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Notice of meeting of the Planning Committee

Dear Councillor
You are invited to attend a meeting of the Planning Committee

on Tuesday 24th February 2026 at 10.00 am
in the Committee Room - Municipal Buildings, West Street, Boston, PE21 8QR

Rob Barlow
Chief Executive

Membership:

Chairman: Councillor Peter Bedford

Vice-Chairman: Councillor David Scoot

Councillors: Alison Austin, Anton Dani, Stuart Evans, Andy Izard, David Middleton,

Barrie Pierpoint, Claire Rylott, Lina Savickiene, Sarah Sharpe,
Suzanne Welberry and Stephen Woodliffe

QUORUM: 5

In order to vote on a planning application Committee Members must be present for the entire
presentation and discussion on the item.

When an official site visit is undertaken which forms part of the decision making at Committee,
only Members who have attended the site visit and received full representation will be able to
debate and decide the application.

Members of the public are welcome to attend the committee meeting as observers except
during the consideration of exempt or confidential items.

This meeting may be subject to being recorded.

Agenda
Part | - Preliminaries
A Apologies for Absence

To receive apologies for absence and notification of substitutes (if any).



B  Declarations of Interest
To receive declarations of interests in respect of any item on the agenda.

C Minutes (Pages 1 - 18)
To sign and confirm the minutes of the last meeting.

D  Public Questions

To answer any written questions received from members of the public no later than 5 p.m.
two clear working days prior to the meeting — for this meeting the deadline is 5 p.m. on 19"
February 2026.

Part Il - Agenda Items
1 B/25/0406 - 117, Woodville Road, Boston, Lincolnshire, PE21 8BT (Pages 19 - 28)
Application Type:  Full Planning Permission

Proposal: Change of use of existing garage and adjoining lean-to from
residential to commercial use as vehicle service and repair workshop

2 B/25/0460 - South View, Main Road, Brothertoft, Boston, PE20 3SJ (Pages 29 - 36)
Application Type: Full Planning Permission

Proposal: Proposed single storey front extension

A planning decision comes into effect only when the decision notice and associated
documents are despatched by the Local Planning Authority and not when the Committee
makes its decision.

The Human Rights Act 1998

It is implicit in these reports that the recommendations to and the consideration by Committee
will take into account the Council’s obligations arising out of the Human Rights Act and the
rights conferred by Articles 6,8,14 and Article 1 of the First Protocol of the European Convention
on Human Rights (ECHR). These are the rights to a fair hearing, respect for family and private
life, the prohibition against discrimination and the peaceful enjoyment of possessions,
respectively. The ECHR allows many to be overridden if there is a sufficiently compelling public
interest.

In simple terms the Act requires a person’s interest be balanced against the interests of the
community. This is something that is part of the planning system and that balancing is a
significant part of the consideration of issues identified to Committee by officer reports. Provided
that those issues are taken into account, the Convention will be satisfied.

Notes:

Please contact Democratic Services (demservices@boston.gov.uk) if you have any queries
about the agenda and documents for this meeting.



mailto:demservices@boston.gov.uk

Council Members who are not able to attend the meeting should notify Democratic Services as
soon as possible.

Alternative Versions

Should you wish to have the agenda or report in an alternative format such as larger text, Braille
or a specific language, please telephone 01205 314351.
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Agenda Iltem C

Boston Borough Council

Minutes of a meeting of the Planning Committee held in the Committee Room - Municipal
Buildings, West Street, Boston, PE21 8QR on Tuesday 13th January 2026 at 10.00 am.

Present:

Councillor Peter Bedford, in the Chair.

Councillors Alison Austin, Anton Dani, Stuart Evans, Andy Izard, David Middleton,
Barrie Pierpoint, Lina Savickiene, Sarah Sharpe, Suzanne Welberry and

Stephen Woodliffe.

In attendance:

Officers:Development Manager, Principal Planning Officer, Senior Planning Lawyer and
Democratic Services Officer.

Apologies for Absence

Apologies for absence were received from Councillor Claire Rylott.

Declarations of Interest

Standing declarations of interest were received for all members of the Council who are
also members of:

The South East Lincolnshire Joint Strategic Planning Committee:

Councillors Bedford, Pierpoint, Scoot and Welberry. Councillor Alison Austin acts as a
substitute.

The Internal Drainage Boards: Councillor Bedford, Evans, Rylott, Scoot and Welberry.

Minutes

The minutes of the meeting on 7" October 2025 were approved as a correct record and
signed by the Chairman.

Public Questions

No questions were received.

B 25 0312 - Crown House, Lincoln Lane, Boston, PE21 8SJ
Application type: Listed Building Consent

Proposal: Listed Building Consent for relocation and renovation of the “5 lamps” listed
monument to the new public realm scheme.

Location: Crown House, Lincoln Lane, Boston, PE21 8SJ.
The Chairman opened the item by welcoming Members and members of the public to the

meeting. He introduced the application and invited officers to present the report. The
Committee was reminded that the application had been referred for determination by
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Planning Committee Tuesday 13 January 2026

Members for transparency, as the proposal had been submitted by Boston Borough
Council itself as part of the Rosegarth Square regeneration project.

The Principal Planning Officer presented the application and confirmed that it related to the
relocation and refurbishment of the Grade Il Listed “Five Lamps” monument, which was
currently situated on a grassed area just

north of Liquorpond Street and south of John Adams Way, and that the proposal formed
part of the wider Rosegarth Square regeneration scheme.

Slides were presented showing the current site, the surrounding context, and the proposed
new location north of the new NHS building. Members were reminded that the existing
B&M building and Crown House had been demolished and that large parts of the
regeneration site were under active construction.

The Officer described the current condition of the monument, noting that it was in “a
particularly poor state of repair”, with damaged paintwork and missing historic pilot lights.
He confirmed that the refurbishment works would include cleaning, repair, reinstatement of
pilot lights, replacement lanterns, construction of a new plinth and the installation of an
interpretation board to explain the lamp’s history.

Members were advised that historically the monument had also stood in the Market Place,
where the original gas lamp had been located. The current electric replacement dates from
the 1920s. The Officer also highlighted the Red Beech tree that currently stands near the
proposed new siting, indicating that it was already programmed to be removed as part of
another application to be considered later that day.

The Officer reported that Historic England had submitted late comments seeking additional
information about the impacts on the monument’s setting, but officers considered that
there was already sufficient information to determine the application, and that any
remaining details could be satisfactorily secured by condition.

He confirmed that the rejuvenated location would provide greater visibility, increased

footfall and would allow the lamp to sit within a “more prominent and accessible town

centre position”. He advised that the lamp did not derive heritage significance from its
existing site.

There were no registered public speakers on this item.
The Chairman opened the debate.

Members expressed support for the relocation, noting that the monument had suffered
neglect in its present position and that it would benefit from being placed within a
regenerated public realm.

One Member remarked on the long-standing deterioration of the structure in its current
location and welcomed the opportunity to restore it and “give it a new lease of life”.
Another Member commented that they had not previously appreciated the monument’s
historic interest and felt that its repositioning in a busier location would allow more people
to enjoy it.

A gquestion was raised about CCTV coverage and whether cameras would be positioned
on the lamp itself. The Principal Planning Officer confirmed that no CCTV was proposed
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on the monument, but that CCTV from adjacent developments might cover the new
location.

Members also asked whether the lamps would be lit on a continuous basis. The Officer
advised that no specific proposals were included within the application and that operational
decisions regarding when the lamps would be lit would be a matter for the Borough
Council as the asset owner.

The Committee discussed the surrounding landscaping, including the steps to the plinth
and the proposed removal of the nearby tree as part of the wider regeneration works.

The recommendation was moved by Councillor Anton Dani and seconded by
Councillor Barrie Pierpoint.

Resolved:

That the Listed Building Consent be granted subject to the conditions outlined
below.

Conditions:

1 The development hereby permitted must be begun not later than the expiration of three
years from the date of this consent.

Reason: To comply with the provisions of Section 18 of the Planning (Listed Buildings and
Conservation Areas) Act 1990.

