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SOUTH HOLLAND DISTRICT COUNCIL

Report of: Development Manager

To: Planning Committee - 13 June 2018

(Author: Mark Simmonds -  Planning Officer)

Purpose: To consider Planning Application H16-0888-17

Application Number: H16-0888-17 DDate Received: 19 September 2017

Application Type: FULL

Description: Demolition of disused buildings and construction of a residential development for
over 55s including associated external works and access

Location: Car Park and Premises Drapers Place Spalding

Applicant: Taylor Pearson Development
(Drapers Place) Ltd

Agent: Oglesby and Limb Ltd

Ward: Spalding Castle WWard Councillors: Cllr G J Taylor

1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 The application was presented before Committee on 9th April 2018 and was deferred by
members in order to seek further clarification on a number issues including: perceived over
development; refuse collection arrangements; parking provision; residential amenity; access
arrangements from Francis Street; restriction to over 55 and enforceability; Historic England's
comments and storm water drainage.

2.0 PROPOSAL

2.1 This application seeks full planning permission for the demolition of disused buildings and
construction of a residential development for over 55s including associated external works and
access.  The 4 storey high residential accommodation that would be created comprises:

·Ground Floor 3 x 2 bed and 4 x 1 bed (7 units);
·First Floor 4 x 2 bed and 6 x 1 bed (10 units);
·Second Floor 4 x 2 bed 6 x 1 bed (10 units);
·Third Floor 2 x 2 bed 6 x 1 bed (8 units).

2.2 15 car parking spaces will be provided.  Vehicular access to the site will be existing from
Francis Street/Drapers Place.  A further means of access for servicing/emergency vehicles and
a discrete number of parking spaces would be created from The Crescent.

2.3 The proposal represents a modern example of a classic courtyard development with minimal
impact in terms of scale and massing to fully respect the surrounding built form. Construction
materials used shall match, replicate or respect those of surrounding existing buildings, of which
there are a myriad of types and forms.



2.4 The scale, height and massing of the proposal presents a good balance between enabling the
full utilisation of the space provided by this highly restrained, unkempt brownfield site in a prime
town centre location, whilst respecting the form of the surrounding buildings such as by limiting
its height and facilitating adequate separation distances between the rear of properties fronting
surrounding roads. The siting of the proposal in the form presented also ensures an adequate
level of outlook both from the rear of the existing buildings surrounding the site and from the
development itself. The overshadowing of existing properties and amenity space and any
terracing effects are avoided as a result of the carefully designed proposal.

2.5 By virtue of its restrained scale and its positive relationship with the existing surrounding built
form, its impact on the amenity of surrounding occupiers and users of the space, as well as the
broad street scene, will be positive but minimal.

2.6 On the 13th March 2018, a number of amended plans were received by the LPA further to
consultation comments raised.  The agent has sought to address a number of issues raised
which include:

- An amended set of elevations with added interest to the design to enhance the design impacts
on the street scene;
- Extending the red line in the north eastern corner, to the point at which it reaches the edge of
the adopted highway (Francis Street);
- Inclusion of a special area for cycle storage;
- Amending the proposed wall along the north side of Abbey path, reducing it in height and
replacing with a low wall topped with 1500mm high railings;
- Archaeological Report submitted to present findings of the field work requested.

Following the Committee deferment the applicant has confirmed that the scheme is specifically
an over 55s development, which requires several additional functional areas and services in
order to operate ie Manager's office, residents lounge, guest suite, bin storage etc.  These
facilities are supported by a service charge. The applicant would accept a condition restricting
occupancy to over 55s only. The quantum of development proposed cannot be reduced as the
scheme is only marginal viable and would be no longer viable if the number of units were
reduced.  The bin storage area has been repositioned with the bins no longer to be stored and
emptied from the newly reconfigured access off The Crescent.  Instead the bin store area has
been relocated to the northern site boundary, close to the main site entrance.  Refuse collection
will be carried out on a similar manner to nearby commercial premises that back onto and are
serviced from Francis Street.  An additional parking space has also been provided.  None of the
parking spaces will be allocated and will generally be used by visitors as average age of
occupants of this type of accommodation is 80.

33.0 SITE DESCRIPTION

3.1 The site is currently a car park and falls within the Spalding Conservation Area and the
essential characteristics of the area are identified as being contained to the Market Place,
Sheep Market, Hall Place and The Crescent. In terms of townscape, the public realm is
enclosed by tall impressive buildings of varying ages, designs and heights including three and
four storey. In terms of heritage assets in the vicinity of the proposal site, there is a mixture of
Grade I and II* Listed Buildings.

