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REASON FOR COMMITTEE CONSIDERATION

Due to the scale of the scheme and the level of public interest. Additionally, the proposal gives
rise to elements which are considered to conflict with policy included within the South East
Lincolnshire Local Plan (2019) (SELLP) and thus warrants committee consideration.

PROPOSAL

This planning application is for the demolition of the vacant former Bull and Monkie public
house, and the erection of an 88 bed care home including onsite parking amenity space and
associated works.

SITE DESCRIPTION

The Bull and Monkie is a derelict mid-c20th former public house, situated on a large plot which
is mostly covered in hard standing.

The proposal site is situated in an extremely prominent position within the Spalding
Conservation Area, along the riverfront in the centre of town, in close proximity to a number of
listed buildings, including the grade | listed St Mary and St Nicholas Church, which is situated to
the rear of the site.

Due to the prominence of the setting, it forms a key element of Spalding town centre, and
features within prominent and important views of heritage assets such as the Church and the
remainder of both sides of the riverfront, including the also Grade | listed Ayscoughfee Hall,
which is the neighbouring property to the South along Church Gate.
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It is therefore possible to assert that this location is one of the most sensitive heritage settings
within South Holland District.

RELEVANT PLANNING POLICIES

The Development Plan

South East Lincolnshire Local Plan, March 2019

- Policy 1 - Spatial Strategy

- Policy 2 - Development Management

- Policy 3 - Design of New Development

- Policy 4 - Approach to Flood Risk

- Policy 6 - Developer Contributions

- Policy 7 - Improving S E Lincolnshire's Employment Land Portfolio
- Policy 11 - Distribution of New Housing

- Policy 17 - Providing a Mix of Housing

- Policy 18 - Affordable Housing

- Policy 28 - The Natural Environment

- Policy 29 - The Historic Environment

- Policy 31 - Climate Change and Renewable and Low Carbon Energy
- Policy 36 - Vehicle and Cycle Parking

- Appendix 6 - Parking Standards

If regard is to be had to the development plan for the purpose of any determination to be made
under the Planning Acts, Section 38 (6) to the Town and Country Planning Act as amended by
the 2004 Act states that the determination must be made in accordance with the plan unless
material considerations indicate otherwise.

National Guidance

National Planning Policy Framework (NPPF) (December 2023)

- Section 2 - Achieving sustainable development

- Section 3 - Plan-making

- Section 4 - Decision-making

- Section 5 - Delivering a sufficient supply of homes

- Section 8 - Promoting healthy and safe communities

- Section 11 - Making effective use of land

- Section 12 - Achieving well-designed and beautiful places

- Section 14 - Meeting the challenge of climate change, flooding and coastal change
- Section 16 - .Conserving and enhancing the historic environment

Planning Practice Guidance (PPG)

RELEVANT PLANNING HISTORY

H16-1032-06

Demolish existing Public House and erect 21 residential units. Non Determination issued on 15-
04-11

H16-1413-06

Demolish existing Public House. Approved on 04-04-08

H16-1070-07

Residential development and associated works. Approved on 04-04-08

H16-0268-09

Demolition of vacant public house and erection of care home with respite care and ancillary
services. Approved on 04-08-09
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H16-0591-12

Demolition of vacant public house and erection of care home with respite care and ancillary
services (renewal of H16-0268-09). Approved on 29-10-12

H16-1045-12

Demolition of vacant public house and change of use to temporary car park. Approved on 03-
04-13

REPRESENTATIONS

Local Residents

2 phases of consultation to local residents occurred, the first returned 4 total comments,
including 3 objections and 1 comment of support.

The content of the objections can be summarised like so:

- Over-development of the site.

- Impact upon conservation area would be negative.
- Insufficient parking for residents and staff.

- Insufficient drainage.

The letter of support stated that they felt the design was appropriate for the setting, and that it
would be positive to tidy up the site which is a known eyesore.

The second phase of consultation to local residents followed design revisions requested by the
Local Planning Authority, this resulted in 6 further objections, however, 3 of these were
duplicates of the same response from the same individual and so only 4 separate substantive
objections were received from 4 distinct individuals. These can be summarised like so:

- Loss of privacy for properties along Church Street.

- Loss of sunlight for properties along Church Street.

- Loss of views for properties along Church Street.

- Development should be 2 storeys lower.

- Construction noise would be disruptive.

- Noise generation by residents and day to day operation and traffic will be harmful to local
residents.

- Negative impact upon highway safety.

- Negative impact upon the historic environment.

- Concerns that heavy construction could destabilise other nearby properties.
- Building would obscure the view of the church.

- Poor quality of design.

National Gas

No comment

Lincolnshire Police

Access Control - Staff & Residents:

It is important that every consideration is given to reducing or restricting the opportunity for
uninvited 'cold callers' or other visitors. This is particularly the case where there may be some
residents who could be elderly and vulnerable.

The requirement and provision for dedicated access control would be a principal element of this
application and important for the safety and security of residents and staff.

Electronic access should be a safety and security feature of this development at the main
entrances to the main block.

- The need to protect a lone worker or vulnerable persons.
- To prevent access into parts of the building.
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- In all cases the doors must incorporate an electronic door release system with electronic door
release (and for the main entrance and possible other entrances depending on operational use)
an entry phone system linked to the reception and or mobile smart phone.

- This may be particularly important in respect of the safety and security of residents and more
so if any relevant orders should apply.

- Security devices (e.g., locking devices, door closers etc.) should be designed, where
appropriate for ease of use by people with disabilities.

Buggy Store (if included):

External access to this facility should be included within a secure access-controlled regime and
meet the same standards or alternatively appropriately secured doors and windows should be a
feature of this store.

Where access can be gained via both the waste storage area and the buggy store appropriate
and effective access control measures should be included.

Landscaping:

Any landscaping should be kept to a maximum growth height of 1 metre. Whilst any trees
should be pruned up to a minimum height of 2 metres, thereby maintaining a clear field of vision
around the development. Trees when fully grown should not mask any lighting columns or
become climbing aids

Footpaths:

It is preferable that footpaths are not placed to the rear of properties or provide such access, if
deemed essential they should be securely gated. The gates should be placed to the front of the
building line and suitable illuminated with a key operated lock from both sides of the gate. Effort
should be made to ensure that the opportunity for concealed and easy access to individual
premises is avoided; this is particularly relevant to ground floor windows.

Developers should ensure that access to the rear of the building is secured by access-
controlled gates.