2 The development hereby permitted shall only be undertaken in accordance with the
following approved plans;

= Site Location Plan - Proposed site location

= Drawing No. 831-ALA-XX-XX-DR-L-9555 Rev C0O1 — Existing 5 Lamps Location Plan

» Drawing No. 831-ALA-XX-XX-DR-L-9021 Rev CO06 - Landscape General Arrangement
» Drawing No. 831-ALA-XX-XX-DR-L-9053 Rev P01 — 5 Lamps Interpretation Board

» Drawing No. 831-ALA-XX-XX-DR-L-9524 Rev C03 — 5 Lamps Plinth Details 1 of 2

* Drawing No. 831-ALA-XX-XX-DR-L-9525 Rev C04 — 5 Lamps Plinth Details 2 of 2

= Drawing No. 831-ALA-XX-XX-DR-L-9526 Rev P01 — 5 Lamps Elevations

Reason: To ensure that the development is undertaken in accordance with the approved
details, in the interests of residential amenity and to comply with Policies 2 and 3 of the
South East Lincolnshire Local Plan (2019).

Pre-commencement conditions:

3 Prior to the removal of the lamp a detailed method statement for the sand/grit blasting
and subsequent assessment of repairs shall be submitted to and approved in writing by
the Local Planning Authority. The method statement shall include details of an
appropriately qualified individual to assess the extent of repairs required and to carry out
the works. The development shall proceed only in accordance with the approved method
statement and by the approved individual only.
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Reason: In the interests of preserving and enhancing the significance of the Listed
Building in its new location, this condition is imposed in accordance with Policy 29 of the
South East Lincolnshire Local Plan, 2019.

4 Notwithstanding the submitted details, and prior to the erection of the plinth, details of
the proposed materials, including samples, shall be submitted to and approved in writing
by the Local Planning Authority. The plinth shall be constructed using the proposed
materials and maintained

in good condition at all times.

Reason: In the interests of preserving and enhancing the significance of the Listed
Building in its new location, this condition is imposed in accordance with Policy 29 of the
South East Lincolnshire Local Plan, 2019.

5 Prior to their installation detailed drawings of the proposed Pilot Lights and Wembley
Lanterns, at a scale not less than 1:10 shall be submitted to and approved in writing by the
Local Planning Authority. The details shall include the materials, finish and method of
attachment. The works shall proceed in accordance with the agreed details.

Reason: In the interests of preserving and enhancing the significance of the Listed
Building in its new location, this condition is imposed in accordance with Policy 29 of the
South East Lincolnshire Local Plan, 2019.

6 Notwithstanding the submitted details, and prior to the painting of the Lamp, the final
paint colours shall be submitted to and approved in writing by the Local Planning Authority.
The paint colours shall be based upon an investigation in the historic colours of the Lamp
that shall be submitted alongside the proposed paint. The works shall proceed in
accordance with the agreed details.

Reason: In the interests of preserving and enhancing the significance of the Listed
Building in its new location, this condition is imposed in accordance with Policy 29 of the
South East Lincolnshire Local Plan, 2019.

7 Prior to the installation of the ‘5 Lamps’ pole, the final details of the proposed information
board shall be submitted to an approved in writing by the Local Planning Authority. The
Board shall be installed in accordance with the approved details prior to the development
hereby permitted first

being brought into use and retained thereafter.

Reason: In the interests of preserving and enhancing the significance of the Listed
Building in its new location, this condition is imposed in accordance with Policy 29 of the
South East Lincolnshire Local Plan, 2019.

B 25 0386 - Public open space, Rosegarth Street, Boston PE21 8QU

Application Type: S73 - Non-Major.

Proposal: Application under s73 to vary Conditions 2 (Plans), C4 (Design of the "Wave"),
C5 (30 year Management & Maintenance Plan) and C6 (Hard

& Soft Landscaping) of planning permission B/24/0377.

Site: Public Open Space, Rosegarth Street, Boston PE21 8QU
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The Principal Planning Officer presented the application and explained that it formed part
of the wider Rosegarth Square regeneration scheme, noting that Members had already
considered and approved the original development under reference B/24/0377. Since that
decision, the applicant had refined elements of the public art and landscaping proposals,
requiring a Section 73 application because the amended design differed too significantly to
be approved through a simple discharge of conditions.

The Committee was reminded that the regeneration proposals covered the area stretching
from the St Botolph’s footbridge to the Len Medlock Centre, incorporating new footways,
planting, public spaces, relocated artwork, and enhanced pedestrian routes. Work on site
had already commenced, with the former Crown House and B&M buildings demolished
and construction under way on new public realm and adjacent developments.

Slides were presented showing:

« the previously approved scheme, including the earlier “Wave” design

« the revised layout, including amended paths, adjustments near the NHS building
footprint, and the proposed siting of the Five Lamps monument

« the new single-arch design of the “Wave” artwork, compared to the previous
double-arched form

» updated landscape and planting arrangements

The Officer explained that the revised “Wave” design was a simplified, cleaner
interpretation of the concept originally approved. The proposed height remained
approximately 8 metres at its tallest point, and the structure would still function as a focal
public art feature within the square. He emphasised that the principles of installing public
art and delivering a high-quality public realm had already been accepted by the Committee
through earlier approvals.

The Committee was further advised that the revised scheme continued to meet design and
heritage considerations, with the site lying adjacent to the Boston Conservation Area and
within the setting of the Grade | listed St Botolph’s Church. Updated Biodiversity Net Gain
(BNG) calculations were required due to planting changes, but officers confirmed that a
10% gain could still be achieved, subject to the resubmission of a BNG plan through
condition.

There were no registered public speakers on this item.
The Chairman opened the debate.

A range of views were expressed regarding the revised artwork. One Member stated that
they were “not impressed” by the new design and felt it might become an “object for
ridicule”, questioning whether public money should be spent on such artwork. Another
Member queried the positions of the buoys and the Fishermen’s Memorial within the
landscaping, and officers provided clarification using the original plans.

Concerns were raised about the potential for vandalism, as well as the durability of the
structure. Members also queried whether the revised design offered the same visual
impact as the version previously approved. In response, the Development Manager
reminded Members that financial considerations and maintenance budgets were not
material planning issues, and that the Committee was required only to consider whether
the design changes were acceptable in planning terms.
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Some Members expressed support for the simplified design, noting that it appeared safer
and less climbable than the previous version. A Member commented that the revised arch
resembled “haircuts”, in a light-hearted remark about its curved forms, and asked whether
the amended design would cost more or less than the original. Officers reiterated that cost
was not a planning matter, though one Member reported that the revised design was
believed to be less expensive due to reduced use of stainless steel.

Members also asked about the materials, colour finishes, and maintenance arrangements,
and the Officer confirmed that the artwork would remain stainless steel with a granite base,
and that seating, play space and other previously approved features were unaffected by
the revisions.

The recommendation was moved by Councillor Barrie Pierpoint and seconded by
Councillor Anton Dani.

Resolved:
That the application be approved subject to the conditions outlined below.
Conditions:

1 The development hereby permitted must be begun not later than the expiration of three
years from the 5th November 2024 and the grant of planning permission B/24/0377

Reason: Required to be imposed pursuant to Section 51 of the Planning and Compulsory
Purchase Act 2004.

2 The development hereby permitted shall only be undertaken in accordance with the
following approved plans;

* Drawing No. 831-ALA-XX-XX-DR-L-9005 Rev PLO1 - Site Location Plan

» Drawing No. 831-ALA-XX-XX-DR-L-9021 Rev CO06 - Landscape General Arrangement
» Drawing No. 831-ALA-XX-XX-DR-L-9022 Rev C06 - Detailed Landscape General
Arrangement 1

» Drawing No. 831-ALA-XX-XX-DR-L-9023 Rev CO06 - Detailed Landscape General
Arrangement 2

* Drawing No. 831-ALA-XX-XX-DR-L-9024 Rev C08 — Kerbs and Edges 1 of 2

= Drawing No. 831-ALA-XX-XX-DR-L-9025 Rev C08 — Kerbs and Edges 2 of 2

* Drawing No. 831-ALA-XX-XX-DR-L-9029 Rev C05 — Tree Planting Plan 1 of 2

» Drawing No. 831-ALA-XX-XX-DR-L-9030 Rev C05 — Tree Planting Plan 2 of 2

* Drawing No. 831-ALA-XX-XX-DR-L-9038 Rev C05 - Planting Plan 1 of 2

= Drawing No. 831-ALA-XX-XX-DR-L-9039 Rev C06 — Planting Plan 2 of 2

* Drawing No. 831-ALA-XX-XX-DR-L-9040 Rev C04 — Tree Retention and Removal Plan
» Drawing No. 831-ALA-XX-XX-DR-L-9041 Rev C02 — Site Section 1 of 2

