approval prior to
commencement.

7.24 The works on site will be subject to Building Regulation approvals at key stages.  It is expected
that both demolition and construction will be carried out by a team competent personnel whom
are fully insured and with a proven track record.  Furthermore, it is an offence for anyone who
would otherwise be permitted to do damage to a listed building (e.g. the owner) to do anything
which causes or is likely to result in damage to a listed building with the intention of causing



damage. Damage to a listed building by an unauthorised person other than the owner or
occupier would be criminal damage under the Criminal Damage Act 1971.

7.25 LCC Highways have made no objections to the proposal.  Due to the central urban location of
the site, it is not deemed necessary to provide parking facilities on site. Further to this, cycle
parking has been provided that exceeds Local Plan requirements. A total of 32no. secure,
sheltered cycle parking spaces are provided for residents. They are satisfied given the central
location of the site.

7.26 It is therefore demonstrated that the proposals are in accordance with the development plan
relating to transport in the form of policy SG15 for local plan.

7.27 Policy SG17 - Protection of Residential Amenity states that planning permission will be granted
for development which would not cause material harm to residential amenity.

7.28 In considering proposals the following criteria will be taken into account:-
1) the extent of any overlooking or loss of privacy;
2) the extent of any overbearing or overshadowing effect;
3) potential noise nuisance including that associated with vehicular activity;
4) the levels of smell, emissions and pollutants.

7.29 The proposed development has a smaller footprint than that of the existing. The massing has
increased slightly and this reflects the scale of the neighbouring buildings, and the
Constitutional Club in particular. Buildings towards the rear of the site have been limited to two
storeys to minimise overshadowing of gardens and properties to the north. The proposed height
of buildings towards the rear of the site is therefore reflective of the existing building. A three
story block sits within the middle of the site where the building has been pulled away from the
north boundary to reduce its impact on neighbouring properties. At the front of the site the road
facing residential block reflects the scale of neighbouring buildings. The three storey
construction with the second floor set back behind a parapet wall is a contemporary
interpretation of the dormer roof design of the adjacent Constitutional Club.  The level of
detrimental harm is not considered to be significant as a result of this development.

7.30 Concerns relating to the pressure and strain of existing infrastructure (utilities, services and
facilities) are noted.  However, there have been no objections from infrastructure providers.
Further details will be required and conditioned such as drainage plans and strategy to protect
environmental amenity.

7.31 Impact on the Conservation Area.

7.32 The proposal has undergone at least 2 years of regular pre-application consultation with SDHC,
Conservation, Historic England, Highways and the Environment Agency.  The proposal has
taken on many different facades during this long master planning period. It was suggested in
2016 that the proposed new building fronting onto Broad Street should aim to take its design
cues from neighbouring buildings, and a contemporary interpretation of traditional buildings
adjacent to the site would be appropriate, with careful analysis of the proportions and detailing
that exist nearby.

7.33 The proposal is for a contemporary design with pastiche features that has been developed in
consultation with both Historic England, and the South Holland District Council's Planning and
Conservation Officers. The design respects the character of the conservation area in terms of
scale, massing and materials. The design has been informed by the character, scale, and
proportions of the neighbouring listed buildings to assimilate the contemporary design with its
historic context.

7.34 As clearly stated in the Heritage Statement submitted with the application, the existing building
sited at 10, Broad Street, Spalding is evidently out of character with the area and does not sit
comfortably alongside the Listed Buildings identified. Broad Street is clearly identifiable by the
presence of a number of significantly sized buildings, of a similar age, that form a buffer
between the commercial/retail buildings on the east side of Spalding's Market Place and the
more industrialised scale of building to the east. The group is located behind a belt of smaller
scale shops to the north-west and leads to a more open street character to the south-east,



before the close knit environment of The Market Place is then entered. The current building on
this site fits more closely with the buildings to the north-east along Westlode Street.