Lighting:

Regarding the lighting | would suggest that external lighting be low energy consumption lamps
with an efficacy of greater than 40 lumens per circuit watt. The Code for Sustainable Homes
requires security lighting to be PIR and for the lamp not to exceed 150w. Secured by Design
has not specified this type of security lighting for several years following advice from the
institute of Lighting Engineers and police concerning the increase in the fear of crime
(particularly amongst the elderly) due to repeated PIR activations. Research has proven that a
constant level of illumination is more effective at controlling the night environment. The Code for
Sustainable Homes does not penalise specifiers that follow the SBD guidance (constant level of
illumination by utilising low energy luminaries) and allows credits to be awarded for 'default
case'".

External lighting must be switched using a photo electric cell (dusk to dawn) with a manual
override.

Environment Agency

The proposed development will only meet the National Planning Policy Framework's
requirements in relation to flood risk if the following planning condition is included.

The development shall be carried out in accordance with the submitted flood risk assessment
(FRA) (Ref: 3943 Former Bull & Monkie PH Revision C, dated 06 June 2023, compiled by EAS
Transport Planning Ltd) and the following mitigation measures it details:

- Ground floor finished floor levels shall be set no lower than 6.75m above Ordnance Datum.

- Demountable defences/flood doors shall be provided to a height of 600mm above ground level
and shall cover all ground floor doors.

- The proposed development shall have non-habitable basement level as stated in the FRA and
shown in Proposed Lower Ground Floor drawing (ref: 1315PL RDT ZZ B1 DR A 2000 Rev PL).
- Flood resilient construction shall be provided to a height of 300mm above the predicted flood
depth.
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- The development shall have a minimum of 2 storeys.

These mitigation measures shall be fully implemented prior to occupation and subsequently in
accordance with the scheme's timing/phasing arrangements. The measures detailed above
shall be retained and maintained thereafter throughout the lifetime of the development.
Reason:

To reduce the risk of flooding to the proposed development and future occupants aligned with
Policy 4 of the South East Lincolnshire Local Plan 2011.

South Holland Internal Drainage Board

No objections submitted and an advisory letter provided.

PEDALS
Cycle Parking:

There is conflicting information about how many cycle parking spaces are proposed. Paragraph
4.26 of the Transport Statement states 4 short stay and 15 long stay. Paragraph 4.8 of the
Planning Statement states 14 spaces. Paragraph 5.33 of the Planning Statement states 10
spaces. The Planning Statement justifies a number lower than the Local Plan requirement
partly by reference to the availability of public transport. However, it fails to recognise the limited
hours and days of operation of local bus services, whereas a care home employs staff at all
hours and on every day. Cycle parking should be provided at least to the standard required by
the Local Plan. Also, the design of the home should be modified slightly to include shower and
changing facilities available for use by staff who cycle to work. This should be close to the staff
entrance door, which is near to the long-term cycle park. Paragraph 8.5.7 of the Local Plan
refers. The charging facilities for electric cars are noted. Why not also charging facilities for
electric bicycles? If the Council is minded to grant permission, please impose conditions which:

- Require the submission of full details of the number (in accordance with Policy 36 of the Local
Plan) and design of the short-term and long-term cycle parking facilities, including the means of
covering and security of the long-term spaces. No development to be started before the
approval of those details.

- Require the approved cycle parking facilities to be completed and available for use before the
care home is brought into use, and to be always kept available for the approved use.

- Require the modification of the design of the home to include shower and changing facilities
available for use by those who cycle to work.

- Require the provision of at least one charging point for electric bicycles.

Access by bicycle and on foot:

In paragraph 3.6 of the Transport Statement and elsewhere, reference is made to the proximity
of the site to the amenities and facilities in the town centre. However, this fails to take account
of the complex junctions and traffic flows in the vicinity of the High Bridge. The changes noted in
Paragraph 3.22 of the Transport Statement did not include benefits for cyclists or pedestrians.
There are no facilities such as advanced stop lines to assist cyclists, nor do the traffic signals
include phases for pedestrians to cross the roads.

The proposed care home will add to the number of cycle and pedestrian movements near the
High Bridge junctions. Consequently we recommend that if the Council is minded to grant
planning permission, negotiations should take place between the Council, the developer and
Lincolnshire County Council with a view to the developer making a financial contribution
towards the cost of making the High Bridge junctions more user-friendly for cyclists and
pedestrians, as well as for motorists.

Lincolnshire County Council Historic Places Team

This site is located within the heart of the medieval settlement of Spalding. The desk-based
assessment accompanying the application correctly identifies that there is a moderate to high
potential for significant archaeological remains dating from the early medieval to the post-
medieval period. It also identifies that remains of earlier periods may extend into the site.

There is currently insufficient information to determine the significance of any archaeological
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remains on the site or how they may be impacted by the proposed development. NPPF, para
194 states: 'Where a site on which development is proposed includes, or has the potential to
include, heritage assets with archaeological interest, local planning authorities should require
developers to submit an appropriate desk-based assessment and where necessary, a field
evaluation.'

Policy 29 of the South Lincolnshire Local Plan includes the following statement: 'If initial
assessment does not provide sufficient information, developers will be required to undertake
field evaluation in advance of determination of the application.' It is recommended, therefore,
that the results of an archaeological trial trench evaluation should be submitted in support of the
application. The current condition of the site would permit an evaluation to be undertaken before
the current building needs to be demolished and so | see no reason why this evaluation should
not be undertaken prior to determination of the application in order that the design of the
building can take account of any archaeological remains

The applicant was asked to carry out the archaeological field evaluation. However, due to poor
weather conditions during November & December 2023 and January 2024, the applicant's
archaeological contractors were only able to arrive on site to carry out the required work during
the first week of February 2024. As such, at the time of the preparation of this report, the
requested archaeological investigation report has not yet been provided, however, given the
amount of time that has passed since the submission of the application, it was felt that a
recommendation can be made to the Planning Committee, contingent on the supply of the
requested report and a successful consultation exercise to the LPAs archaeological advisers to
the satisfaction of the LPA.

Spalding and District Civic Society

The Civic Society provided a thorough and lengthy objection to the proposal which may be read
in full in connection with this report. However, it can be summarised like so:

- Regrets that the Civic Society was not included within pre-application discussions.

- Quantity of parking is insufficient and local public parking facilities are too overcrowded to
support the proposal.

- No provision for motability vehicles.

- Reliance on off-site parking is a contradiction of Policy 36 of the South East Lincolnshire Local
Plan (2019) (SELLP)

- Refuse collection shall not be possible by council operatives from the waste collection point,
and so waste will have to be managed by a private firm.

- Not enough outdoor amenity space.

- Design features such as the asymmetry, pediment, lack of extended eaves, vehicle arch and
closeness to the highway are inauthentic and incongruous.

- Impact on the views of several local historic buildings, including the Grade | listed Church of St
Mary and St Nicholas and Ayscoughfee Hall are overbearing and harmful to the historic
environment and thus should require full analysis.

