
PLANNING COMMITTEE 
 

26 JUNE 2018 

Present: 
 

 

Chairman: Councillor David Brown 

Vice-Chairman: 
 

Councillor Sue Ransome 

Councillors: Alison Austin, Peter Bedford, Michael Cooper, 
James Edwards, Jonathan Noble, Stephen Raven, 
Brian Rush, Claire Rylott, Paul Skinner, Yvonne Stevens and 
Stephen Woodliffe 
 

Officers:  Legal Services Lincolnshire, Development Manager, Senior 
Planning Officer and Democratic Services Officer 
 

172   APOLOGIES 
 

No apologies for absence were noted. 
Councillor Paul Skinner had noted his intent to attend the meeting when able following a 
conflict of commitments.   
It is noted that Councillor Paul Skinner joined the meeting at 1130 hours during debate 
on planning application B 18 0060 and took no part in that deliberation.  Councillor Paul 
Skinner took part all planning applications tabled thereafter. 
 
173   MINUTES 

 

The following is a verbatim minute by Councillor Brian Rush: 
Councillor Brian Rush asked if he could interject.   
“Mr Chairman before you get into the body of the meeting I would consider it my duty to 
seek attention and unfortunately the young lady who is here is not the experienced lady 
that I was expecting and I do apologise so I’m speaking over your head. Mr Chairman I 
beg your apologies for this intervention it maybe / may not be within the remit of the 
Council normally so please do bear with me give me the opportunity to speak.   
Monitoring Officer will know that I had an objection made towards her regarding a 
member of this council, this meeting, this committee.  I asked for clarification from her I 
have not received that per sae so I was expecting some alteration to your minutes Mr 
Chairman for either Tuesday 1st May or Tuesday 29th May regarding the action that I 
took on the day by leaving of this meeting after having, in the presence of Councillor 
Claire Rylott signed the role of attendance, now if it is clear that if I was here, I did sign 
the role of attendance on this table in the presence of the people around me, I want to 
know why there is no reference whatsoever, to what I said, what I did in the minutes I 
believe this is not a true record of what happened at least someone should have had the 
decency to mention why I did it what I did it for.  It you want me to elaborate I am happy 
to do so but I am bound by confidentiality in this regard”. 
 
The Chairman responded by thanking Councillor Rush, stating that this was something 
he had obviously taken up with the Monitoring Officer and he suspected that he would 
pursue his line of enquiry with her.   
On seeking member’s permission to sign the minutes Councillor Rush interjected and 
asked if the Chairman could he make sure that what he had said would be noted 
correctly.  The Chairman advised it would be. 
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The Development Manager then advised committee of an error on page 6 of the minutes 
which should have read ‘The pessimistic Sedgefield Method instead of the optimistic 
Sedgefield Method’ and ‘The Optimistic Liverpool Method instead of the pessimistic 
Liverpool Method’. 
Committee were advised that the copy of the minutes for signing had been amended as 
per the Development Manager’s notification. 
 

With the agreement of the committee the Chairman signed the minutes confirming the 
minutes for the meeting in progress would reflect the Councillor Rush’s comments. 
 
 
174   DECLARATION OF INTERESTS 

 

Standing Declarations of Interest are tabled for Lincolnshire County Councillors Alison 
Austin and Paul Skinner; for Councillors Michael Cooper, David Brown, Sue Ransome 
and Claire Rylott in their roles as members of the South East Lincolnshire Local Plan 
and for Councillors Peter Bedford, Michael Cooper and Peter Bedford in their roles as 
representatives of the Drainage Boards.  All three organisations being referenced within 
the reports tabled. 
 
Councillor Yvonne Stevens declared that she had called-in planning application B 17 
0511. 
Councillor Claire Rylott declared that she would absent from the meeting for planning 
application B 18 0144 due to conflict in her personal relationship with the applicant.   
Furthermore Councillor Rylott declared that whilst the applicant for planning application 
B 17 0051 was known to her, it did not deter her from determining the application. 
Councillor Peter Bedford declared that whilst the applicants for planning applications B 
18 0144 were known to him, the knowledge was not of a nature to prevent him from 
determining each application.  Furthermore Councillor Bedford declared that due to a 
conflict in his personal relationship with the applicant for planning application B 17 0511, 
he would absent from the meeting and take no part in the deliberation of that item. 
Councillor Stephen Woodliffe declared that due to his personal association with Boston 
Grammar School, who would be beneficiaries of a section 106 financial contribution 
should Planning Application B 17 0511 be granted, he would absent from the meeting 
and take no part in the deliberation of that item. 
Councillor Paul Skinner declared he knew the applicant for planning application B 17 
0511 but not socially and it would not affect his judgement in determining the 
application.  
 
175   PUBLIC QUESTIONS 

 
No Public Questions were tabled. 
 
 
It is recorded that Councillor Claire Rylott absented from the meeting at this point in the 
proceedings. 
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176   PLANNING APPLICATION B 18 0144 
 

Erection of 2 no. detached two storey residential dwellings and garages and 
associated works. 
 

Land Adjacent to Ye Olde Red Lion Public House, Donington Road, Bicker, Boston, 
PE20 3EF 
 
Mrs Andrea Thorlby 

 
The Senior Planning Officer presented the report to committee confirming there were no 
updates to the report tabled, which had been deferred from the previous meeting to allow 
consideration of a legal opinion following the decision the Council took on the appeal in 
respect of St. Swithins Close.  The application had been previously recommended for 
refusal which was now recommended for grant.   
 

 
Representation was received by Mrs Burgess in objection to the application which included: 
 

Members were advised that her focus on the planning obligation had always been the 
protection of an open space which if built on would affect the character of the area and 
damage the prominence of the historic Red Lion which had formed the gateway to the 
village for centuries. 
 
The Red Lion lay within the village conservation area and the plot of land in question lay just 
off the southern boundary of the conservation area.  Members were reminded that a 
conservation area by law was of special architectural or historical interest where it was 
desirable to preserve and enhance an area.  The proposal was for the two houses to be built 
against the most historic building in the village.  Referencing the Consultant Architect’s 
involvement she noted the application had created more distance from the Red Lion and 
had used more upmarket materials in the design.  Stating there was more than enough 
space in the village already members were further advised that the application plot was also 
3 feet higher in places than the properties on the western side, allowing any new 
development to dominate the scene.  Members were advised that in September 2017 the 
Council’s Consultant Architect responded to the planning application by saying that unless 
there was an approved planning policy for new houses in the village to fulfil the required 
quota, her view was the application should be refused as it would change the setting of the 
listed building.   At the same meeting Councillor Austin had stated that the unique village 
needed to be preserved.  Committee were asked to defer any decision to permit a full 
committee site visit to take place to allow members to see the application on the site.  If 
granted members were asked to consider bungalows instead of houses on the site 
 

Representation was received by the applicant’s agent Mr Wicks which included: 
 

Thanking officers for getting the application back to committee so quickly, members were 
advised that the agent was pleased that the comments of the Inspector at Bicker had been 
endorsed by officers in respect of Bicker being a sustainable location with new building 
helping to maintain not just Bickers’ own amenities, but those in Donington and Swineshead 
as well which were only 1.5 miles away.  Paragraph 55 of the NPPF fully supported the 
recommendation proposed by officers and at the last meeting it was said that it was likely 
this would be the case.  It supported committee’s recent actions at Old Leake Commonside 
and Fosdyke.   
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The Old Red Lion had always been the gateway to the village and it would still be.  The 
proposal put forward is hidden by the Red Lion when entering the village from Swineshead 
direction and from the opposite direction by a house to the right and mature trees when 
coming in from Donington.  The houses proposed were 100 feet away from the Red Lion 
and fully supported by the Council’s Consultant Architect.  The agents client refuted claims 
made at the last meeting stating that she had received offers to service the site for free and 
they stated that even though it was grade 1 land it was an uneconomical size and shape 
and was infill land. 

 
The Legal Officer addressed members during their deliberation: 
Stating that having listened to committee members’ thoughts, it appeared obvious there 
seemed to be quite a mixed opinion across the room and the meeting seemed to have two 
opinions for, two opinions against and Councillor Woodliffe appears to still be a little 
undecided.   She stated she just wanted to wade in and say a lot of the points that have 
been raised by Councillors Noble and Rush had in fact already been considered by the 
officers in the report, notwithstanding the fact that Councillor Noble has put forward a 
number of policies that he understood the proposal contravened, she reiterated that the 
issues had already been put forward and assessed against the same policies by the officers, 
and the recommendation was for approval,  in hindsight of the Counsel advice the members 
had received.  She urged members to just err on the side of caution and she stated that she 
had not heard anything different to what the officer had presented in the report, as to why 
committee members would go against their officers’ recommendation, which was based on 
the policies. 
 
Councillor Woodliffe responded immediately to the comments of the legal officer stating that 
it was for members to decide and it was not committee’s job to rubber stamp officers’ 
policies or decisions - that was not the purpose of it.  As a planning committee Councillors 
sat and made decisions based on their opinions.  The fact the officers may have presented 
an argument in the report, did not mean to say members had to follow it.  Councillor 
Woodliffe stated that he would not be told he had to vote a particular way by an officer which 
is how the legal officer’s comment came across. 
   
