
 

 

BOSTON BOROUGH COUNCIL 
 

 
Planning Committee – 26 June 2018 

 

 

Reference No: B/18/0060  
 
Expiry Date:  28-March-2018 (Extension of Time 30 June 2018) 
 
Application Type: Full Planning Permission 
Proposal:  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  

Site: Land between Wide Bargate and Red Lion Street, Boston, 
Lincolnshire 

 
Applicant:  Mrs Venezia Ross-Gilmore, Texas Group PLC 
 
Ward:   Witham 
Parish:   Boston Town Area Committee 
 
Case Officer:  Lisa Hughes 
 
Third Party Reps: 4 
 
Recommendation: Grant 

 
 



 

 

 
 
1.0 Reason for Report 

 
1.1 This application is presented to Planning Committee because the proposal is a 

major development within the town centre of Boston and will have issues of 
significance to Boston and the Conservation Area. 

 
 
2.0 Application Site and Proposal 
 
2.1 The planning application site is approximately 0.6 hectares and largely made up of 

the NCP car park on Red Lion Street.  To the west and north it is bounded by Red 
Lion Street and the spur of highway giving access to the car park; by the grounds 
of Centenary Methodist Church, a Grade II* listed building.  To the north east, it is 
bound by Central Park, to the east by the former Post Office and to the south it 
adjoins Eye Candy and Tui premises. 

 
2.2  A pedestrian access is situated between 2 and 4 Strait Bargate and provides a 

pedestrian link to the rear of the site where the car park is located.  Land levels 
change, gently decreasing by approximately 1.5 metre across the site from Strait 
Bargate to the existing western access into the car park.  Within the rear half of 
the site are a number of trees that are situated within close proximity of the 
boundary wall to the Methodist Church and fence to the Park. 

 
2.3 The application seeks full planning permission for a mixed use comprising 15 

residential apartments (2 x 1 bedrooms and 13 x 2), 14 x A1 (retail) and 2 x A3 
(restaurant and café)/ A5 (hot food takeaway) units.  The accommodation would 
be provided within two and three storey buildings, some of which would involve 
conversion of existing buildings.   

 
2.4 36 Straight Bargate and 2 Wide Bargate (both currently vacant) would be 

demolished to facilitate the development and 4 Wide Bargate, a Grade II listed 
building would be refurbished and extended with a single storey extension to the 
rear.  Approximately 4700m² of retail and ancillary floorspace would be provided 
on two floors.  The first floor would also accommodate four flats, and the second 
floor, eleven.  Most of the flats would face Centenary Church or the inner 
pedestrian access route.   

 
2.5 The demolition of 36 Strait Bargate and 4 Wide Bargate allows the proposal to 

incorporate a new pedestrian route through the development from Centenary 
Church and Central Park to Strait Bargate.  Nine of the proposed shops and one 
of the proposed café/restaurants have frontages to this new route.  New shopping 
frontages would also face Centenary Church.  A pedestrian only route between 
Central Park and the northern elevation of the development would be provided.   

 
2.6 Parking is proposed with 1 space per residential unit, providing 15 spaces, 

together with 4 parking spaces for the Centenary Methodist Church.  These would 
be located to the rear of the realigned Centenary Church southern boundary wall.  
Refuse and utility areas are shown as being separate from public areas. 

 
 



 

 

 
 
2.7 The boundary wall to Centenary Church, which faces the application site, is 

proposed for partial demolition and replacement.  The proposal would provide a 
brick wall, the same height as existing (2 metres) on a new line further south, 
along the original boundary to the church yard.  A gated pedestrian link between 
the church grounds and the development is proposed.  As well as allowing general 
pedestrian access, the link to the church will also allow the residents of the 
proposed flats access to their parking spaces which would be located to the rear 
of the new boundary wall. 

 
2.8 A new set of railings, approximately 2.2 metres high, is also proposed to replace 

the existing timber fence between the site and Central Park.  A gate is also 
proposed, set between 2 columns of 2.575 metres, which would allow access 
between the park and the development.  A landscaping scheme would define the 
route between the park and the proposed development. 

 
2.9 The listed building at no.4 Wide Bargate is to be refurbished, and a single storey 

rear extension is proposed which will provide definition to the eastern side of the 
development and to a small informal square and seating area within the proposed 
new shopping street. 

 
2.10 Servicing and deliveries are provided through the central access road with goods 

‘trollied’ to the rear of the buildings.  Refuse collection for the eastern side of the 
development will also use this central access route and potentially to the western 
as well.  A courtyard is provided to the rear of units 6 to 11 which would provide 
access only for refuse vehicles enabling the collection of waste for this half of the 
development.  Vehicular access along the new access road will be limited to 
emergency and servicing/delivery vehicles.  

