
 

 

BOSTON BOROUGH COUNCIL 
 

 

Planning Committee – 26 June 2018 
 

 

Reference No: B/18/0059  
 
Expiry Date:  23-Apr-2018 (Extension  of Time 30

th
 June 2018) 

 
Application Type: Listed Building Consent 
Proposal:  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 

Site:   4, Wide Bargate, Boston, Lincolnshire, PE21 6RF 
 
Applicant:  Mrs Venezia Ross-Gilmore, Texas Group PLC 
 
Ward:   Witham 
Parish:   Boston Town Area Committee 
 
Case Officer:  Lisa Hughes 
 
Third Party Reps: None 
 
Recommendation: Grant 

 
 



 

 

1.0 Reason for Report 
 

1.1 The application is presented to Planning Committee because the proposal is for a 
development at a very prominent and central location in the town centre and 
relates to an application for full planning permission (B/18/0060) being considered 
as part of this agenda.   

 
2.0 Application Site and Proposal 
 
2.1 The wider 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 and also by Central 
Park.  To the east it is bounded 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 Wide Bargate, the latter a Grade 

II listed building, and links 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.   

 
2.3 The application seeks listed building consent for internal and external 

refurbishment and single storey extension to 4 Wide Bargate.  This 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.  Additionally, two 
kiosks will be located on the western elevation of the listed building.  The listing 
description for 4 Wide Bargate is: 

 
 “Shop.  Early C19, with C20 alterations.  Colour-washed brick, stucco 

dressings, slate roof behind tall parapet.  EXTERIOR: 3 storeys, 3 bays.  
C20 shop front with to right a carriageway with flat arch.  To 2st floor 3 
glazing bar sashed and to 2

nd
 floor 3 similar smaller sashed.  Panelled 

door to right-hand side.  INTERIOR:  retains some panelled doors and 
window architraves to 1

st
 floor.”   

 
2.4 Additionally, the curtilage listed 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, extending the existing wall to the north-western boundary.  
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 are located to the rear of the new wall. 

 
2.5 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.  The wall and gate would be finished in materials to 
match the existing wall and railings to the churchyard. 

 
 
 



 

 

 
 
 
2.6 The application is accompanied by a: 
 

 Planning Statement; 
 Design and Access Statement; and 
 Heritage Statement. 

 
 
 
3.0 Relevant History 
 
3.1 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  

 Under consideration 
 
3.2 B/11/0333 – Application for retrospective listed building consent to repair / replace 

timber surround to shopfront. 
 Granted 
 
3.3 B/09/0215 - Internal and external refurbishment and new single storey rear 

extension. 
 Granted  
 
3.4 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 
 
3.5 B/08/0307 - Listed building consent for external alterations including use of 

flanking wall to provide partial support to glazed entrance canopy for new retail 
development. 

 Withdrawn 
 
3.6 B05/0234/98 - Listed Building Consent for demolition of part of building and 

alterations. 
 No decision 
 
3.7 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 land is within the Boston Conservation Area and Area of Known 

Archaeological Interest.  It also comprises the listed 4 Wide Bargate and curtilage 
listed wall to the Methodist Church. 

 
4.3 There are no saved Local Plan Policies of relevance to this application.   
 
 
 

National Planning Policy Framework 
  
4.4 The aspect within the National Planning Policy Framework (NPPF) applicable to 

this development is Section: 
 

12.  Conserving and enhancing the historic environment  
 
 
 
5.0 Representations 
 
5.1 No representations have been received as a result of publicity.  The application 

was advertised twice following an amendment to the description to include the 
boundary wall to the Methodist church. 

 
 
 
6.0 Consultations 
 
6.1 Historic England does not wish to offer comments.  Advice from specialist 

conservation and archaeological advisers is recommended.   
 

6.2 Consultant Architect does not object to the proposal subject to a number of 
conditions.   

 
 
 
 
 
 
 



 

 

 
 
7.0 Planning Issues and Discussions 
 
7.1 The key issues for consideration with this application are the: 

 
 Impact upon Heritage Assets; and 
 Impact upon the Design and Character of the Area 

 
 

 Impact upon Heritage Assets 
 

7.2 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 (March, 2012) 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’ 
 

7.3 The proposal has been assessed by Historic England who make no comments on 
the proposal but recommend that historic advice is sought from the Council’s 
archaeologist and conservation advisers. 
 

7.4 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.   
 

7.5 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.  No 
concerns are raised regarding the proposed alterations or extensions to the 
building. 
 

7.6 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. 
 

7.7 Conditions are therefore 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 is 
recommended.  Other conditions relating to materials and the relationship/impact 
of the proposed kiosks, for example, upon the listed building are also necessary. 



 

 

 
Impact upon the Design and Character of the Area 
 

7.8 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 that a 
scheme of regeneration must be appropriate in design to its context.   
 

7.9 The wider proposal reflects the previous approved listed building consent.  In 
relation to the works to the listed building and curtilage listed wall, there is no 
change to the previous scheme.   
 

7.10 The Consultant Architect advises 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, as a result, be enhanced. 
 

7.11 The proposal is therefore considered complies with the National Planning Policy 
Framework and Listed Buildings and Conservation Areas Act and is therefore 
acceptable. 
 
 
 

8.0 Summary and Conclusion 
 
8.1 The proposal would provide a comprehensive redevelopment of this part of the 

town centre which has been somewhat neglected over recent years, not 
contributing to the character of the Conservation Area or character and setting of 
the listed buildings within the area.  The proposal will result in a positive addition 
to this part of the town, responding to and respecting the listed buildings and 
Conservation Area in a positive manner.   
 
 
 

9.0 Recommendation 
 

9.1 It is recommended that Committee grant listed building consent subject to the 
following conditions: 

 
 
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. 
 

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. 

 
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. 

 
 
 
 
 
 
Lisa Hughes 

Development Manager 

 
 