Councillor Noble stated he felt it important that committee discussed the issues as to why 
the committee was in place following the Legal Officers comments. He stated that when 
matters came to committee they were by their very nature, contentious:  if they were not 
they would not be on the agenda.  Referring to the May 2017 meeting he noted that 9 
applications had been on that agenda with 6 determined against officer recommendation.  
As such the committee did make up its own mind.  It was for the members alone to 
determine the applications and not for officers to tell them how to vote.   In this particular 
case the Officer had been happy not to support the application with three policy reasons a 
month ago.  It is grade 1 agricultural land and in open countryside which clearly contravened 
CO1, it contravened Policy H3 and also Policy G1 with the character of the area and the 
historic nature of the public house and it could be argued that Policy G6 was relevant for 
parking problems which would obviously be a problem. 
  
Councillor Rush then stated that he took serious issue with the advice provided by the Legal 
Officer, stating committee’s job was to consider, to think and to talk the application through.  
Committee members work on the merits of what they see and read and he felt very 
perturbed having been given the applications to determine at committee, that committee 
should be told how to decide them. He conceded that maybe they got it wrong on occasion 
but he did not like being talked down to and told what to do. 
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The Legal Officer apologised stating that was not the way she intended her comments to be 
taken and advised she was in attendance to guide members making the decision and to 
help them make the best decision.   She stated that should committee be minded to go with 
what Councillor Noble set out, further thought would be needed because all of those 
decisions had been considered in the officer’s report and to simply list them as contrary, 
may leave committee in danger of an appeal.   
 

It was moved by Councillor James Edwards and seconded by Councillor Michael Cooper that 

the application be granted in line with officer recommendation and subject to the conditions 

and reasons therein: 
 

Vote:      In Favour:    8            Against:  3            Abstentions:  0 

 
RESOLVED That planning permission be granted subject to the following reasons 
and conditions: 
 

1. The development hereby submitted shall be begun before the expiration of three years 
from the date of this permission. 
 

Reason:  Required to be imposed pursuant to Section 91 of the Town and Country 
Planning Act 1990. 
 

2. The development hereby permitted shall be carried out in strict accordance with the 
application  received 12 April 2018 and in accordance with the associated plans 
referenced:  
 
 Ref: 13-2182-P-05 ‘Location Plan’ 1:1250 (1/7) 
 Ref: 13-2182-P-03 ‘Proposed Site Plan’ (2/7) 
 Ref: 13-2182-P-04 ‘Block Plan and Streetscene’ (3/7) 
 Ref: 13-2182-P-01 ‘Plans and Elevations – Plot 1’ (4/7) 
 Ref: 13-2182-P-02 ‘Plans and Elevations – Plot 2’ (5/7) 
 Ref: 13-2182-P-06 ‘Landscape Specification’ (6/7) 
 Ref: 13-2182-P-07 ‘Heritage Statement Plan’ (7/7) 

 

Reason:  To ensure the development is undertaken in accordance with the 
approved details, in the interest of residential amenity and to comply with saved Policy 
G1 of the Adopted Plan (1999). 
 

3. Prior to the commencement of any development above slab level samples of the 
materials to be used on the external surfaces of the development shall be sumbitted to 
and approved in writing by the local planning authority.  Development shall be carried out 
in accordance with the approved materials. 
 

 Reason:  To ensure a satisfactory external appearance and to ensure the historic 
character of the site is repsected in accordance with the aims and objectives of  saved 
Policies H3 and G1 of the Adopted Boston Borough Local Plan (April 1999).  

 
4. Prior to any of the buildings being occupied the private drive shall be completed in 

accordance with the details shown on drawing number 13-2182-P-03 dated December 
2017. 

 

Reason: In the interests of safety of the users of the public highway and the safety of the 
users of the site and to accord with Adopted Plan Polices G1 and G6. 
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5. No development shall take place until a surface water drainage scheme for the site, 

based on sustainable drainage principles and an assessment of the hydrological and 
hydro geological context of the development, has been submitted to and approved in 
writing by the local planning authority. The scheme shall: 

 
(a) Provide details of how run-off will be safely conveyed and attenuated during storms 
up to and including the 1 in 100 year critical storm event, with an allowance for climate 
change, from all hard surfaced areas within the development into the existing local 
drainage infrastructure and watercourse system without exceeding the run-off rate for the 
undeveloped site; 
(b) Provide attenuation details and discharge rates which, unless agreed otherwise by 
the surface water receiving body, shall be restricted to 1.4 litres per second per hectare; 
(c) Provide details of the timetable for and any phasing of implementation for the 
drainage scheme; and 
(d) Provide details of how the scheme shall be maintained and managed over the lifetime 
of the development which shall include the arrangements for adoption by any public 
authority or statutory undertaker and any other arrangements to secure the operation of 
the scheme throughout its lifetime. 

 

The development shall be carried out in accordance with the approved drainage scheme 
and no dwelling shall be occupied until the approved scheme has been completed or 
provided on the site in accordance with the approved phasing. The approved scheme 
shall be retained and maintained in full in accordance with the approved details. 

 

Reason:  In accordance with the details of the application and to ensure for the 
satisfactory, sustainable drainage of the site, to ensure that surface water runoff from the 
development will not adversely affect, by reason of flooding, the safety amenity and 
convenience of the residents of this site and vicinity and to accord with Adopted Local 
Plan Policies G1 and G6. This is a pre-commencement condition as the drainage 
strategy is a fundamental part of the layout and the details need to be agreed prior to any 
form of development taking place. 
 

6. All landscape works shall be carried out in accordance with the approved details within 6 
months of the date of the first occupation of the first dwelling. Any trees, plants, grassed 
areas which within a period of 5 years from the date of planting die, are removed or 
become seriously damaged or diseased shall be replaced in the first available planting 
season with others of similar size species or quality. 

 

Reason:  In the interests of visual amenity and in accordance with Section 197 of 
the 1990 Act which requires local planning authorities to ensure, where appropriate, 
adequate provision is made for the preservation or planting of trees, and to ensure that 
the approved scheme is implemented satisfactorily. The condition accords with Adopted 
Local Plan Policy G1.  
 

It is recorded that Councillor Claire Rylott returned to the meeting at this point in the 
proceedings. 
 
177   PLANNING APPLICATION B 18 0045 

 
Outline application for residential development (up to 3 no. dwellings) including 
associated works with all matters reserved  

 
Land adjacent to The Farm, Laceys Lane, Leverton, Boston, PE22 7BD 
 
Mr & Mrs Oliver and Payne 
 



Planning Committee 
26 June 2018 

 

The Development Manager presented the report confirming there were no updates to the 
report tabled and reiterating the application had been deferred from the previous meeting for 
the same reasons as the previous application at Bicker. 
 

Representation was received by the applicant’s agent Mr Wicks which included: 

 

Confrming he would keep his representation to a minimum Mr Wicks stated that the 
application was so closely related to the previous application with sustainability covered by 
the Bicker Inspector and as the Officer stated paragraph 55 of the NPPF.  The site was 1.5 
miles from Old Leake as the previous site was from Donington – just another short car 
journey between the sites.  There was significant levels of agricultural employment within 
the Leverton area which probably resulted in many workers travelling out of Boston to work 
and with such development as the application they could perhaps bike or walk to work.  The 
agricultural base that the Borough has does make a special case for allowing infil in the 
villages close the big employers.  It is perhaps a far more sustainable argument than any 
other.  As noted previously the proposal tidied up ugly agriculatural buildings by 
developming a natural infil area.  The applicaiton had local support, no objections and would 
create nearly half a million pounds in local construction work and it has had support 
throughout from the planning officer. 
 

 
It was moved by Councillor Alison Austin and seconded by Councillor James Edwards that 

the application be granted in line with officer recommendation and subject to the conditions 

and reasons and the informatives therein: 
 

Vote:      In Favour:    12            Against:  0.         Abstentions:  0 

 
RESOLVED That planning permission be granted subject to the following reasons 
and conditions and informatives: 
 
1.     Application for approval of reserved matters shall be made to the Local Planning 

Authority not later than the expiration of three years from the date of this 
permission. 
 

Reason:  Required to be imposed pursuant to Section 92 of the Town and Country 
Planning Act 1990. 

2. The development hereby permitted shall be begun before the expiration of two 
years from the date of approval of the last of the reserved matters to be approved.  

 

Reason:  Required to be imposed pursuant to Section 92 of the Town and Country 
Planning Act 1990. 

3      No development shall commence until details of the layout, access, appearance, 
landscaping and scale of the development (hereafter referred to as the 'reserved 
matters') have been submitted to and approved in writing by the Local Planning 
Authority. 

 

  Reason:  This is an outline application only and such details must be approved 
before development commences in order to comply with the objectives of Boston 
Borough Local Plan 1999, Policies G1 and H3 and required to be imposed 
pursuant to Section 92 of the Town and Country Planning Act 1990. 
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4. The development hereby permitted shall be carried out in accordance with the 
application received 9 October 2017 and in accordance with the associated plan 
referenced, in so far as the red line defines the application site and blue line 
defines land within the ownership but not part of the application site: 

 13/2215/LP-1 (1/3)  
 13-2215-101 (2/3) 
 13-2215-102 Rev A (3/3) 

Reason:  To ensure the development is undertaken in accordance with the 
approved details and to accord with Boston Borough Local Plan 1999, Policy G1. 

