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Boston 
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Monday 16 March 2026 
 

 
Notice of meeting of the Planning Committee 

 
Dear Councillor 
 

You are invited to attend a meeting of the Planning Committee 
on Tuesday 24th March 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 I - Preliminaries  

 
A Apologies for Absence  

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

Public Document Pack



 

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

C Minutes (Pages 1 - 4) 
 
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 19th 
March 2026. 
 

Part II - Agenda Items  
 

1 B/25/0356 - Land to the west of Cowbridge Road, Bicker, Boston (Pages 5 - 26) 
 
Application Type: S73 – Major 
 
Proposal:  Application under s73 for the Variation of Condition 7 (Delivery Route) 
of permission B/22/0356 
  
Site:   Land to the west of Cowbridge Road, Bicker, Boston 
 

2 B/25/0485 2 Leicester Square, Boston PE21 8RR (Pages 27 - 34) 
 
Application Type:    Full Planning Permission 
 
Proposal:                Proposed external steel staircase to serve first floor apartment/Flats 03 
& 04, including removal of a first floor window in lieu of a new access door at first floor 
level 
     
Site:                       2, Leicester Square, Boston PE21 8RR 
 

 
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. 
 
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. 

mailto:demservices@boston.gov.uk
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Minutes of a meeting of the Planning Committee held in the Committee Room - Municipal 
Buildings, West Street, Boston, PE21 8QR on Tuesday 24th February 2026 at 10.00 am. 
 
Present: 
 
Councillor Peter Bedford, in the Chair. 
Councillors David Scoot (Vice-Chairman), Alison Austin, Stuart Evans, Andy Izard, 
David Middleton, Barrie Pierpoint, Claire Rylott, Lina Savickiene, Sarah Sharpe, 
Suzanne Welberry and Stephen Woodliffe. 
 
Officers: 
Group Manager – Planning and Development, Senior Planning Lawyer, Democratic 
Services Officer, Interim Group Manager – Planning and Development and Senior 
Planning Officer. 
 
 

24 Apologies for Absence 
 
Apologies for absence were received from Councillor Anton Dani. 
 

25 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. 
 

26 Minutes 
 
The minutes of the meeting on 13th January 2026 were approved as a correct record and 
signed by the Chairman. 
 

27 Public Questions 
 
No questions were received. 
 

28 B/25/0406 - 117, Woodville Road, Boston, Lincolnshire, PE21 8BT 
 
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. 
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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 Senior Planning Officer presented the application, confirming that it sought permission 
for the change of use of an existing residential garage to commercial use as a vehicle 
service and repair workshop. The Committee was provided with information about the site 
location and context. The property lay within a residential area with nearby residential 
properties in close proximity. The Senior Planning Officer described the site layout, 
including the main garage for mechanical repairs and the lean-to section for waste 
storage, and confirmed that no external alterations were proposed. Photographs of the site 
were shown, illustrating the relationship with neighbouring dwellings and the single-width 
driveway access. 
 
Members were advised that Environmental Health had submitted a formal objection. 
Although the applicant had proposed mitigation measures relating to noise and odour, 
Environmental Health considered that the activity was inappropriate in a residential 
environment and would be better located in a commercial setting. Lincolnshire County 
Council highways had initially raised concerns regarding vehicle movements but, following 
clarification that the use would be operated on an appointment-only basis by a single 
mechanic, they confirmed that they had no objection. The Committee was informed that 
three letters of support had been received from adjoining neighbours; however, officers 
advised that the site was not currently operated at the level envisaged by the application 
and that the amenity of future neighbours required protection. The Senior Planning Officer 
concluded that the proposal significantly conflicted with policies relating to future 
residential amenity and recommended refusal. 
 
Three public speakers addressed the Committee. Patricia Green, a neighbour, spoke in 
support of the application, stating that she lived very close to the garage and had never 
experienced any issues with noise, disturbance or parking from the minor work already 
taking place. She explained that she worked night shifts and often slept during the day with 
windows open and had never been disturbed. She added that neighbouring residents had 
also submitted letters of support and no objections had been raised. She considered the 
proposal to be small-scale, carefully limited, and beneficial to the community. 
 
The applicant, Charlotte Lenton, then addressed the Committee. She explained that the 
proposal was a change of use of a garage to allow her husband to run a one-person 
micro-business from their garage, which would be used exactly as it currently stood. She 
stated that the garage had historically served as a small haulage firm and that the wider 
area already comprised mixed uses, including shops and a vets. She confirmed there had 
been no complaints in the six years they had lived at the property and highlighted that 
three adjacent neighbours supported the application. She referred to a Freedom of 
Information request showing that five similar garages in residential areas had generated 
no noise or odour complaints over five years. She emphasised that the Local Plan did not 
prohibit small-scale employment uses within settlements and that all work would be 
controlled through conditions. 
 
Councillor Mike Gilbert, Ward Member, also spoke in support. He explained that he had 
reviewed historical maps from the 1960s and undertaken two site visits and believed that 
the area had a past commercial association. He considered the building suitable for the 
proposed use, noting that health and safety matters had been adequately addressed and 
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that the conditions offered by the applicant would provide sufficient safeguards for the local 
community. In accordance with protocol, he left the meeting at the conclusion of his 
representation. 
 
During debate, Members considered the balance of issues presented by the Senior 
Planning Officer and the public speakers. They acknowledged the objection from 
Environmental Health and the officer assessment that the proposal introduced a 
commercial activity into a residential setting. 
 
Members also noted the support of adjoining neighbours, the absence of any complaints, 
and the mitigation measures proposed by the applicant. Several Members highlighted the 
community benefits of supporting small local businesses. Officers reiterated Environmental 
Health’s concerns, including the potential difficulty of monitoring and enforcing conditions, 
but Members considered that conditions could be applied to adequately regulate the use. 
 
A motion to approve the application, contrary to officer recommendation, was 
moved by Councillor David Middleton and seconded by Councillor Claire Rylott, and 
the Committee voted in favour 
 
Resolved: 
 
That planning permission be granted, subject to delegation to officers to agree 
appropriate conditions with the applicant and Ward Members, including conditions 
relating to hours of operation, noise and odour management, limits on vehicle 
numbers and employees, requirements concerning external working, and noise 
levels. 
 

29 B/25/0460 - South View, Main Road, Brothertoft, Boston, PE20 3SJ 
 
Application Type: Full Planning Permission 
 
Proposal: Proposed single storey front extension 
 
Site: South View, Main Road, Brothertoft, Boston 
 
The Senior Planning Officer presented the application, explaining that it had been brought 
before Committee due to the applicant being an elected Member who also served on the 
Planning Committee. The officer confirmed that the site comprised a single-storey 
detached dwelling situated on the western side of Main Road, Brothertoft, with one 
residential neighbour to the south and open farmland surrounding the remainder of the 
plot. 
 
Members were shown location plans, block plans, existing and proposed elevations and 
3D visualisations to illustrate the scale and character of the proposed development, 
including the front projection measuring approximately 5.8 metres and matching the width 
of the existing dwelling. The Senior Planning Officer advised that the proposal had been 
amended during the assessment process to address initial design concerns and that no 
objections had been received from neighbours, the Parish Council, Black Sluice Internal 
Drainage Board, or Lincolnshire County Council Highways. Flood risk considerations had 
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also been reviewed, and the proposal was not considered to increase surface water flood 
risk.  
 
The application was therefore recommended for approval, subject to the conditions 
outlined within the report. 
 
The Chairman invited Members to debate the application. Members were satisfied with the 
officer’s assessment and welcomed the amendments that had been made to improve the 
design. They acknowledged that the dwelling was well-screened by existing trees and 
vegetation along the southern boundary and noted that a significant distance separated 
the proposed development from the neighbouring dwelling, thereby limiting the potential 
for any adverse amenity impacts. There was broad agreement that the proposal was 
modest, acceptable in terms of character and appearance, and compliant with relevant 
planning policies. 
  