- Proposal is too tall.

- Use of the site as a care home is not the optimal use. This would instead, be as a town hall.

NHS

The NHS were consulted and have requested a financial contribution of £34,606.00 (£393.25 x
88 single bed care home occupancy dwelling).

At the time of the preparation of this report, the applicant had provided a query regarding the
final sum, to which the NHS has responded justifying their calculation. The LPA is currently
awaiting the applicant's response. However, it is felt on the basis of the strength of the other
matters relating to this application, a recommendation to the Planning Committee is still
possible. Should the LPA have had an indication of the applicant's intent with regard to the
financial contributions, then the Planning Committee will be updated verbally and should the
applicant concede to the request, any positive decision by the Planning Committee would be
subject to the formulation of a Section 106 agreement.

Lincolnshire County Council as Lead Local Highways and Flood Authority

Lincolnshire County Council acting as Lead Local Highways and Flood Authority were
consulted, providing a lengthy return, offering no objections subject to conditions and
infiormatives (which are included at Section 9.0 of this report. Their response can be
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summarised like so:

The principle of the change of use is established by former permissions, which were also not
objected to by LCC highways and there has been no material change in circumstances to justify
the Authority reaching a different conclusion on the acceptability, in principle, of this current
Application.

The proposal includes 13 parking spaces, which is below the number required by strict
adherence to the local plan. However, the professionally conducted Transport Statement
satisfactorily justifies this and this arithmetical shortfall would not, in the opinion of the highway
authority, be sufficient cause to withhold the grant of Consent for the proposed development by
reason of the development being expected to have an unacceptable impact upon highway
safety - because those staff and visitors who have chosen to travel to the facility by car would
be able to park their vehicle within convenient walking distance of the facility, rather than having
to park on the street in a place or in a manner that would endanger or impede the passage of
other road users.

The Highways authority agrees with the suggestion of PEDALS that there should be provision
for E-bike charging.

The Application Site is within the established town centre and is within convenient walking
distance of existing bus stops as well as the bus station and the railway station. There is
therefore means to travel to and from the proposed development by sustainable modes of
transport.

Provision for under cover storage of waste for collection by a private collection vehicle and the
effect being that this may cause a need for momentary waiting on Church Gate during the
loading process is noted.

As the former use's vehicular accesses are no longer required, it is requested that the applicant
be required to reinstate these as a conventional footway with full up-stand kerbs replacing the
existing dropped kerbs. It is also requested that any approval of this application be
accompanied by a condition requiring the applicant to provide tactile pedestrian crossings on
either die of the junction of The Vista with Church Gate

The proposed surface water drainage strategy for the development is to discharge surface
water run-off into an existing surface water sewer. Whilst this option is lower down the
sustainable drainage hierarchy than is ideal, the ground conditions in this area are not
conducive to infiltration and there is no existing adjoining watercourse into which surface water
could be discharged. The drainage strategy does however include permeable paving where it is
possible to do so and the rate of discharge is to be restricted by means of a hydro-brake or
similar device with attenuated storm water being stored on the site in underground tanks. This
arrangement therefore represents betterment over the historic drainage system of the Public
House and makes a positive reduction in surface water flood risk to the development and to
neighbouring property.

CONSIDERATIONS
Planning Considerations
Key Planning Considerations

The main considerations in this case are (but are not limited to):

- Principle of development

- Design and layout

- Heritage and archaeological impact

- Impact upon neighbouring residents/land users/land uses
- Highway safety and parking

- Flood risk

- Biodiversity and landscaping

- Developer contributions

Evaluation
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Section 38 (6) of the Planning and Compulsory Purchase Act 2004, as amended, requires that
the Local Planning Authority makes decisions in accordance with the adopted Development
Plan, unless material considerations indicate otherwise.

In this case, the adopted South East Lincolnshire Local Plan 2011-2036, adopted March 2019,
forms the development plan for the District, and is the basis for decision making in South
Holland. The relevant development plan policies are detailed within the report above.

The policies and provisions set out in the National Planning Policy Framework (updated 2023)
are also a material consideration in the determination of planning applications, alongside
adopted Supplementary Planning Documents.

Furthermore, where a Neighbourhood Plan has been adopted, this alongside the adopted Local
Plan, forms part of the Development Plan for the District, and must be considered when
assessing development proposals. In this instance, no relevant neighbourhood plans have been
adopted.

The Authority is able to demonstrate a supply of deliverable sites equivalent to in excess of 5
years through the latest Housing Land Supply Assessment.

Principle of Development

The South East Lincolnshire Local Plan sets out the settlement hierarchy in respect of
delivering sustainable development that meets the social and economic needs of the area whilst
protecting and enhancing the environment; in order to provide enough choice of land for
housing to satisfy local housing need, whilst making more sustainable use of land and to
minimise the loss of high-quality agricultural land by developing in sustainable locations and at
appropriate densities.

Policy 1 of the South East Lincolnshire Local Plan sets out a spatial strategy for delivering
sustainable development across South East Lincolnshire to 2036. Policy 1 (Spatial Strategy)
expresses this sustainable framework of settlements, ranking the settlements deemed to be
most sustainable in descending order. The most sustainable locations for development are
situated within the 'Sub-Regional Centres', followed by 'Main Service Centres'. Lower down the
hierarchy in respect of sustainable development are areas of limited development opportunity
including Minor Service Centres, with areas of development constraint comprising 'Other
Service Centres and Settlements'. The countryside is at the bottom of the settlement hierarchy
and represents the least sustainable.

As such, development within these settlements, subject to the proposals compliance with other
relevant national and Local Plan policies, may be considered acceptable in principle where they
lie within the settlement boundaries of that settlement.

It is noted that the National Planning Policy Framework, (NPPF) (December 2023) outlines,
within para 60, that "to support the Government's objective of significantly boosting the supply of
homes, it is important that a sufficient amount and variety of land can come forward where it is
needed, that the needs of groups with specific housing requirements are addressed and that
land with permission is developed without unnecessary delay".

Para 70 of the NPPF (December 2023) also emphasises the importance that the contribution of
small to medium sized sites can make in meeting the housing requirements. ("Small and
medium sized sites can make an important contribution to meeting the housing requirement of
an area and are often built-out relatively quickly"). This policy seeks to ensure that there is a
sufficient supply of homes and advises that sites of all sizes make a contribution to the housing
requirement of an area.

The proposed development is within the defined settlement boundary for Spalding, which is
defined by Policy 1 of the SELLP as a Sub-Regional Centre, which is classified as an area to
which development is to be directed. Policy 1 confirms that "Within the settlement boundaries of
Boston and Spalding (as shown on the Inset Maps) development will be permitted that supports
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their roles as Sub-Regional Centres". The explanatory text of Policy 1 goes on to state that the
two Sub-Regional Centres "need to continue to accommodate the level of services and
economic opportunities for the benefit of communities over a widespread area."