5. No development shall take place before a scheme has been submitted to and 
agreed in writing by the Local Planning Authority for the construction of a 1.8 
metre wide footway, together with arrangements for the disposal of surface water 
run-off from the highway at the frontage of the plot to the east of the field access.  
The agreed works shall be fully implemented before the dwelling is occupied or in 
accordance with a phasing arrangement to be first agreed in writing with the local 
planning authority. 

 

Reason:     In the interests of safety of the users of the public highway and the 
safety of the users of the site and to accord with Boston Borough Local Plan 1999, 
Policies G6 and Interim Plan Policy G1. 

6. The development hereby permitted shall be carried out in accordance with the     
Flood Risk Assessment (FRA), January 2018, Version 1 by RM Associates, 
including the following mitigation measures specified within the FRA: 

 

 All dwellings shall have two storeys; 
 Finished floor levels shall be set no lower than 1 metre above ground level 

(3.04 metres AOD) 
 600mm high flood barriers or doors shall be finished to all external doorways 
 Flood resilient and resistant construction techniques shall be incorporated in 

accordance with ‘Improving Flood Performance of New Buildings – Flood 
Resilient Construction’ (Department for Communities and Local Government, 
2007) 

 

The above mitigation shall thereafter be retained. 
   

Reason:  To reduce the risk of flooding to the proposed development and future 
occupants in accordance with the National Planning Policy Framework. 

7. The development hereby approved shall provide a maximum of 3 dwellings.   

Reason:  In the interests of the character of the area and amenity of existing and 
future occupiers in accordance with Boston Borough Local Plan 1999, Policy G1 
and the National Planning  Policy Framework.   

8. Prior to the commencement of the development hereby permitted a Construction 
Management Plan (CMP) shall be submitted to the Local Planning Authority for 
approval in writing. The CMP will prescribe where site accommodation and welfare 
facilities will be placed, hours of working, where site vehicles will be parked and 
where materials will be stored within the site. Construction of the development 
hereby permitted shall be undertaken in accordance with the approved CMP. 
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 Reason:  In the interests of the safety and free passage of the public and to protect 
neighbours amenity during construction and to accord with Boston Borough Local 
Plan 1999, Policies G1 and G6. This is a pre-commencement condition due to the 
fact that the management of plant, site equipment etc needs to be agreed prior to 
commencement of any development to make certain that neighbours amenities 
are fully respected. 

INFORMATIVES 

1.     Prior to the submission of details for any access works within the public highway 
you must contact the Head of Highways - on 01522 782070 for application, 
specification and construction information. 
 

2.     Please contact Lincolnshire County Council Streetworks & Permitting team on 
01522 782070 to discuss any proposed statutory utility connections and any other 
works which will be required in the public highway in association with this 
application. This will enable Lincolnshire County Council to assist you in the 
coordination and timings of such works. 

 
 
178   PLANNING APPLICATION B 18 0060 

 
Demolition of 36 Strait Bargate and 2 Wide Bargate and part of the boundary wall to 
the Methodist Church.  Refurbishment and extension of Grade II listed 4 Wide 
Bargate. Erection of 14 no. retail units (A1); 2 no. retail units (A3/A5); and 15 no. 
residential apartments, with associated car parking. Creation of a new pedestrian 
(and delivery/service vehicle) link connecting Wide Bargate to Red Lion Street  
 
Land between Wide Bargate and Red Lion Street, Boston, Lincolnshire 
 
Mrs Venezia Ross-Gilmore, Texas Group PLC 

 
The Development Manager presented the report, confirming that the following report for 
listed building consent would be determined seperately.   
 
Three amendments to the report tabled were provided: 
 

On paragraph 2.2 where it read 2 – 4 Strait Bargate it should read 2 – 4 Wide Bargate. 
 

On paragraph 2.5 it should read 2 Wide Bargate being demolished as no.4 was the listed 
bulding. 
 
Condition 3 should state a minimum of 14 of the retail units should by A1. 
 

 

Representation was received by the applicant’s agent Mr Scrafton which included: 

 
Thanking committee for their time Mr Scrafton offered a further introduction following the 
officers presentation.  He confirmed he would not reiterate the assessment of the sites 
already done.  The Landowners had reached the position where there was now renewed 
interest in the site and the development coming forward.  That had in turn required a review 
of the proposal, revisions to overcome outstanding issues and further revisions to respond 
to the comments made in conjunction with local stakeholders.   
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With the support of officers, across the departments there had been useful dialogue with the 
town team, neighboruing land owners and the heritage consultant.  In terms of planning 
policy the principle of development is supported through policy RTC1.  Heritage 
consultations had been thoroughly assessed and subjected to conditions outlined in the 
applications.  The servicing strategy had been arrived at in close liaison with both officers 
and County Council colleagues to ensure servicing takes place from the new street which 
will be created.   The opportunity to provide a direct link from the rejuvinated development to 
Central Park would be harnessed, the proposal again in liaision with officers ensured a 
positive link and visual relationship, which balanced the need for management and security 
of the park in particular by including a lockable gateway to the park.  Discussions with the 
police had taken place to ensure that public safety, crime prevention and fear of crime 
matters had all been considered. The development would improve the retail offer of the town 
and improve its competitive position in relation to other destinations.  The investment would 
also enhance the conservation area and sustain and enhance the listed buldings. 
 
It was moved by Councillor James Edwards and seconded by Councillor Sue Ransome that 

the application be granted in line with officer recommendation, subject to the conditions and 

reasons therein, subject to the amendment to condition 3, subject to the completion of the 

section 106 planning obligation in respect of affordable housing and subject to investigation 

into the implementation of a gating order at the entrance to the alleyway adjacent to no. 4 

Wide Bargate. 
 

Vote:      In Favour:    11            Against:  0.         Abstentions:  1 

 

RESOLVED:  That committee grant the application in line with officer 
recommendation subject to the conditions and reasons therein, subject to the 
amendment to condition 3, subject to the completion of the section 106 planning 
obligation in respect of affordable housing and subject to investigation into the 
implementation of a gating order at the entrance to the alleyway adjacent to no.4 
wide Bargate. 
 

1. The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 

 

 Reason:   Required to be imposed pursuant to Section 91 of the Town and 
Country Planning Act 1990. 

 

2. The development hereby permitted shall be carried out in accordance with the 
following approved plans: 

 

 Site Location - 583-2-010 (1/11) 
 Existing Elevations - 583-2-011 rev A (2/11) 
 Existing & Proposed Landscape Strategy-  583-2-012 rev A (3/11) 
 Existing & Proposed Site Layouts 583-2-013 rev B (4a/11) 
 Existing & Proposed Church Elevations & Details - 583-2-014 rev A (5a/11) 
 Proposed Site Layout and Ground Floor- 583-2-015 rev B (6a/11) 
 Proposed First Floor- 583-2-016 (7/11) 
 Proposed Second Floor - 583-2-017 (8/11) 
 Proposed Elevations with Notes Sheet 1 - 583-2-019 rev A (9a/11) 
 Proposed Elevations with Notes Sheet 2 - 583-2-020 rev B (10a/11) 
 Existing Tree Survey Plan - 1728.0.1 (11/11) 
 Listing Building – Existing Elevations – 583-2-021 rev A 
 Listed Building – Existing Plans – 583-2-022 
 Listed Building – Proposed Elevations – 583-2-023 
 Listed Building – Proposed Plans - 583-2-024 
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 Reason:   To ensure the development is undertaken in accordance with the 
approved details and to accord with Policy G1 of Boston Borough Local Plan, 
1999. 

 

3.     A minimum of 14 of the retail units shall be used for A1 (shop) use only and for 
no other purpose (including any other purpose as defined within the Town and 
Country Planning (Use Classes) Order 1987 or Town and Country Planning 
(General Permitted Development (England) Order 2015 or in any statutory 
instrument revoking and re-enacting either of these Orders with or without 
modification). 

 

  Reason:   The Local Planning Authority wishes to ensure this part of the town 
centre contributes to the viability and vitality of Boston Town Centre and the 
Council retains control over the Uses in accordance with the National Planning 
Policy Framework and Policies G1 and RTC1 of Boston Borough Local Plan, 
1999. 

 

4. No development shall take place until a surface water drainage scheme for 
the site, based on an assessment of the hydrological and hydrogeological 
context of the development has been submitted to and approved in writing by 
the Local Planning Authority.  The scheme shall:  
 
a)  Provide details of how run-off will be safely conveyed and attenuated 

during storms up to and including the 1 in 100 year critical storm event, 
with an allowance for climate change, from all hard surfaced areas within 
the development into the existing local drainage infrastructure and 
watercourse system without exceeding the run-off rate for the 
undeveloped site;  

b)  Provide attenuation details and discharge rates which shall be restricted 
to 5 litres per second or an increased rate that may be agreed with the 
surface water receiving body;  

c) Provide details of the timetable and any phasing of implementation for the 
drainage scheme; and  

d)  Provide details of how the scheme shall be maintained and managed over 
the lifetime of the development, including any arrangements for adoption 
by any public body or Statutory Undertaker and any other arrangements 
required to secure the operation of the drainage system throughout its 
lifetime.  The development shall be carried out in accordance with the 
approved drainage scheme and no building shall be occupied or opened 
until the approved scheme has been completed or provided on the site in 
accordance with the approved phasing. The approved scheme shall be 
retained and maintained in full in accordance with the approved details. 
 