The application was proposed by Councillor Barrie Pierpoint and seconded by 
Councillor Andy Izard. 
 
Resolved: 
 
That planning permission be granted subject to the conditions set out below: 
 
Conditions: 
 
1. The development hereby permitted shall be begun before the expiration of three years 

from the date of this permission.  
 
Reason: Required to be imposed pursuant to Section 51 of the Planning and Compulsory 
Purchase Act 2004. 
 
2. 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 
 

The Meeting ended at 10.31 am. 
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PLANNING APPLICATION B 25 0356 

 

Application type: 

S73 - Major 

Proposal: 

Application under s73 for the Variation of Condition 7 (Delivery Route) of 

permission B/22/0356  

Location: 

Land to the west of Cowbridge Road, Bicker, Boston 

Applicant: 

Mr Luke Rogers, AGR Solar 2 Limited 
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BOSTON BOROUGH COUNCIL 
 

 
Planning Committee – 24th March 2026 

 

 

Reference No: B/25/0356  
 
Expiry Date:  03 December 2025 
Extension of Time: 31 March 2026 
 
Application Type: S73 - Major 
Proposal:  Application under s73 for the Variation of Condition 7 (Delivery 

Route) of permission B/22/0356  
Site:   Land to the west of Cowbridge Road, Bicker, Boston 
 
Applicant:  Mr Luke Rogers, AGR Solar 2 Limited 
Agent:   Mr Andrew Russell, Axis P E D Ltd 
 
Ward:   Five Village Parish: Bicker Parish Council 

 
Case Officer:  Mark Niland Third Party Reps: 4 

 
Recommendation: Approval. 
 
1.0 Reason for Report 

 
1.1 The application has been called to committee by the ward member Councillor 

Cantwell for the following reason: 
 

1.2 The Application is contrary to Policies 2, 3 and 31 

• Policy 2 specifically points 4 and 6. 

• Policy 3 specifically point 11. 

• Policy 31 specifically points 2 and 3. 
 
2.0 Application Site and Proposal 
 
2.1 The application site is a solar farm and battery store that is currently under 

construction. This is a cross boundary site, and application, with South Holland 
District Council with the larger proportion of the land to be covered with panels 
within South Hollands Boundary. The total site, including the grid connection 
corridor, covers approximately 97.3ha of land. 

 
2.2 Planning permission was granted on 21st July 2023 for a 49.95MW Photovoltaic 

Solar Array, Grid Connection, Access Improvements Works, Battery Store, and 
Ancillary Development under reference B/22/0356 subject to 21 conditions.  
 

2.3 Details were agreed in connections with conditions 8, 9, 12, 13, 14, 16, 18, 19 and 
20 as part of applications B/22/0356/CD1 through CD8. Of particular relevance to 
this application is an agreed construction management plan as part of C13 agreed 
through B/22/0356/CD5 on 5th July 2024. 
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2.4 This application seeks to vary condition 7 on the planning permission, which relates 
to the routing of HGV’s and reads as follows: 
 
‘Unless agreed otherwise in writing by the Local Planning Authority, all vehicles 
making deliveries of materials and components to the permitted development shall 
arrive via the Viking Link haul road and North Ing Drove route described in the 
submitted Revised Access Strategy Technical Note, dated February 2023, and all 
departing, unloaded delivery vehicles shall leave the Application Site via the 
Cowbridge Road, Ing Drove and Bicker Wind Farm haul road route, also described 
in the same Technical Note. The arrival and departure of Heavy Goods Vehicles 
during the decommissioning of the permitted development shall be in accordance 
with routing that shall first be agreed in writing, at the time of decommissioning, by 
the Local Planning Authority in consultation with the Local Highway Authority and 
with regard to prevailing condition of the local highway at the time of 
decommissioning. No other roads between the A52 and the Application Site shall 
be used by delivery vehicles during the construction and decommissioning phases.’ 
 

2.5 And the reason for the condition is given as:  
 

2.6 ‘Reason: In the interests of highway safety, to reduce the likelihood and frequency 
of arriving and departing Heavy Goods Vehicles meeting on-coming vehicles on the 
narrow Fen roads serving the permitted development and having to over-run 
highway verges or undertake unreasonable reversing manoeuvres in order to pass 
one another in accordance with Policies 2 and 3 of the South East Lincolnshire 
Local Plan 2019.’ 
 

2.7 Further to that a Construction Management Plan (CMP) was agreed as part of 
B/22/0356/CD5. That CMP includes the following at section 4.1.5 to 4.1.9: 
 
Wherever possible, access to the site will be taken via a combination of two routes 
so as to provide a separate arrival and departure route for construction vehicles. 
These routes comprise: 
i) Route 1: Via the Viking Link ‘haul / access road’ route from Bridge End 
Causeway (A52), towards North Ing Drove, and Middle Fen Drove; and, 
ii) Route 2: Via the existing National Grid ‘haul road’ from the Bicker Road (A52), 
towards Ing Drove and Cowbridge Road. 
Wherever possible, the routes will be allocated for separate arrival and departures, 
with the exact access and egress routes being depending on the respective 
construction stage and given area of work being undertaken on the site at that time. 
This will minimise incidences of vehicles meeting. 
Whilst the above routing arrangement will be utilised wherever possible, there will 
likely be periods during the course of the works, particularly prior to the 
implementation of the bridge across Hammond Beck which traverses the site, 
where sole access and egress to this site will only be feasible from the east – i.e. 
via Route 2 (Cowbridge Road and the National Grid haul road). 
 

2.8 In short, the previously agreed condition required loaded HGV’s to access the site 
via North Ing Drove to the south and unloaded vehicles to depart the site via 
Cowbridge Lane to the north. The construction management plan agreed for access 
using either route. This application seeks to reconcile these through a variation to 
Condition 7 to align it with the wording listed in the Construction Management Plan. 
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3.0 Relevant History 
 
3.1 B/22/0356 - Proposed Development of A Photovoltaic Solar Array, Grid Connection, 

Access Improvements Works and Ancillary Development On Land At Bicker Fen, 
Boston And South Holland – Approved 
 

3.2 B/22/0356/CD1 – Approval of details in connection with condition 20 – Agreed on 
22/12/2023 
 

3.3 B/22/0356/CD2 - Approval of details in connection with condition 9 – Agreed on 
27/01/25 
 

3.4 B/22/0356/CD3 - Approval of details in connection with condition 12 – Agreed on 
25/03/2024 
 

3.5 B/22/0356/CD4 - Approval of details in connection with condition 16, 18 and 19 – 
Agreed on 16/07/2024 
 

3.6 B/22/0356/CD5 - Approval of details in connection with condition 13 and 14 – 
Agreed on 05/07/2024 
 

3.7 B/22/0356/CD6 - Approval of details in connection with condition 8 – Agreed on 
05/07/2024 
 

3.8 B/22/0356/CD7 - Approval of details in connection with condition 9 – Agreed on 
25/03/2025 
 

3.9 B/22/0356/CD8 – Approval of details in connection with condition 11 – Withdrawn 
by applicant 
 

3.10 B/22/0356/NMA1 - Application under s96a for minor amendments to the approved 
layout following approval B/22/0356 – Approved on 30/09/2024 
 

3.11 B/22/0356/NMA2 - Application for a non-material amendment to amend condition 9 
(Archaeological Investigation) – Approved on 04/07/2025 
 

3.12 B/22/0356/NMA3 - Application for a non-material amendment to amend condition 7 
– Refused due to the change being considered to be material 
 