 
2.11 The application shows a variety of materials proposed for the buildings.  In relation 

to the existing listed building, the shop window would be in timber with the 
extension finished with a cladding wrap fascia details and powder coated 
aluminium frame glazing.  With regards to the new build, powder coated 
aluminium frame glazing would be provided to the retail units, 3 types of stock 
bricks, slate grey cement fibre slates for the roofs, tongue and groove cedar 
board, vertical cladding, render and reconstituted deep stone capping.  The 
materials for the railings and wall adjacent to the Methodist Church and Park 
would match that for the existing buildings with the railings noted as being painted 
green. 

 
2.12 The application is accompanied by a: 
 

 Planning Statement; 
 Design and Access Statement; 
 Heritage Statement; 
 Arboricultural Survey; and 
 Flood Risk Assessment. 

 
 
 
 



 

 

3.0 Relevant History 
 
3.1 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 

 Under consideration 
 
3.2 B/13/0457 – Application for the continued use as a temporary public car park 
 Granted 
 
3.3 B/11/0333 – Application for retrospective listed building consent to repair / replace 

timber surround to shopfront 
 Granted 
 
3.4 B/09/0190 – Development consisting of: Retail, cafe/restaurant and residential 

apartments, new pedestrian access, service, refuse and utility areas, landscaping 
scheme and associated works  

 Refused for the following reasons: 
 

1. The proposed servicing arrangements to the west side of the development 
are unsatisfactory since it appears that large service vehicles would be 
required to reverse into or out of the service yard proposed behind Units 6-
11 which would lead to a conflict with pedestrian circulation, be detrimental 
to highway and pedestrian safety and be detrimental to the character of the 
area and to the character or appearance of the Conservation Area as a 
whole, contrary to saved adopted Local Plan Policies RTC1, G1 and G6 
and to Interim Local Plan Policy RTC11 and to PPG15: Planning and the 
Historic Environment. 
 

2. The proposed development does not adequately deal with the proposals to 
link this mixed use development to Boston's Central Park since the details 
are incomplete in respect of the location and nature of the link, are lacking 
in details of the implications for necessary works within and to the environs 
of the Park and how this will affect the amenities of and circulation within 
the Park and the existing play area specifically, and there is no information 
on the means to secure the implementation of these works to a defined 
timescale, which are outside the application site, contrary to saved adopted  
Local Plan Policies G1 and T2 . 

 
3.5 B/08/0578 – Demolition of 2 Wide Bargate and 32-36 Strait Bargate and 

construction of 16 retail units and 13 flats together with car parking and servicing 
area  

 Withdrawn 
 
3.6 B/08/0577 – Demolition of existing building 
 Withdrawn 
 
3.7 B/08/0408 – Continued use as a car park  
 Granted 
 
 
 



 

 

3.8 B/08/0299 – Retail development consisting of 16 retail units, car parking and 
service/delivery area plus 14 apartments 

 Withdrawn 
 
3.9 B/03/0349 – Continued use as a car park 
 Granted 
 
3.10 B05/0234/98 - Listed Building Consent for demolition of part of building and 

alterations 
 No decision 
 
3.11 B05/0233/98 - Construction of 9 Retail Units, Servicing and car park and 

alterations to Listed Building 
 Granted 

 
4.0 Relevant Policy 
 

Boston Borough Adopted Local Plan 
 
4.1 The development plan consists of the saved policies of the Boston Borough Local 

Plan (Adopted 1999). Section 38(6) of the Planning and Compulsory Purchase 
Act 2004 requires that determination must be made in accordance with the plan 
unless material considerations indicate otherwise. 

 
4.2 The site is within the Boston Conservation Area, General Business Area, Area of 

Known Archaeological Interest, and in Strait Bargate, forms part of a designated 
Prime Shopping Frontage. 

 
4.3 The principle Adopted Local Plan policy relevant to this proposal is Policy RTC1: 

Retail Development in the Town Centre.  The site occupied by the NCP car park is 
indicated on the proposals map (town centre inset) and in the text of the policy as 
being appropriate for retail redevelopment provided that the highway implications 
are acceptable, that the proposed architecture is in character with the existing 
town centre, and that any element of demolition is not damaging to the character 
of the area. 

 
4.4 The saved Local Plan Policies of relevance to this application are as follows: 
 

 G1 – Amenity 
 G3 – Foul and surface water disposal 
 G4 – Safeguarding the water environment 
 G6 – Vehicular and pedestrian access 
 G7 – Accessible environment 
 G10 – External lighting schemes 
 RTC1 – Retail development in town centre 
 RTC6 – Prime shopping frontages 
 RTC8 – Town centre land uses 
 H2 – Windfall housing sites 
 H3 – Quality of housing developments 
 T2 – Roads and footpaths in new developments 
 T3 – Town Centre Car Parking 
 C8 – Stump Views 



 

 

 
National Planning Policy Framework 

4.5 The key aspects within the National Planning Policy Framework (NPPF) 
applicable to this development are Sections: 

 
1.  Building a strong, competitive economy 
2.  Ensuring the vitality of town centres 
10.  Meeting the challenge of climate change, flooding and coastal change  
12.  Conserving and enhancing the historic environment  