7.35 The proposal for the site is pre-empted by the demolition of the existing industrial style of unit
on the site, but a new development of apartments is suggested. Any development on the Broad
Street frontage should be kept to a relatively low height (compared to other buildings on Broad
Street) but larger, taller units can then be sited to the rear. In this way, the new development will
not impact negatively upon the setting of the Listed Buildings or the character of Broad Street
and any larger building to the rear of the site will provide a stepped increase in scale towards
the mass of the Umbrella Club and the Bingo Hall and towards the much bigger structures to
the west.

7.36 Conclusion

The development complies with local plan policy and the lack of a formally adopted 5 year
housing land supply means that the guidance within the NPPF takes additional urgency and the
development is considered to be sustainable in nature and to comply with NPPF guidance and
will help deliver much needed housing.

7.37 Objections raised by adjacent property owners and users have been deliberated with
consultees and addressed by the applicant whom have taken a considered approach towards
design and layout given the constraints that the site and adjacent areas present. This
application is on balance and in light of the recommendations made by statutory consultees,
acceptable in planning terms and the merits of a residential development on a site located
within the settlement boundary, the role and function of Spalding as a Main Town and
associated potential housing growth targets is considered sustainable and acceptable in line
with Local Plan Policies.

8.0 RECOMMENDATIONS

8.1 Grant Permission subject to those Conditions listed at Section 9.0 of this report and subject to
the satisfactory completion of a S106 agreement to secure contributions of £11,544 for the NHS
and 25% affordable housing.

9.0 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 as amended by
the Planning and Compulsory Purchase Act 2004.



2. The development hereby permitted shall be carried out in accordance with the following
approved plans:
Site Location;
Drw No B2931 03 Existing Site Survey;
Existing Elevations Drw No B2931 06;
Block Plan Drw No B2931 210 Rev A;
Proposed Plans Drw No B2931 211 Rev A Visualisations;
Proposed Plans Drw No B 2931-200 Rev C;
Proposed Floor Plans Drw No B2931-201 Rev B;
Proposed Floor Plans Drw No B2931 202 Rev B;
Proposed Floor Plans Drw No B2931 203 Rev C;
Proposed Sectional Plan Drw No B2391-204 Rev C;
Proposed Elevations Drw No B2391 205 Rev C;
Proposed Elevations Drw No B2931 206 Rev B;
Proposed Elevations Drw No B2931 207 Rev C;
Proposed Elevations Drw No B2931 208 Rev C;
Proposed Elevations Drw No B2931 209 Rev B;
Design and Access Statement by Dowlman Dec 2016;
Flood Risk Assessment by Dowlman, Dec 2016;
Heritage Impact Assessment by Dowlman Feb 2016.

Reason: For the avoidance of doubt and in the interests of proper planning.

3. No development shall take place until a written scheme of archaeological investigation has
been submitted to and approved in writing by the Local Planning Authority.  This scheme should
include the following and should be in accordance with the archaeological brief supplied by the
Lincolnshire County Council Historic Environment advisor on behalf of the Local Planning
Authority:

1. An assessment of significance and proposed mitigation strategy (i.e. preservation by record,
preservation in situ or a mix of these elements).
2. A methodology and timetable of site investigation and recording
3. Provision for site analysis
4. Provision for publication and dissemination of analysis and records
5. Provision for archive deposition
6. Nomination of a competent person/organisation to undertake the work
7. The scheme to be in accordance with the Lincolnshire Archaeological Handbook.
The archaeological site work shall only be undertaken in accordance with the approved written
scheme.

Reason: To ensure the preparation and implementation of an appropriate scheme of
archaeological mitigation in accordance with national guidance contained in Section 12 of the
National Planning Policy Framework, 2012.  This issue is integral to the development and
therefore full details need to be finalised prior to the commencement of works.

4. The applicant shall notify the Lincolnshire County Council Historic Environment Department in
writing of the intention to commence at least fourteen days before the start of archaeological
work required in connection with Condition 3 above in order to facilitate adequate monitoring
arrangements.

Reason: To ensure satisfactory archaeological investigation and retrieval of archaeological finds
in accordance with national guidance contained in Section 12 of the National Planning Policy
Framework, 2012.