3.13 PENF0241/24 - A Breach of condition notice was served on 02/12/2024 in 
connection with condition 7 

 
 

4.0 Relevant Policy 
 

South East Lincolnshire Local Plan 
 

4.1 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; 

Page 9



 

 

▪ Policy 30 – Pollution 
▪ Policy 31 – Climate Change and Renewable and Low Carbon Energy 
▪ Policy 33 – Delivering a More Sustainable Transport Network 

 
National Planning Policy Framework 
 

4.2 At the heart of the 2024 Framework is a presumption in favour of sustainable 
development. The following sections are most relevant to this scheme: 

▪ Section 4 – Decision-making 
 
5.0 Representations 
 
5.1 As a result of publicity 4 representations have been received from: 

 
5.2 The objections can be summarised as follows: 

 
▪ For the whole construction period all traffic has used Cowbridge Road, 

resulting in abuse of residents, damage to the road and danger to road 
users 

▪ Current AGR signage directs all traffic to use the NG haul road/Ings 
lane/Cowbridge road 

▪ Traffic Management Plan has not been adhered to, neither has an 
enforcement notice 

▪ Traffic has been directed through the village centre, exceeds the stated 
speed limits, and the contractor help line and complaints process refuses 
to answer calls and ignores complaints 

▪ Permission should be refused and condition 7 enforced 
▪ The application is retrospective by 3 years 
▪ Several examples of specific breaches have been provided 
▪ Impractical and unreasonable to expect residents to enforce the TMP via 

complaints to the enforcement officer 
▪ No traffic should use the access gate on Cowbridge Lane once the site 

becomes operational 
▪ All loaded traffic (not just HGV’s) should use route 1 
▪ Route 1 is clearly a more suitable traffic route 
▪ Details of traffic routes during the operational phase are required, 

including for maintenance and works to the BESS during it’s lifetime 
▪ No overall accountability for cumulative impacts to highways in the area 
▪ Much of the damage is from LGV’s vans and cars and these are not 

included in the traffic management plans 
▪ Pollution impacts from large number of vehicles using single-track lanes 
▪ ‘One-way’ system was proposed by LCC and they cannot now say the 

present system makes no difference 
▪ Houses in the vicinity are showing damage as a result of the traffic 

 
 
6.0 Consultations 
 
6.1 Bicker Parish Council – Object - The current arrangement must remain in place, 

that the Viking Link Haul Road is the only one that should be used for loaded 
vehicles coming to the site, as the other roads are not suitable for loaded 
construction traffic. Condition 7 should remain in place and checks should actively 
be made by the Borough Council to ensure the condition is enforced as residents 
are informing us that it is currently not being followed. 
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6.2 BBC Environmental Health – No comments 

 
6.3 LCC Highways/SUDS - The Highway Authority confirms that the submitted Highway 

Technical Note satisfactorily justifies the proposed change to the approved routing 
arrangement and raises no objection to the suggested revised condition wording. 
In reaching this view, the Highway Authority notes that the peak HGV movements 
now anticipated for the remainder of the construction period are considerably lower 
than those originally associated with the development. This reflects the fact that 
only minor residual works and demobilisation activities remain outstanding. 
 
It is also noted that the section of local highway affected between the link road and 
the site access, namely Cowbridge Road and Ing Drove, is relatively limited in 
length. In addition, cumulative traffic impacts have reduced as other construction 
projects in the area have now substantially progressed or reached completion. On 
that basis, the Highway Authority is satisfied that the proposed amendment would 
not result in an unacceptable impact on highway safety. 
 
 

6.4 Black Sluice IDB – None received 
 
7.0 Planning Issues and Discussions 
 
7.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 sets out that the 

determination of a planning application shall be made in accordance with the 
Development Plan. As an application under S.73 the only matters that can be 
considered are those which directly relate to the conditions and the principle of 
development cannot be revisited. The key issues in the determination of this 
application are: 

▪ Preliminary matters 
▪ Highway Safety impacts 
▪ Amenity impacts 
▪ Other conditions 

 
7.2 The application has been accompanied by suggested wording from the applicant 

for a revised condition: 
 
All vehicles making deliveries of materials and components to the permitted 
development shall access the permitted development in accordance with the 
measures set out in the approved Construction Method Statement, Construction 
Management Plan, Axis, Dated 14.06.2024. (ref. B/22/0356/CD5). The arrival and 
departure of Heavy Goods Vehicles during the decommissioning of the permitted 
development shall be in accordance with routing that shall first be agreed in writing, 
at the time of decommissioning, by the Local Planning Authority in consultation with 
the Local Highway Authority and with regard to the prevailing condition of the local 
highway at the time of decommissioning. No other roads between the A52 and the 
Application Site shall be used by delivery vehicles during the construction and 
decommissioning phases. 
 
Preliminary matters 
 

7.3 This application arises following on-going discussion between the LPA and the 
developer as a result of several complaints to the planning enforcement team that 
have culminated in the serving of a Breach of Condition Notice in respect of 
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Condition 7 on Planning Permission B/22/0356. An application made under 
reference B/22/0356/NMA3 sought the same change the subject of this application, 
while that application was refused it was due to the changes being considered to 
be material and as such this was not the correct application type/mechanism to 
seek the proposed changes. However, this refusal was not a comment on the 
material considerations or the acceptability of the scheme or the proposed 
amendments to the condition. 
 

7.4 It is, however, important to note the limitations of this application process and the 
matters which can be considered. The application has been made under S.73 of 
the Town and Country Planning Act, which allows for an application to vary or 
remove planning conditions and as such can only consider matters relating to those 
conditions and the decision maker cannot revisit matters relating to the principle of 
development or the operative part (the description of development) of a planning 
permission. 
 

7.5 It is also important to note that the permission granted under S.73 takes effect as a 
new, independent permission to carry out the development previously permitted 
subject to amended conditions, which would be brought forward into the new 
decision notice. The original permission remains intact and unamended and it is for 
the developer to choose which permission they wish to implement. Conversely, it 
should also be noted that refusal of a S.73 application does not result in the 
revocation or quashing of the original permission.  
 

7.6 Consequently, it is not within the gift of this application to consider certain matters 
that have been raised by residents, in particular those relating to traffic during the 
operational phase of development, or the routing of vehicles other than those for 
deliveries. Therefore, such matters are not given further consideration within this 
report. 
 

7.7 Notwithstanding that, the LPA may use any alternative wording that they consider 
to satisfy the tests described below. An approval need not remove a condition in its 
entirety, nor be limited to wording suggested within any application submission.  
 

7.8 Conditions may only be imposed where they meet the tests set out in paragraph 57 
of the National Planning Policy Framework (NPPF). Namely that they are: 
 

▪ Necessary to make the development acceptable in planning terms, 
▪ Relevant to planning and the development being permitted, 
▪ Enforceable, 
▪ Precise, and 
▪ Reasonable in all other regards 

 
7.9 Individual conditions should not be considered in isolation and it is appropriate to 

consider the suite of conditions as a whole, particularly where details may 
previously have been agreed. An assessment of other conditions is included 
towards the end of this report.  
 
Highway Safety Impacts 
 

7.10 Within the SELLP, Policy 2 (4), Policy 3 (4) and Policy 36 (criterion 1 and 2) seeks 
to ensure that all proposals can be achieve appropriate means of access, that the 
likely traffic levels generated can be accommodated by the existing highway 
network and that the development provide sufficient levels of off-street parking 
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provision so as to ensure that there would be no adverse impacts upon the existing 
highway network from either a safety or capacity perspective. 
 

7.11 This local policy position is supported further by Paragraph 116 of the NPPF which 
confirms that, ‘Development should only be prevented or refused on highways 
grounds if there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts on the road network would be severe.’ 
 