3.2 The application site is  'brownfield' site which has has been used as a private car park for many
years. It includes remnants of former buildings upon the site including a small number of derelict
buildings in a poor state of repair which are located in the south-eastern corner of the site.

3.3 The application is accompanied by a very comprehensive Heritage Assessment consisting of a
Conservation Area Appraisal as well as a Design and Access Statement that demonstrates how
the proposed development would contribute positively and in turn would enhance the character
and appearance of the Conservation Area in line with National Planning Policy and Guidance.
The proposed development will also provide a high standard of design that would reinforce the
quality of place and contribute positively to the street scene and public domain.

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 1 - Building a strong, competitive economy
Section 2 - Ensuring the vitality of town centres
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

4.3 Planning Practice Guidance (PPG), 2014

5.0 RELEVANT PLANNING HISTORY

5.1 H16-1469-03 - An application was submitted in 2003, and subsequently withdrawn in 2004, for
the demolition of existing buildings on two plots of land - one being a large proportion of the
proposal site, off Drapers Place.

H16-0480-03 - An application to construct a new office, use of dwelling as office and provision
of car parking was submitted in 2003 on land at Drapers Place, but subsequently withdrawn in
the same year.

6.0 REPRESENTATIONS

6.1 LCC County Highways

Does not wish to restrict the grant of permission.



6.2 Environment Agency

No objection.  FRA is appropriate for the scale of the development.

6.3 Anglian Water

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

6.4 Historic England

Historic England do not believe that sufficient information has been provided in line with
Paragraph 128 of the NPPF to enable a robust assessment of the impact of the proposal on the
significance of the White Hart Hotel and other designated/non designated heritage assets.  We
recommend that further information is submitted to address this issue.

6.5 SHDC Environmental Protection

Full contaminated land condition for this application is requested.

6.6 SHDC Environmental Services

would not:

a)collect refuse/recycling from within a storage compound
b)collect refuse/recycling utilising wheeled bins.

Should it be beneficial to applicant the refuse/recycling supervisor would be willing to meet on
site to discuss and agree potential collection arrangements.

20.03.18 - In order for South Holland District Council to collect refuse / recycling from the above
development materials will need to be presented in sacks at the curtilage of the site (adjoining
The Crescent).

6.7 NHS England

Will not be putting in a S106 tender for the development.

6.8 LCC Historic Environment Officer

This site falls within an area close to or within the boundaries of Spalding Priory and medieval
Spalding. Although this site is disturbed it is likely that it could contain finds and features that
could contribute to our knowledge of the development of Spalding at this time. It is difficult
without further information to assess what exactly the levels of undisturbed and legible
archaeology are contained on this site.

Insufficient information is available at present with which to make any reliable observation
regarding the impact of this development upon any archaeological remains. I recommend that
further information is required from the applicant in the form of an archaeological evaluation to
be considered alongside the application. This evaluation should provide the local planning
authority with sufficient information to enable it to make a reasoned decision on this planning
application. This evaluation should initially consist of required trial trenching.

6.9 SHDC Housing Strategy

If the development is permitted the council would usually require 1/3 of the development to be
provided as affordable housing to meet district wide housing needs. However, the developer
has submitted viability evidence which has been assessed by an independent viability expert to
demonstrate that the provision of 1/3 affordable housing on this scheme is not viable. The
independent viability expert concludes that the scheme cannot viably support any affordable
housing contribution (on or off site) and so in this instance Strategic Housing will not be
requesting an affordable housing contribution.



6.10 Spalding & District Civic Society

Too unsatisfactory to support.  Recommend refusal and the preparation of a development brief
for the site.

6.11 LCC Education

No request made.

6.12 Pedals

The Transport Statement considers the access and parking implications of motor vehicles,
pedestrians, wheel chairs and mobility scooters, but cycling is completely ignored. The
implication that people over the age of 55 do not cycle is completely wrong. This application
should not be approved without the plans being amended to include secure, covered parking for
cycles and consideration of safe movement to and from the premises by cycles as well as by
pedestrians and motor vehicles.

6.13 Welland and Deepings Internal Drainage Board

No surface water sewers in the area.