 
  
5.0 Representations 
 
5.1 The application was advertised by press and site notices and neighbour 

notification letters in February 2018.  Following a change in the description to 
include demolition of the curtilage listed wall to the Methodist Church, the 
application was readvertised in May 2018.  As a result of both sets of publicity 
four representations have been received, one of which would like to remain 
anonymous.  Limited weight may therefore be attributed to this representation.  
The other three are from: 
 
 80 Tattershall Road 
 Centenary Methodist Church 
 Representative for Pescod Square Shopping Centre 
 

5.2 The objections and comments can be summarised as follows;  
 

 Retail units are relatively small; 
 Need for town centre parking, the loss of the car park will result in shoppers 

going elsewhere; 
 Already a number of empty retail units across the town; 
 Walls to the church are Grade 2* listed – should not be altered; 
 Tree(s) have a preservation order; 
 Proposed alteration of the vehicular access to Centenary Methodist Church.  

This would be negatively impacted on market days and other major holiday 
times; 

 NPPF suggests sustainable economic development should be based on need; 
 Proposal relies on a Town Centre and Retail Capacity Study from 2013 – does 

not reflect current market conditions; 
 Existing retail sales will relocate rather than a growth in retail; and 
 Local plan requires affordable housing to be provided. 

 
 
 
6.0 Consultations 
 
6.1 County Highways Authority has no objection. 

 
6.2 Lead Local Flood Authority has no objectioin subject to conditions relating to 

surface water. 
 
 



 

 

 
 

6.3 Environmental Health has no objection subject to conditions relating to noise and 
contamination.   

 
6.4 Environment Agency has no objection in principle.  Recommendations are made 

to provide flood resilience. 

 
6.5 BBC Economic Development has no objections.  They would have liked to have 

seen a more fluid relationship and migration between the application site and town 
park.   

 
6.6 BBC Housing cannot support the application as no affordable housing has been 

identified as being provided.   

 
6.7 Witham Fourth District Internal Drainage Board comments no details of where 

surface water is to be discharged to have been provided. 

 
6.8 Historic England does not wish to offer comments.  Advice from specialist 

conservation and archaeological advisers is recommended.   

 
6.9 Anglian Water raise no objection subject to suggested conditions being attached 

to any grant of permission.  

 
6.10 Lincolnshire Police make a number of recommendations regarding security and 

anti-terrorism. 

 
6.11 Consultant Architect raises no objection subject to conditions.   
 
 
 
7.0 Planning Issues and Discussions 
 
7.1 The key issues for consideration with this application are: 

 
 Principle of the Development 
 Impact upon Heritage Assets 
 Impact upon the Design and Character of the Area 
 Highway and Parking Matters 
 Access and Link to Central Park 
 Flooding and Drainage 
 Noise 
 Contamination 
 Security 
 Trees and Landscaping 
 Planning Obligations 
 Other Material Planning Considerations 

 
 
 
 



 

 

 
 
 

7.2 This application is submitted following the refusal of an earlier application in 2009 
for the reasons given above under planning history but, in summary, relate to (a) 
servicing arrangements to the west of the site and potential conflict between 
vehicles and pedestrians and (b) the lack of a link between the development and 
Central Park.  Although the application is similar to the 2009 application, there are 
amendments which the applicant considers address both reasons for refusal.  The 
Saved local plan policies remains the same as when the previous application was 
considered although national policy in the form of the National Planning Policy 
Framework is now in place following the cancellation of Planning Policy 
Statements and Planning Policy Guidance. 

 
 

Principle of the Development 
 

7.3 Policy RTC1 identifies the application site as an appropriate area for retail 
development providing the proposal does not cause or significantly aggravate 
adverse traffic conditions on the public highway, scale of architecture is in keeping 
with the existing area and demolition is not proposed which will be significantly 
damaging to the area.  These matters are discussed under the highway, heritage 
assets and character of the area.   
 

7.4 Policy RTC1 is a policy aimed at the provision of retail development, which if 
permission is granted, this development would provide.  However, the application 
also proposes residential accommodation.  The NPPF indicates that applications 
for housing should be considered in the context of the presumption in favour of 
sustainable development subject to normal development control criteria.  The 
NPPF seeks the speedy approval of proposals that accord with the development 
plan and, where the plan is “absent, silent or relevant policies are out of date”, to 
grant permission unless the adverse impact would significantly and demonstrably 
outweigh the benefits; or that policies in the NPPF indicate development should 
be restricted.  The proposal therefore falls, for this site, into the ‘absent’ criteria. 
 