7.12 With regard to the current application, it is considered that condition 7, as previously 
imposed, met the tests of necessity, relevance, enforceability, precision and 
reasonableness as described above at the time it was imposed. The original 
condition sought to reduce the likelihood of Heavy Goods Vehicles meeting along 
narrow Fen roads with limited passing opportunities. The Transport Note shows 
that between July 2024 and December 2025 there were a total of 897 movements. 
It is estimated (by the same document) that a total of 107 movements are forecast 
between January 2026 – July 2026. 
 

7.13 There remains value in a condition securing the routing of HGVs to and from the 
site in order to prevent construction traffic accessing the site via the village of 
Bicker, in the interests of both highway safety and amenity. The continued use of 
the private haul roads connecting to the A52 therefore remains an important 
component of mitigating impacts on highway safety and residential amenity. As 
such, it is considered appropriate that routing controls remain in place via condition, 
 

7.14 For the sake of clarity the routes referred to below are as follows: 
 

▪ Route 1 – Viking Link Haul Road from the A52 to North Ing Drove, east 
along North Ing Drove for approximately 1km to sites southern entrance 

▪ Route 2 – National Grid Haul Road from the A52 to Ing Drove, west along 
Ing Drove for approximately 200m, north west along Cowbridge Road 
for 800m to the sites northern entrance 

 
7.15 The condition as imposed was on the premise of access being achieved via route 

2 and egress via route 1. However, it is noted that wording within the CMP 
allows for access along those routes for either access or egress on an ad hoc 
basis. That ad hoc basis has been the prevalent manner of movements during the 
construction phase so far, with a number of resident objections being submitted in 
connection with vehicles accessing the site via Cowbridge Road, culminating in the 
serving of a Breach of Condition Notice in connection with condition 7. 
 
Condition Wording Proposed by Applicant  
 

7.16 The applicant has included within their submission suggested wording for a revision 
to condition 7 that seeks to align the proposed routing to that agreed within the 
Construction Management Plan (CMP) described above at paragraph 2.7 of this 
report. 
 

7.17 However, should that wording be agreed, officers are of the opinion that there would 
be limited control over which of the routes may be used to access or leave the site. 
In a worst case scenario, this would result in all vehicles accessing and egressing 
via one entrance. The principle issue in this application, therefore, is whether that 
scenario would result in adverse impacts on the highway or residents amenity, to 
an extent that might justify a stricter condition limiting the number of vehicles on 
any one route in a given day as the current condition does. Weight needs also to 
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be given to the remaining amount of construction activity that is likely left, the 
transport note suggest that the daily movements will be below 4 two way HGV 
accessing the site (this is a total of 8 movements access/egress).  
 
Condition Wording Proposed by Officers 
 

7.18 In light of the above, officers have considered the merits of the changes proposed 
by the applicant and support a change to the wording of condition 7. Giving weight 
to the submitted transport note, highlighting the reduced need for delivery and the 
recent highways comments.  

 
7.19 In consideration of this matter, the highway safety impacts of the routing are twofold. 

Firstly, is the wear and tear of the highway. Condition 8 seeks to mitigate the 
impacts of the construction traffic physically along the highway via a survey with a 
Lincolnshire County Council (LCC) highway engineer prior to the start of 
construction on following completion of construction, with any defects rectified at 
that stage. This condition was recommended by LCC at the time of the original 
application and has been complied with to date. These impacts are therefore 
already mitigated through conditions, and while an increase in traffic may increase 
the degree of wear and tear, it would still be returned to the condition it was at the 
time construction commenced. This would address some of the concerns raised by 
objectors to this application. 
 

7.20 Furthermore, while not material, it is also noted the proposal involves the 
transportation of some sensitive components to site and it is not within the 
developers’ interest for road quality to deteriorate so significantly as to impact the 
delivery of these components. 
 

7.21 The second issue is the safety of other road users. Objections have raised the 
speed of vehicles using the public highway and the intimidation arising from 
encountering construction traffic while using the highway. The first of these matters 
is a police enforcement matter, and beyond the control of the planning authority, 
whether drivers are travelling at an appropriate speed is not within the scope or 
control of this planning permission. In addition, matters relating to intimidation are 
both difficult to define or quantify but are also not a material consideration in the 
determination of planning applications. 
 

7.22 In assessing the acceptability of the proposed variation, it is necessary to consider 
the likely impacts of HGV movements along the local highway network. In this 
regard, the submitted Highway Technical Note provides updated evidence on 
historic and forecast construction traffic movements. 
 

7.23  The Technical Note confirms that between July 2024 and December 2025 a total 
of 897 HGV movements were recorded associated with the construction of the solar 
development. Over that period this equated to approximately five two-way HGV 
movements per day via Cowbridge Road and approximately two two-way 
movements per day via the Viking Link route during the peak phases of 
construction. 
 

7.24 The Technical Note further confirms that the remaining construction works between 
January and July 2026 will generate a total of approximately 107 HGV movements. 
This equates to an average of approximately one two-way HGV movement per day, 
with a forecast peak of approximately three two-way movements per day during 
March 2026. These levels are significantly below those experienced during earlier 
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stages of construction and substantially lower than those assessed within the 
original Transport Statement. 

 
7.25 The evidence therefore demonstrates that the level of construction traffic expected 

during the remainder of the works will be very limited. Furthermore, the Highway 
Authority has confirmed that the proposed amendment to the routing arrangements 
is acceptable in highway safety terms, noting that the peak vehicle movements now 
anticipated are considerably lower than those originally associated with the 
construction phase. It is also relevant that cumulative impacts have reduced due to 
other solar developments and infrastructure projects in the area reaching 
completion stages, resulting in a reduction in background construction traffic along 
Cowbridge Road and Ing Drove. 

 
7.26 It is noted that a similar issue may arise through the sole use of Route 1, however, 

that route lies solely within South Holland district and is not a consideration in this 
application and is outside of the control of Boston Borough Council. 

 
7.27 In addition to the significantly reduced vehicle numbers, the Highway Technical 

Note displays the forecasted number of movements left until completion (July 
2025), circa 107 movements.  This would limit construction traffic, with peaks in 
March (BESS Fencing and Welfare) and July (Bess contractor demobilisation, 
welfare servicing). The Technical Note confirms that construction traffic movements 
would be monitored and recorded by the site operator, with records available to the 
Local Planning Authority upon request. The Highway Authority has confirmed that 
the submitted evidence satisfactorily demonstrates that the remaining HGV 
movements can be accommodated without giving rise to unacceptable highway 
safety impacts. 
 

7.28 Given the significantly reduced levels of construction traffic anticipated for the 
remainder of the development, together with the Highway Authority’s confirmation 
that the revised routing arrangement is acceptable, it is considered that the 
proposed variation to Condition 7 would not result in unacceptable impacts upon 
the local highway network. 
 

7.29 The proposed amendment would allow two-way movements along Cowbridge 
Road and Ing Drove for the remaining construction period in accordance with the 
measures set out in the approved Construction Management Plan. To give some 
additional mitigation a cap of 4 two-way movements will also be worked into a 
condition. Given the limited number of HGV movements anticipated, and the 
relatively short length of local highway affected between the link road and the site 
entrance, the proposal is not considered to give rise to unacceptable highway safety 
impacts. 
 

7.30 Officer’s suggested wording is: 
 
‘All vehicles making deliveries of materials and components to the permitted 
development shall access and depart the site in accordance with the measures set 
out within the approved Construction Method Statement and Construction 
Management Plan (Axis, 3735-01-CMP02, dated 14 June 2024, revised July 2024, 
approved under application B/22/0356/CD5) and the Bicker Fen Highway Technical 
Note (February 2026). 
 