Reason:   To ensure the permitted development is adequately drained without 
increasing flood risk to adjacent land and properties. 

 
5. Details of the CCTV system and its management shall be submitted to and 

approved in writing by the Local Planning Authority.  The approved details shall 
be implemented within the development before the first retail unit is occupied or 
in accordance with a timetable submitted as part of the details and shall be 
retained and operated thereafter. 
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   Reason:  To ensure the safety of the public using the proposed new shopping 
facility and in order to ensure integration with the existing CCTV system, in 
accordance with Policy G3 of Boston Borough Local Plan, 1999. 

 

6. No development (including demolition or site preparation) shall take place in that 
part of the application site occupied by 32 to 36 Strait Bargate or 2 Wide Bargate 
until the applicant has secured the implementation of a programme of 
archaeological work in accordance with a written scheme of investigation which 
has been submitted to and approved in writing by the Local Planning Authority.  
The scheme shall be implemented as approved. 

 

 Reason:  In order to ensure that satisfactory arrangements are made for the 
investigation, retrieval and recording of any possible archaeological remains on 
the site and to accord with the National Planning Policy Framework. 

 

7. The trees indicated as T1 and T12 on plan no. 1728.0.1 shall be protected during 
construction work by chestnut pale fencing or similar fencing 1.5 metres in height 
erected around the trees at a distance from the trunks equal to the spread of the 
crowns of the trees.  The fence shall be retained until all construction works have 
been completed.  Within the protected areas no alteration to the ground level 
shall take place, no additional water shall be allowed to flow in, no vehicles shall 
be allowed to pass, no materials shall be stored, no waste tipped, no fires lit and 
no pruning of branches shall take place, no services shall be routed.  

 

 Reason:   To protect the trees during the construction work and to accord with 
Policy G2 of Boston Borough Local Plan, 1999. 
 

8. Detailed drawings of the windows (including projecting bays and balconies) at a 
scale of not less than 1:20 shall be submitted to, and approved in writing by the 
Local Planning Authority before work is commenced.  The details to be submitted 
shall include each window type in plan, elevation and section, indicating the 
position of the window in its opening, with head, cill and jamb details set in the 
context of the elevation within which it is positioned.  The works shall be carried 
out in accordance with the approved details.  

 

Reason:   To ensure that the appearance of the completed development respects 
the special character and appearance of the Conservation Area and to accord 
with Policy G1 of Boston Borough Local Plan, 1999. 
 

9. No development shall take place until full details of soft landscaping works have 
been submitted to and approved in writing by the Local Planning Authority, these 
works shall be carried out entirely in accordance with the approved details.  The 
scheme shall include planting schedules (species, sizes densities). 

 

Reason:   In the interests of visual amenity and in accordance with Section 197 of 
the 1990 Act which requires Local Planning Authorities to ensure, where 
appropriate, adequate provision is made for the preservation or planting of trees, 
and to ensure that the approved scheme is implemented satisfactorily.  The 
condition accords with Policy G1 of the Boston Borough Local Plan 1999.   
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10. All landscape works shall be carried out in accordance with the approved details 
within 6 months of the date of the first occupation of any building or completion of 
development whichever is the sooner, unless agreed in writing with the local 
planning authority.  Any trees, plants, grassed areas which within a period of 5 
years from the date of planting die, are removed or become seriously damaged 
or diseased shall be replaced in the first available planting season with others of 
similar size species or quality, unless the local planning authority gives written 
consent to any variation. 

 

Reason:   In the interests of visual amenity and in accordance with Section 197 of 
the 1990 Act which requires Local Planning Authorities to ensure, where 
appropriate, adequate provision is made for the preservation or planting of trees, 
and to ensure that the approved scheme is implemented satisfactorily.  The 
condition accords with Policy G1 of the Boston Borough Local Plan 1999.   
 

11. Before any development is commenced details of all facing bricks to be used in 
the development shall be submitted to and approved in writing by the Local 
Planning Authority and a sample panel of the brickwork shall be prepared on site 
for inspection and approval by the Local Planning Authority.  The sample panel 
shall show the mortar finish and colour, which shall be natural with a stippled 
flush joint.  Not less than 5 working days notice shall be given to the Local 
Planning Authority when the sample panel is ready for inspection.  All external 
work shall be constructed to match the approved panel.  

 

Reason:  To ensure that the appearance of the completed development respects 
the special character and appearance of the conservation area and to accord 
with Policy C1 of Boston Borough Local Plan, 1999. 

 

12. The fibre cement slates to be used in the development shall have a nibbed 
leading edge to closely resemble natural slate and a sample shall be submitted 
to and approved in writing by the Local Planning Authority prior to its use.   The 
scheme shall be implemented in accordance with the approved details. 
 

Reason:  To ensure that the appearance of the completed development respects 
the special character and appearance of the Conservation Area and to accord 
with Policy G1 of Boston Borough Local Plan, 1999 and National Planning Policy 
Framework. 
 

13. Before the proposed external rendering work is commenced, the colour finish 
shall be submitted to and agreed in writing by the Local Planning Authority.  The 
scheme shall be implemented in accordance with the approved details. 
 

Reason:  To ensure that the appearance of the completed development respects 
the special character and appearance of the conservation area and to accord 
with Policy G1 of Boston Borough Local Plan, 1999. 
 

14. Prior to the insertion of any shopfronts, a brief for the design of shopfronts shall 
be submitted to and approved in writing by the Local Planning Authority. The 
brief shall include guidelines for the design (including the use of materials) of 
fascias, stallrisers, translucent shop windows and doors.  The scheme shall be 
implemented in accordance with the approved details. 
 

Reason:  To ensure that the appearance of the completed development respects 
the special character and appearance of the conservation area and to accord 
with Policy G1 of Boston Borough Local Plan, 1999 and National Planning Policy 
Framework.. 
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15. Before development is commenced, a scheme of proposals for paving, other 
treatment of external ground surfaces and all hard landscaping, and the provision 
of street furniture shall be submitted to and approved in writing by the Local 
Planning Authority.  The scheme will specify the type and pattern of materials to 
be used, the type of street furniture to be installed, and the phasing of their 
provision.  All external surfacing and furniture shall be provided in accordance 
with the approved scheme before the development is first opened to the public. 
 

Reason:  To ensure that the appearance of the completed development respects 
the special character and appearance of the conservation area and to accord 
with Policy G1 of Boston Borough Local Plan, 1999 and National Planning Policy 
Framework. 
 

16. No additions (such as alarms, grills, satellite dishes, external plumbing, meter 
boxes or other services) shall be applied other than in accordance with the 
drawings approved under Condition 2 to the external elevation of the proposed 
corner building to be erected on Wide Bargate/Strait Bargate. 
 

Reason:  To ensure that the appearance of the completed development respects 
the special character and appearance of the Conservation Area and to accord 
with Policy G1 of Boston Borough Local Plan, 1999 and National Planning Policy 
Framework. 

 
17. The development hereby approved shall not be opened to the public or flats 

occupied until the demolition, repair, alteration and reconstruction to 4 Wide 
Bargate approved under Listed Building Consent B/18/0059 has been 
implemented and completed in accordance with the Listed Building Consent. 
 

Reason:  In order to ensure that a key component of the development is carried 
out in accordance with the proposals, to provide the necessary pedestrian and 
servicing access to the development and to accord with Policy G1 of Boston 
Borough Local Plan, 1999 and National Planning Policy Framework. 

 
18. The development hereby permitted shall not be commenced until details of a 

comprehensive contaminated land investigation has been submitted to and 
approved by the Local Planning Authority (LPA) and until the scope of works 
approved therein have been implemented. The assessment shall include all of 
the following measures unless the LPA dispenses with any such requirements in 
writing:  
 
a) 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 and takes 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. 
 

Reason:   To ensure potential risks arising from previous site uses have been 
fully assessed and to accord with Policy G1 of the Boston Borough Local Plan, 
1999 
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19. Where the risk assessment (see preceding condition) identifies any unacceptable 

risk or risks, a detailed remediation strategy to deal with land contamination 
and/or pollution of controlled waters affecting the site shall be submitted and 
approved by the Local Planning Authority. No works, other than investigative 
works, shall be carried out on the site prior to receipt of written approval of the 
remediation strategy by the Local Planning Authority. 
 

Reason:  To ensure the proposed remediation plan is appropriate and to accord 
with Policy G1 of the Boston Borough Local Plan, 1999. 
 

20. Remediation of the site shall be carried out in accordance with the approved 
remediation strategy (see preceding condition). No deviation shall be made from 
this scheme without the express written agreement of the Local Planning 
Authority. 
 

Reason:  To ensure site remediation is carried out to the agreed protocol and to 
accord with Policy G1 of the Boston Borough Local Plan, 1999. 

 
21. On completion of remediation, two copies of a closure report shall be submitted 

to the Local Planning Authority.  The report shall provide validation and 
certification 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. 
 