» Drawing No. 831-ALA-XX-XX-DR-L-9042 Rev C02 — Site Section 2 of 2

= Drawing No. 831-ALA-XX-XX-DR-L-9053 Rev P01 — 5 Lamps Interpretation Board
» Drawing No. 831-ALA-XX-XX-DR-L-9504 Rev P03 — The Wave Sculpture Detail

= Drawing No. 831-ALA-XX-XX-DR-L-9524 Rev C03 — 5 Lamps Plinth Details 1 of 2
* Drawing No. 831-ALA-XX-XX-DR-L-9525 Rev C04 — 5 Lamps Plinth Details 2 of 2
= Drawing No. 831-ALA-XX-XX-DR-L-9526 Rev P01 — 5 Lamps Elevations

* Drawing No. RGS-DCE-XX-XX-DR-C-5000 Rev P01 - Drainage Strategy
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» Drawing No. RGS-DCE-XX-XX-DR-C-8000 Rev P01 - Drainage Proposal

Reason: To ensure that the development is undertaken in accordance with the approved
details, in the interests of residential amenity and to comply with Policies 2 and 3 of the
South East Lincolnshire Local Plan 2019.

Pre-commencement conditions:

3 Development may not begin unless a biodiversity gain plan has been submitted to and
approved by the Local Planning Authority. Thereafter, the development shall be
undertaken in accordance with the approved plan.

Reason: To comply with Schedule 7A of the Town and Country Planning Act (1990, as
amended).

Conditions which apply during the course of and following completion of the
development:

4 The development shall be completed in accordance with the 30 year management and
maintenance plan dated 19th December 2024 and the management plan shall be adhered
to for its duration.

Reason: In the interests on improving biodiversity and delivering the Mandatory
Biodiversity Net Gain. This condition is imposed in accordance with policy 28 and 31 of the
South East Lincolnshire Local Plan 2019.

5 The scheme of hard and soft landscaping and tree planting shown on drawing No 831-
ALA-XX-XX1DR-L-9022 Rev C06 and 831-ALA-XX-XX-DR-L-9023 Rev C06 shall be
carried out and completed in its entirety during the first planting season following
completion of the development. All trees,

shrubs and bushes shall be maintained for the period of five years beginning with the date
of completion of the scheme and during that period all losses shall be made good as and
when necessary.

Reason: To ensure that the development is adequately landscaped, in the interests of its
visual amenity and character in accordance with Policies 2 and 3 of the South East
Lincolnshire Local Plan 2019.

6 The development hereby permitted shall proceed in accordance with the drainage
proposals detailed on Drawing No. RGS-DCE-XX-XX-DR-C-8000.

Reason: To ensure that the site is adequately drained, to avoid pollution, and to prevent
increased risk of flooding in accordance with Policies 2, 3 and 30 of the South East
Lincolnshire Local Plan, 2019 and national guidance contained within the National
Planning Policy Framework 2024.

7 The archaeological site work shall only be undertaken in accordance with the approved
written scheme, agreed as part of B/24/0377/CD2

Reason: To ensure the implementation of an appropriate scheme of archaeological
mitigation in accordance with national guidance contained in the National Planning Policy
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Framework, 2024 and in accordance with Policy 29 of the South East Lincolnshire Local
Plan, 2019.

8 Prior to the installation of the ‘5 Lamps’ pole, the final details of the proposed information
board shall be submitted to an approved in writing by the Local Planning Authority. The
Board shall be installed in accordance with the approved details prior to the development
hereby permitted first

being brought into use and retained thereafter.

Reason: In the interests of preserving and enhancing the significance of the Listed
Building in its new location, this condition is imposed in accordance with Policy 29 of the
South East Lincolnshire Local Plan, 2019.

BNG Applies
BNG1 BIODIVERSITY NET GAIN CONDITION

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is
that planning permission granted for the development of land in England is deemed to
have been granted subject to the condition “(the biodiversity gain condition”) that
development may not begin unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and

(b) the planning authority has approved the plan.

The planning authority, for the purposes of determining whether to approve a Biodiversity
Gain Plan if one is required in respect of this permission would be Boston Borough Council

BNG3 Statutory exemptions and transitional arrangements

There are statutory exemptions and transitional arrangements which mean that the
biodiversity gain condition does not always apply. These can be found at Paragraph: 003
Reference ID: 74-003-20240214 of the Planning Practice Guidance, which can be found at
https://www.gov.uk/guidance/biodiversity-net-gain.

Irreplaceable habitat

If the onsite habitat includes irreplaceable habitat (within the meaning of the Biodiversity
Gain Requirements (Irreplaceable Habitat) Regulations 2024) there are additional
requirements for the content and approval of Biodiversity Gain Plans.

Effect of Section 73(2D) of the 1990 Act

Under Section 73(2D) of the Town and Country Planning Act 1990 (as amended) where -
(a) a biodiversity gain plan was approved in relation to the previous planning

permission (“the earlier biodiversity gain plan”), and

(b) the conditions subject to which the planning permission is granted:

(i) do not affect the post-development value of the onsite habitat as specified in the earlier
biodiversity gain plan, and

(i) in the case of planning permission for a development where all or any part of the onsite
habitat is irreplaceable habitat within the meaning of

regulations made under paragraph 18 of Schedule 7A, do not change the

effect of the development on the biodiversity of that onsite habitat

(including any arrangements made to compensate for any such effect) as
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specified in the earlier biodiversity gain plan.

- the earlier biodiversity gain plan is regarded as approved for the purposes of paragraph
13 of Schedule 7A of the Town and Country Planning Act 1990 (as amended) in relation to
the planning permission.

INFORMATIVES / NOTES
TO BE INCLUDED ON/WITH DECISION NOTICE

STATEMENT OF PROACTIVE WORKING:

In determining this application, the authority has taken account of the guidance in
paragraph 38 of the National Planning Policy Framework 2024 in order to seek to secure
sustainable development that improves the economic, social and environmental conditions
of the Borough.

B 25 0269 - Land North of Tytton Lane East, Wyberton, Boston PE21 7TD
Application Type: S73 — Major

Proposal: Application under s73 for the Variation of Conditions 1 (Approved
Drawings) of permission B/22/0393 (works already started)

Site: Land North of Tytton Lane East, Wyberton Boston PE21 7TD

The Principal Planning Officer presented the report and explained that full planning
permission and reserved matters approval had already been granted for 132 dwellings on
the site (initial outline consent in June 2022 and reserved matters approval in February
2023). A start had been made on site, but no substantive construction had yet occurred.
The current application sought:

1. Minor design amendments to a number of approved house types, involving small
changes such as the loss of chimneys and window adjustments; and

2. Removal of all Section 106 contributions (affordable housing, education, health and
monitoring) on viability grounds.

It was emphasised that the design amendments were very minor and did not materially
affect the appearance or character of the development. The principal matter before the
Committee was the viability evidence submitted by the developer.

The Officer outlined the viability appraisal in detail. Cyden Homes had submitted evidence
stating that the scheme was not viable if required to provide:

e 20% affordable housing (20 affordable rent units and 6 intermediate units)

e £540,083 plus indexation for education

o £87,120 plus indexation for health

e Monitoring fees

The Council had commissioned an independent viability review, which concluded that:

« Abnormal costs, particularly abnormal foundation costs, were significantly higher than
typical,

« Even after the independent assessor reduced the abnormal costs from approximately
£5 million to £3 million, the scheme still could not support any S106 contributions;
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« With no contributions at all, the residual land value remained below the benchmark
land value, meaning the scheme was technically unviable.

The Officer confirmed that Lincolnshire County Council and the NHS had objected due to
the loss of education and health mitigation. Both had indicated the removal of contributions
would have adverse impacts on local service capacity.

However, he noted that Policy 6 of the South East Lincolnshire Local Plan allowed the
Council to take into account viability when determining the level of contributions required,
and that the Council’s five-year housing land supply currently stood at 4.6 years, meaning
that deliverability carried significant weight.