7.5 An objector has commented on the use, to support the application, of the ‘South 
East Lincolnshire Town Centre and Retail Capacity Study (December 2013)’ due 
to the age of this document and the change in retail over the intervening time 
period.  This document has been prepared by the Council as part of the evidence 
base to support the South East Lincolnshire Local Plan (SELLP) and covers town 
centre and retail capacity up to 2031.  The Council therefore considers this 
document to be up-to-date in order to support the local plan and is therefore 
appropriate for the applicant to use to support their application.  Additionally, 
within a town centre boundary [which this site is], comparison with predicted retail 
need or an assessment on the impact upon the existing retail sector is not 
required to be undertaken.  Lastly, the site is identified within the adopted local 
plan for retail under Policy RTC1 which has been ‘saved’ as being compliant with 
the NPPF.  The principle of retail on this site is therefore acceptable.      
 
 
 
 



 

 

 
 

7.6 The application proposes a mix of 12 x A1 (shop) use and 2 x A3 (cafe and 
restaurant)/A5 (takeaway) use.  This ratio would provide a good mix of uses 
contributing to the vitality and viability of this part of the town centre.  It is possible 
to change use from an A3 use to either an A2 (financial and professional) use or 
A1.  Either of these is considered would be acceptable and removal of permitted 
development rights to prevent a change of use from A3 is not considered 
necessary.  However, in order to ensure the vitality and viability of this area, it 
would be reasonable to include a condition restricting the 12 shop units to be 
used for A1 use only.  The retail units would have floor sizes from approximately 
65m² to 300m² providing a varied choice for prospective occupiers.   
 

7.7 The Council has also published its ‘Assessment of 5-year housing land supply as 
at 31 March 2018’).  Depending upon whether the Liverpool or Sedgefield method 
of calculating housing requirement is used, there is either an oversupply using the 
Liverpool method or undersupply using the Sedgefield method.  The report states 
that once the SELLP is adopted the Sedgefield method should be used.  After this 
time, the housing allocation within the Plan will contribute towards targets, at 
which time the Liverpool method will be used.  Therefore, the ‘presumption in 
favour of such sustainable developments’ as contained within the NPPF, 
paragraph 14 may apply.  However, this is an urban site where housing is 
encouraged, subject to meeting all other criteria within the development plan such 
as amenity, parking and sustainability.  Such matters are discussed below.   
 
Impact upon Listed Buildings 
 

7.8 Section 16 of the Listed Buildings and Conservation Areas Act states that the 
local planning authority shall have “special regard to the desirability of preserving 
the building or its setting or any features of special architectural or historic interest 
which it possesses”.  The specific historic environment policies within the NPPF 
are contained within paragraphs 126-141.  Paragraph 131 of the National 
Planning Policy Framework states, ‘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’ 
 

7.9 The proposal has been assessed by Historic England who do not wish to provide 
comments.  They recommend that specialist advice is sought from the Council’s 
conservation and archaeological officers. 
 

7.10 The Consultant Architect identifies that the majority of the site is currently 
undeveloped following clearance of buildings in the 20

th
 century.  The backs of the 

buildings on the Bargates are utilitarian and do not enhance the Conservation 
Area.  The siting of the Methodist Church within its walled churchyard is not 
enhanced with the large adjacent car park.   
 



 

 

 
 

7.11 The listed building has been empty for some years and, as a result, has suffered 
neglect.  Urgent work is required to prevent further deterioration.  The scheme 
would result in a significant improvement to this part of the town centre.  The 
design of the layout is sympathetic to the form of the town centre, providing a new 
retail lane connecting from the Bargates to Red Lion Street.  The car park area 
would be removed and the setting of the Grade II* Methodist Church would be 
enhanced. 
 

7.12 With regards to the curtilage listed wall, its demolition and re-siting are not 
objected to on the understanding that materials, bond, mortar, railings etc. match 
the existing with samples submitted. 
 

7.13 Conditions are suggested requiring the new gate and railings to match the 
existing railings in all respects – size, finish, finials and rails.  Additionally, a 
condition requiring a plan of the gate piers at a scale of 1:20 and sample bricks 
are requested. 
 

7.14 Policy C8 requires developments to not obstruct a public view of St. Botolph’s 
Church (Stump) or challenge the visual dominance of the church.  The supporting 
text to this Policy also details that new building works will not normally be 
permitted over 20 metres in height.  The building that would likely have greatest 
impact is that housing retail units 7 to 11 to the north-west of built form of the site.  
This would be 8.3 metres to the eaves with a pitched roof set back with a ridge 
height of 9.1 metres.  The submitted Heritage Statement provides a stylised view 
of the Stump from Boston Park which shows that views would be protected   
However, some views would be obscured following construction when within 
close proximity to the new development.  This is the same as being within close 
proximity to existing built form.  However these instances are relatively few with 
most parts of the site, where views are possible, being retained.   
 