This application effectively takes the form of a type of residential development. Whilst the
proposal is not for market housing, it should be noted that accommodation that creates
provision for the elderly would support the wider planning policy aims of the District. It is thus
considered that this development is acceptable in principle. The proposal accords with Policies
1 and 10 of the SELLP.

The historic planning context of the site should also be noted as, whilst previous applications
were considered under former planning policy regimes, they support the overall principle of
development, particularly applications H16-0268-09 and H16-0591-12 which both permitted the
development of the site for use as a care home, of a similar scale and strikingly similar design.
Furthermore, previous applications on this site have allowed for other forms of residential
development.

Design and Layout

Section 12 of the NPPF specifically relates to 'Achieving well-designed and beautiful places'
and details that "The creation of high quality, beautiful and sustainable buildings and places is
fundamental to what the planning and development process should achieve" and as such, itis
generally accepted that good design plays a key role towards sustainable development.

Paragraph 135 of the NPPF states that new development should function well and add to the
overall quality of the area (including beyond the short term) and should be visually attractive as
a result of good architecture and appropriate landscaping. This goes on to establish that it is
important that new development should be of the highest quality to enhance and reinforce good
design characteristics, and that decisions must have regard towards the impact that the
proposed development would have on local character and history, including the surrounding
built environment and landscape setting such as topography, street patterns, building lines,
boundary treatment and through scale and massing.

Development proposals should also ensure that they create places that are safe, inclusive and
accessible and which promote health and well-being, with a high standard of amenity for
existing and future users, amongst other considerations.

Likewise, Policy 2 of the SELLP outlines sustainable development considerations for
development proposals, providing a framework for an operational policy to be used in assessing
the sustainable development attributes of all development proposals. Furthermore, Policy 3
accords with the provisions of Section 12 of the NPPF, in that it requires development to
comprise good design; identifying issues that should be considered when preparing schemes
so that development sits comfortable with, and adds positively to, its historically designed or un-
designed townscape or landscape surroundings. These policies accord with the provisions of
the NPPF and require that design which is inappropriate to the local area, or which fails to
maximise opportunities for improving the qualities of an area, will not be acceptable.

Proposals for new development would therefore require the aforementioned considerations to
be adequately assessed and designed, including the siting, design and scale to be respectful of
surrounding development and ensure that the character of an area is not compromised.

The proposal comprises one single large, 4 storey building, which seeks to generate visual
interest and differentiation by employing 2 distinct styles. Oriented in a 'U-plan' formatted with
the open end of the 'U' facing north, the Western, street frontage elevation seeks to replicate a
Georgian civic style architecture, and following some design revisions, does so with relative
authenticity. Other wings of the building seek to replicate a Georgian townhouse style with
parapet, mansard roofs, completed in varying projections and brick types to avoid visual
monotony. This approach ensures that views from the Vista are not harmed and avoids a
common theme of development, which treats the principle elevations with respect with side and
rear elevations placed lower in the design hierarchy. Conversely, the view of the building from
the side and rear is of a comparative quality to that of the front and shall ensure that views
along the Vista toward the church are framed with attractive design.
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It should also be noted that the design is largely the result of an extensive pre-application
process, which also involved briefings to members.

The external materials are not as yet confirmed, however, general details have been provided
confirming that broadly the building shall be constructed using a mix of red and grey bricks, with
stone detailing. By means of condition, the applicant shall be required to submit and have
approved in writing an application containing the final details of external materials, and due to
the highly sensitive location within the historic environment and the scale of the proposal, it shall
be ensured that the final materials are of the highest possible quality and sensitivity to the
setting. This also applies to the nature of the fenestration and doors.

In order to mitigate against flood risk, a need has been identified to base the finished floor levels
at 1m above the current AOD level, as well as flood resilient development up to a height of
300mm above predicted flood levels and demountable defences up to 600mm above finished
floor levels. To ensure that this does not lead to a harmful impact upon the scale and impact of
the development, it will be ensured by means of condition that existing and proposed site levels
are provided prior to commencement of the development.

The proposal includes open amenity space surrounding the entire structure. The amount in this
instance is relatively low compared to the scale of the development, however, the provision is
considered to be sufficient and appropriate, providing an open air courtyard, landscaped
gardens, and several separate outdoor seating and amenity spaces. It must be acknowledged
that the proposal would sit quite tightly within its own plot, particularly when viewed from the
south and west, and so concerns regarding the scale of the development relative to the plot are
understood. However, taking into account the viability of the proposed use and the strength of
the overall design, in terms of visual and material quality, it is deemed that the proposed design
is appropriate and fully compliant with Policies 2 and 3 of the SELLP.

As mentioned above, the scale of the proposal remains a valid concern, and both Policies 2 and
3 of the SELLP confirm that scale and massing should respect the local character. Properties
within the immediate vicinity are mostly formed of frontages that are extremely tight within their
own plots, or indeed, terraced properties. Church Street, Commercial Road/Churchgate, and
London Road across the river are all nearby and comparative regions of the conservation area,
and all, almost exclusively feature properties which are either extremely tight within their plots
from frontage elevations, or indeed are terraced with no visual separation between structures,
and so tightness within the plot does should not make the proposed appear out of sorts within
its setting. Height of the proposal is another matter, and it is true that the building would exceed
the height of all surrounding properties, apart from the adjacent grade | listed Church. However,
4 storey properties are not alien to the Spalding conservation area, particularly within the town
centre, and the proposed structure would only be a single storey taller than the comparative
listed properties along London Road, with the scale of a 4 storey development feathered
somewhat particularly from the street scene by virtue of the recessed and parapet mansard
roof. Taking this into account and also making an assessment on balance against the viability
requirements of the proposed use, the proposal can be considered to achieve compliance with
Policies 2 and 3 of the SELLP.

Much as with the 'Principle of Development' section of this report, it should be noted that the
design is close in appearance to that which was approved under H16-0268-09 and H16-0591-
12, and represents an increase in height of a single storey over those approved applications.
Again, these determinations were made under a previous policy regime, however, this is
important context that informs the applicant's rationale behind the scheme presented under this
application.

Heritage and Archaeological Impact

The impact of the proposal upon the historic environment can be considered to be a function of
the proposed design. However, such is the importance of the assessment of this aspect to the
nature and location of this development, a separate examination is warranted. However, much
of the same arguments around the visual qualities remain the same and are similarly judged
along the grounds of Policies 2 and 3 of the SELLP in addition to Policy 29.