Members were advised that the Officer recommendation included a Deed of Variation
containing a clawback clause, requiring a further viability review at a future trigger point to
ensure that if the development became more profitable than expected, some contributions
could be reclaimed.

There were no registered public speakers on this item.
The Chairman opened the debate.

Several Members expressed strong concern at the loss of affordable housing, together
with the education and health contributions, and at the broader pattern of developers
revisiting viability after planning permission had been granted. One Member commented
that this was becoming common across the country and placed councils in difficult
positions.

Members asked questions about:

o Whether the developer had known about ground conditions earlier.

« How the independent viability assessor was appointed and funded.

o Whether the loss of infrastructure funding could be mitigated in other ways.

e Whether refusal would realistically prevent the developer building or simply prompt an
appeal.

Officers confirmed:

e The independent viability assessor was appointed by the Council under contract and
funded by the developer, ensuring independence.

« There was no evidence that the developer had withheld information during previous
applications; some abnormal costs only became clear when ground investigations
progressed.

« If the application were refused, there was a significant risk of a successful appeal,
given the independent evidence supporting the developer’'s case and the housing land
supply position.

e In such circumstances the Council risked an award of costs.

« Without the variation, there was a real possibility that the site would not be delivered at
all.

One Member remarked that while they considered the situation “appalling”, they could not
see how the Committee could reasonably refuse the application. Another Member
described the decision as having “a shotgun held to your head”, reflecting the difficult
balance Members faced between protecting infrastructure contributions and ensuring
housing delivery.
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Members also noted that the wider area had already seen reductions in S106 contributions
for other developments and that this cumulative loss placed strain on local schools and
health services.

The proposal to include a clawback clause within the Deed of Variation was widely
supported as the only mechanism available to protect the Council’s position in the event
the development outperformed viability assumptions.

The recommendation was moved by Councillor Stephen Woodliffe and seconded by
Councillor Barrie Pierpoint.

Resolved:

That the application be granted subject to the conditions outlined below and the
completion of a Deed of Variation to the Section 106 agreement, including a
clawback clause to allow for the recovery of contributions should the scheme
viability improve.

Conditions:

1 The development hereby permitted must be begun not later than the 24th February
2025.

Reason: Required to be imposed pursuant to Section 51 of the Planning and Compulsory
Purchase Act 2004 and to accord with Planning Permissions B/20/0235 and B/22/0393.

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

= Drwg no 184/002 Rev H Proposed Layout - Reserved Matters

= Drawing No. 184/011 PROW and Cycle path provision

* Drwg no 184/120 Garages Sheet 1 of 2 Home Office Studios

= Drwg no 184/121 Garages Sheet 2 of 2 Garages & Pump Station

= Drwg no 184/101 House Type dH402 Plots 1, 3, 14, 15, 73, 74, 76, 77, 78, 80, 81, 91,
92,118 & 119

* Drwg no 184/102 House Type dH401 Plots 30, 31, 38, 39, 66, 67, 68, 70, 71, 75, 79, 99,
100, 101, 107, 108 & 109

= Drwg no 184/103 House Type dH403 Plots 69, 83, 97 & 128

» Drwg no 184/104 House Type dH404 Plots 5, 6, 12, 13, 72, 82, 98 & 102

= Drwg no 184/105 House Type dH408 Plots 16, 84, 96, 104 & 131

» Drwg no 184/106 House Type dH409 plots 2, 10, 120 & 132

= Drwg no 184/107 Rev A House Type dH418 Plots 11, 29 & 130

» Drwg no 184/108 House Type dH420 Plots 4, 7, 93, 103 & 129

= Drwg no 184/109 House Type dH422 Plot 120

= Drwg no 184/110 House Type sH430 Plot 25-26

= Drwg no 184/111 House Type sH303 Plot 27-28, 54-55, 110-111 & 126-127

» Drwg no 184/112 House Type sH304 Plot 105 & 106

= Drwg no 184/113 House Type sH322 Plots 8-9, 34-35, 56-57, 85-86, 87-88 & 116-117
» Drwg no 184/114 House Type sH329-322 Plots 32-33, 89-90, 94-95. House type sH322-
329 Plots 36-37, 52-53
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» Drwg no 184/116 Rev A House Type tH303-302-201-303 Plots 48-51, 58-61, 62-65, 112-
115

= Drwg no 184/117 House Type tH205-302-201-201 Plots 40-43, 122-125

= Drwg no 184/118 Rev A House Type tH201-201-202-205 Plots 44-47

» Drwg no 184/119 Rev A House Type Ground Floor sgF112 Plots 17, 20, 21, 24 House
Type First Floor sfF113 Plots 18, 19, 22, 23

» Drwg no 184/012 Proposed Site Levels

= Drawing no 184/004 Rev B Landscape & Biodiversity Layout Plan

= Drwg no 184/005 Materials Layout Plan

Reason: To ensure that the development is carried out in accordance with approved plans
in accordance with Polices 2 and 3 of the South East Lincolnshire Local Plan 2019.

3 The development shall proceed in strict accordance with Written Scheme of Investigation
agreed as part of B/20/0235/CD1, including measures relating to the submission and
agreement of final reports where necessary and the provision for archives deposition.

Reason: To ensure that a suitable programme of archaeological investigation is
implemented prior to the commencement of any construction works in order to record and
advance the understanding of the archaeological and historical significance of the site for
archival and

research purposes in accordance with the requirements of Policies 2 and 29 of the South
East Lincolnshire Local Plan 2019.

4 The development shall proceed in strict accordance with Construction Management Plan
agreed as part of B/20/0235/CD1.

Reason: To satisfy Policy 2 and 30 of the South East Lincolnshire Local Plan (2011-2036)
and to ensure that appropriate measures are put in place before any development
commences to limit noise, nuisance and disturbance to the occupiers of neighbouring
properties during the

construction of the development and to prevent any obstruction of or disturbance to the
operation of the Highway.

5 The development shall proceed in strict accordance with Surface Water Drainage
Scheme agreed as part of B/20/0235/CD2. The development shall be conducted 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: To ensure residents of the permitted development, neighbouring land and
neighbouring properties are not adversely affected, by reason of flooding, by the
construction of the permitted development in accordance with Policies 2 and 4 of the
South East Lincolnshire Local Plan 2019.

6 The development hereby approved shall be undertaken in complete accordance with the
biodiversity measures shown on drawing no 184/004 Rev B Landscape & Biodiversity
Layout Plan. The measures shall be implemented prior to occupation of the dwelling to
which it relates

and retained in perpetuity thereafter.

-12-
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Reason: In the interests of biodiversity and in accordance with Policy 28 of the South East
Lincolnshire Local Plan 2019.

7 The development hereby approved shall be carried out in strict accordance with the tree
and hedgerow protection measures detailed in the Arboricultural Report dated 27th
February 2020, unless otherwise agreed in writing by the Local Planning Authority before
any clearance or

development takes place (whichever is sooner). The identified tree protection measures
shall be implemented before any development takes place and maintained as such
thereafter for the entirety of the construction period.

Reason: To ensure that adequate measures are put in place to protect existing trees
which are to be retained as part of the development before any construction works
commence in accordance with the requirements of 2, 3 and 28 of the South East
Lincolnshire Local Plan 2019.

8 The development shall proceed in strict accordance with Travel Plan agreed as part of
B/20/0235/CD1.

Reason: The Travel Plan is conditioned to ensure that access to the site is sustainable
and reduces dependency on the car in accordance with Policies 2, 31 and 33 of the South
East Lincolnshire Local Plan 2019.

9 The details in relation to the Public Right of Way and Cycle path shall be implemented in
accordance with Drawing no 184/011 PRoW and Cycle Path Provision prior to the
occupation of the first dwelling on the site. The details hereby approved shall be retained
in perpetuity thereafter.

Reason: In the interests of pedestrian and cycle connectivity in accordance with Policy 2,
3 and 32 of the South East Lincolnshire Local Plan 2019.

10 The development shall proceed in strict accordance with Supplementary Transport
Assessment agreed as part of B/20/0235/CD2.

Reason: In the interests of safe and suitable pedestrian connectivity, to facilitate, as far as
is possible, a safe and suitable pedestrian route between the development hereby
permitted, the existing footway on Stephenson Close, the wider footway network on
Wyberton Low Road and

access between the application site and the Allotments. This would ensure the
development accords with Policy 2, 32 and 33 of the South East Lincolnshire Local Plan
20109.