7.15 Heritage Lincolnshire has not responded to the consultation.  Notwithstanding 
this, comments were provided as part of the previous application in 2009 
(B/09/0190).  They appraised the impact of the development upon archaeology 
that might be situated below ground level.  It is not anticipated that there would 
have been any change in the intervening years, due to buildings still being 
present on site, and their previous comments are therefore provided below   
 

“An archaeological evaluation had been carried out in relation to the 
existing planning permission which affects the majority of the site. 
However, the site of the ‘Sketchley building’ is yet to be assessed, and 
therefore further evaluation work is required, including a trial trench.  
The imposition of two conditions is recommended requiring further trial 
trenching and the submission of a foundation and groundworks plan, 
following demolition, but prior to any other development.” 

 
7.16 It is considered reasonable to impose the same condition this time in accordance 

with the NPPF.   
 
 
 



 

 

 
 
Impact upon the Design and Character of the Area 
 

7.17 The application site represents a gap in the fabric of the town. The need for 
redevelopment from both visual and functional points of view has been 
recognised over a long period of time.  However, it is also necessary for a scheme 
of regeneration to be appropriate in design to its context.   
 

7.18 The proposals reflect the previous refused permission following a programme of 
consultation and negotiation both before and after the submission of the previous 
application as well as consultation prior to the submission of this application.  The 
scheme architects indicate that the main elements of overall design concept are: 
 
 A physical link between the Wide Bargate and Red Lion Street areas; 
 Centenary Methodist Church becoming a part of the new development both 

physically and visually; 
 Introduction of a new link to Central Park; 
 Integration of hard and soft landscaping; 
 Integration of living accommodation into a retail environment without being 

detrimental to either use; 
 Provision of a vibrant and commercial mix of retail accommodation; and 
 Introduction of contemporary design into an historic conservation area 
 

7.19 The previous application was considered acceptable in design terms being 
refused due to servicing arrangements to the rear of flats 6 to 11 and lack of 
information relating to access provision to Central Park.  The proposal includes a 
mix of mainly two and three storey buildings with retail and cafes on the ground 
floor with residential flats provided on the first and second floors.  A new roadway 
would be provided from Strait Bargate towards the Methodist Church opening up 
and framing views of the church.  The roadway would provide access for 
emergency vehicles and refuse vehicles only, facilitating provision of a seating 
area outside one of the cafes.  Parking provision for the flats and Church would 
be provided behind a realigned brick wall with railings and gateway to the Church 
resulting in the development being more pedestrian friendly.  Additionally, a link to 
Boston Central Park would be provided with the existing close boarded boundary 
fence being replaced with a continuation of the wall with railings and a gate 
between two columns matching that to be provided to the Church.  The area 
between the Park and the northern part of the development site would be 
pedestrian only with additional soft landscaping also proposed.  The retail unit 
closest to the park is proposed to be A3 Use (Restaurants and Cafes) with a 
seating area outside alongside the railings.   
 

7.20 A more traditional approach to materials, introducing curves for the corner 
building on Strait Bargate, variations in the heights of buildings reflecting the 
existing built form of buildings within the area and with a vertical emphasis to the 
design has been taken with the proposal.  Each part of the development has been 
individually designed providing interest and variation whilst ensuring that there is 
fluidity and flow across each elevation.   
 
 
 



 

 

 
 

7.21 The scale of the new build is no greater than the 20
th
 century block towards the 

end of Strait Bargate.  The Consultant Architect considers the end block on 
Elevation B, located towards the north-west of the built form is considered would 
benefit from further modelling due to the fairly large areas of unrelieved brickwork.  
This could be achieved via an appropriate bond, such as an English garden wall 
bond.  This would give greater texture to the facades across the wider 
development and prevent the large panels of brickwork from appearing bland.  
This is considered to be a reasonable request and an appropriately worded 
condition is recommended. 
 

7.22 As may be seen from the Consultant Architect’s comments discussed at 
paragraphs 7.10-7.12 above, the overall design is acceptable, although some 
details need to be reserved by conditions.  These include samples of materials, 
window and door plans for the listed building, wall and rail details etc.   
 

7.23 The residential accommodation would be located on the first and second floors 
towards the northern end of the site which the applicant considers relate more 
effectively to the nearby residential units on Red Lion Street and Tunnard Street.  
For a number of the units, their location also provides views of the Church and 
Park.  The internal accommodation would provide appropriate space for residents 
with a kitchen/diner, bedrooms and bathrooms.   
 

7.24 The demolition of the existing poorer quality buildings, repair and conservation of 
the listed building, use of the parking area and replacement with high quality 
architectural buildings will improve this part of Boston Town Centre, Conservation 
Area and character and setting of the listed buildings.  The proposal will therefore 
result in a positive addition to the town centre. 
 
 
Highway and Parking Matters 
 

7.25 The site has been used over a number of years as a private temporary car park 
while redevelopment was awaited. The existing 150 spaces would be lost.  
However, this site has been allocated for a number of years for retail purposes 
and if a wider view of the availability of car parking spaces throughout the town 
centre as a whole is taken, it is understood there remains a large excess of 
spaces over demand.   
 