The proposal site is within the Spalding Conservation Area and is within the visual context and
setting of various listed buildings important to the town's character. Therefore, the impact upon
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both the conservation area and the various listed buildings must be appropriately assessed.

Policy 29, Section A of the SELLP, covering developments that affect listed buildings states the
following:

"Proposals that affect the setting of a listed building shall be supported where they preserve or
better reveal the listed building"

The most obvious element to first assess is the impact that a development of this scale may
have upon the nearby grade | listed church. It is obvious, and confirmed by 3D renders provided
by the applicant, that a development of a storey higher than any of it's surrounding development
shall drastically reduce access to views of the spire, and so in that way, it may only logically be
argued that the proposal shall undoubtedly lead to some loss of valuable significance for the
Grade | listed church. However it should be noted that the southern wing of the building is
substantially stepped down in overall height compared to the frontage elevation, by virtue of the
gradually reducing AOD on the site as you move toward the east. As such, the southern
element will be of a visually subservient appearance that steps down toward the Vista,
feathering the impact of the corner of the development, leading to a far more satisfactory
terminus of the built line along Church Gate as approaching the junction with the Vista.

Both the LPA's Conservation Officer and the included Heritage Impact Assessment identify the
view of the Church of St Mary and St Nicholas directly along the Vista to be the primary
character view of the asset, which is preserved by the proposal and indeed shall be framed by
development of a much higher quality than that of the extant development on site.

Nonetheless, as per Policy 29 Section A of the SELLP, the proposal would not preserve or
enhance the significance of the heritage asset, and as such, should not automatically be
allowed, and therefore requires clear and convincing justification. Indeed, Section 12 of the
NPPF, under Paragraph 206 confirms that harm to a heritage asset may be permissible, but in
the case of Grade | listed assets, the justification for such must be wholly exceptional.

In this instance, the Conservation Officer is the case officer and is satisfied that justification is
wholly exceptional. The included heritage impact assessment goes into great detail confirming
that in the professional opinion of the applicant's heritage specialists, "the proposed
development offers a good opportunity to redevelop the site with a high-quality and contextually
appropriate new development, which respects and responds to the existing architectural variety
and language of existing historic buildings within the Conservation Area. Indeed, the proposed
development proposes a form, which is aligned with the existing arrangements of buildings in
this locality, and would provide an attractive and well-defined development edge, which
responds to (and to a degree reinstates) a traditional arrangement of built form." The Local
Planning Authority's Conservation Officer agrees with the findings of the Heritage Impact
Assessment.

The included design and access statement confirms as to why a development of the nature
previously approved under H16-0268-09 and H16-0591-12 was not a viable option, and
convincingly lays out an argument as to why the increased height is justified by the business
case and viability of the proposal.

Presented before the Local Planning Authority is an opportunity to vastly improve a problem
part of the conservation area, which has proven a consistent target for antisocial behaviour and
vandalism, as well as being an extremely obvious example of troublesome urban decay, at
various points overgrown with an existing building with no remaining viable use in an extremely
poor condition. The quality of the design overall is such that the case officer and Conservation
Officer conclude it to represent a vast improvement to the immediate setting within the
conservation area and this shall be explored further below. Moreover, although loss of some
views of the spire of St Mary and St Nicholas Church is inevitable, the most important view -
that of the church directly down the vista, is not only retained, but would be vastly improved by
removing a harmful visual element, to be framed by a substantial structure of a high quality of
design and materials. Therefore, it is reiterated that the justification in this instance is
considered to be wholly exceptional and therefore acceptable.

Furthermore, it is contextually important to know that prior to the development of the Bull and
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Monkie, the site was occupied by a large, historic house - Hollyrood House, as well as another
public House called the Bull Inn, which was situated on the street frontage. Both of which would
have substantially restricted public realm views of the church from the riverfront and
streetscene, and would have created a sense of visual closure away from Church gate and the
general High Bridge area.

However, this alone does not justify the development. Paragraph 207 of the NPPF confirms the
following:

"Where a proposed development will lead to substantial harm to (or total loss of significance of)
a designated heritage asset, local planning authorities should refuse consent, unless it can be
demonstrated that the substantial harm or total

loss is necessary to achieve substantial public benefits that outweigh that harm or loss, or all of
the following apply:

a) the nature of the heritage asset prevents all reasonable uses of the site; and

b) no viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation; and

c) conservation by grant-funding or some form of not for profit, charitable or public ownership is
demonstrably not possible; and

d) the harm or loss is outweighed by the benefit of bringing the site back into use

As above, the applicant has satisfactorily demonstrated why a development of the nature of that
which was approved under H16-0268-09 and H16-0591-12 was not a viable proposal, justifying
the changes to the design presented by this scheme. The public benefit of providing a care
home for the elderly and vulnerable is of a clear benefit to the wider community and therefore,
the proposal passes this test, as it provides an opportunity to deliver a public benefit, in a
manner the applicant considers to be deliverable and viable.

Nevertheless, it remains valuable to assess the proposal via the lens of the 4 exception tests to
paragraph 207 of the NPPF. These are examined in order below;

A) The grade | listed church of St Mary and St Nicholas is a visually prominent property within
the historic setting of Spalding. It is currently given an artificial quantity of visual openness by
the atypical lack of development upon the proposal site. Any building larger in scale in any
dimension over that which is currently on site would, to varying degrees, inherently reduce
access to views. Hence, it can be concluded that the nature of the heritage asset does prevent
reasonable uses of the site.

Exception tests B & C do not apply as the proposal does not relate directly to the heritage asset
itself or its conservation.

D) As demonstrated above, the loss of significance can be justified by the proposal, and also,
by bringing this site back into a viable use, with attractive design, then the proposal outweighs
the loss by a significant margin.

As such, the case officer concludes that the proposal satisfies the requirements of Policy 29,
Section A of the SELLP as well as paragraphs 206 and 207 of the NPPF.

However, as previously discussed, the effect upon the listed buildings nearby is not the only
effect to be considered, as the proposal site is also within the Spalding Conservation Area, and
as such, the proposal's general effect upon that asset must be adequately assessed.

Policy 29, Section B of the SELLP, covering developments that affect conservation areas states
the following:

"Proposals within, affecting the setting of, or affecting views into or out of, a Conservation Area
should preserve (and enhance or reinforce, as appropriate) features that contribute positively to
the area's character, appearance and setting. Proposals should (irrelevant sections have been
removed):

1. Retain buildings/groups of buildings, existing street patterns, historic building lines and
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ground surfaces;

4. Retain and reinforce local distinctiveness with reference to height, massing, scale, form,
materials and plot widths of the existing built environment;

5. Assess, and mitigate against, any negative impact the proposal might have on the
townscape, roofscape, skyline and landscape; "

The proposal does not present a risk to existing street patterns or historic building lines or
ground surfaces. As explored within the included heritage impact assessment the site would
have been historically been occupied by a number of other buildings, including an Inn set up
against the street frontage. The majority of structures in the immediate vicinity are street
fronting, tight within their plots, or even terraced. Therefore, it can be concluded that the
proposal respects the existing street patterns and historic building lines, as well as massing,
scale and plot widths. Height, as already addressed, is abnormal compared to most buildings
within immediate adjacency. However, such properties with similar heights are not alien to the
conservation area, and historically, 4 storey properties, or more have been an accepted form of
development within Spalding. Particularly within the town centre - another section of the
conservation area.