11 The development shall proceed in accordance with the EV Charging Point Statement
agreed as part of B/20/0235/CD1.

Reason: To help reduce pollution and promote renewable and low carbon energy in new
development schemes and to accord with Policies 2, 3, 30 and 31 of the South East
Lincolnshire Local Plan 2019 and to accord with the intentions of the National Planning
Policy Framework 2024.

12 The water consumption of each dwelling hereby permitted should not exceed the
requirement of 110 litres per person per day as set out as the optional requirement in Part
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G of the Building Regulations (2010) and the South East Lincolnshire Local Plan 2019.
The person carrying out the work must inform the Building Control Body that this duty
applies.

A notice confirming the requirement for the water consumption has been met shall be
submitted to the Building Control Body and Local Planning Authority, no later than five
days after the completion of each individual dwelling.

Reason: To protect the quality and quantity of water resources available to the district.
This condition is imposed in accordance with Policy 31 of the South East Lincolnshire
Local Plan 2019.

13 The scheme of landscaping and tree planting shown on dwg. no. 184/004 Rev B
Landscape & Biodiversity Layout Plan shall be carried out and completed in its entirety
during the first planting season following practical completion of the development. All trees,
shrubs and bushes shall

thereafter be maintained in accordance with the Landscape Management & Maintenance
Plan agreed as part of B/20/0235/CD1.

Reason: To ensure that the development is adequately landscaped, in the interests of its
visual amenity and character in accordance with Policies 2 and 3 of the South East
Lincolnshire Local Plan 2019.

14 The development hereby approved shall be carried out in full accordance with the
measures (including their timetable for implementation) detailed within the Ecology and
Protected Species Survey — prepared by Helen Scarborough June 2020.

If any development has not commenced within 12 months of this permission then no
development and/or site clearance shall take place until further survey(s) have been
undertaken to establish whether features/habitats on the site are utilised by
protected/unprotected species of wildlife and the results submitted to and approved in
writing by the Local Planning Authority.

Any further survey(s) shall take place during the optimum period for wildlife activity
(generally between March to September). If such a use is established, then no
development shall take place until a comprehensive method statement indicating how the
species are to be safeguarded

during the construction period and how appropriate mitigation measures (including habitat
compensation and enhancement) are to be incorporated into the development has been
submitted to and approved in writing by the Local Planning Authority.

The duly approved method statement shall be implemented in full accordance with the
details, recommendations and timescales contained therein and any mitigation measures
shall be fully implemented before any of the dwellings hereby approved are first occupied,
and retained as

such thereatfter.

Reason: To ensure that appropriate measures are taken to establish whether habitats on
the site which are suitable to support protected species are (or become) used by these
species in cases where development is delayed, and to ensure that adequate mitigation
measures are

introduced as part of the development in order that it does not adversely affect the
favourable conservation status of any protected species in accordance with Policy 28 of
the South East Lincolnshire Local Plan 2019.

-14-
Page 14



Planning Committee Tuesday 13 January 2026

15 Remediation of the site shall be carried out in accordance with the approved
remediation strategy as agreed as part of B/20/0235/CD1. 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 Policies 2 and 30 of the South East Lincolnshire Local Plan 2019.

16 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 2 and 30 of the South East Lincolnshire Local
Plan 2019.

17 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.

Reason: To ensure all contamination within the site is dealt with and to accord with
Policies 2 and 30 of the South East Lincolnshire Local Plan 2019.

18 The development permitted by this planning permission shall be carried out in
accordance with the approved Flood Risk Assessment (FRA) February 2020/Version 1/RM
Associates and the following mitigation measures detailed within the FRA:

= Finished floor levels to be set no lower than 3.5m above Ordnance Datum (AOD)

* The development to have at least two storeys

= Demountable defences to be provided to a height of 600mm to cover all ground floor
doors

» Flood resilience and resistance measures to be incorporated into the proposed
development as stated

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

Reason: To reduce the risk of flooding to the proposed development and future occupants
in accordance with Policy 4 of the South East Lincolnshire Local Plan 2019.

19 The development hereby approved shall be undertaken in accordance with the
Acoustic Assessment Report P22-287-R01v1 July 2022. The recommendations of the
acoustic report shall be implemented in full prior to the occupation of plots 14-27 inclusive
and shall be retained in perpetuity thereafter.

Reason: In the interests of residential amenity in accordance with Policy 2, 3, and 30 of
the South East Lincolnshire Local Plan 2019.
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20 The development hereby approved shall be carried out in accordance with the
materials specified within the application form and following drawings: = Drwg no 184/005
Materials Layout Plan

The materials shall be implemented and thereafter retained as approved unless otherwise
agreed in writing by the Local Planning Authority.

Reason: In the interests of visual amenity and character in accordance with Policies 2 and
3 of the South East Lincolnshire Local Plan 2019.

BNG doesn’t apply

No BNGL1 - Paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990
states that planning permission is deemed to have been granted subject to the
“pbiodiversity gain condition” which means development granted by this notice must not
begin unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and
(b) the planning authority has approved the plan.

Under Regulation 4 of the Biodiversity Gain Requirements (Exemptions) Regulations 2024
the statutory biodiversity gain condition required by Schedule 7A to the Town and Country
Planning Act 1990 (as amended) does not apply in relation to planning permission for
development which:

(a) the original planning permission (a planning permission which is the first in a sequence
of two or more planning permissions, where the second and any subsequent planning
permissions are section 73 planning permissions) to which the section 73 planning
permission relates was granted before 12th February 2024; or

(b) the application for the original planning permission to which the section 73 planning
permission relates was made before 12th February 2024.

Based on the information submitted in the planning application documents, the
Planning Authority considers that this permission is exempt from biodiversity net
gain, and as such does not require approval of a biodiversity gain plan before
development is begun.

BNG3 Statutory exemptions and transitional arrangements

There are statutory exemptions and transitional arrangements which mean that the
biodiversity gain condition does not always apply. These can be found at Paragraph: 003
Reference ID: 74-003-20240214 of the Planning Practice Guidance, which can be found at
https://www.gov.uk/guidance/biodiversity-net-gain

Irreplaceable habitat

If the onsite habitat includes irreplaceable habitat (within the meaning of the Biodiversity
Gain Requirements (Irreplaceable Habitat) Regulations 2024) there are additional
requirements for the content and approval of Biodiversity Gain Plans.

Effect of Section 73(2D) of the 1990 Act
Under Section 73(2D) of the Town and Country Planning Act 1990 (as amended) where -

-16-
Page 16


https://www.gov.uk/guidance/biodiversity-net-gain

23

Planning Committee Tuesday 13 January 2026

(a) a biodiversity gain plan was approved in relation to the previous planning permission
(“the earlier biodiversity gain plan”), and

(b) the conditions subject to which the planning permission is granted:

(i) do not affect the post-development value of the onsite habitat as specified in the earlier
biodiversity gain plan, and

(i) in the case of planning permission for a development where all or any part of the onsite
habitat is irreplaceable habitat within the meaning of regulations made under paragraph 18
of Schedule 7A, do not change the effect of the development on the biodiversity of that
onsite habitat (including any arrangements made to compensate for any such effect) as
specified in the earlier biodiversity gain plan.

- the earlier biodiversity gain plan is regarded as approved for the purposes of paragraph
13 of Schedule 7A of the Town and Country Planning Act 1990 (as amended) in relation to
the planning permission.

Planning appeal decisions

The Principal Planning Officer presented the report summarising appeal decisions
received since the previous update. Members were advised that 10 planning appeals had
been determined during the period, of which 8 were dismissed and 2 allowed, and that an
enforcement notice appeal had also been upheld.

The Officer reported that the outcomes demonstrated strong overall performance, with no
appeal decisions resulting in costs against the Council and both major and non-major
appeal rates remaining well below Government thresholds. The Planning Inspectorate
continued to support the Council’s application of key Local Plan policies, particularly in
relation to spatial strategy and flood risk, which featured prominently in several decisions.

Members were also updated on the ongoing appeal at White House Lane, Fishtoft, where
the Council had taken the decision not to contest the appeal due to the change in the
five-year housing land supply position, meaning policies most important for determining
housing applications were now considered out-of-date.

