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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 28th July 2026 at 10.00 am. 
 
Present: 
 
Councillor Peter Bedford, in the Chair and Councillors Alison Austin, Stuart Evans, 
David Middleton, Barrie Pierpoint, Claire Rylott, David Scoot, Sarah Sharpe and 
Stephen Woodliffe. 
 
In attendance: Interim Group Manager – Planning and Development, Development 
Manager, Senior Planning Lawyer and Democratic Services Officer. 
 
 

6 Apologies for Absence 
 
Apologies for absence were received from Councillors John Baxter (with Councillor Helen 
Staples acting as substitute), Anton Dani and Lina Savickiene. Councillor Helen Staples 
was absent and no apologies for absence had been received. 
 

7 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. 
 
Councillor David Middleton advised that comments made 
at a previous meeting of Frampton Parish Council had suggested that he was acquainted 
with the applicant and supportive of the application. Councillor Middleton confirmed that 
this was not the case, that he did not know the applicant, had never met the applicant and 
had never visited the premises. He further confirmed that his decision on the application 
would be based solely on the officer advice and the information presented and discussed 
during the meeting. 
 

8 Minutes 
 
The minutes of the meeting on 2nd June 2026 were approved as a correct record and 
signed by the Chairman. 
 

9 Public Questions 
 
No questions were received. 
 

10 Marsh Farm Cottage, Frampton Roads, Frampton, Boston, PE20 1AY 
 

Application Type: Full Planning Permission 
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Proposal: Change of use of part warehouse to adult entertainment and drinking 

establishment (Sui Generis) including outdoor areas and proposed construction of wall and 

timber canopy structure 

Site: Marsh Farm Cottage, Frampton Roads, Frampton, Boston PE20 1AY 

The Chairman introduced the application and invited the Senior Planning Officer to present 

the report. 

The Senior Planning Officer presented the application and advised that planning 

permission was sought for the extension and regularisation of an existing approved 

commercial use at Marsh Farm Cottage, Frampton.  

Members were informed that the proposal related to additional areas of an existing 

warehouse building, including a first-floor area, together with the use of the outdoor 

swimming pool area, covered pergola structure and associated external facilities. 

As a preliminary matter, Members were advised that the Council’s Environmental Health 

Team had recently received a complaint relating to the site. However, the complaint 

remained under investigation and Environmental Health had confirmed that it did not alter 

its consultation response or recommendation.  

Members were further advised that discussions with the applicant's agent had clarified the 

intended operating hours of the premises. Consequently, an amendment was proposed to 

Condition 3 so that opening hours would be restricted to 11.00am to 10.00pm Monday to 

Thursday, 11.00am to 2.00am on Fridays and Saturdays, and 11.00am to 10.00pm on 

Sundays and Bank Holidays. Environmental Health had confirmed that it had no objection 

to the revised hours. Members were advised that the restriction on any outdoor activities 

and the playing of music outdoors would remain in place, with external activities continuing 

to be subject to stricter controls. 

The Committee was reminded that building regulations and licensing matters were subject 

to separate regulatory regimes and were not planning considerations. Likewise, Members 

were advised that historic matters, personal opinions regarding the nature of the business 

and wider moral considerations should not form part of the determination. The application 

was required to be assessed solely against planning policy and other material planning 

considerations.  

A detailed presentation was then provided outlining the planning history, site context and 

surrounding land uses. This included aerial and roadside photographs, site plans and 

photographs of the existing buildings and surrounding area. Members were advised that 

the principle of the use of the site had already been established through planning 

permission B/23/0417 and that the application before the Committee did not seek to 

introduce a new use, but rather to extend the area in which the approved use could 

operate. 

The site occupied a rural location approximately 1.7 miles from Frampton village and 

comprised part of a former agricultural warehouse building together with associated 

external areas. The surrounding area was characterised by open agricultural land and 

dispersed residential properties. The nearest properties were identified, including their 

proximity to the site. Members were also advised of the geographical relationship between 
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the site, Frampton Marsh Nature Reserve and The Wash Site of Special Scientific Interest 

(SSSI).  

The site had originally been for agricultural use. The current use began as an informal 

private club in approximately 2010 and continued for some years. A business element in 

the operation, including the sale of drinks emerged in or about 2014. Formal planning 

permission was granted for the activities on a commercial basis under application 

B/23/0417. The current proposal sought permission to extend the internal area used to 

include the first-floor element and to include the outside pool area and the covered 

poolside structure. 

The Senior Planning Officer confirmed that the application had been called in to 

Committee by Councillor Ralph Pryke. 

Objections received from local residents and a planning consultant acting on behalf of a 

neighbour were summarised. Concerns raised included noise and disturbance from 

people, music and vehicles, light pollution, highway safety, increased traffic on rural roads, 

impact upon neighbouring residents, flood risk concerns, effects on wildlife and the 

appropriateness of the use within a rural location. Members were advised that one 

neighbouring occupier, living at Honeysuckle Cottage, had submitted a representation in 

support of the application and had reported experiencing no significant issues arising from 

the operation of the business.  