As previously discussed, it is considered that there shall be some harm inflicted upon the
townscape, roofscape and skyline of the conservation area. However, the most significant views
are preserved, and the loss in significance has been justified by the overall design, and specific
use case. Consequently, the proposed development of this plot can be considered to enhance
the streetscene in other ways, via the removal of the Bull and Monkie - a known eyesore - to be
replaced with a significant structure of high quality design such as is proposed.

For the reasons listed above, the proposal is deemed to be in accordance with Policy 29,
Section B of the SELLP. Overall, the proposal meets all the relevant requirements of Policy 29
of the SELLP.

Finally, in respect of archaeological considerations, the NPPF expresses the importance of
considering the impact of development on the significance of designated heritage assets;
advising that development and alterations to designated assets and their settings can cause
harm. These policies ensure the protection and enhancement of the historic buildings and
environments. Proposals that preserve those elements of the setting that make a positive
contribution to or better reveal the significance should be treated favourably.

Section 16 of the NPPF also details that "where a site on which development is proposed
includes, or has the potential to include, heritage assets with archaeological interest, local
planning authorities should require developers to submit an appropriate desk-based
assessment and, where necessary, a field evaluation". Policy 29 (The Historic Environment)
states amongst other matters that the distinctive elements of the South East Lincolnshire
historic environment will be conserved and, where appropriate, enhanced, in keeping with the
policies in the National Planning Policy Framework. Development proposals will be expected to
conserve and enhance the character and appearance of designated and non-designated
heritage assets, including archaeology... through high-quality sensitive design.

In respect of archaeology, comments have been received from the Historic Places Team,
outlining that "there is a moderate to high potential for significant archaeological remains dating
from the early medieval to the post-medieval period. It also identifies that remains of earlier
periods may extend into the site". Resultantly, the LCC Historic Places Team requested that the
results of an archaeological trial trench evaluation should be submitted in support of the
application. This request was made to the applicant at the time of LCC's comment, however,
due to poor weather throughout the autumn and early winter months of 2023/2024, it has not
been possible for the applicant's archaeological service providers to adequately conduct the
requested operations on site until the first weeks of February 2024. At the time of the
preparation of this report, the applicant's archaeologists had conducted their trial trench and
were preparing their report. However, it was felt that to avoid further delay and due to the
strength of the other supporting arguments for the development, a recommendation could be
made to the Planning Committee contingent on the receipt of the requested archaeological
report and the satisfactory passing of a consultation exercise to the LPA's archaeological
advisers. The Local Planning Authority shall ensure that any necessary mitigation strategies
and schemes of recording shall take place, via means of condition, should the planning
committee seek to approve the application.
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Therefore, the case officer concludes that the application passes all tests of the relevant
sections of Policy 29 of the SELLP in addition to Section 16 of the NPPF and that therefore, the
impact upon the historic environment is considered to be acceptable.

Flood Risk

Section 14 of the National Planning Policy Framework (December 2023) requires development
plans to "apply a sequential, risk-based approach to the location of development - taking into
account all sources of flood risk and the current and future impacts of climate change - so as to
avoid, where possible, flood risk to people and property. They should do this, and manage any
residual risk, by: a) applying the sequential test and then, if necessary, the exception test as set
out below".

Paragraph 168 details "The aim of the sequential test is to steer new development to areas with
the lowest risk of flooding from any source. Development should not be allocated or permitted if
there are reasonably available sites appropriate for the proposed development in areas with a
lower risk of flooding", with the sequential approach being required in areas known to be at risk
now or in the future from any form of flooding, with the Flood Risk Assessment being the tool to
demonstrate this.

If, following the application of the Sequential Test, it is not possible, consistent with wider
sustainability objectives, for the development to be located in zones with a lower probability of
flooding, the Exceptions Test can be applied if appropriate.

The South East Lincolnshire Strategic Flood Risk Assessment (March 2017) is the basis for
applying the Sequential Test. This concludes that the vast majority of South Holland District is in
Flood Zones 2 and 3. Therefore, consistent with wider sustainability objectives, it is not
realistically possible to direct all development to zones with a lower probability of flooding, given
the extent of land as detailed above. As such, the document outlines a methodology whereby
the SFRA hazard and depth maps (in that order) are to be utilised when determining flood risk
and applying the sequential test. Using this methodology it is possible to use the information to
f\l"tg%erevelopment towards the areas of lower flood risks as advised within Section 14 of the

The site lies within Flood Zone 3 of the Environment Agency's Flood Maps. These have been
created as a tool to raise awareness of flood risk with the public and partner organisations, such
as Local Authorities, Emergency Services and Drainage Authorities. The Maps do not take into
account any flood defences.

Policy 4 of the South East Lincolnshire Local Plan is clear in that "Development proposed within
an area at risk of flooding (Flood Zones 2 and 3 of the Environment Agency's flood map or at
risk during a breach or overtopping scenario as shown on the flood hazard and depths maps in
the Strategic Flood Risk Assessment) will be permitted, where:

1. It can be demonstrated that there are no other sites available at a lower risk of flooding (i.e.
that the sequential test is passed). The sequential test will be based on a Borough or District
wide search area of alternative sites within the defined settlement boundaries, unless local
circumstances relating to the catchment area for the development justify a reduced search area,
i.e. there is a specific need for the development in that location. The sequential test is not
required for sites allocated in the Local Plan, minor development or change of use (except for a
change of use to a caravan, camping or chalet site, or to a mobile home or park home site)",
with 'minor development' in this instance taking the definition outlined within the NPPF and
National Planning Practice Guidance in relation to flood matters.

2. It can be demonstrated that essential infrastructure in FZ3a & FZ3b, highly vulnerable
development in FZ2 and more vulnerable development in FZ3 provide wider sustainability
benefits to the community that outweigh flood risk.

The PPG Flood Risk and Coastal Change categorises different types of uses and development
according to their vulnerability to flood risk. The proposed development is covered by the
description of buildings used for dwellings and is classified as 'More Vulnerable'. The PPG
Flood Risk and Coastal Change sets out Flood Risk Vulnerability and flood zone 'compatibility'.
The site is in Flood Zone 3a and the development is 'More Vulnerable' therefore it is necessary
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to complete the Exception Test.