Reason:  To provide verification that the required remediation has been carried 
out to the required standards and to accord with Policy G1 of the Boston 
Borough Local Plan, 1999. 

 
22. If, during development, contamination not previously considered is identified, 

then the Local Planning Authority 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 with 
the Local Planning Authority.  The scheme shall be implemented as approved. 
 

Reason:  To ensure all contamination within the site is dealt with and to accord 
with Policy G1 of the Boston Borough Local Plan, 1999. 

 
23. The development hereby permitted shall not be implemented until details of the 

petrol interceptors have been submitted to and approved in writing by the Local 
Planning Authority.  The approved details shall then be implemented and 
retained thereafter. 
 

Reason:  In the interests of the water environment and to prevent pollution of 
groundwater in accordance with Policy G4 of the Boston Borough Local Plan, 
1999 and National Planning Policy Framework. 

 
24. No development above slab level shall commence until details of the glazing to 

the residential apartments have been submitted to the Local Planning Authority 
for approval in writing detailing how occupants will be protected against noise.  
The approved scheme shall be implemented and retained thereafter. 
 

Reason:  In the interests of the amenity of future occupiers of the flats in 
accordance with the National Planning Policy Framework and Policy G1 of the 
Boston Borough Local Plan, 1999. 
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25. The servicing of the retail units, collection of refuse and other related works for 
the retail units and residential flats shall be undertaken between 0630 - 0830 and 
1800 -2200 hours only at not at any other time.   
 

Reason:  To protect the amenities of the occupants of neighbouring residential 
properties and in accordance with Policy G1 of the Boston Borough Local Plan, 
1999. 
 

26. Prior to the occupation of the development hereby permitted, the modular water 
storage blocks as shown on plan 583-2-015 within the Flood Risk Assessment by 
Roy Lobley Consulting, dated 12th January 2018, at Appendix 6 shall be 
installed.   
 

Reason:  To minimise the risks of flooding of the site in accordance with the 
National Planning Policy Framework and Policy G3 of the Boston Borough Local 
Plan, 1999. 
 

27. No parking of motor vehicles, with the exception of motor bikes shall take place 
within the courtyard to the rear of units 6 to 11. 
 

Reason:  In order to prevent conflict with pedestrian circulation, detriment to 
highway and/or pedestrian safety in accordance with the National Planning 
Policy Framework. 
 

28. Prior to the commencement of demolition of and relocation of wall and boundary 
fence to the Methodist Church and Boston Park, detailed drawings shall be 
submitted to the Local Planning Authority for approval in writing.  The approved 
details shall include the size, finish, finials and rails of the railings and detail of 
the brick gate piers.  The drawings shall be provided to a scale of 1:20.  The 
development shall be constructed in accordance with the approved details.    
 

Reason:  To ensure that the appearance of the completed development respects 
the special character and appearance of the conservation area and to accord 
with Boston Borough Local Plan 1999, Policy G1 and National Planning Policy 
Framework. 
 

29. The development hereby permitted shall not be occupied until the applicant has 
completed the access into Boston Central Park in accordance with drawing 583-
2-012 rev A and the details approved under condition 28. 

 

Reason:  In the interests of the visual amenity of the area and to ensure the 
access is provided to increase permeability within the site and to Boston Central 
Park assisting in the vitality and viability of the development in accordance with 
Policies G1 and G6 of the Boston Borough Local Plan, 1999. 
 

30. Prior to the occupation of the residential units hereby approved, the area shown 
for parking for residents shall be laid out and made available for that purpose and 
shall be retained permanently thereafter for the free parking of vehicles for 
residents/occupiers of the development permitted and shall not be used for any 
other purpose. 
Reason:  To ensure that the spaces are provided prior to the occupation of the 
units in the interests of highway safety in accordance with the National Planning 
Policy Framework. 
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31. No development shall take place until a detailed design and method statement 
for the foundation and all new ground works has been submitted to and approved 
in writing by the Local Planning Authority.  The development shall take place in 
accordance with the approved design and method statement. 

 

Reason:   In order to ensure that archaeological remains of national, regional or 
local importance are preserved in-situ as a preferred option in accordance with 
the National Planning Policy Framework.  

 
32. No development shall commence until a foul water strategy has been submitted 

to and approved in writing by the Local Planning Authority.  No dwelling or 
building shall be occupied until the works have been carried out in accordance 
with the approved details. 
 

Reason:  To prevent environmental and amenity problems arising from flooding in 
accordance with Policy G3 of Boston Borough Local Plan 1999 and the National 
Planning Policy Framework. 

 
INFORMATIVES 

 

1.       Anglian Water has assets close to or crossing this site or there are assets subject 
to an adoption agreement. Account should therefore be taken to accommodate 
those assets within prospectively adoptable highways.  If this is not practicable 
then the sewers will need to be diverted at the developers cost under Section 
185 of the Water Industry Act 1991, or, in the case of apparatus under an 
adoption agreement, liaise with the owners of the apparatus.  It should be noted 
that the diversion works should normally be completed before development can 
commence.  
 

2.       An application to discharge trade effluent must be made to Anglian Water and 
must have been obtained before any discharge of trade effluent can be made to 
the public sewer.  .  Anglian Water also recommends the installation of a properly 
maintained fat traps on all catering establishments. Failure to do so may result in 
this and other properties suffering blocked drains, sewage flooding and 
consequential environmental and amenity impact and may also constitute an 
offence under section 111 of the Water Industry Act 1991. 
 

3.       Details of flood evacuation plans and measures to impact the risk of flooding shall 
be provided, in accordance with the Flood Risk Assessment to each of the retail 
units.  

 

4.       Prior to the submission of details for any access works within the public highway 
you must contact the Head of Highways - on 01522 782070 for application, 
specification and construction information. 

 
 

NOTATION: 
Following this meeting The Development Manger held negotiations with the applicant who 
agreed to a condition being added to those already agreed by the committee, to require a 
Gating Order for the alleyway adjacent to no. 4 Wide Bargate.  All committee members in 
attendance at the meeting who voted in favour were emailed the additional condition as 
identified below and all with the exception of Councillor Woodliffe who abstained on the 
vote, agreed the inclusion of the condition within this minute. 
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33.   Prior to the removal of any security fencing provided as part of the construction project  
        details shall be submitted for approval in writing a at a scale of not less than 1:50 of a  
        gate between 4 and 8 Wide Bargate.  The approved details shall subsequently be  
        implemented prior to the occupation of any of the development hereby approved and 
        retained permanently thereafter. 
 

          Reason:     In the interests of the amenity of the area and to allow only those parties    
         with rights of access to the rear of the buildings in accordance with policy G1 of the  

         Boston Borough Local Plan 1999. 
179   PLANNING APPLICATION B 18 0059 

 

Listed building consent for single storey extension and refurbishment of 4 Wide 
Bargate.  Demolition of part of the boundary wall to the Methodist Church and 
replacement with realigned wall and railings including pedestrian gate 
 

4, Wide Bargate, Boston, Lincolnshire, PE21 6RF 
 

Mrs Venezia Ross-Gilmore, Texas Group PLC 
 

The Development Manager presented the report to the committee 
 

No representation was received in respect of this application. 

 

It was moved by Councillor James Edwards and seconded by Councillor Alison Austin that 

the application be granted in line with officer recommendation, subject to the conditions and 

reasons therein. 
 

Vote:      In Favour:    12            Against:  0.         Abstentions:  1 

 

RESOLVED:   That committee grant the application in line with officers 
recommendation subject to the conditions and reasons therein: 
 

1.      The works must be begun not later than the expiration of three years beginning with 
the date of this permission.  

 

Reason:       Required to be imposed pursuant to Section 18 of the Town and Country 
Planning (Listed Buildings and Conservation Areas) Act 1990. 
 

2. The development hereby permitted shall be carried out in accordance with the 
following plans and details: 
 

 Site Location – 583-2-010 (1/15) 
 Existing Elevations – 583-2-011 rev A (2/15) 
 Existing & Proposed Landscaping Strategy- 583-2-012 rev A (3/15) 
 Existing & Proposed Site Layouts – 583-2-013 rev B (4/15) 
 Existing & Proposed Church Elevations & Details – 583-2-014 rev A 

(5/15) 
 Proposed Site Layout and Ground Floor – 583-2-015 rev B (6/15) 
 Proposed Elevations with Notes Sheet 1 – 583-2-019 rev A (9/15) 
 Proposed Elevations with Notes Sheet 2 – 583-2-020 rev B (10/15) 
 Listing Building – Existing Elevations – 583-2-021 rev A (12/15) 
 Listed Building – Existing Plans – 583-2-022 (13/15) 
 Listed Building – Proposed Elevations – 583-2-023 (14/15) 
 Listed Building – Proposed Plans - 583-2-024 (15/15) 

 

Reason: To ensure the development is undertaken in accordance with the 
approved details and to accord with Boston Borough Local Plan 1999, Policy G1. 
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3. Before any work is commenced, details of the design of the shopfront to the Listed 
Building, including drawings to a scale of not less than 1:20, shall be submitted to 
and approved in writing by the Local Planning Authority.  The details shall include 
guidelines for the design (including the use of materials) of fascias, stallrisers, 
translucent shop windows and doors.  The scheme shall be implemented in 
accordance with the approved details. 
 