6.14 SHDC Asset Department

Feel intuitively that the proposed development could prejudice the development of our land
which is adjacent to the above proposal. This development would also over shadow our site and
create an overlooking issue which again could prejudice the development of our land.

6.15 Public

The following objections have been received (6 objections and 14 comments)

·Loss of retail in the commercial centre;
·15 parking spaces for 35 apartments is not enough.

6.16 Comments & observations:

·Parking spaces to be increased;
·Potential demolition damage to adjoining buildings;
·Maintenance of foul drains under the site;
·Entrance from Francis Street requires adoption;
·Impact of damage as a result of pile driving.

6.17 Post 9th April 2018 Committee observations

6.18 FFurther to the application having been deferred at April's Planning Committee, there have been
additional observation received by the LPA from members of the public regarding the town's
retail expansion being located in Springfields within the emerging South East Lincolnshire Local
Plan on the basis that there is no room needed for retail expansion in the town centre.
However, the land at Drapers Place is left with no allocation in the town centre inset map.

6.19 TThere seems to be an aspiration amongst these objectors that the application site should be
reserved for retail/leisure/mix uses that are compatible with town centre uses and are critical of
the Council for not having this designation for Drapers Place or a Strategic masterplan in place
to steer future development in that direction.

7.0 MATERIAL CONSIDERATIONS

7.1 The key material issues for considerations in this application are:
-Policy and Principle of Development;
-Impact on the Conservation Area;



-Archaeology;
-Highways and Car Parking.

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):

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.

7.4 The existing use and appearance of the site is outdated and generally a wasted opportunity. It
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.

7.5 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

7.6 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.

7.7 Concentrating new housing development in the towns encourages sustainable and efficient land
use patterns.  It also supports and strengthens the service and shopping functions of the town
centres, helps to achieve urban investment and renewal and provides for transport choice by
enhancing opportunities for the use of public transport, cycling and walking to enhance
accessibility to all sectors of society.

7.8 The objection from SHDC's Assets Team regarding the impact of the proposed development on
the adjacent site in terms of overlooking and overshadowing have been considered and
assessed in line with policy requirements in terms of the potential harm the character and/or
appearance of either the immediate locality or of the settlement in general. The scale, nature
and design of development will need to be in character with the settlement and its surroundings,
and safeguarding the amenities of the surrounding areas.

7.9 The scale of the proposal largely reflects what would be expected for a town centre
development.  Although the site is currently a car park, as described above, it is enclosed by tall
impressive buildings of varying ages, designs and heights including three and four storey.  It
would be difficult not to mention unreasonable to resist the application on grounds of how it
could affect the future development of an adjacent site, in the absence of any strong policy
objection to the proposed scheme.

7.10 The proposed development seeks to make better use of a vacant brownfield site. 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.

7.11 IIn response to the most recent observations made post committee on the grounds of policy
allocation in the emerging South East Lincolnshire Local Plan for the application site and the



ppush for it to remain for retail use to support the town centre.  The site has been derelict for a
number years and the lack of forthcoming interest for commercial development has continued to
almost blight the edge of centre area.  The LPA recognises that the site is in need of
regeneration and is open to the prospect of sustainable uses without having to be strategically
prescriptive through the use of policy.

7.12 TThe NPPF provides a clear direction towards both plan and decision making in such scenarios.
Paragraph 21 states that investment in business should not be over-burdened by the combined
requirements of planning policy expectations. Planning policies should recognise and seek to
address potential barriers to investment, including a poor environment or any lack of
infrastructure, services or housing.

7.13 TThis matter is further reinforced in para 22 which requires that planning policies should avoid
the long term protection of sites allocated for employment use where there is no reasonable
prospect of a site being used for that purpose. Where there is no reasonable prospect of a site
being used for the allocated employment use, applications for alternative uses of land or
buildings should be treated on their merits having regard to market signals and the relative need
for different land uses to support sustainable local communities.

7.14 SSection 2 of the NPPF - Ensuring the vitality of town centres focuses on the growing the town
centre in a positive manner to promote viability and vitality.  In this case, due to the lack of
interest, there is a duty for the LPA to consider alternative sustainable uses that could support
the town centre and be resilient to anticipated future economic changes.

7.15 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.

7.16 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.

7.17 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.

7.18 Given the central urban location of the site, there is a clear precedent that the area is 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.  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.

7.19 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.

7.20 The principle of residential development in policy terms is acceptable.  The number of new
dwellings for the over 55s 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.

7.21 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.