As partially referred to above, in short the NPPF requires the application of a Sequential Test to
ensure that new development is in areas with the lowest probability of flooding. The Exception
Test is a method to demonstrate and help ensure that flood risk to people and property will be
managed, while allowing necessary development to go ahead in situations where suitable sites
at lower risk of flooding are not available.

The refined flood risk information contained within the SFRA demonstrates the site is
considered to be between low risk and danger to most for the 1% fluvial event and 0.5% tidal
event in the present day and in 2115. There are very few sites available that are not currently
developed within the defined settlement boundary for Spalding, and the exact use of the site
necessitates a location which may access amenities easily without use of a car, and therefore, it
is not possible to direct this sort of development to an area of lower flood risk as there is an
identified need for a location such as this for this proposal.

The Exception Test requires consideration of the wider sustainability benefits of a development
and that the development would be safe and residual risks managed. The wider community
benefits from providing this specialist accommodation are clear and meet the test. A Flood Risk
Assessment accompanies the application. This demonstrates that the proposed properties can
be suitably protected against the risk of flooding. Flood Risk Assessment describes the flood
mitigation measures and the management of the residual risks, demonstrating that this
development will be safe and not increase flood risk elsewhere.

Overall, when considering the development on balance, it is considered that given the mitigation
measures detailed and recommended by condition, it is considered that the proposal accords
with Policies 2, 3 and 4 of the South East Lincolnshire Local Plan and the intentions of the
National Planning Policy Framework in this regard.

Impact upon residential amenity

Paragraph 135 of the NPPF states that development should create places that are safe,
inclusive and accessible and which promote health and well-being, with a high standard of
amenity for existing and future users; and where crime and disorder, and the fear of crime, do
not undermine the quality of life or community cohesion and resilience.

Policies 2 and 3 of SELLP sets out that residential amenity and the relationship to existing
development and land uses is a main consideration when making planning decisions.

As previously discussed, the proposed property is a large, 4 storey property. However, it is
situated within close proximity to only a single residential property, with that being 15A Church
Street, situated behind the Ye Olde White Horse public house. Even so, this property would still
be separated from the bulk of the development by substantial distances and none of the 15As
windows are upon southern-facing elevations. The property's access to natural light and
outlooks shall be preserved upon it's western (front) elevation, as they shall only fall under the
influence of the 3 storey, stepped down segment of the frontage wing of the proposed
development. Windows pointing to the east upon this segment of the proposal shall be
obscured where they may present a risk of overlooking into the frontage windows of 15A. All
other windows on West facing elevations which may catch the frontage windows of 15A would
be situated at oblique angles and therefore not present a risk of overlooking. The two balcony
sections on the north end of the frontage wing of the proposal shall also utilise vision screens
on elevations facing toward nearby development. As such, it is not considered that the
proposed balconies/terraces would present any inherent material risk of overlooking.

Other nearby residential properties are all situated along Church Street, with rear elevations
facing to the south toward the development. These are situated yet further still from the
proposed development, with the north facing elements of the 4 storey sections of the proposal
varying in distance between approx. 26.9m and 42m from the rear elevations of these
properties at their closest and furthest points. The lower, 3 storey flat roofed section of the
frontage wing of the proposal has north facing elevations which are approximately 21m at its
closest point to the rear elevations of the properties along Church Street. Because of this, and
because of the lower level of the proposal site at the sections behind the frontage wing suggest
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that there is extremely limited potential for a material risk of overlooking or overshadowing to
the properties along Church Street.

The proposed levels could be of concern as the Flood Risk Assessment does seek to raise FFL
1m above existing mean site levels such that the FFL would be no lower than 6.752m AOD.
However, due to the undulating nature of the site, which drastically dips particularly to the south
and east of the site, the site's mean height is 5.752m AOD, but the actual FFL would only be
marginally higher than the existing site levels, to such an extent that it is not considered to bear
any impact upon the risk of material overlooking or overshadowing, in conjunction with the
context described above.

Some concern was raised by local residents over the risk of noise generation both by the
construction and the ongoing residential use of the site. With regard the first aspect,
construction noise is an inescapable factor of any development. However, it may be mitigated
against using correct management of the construction process, and this shall be ensured by
means of a condition which requires the applicant to submit a construction management plan
prior to commencement which, amongst other matters, highlights the manners in which noise
generation shall be limited to reasonable hours of operation to avoid as much as reasonably
possible the generation of undue noise at times which would cause unwelcome disruption.
Considering the general risk of noise generation throughout the lifetime of the development, it
should be understood that this location is an urban setting, wherein a certain degree of noise
generation via the regular comings and goings of dense, urban living should be a basic
expectation. Nonetheless, the property would be situated a substantial distance from the bulk of
residencies in the area, and it is not anticipated that this specific use, which seeks to provide
special accommodation allowance for the elderly is a potential source of undue noise
generation outside of the expected norms of the setting.

With regard to availability of amenity space, whilst the allowance comprises a relatively small
portion of the plot considering the scale of the development, there is still substantial outdoor
facilities for residents, including several distinct outdoor seating areas, a larger communal
courtyard and some areas of landscaped green spaces, included within the urban plot.

For the reasons listed above, the proposal is deemed to provide ample protections to and
provisions for residential amenity for both nearby residents and future residents of the proposed
scheme. As such, the case officer is satisfied that the proposal meets the requirements set forth
under Policies 2 and 3 of the SELLP in this regard.

Highway Safety and Parking Provision

Section 9 of the National Planning Policy Framework (December 2023) specifically relates to
'Promoting sustainable transport'. Paragraph 115 of the National Planning Policy Framework
(December 2023) advises 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".

In respect of highway matters, Policy 2 details that proposals requiring planning permission for
development will be permitted provided that sustainable development considerations are met,
specifically in relation to access and vehicle generation. Policy 3 details that development
proposals will demonstrate how accessibility by a choice of travel modes including the provision
of public transport, public rights of way and cycle ways will be secured, where they are relevant
to the proposal.

Furthermore, Policy 36, to be read in conjunction with Appendix 6 of the South East
Lincolnshire Local Plan, sets out minimum vehicle parking standards and requires one parking
space per 3 residents and one bicycle storage unit per 3 employees, in the case of residential
care home uses. As the site proposes to employ up to 40 employees, then the provision of 15
bicycle parking units is in excess of the policy requirement. However, with regard to vehicle
parking, the proposal flatly fails to meet the required standard. For a development of this scale,
the vehicle parking provision on site would only become policy compliant at 30 spaces, which is
over double the proposed provision of 13 spaces.