. Reason:   To ensure that the appearance of the completed works respects the 
special character and appearance of the listed building and to accord with Boston 
Borough Local Plan 1999, Policy G1 and National Planning Policy Framework. 
 

4. Before any work is commenced details of the design of the proposed kiosks, 
including drawings to a scale of not less than 1:20, shall be submitted to, and 
approved in writing by the Local Planning Authority.  The details shall show the 
method of fixing and flashings to the listed building.  The works shall be carried out in 
accordance with the approved details and before the building is opened to the public.   

           Reason:   To ensure that the appearance of the completed works respects the 
special character and appearance of the listed building and to accord with Boston 
Borough Local Plan 1999, Policy G1 and National Planning Policy Framework. 
 

5.  Details and samples of the proposed cladding wrap and fascia design for the 
proposed single storey rear extension shall be submitted to and approved in writing 
by the Local Planning Authority prior to its construction.  The details shall show the 
method of fixing and flashing to the listed building.  The works shall be carried out in 
accordance with the approved details. 

 

 Reason:   To ensure that the appearance of the completed works respects the 
special character and appearance of the listed building and to accord with Boston 
Borough Local Plan 1999, Policy G1 and National Planning Policy Framework. 
 

6.    Following the demolition of the adjoining building, but before any further work is 
commenced, details of the precise treatment of the brickwork to the front and side 
elevations of 4 Wide Bargate shall be submitted to and approved in writing by the 
Local Planning Authority.  Details submitted shall include the brick type, bond, finish 
and mortar, and any cleaning works or works of taking down and reinstatement of 
brickwork.  The works shall be carried out in accordance with the approved details 
and shall be completed prior to the building being opened to the public. 

 

           Reason:   To ensure that the appearance of the completed works respects the 
special character and appearance of the listed building and to accord with Boston 
Borough Local Plan 1999, Policy G1 and National Planning Policy Framework. 
 

7.  Before any development is commenced details of all facing bricks to be used in the 
development in respect to 4 Wide Bargate and the Church boundary wall shall be 
submitted to and approved in writing by the Local Planning Authority.  A sample 
panel of the brickwork for each shall be prepared on site for inspection and approval 
by the Local Planning Authority.  The sample panel shall show the mortar finish and 
colour.  Not less than 5 working days notice shall be given to the Local Planning 
Authority when the sample panel is ready for inspection.  All external work shall be 
constructed to match the approved panel.  

 

Reason:  To ensure that the appearance of the completed development respects 
the special character and appearance of the conservation area and to accord with 
Boston Borough Local Plan 1999, Policy G1 and National Planning Policy 
Framework. 
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8. Prior to the commencement of demolition of and relocation of wall and boundary 
fence to the Methodist Church and Boston Park, detailed drawings shall be submitted 
to the Local Planning Authority for approval in writing.  The approved details shall 
include the size, finish, finials and rails of the railings and detail of the brick gate 
piers.  The drawings shall be provided to a scale of 1:20.  The development shall be 
constructed in accordance with the approved details.    

 

Reason:  To ensure that the appearance of the completed development respects the 
special character and appearance of the conservation area and to accord with Boston 
Borough Local Plan 1999, Policy G1 and National Planning Policy Framework. 

 
180   PLANNING APPLICATION B 18 0078 

 

Erection of replacement residential dwelling without attaching an existing                                    
Agricultural Habitation Clause, and change of use of land from agricultural to  
domestic curtilage including retrospective excavation of conservation lake and 
temporary siting of static caravans 
 

Mobile Farm, Manor Lane, Wrangle, Boston, PE22 9DE 
 

Mr & Mrs S. Sandwell 

 
The Development Manager presented the report and provided members with updates to 
the report tabled. 
 
Referencing the report members were advised that on page 85 the word cartilage should 
read as curtilage.  
 
3 late submission of representation had been received all in support of the application: 
The first from Gary English who advised he farmed adjoining land and he considered the 
application site for agricultural purposes was not viable. 
A similar response had also been received from George Danby who advised he has farmed 
land for over 50 years.   
A letter had also been received from Parish Councillor Charles Foster who also considered 
the agricultural clause was not relevant as the site was not viable for farming.  
A letter had also been circulated from the applicants supporting thier proposal. 
 
Members were advised of two amendments to the report tabled: 
 
Para 3.5 referenced that the microfiche was difficult to read. It should reference section 22.1 
which defined agriculture 
 

Para 8.4 on page 98.  From the description of the development the proposal wa for 
replacement dwelling and a change of use without an agricultural tie condition.  Therefore 
point 2 which considered options to attach the tie or refuse it, committee did not have that 
option with the application to attach the agricultural condition. 
 
Representation was received from Parish Councillor Dandy who advised he would be 

speaking both on behalf of Wrangle Parish Council and the as a businessman which included: 

 
Speaking on behalf of Wrangle Parish Council, Councillor Danby advised that that Parish 
Council unanimously supported the application and were very keen to see the site tidied up 
and put to good use.  It had been derelict and unused for many years and for a long 
extended period had no commercial activity and was now an eyesore.     
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It was not considered a large enough site to consider a viable enterprise.  It was clear that 
the application provided a wonderful opportunity to create a large area of ideal natural 
habitat.  The Parish Council were aware the site was seriously contaminated with glass from 
the glass houses which were derelict. 
Speaking as a Farmer Mr Danby stated it was necessary for farms and agricultural 
business’s to be audited to strict standards required for selling produce to most outlets.  The 
contaminated land would not be acceptable.  The proposal for agricultural support post 
Brexit was for environmental rather than area support and would be the priority as it was 
now deemed necessary to leave a good environmental legacy for future generations.  There 
was no longer a need for a habitational clause compared with years ago as there was a very 
small number of local people working in agriculture, which was why the site had been left 
derelict.  The new use was overdue and the applicant’s had worked very hard in clearing the 
site and their efforts needed to be applauded.  Their daughter attended the local school and 
the family supported the village. 
 
 
It was moved by Councillor Paul Skinner and seconded by Councillor James Edwards that the 

application be granted in line with officer recommendation, subject to the conditions and 

reasons therein. 
 

Vote:      In Favour:    13            Against:  0.         Abstentions:   

 

RESOLVED:   That committee grant the application in line with officers 
recommendation subject to the conditions and reasons therein 
 
1. The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission.  
 

Reason:  Required to be imposed pursuant to Section 91 of the Town and 
Country Planning Act 1990. 

 
 2. The development hereby permitted shall be carried out in accordance with the 

supplication forms, the supporting planning statement and the following approved 
plans received 21

st
 February and 5

th
 March 2018;  

 
  Ref: 17/165/Pr - 01 Rev. A Site Plan (1a/9) 
  Ref: 17/165/Pr - 02 Ground Floor Plan (2/9) 
  Ref: 17/165/Pr - 03 First Floor Plan (3/9) 
  Ref: 17/165/Pr - 04 Elevations (1) (4/9) 
  Ref: 17/165/Pr - 05 Elevations (2) (5/9) 
  Ref: 17/165/Pr - 06 Elevations (3) (6/9) 
  Ref: 17/165/Pr - 07 Elevations (4) (7/9) 
  Ref: 17/165/Pr – 08 Rev. A Location Plan and Roof Plan (8a/9) 
  Ref: AFA – Wrngl 001 Topographical Survey (9/9) 

 
the submitted Design and Access Statement created by AF Architecture dated 
January 2018. 

 

 Reason:  To ensure the development is undertaken in accordance with the 
approved details and to accord with Adopted Local Plan Policy G1. 
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3. The development shall be carried out in accordance with the approved Flood Risk 
Assessment (FRA) by created by AF Architecture dated January 2018, including the 
following mitigation measures detailed within the FRA: 

 
 Ground floor living accommodation to have finished floor levels no lower than 

3.2m AOD (1.0m above existing ground level) 
 Flood resistance and resilience construction as described 

 
The mitigation measures shall be fully implemented prior to occupation and 
subsequently remain in place.   

Reason:  To reduce the risk and impact of flooding to the development and 
future occupants. 
 

4. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any order revoking and re-enacting that order with or 
without modification), other than the works approved by this consent; 

 
 No external alterations or extensions shall be carried out to the dwelling; 
 No additional garages or outbuildings shall be erected within the curtilage of the 

dwelling; 
 No new windows or dormer windows shall be added to the dwelling, 
 

Reason:  In order to protect the architectural design of the building in 
accordance with the National Planning Policy Framework (2012). 
 

5. Any gates to the vehicular access shall be set back a minimum of 4.5 metres from 
the nearside edge of the carriageway and shall not open over the highway. 

 

Reason:  To enable calling vehicles to wait clear of the carriageway in the 
interests of safety and to accord with Adopted Plan Policy G6. 

 
6. The development hereby approved shall be carried out in accordance with the 

recommendations contained within the approved Ecology and Protected Species 
Survey (Scarborough Nixon Associates Limited, dated April 2018). 

 

Reason:  In the interests of the protection of wildlife habitat and to accord with 
the objectives of the NPPF (2012). 

 
7.  The two static caravans providing temporary accommodation during the construction 

of the replacement dwelling shall be removed from site within three months of the 
replacement dwelling being first occupied.  