7.22 Impact on the Conservation Area

7.23 The proposal has undergone a pre application consultation with SDHC and Conservation, and a
presentation was made to the Pre-app Consultation Group, no major issues or objections were
raised.

7.24 The site has been prone to episodes of anti-social behaviour including vandalism and graffiti
and in light of this the current use of the site as a private car park has gradually diminished and
is now notably underused. It therefore presents an excellent opportunity for an alternative use
and for redevelopment which in turn has the potential to reinvigorate and enhance the locality.

7.25 The proposal is for a contemporary design that has been developed to fit into its environment in
a sympathetic and controlled manner. 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.

7.26 With Section 12 of the NPPF in mind, the proposed development would contribute positively
and in turn would enhance to the character and appearance of the Conservation Area. The
proposed development will also provide a high standard of design that would reinforce the
quality of place and contribute positively to the street scene and public domain.

7.27 Wider public benefits include:

· Facilitate the regeneration and reuse of a vacant and under used brownfield site in Spalding
town centre.

· Provide a varied mixed use of residential accommodation in a sustainable location, where
there is a deficit of housing.

· Enhance Spalding's vitality and viability and increase footfall in the town.

· Provide a high quality and well-designed new building to reinforce the quality of place.

· Provide active and attractive frontages.

· Enhance the character and appearance of both the townscape and also Conservation Area.

7.28 Further site work had been recommended by Historic England and LCC Historic Environment
Officer.  The LPA considers the Heritage Statement by GPS Planning and Design Ltd, provides
a comprehensive appraisal of the area and is robust in terms of its findings and analysis of the
impact of the proposed development in line with National Planning Policy and Guidance.

7.29 Paragraph 131 of the NPPF states that in determining planning applications, local planning
authorities should take account of:

- the desirability of sustaining and enhancing the significance of heritage assets and putting
them to viable uses consistent with their conservation;

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



communities including their economic vitality; and

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

7.30 Furthermore, paragraph 132 of the NPPF, advises that, when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should
be given to the asset's conservation.

7.31 Para 134 of the NPPF states that, where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be
weighed against the public benefits of the proposal, including securing its optimum viable use.
The proposed development will not result in the complete loss of an historic asset and its
sympathetic design in context is considered to respect the historic significance of the area and
not harm the integrity of the adjacent buildings.

7.32 Archaeology

7.33 A programme of archaeological evaluation by trial trenching on land off Drapers Place was
carried out by Allen Archaeology Ltd.  The evaluation comprised the excavation of five 15m long
trenches across the proposed development area over a period 5 days.

7.34 The results of each of the trenches are presented in the Archaeological Report dated March
2018.

7.35 The findings revealed no features or deposits that could be attributed to activity associated with
the nearby Spading Priory, or the development of the medieval town generally.  This accords
well with the historic map evidence which indicates that after the dissolution of the priory, the
site was open, undeveloped until the later 19th century.

7.36 The archaeological evaluation methodology was appropriate to the nature and extent of the
proposed development.  It has identified a negligible archaeological potential for the site, with
significant depths or recent overburden recorded across the site.

7.37 Highways and Car Parking

7.38 The site is in a highly sustainable location, within the town centre of Spalding and therefore
amongst key services, amenities and facilities including the primary shopping area of the town
and within close walking distance of a wide range of public transport facilities including a train
station and extensive bus services.

7.39 Primary vehicular access to the site and on-site parking will be achieved from Francis Street. An
area of parking for 12 cars (including 2 accessible) will be provided for residents, adjacent to the
bin area and main pedestrian entrance and lobby.

7.40 A further vehicular access is proposed from The Crescent following demolition of a small
unremarkable building. This would allow servicing/emergency vehicles to access the site as well
as providing a discreet area of car parking comprising of 3 spaces.

7.41 The site has good pedestrian access to the town centre and the main shopping streets
surrounding the development site which in turn promotes positive and sustainable interaction
between the existing retail and service offer and new residents.

7.42 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.

7.43 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.



7.44 Conclusion

7.45 The development complies with local plan policy and the lack of a 5 year housing land supply
means that the guidance within the NPPF gives further support to delivering housing in South
Holland and the development is considered to be sustainable in nature and to comply with
NPPF guidance and will help deliver much needed housing.

7.46 Objections raised by adjacent property owners and users have been considered, as have
comments by consultees and issues have, where possible, been 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.