Resolved:

That the report be noted.

The Meeting ended at 11.26 am.
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PLANNING APPLICATION B 25 0406

Application type:

Full Planning Permission

Proposal:

Change of use of existing garage and adjoining lean-to from residential
to commercial use as vehicle service and repair workshop.

Location:

117, Woodville Road, Boston, Lincolnshire, PE21 8BT

Applicant:

Dr Charlotte Lenton
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BOSTON BOROUGH COUNCIL

Planning Committee - Weekly Planning List

Reference No: B/25/0406

Expiry Date: 09-Dec-2025
Extension of Time:  09-Jan-2026

Application Type: Full Planning Permission

Proposal: Change of use of existing garage and adjoining lean-to from residential
to commercial use as vehicle service and repair workshop

Site: 117, Woodville Road, Boston, Lincolnshire, PE21 8BT

Applicant: Dr Charlotte Lenton

Agent:

Ward: Staniland Parish: Boston Town Area Committee

Case Officer: Emma Turvey Third Party Reps: 3

Recommendation: Refuse
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1.0

1.1

2.0

2.1

2.2

2.3

2.4

3.0

3.1

4.0

4.1

Reason for Report

This application has been referred to committee by Councillor Gilbert.

Application Site and Proposal

This proposal seeks to change the use of the existing garage from residential to
commercial use, to be used as a vehicle service and repair workshop.

The application site consists of a semi-detached dwelling located on the western side
of Woodville Road. The site includes a private driveway, grassed area to the front of
the dwelling and to the rear is an area of hardstanding currently used as parking,
detached outbuilding and a section of grass. The site is situated within a predominantly
residential area and is entirely surrounded by housing.

The application to change the use of the existing garage to a commercial business in
which the main section of the garage will be used to carry out light mechanical repairs,
diagnostics and part replacements. The adjoining lean-to will be used for the
temporary storage of waste materials such as oil and metal, which will be disposed of
via licenced waste carriers. No physical or structural changes are proposed as part of
this planning application.

The proposed working hours are 08:00-18:00 Monday to Friday, 09:00-15:00 on
Saturday’s and no work to be carried out on Sundays or bank holidays. The applicant
has confirmed that there will be no more than two vehicles present at the premises at
one time.

Relevant History

B/21/0123: Single storey rear extension, new porch and canopy over front door and
bay window to front elevation — Approved.

Relevant Policy

South East Lincolnshire Local Plan

The following policies contained within the South East Lincolnshire Local Plan (2019)
(i.e. SELLP) are relevant to this application:

= Policy 1: Spatial Strategy;

= Policy 2: Development Management;

= Policy 3: Design of New Development;

= Policy 4: Approach to Flood Risk;

= Policy 7: Improving South East Lincolnshire’s Employment Land Portfolio;
= Policy 30: Pollution: and

= Policy 36: Vehicle and Cycle Parking
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5.0

51

6.0

6.1

6.2

National Planning Policy Framework

Section 2: Achieving sustainable development;

Section 4: Decision-making;

Section 14: Meeting the challenge of climate change, flooding and coastal change;
Section 15: Conserving and enhancing the natural environment.

Representations

As a result of the publicity carried out, three letters of support have been received
from adjacent neighbouring dwellings raising the following points:

= Never had any issues with noise from the site when the applicant has worked on
own vehicle;

= Thessite is capable of accommodating plenty of vehicles without on-street parking.

= Will not affect the quiet character of the street.

= |n support of people working from home.

= Applicant is taking steps mitigate against any negative impact it may have.

= Will be a positive asset to the community.

= Will not affect the neighbourhood.

= Will be a smaller scale than the haulage business that ran from there many years
ago.

Consultations

BBC Environmental Health have objected to the proposal and commented: The
location of the proposed vehicle repair workshop is in the rear garden of a residential
property in a wholly residential area. Whilst clearly the applicant has considered issues
such as noise and odour in their supporting statement, there is nonetheless a significant
risk to the amenity of neighbours. These types of activities should be carried out in
commercial areas for this reason. Whilst conditions may be imposed at planning to try
and reduce the impact of the activity, | do not believe they can sufficiently overcome
issues created by the activity’s location in a residential area. The reality is such that
residential impacts will remain. In addition, the monitoring and enforcement of
conditions will likely be difficult. Environmental Health therefore cannot support this
application. The applicant submitted additional supporting information to provide
context and to overcome the concerns raised by Environmental Health. The additional
information reaffirmed the small-scale nature of the proposed use and set out the noise
mitigation measures to be applied. The information also mentioned the previous use of
the site and the three letters of support from the neighbouring dwellings. A Freedom of
Information request was also included which included a table of noise/odour
complaints for five other vehicle repair uses. Environmental Health was reconsulted on
this additional information and they confirmed that the do not believe this is the correct
location for a commercial workshop which risks neighbouring amenity.

Lincolnshire County Council (Local Highway and Lead Local Flood Authority) initially
requested further information on how the proposed booking system would be
operated as they expressed concerns regarding the number of vehicles at the site at
any one time given the residential vehicle access is unable to accommodate two-way
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7.0

7.1

7.2

7.3

7.4

vehicular movements. The applicant submitted a supporting statement clarifying the
issue and LCC concluded that the proposed development would not be expected to
have an unacceptable impact upon highway safety or a severe residual cumulative
impact upon the local highway network or increase surface water flood risk and
therefore does not wish to object to this planning application.

Planning Issues and Discussions

The key planning issues in the determination of this application are:

= Principle of development

= Design of the proposal and impact upon the character and appearance of the area
= |mpact upon residential amenity

® Flood risk and drainage

= Highway safety and parking

Principle of development

The South East Lincolnshire Local Plan (SELLP) was adopted in 2019. The application
site lies within the settlement of Boston where Policy 1 indicates development will be
permitted that supports their roles as Sub Regional Centres, Policy 7 is more relevant
and directs new businesses to the existing employment sites and states: “New
employment development/businesses or the extension of an existing business outside
the above allocated employment sites will be supported provided that the proposal
involves the re-use of previously-developed land or the conversion/re-use of redundant
buildings. Where it can be demonstrated that no suitable building capable of
conversion/re-use is available or the re-use of previously developed land is not available
or is unsuitable, proposals on non-allocated sites may be acceptable provided:

a. the development does not conflict with neighbouring land uses;”

The applicant has stated that the site was historically used as a base for a small haulage
business, although this use has not been in place for many years.

While the historical use of this site is noted, the South East Lincolnshire Local Plan
(SELLP) was adopted in 2019 which restricts the creation of new businesses if it
conflicts with neighbouring land uses. In this instance, the introduction of a car
servicing business within a built up residential locality, would be considered to conflict
with neighbouring land uses due to noise and odour emissions — which are addressed
in further detail below. This view is also supported by the Council’s Environmental
Health Department which objects to the proposal on the basis of adverse impacts that
are likely to arise and affect neighbouring dwellings. Therefore, it is considered that
the introduction of a commercial business within a residential location would result a
significantly adverse impact upon the current and future occupiers of the neighbouring
land users. As such, the proposed development would fail to accord with the
requirements of Policies 1 and 7 of the SELLP, and thus the principle of the
development is not considered to be acceptable in this location.
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7.6

7.7

7.8

7.9

7.10

7.11

Design of the proposal and impact upon the character and appearance of the area

Policy 2 of the SELLP indicates that developments will be permitted which will not have
harmful impacts upon the character and appearance of the area. Policy 3 states that
all developments must create a sense of place by respecting the density, scale, visual
closure, landmarks, views, massing of neighbouring buildings and the surrounding
area. However, sub criterion 6 requires that all development proposals do not
adversely impact upon neighbouring land uses by reason of noise, odour, disturbance
or visual intrusion.

Furthermore, within Policy 3 of the SELLP seeks to ensure that development proposals
create distinctive places where, in part, design that is inappropriate of which fails to
improve the character and quality of an area is not supported. In particular
consideration of the current proposal, sub criterion 11, seeks to ensure that all new
development proposals do not adversely impact upon neighbouring residential
amenity. The supporting text to Policy 3 confirms that the use of sites needs to reflect
neighbouring amenity

The proposed development consists of creating a commercial business from a
domestic garage but does not include any physical changes to the existing building in
terms of alterations or extensions. Therefore, in terms of visual impact, it is considered
that the proposed development will not result in any adverse impacts upon the
character or appearance of the area.