5. A copy of the final report required in connection with Condition 3 above shall be submitted
within three months of the work being carried out to the Local Planning Authority and the
Lincolnshire Historic Environment Record.  The material and paper archive required as part of
the written scheme of investigation shall be deposited with an appropriate archive in
accordance with guidelines published in The Lincolnshire Archaeological Handbook.

Reason: To ensure satisfactory arrangements are made for the recording of possible
archaeological remains in accordance with national guidance contained in Section 12 of the
National Planning Policy Framework, 2012.



6. A detailed scheme of construction management to minimise disturbance during the construction
process through noise, dust, vibration and smoke shall be submitted to and approved in writing
by the Local Planning Authority before the development commences and the construction
process shall be carried out in accordance with the scheme so approved.  It shall also include a
method statement, detailing how construction traffic, site personnel vehicles, materials
deliveries and site accommodation will be managed to safeguard highway safety, free passage
along Broad Street and residential amenity.

Reason: In the interests of the amenity of local residents.  This issue is integral to the
development and therefore full details need to be finalised prior to the commencement of works.
This Condition is imposed in accordance with Policies SG14 and SG17 of the South Holland
Local Plan, 2006.

7. The demolition hereby permitted shall not be undertaken before a contract has been made for
the carrying out of the works of re-development of the site and planning permission has been
granted for the re-development for which the contract provides.  It shall also include a detailed
Construction Method Statement on the demolition and construction of the building in relation to
applying sensitive and appropriate working methods adjacent to listed buildings.

Reason: To avoid the creation of a gap site that would be harmful to the character and
appearance of the Conservation Area within which the site is located and safeguarding the
adjacent heritage asset.
This Condition is imposed in accordance with national guidance contained in Section 12 of the
National Planning Policy Framework, 2012.



8. The development hereby permitted shall not be commenced until a scheme to deal with any
contamination of land or pollution of controlled waters has been submitted to and approved in
writing by the Local Planning Authority (LPA) and until the measures approved in that scheme
have been implemented.  The scheme shall include all of the following measures:

i) a desk-top study carried out to identify and evaluate all potential sources of  contamination
and the impacts on land and/or controlled waters, relevant to the site.  The desk-top study shall
establish a 'conceptual site model' and identify all plausible pollutant linkages.  Furthermore, the
assessment shall set objectives for intrusive site investigation works/Quantitative Risk
Assessment (or state if none required).  Two full copies of the desk- top study and a non-
technical summary shall be submitted to the LPA without delay upon completion.
ii) if identified as being required following the completion of the desk-top study, a site
investigation shall be carried out to fully and effectively characterise the nature and extent of
any land contamination and/or pollution of controlled waters.  It shall specifically include a risk
assessment that adopts the Source-Pathway-Receptor principle, in order that any potential risks
are adequately assessed taking into account the sites existing status and proposed new use.
Two full copies of the site investigation and findings shall be forwarded to the LPA without delay
upon completion.
iii) thereafter, a written method statement detailing the remediation requirements for land
contamination and/or pollution of controlled waters affecting the site shall be submitted to and
approved in writing by the LPA, and all requirements shall be implemented and completed to
the satisfaction of the LPA.  No deviation shall be made from this scheme.  If during
redevelopment contamination not previously considered is identified, then the LPA shall be
notified immediately and no further work shall be carried out until a method statement detailing
a scheme for dealing with the suspect contamination has been submitted to and agreed in
writing by the LPA.
iv) two full copies of a full closure report shall be submitted to and approved in writing by the
LPA. The report shall provide verification that the required works regarding contamination have
been carried out in accordance with the approved Method Statement(s).   Post-remediation
sampling and monitoring results shall be included in the closure report to demonstrate that the
required remediation has been fully met.

Note
The applicant is advised that the phased risk assessment required by the Contaminated Land
Scheme Condition should be carried out in accordance with the procedural guidance of the
Environmental Protection Act 1990 Part 11A.
The applicant's attention is also drawn to the document entitled "Developing Land Within
Lincolnshire - A guide to submitting planning applications to develop land that may be
contaminated", which can be obtained through the Local Environmental Health Department.