The Committee was informed that Lincolnshire County Council Highways had raised no 

objection and considered that the proposal would not result in an unacceptable impact 

upon highway safety or the wider road network. The Council’s Environmental Health 

Team, the Environment Agency and the Black Sluice Internal Drainage Board had also 

raised no objections, subject to conditions.  

No ecological evidence had been submitted demonstrating that the proposal would 

adversely affect wildlife, Frampton Marsh Nature Reserve or The Wash Site of Special 

Scientific Interest. No objections had been received from ecological consultees.  

In concluding the presentation, the Senior Planning Officer advised that the proposal 

would not result in unacceptable harm to residential amenity, highway safety, flood risk, 

biodiversity or the character of the area. Subject to the recommended conditions, officers 

considered that the development accorded with the South East Lincolnshire Local Plan 

and the National Planning Policy Framework and approval was therefore recommended.  

The Committee then heard from five registered speakers in accordance with the Council's 

public speaking arrangements. 

The first speaker was Joanne Gladski, a neighbouring resident, who spoke to oppose the 

application. She expressed concerns regarding noise and disturbance arising from the 

operation of the business, the impact upon neighbouring residential amenity, late-night 

vehicle movements, road safety and potential effects on nearby ecological interests. 

Reference was made to complaints that had been submitted to the Council’s 

Environmental Health Team and it was suggested that the proposed conditions would not 

sufficiently mitigate the impacts identified. The Committee was requested to refuse the 

application on the basis that it was contrary to the preservation of residential amenity. 
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The second speaker was Gary Wood, a neighbouring resident, who spoke in support of 

the application. He advised that he had lived adjacent to the site for some time and had 

not experienced significant disturbance arising from the operation of the business. He 

stated that allegations regarding excessive noise and anti-social driving activity had not 

been experienced by him.  

The third speaker was Michelle Wright, who spoke on behalf of the applicant and was co-

owner of the business. She advised that the use had operated for a considerable period 

and that the principle of the development had already been accepted through the previous 

planning permission. It was explained that the proposal sought to regularise and extend 

the existing approved operational area. She stated that the structures had been designed 

to improve privacy and contain activity within the site and emphasised that officers had 

concluded that no unacceptable planning harm would arise. She invited Members to 

approve the application in accordance with the recommendation.  

The fourth speaker was Councillor David Hildred on behalf of Frampton Parish Council, 

who confirmed its objection to the application. Concerns were raised regarding the 

suitability of the surrounding road network, traffic impacts, highway safety, potential 

disturbance to residents and wildlife. He indicated that the site would be more appropriate 

in an industrial or commercial location rather than a rural, agricultural setting.  

The fifth speaker was local resident and Ward Member Councillor Ralph Pryke, who spoke 

to object to the application. He reiterated concerns regarding the site's proximity to 

Frampton Marsh Nature Reserve, the condition of the local road network, flood risk 

matters and the potential for overnight occupation of vehicles on the site. Councillor Pryke 

invited Members to have regard to the rural nature of the locality and the concerns raised 

by residents. 

Following the public representations, the Chairman opened the item for Member debate. 

Members discussed the potential impact of the development on neighbouring residents, 

including concerns regarding noise, outdoor activity and the conduct of visitors leaving the 

premises. Clarification was sought regarding what controls would be available should 

complaints arise in the future. In response, officers advised that conditions would restrict 

external activities and outdoor music and that the Council’s Environmental Health Team 

retained powers to investigate complaints and act where necessary. Members were 

informed that the business had operated for a number of years and that officers were not 

aware of evidence demonstrating a history of significant nuisance issues. It was further 

explained that any future substantiated complaints could be investigated through existing 

statutory processes.  

Members also considered reports that camper vans had remained on the site overnight. 

Officers advised that overnight accommodation would be inappropriate, particularly having 

regard to the flood risk characteristics of the site. It was confirmed that an additional 

planning condition could be imposed to prohibit overnight accommodation on the site, 

including within camper vans, tents or any other form of temporary accommodation.  

During debate, Members sought clarification regarding the amended operating hours and 

the proposed restrictions on external music and activities. Officers clarified the revised 

wording of Conditions 3 and 4 and confirmed that external musical activity and outdoor 
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operations would be subject to stricter controls than those contained within the original 

report.  

Members acknowledged the concerns expressed by residents during the meeting. 

However, consideration was also given to the officer advice that the principle of the use 

had already been established by the previous planning permission and that no statutory 

consultees had objected to the proposal. Members noted that although they may have 

personal views regarding the nature of the business, they could not be taken into account 

and that the application had to be determined solely on planning grounds. Members did 

not consider that there was any robust planning evidence before the Committee 

demonstrating that the proposal would result in unacceptable impacts that would justify 

refusal.  

The application was proposed by Councillor Stephen Woodliffe and seconded by 

Councillor Barrie Pierpoint.  