 

 Reason:  To ensure the development is undertaken in accordance with the 
approved details and to accord with Adopted Local Plan Policy G1. 

 
 

It is recorded that the Chairman adjourned the meeting at this point in the proceedings. 
 
 

The Meeting reconvened at 2pm 
 
 

It is recorded that in line with their declarations of interest  
Councillors Peter Bedford and Stephen Woodliffe absented from the meeting. 
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181   PLANNING APPLICATION B 17 0511 

 
Outline application for proposed residential development of up to 200 no. dwellings 
with access to be considered 
 
Land South of Wainfleet Road, Boston, PE21 9RN 
 
Mr Richard Hardy 
 
The Development Manager presented the report to the committee and advised updates to 
the report tabled: 
 
A letter had been received from Mr Langstaff had been circulated to all member. 
 
The agent had also clarified ownership of the land which identified that the application site is 
fully owned by Richard Hardy the applicant.  Land outside where works are needed to the 
highway the majority of land is owned by Lincolnshire County Council but some was 
unregistered land but it is understood and the applicant has spoken with Lincolnshire County 
Council and it is adoptable highway land. 
 
Members were advised of amendments within the report under section 2.1 in which 
Sandringham Road noted should read Sandringham Gardens and Somersby Gardens 
should read is Somersby Green. 
 
Correspondence from one objector commented on the number of objections listed where is 
says 40 third party representations:  it is 40 letters from different people however some 
people had written in more than once and so the total number of letter received including the 
petition is 49. 
 
The Development Manager sought one addtional recommendation: 
That no development shall be undertaken within 5 metres of the ditch to the Southern 
boundary including storage materials.  A fence shall be provided to deliniateing the 5 metre 
buffer prior to commencement of develoment and shall be retained during construction. 
 
Representation was received in objection to the application from Mr Langstaff which 

included: 
 

Referencing the large number of responses Mr Langstaff confirmed he spoke on behalf of 
many who he stressed, had very grave concerns and misgivings regarding the planning 
application and the unreliability of desk top studies submitted.  Members were reminded that 
origianlly local authorities and agencies also had concerns regarding any development on 
the area of land as it was deemed unsuitable and had been removed from the proposed 
new local plan.  Mr Langstaff questionned if Boston needed more housing in addition to 
what was already available for development and noted that different reports resulted in 
different conclusions.   Referencing the impact of the development on the site Mr Longstaff 
stated that perhaps the committee had been told that it would have little impact on the area, 
however he stated that the people who lived in Boston would find that to be an impossible 
and unrealistic assumption.  Recognising that choices and decisons would always be 
difficult, members were advised that the objectors hoped that their own local undertanding 
and common sense would prevail and members would decline the application for the intial 
development on prime grade 1 agricultural land. 
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Representation was received from the agent Mr Dwan which included: 
 

Recognising the depth of presentation by the Development Manger, Mr Dwan noted that the 
crucial aspect on the site had been a number of assessments undertaken in the context of 
the potential development, the reliability of which had been called into question by a 
previous speaker.  All of those relevant studies had been vetted by statutory consultees and 
there were no objections by any of the relevant statutory consultees in this instance.  As the 
officer pointed out, the consideration for the development was based on the standard lack of 
5 year supply argument.  It was however important to note that in the emerging policy, the 
site was now proposed to be an allocation with a paper going to the next meeting of the 
Joint Strategic Planning Committee whereby proposed Policy 11 – the distribution of new 
houses -  now included site reference FIS017A which is the subject of the application, for 
the delivery of 200 units within the plan period.  All the key matters in respect of the site had 
been demonstrated to be adequete in such a scheme.  Clearly the principle of development 
was acceptable as the site would be allocated.  In respect of highways and drainage the 
applicant had worked closely with both County Highways and the Drainage Board to both 
gain access to the site and to establish an acceptable drainage scheme in principle.  The 
proposed development of 200 dwellings at the applicaiton site should be viewed as 
appropriate from a sustainability perspective and with no 5 year plan supply, the appliaiton 
should be positively viewed under the NPPF presumption in favour of sustainable 
devleopment.   
 
 
It was moved by Councillor James Edwards and seconded by Councillor Stephen Raven that 

the application be granted in line with officer recommendation, subject to the completion of 

the Section 106 Planning Obligation, subject to the conditions and reasons therein and 

subject to the additional condition. 

 

Vote:      In Favour:    9            Against:  2.         Abstentions:   

 

RESOLVED:  That committee grant the application in line with officer 
recommendation, subject to the completion of a s.106 planning obligation; subject to 
the additional condition in respect of the drain; subject to the informative and to all 
the conditions and reasons below: 
 
1. No development shall commence until details of the appearance, layout, landscaping 

and scale of the development (hereafter referred to as reserved matters) have been 
submitted to and approved in writing by the Local Planning Authority.  
 

 Reason:  This is an outline application only and such details must be approved 
before development commences in order to comply with the objectives of Boston 
Borough Local Plan 1999 policies G1 and H3, and required to be imposed pursuant 
to Section 92 of the Town and Country Planning Act 1990. 
 

2. Application for approval of all reserved matters shall be made to the Local Planning 
Authority not later than the expiration of 3 years from the date of this permission.  
 

 Reason:  Required to be imposed pursuant to Section 92 of the Town and 
Country Planning Act 1990. 

 
3. The development hereby permitted shall be begun before the expiration of 2 years 

from the date of approval of the last of the reserved matters to be approved.  
 

 Reason:  Required to be imposed pursuant to Section 92 of the Town and 
Country Planning Act 1990. 
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4. The development hereby permitted shall be carried out in accordance with the 

following plans and details: 
 
 Site Location and land Ownership Boundaries, DAS 01 (1A /5) 
 Preliminary Ecological Appraisal prepared by Delta-Simons Environmental 

Consultants Ltd Sept 2017 project ref 17- 0934.01 
 Travel Plan prepared by Matrix Transport and Infrastructure Consultants 

Limited November 2017  
 

Reason: To ensure the development is undertaken in accordance with the 
approved details and to accord with Boston Borough Local Plan 1999, Policy G1. 

 
5. The development permitted by this planning permission shall only be carried out in 

accordance with the approved Flood Risk Assessment (FRA), undertaken by BSP 
Consulting, ref 17-0204/FRA/DS dated November 2017, and the following mitigation 
measures detailed in the FRA:  

 
 The finished floor levels of the 2 storey dwellings shall be no lower than 

3.2m. AOD (1.2m.) above existing  ground level)  
 Flood rated doors or demountable defences are provided at a height of 

600mm above finished floor level to cover all ground floors 
 Flood resilient and resistant construction techniques should be used up to 

a height of 300mm above predicted flood level. 
 

Reason:  To reduce the risk of flooding to the proposed development and future 
occupants in accordance with the National Planning Policy Framework. 

 
6. Prior to the commencement of the development hereby permitted, a Construction 

Environmental Management Plan (CEMP) shall be submitted to and approved in 
writing by the Local Planning Authority.  Development shall then be carried out in 
accordance with the approved CEMP.  The CEMP shall include (though not be 
restricted to) the following details: 

 
a) a traffic management plan incorporating the routing of construction traffic and 

details of heavy vehicle movement patterns (including the earliest and latest 
times, and the suspension of trips during peak traffic times ) 

b) measures to minimise and control noise, vibration, dust, dirt and fumes 
during the development period 

c) details of onsite parking facilities for both visiting construction vehicles and 
deliveries and workers on the site  

d) the loading and unloading arrangements for heavy plant and machinery and 
materials  

e) the location of storage of plant and materials used in constructing the 
development 

f)  measures to avoid disturbance to nesting birds and other wildlife 
g) measures to prevent mud being deposited on the surrounding highway  
h) the erection and maintenance of security hoarding including decorative 

displays and facilities for public viewing, where appropriate 
i) a programme for the implementation of all of the above items. 

 

 Reason:  To minimise the impact of the development during the construction 
period, and to accord with Policy G1 of the Boston Borough Local Plan 1999.  
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7. No construction activities shall take place outside the hours of 08.30 and 18.30 
Mondays to Fridays and Saturdays between 09.00 and 14:00 and not at any time on 
Sundays and Bank Holidays. 

 

Reason:  To minimise the impact of the development upon the amenity of 
adjoining occupiers during construction and to accord with Policy G1 of the Boston 
Borough Local Plan 1999. 

 
8. A scheme for the provision of electric vehicle recharge points at a minimum rate of 

one per dwelling shall be installed and operational prior to the occupation of the 
dwellings and shall be retained thereafter for that purpose. 

 

Reason:  In compliance with the National Planning Policy   
Framework 2012. 

 
9. A detailed landscape plan/report shall be submitted to the Local Planning Authority 

for approval in writing showing: 
 

 a minimum of 2.19 hectares of public open amenity space in accordance 
with the Planning Statement which demonstrates how it maximises its 
amenity value for future occupiers of the application site; 

 the provision of play equipment which shall include the type, number and 
location of equipment; 

 the proposed landscaping of the area; and 
 Ecological enhancements. 

 
 The approved public open space and play equipment shall be made available for use 

and ecological improvements provided, before 75% of the dwellings hereby permitted 
are first occupied.  The public open space shall not at any time be incorporated within 
the curtilage of a dwelling and shall be retained for its permitted use thereafter.  The 
development shall be carried out in accordance with the approved details. 