During the remaining construction period, Heavy Goods Vehicle (HGV) movements 
associated with the development shall not exceed four two-way HGV movements 
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per day. A record of HGV movements shall be kept by the site operator and shall 
be made available to the Local Planning Authority upon request. 
 
No other roads between the A52 and the application site shall be used by delivery 
vehicles during the construction or decommissioning phases of the development. 
The arrival and departure of Heavy Goods Vehicles during the decommissioning of 
the development hereby permitted shall be in accordance with routing that shall first 
be submitted to and agreed in writing by the Local Planning Authority, having regard 
to the prevailing condition of the local highway at that time.’ 

 
7.31 It is noted that some difference has been suggested to the impacts of loaded and 

unloaded vehicles. In this, there is not considered to be any material difference. 
Any impacts arising from weight or damage to the highway are covered by condition 
8, which would see the condition of the highway repaired to an appropriate standard 
following the completion of construction works. The planning rationale for the extent 
that any additional harm that loaded vehicles may cause, or indeed why such harm 
should be worse or more impactful along Cowbridge Road than North Ing Drove 
has not been adequately justified by the highway authority.  
 

7.32 It is also noted that objections have raised concerns regarding light goods vehicles, 
and construction staff cars accessing the site via the public highways in and around 
this fen area, including through Bicker village. However, the conditions imposed on 
the original consent do not secure routing of all construction traffic and solely relate 
to HGV’s. It would be unreasonable within the terms of this application, and outside 
of the reasonable control and remit of the planning system, to impose restrictions 
on all traffic movements associated with the site on a public highway, through the 
imposition of conditions. 
 

7.33 Lastly, the permission as granted does not seek to secure routing access to the site 
during the operational phase and as such, is beyond the scope of consideration 
under the current application.  
 

7.34 Overall, having regard to the updated evidence submitted in the Highway Technical 
Note and the consultation response from the Highway Authority, it is considered 
that the proposed amendment to Condition 7 would not result in unacceptable 
impacts upon the surrounding highway network in terms of either safety or capacity. 
The proposal is therefore considered to accord with the requirements of Policy 2 
(4), Policy 3 (4) and Policy 36 (criterion 1 and 2) of the South East Lincolnshire 
Local Plan and Paragraph 116 of the NPPF. 
 

7.35 As such, the proposed amendment would not result in any adverse impacts or harm 
upon the surrounding highway network from either a safety of capacity perspective. 
Therefore, the proposal is considered to accord with the requirements of Policy 2 
(4), Policy 3 (4) and Policy 36 (criterion 1 and 2) of the SELLP and with Paragraph 
116 of the NPPF. 
 
Amenity Impacts 

 
7.36 Policy 31 of the Local Plan requires renewable energy proposals to not cause 

significant harm to residential amenity in respect of: noise, fumes, odour, vibration, 
shadow flicker, sunlight reflection, broadcast interference, traffic. Policy 2 of SELLP 
states that development will only be permitted where there is no impact upon 
neighbouring land uses by reason of noise, odour, disturbance or visual intrusion 
and Policy 3 states that residential amenity should be secured. Section 12 of the 
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NPPF (Achieving well-designed places), is also relevant, in particular paragraph 
130 which seeks to ensure development creates a high standard of amenity for 
existing and future users. 
 

7.37 It is noted that objections received in connection with this application have identified 
impacts on residential amenity arising from the proposed change, including but not 
limited to, noise impacts, air pollution, and damage to properties from the HGVs.  
 

7.38 There are three properties along Cowbridge Road and one on Ing Drove that are 
impacted by the use of Route 2. A further two or three properties along North Ing 
Drove are impacted by the use of Route 1, but these lie outside the Boston Borough 
area. 
 

7.39 It is acknowledged that residents along Cowbridge Road and Ing Drove have 
experienced disturbance from construction traffic during earlier phases of the 
development. However, the Highway Technical Note confirms that the remaining 
construction works will generate significantly fewer HGV movements than those 
previously experienced. Forecast traffic movements equate to approximately one 
two-way HGV movement per day on average, with a peak of approximately three 
two-way movements per day during March 2026. 
 

7.40 Given the limited number of remaining construction movements, it is considered 
that any noise or disturbance associated with HGV traffic during the final stages of 
construction would be temporary and limited in nature. These impacts would be 
materially less than those previously experienced during earlier phases of 
construction. 
 

7.41 In light of the significantly reduced vehicle movements anticipated and the short 
remaining construction period, it is not considered that the proposed amendment to 
Condition 7 would give rise to unacceptable impacts on residential amenity. 
 

7.42 While the increased movements along Route 2 may result in an increase in air 
pollution, such and increase is likely to be negligible within the wider context of the 
area and it is not an identified air quality management zone. This view is supported 
by the Council’s Environmental Protection Team which raises no concerns or 
objection to the proposal. Issues relating to the damage to properties are not 
material planning considerations, but would be civil matters between the property 
owners and the applicant should any future issues arise.  
 

7.43 Overall, it is considered that the proposed variation to condition 7, as outlined above 
represents reasonable variation which would accord with the requirements of Policy 
31 of the SELLP and the NPPF. The new condition acknowledges the limited 
amount of movements that are now required to conclude the construction phase 
and is based upon guidance from LCC Highways.   
 
Other conditions 
 

7.44 Conditions 1 to 4 relate to the commencement, temporary period for consent, and 
decommissioning of the proposal and should be imposed as existing. Condition 5 
is the approved plans and is varied to account for changes agreed through NMA 
applications. Conditions 6, 15, 17, and 21 are ongoing conditions and are 
reimposed. 
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7.45 Conditions 8, 9, 11, 12, 13, 14, 16, 17, 18, 19 and 20 have had details agreed and 
are amended to account for agreed details or removed where that condition has 
been fully complied with. 
 

7.46 Of particular note is condition 13 of the original permission, which approved the 
CMP. To ensure there is no conflict with that an this permission, wording has been 
recommended to remove the routing details from the approved document. 
 

8.0 Summary and Conclusion 
 
8.1 The application seeks to amend Condition 7 to allow two-way HGV movements 

along Cowbridge Road and Ing Drove for the remaining construction period. 
Evidence submitted within the Highway Technical Note demonstrates that 
construction works are now nearing completion and that the remaining HGV 
movements will be significantly lower than those assessed as part of the original 
planning permission. 
 

8.2 The Highway Authority has confirmed that the revised routing arrangements are 
acceptable and that the remaining vehicle movements are considerably lower than 
those originally associated with the development. Furthermore, cumulative impacts 
have reduced due to other projects in the area reaching completion stages. 
 

8.3 In light of the significantly reduced construction traffic levels, the limited duration of 
the remaining works, a daily cap on movements and the absence of objection from 
the Highway Authority, it is considered that the proposed variation to Condition 7 
would not give rise to unacceptable impacts on highway safety or residential 
amenity. 
 

9.0 Recommendation 
 

9.1 It is recommended that Committee grant consent subject to the conditions below. 
 
 

CONDITIONS / REASONS 

Pre-commencement 
conditions? 

n/a Agreed with 
applicant/agent - Date: 

n/a 

 

1 The development hereby permitted must be begun not later than the expiration of three years 
from the 21st July 2023 and the grant of planning permission B/22/0356 
 
Reason: Required to be imposed pursuant to Section 51 of the Planning and Compulsory Purchase 
Act 2004. 
 

2 The permission hereby granted shall expire 40 years from the date when electrical power is first  
exported from the solar farm to the electricity grid network, excluding electricity exported during  
initial testing and commissioning. Written confirmation of the first export date shall be provided 
to the Local Planning Authority no later than one calendar month after the event. 
 