7.26 Highways have responded advising they have no objection to the proposal.  They 

note the roadways within the development are not to become public highways 
but are to remain private and within the control of the developer or subsequent 
site operator.  As such, access to the site by delivery and refuse collection 
vehicles would be within the control of those developers/site operators.  The 
Highway Authority has no objection to this arrangement subject to drivers 
taking the usual care expected when turning onto and off any public highway.  
This falls outside the control of the local planning authority and is a 
requirement for all to drive with due care and attention.  
 
 
 



 

 

 
 

7.27 The proposed development will require an existing area of public highway to 
be formally stopped-up.  This would be acceptable to the Highway Authority 
and would be subject to a procedure that is separate from the planning 
process but is reliant upon planning permission being granted 
 

7.28 No conditions are recommended by Highways.  They do however, recommend an 
informative is attached requiring submission of details of works to the public 
highway prior to that work being commenced.  Notwithstanding this, it would be 
reasonable to ensure that the proposed parking area is marked out and provided 
prior to occupation of the residential units for future residents.   
 
 
Access and Link to Central Park 
 

7.29 The previous application was refused because the proposal did not adequately 
deal with the link to Boston’s Central Park, nature of the link, timescale for the 
implementation of these works and how it would affect the amenities and 
circulation within the park.  This application shows the proposed arrangements to 
the boundary.  The replacement railings would be on the footprint of the existing 
fence.  There would therefore be no affect in terms of circulation within the Park 
and existing play area.  The proposed clearly shows a pedestrian link via a gate 
into the Park, approximately 12 metres from the corner of the closest retail unit 
(retail unit 14).  It is not possible for the applicant to show the continuation of the 
link within the Park as this is outside of the application site but also because it is 
understood there are ongoing discussions within the Council regarding the 
relationship between the two sites.  This is not considered to be a reason to 
withhold or delay granting planning permission.  In order to ensure that access is 
provided in a timely manner, but also at an appropriate time when pedestrians 
using this access would be able to do so safely, it would be reasonable to attach a 
condition requiring a timescale of works to be submitted for approval.   
 
 
Servicing and Refuse Arrangements  
 

7.30 The previous application was refused due to the servicing arrangements to the 
western side of the development.  The updated plans (583-2-015 rev B) show 
tracking arrangements for refuse and servicing vehicles through the site from 
Wide Bargate to Red Lion Street.   
 

7.31 Servicing for the shops would be via this access road or via foot between the 
retail units with goods trollied in along the access roads to the rear of the 
buildings.  The eastern refuse area, located between retail units 13 and 15, is 
within relatively close proximity, approximately 10-16 metres from the new access 
road.  For the bins to the rear of units 6 to 11, refuse would either be collected 
from the new access road or from the courtyard to the rear of these units.  
Tracking diagrams have been submitted showing a vehicle could enter and exit in 
forward gear although this would likely comprise a 5 point turn.  Alternatively, a 
vehicle could reverse in and exit in forward gear, not unlike the situation for 
servicing at the adjoining retail unit ‘Poundstretcher’.   
 



 

 

 
 
 

7.32 Lincolnshire Highways has reviewed the proposal and as discussed earlier do not 
consider that this would be likely to result in the detriment to highway safety and 
therefore have not raised an objection.  Whilst the previous application was 
refused due to potential conflict with pedestrians and highway users, it is not 
considered that this reason can be sustained in view of Highways response.   
 

7.33 Environmental Health within their comments on amenity for future occupiers 
(discussed below under Noise) recommend restricting the hours that servicing 
and refuse collections can take place within between 0630-0830 and 1800-2200.  
The Waste Collecting Authority has been consulted regarding these hours and 
has not raised any objection to these arrangements. 
 

7.34 Servicing between these hours would also likely mean that refuse would be 
collected at a time when activity within the area is less.  Additionally, in relation to 
the previous reason for refusal, whilst it is not considered that this could be 
sustained, in order to provide improved access to the rear of units 6 to 11 should 
refuse vehicles wish to use this route, it would be reasonable to impose a 
condition preventing vehicles from being able to park within the courtyard, 

 
 

Flooding and Drainage 
 

7.35 On Flood Risk, paragraph 103 says that ‘when determining planning applications, 
local planning authorities should ensure flood risk is not increased elsewhere and 
only consider development appropriate in areas at risk of flooding where, 
informed by a site- specific flood risk assessment following the Sequential Test, 
and if required the Exception Test, it can be demonstrated that: 
 
 within the site, the most vulnerable development is located in areas of lowest 

flood risk unless there are overriding reasons to prefer a different location; and  
 development is appropriately flood resilient and resistant, including safe access 

and escape routes where required, and that any residual risk can be safely  
managed, including by emergency planning; and it gives priority to the use of 
sustainable drainage systems’. 