However, the character of an area extends beyond its visual or physical attributes, it
is also defined by how the space is perceived and experienced by its occupants. The
surrounding area is characterised by being a largely quiet edge of town residential
development. The introduction of an incongruous use type to the area such as a more
industrial use, would erode this local character, generating noise and other emissions
that are incompatible with the existing residential amenity.

While the proposed development may not result in significant visual impact, it is
considered that the resulting change to the local character would constitute an overall
harm, thereby conflicting with Policy 2 of the South East Lincolnshire Local Plan
(SELLP).

Impact upon residential amenity

Policies 2 (criterion 6), 3 (criterion 11) and 30 of the SELLP seek to ensure that a new
development does not significantly impact neighbouring land uses by reason of noise,
odour, disturbance or visual intrusion. This position is supported by Paragraph 198 of
the National Planning Policy Framework (NPPF) which confirms that planning decisions
should ensure that development is appropriate for its location, and takes account of
living conditions by, “...avoid noise giving rise to significant adverse impacts upon health
and the quality of life.”

Additionally, within the SELLP, Policy 7 requires that all new development proposals
for new employment development or businesses will only be supported where the
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7.13

7.14

7.15

7.16

7.17

development does not conflict with neighbouring land uses and there is no adverse
impact upon the character of the area.

The proposed development would introduce a commercial and light industrial use in a
wholly residential location. There are three dwellings located in close proximity of the
site, No’s 115 and 119 Woodville Road and 93 Ivy Crescent.

To provide context, all three dwellings share a boundary with the application site,
No.119 is a single storey dwelling located to the south of the site with the driveway
belonging to the application site in between the two dwellings. There is approximately
23m separation distance between the rear elevation of No.119 and the garage building
of No.117. No.115 is attached to the northern elevation of the application site with
approximately 25m separation distance between the rear elevation and the garage.
No0.93 lvy Crescent is located to the north-west of the garage with approximately 11m
separation distance between the rear elevation and the side elevation of the garage.
While the application site includes existing boundary treatments separating the site
from the neighbouring dwellings, they have not been designed for acoustic attenuation
and are insufficient to provide mitigation against the noise emissions generated by the
proposed use of the garage.

The proposed commercial use includes mechanical repairs, diagnostics and vehicle
part replacements and although the information received with the application states
the business will be small-scale, the likelihood of harmful noise and other disturbances
is considered unacceptably high in a residential neighbourhood, which is more
sensitive to the type, pitch and nature of noise that would be generated from a vehicle
service and repair workshop. As mentioned previously the SELLP directs these types of
commercial businesses to allocated sites if they conflict with neighbouring land uses,
which in the opinion of officers and the Environmental Health Department would be
the case in this instance.

While it is noted that three letters of support have been received, the residential
amenity of future occupants of the neighbouring dwellings carries weight in this
regard. As such, although no objections to the proposal have been received, it is still
the duty and responsibility of the Local Planning Authority to ensure appropriate
protection is offered to all neighbouring residential dwellings, in perpetuity. In this
regard, the three letters of objection does not allay officer’s concerns for the wider
impacts upon the amenity of neighbouring properties arising from the proposal.

Environmental Health have inherently objected to the proposed development due to
the significant risk to the amenity of the neighbouring dwellings and stated that any
restrictive conditions will be difficult to enforce and monitor. Furthermore, additional
information supplied by the applicant to overcome these concerns has not been
successful.

It is concluded that by reason of its location with a residential area and the close
proximity of the neighbouring dwellings, but specifically due to the nature of the
business and operations proposed, the change of use would cause unacceptable harm
to the residential amenities and the quality of life of the occupants of the neighbouring
dwellings. Furthermore, it is considered that the benefits of the scheme would be
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7.19

7.20

7.21

7.22

7.23

7.24

solely to the applicant, which would not outweigh the wider public harm that would
likely arise when weighed in the planning balance. The proposal therefore fails to
accord with the requirements of policies 2 (6), 3 (11) and 7 (a) of the Local Plan, and
Paragraph 198 of the NPPF. This matter ways negatively and is afforded significant
weight in the planning balance.

Flood risk and drainage

Policy 4 of the SELLP seeks to ensure that new development is not unnecessarily
exposed to flood risk and does not increase flood risk elsewhere. The proposed
development is located in Flood Zone 3 and has a hazard rating of ‘Danger to All’. The
proposal is for a change of use, and sequential test is therefore not required.

A Flood Risk Assessment has been submitted which states:

= All existing drainage arrangement will remain unchanged.

= Surface water termination will not increase flood risk elsewhere or affect
neighbouring properties.

= Storm water will be captured and discharged into existing rainwater pipes.

= No material alterations or extensions are proposed.

Due to the nature of the proposed development, it is not considered that it would
result in an increased risk of flooding and therefore meets the requirements of Policy
4. This matter weighs neutrally in the planning balance.

Highway safety and parking

SELLP Policy 2 states that developments will be permitted providing that sustainable
development considerations are met relating to access and vehicle generation levels.

Policy 36 states that all new development, including change of use, should provide
vehicle and cycle parking, in accordance with the minimum parking standards adopted
by the Local Planning Authorities (Appendix 6).

The proposed development is for the change of use from residential garage to a
commercial use for mechanical repairs, part replacement and diagnostics. The
business will be operated by the owner of the site only and will be of a small-scale
nature. The business will be operated with a diary-based booking system to limit the
amount of vehicles and customers on site, and it is proposed that no more than two
vehicles will be present at the premises at one time.

With this in mind and given the size of the site and the small-scale nature of the
proposed business it is considered that the proposed development will not have a
significantly adverse impact upon highway safety. This matter weighs neutrally in the
planning balance.
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8.0

8.1

8.2

8.3

9.0

9.1

The Highways Authority have confirmed that following the additional information
received regarding the booking system for the proposed business they have no
objections to make.

The proposal is deemed acceptable in respect of highway related matters.

Summary and Conclusion

When considering an application, it is important to weigh up the planning balance. It
is noted that the application is acceptable in terms of highway safety and flood risk,
and in this respect the proposal accords with Policies 4 and 36. Such matters are a
prerequisite of all planning applications and thus weighs neutrally in the planning
balance.

However, the proposed development by virtue of its nature and location will result in
an adverse impact upon the amenity of the neighbouring dwellings, particularly in
relation to noise impacts and activities related to this type of use, by introducing a
commercial premises into a wholly residential location. Therefore, the scheme fails to
accord with Policies 2, 3 and 7 of the South East Lincolnshire Local Plan (2019).
Furthermore, due to the conflict that would arise to neighbouring land uses, the
principle of the development is not considered to be acceptable. Both matters weigh
negatively in the planning balance and are afforded significant weight. The applicant
has failed to demonstrate or justify how the resultant harm could be suitably
mitigated, or that a departure from the Local Plan is warranted in this instance.

Therefore, for the reasons detailed above, it is considered that the limited benefits of
the scheme do not outweigh the wider public harm that would arise in the planning

balance. As such, the proposal is not considered to be suitable or acceptable.

Recommendation

It is recommended that Committee refuse this application subject to the reason below:

If allowed the proposal would be likely to have unacceptably harmful impacts on the
residential amenities and quality of life of the adjoining dwellings in terms of noise
and activity levels. Due to the close proximity of the application site and its
residential location, it is considered that these impacts are not reliably capable of
mitigation. The proposal would therefore be contrary to Policies 2 (6), 3 (11) and 7(a)
of the South East Lincolnshire Local Plan 2019, and paragraph 198 of the NPPF.

The principle of the development as submitted is not sound by reason of its

incompatibility with neighbouring land uses and is contrary to Policies 1 and 7 of the
SELLP, therefore the principle of development is not acceptable.
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Agenda Item 2

PLANNING APPLICATION B 25 0460

Application type:
Full Planning Permission

Proposal:

Proposed single storey front extension

Location:

South View, Main Road, Brothertoft, Boston, PE20 3SJ

Applicant:

Mr Stuart Evans
Agent:

Mr Alex Brooks-Ball, Shaftesbury Design Practice Ltd
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BOSTON BOROUGH COUNCIL

Planning Committee - Weekly Planning List

Reference No: B/25/0460

Expiry Date: 14-Jan-2026
Extension of Time: 27-Feb-2026

Application Type: Full Planning Permission

Proposal: Proposed single storey front extension

Site: South View, Main Road, Brothertoft, Boston, PE20 3SJ

Applicant: Mr Stuart Evans

Agent: Mr Alex Brooks-Ball, Shaftesbury Design Practice Ltd

Ward: Swineshead and Holland Fen Parish: Brothertoft Parish Council
Case Officer: Megan Epton Third Party Reps: Nil.