Reason: To limit the long term effects of the development and in recognition of the temporary  
lifespan of the structures, in accordance with Policies 2 and 3 of the South East Lincolnshire Local  
Plan 2019. 
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3 Not  later than 12 months before the expiry of this permission, a decommissioning and site  
restoration scheme shall be submitted for the written approval of the Local Planning Authority. 
The scheme shall make provision for the removal of the solar panels and all other associated 
equipment & paraphernalia and the subsequent restoration of the site. The scheme shall include 
details of: 

▪ The extent of equipment and foundation removal and the site restoration to be carried 
out; 

▪ the management and timing of any works; 
▪ a traffic management plan to address likely traffic impact issues during the 

decommissioning period; 
▪ an environmental management plan to include details of measures to be taken during the 

decommissioning period to protect wildlife, habitats and tree features on the site; 
▪ location of material laydown areas; 
▪ full details of the removal of the solar arrays, associated buildings and plant, any trackways 

and sub-surface cabling and all associated works of ground restoration including trench 
backfilling; 

▪ full details of all other works to restore the land to allow for agricultural production 
following the removal of structures from the site; and 

▪ a programme of implementation. 
 
The approved scheme shall be implemented and then proceed fully in accordance with the agreed 
details in accordance with the decommissioning programme 
 
Reason: To ensure the site is fully restored to allow agricultural use and to maintain the rural  
appearance of the area in accordance with Policies 2 and 3 of the South East Lincolnshire Local 
Plan 2019. 
 

4 If the solar farm hereby permitted (or any substantial sub-part of the farm) fails to produce  
electricity for supply to the grid for a continuous period of two years, a scheme for either: 
 
1. the decommissioning and removal of the solar farm (if there is no realistic prospect of the 

solar farm becoming operational again), incorporating the same details required under 
condition 3; 

 
or 
 
2. the repair or replacement to enable the solar farm to continue to operate, including a 

programme and timetable of remedial works; 
 
shall be submitted to the Local Planning Authority for their written approval within 6 months of 
the solar farm ceasing to operate. 
 
The relevant scheme shall thereafter be implemented in accordance with the approved details 
and timetable. 
 
Reason: To ensure the solar farm beneficially generates electricity or is otherwise removed to the  
benefit of the character and appearance and the agricultural potential of the area in accordance 
with Policies 2 and 3 of the South East Lincolnshire Local Plan 2019. 
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5 The development hereby permitted shall be carried out in accordance with the following 
approved plans and documents: 

▪ Planning Design and Access Statement August 2022 
▪ 2920-01-01 Site Location Plan 
▪ 2920-01-02 Statutory Plan 
▪ 2920-01-03 Rev F General Arrangement Full Layout 
▪ 2920-01-03a Rev F General Arrangement Sheet 1 
▪ 2920-01-03b Rev F General Arrangement Sheet 2 
▪ 2920-01-03c Rev F General Arrangement Sheet 3 
▪ 2920-01-04 Illustrative PV Frame and Panels 
▪ 2920-01-05 Solar Farm Indicative / Transformer Station 
▪ 2920-01-06 Solar Farm Storage Building 
▪ 2920-01-07 Solar Farm Control Building 
▪ 2920-01-08 Solar Farm Switchgear Building 
▪ 2920-01-09 Indicative Deer / Stock Fencing, Access Track and CCTV 
▪ 2920-01-10 Rev A Typical Cable Trench 
▪ 2920-01-11 Battery Storage Containers 
▪ 2920-01-12 Battery Inverter/Transformer Stations 
▪ 2920-01-13 Battery Switchgear Buildings 
▪ 2920-01-14 Battery Control Building 
▪ 2920-01-15 Acoustic Screen 
▪ 2920-01-16 Rev A Indicative Box Culvert 
▪ 2920-01-17 General Arrangement with Sky Lark Mitigation Area 
▪ CA Report MK0548_01 Historic Environment Desk-Based Assessment July 2022 
▪ Flood Risk Assessment v1.1 November 2022 
▪ Appendix D2 Hydrological Analysis 
▪ Ecological Assessment Report - Version 2 dated 26th September 2022 Appendix 3: Water 

Vole and Otter Survey Report 
▪ Skylark Habitat Management Plan - Issue 3 - reference Axis-043-1379 dated 10 February 

2023 
▪ 2920-01-TN01 - Technical Note 01 Agricultural Land Note dated 14th April 2023 
▪ 2920-01-TN01 - Technical Note - Cumulative Effects on Agricultural Land and Farming 

Consequences dated 14th April 2023 
▪ Cumulative Landscape & Visual Effects Document March 2023 
▪ Highways Scoping Note- Revised Access Strategy Technical Note 01 
▪ Landscape and Visual Impact Assessment Appendix B Part 1 August 2022 
▪ Landscape and Visual Impact Assessment Appendix B Part 2 
▪ Landscape and Visual Impact Assessment Appendix B Part 3 
▪ Landscape and Visual Impact Assessment Appendix B Part 4 
▪ 40312 Archaeological Geophysical Survey June 2022 Part 1 – 25th August 
▪ 40312 Archaeological Geophysical Survey June 2022 Part 2 – 25th August 
▪ Appendix F Noise Impact Assessment May 2022 
▪ Appendix G Glint and Glare Study 
▪ Appendix H Agricultural Land Assessment - November 2021 
▪ 2920-01-TS01 August 2022 - Appendix I Transport Statement 
▪ 2920-01-TN01 - Highways Scoping Note- Revised Access Strategy Technical Note 01 dated 

February 2023 
▪ Appendix J Stage 1 Contamination Assessment Part 1 - August 2022 
▪ Appendix J Stage 1 Contamination Assessment Part 2 
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▪ Appendix J Stage 1 Contamination Assessment Part 3 
▪ Appendix J Stage 1 Contamination Assessment Part 4 
▪ Appendix J Stage 1 Contamination Assessment Part 5 
▪ Appendix J Stage 1 Contamination Assessment Part 6 
▪ Appendix J Stage 1 Contamination Assessment Part 7 
▪ Technical Note 01 ‘Section S73 and Condition Wording’ dated February 2026 

 
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. 
 

6 The development permitted by this planning permission shall be carried out in accordance with 
the Flood Risk Assessment (FRA) completed by Weetwood Services Limited, Final Report v1.1 
dated November 2022 and the following mitigation measures detailed within section 5 of the 
FRA: 

• The three inverter/transformer stations in the western portion of the site to be raised to 
a minimum level of 3.10mAOD 

• The remaining inverter/transformer stations and all storage/control/switchgear buildings 
and battery storage containers to be located outside the 1 in 100 plus climate change AEP 
flood outline, as shown in Appendix A, proposed layout plan 2920-01-03 

 
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. 
 

7 All vehicles making deliveries of materials and components to the permitted development shall 
access and depart the site in accordance with the measures set out within the approved 
Construction Method Statement and Construction Management Plan (Axis, 3735-01-CMP02, 
dated 14 June 2024, revised July 2024, approved under application B/22/0356/CD5) and the 
Bicker Fen Highway Technical Note (February 2026). 
 
During the remaining construction period, Heavy Goods Vehicle (HGV) movements associated 
with the development shall not exceed four two-way HGV movements per day. 
 
A record of HGV movements shall be kept by the site operator and shall be made available to the 
Local Planning Authority upon request. 
 
No other roads between the A52 and the application site shall be used by delivery vehicles during 
the construction or decommissioning phases of the development. 
 
The arrival and departure of Heavy Goods Vehicles during the decommissioning of the 
development hereby permitted shall be in accordance with routing that shall first be submitted 
to and approved in writing with the Local Planning Authority, , having regard to the prevailing 
condition of the local highway at that time. 
 