 
7.36 The Environment Agency identifies the site as being within Flood Zone 3 leading 

to a high probability of flooding in the absence of defences.  A Flood Risk 
Assessment (FRA) has been submitted as part of the application.  This identifies 
residential accommodation as being more vulnerable and commercial 
developments as less vulnerable in respect to Flood Zone 3.  The FRA identifies 
the greatest risk of flooding is tidal and taking into account the 1:200 2115 climate 
change event, the FRA shows the majority of the site would not be affected by 
flooding with the north-west corner only being affected with depths of up to 0.5m.  
Mitigation is proposed with all residential accommodation located to the first and 
second floors above flood levels.  The FRA recommends the operators of the 
retail units sign up to the EA flood warning service.   
 
 
 



 

 

 
 

7.37 The EA advise that as no residential accommodation has been provided at 
ground floor level, they have no objection to the proposal.  They advise that the 
retail units should have appropriate flood resilience and flood evacuation plans as 
a precaution and provide a link to ‘Improving the flood performance of new 
buildings’.  This can be provided by way of an informative.  

 
7.38 Surface water is to be stored within modular storage blocks.  The size and 

number of blocks has been designed to take into account of a 40% climate 
change allowance.  The blocks are shown to be sited beneath the access route 
just south of the proposed parking area.  Green roofs are also provided for the 
benefit of the flats but will also provide some rainwater attenuation.  Witham 
Fourth District Internal Drainage Board advises no detail has been provided of 
where surface water from the area discharges to and they have no services in the 
area it could connect to.  Notwithstanding this, the site does not currently benefit 
from any areas of soft landscaping and the issue regarding discharge of surface 
water will also apply to the current situation.  This is not a reason to withhold 
permission.  

 
7.39 The Lead Local Flood Authority has responded in relation to Sustainable 

Drainage Systems.  They advise, the Government's stated expectation is that 
where it is appropriate to do so, sustainable drainage (SuDS) principles must be 
applied to the management of surface water run-off from all new major 
developments.  The Lead Local Flood Authority accepts that, in this town centre 
location, the opportunity for utilising conventional sustainable drainage techniques 
is very limited and accordingly, this proposal may be exempted from providing 
SuDS.  The existing site is almost entirely impervious and the current means of 
disposal of surface water run-off is not fully known.  The proposed development 
would provide betterment in the form an engineered drainage system that would 
dispose of surface water to a known and viable outfall, at an attenuated rate.  The 
excess surface water running off the development at a rate that is in excess of 5 
litres per second would be stored in a proprietary underground crate-type storage 
system.  Those crates would be beneath an area where there would be HGV 
movements so whilst no roadways within the site are proposed to be put forward 
for adoption as public highway, the developers are advised to satisfy themselves 
that the construction of the storage crates, and in particular, the ground beneath 
the crates, are suitable to accommodate the wheel loadings of that HGV traffic.  A 
condition is recommended to address surface water drainage.   

 
7.40 Anglian Water advise there are two assets owned by themselves within or close 

to the development boundary.  In addition, trade effluent requires an agreement 
from Anglian Water.  They have requested an informative is attached advising the 
developer of these two matters.  Two conditions are requested relating to foul 
sewerage and surface water management strategies which are considered 
reasonable. 
 
 
 
 
 
 



 

 

 
Noise 
 

7.41 Environmental Health (EH) advise that as it is a mixed development with 
residential accommodation, agreement will need to be made regarding 
appropriate times for delivery access to the retail units and also for commercial 
waste collection.  They recommend hours for these activities are restricted to 
between 0630-0830 and 1800-2200 hours.  In addition to providing good amenity 
for occupiers of the flats, the recommended hours will also result in the 
development being pedestrian friendly for the majority of the day enabling the 
ambience and character that is being aimed for by the applicant to be achieved.  
Such a condition is therefore considered reasonable, has been agreed with by the 
applicant and is recommended accordingly. 
 

7.42 Noise may also arise from the commercial area and impact upon residents of the 
flats.  EH recommend the layout of the flats is reviewed in accordance with good 
practice so bedrooms are next to bedrooms. Appropriate acoustic glazing is 
required to mitigate noise which may be controlled via condition.  The applicant 
has responded in relation to the layout of the development.  They advise that the 
flats will be constructed to comply with Building Regulations, Part E which deals 
with noise and passage of sound.  As such, they do not consider it necessary to 
amend the layout.  EH have not objected to the layout and the advice is only good 
practice.  It is therefore not considered reasonable to withhold planning 
permission for this reason when appropriate living conditions can be achieved.  It 
is considered reasonable to include a condition relating to acoustic glazing.  

 
Contamination 
 

7.43 Environmental Health advise it is necessary to be assured that the site is suitable 
for the proposed use in terms of ground contamination.  A suitable contaminated 
land assessment and remediation strategy if necessary is required.  A condition 
may be attached to deal with this. 
 

7.44 Anglian Water also observes that pollution of the local watercourse may arise 
from car parking areas and recommends that petrol/oil interceptors are fitted 
within such areas.  This is considered reasonable and a condition is 
recommended.   