Reason: To assess whether the site is polluted and to address any pollution to ensure a
satisfactory development.  This issue is integral to the development and therefore full details
need to be finalised prior to the commencement of works.
This Condition is imposed in accordance with Policy SG13 of the South Holland Local Plan,
2006.

9. Details of the means of storage and disposal of refuse and recycling shall be submitted to and
be approved by the Local Planning Authority and the development shall not commence in
advance of that approval. The approved scheme shall be fully implemented before the
occupation and shall thereafter be retained.

Reason: To ensure that adequate facilities are made available for refuse storage and disposal
to avoid pollution, to protect residential amenity, and in the interests of the appearance of the
site and the area within which it is set. This issue is integral to the development and therefore
full details need to be finalised prior to the commencement of works.
This Condition is imposed in accordance with Policies SG13 and SG17 of the South Holland
Local Plan, 2006.



10. A management plan for the areas of communal space including the refuse storage area
including management responsibilities and maintenance schedules, shall be submitted to and
approved in writing by the Local Planning Authority prior to the commencement of the
development hereby permitted beyond oversite.  The management of these areas shall be
carried out in accordance with the details so approved.

Reason: To ensure that adequate provision is made available for the occupiers of the
development hereby permitted and that provision is made for the management and
maintenance of the communal and refuse areas.
This Condition is imposed in accordance with Policies SG14 of the South Holland Local Plan
2006.

11. The development hereby permitted shall be carried out in accordance with the measures set out
in the Flood Risk Assessment by Dowlman ref B2931, dated December 2016 and following
mitigation measures detailed within the FRA:

Finished floor levels are set at a minimum of 300mm above existing ground levels, no lower
than 6.18m above Ordnance Datum (AOD).

The mitigation measures shall be fully implemented prior to occupation and subsequently in
accordance with the timing/phasing arrangements embodied within the scheme, or within any
other period as may subsequently be agreed, in writing, by the local planning authority.

Reason To reduce the risk of flooding to the proposed development and future occupants.
This Condition is imposed in accordance with national guidance contained in Section 10 of the
National Planning Policy Framework, 2012.

12. No development shall commence until a foul water strategy has been submitted to and
approved in writing by the Local Planning Authority.  No dwellings shall be occupied until the
works have been carried out in accordance with the foul water strategy so approved unless
otherwise approved in writing by the Local Planning Authority.

Reason
To prevent environmental and amenity problems arising from flooding.
This Condition is imposed in accordance with Policies SG11 and SG13 of the South Holland
Local Plan, 2006 and national guidance contained in Section 10 of the National Planning Policy
Framework, 2012.

13. No drainage works shall commence until a surface water management strategy has been
submitted to and approved in writing by the Local Planning Authority.  No hard-standing areas
to be constructed until the works have been carried out in accordance with the surface water
strategy so approved unless otherwise approved in writing by the Local Planning Authority.

Reason
To prevent environmental and amenity problems arising from flooding.
This Condition is imposed in accordance with Policies SG11 and SG13 of the South Holland
Local Plan, 2006 and national guidance contained in Section 10 of the National Planning Policy
Framework, 2012.



14. Before the commencement of the development hereby permitted beyond oversite, the approval
of the Local Planning Authority is required to a scheme of landscaping and tree planting for the
site indicating, inter alia, the number, species, heights on planting and positions of all the trees,
together with details of post-planting maintenance.  Such scheme as is approved by the Local
Planning Authority shall be carried out in its entirety within a period of twelve months beginning
with the date on which development is commenced.  All trees, shrubs and bushes shall be
maintained by the owner or owners of the land on which they are situated for the period of five
years beginning with the date of completion of the scheme and during that period all losses
shall be made good as and when necessary.

Note: The applicant is recommended to employ a qualified and experienced landscape designer
to produce a landscaping scheme for the development.

Reason: To ensure that the development is adequately landscaped, in the interests of its visual
amenity and that of the area in which it is set.
This Condition is imposed in accordance with Policy SG18 of the South Holland Local Plan,
2006.

15. Prior to its installation, details of the proposed boundary treatment, including a schedule of
materials, and details of the size and species of any hedging, shall be submitted to and
approved in writing by the Local Planning Authority, and the details so approved shall be
implemented in full before the development is first brought into use.