Recommendation: Approve with Conditions

angrick Road

5%
R 1)

- b i
© Crown copyright. All rights reserved 100024661 2026

RN R |

Page 31



1.0

1.1

2.0

2.1

2.2

2.3

3.0

3.1

4.0

4.1

4.2

Reason for Report

The application is required to be determined via Committee as the applicant is Clir
Evans, who is ward member for the area.

Application Site and Proposal

The application site is located to the west of Main Road, Brothertoft and comprises of
1no. single storey detached residential dwelling with associated domestic outbuildings
and a spacious private amenity space. It is directly adjacent to 1no. residential
neighbour and otherwise adjacent to open farm land.

This is a full planning application for the proposed erection of a single storey extension,
to accommodate the creation of 1no. additional bedroom and 1no. enlarged bedroom.

Full details are set out within:
=  A302 Location Plan and Block Plan; and
= A101 Rev 2 Existing and Proposed Ground Floor and Elevations and 3D View —

received 09-Feb-2026.

Relevant History

No recent relevant history.

Relevant Policy

South East Lincolnshire Local Plan

The following policies contained within the South East Lincolnshire Local Plan (2019)
(i.e. SELLP) are relevant to this application:

= Policy 1: Spatial Strategy;

= Policy 2: Development Management;
= Policy 3: Design of New Development;
= Policy 4: Approach to Flood Risk; and
= Policy 30: Pollution.

National Planning Policy Framework

At the heart of the 2021 Framework is a presumption in favour of sustainable
development. The following sections are relevant to this scheme:

= Section 4: Decision making;

= Section 12: Achieving well-designed places; and
= Section 14: Meeting the challenge of climate.
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Representations

No third party representations have been received as a result of publicity.
Consultations

Black Sluice Internal Drainage Board were consulted on the application, but no
response was received.

Holland Fen with Brothertoft Parish Council were consulted on the application, but no
response was received.

Lincolnshire County Council were consulted on the application and raised no
objections to the proposal.

Planning Issues and Discussions

The key planning issues in the determination of this application are:

= Design and impact on the character and appearance of the area;
= |mpact on residential amenity;

=  Flood Risk; and

=  Biodiversity Net Gain.

Design and Impact on the Character and Appearance

Policy 2 of the SELLP indicates that developments will be permitted which will not have
harmful impacts upon the character and appearance of the area. Policy 3 states that
all developments must create a sense of place by respecting the density, scale, visual
closure, landmarks, views, massing of neighbouring buildings and the surrounding
area.

The proposed extension would measure approximately 5.8m out from the dwelling’s
existing eastern (front) elevation, with a width of 9.3m to match the form of the
existing dwelling. It would have a new gable end roof with a ridge height of 5.6m, that
would form a continuation of the dwelling’s main ridge height. It is proposed in
matching materials to the main dwelling with external timber cladding, matching roof
tiles and upvc fenestration.

Initial concerns were raised by the officer over the long form of the proposed front
element, its large gable end and the proposed loss of visual details to the front
elevation through the removal of the bay windows. It was considered that the initial
design created a large, plain addition to the main elevation that would be visible from
public vantage points and impose a level of harm to the character of the dwelling and
wider site. It was felt that this harm would become more prevalent in the event that
the site’s trees were removed or reduced in number; as such, amendments were
requested to the design to help combat this identified harm.
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An amended design was put forward with a hipped roof and additional window on the
northern elevation to combat concerns, however during the course of the application
the applicants requested that a further and final amendment be considered for
approval that incorporates the initially proposed gabled roof and the inclusion of a new
window on the northern (side) elevation.

It is felt that whilst the proposed extension put forward in the final amendment does
have a large built form and loses distinctive design features that build the dwelling’s
existing character, on balance it is not considered to result in such an adverse level of
harm to warrant refusal. It is acknowledged that the applicant has worked with us
throughout the course of the application to alleviate concerns over the impact of the
plain northern (side) elevation and effort has been made to soften the impact through
matching materials.

When considering the development as a whole, it is considered that the proposal will
not result in an unacceptable level of harmful impacts upon the character and
appearance of the area; and therefore, meets the requirements of Policies 2 and 3.

Residential Amenity

SELLP Policies 2, 3 and 30 advocate that a proposed development should consider if
there is an impact on the amenity of the site and neighbouring sites as well as the
impact upon neighbouring land uses in terms of noise, odour, disturbance or visual
intrusion.

The application site is directly adjacent to 1no. residential neighbour to the south -
‘Ashby’- a single storey detached residential dwelling in a sizeable plot.

The two properties are separated by a significant number of existing trees and
vegetation along the shared boundary that serve as screening into and out of the
application site.

As the dwelling of ‘South View’ is located towards the northern end of its plot, there is
a sizeable distance between the area of the proposed extension and the built form of
‘Ashby’ to the south, which alleviates the impact of any proposed extensions put
forward. When considering this in turn with the existing separation distance, it is
considered that there is little to no threat to the amenity of the adjacent neighbour.

Overall, it is considered that the proposed extension would not result in a detrimental
impact upon the residential amenity of future or current occupiers and/or neighbours,
by way of overlooking/loss of privacy, overshadowing, noise or disturbance or air
pollution. It is therefore considered that the proposal complies with SELLP Policies 2,
3 and 30.

Flood Risk

Policy 4 of the SELLP seeks to ensure that new development is not unnecessarily
exposed to flood risk, and does not increase flood risk elsewhere.
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The application site is located within the Environment Agency’s Flood Zone 3 and
therefore a Flood Risk Assessment was submitted as part of the application.

The document details the context of the site and the proposals and confirms that the
finished floor levels of the extension are to be set at 300mm above ground level, to
match that of the existing dwelling, and the extension is to incorporate flood resilience
construction measures.

When considering the site and proposals as a whole, it considered to be an acceptable
form of development in terms of flood risk, that would not detrimentally increase the
risk of flooding to the site or surrounding area. It is because of this that the proposals
are considered to accord with SELLP Policy 4.

Biodiversity Net Gain

Policy 28 of the SELLP seeks to ensure a high quality, comprehensive ecological
network is achieved by ensuring that all development proposals provide an overall net
gain in biodiversity. In England, biodiversity net gain is now also required under a
statutory framework introduced by Schedule 7A of the Town and Country Planning Act
1990 (as inserted by Schedule 14 of the Environment Act 2021). Requiring developers
to deliver a net gain of 10% on site- resulting in more or better quality natural habitat
than there was before development.

This householder application falls under one of the listed exemptions for biodiversity
net gain and therefore the applicant has not been required to provide a 10% uplift.

On this basis, it is considered that the proposals accord with the requirements for BNG
and Policy 28 of the SELLP, in respect of biodiversity.

Summary and Conclusion

When viewing the application and site as a whole, it is considered that the proposal:

= will not have unacceptably severe harmful impacts upon the character and
appearance of the area;

= will not have unacceptably severe harmful impacts upon neighbours’ amenity;

= will be acceptable in flood risk terms;

= will be acceptable in terms of Biodiversity Net Gain; and therefore
meets the requirements of the relevant Policies of the South East Lincolnshire Local
Plan 2019.

It is therefore considered appropriate for planning permission to be granted.

Recommendation

It is recommended that Committee approve the application subject to the following
conditions:
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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 51 of the Planning and
Compulsory Purchase Act 2004.

The development hereby permitted shall not be carried out except in complete
accordance with the following details shown on the submitted plan(s):

A302 Location Plan and Block Plan; and
A101 Rev 2 Existing and Proposed Ground Floor and Elevations and 3D View -
received 09-Feb-2026.

Reason: To ensure that the development is undertaken in accordance with the

approved details, in the interests of residential amenity and to comply with
Policies 2 and 3 of the South East Lincolnshire Local Plan 2019.
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