 
Security 
 

7.45 Lincolnshire Police provide a detailed response in relation to security of the units 
and area as well as anti-terrorism considerations.  Some of the observations fall 
outside of planning considerations.  The applicant liaised with the Police prior to 
submitting the application and within the Design and Access Statement advise 
they propose security gates to limit access; CCTV cameras will be installed to 
monitor key areas of the site with their position needing to be agreed; the main 
access to residential units will be from public areas; and residential 
accommodation will overlook the church and park areas.   
 
 
 



 

 

Trees and Landscaping 
 

7.46 An arboricultural report has been submitted with the application which identifies 
trees as being situated along the northern boundary of the application site.  None 
of the trees are protected by a Tree Preservation Orde.  The report identifies the 
trees as being within categories B, C and U.  The classification is provided in the 
table below. 
 
 Category B - trees of moderate quality, with an estimated remaining life 

expectancy of at least 20 years 
 Category C - trees of low quality, with an estimated remaining life 

expectancy of at least 10 years, or young trees with a stem diameter below 
150mm 

 Category U - trees in such a condition that they cannot realistically be 
retained in the context of the current land use for longer than 10 years and 
are therefore unsuitable for retention– trees of moderate quality, with an 
estimated remaining life expectancy of at least 20 years 

 
7.47 Of the trees, the majority would be felled to facilitate the development.  Tree T1 

(Weeping Willow) close to the entrance with the church by Red Lion Street and 
T12 (Beech) would be retained as part of the development.  Additional trees are 
shown on the proposed site location plan, however, their species is not known.  It 
is recommended a condition is attached requiring submission of a landscaping 
plan, which should also include hard surfacing detail, provision of root protection 
areas for the existing trees as well as a requirement for any tree that is lost, 
damaged or felled within the first 5 years to be replaced.   
 
Planning Obligations 
 

7.48 The three tests set out in Regulation 122(2) of the Community Infrastructure Levy 
(CIL) Regulations 2010 require S106 agreements to be: 
 
a) necessary to make the development acceptable in planning terms 
b) directly related to the development 
c) fairly and reasonably related in scale and kind to the development 
 

7.49 Regulation 123 of CIL Regulations states that a planning obligation may not 
constitute a reason for granting planning permission where the obligation provides 
for the funding or provision of an infrastructure project or type of infrastructure and 
five or more separate planning obligations for the funding or provision of that 
project or type of infrastructure have been entered into.   
 

7.50 In accordance with the Council’s current stance on affordable housing, eligible 
sites i.e. those that comprise major housing development, developers should 
provide a minimum of 15% affordable units, subject to viability.  The application 
was originally submitted without the provision of affordable housing.  However, 
following negotiation, the delivery of the affordable housing (up to 3 units) will be 
secured through a s106 planning obligation.  This will either be on site provision 
or via a commuted sum.  On site provision is preferred, however if a Registered 
Provider cannot be identified to acquire the units, a commuted sum would be 
payable.  The planning obligation will include a clause enabling both scenarios, 
together with detail on how the commuted sum, if payable, is to be calculated.  



 

 

 
 

 
8.0 Summary and Conclusion 

 
8.1 The principle of the redevelopment of the application site for the purposes 

proposed has been incorporated into the Council’s planning policy for many 
years, and planning permission for a similar development on the majority of the 
site was granted in 2006.  The proposed development has the potential to 
substantially improve the retail offer of the town, and to improve its competitive 
position in relation to other local and regional centres as well as providing 
residential accommodation within the town centre further increasing the viability 
and vitality of the town centre. 

 
8.2 As a result of the link between Strait Bargate and Red Lion Street, the proposed 

development represents a substantial improvement on the scheme approved in 
2006.  The design of the proposed development will have a positive impact on the 
character and appearance of the town centre, Conservation Area and listed 
buildings as well as strengthening its retail offer. 

 
8.3 The amendments to the application in relation to servicing arrangements and 

refuse collection to the western side of the site providing access through the main 
access road overcomes the previous reasons for refusal.   

 
 

9.0 Recommendation 

 
9.1 It is recommended that Committee GRANT Planning Permission subject to the 

completion of a s106 planning obligation and following condition(s) and reason: - 

 
1. Section 106 agreement – it is recommended that Committee delegate authority 

to the Development Manager to grant planning permission subject to the signing 
of an appropriate S106 Planning obligation to ensure the delivery of affordable 
housing on site or, if a Registered Provider cannot be found for a commuted sum 
to be payable, and subject to the following conditions and reasons. If an obligation 
is not concluded within three months, the application will be returned to 
committee.   

 
 
 
 
 
 
 
 



 

 

 
CONDITIONS AND REASONS: 
 
 

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 

 

 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 12 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. 

  

   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.   
 

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.. 
 

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 

 
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. 
 
 
 
 
 
 



 

 

 

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. 



 

 

 

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. 

 
 

 

Lisa Hughes 

Development Manager 

 