Reason: In the interests of the character and appearance of the development and the visual
amenity of the area in which it is set.
This Condition is imposed in accordance with Policy SG14 of the South Holland Local Plan,
2006.

16. Before the commencement of the development hereby permitted beyond oversite a schedule of
external materials of construction of buildings and hard surfaced areas shall be submitted to
and approved in writing by the Local Planning Authority.  The development shall be constructed
in accordance with the materials so approved.

Reason: To ensure that the Local Planning Authority retains control over the external materials
of construction of the development in the interests of the appearance of the development, and
the character and visual amenity of this part of the Conservation Area in which it is set.
This Condition is imposed in accordance with Policy SG14 of the South Holland Local Plan,
2006 and national guidance contained in Section 12 of the National Planning Policy Framework,
2012.

17. Before the commencement of the development hereby permitted beyond oversite, details of the
brick(s) to be used to the external walls of the development hereby permitted shall be submitted
to and approved in writing by the Local Planning Authority, and all the brick(s) used in the
development shall conform to the details so approved.

Reason: To ensure that the Local Planning Authority retains control over the external materials
of construction of the development in the interests of the appearance of the development, and
the character and visual amenity of this part of the Conservation Area in which it is set.
This Condition is imposed in accordance with Policy SG14 of the South Holland Local Plan,
2006 and national guidance contained in Section 12 of the National Planning Policy Framework,
2012.

18. Before the development is commenced beyond oversite, details of the materials to be used to
the roof of the development hereby permitted, shall be submitted to and approved in writing by
the Local Planning Authority, and all roofing materials used in the development shall conform to
the details so approved.

Reason: To ensure that the Local Planning Authority retains control over the external materials
of construction of the development in the interests of the appearance of the development, and
the character and visual amenity of this part of the Conservation Area in which it is set.
This Condition is imposed in accordance with Policy SG14 of the South Holland Local Plan,
2006 and national guidance contained in Section 12 of the National Planning Policy Framework,
2012.



19. Details of the design of all external doors and door frames to be utilised in the development
hereby permitted shall be submitted to and approved in writing by the Local Planning Authority
prior to their installation.  Such details shall indicate, at a scale of not less than 1:10, the
longitudinal and cross-sectional detailing (including reveals), threshold and lintol detailing, and
means of opening.  The doors and door frames shall be installed in accordance with the
approved details and thereafter so maintained.

Reason: To ensure that the Local Planning Authority retains control over these details of the
development in the interests of the appearance of the development, and the character and
visual amenity of this part of the Conservation Area in which it is set.
This Condition is imposed in accordance with Policy SG14 of the South Holland Local Plan,
2006 and national guidance contained in Section 12 of the National Planning Policy Framework,
2012.

20. Details of the window frames to be utilised in the development hereby permitted shall be
submitted to and approved in writing by the Local Planning Authority prior to their installation.
Such details shall indicate, at a scale of not less than 1:10, the longitudinal and cross-sectional
detailing (including reveals), cill and lintol detailing, and means of opening.  The window frames
shall be installed in accordance with the approved details and thereafter so maintained.

Reason: To ensure that the Local Planning Authority retains control over these details of the
development in the interests of the appearance of the development, and the character and
visual amenity of this part of the Conservation Area in which it is set.
This Condition is imposed in accordance with Policy SG14 of the South Holland Local Plan,
2006 and national guidance contained in Section 12 of the National Planning Policy Framework,
2012.

21. The Local Planning Authority has acted positively and proactively in determining this application
by assessing it against all material considerations, including national guidance, planning
policies and representations that have been received during the public consultation exercise,
and subsequently determining to grant planning permission.

This decision notice, the relevant accompanying report and the determined plans can be viewed
online at http://planning.sholland.gov.uk/OcellaWeb/planningSearch

Background papers:- Planning Application Working File

Lead Contact Officer
Name and Post: Richard Fidler ,  Development Manager
Telephone Number: 01775 764428
Email rfidler@sholland.gov.uk

Appendices attached to this report:
Appendix A Plan A