Reason: 
In the interests of highway safety and to ensure that construction traffic associated with the 
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development is appropriately managed along suitable routes, having regard to the limited width 
of surrounding fenland roads and to minimise impacts upon highway safety and residential 
amenity, in accordance with Policies 2 and 3 of the South East Lincolnshire Local Plan (2019). 
 
 

8 The public roads surveyed and inspected as agreed thorugh B/22/0356/CD6 shall be maintained, 
at the cost of the Applicants, in a safe and suitable condition throughout the construction phase 
of the permitted development and shall be reinstated to no less than the standard of their pre-
commencement condition following completion of the construction phase. The Applicants shall 
also follow a reciprocal process during the decommissioning of the permitted development. 
 
Reason: To ensure the safety and free-passage of the public using North Ing Drove, Cowbridge 
Road and Ing Drove during the construction and decommissioning of the permitted development 
in accordance with Policies 2 and 3 of the South East Lincolnshire Local Plan 2019. 
 
 

9 The development hereby permitted shall only proceed in accordance with the Archaeological  
Mitigation Strategy Version 8 dated 10th June 2025 as agreed as part of B/22/0356/NMA2 
 
Reason: To ensure the preparation and implementation of an appropriate scheme of 
archaeological mitigation in accordance with national guidance contained in Section 16 of the 
National Planning Policy Framework, 2024. This condition is imposed in accordance with Policy 
29 of the South East Lincolnshire Local Plan 2019. 

10 The applicant shall notify the Lincolnshire County Council Archaeology in writing of the intention 
to commence any further works at least fourteen days before the start of archaeological work 
required in connection with condition 9 above in order to facilitate adequate monitoring 
arrangements. 
 
Reason: To ensure satisfactory archaeological investigation and retrieval of archaeological finds 
in accordance with national guidance contained in Section 16 of the National Planning Policy  
Framework, 2021. This condition is imposed in accordance with Policy 29 of the South East  
Lincolnshire Local Plan 2019. 
 

11 A copy of the final report required in connection with Condition 9 and 10 above shall be submitted 
within three months of the work being carried out to the Local Planning Authority and the 
Lincolnshire Historic Environment Record. The material and paper archive required as part of the 
written scheme of investigation shall be deposited with an appropriate archive in accordance 
with guidelines published in The Lincolnshire Archaeological Handbook. 
 
Reason: To ensure satisfactory arrangements are made for the recording of possible 
archaeological remains in accordance with national guidance contained in Section 16 of the 
National Planning Policy Framework, 2021. This Condition is imposed in accordance with Policy 
29 of the South East Lincolnshire Local Plan, 2019. 
 

12 The scheme of foul and surface water disposal shall be as agreed as part of B/22/0356/CD3 and 
shall be implemented in full before the development hereby permitted is first brought into use.  
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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 2021. 
 

13 The development hereby permitted shall be undertaken in accordnace with the Construction 
Management Plan agreed as part of B/22/0356/CD5 except for those provisions relating to the 
routing of construction trafic detailed in paragraphs 4.18 and 4.19 of the approved document. 
 
Reason: In the interests of the safety and free passage of those using the adjacent public highway  
and to ensure that the permitted development is adequately drained without creating or 
increasing flood risk to land or property adjacent to, or downstream of, the permitted 
development during construction. This condition is imposed in accordance with Policies 2, 3 and 
4 of the South East Lincolnshire Local Plan, 2019. 
 

14 The development shall proceed in accordance with the measures to prevent the deposit of mud 
on public highways agreed as part of B/22/0356/CD5. These precautions shall be made available 
before commencement of the construction of the development and be kept available and in full 
working order until such time as the Local Planning Authority agrees in writing to their withdrawal 
or the completion of the development. 
 
Reason: In the interests of highway safety during the construction process. This issue is integral 
to the development and therefore full details need to be finalised prior to the commencement of 
works. This condition is imposed in accordance with Policy 3 of the South East Lincolnshire Local 
Plan 2019. 
 

15 I n the event that problems are encountered caused by glint/glare sufficient to result in a serious  
effect on amenity, details of proposed remediation/mitigation measures to be undertaken shall 
be submitted to the Local Planning Authority for written approval within 1 month of such 
problems being identified. The remediation/mitigation measures shall be carried out in their 
entirety within 3 months of the date of their approval in accordance with the approved details 
and retained thereafter. 
 
Reason: To safeguard the amenity of nearby residents and road users, in accordance with Policies 
2and 3 of the South East Lincolnshire Local Plan 2019. 
 

16 Prior to the installation of any lighting (other than temporary lighting for construction), and 
before any above ground works commence, details of all external lighting to all buildings and 
areas of the site shall be submitted to and approved in writing by the Local Planning Authority. 
The details shall include luminance, fields of illumination, the type, design, location, angle, fall, 
spread and intensity of the lighting together with a lighting assessment which sets out a lighting 
strategy and measures to minimise the impact of lighting, particularly on any nearby residences, 
villages or on wildlife/biodiversity. The lighting strategy shall be informed by the Landscape and 
Ecological Management Plan required by condition 19 to minimise the impact of lighting to 
sensitive receptors and measures to prevent light spillage. The approved lighting scheme and 
strategy shall be implemented and maintained for the lifetime of the development. There shall 
be no external illumination other than that so approved. 
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Reason: To ensure an appropriate level of lighting is provided which is not detrimental to the  
amenity of the area or biodiversity in accordance with Policies 2, 3, 28 and 30 of the South East  
Lincolnshire Local Plan 2019. 
 

17 The scheme of landscaping and tree planting shown on drawing 2920-02-01 Rev F shall be carried 
out and completed in its entirety during the first planting season following the first installation of 
any of the solar panels. All trees, shrubs and hedgerows forming part of the overall landscaping 
scheme shall be maintained by the owner or owners of the land on which they are situated for 
the period of thirty years beginning with the date of completion of the scheme and during that 
period all losses shall be made good as and when necessary. 
New hedgerows should be maintained at a height of approximately 3m-3.5m. Within the 
proposed woodland belts, larger stock (a combination of feathered and standard trees) should 
also be planted to provide initial screening benefit close to residential properties. 
The landscaping and tree planting details shall be informed by the Landscape and Ecological 
Management Plan required as part of condition 19 and implemented and maintained during the 
30 year period. 
 
Reason: To ensure that the development is adequately landscaped, in the interests of its visual 
amenity and that of the area in which it is set. This condition is imposed in accordance with 
Policies 2, 3, 28 and 31 of the South East Lincolnshire Local Plan 2019. 
 

18 The development shall proceed in accordance with the Landscape and Ecological Management 
Plan agreed as part of B/22/0356/CD4. The plan shall reamin in force for no less than 30 years. 
 
The approved LEMP, the future maintenance and management scheme and associated measures  
shall be implemented within the first planting season following installation of any of the solar 
panels. All trees, shrubs and hedgerows and skylark mitigation shall be maintained by the owner 
or owners of the land on which they are situated for the period of thirty 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 
biodiversity, visual amenity and that of the area in which it is set. This condition is imposed in 
accordance with Policies 2, 3, 28 and 31 of the South East Lincolnshire Local Plan 2019. 
 

19 The Skylark Mitigation Area shall be maintained by the owner or owners of the land on which it 
is situated in line with the Landscape and Ecological Management Plan (agreed as part of 
condition 18) for a period of not less than 30 years 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 
biodiversity, visual amenity and that of the area in which it is set. This condition is imposed in 
accordance with Policies 2, 3, 28 and 31 of the South East Lincolnshire Local Plan, 2019. 
 

20 Development shall proceed in accordance with the Training and Employment Management Plan 
agreed as part of B/22/0356/CD1. 
 
Reason: In the interests of promoting economic and training opportunities and social benefits in  
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association with approved developments in accordance with Policy 1 of the South East 
Lincolnshire Local Plan 2019 and the National Planning Policy Framework (2021). 
 