 

Reason:  To provide an appropriate amount and satisfactory design of public 
open space and play provision within the development and to accord with the 
objectives of policy H4 of the Boston Local Plan 1999.  To provide an acceptable 
layout and ecological enhancements for the swale to accord with the objectives of 
Policy G1 of the Boston Local Plan 1999 and National Planning Policy Framework.   

 
10 No development, comprising the erection of any dwelling, shall take place until cross-

sections of the site and adjoining land, including details of existing levels around the 
buildings hereby permitted and any changes in level proposed, together with the 
proposed floor levels within the buildings, have been submitted to and approved in 
writing by the Local Planning Authority.  The development shall not be carried out 
other than in accordance with the approved cross sections. 

 

Reason:  To secure the satisfactory development of the application site and minimise 
the impact on surrounding occupiers and to accord with Policy G1 of the Boston 
Borough Local Plan 1999.  

 
11 Before any dwelling is commenced, all of that part of the estate road and associated 

footways that forms the junction with the main road and which will be constructed 
within the limits of the existing highway, shall be laid out and constructed to finished 
surface levels in accordance with details which shall be submitted to and in writing by 
the Local Planning Authority. 
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Reason:   In the interests of safety of users of the public highway and the safety 
of users of the site in accordance with the National Planning Policy Framework and 
Policy T1 of the Boston Borough Local Plan 1999. 

 
12 No development shall take place until a surface water drainage scheme for the site, 

based on sustainable drainage principles, and an assessment of the hydrological and 
hydrogeological context of the site, has been submitted to and approved in writing by 
the Local Planning Authority.  The scheme shall: 

 
a) Provide details of how run-off will be safely conveyed and attenuated during 

storms up to an including the 1 in 100 year critical storm event, with an 
allowance for climate change, from all hard surfaced areas within the 
development into the existing local drainage infrastructure and watercourse 
systems without exceeding the run-off rate for the undeveloped site; 
 

b) Provide attenuation details and discharge rather which unless agreed 
otherwise with the surface water receiving body shall be restricted to 1.4 litres 
per second per hectare; 

 

c) Provide details of the timetable for any phasing of implementation for the 
drainage scheme; and  

 

d) Provide details of how the scheme shall be maintained and managed over the 
lifetime of the development, including any arrangements for adoption by any 
public body or Statutory Undertaker and any other arrangements required to 
secure the operation of the drainage system through its lifetime.   
 
The development shall be carried out in accordance with the approved 
drainage scheme and no dwelling shall be occupied until the approved 
scheme has been completed or provided on the site in accordance with the 
approved phasing.  

 
 Reason:   To ensure that residents of the development permitted, neighbouring 
properties and neighbouring land are not adversely affected, by reason of flooding, 
by the construction of the development in accordance with Policies G1 and G6 of the 
Boston Borough Local Plan 1999.  

  
13 No more than 200 dwellings shall be erected on this site. 

 

Reason: To define the permission and to accord with Boston Borough Local 
Plan 1999, Policy G1. 

 
14 Prior to the commencement of any part of the development hereby permitted, 

detailed engineering drawings for the formation of a Ghost Island Right-turn Lane on 
the A52 Wainfleet Road, at the entrance to the permitted develoment shall be 
submitted to the Local Planning Authority for approval in writing.  The Ghost-Island 
Right turn Lane, shall be constructed prior to the commencement of the construction 
of any dwelling in accordance with the approved details. 

 

Reason:   In the interests of providing safe and adequate means of vehicular 
access to the development in accordance with the National Planning Policy 
Framework and Policy T1 of the Boston Borough Local Plan 1999. 
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15 Before each dwelling is occupied the roads and/or footways providing access to that 

dwelling, for the whole of its frontage, from an existing public highway, shall be 
constructed to a specification to enable them to be adopted as Highways 
Maintainable at the Public Expense, less the carriageway and footway surface 
courses. 

 

The carriageway and footway surface courses shall be completed within three 
months from the date upon which the erection is commenced of the penultimate 
dwelling. 

 

Reason:     To ensure safe access to the site and each dwelling in the interests of 
residential amenity, convenience and safety and to accord with Boston Borough 
Local Plan 1999, Policy G6. 

 
16 No dwellings shall be commenced before the first 50 metres of the estate road from 

its junction with the public highway, including visibility splays has been completed. 
 

Reason:   In the interests of safety of the users of the public highway and 
residents of the permitted development and to enable construction and material 
delivery vehicles and the vehicles of construction personnel to wait clear of the 
carriageway of Wainfleet Road in accordance with Policy G6 of the Boston Borough 
Local Plan 1999. 

 
17 The development hereby permitted shall not be commenced until details of a 

comprehensive contaminated land investigation has been submitted to and approved 
by the Local Planning Authority (LPA)  in writing and until the scope of works 
approved therein have been implemented.  The assessment shall include all of the 
following measures unless the LPA dispenses with any such requirements in writing:  

 

a) 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 and takes into account the site’s existing status and proposed 
new use. Two full copies of the site investigation and findings shall be forwarded 
to the LPA. 
 

Reason:   To ensure potential risks arising from previous site uses have been 
fully assessed and to accord with Policy G1 of the Boston Borough Local Plan, 
1999. 
 

18 Where the risk assessment (see preceding condition) identifies any unacceptable risk 
or risks, a detailed remediation strategy to deal with land contamination and/or 
pollution of controlled waters affecting the site shall be submitted and approved by 
the Local Planning Authority in writing. No works, other than investigative works, shall 
be carried out on the site prior to receipt of written approval of the remediation 
strategy by the Local Planning Authority. 

 

Reason:  To ensure the proposed remediation plan is appropriate and to accord with 
Policy G1 of the Boston Borough Local Plan, 1999. 

 
19 Remediation of the site shall be carried out in accordance with the approved 

remediation strategy (see preceding condition). No deviation shall be made from this 
scheme without the express written agreement of the Local Planning Authority. 

 

Reason:  To ensure site remediation is carried out to the agreed protocol and to 
accord with Policy G1 of the Boston Borough Local Plan, 1999. 
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20 On completion of remediation, two copies of a closure report shall be submitted to 
the Local Planning Authority.  The report shall provide validation and certification 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. 

 

Reason:    To provide verification that the required remediation has been carried 
out to the required standards and to accord with Policy G1 of the Boston Borough 
Local Plan, 1999 

 

21 If, during development, contamination not previously considered is identified, then the 
Local Planning Authority 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 Local Planning 
Authority.  The scheme shall be implemented as approved. 

 

Reason:      To ensure all contamination within the site is dealt with and to accord with 
Policy G1 of the Boston Borough Local Plan, 1999. 

 

22 No dwelling shall be occupied until a Travel Pack has been submitted to and 
approved in writing by the Local Planning Authority.  The approved pack shall be 
provided to the occupant(s) of the proposed development upon occupation.  The 
Travel Pack shall include details of walking and cycling routes and footpaths, local 
facilities, local clubs and organisations, local bus stops and useful contacts.   

 

Reason:     In order to contribute towards the reduction in the number of trips in a 
private motor car, in particular single occupancy trips in accordance with the 
sustainability aims of the National Planning Policy Framework.   

 
23 Housing adjacent to the northern boundary of the site shall be at a minimum back-to-

back distance of 21 metres and rear wall to blank gable of 11 metres.   
 

Reason:   In order to protect the amenity currently enjoyed of existing and future 
occupiers in accordance with Policy G1 of the Boston Borough Local Plan 1999 and 
National Planning Policy Framework.   

 

24 Operations that involve the removal of vegetation shall not be undertaken during 
the month of March to August inclusive. 

 

Reason:   In the interests of resting and breeding birds and to accord with the 
Wildlife and Countryside Act 1981 and National Planning Policy Framework. 

 

25 The development shall be undertaken in accordance with the Preliminary Ecology 
Appraisal by Delta-Simons, September 2017, Project No. 17-0934-01. 

 

Reason:   In the interests of the ecology of the site in accordance with the 
Wildlife and Countryside Act 1981 and National Planning Policy Framework. 

 
26    No development shall be undertaken within 5 metres of the ditch of the southern 

boundary including storage of materials.  A fence shall be provided delineat9ing the 
5 metre buffer prior to commencement of development and shall be retained during 
construction.       

   
           Reason:   In the interests of the ecology of the site, in particular the water vole, in 

accordance with the Wildlife and Countryside Act 1981.  Natural Environment and 
Rural Communities Act 2006 and National Planning Policy Framework 
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 INFORMATIVES: 
 
1.  Anglian Water has assets close to or crossing this site or there are assets subject to 

an adoption agreement.  Therefore the site layout should take this into account and 
accommodate those assets within either prospectively adoptable highways or public 
open space.  If this is not practicable then the sewers will need to be diverted at the 
developers cost under Section 185 of the Water Industry Act 1991, or, in the case of 
apparatus under an adoption agreement, liaise with the owners of the apparatus.  It 
should be noted that the diversion works should normally be completed before 
development can commence.” 

   

 
182   DELEGATED DECISION LIST 

 
Committee noted the Delegated Decision List. 
 
 
   
 
 

The Meeting ended at 3.00 pm 
 