7.47 AA series of amended and additional plans containing details of refuse collection arrangements;
parking provision; access arrangements from Francis Street; site management and a
comprehensive drainage strategy has been submitted by the applicant.  The LPA is satisfied
with the information presented.

8.0 RECOMMENDATIONS

8.1 AAuthorised to Grant Permission, subject to those Conditions listed at Section 9.0 of this report.

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:
Amendment 1 - Dwg. No. A1134-01-A;
Amendment 1 - Dwg. No. A1134-02-A;
Amendment 1 - Dwg. No. A1134-03;
Dwg no. A1134-04 Site & other plans
Amendment 2 - Dwg. No. A1134-10-B;
Amendment 2 - Dwg. No. A1134-11-B
Amendment 1 - Dwg. No. A1134-12-A;
Amendment 1 - Dwg. No. A1134-13-A;
Amendment 1 - Dwg. No. A1134-14-A;
Amendment 2 - Dwg. No. A1134-15-B
Amendment 2 - Dwg. No. A1134-16-C;
Amendment 2 - Dwg. No. A1134-17-C;
Amendment 1 - Dwg. No. A1134-18-B;
Amendment 2 - Dwg. No. A1134-19-C;
Amendment 1 - Dwg. No. A1134-20-B;
Amendment 2 - Dwg. No. A1134-21-B;
Amendment 2 - Dwg. No. A1134-22-C;
Amendment 1 - Dwg. No. A1134-23-A;
Amendment 1 - Dwg. No. A1134-26;
Amendment 1 - Dwg. No. A1134-27-A;
Dwg no. 13999/JV/1 Additional plans;
Heritage Impact Assessment by GPS Ltd Sep 2017;
Design and Access Statement by GPS Ltd Sep 2017;
Archaeological Report by Prospect Archaeology Aug 2017;
Archaeological Report by Allen Archaeology Mar 2018;
Transport Assessment by O&L;
Dwg no. 29716/02 Drainage documentation;
Dwg no. 29716/05 Drainage documentation;
Drainage Strategy Report SRC Ltd;
Wastewater Plan;
Flood Risk Assessment by S M Hemmings;
Amendment 2 - Letter from GPS Planning & Design Ltd;
Amendment 2 - Supporting Letter from Millstream Management;
Amendment 2 - Drainage Strategy.

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

3. NON STANDARD CONDITION  - APPROVAL ONLY

4. 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.



5. 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.

6. 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.

7. 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 The Crescent and Drapers Place 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.

8. 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.

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.
This Condition is imposed in accordance with national guidance contained in Section 12 of the
National Planning Policy Framework, 2012.



9. 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.

10. 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.

11. The development hereby permitted shall be carried out in accordance with the measures set out
in the Flood Risk Assessment by S M Hemmings, forming part of this planning application,
unless otherwise agreed in writing by the Local Planning Authority, in particular the following
measures shall be fully implemented before the apartment is first occupied.

Reason: To ensure that the development does not increase the risk of flooding or be at risk of
flooding.
This Condition is imposed in accordance with national guidance contained in Section 10 of the
National Planning Policy Framework, 2012.



12. Before the commencement of the development hereby granted beyond oversite, full details of
the proposed means of foul and surface water disposal to separate systems shall be submitted
to and approved in writing by the Local Planning Authority and the details so approved shall be
implemented in full before there are any flows into the receiving systems.

Reason: To ensure that the site is adequately drained, to avoid pollution, and to prevent
increased risk of flooding.
This Condition is imposed in accordance with Policies SG11, SG12 and SG13 of the South
Holland Local Plan, 2006 and national guidance contained in Section 10 of the National
Planning Policy Framework, 2012.

13. Before the commencement of the development hereby granted beyond oversite, full details of
the means of surface water disposal shall be submitted to and approved in writing by the Local
Planning Authority.  The details so approved shall be implemented in full before the
development hereby permitted is first brought into use.

Reason: To ensure that the site is adequately drained, to avoid pollution, and to prevent
increased risk of 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 by identifying matters of concern within the application and negotiating, with the Applicant,
acceptable amendments to the proposal to address those concerns.  As a result, the Local
Planning Authority has been able to grant planning permission for an acceptable proposal.

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



22. The development hereby permitted will require the provision of a new vehicular access
crossing. Applicants are requested to contact the Local Highway Authority's Divisional Office at
Pode Hole - (via call centre Tel: 01522 782070) prior to the commencement of any works within
the public highway.

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