21 Noise from fixed plant and machinery shall not exceed the representative background noise level 
by more than a rating value of 5 dB(A) when measured as a 15 minute L(A)eq at any residential  
boundary not within the applicant's ownership, when measured in accordance with BS  
4142:2014+A1(2019). 
 
Reason: To ensure that there is no noise nuisance to nearby residents. This condition is imposed 
in accordance with Policies 2, 3 and 30 of the South East Lincolnshire Local Plan 2019. 
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PLANNING APPLICATION B 25 0485 

 

Application type: 

Full Planning Permission 

Proposal: 

Proposed external steel staircase to serve first floor apartment/Flats 03 

& 04, including removal of a first floor window in lieu of a new access 

door at first floor level 

Location: 

2, Leicester Square, Boston PE21 8RR 

Applicant: 

  Mr P Staines, On behalf of Boston Borough Council 
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BOSTON BOROUGH COUNCIL 
 

 
Planning Committee – 24th March 2026 

 

 

Reference No: B/25/0485  
 
Expiry Date:  09-Mar-2026 
Extension of Time: 27-Mar-2026 
 
Application Type: Full Planning Permission 
Proposal:  Proposed external steel staircase to serve first floor apartment/Flats 03 
& 04, including removal of a first floor window in lieu of a new access door at first floor level
  
Site:   2, Leicester Square, Boston PE21 8RR 
 
Applicant:  Mr P Staines, On behalf of Boston Borough Council 
Agent:   Mr Simon Blaydes, Design Space Architecture 
 
Ward:            Station Parish: Boston Town Area Committee 
 
Case Officer:              Megan Epton Third Party Reps: Nil. 
 
Recommendation: Approval 
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1.0 Reason for Report 
 

1.1 The application is required to be determined via Committee as the applicant is 
submitting on behalf of Boston Borough Council. 

 
2.0 Application Site and Proposal 
 
2.1 The application site is located to the north west of St George’s Road Car Park and 

immediately south of Lincoln Lane, Boston, on ‘Leicester Square’. It comprises of 1no. 
detached two storey building with several internal flats, directly fronting the footway, 
with an enclosed amenity space to the rear. It is directly adjacent to 5no. residential 
properties. 

 
2.2 This is a full planning application for the proposed erection of an external steel 

staircase for fire escape purposes and the replacement of an existing window opening 
with a new first floor access door. 
 

2.3 Full details are set out within: 
 

▪ DSA 25 - 063 10 Existing Plans, Elevations, Site Plan & Location Plan; 
▪ DSA 25 - 063 100 Rev A Proposed Plans, Elevations, Site Plan & Location Plan – 

received 03-Mar-2026. 
 
3.0 Relevant History 
 
3.1 No recent relevant history. 

 
4.0 Relevant Policy 
 

South East Lincolnshire Local Plan 
 

4.1 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 
 

4.2 At the heart of the 2024 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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5.0 Representations 
 
5.1 No third party representations have been received as a result of publicity. 

 
6.0 Consultations 
 
6.1 Lincolnshire County Council were consulted on the application and raised no 

objections to the proposal. 
 

7.0 Planning Issues and Discussions 
 
7.1 The key planning issues in the determination of this application are: 

 
▪ Design and impact on the character and appearance of the area; 
▪ Impact on residential amenity;  
▪ Flood Risk; and 
▪ Biodiversity Net Gain. 

 
Design and Impact on the Character and Appearance 
 

7.2 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. 
 

7.3 The proposal comprises of a new external fabricated galvanised steel staircase to the 
rear of the building, extending from the southern elevation to provide access to the 
first floor flats. It is designed with a functional appearance: a straight-flight 
arrangement and landing area, with 1100mm high balustrade to its edges. The 
staircase would have a maximum height of approximately 2.9m above ground level, 
with the balustrade adding a further 1.1m (overall visual height of approximately 4m). 
And to accommodate the creation of the new first floor access, an existing window is 
proposed to be replaced by a half glazed door set within the southern elevation. Other 
alterations include the replacement of existing windows within 1.8m of the new 
staircase with 30 minute fire resistant glazed screens.   
 

7.4 It is considered that whilst the new external staircase would introduce a new design 
element and more industrial material to the property, it is not felt to result in any 
adverse impacts on the character and appearance of the host building or the wider 
street scene. The staircase has been positioned carefully within the rear yard of the 
property and designed with a narrow appearance, compact figuration (with the use of 
straight flights and a landing), and visually permeable materials, to reduce the scale 
and its impact upon the appearance and character. In this regard the proposed 
staircase is largely discrete and visually self contained from wider public view beyond 
the existing properties to the rear. 
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7.5 The proposed new door opening and amendments to glazing are considered to be 
suitable and in-keeping with the existing fenestration of the building. They would not 
be seen to result in adverse impacts upon character or appearance. 
 

7.6 Based on the above, it is considered that the proposal will not result in an unacceptable 
level of harmful impacts upon the character and appearance of the area; the 
appearance of the host building or to the character of the street scene. Therefore, it is 
considered that the proposal meets the requirements of Policies 2 and 3 of the SELLP. 
 
Residential Amenity 
 

7.7 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. 
 

7.8 The application site is directly adjacent to 5no. residential neighbours upon its north, 
west and south boundaries, however the proposal remains significantly separated 
from these neighbours by their long rear gardens and the ground level screened by 
close-boarded fencing. 
 

7.9 Given this substantial separation between No.2 Leicester Square and its neighbours, 
the proposed staircase would not result in any adverse increase in overshadowing or 
loss of light to adjacent dwellings. 
 

7.10 It is recognised that the surrounding urban context already caries a degree of 
enclosure and mutual overlooking. While the introduction of an elevated external 
staircase does increase the potential for overlooking, the actual resulting impact on 
privacy is considered to be negligible. The staircase is proposed as a functional route 
out of the building rather than a static amenity space and any use is therefore 
considered to be brief in nature. A similar conclusion is drawn in relation to noise and 
disturbance, which is not expected to rise above existing ambient levels. 
 

7.11 In terms of the impact of the staircase upon occupants of no.2 Leicester Square, it is 
noted that the proposed staircase would not impact the ability of any existing windows 
to open or obstruct them for means of fire escape. Given that the staircase would be 
located close to windows serving the existing hallway, it is not considered to pose a 
threat to the privacy of the occupants. 
 

7.12 Based on the above and that no objections have been received, it is considered that 
the proposed development 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 
 

7.13 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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7.14 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. 
 

7.15 The document details the context of the site and the proposals and confirms details 
regarding the structure and fixing of the staircase. It is considered that as the proposal 
only relates to the introduction of a new external staircase and no alterations are 
proposed to the finished floor levels of the building, its use or vulnerability 
classification, the proposals would not result in an adverse impact upon flood risk. 
 

7.16 Therefore, 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 
 

7.17 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.   
 

7.18 This application falls under the listed de-minimis exemption 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. 

 
8.0 Summary and Conclusion 
 
8.1 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. 
 

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

9.0 Recommendation 
 

9.1 It is recommended that Committee approve the application subject to the following 
conditions: 
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1. The development hereby permitted shall be begun before the expiration of 
three years from the date of this permission.  
 
Reason: Required to be imposed pursuant to Section 51 of the Planning and 
Compulsory Purchase Act 2004. 
 
2. The development hereby permitted shall not be carried out except in complete 
accordance with the following details shown on the submitted plan(s): 
 
▪ DSA 25 - 063 10 Existing Plans, Elevations, Site Plan & Location Plan; 
▪ DSA 25 - 063 100 Rev A Proposed Plans, Elevations, Site Plan & Location Plan – 
received 03-Mar-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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