Resolved: 

That planning permission be granted in accordance with the officer 

recommendation and subject to the conditions set out within the report, as 

amended and reported to the Committee, including revisions to Conditions 3 and 4 

relating to operating hours and the use of external areas, together with an additional 

condition prohibiting overnight accommodation on the site, including camper vans, 

tents and any other form of overnight occupancy. Delegated authority was granted 

to officers, in consultation with the Chairman and the Council's Legal Advisor, to 

finalise the wording of the additional conditions. 

Conditions: 

1. The development hereby permitted must be begun not later than the expiration of three 

years beginning with the date of this permission.  

Reason: Required to be imposed pursuant to Section 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: 

▪ 26/277/01 Existing O.S. Location Plan and Block Plan Front Elevation 

▪ 26/277/02 Ground Floor Plan - Change of Use Of Part Warehouse 

▪ 26/277/03 First Floor Plan - Change of Use of Part Warehouse Ground Floor Plan - 

Outdoor Area 

▪ 26/277/04 Elevations of Wall and Outdoor Timber Canopy Structure 

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). 

3. The development hereby permitted shall not be open to customers except between the 

hours of: 
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▪ Monday – Thursday 11:00 – 22:00hrs 

▪ Friday and Saturday 11:00 – 02.00hrs 

▪ Sunday/Bank Holiday 11:00 – 22.00hrs 

Reason: In the interests of the amenity of local resident in accordance with Policies 2, 3 

and 30 of the South East Lincolnshire Local Plan 2019. 

4. The playing of music (live or recorded) in the outside area (including the pergola) shall 

be restricted to 11:00 hours until 22:00 hours on any day and all external activities (other 

than smoking in the smoking area rear of the warehouse building) shall cease at 22:00 

hours.  

Reason: In the interests of the amenity of local residents in accordance with Policies 2, 3 

and 30 of the South East Lincolnshire Local Plan 2019. 

5. Within a period of not more than two months from the date of this planning permission a 

comprehensive plan of all lighting used in the external parts of the development (including 

in and on the pergola) shall be submitted for approval to the Local Planning Authority. The 

premises shall be used in keeping with the details so approved and no changes to the 

lighting scheme shall be made. Reason: In the interests of the amenity of local resident in 

accordance with Policies 2, 3 and 30 of the South East Lincolnshire Local Plan 2019. 

6. The areas indicated in red and blue on approved drawing 26/277/01 shall not be used 

for overnight accommodation by users of the approved development by any means 

including use of the buildings themselves, motor homes, caravans, roof tents, tents or any 

other form of accommodation. Reason: In the interests of the safety of users of the site 

and the amenities of nearby residents and to accord wih policies 2, 3 and 4 of the South 

East Lincolnshire Local Plan 2019. 

7. Within a period of two months from the date of this planning permission the premises 

shall be registered with the Environment Agency flood warning system. Within a period of 

two months from the date of this planning permission a Flood Warning and Evacuation 

Plan in keeping with the guidance issued by the Environment Agency and ADEPT shall be 

submitted for approval to the Local Planning Authority, and the premises operated in 

accordance with the details so approved at all times. Reason: In the interests of the safety 

and amenities of the users of the site and to accord with Policy 4 of the South East 

Lincolnshire Local Plan 2019. 

Biodiversity Net Gain Provision: 

1. 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 “biodiversity 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 
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Planning Act 1990 (as amended) does not apply in relation to planning permission for 

development which: 

(a) does not impact an onsite priority habitat (a habitat specified in a list published under 

section 41 of the Natural Environment and Rural Communities Act 2006); and 

(b) impacts less than 25 square metres of onsite habitat that has biodiversity value greater 

than zero and less than 5 metres in length of onsite linear habitat (a hedgerow habitat or 

watercourse habitat identified for the purposes of the biodiversity metric). 

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. 

In determining this application the authority has taken account of the guidance in 

paragraph 39 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. 

Informatives: 

1. Building Regulations 2010 

The plans given approval as part of this application, may require the provision of additional 

information or amendment to show compliance with the relevant requirements of the 

Building Regulations 2010. Typical circumstances include, highly glazed extensions 

achieving compliance with requirement L1 (Conservation of fuel and power) which, may 

influence the areas of glazed elements/ building elevations, or requirement B1 (Means of 

warning and escape) which, may influence an internal layout for fire safety purposes. We 

recommend that you contact the Building Control team for advice at 

buildingcontrol@boston.gov.uk  

2. Black Sluice Internal Drainage Board 

The applicant’s attention is drawn to the comment on the case by the Black Sluice Internal 

Drainage Board and to the Board’s ‘Guidance For Property Owners and Developers’ 

available at https://www.blacksluiceidb.gov.uk/resources/developer-guidance/ 

 

[In accordance with the Committee’s procedure, Councillor Ralph Pryke left the meeting at 
10.51 am, during consideration of the above item.] 
 
 

The Meeting ended at 11.15 am. 
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