The included traffic statement justifies this conflict with Local Plan policy by stating that the
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proposed use expects residents to be frail and thus unable to operate a private motor vehicle or
leave the site unassisted and therefore that parking provisions is only intended to primarily
service staff and visitors. It goes on to further justify the non-compliant parking provision by
referring to the large quantity of locally available public parking, particularly with reference to the
car park adjacent on The Vista. The statement claims that there are 538 public parking spaces
in close proximity to the development, split between roadside and off road parking sites and that
a survey of availability conducted in February 2023 confirmed that there was ample spaces
available to support overspill. Ultimately, the included traffic statement concludes that the
provision of parking, given the availability of public facilities and the specific proposed use of the
site is satisfactory, and also that the local road network shall not be materially harmed in terms
of either capacity or safety.

Supporting the applicant's traffic statement, Lincolnshire County Council have been consulted
as Local Highway Authority as part of this application and raised no objections to the proposed
development, subject to conditions that are recommended. Moreover, the LCC highway
authority stated

"whilst the thirteen car parking spaces that are to be provided within the proposed development
is below the number required by strict application of the standards set-out for care home
developments within the South-East Lincolnshire Local Plan, this arithmetical shortfall would
not, in the opinion of the highway authority, be sufficient cause to withhold the grant of Consent
for the proposed development by reason of the development being expected to have an
unacceptable impact upon highway safety - because those staff and visitors who have chosen
to travel to the facility by car would be able to park their vehicle within convenient walking
distance of the facility, rather than having to park on the street in a place or in a manner that
would endanger or impede the passage of other road users."

With the explicit support of the LCC Highways Authority, It is considered that the access to the
site, in respect of both vehicle and pedestrian access, is acceptable and the development
provides adequate parking despite the obvious conflict with the strict application of Policy 36
and Appendix 6 of the SELLP, as justified by the proposed specific use of the site and the local
public parking provision, based on the arguments included within the Transport Statement and
supported by the County Council Highways Authority

The proposal would therefore be acceptable and would not have an unacceptable adverse
impact on highway safety in accordance with Local Plan Policies 2, 3 and 36, and Section 9 of
the National Planning Policy Framework (December 2023).

Biodiversity NET gain

In respect of biodiversity, Policy 28 outlines that a high quality, comprehensive ecological
network of interconnected designated sites, sites of nature conservation importance and
wildlife-friendly greenspace will be achieved by protecting, enhancing and managing natural
assets. This policy details a need to address gaps in the ecological network by ensuring that all
development proposals shall provide an overall net gain in biodiversity.

Section 14 of the National Planning Policy Framework (2023) states that new development
should be planned for in ways that: 'avoid increased vulnerability to the range of impacts arising
from climate change' with care taken to manage and adapt where development is brought
forward in areas which are vulnerable; and that 'can help to reduce greenhouse gas emissions,
such as through its location, orientation and design'. Section 15 goes on to express that
planning decisions should contribute to and enhance the natural and local environment by
protecting and enhancing valued landscapes, sites of biodiversity or geological value and soils,
whilst minimising impacts on and providing net gains for biodiversity.

It is important to note that whilst the existing development on the site forms only a small portion
of the overall site, the vast majority of the overall surface of the plot is covered in hard standing,
not featuring any natural environments or habitats of any sort.

In this regard, the applicant has submitted a Biodiversity NET gain statement, and due to the

above, despite the large scale of the proposal, the justified opinion of the applicant's ecologists
is that the development would achieve a 50.36% NET gain in habitat units and a gain of 100%
in hedgerow units. This more than satisfactorily meets the standards expected for Biodiversity
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NET gain

The proposal is therefore in accordance with Policy 28 and 31 of the South East Lincolnshire
Local Plan and Section 14 of the National Planning Policy Framework (December 2023).

Refuse storage and collection

The applicant proposes that all refuse shall be stored in a ground floor externally accessed
room, on the northern end of the ground floor upon the frontage wing of the proposed structure.
Inherently, storage of waste on site would foul the Local Authority's standards for waste
collection by Council staff. However, the applicant has confirmed that waste on the site shall be
managed by a private company, and the details of this arrangement shall be confirmed by
means of a condition.

Developer contributions

The consultation response gained by NHS Lincolnshire sets out a request for a financial
contribution. Confirming that they hold that at an average of 1.43 persons per residential unit,
the 88 bedroom proposal would lead to an increase in patient amount of 126. They later confirm
that this development would put additional demands on the existing GP services for the area
and additional infrastructure would be required to meet the increased demands. Therefore, NHS
Lincolnshire requests a contribution of £34,606.00 (£393.25 x 88 single bed care home
occupancy dwelling).

The trigger points requested are as follows:

"payment of all monies upon completion of 50 percent of the dwellings for each phase of the
development. This will ensure the practices are not placed under undue pressure.

To ensure that there is sufficient time to carry out the works and allow the s106 funds to be
spent in the most appropriate way, a repayment period of 10 years from receipt of the final
payment transfer (for the entire development) to the relevant NHS body will be required”.

Any resultant financial contribution would need to be secured via a S106 agreement, unless it
can be adequately demonstrated that "financial viability prevents the delivery of some or all
developer contribution".

The applicant initially responded to NHS Lincolnshire's request, questioning the calculation,
primarily due to their assumption of 1.43 residents per unit, when the applicant seeks only to
permit 1 resident per bedroom. However, NHS Lincolnshire responded that they were not willing
to amend the quantity requested.

At the time of the preparation of this report, the applicant had verbally indicated an intention to
concede to this request, however, this has not been confirmed. Should the applicant concede to
the payment of this request, then any approval of this application shall be subject to the
completion of a relevant S106 agreement and the the trigger points will need to be resolved
through the S106 process.

There is no requirement for affordable housing contributions as this form of non-market
accommodation does not warrant the supply of affordable housing, as per the standards set
forth under Policy 18 of the SELLP.

Planning Balance

Given the scale of the proposed development, there is an inherent risk to views within the
conservation area, particularly of the Grade | listed Church of St Mary and St Nicholas Church.
It is clear that this could, in theory represent a contradiction of both Section 16 of the NPPF and
Policy 29 of the SELLP, simply by virtue of representing a form of harm to the setting of the
Grade | listed church. However, as identified, the NPPF allows for even substantial harm to be
effected upon the setting of Grade | listed assets, provided that there is wholly exceptional
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justification. As demonstrated in the report, the case officer and Conservation Officer is satisfied
that the justification provided is wholly exceptional and that whilst views, particularly from the
North West of the church shall be impacted, in other ways, the primary and most important view
of the church - along The Vista, will not only be retained, but actually enhanced by a much
higher quality of design and materials over that which is extant on site, framing the Vista in a
much higher quality visage than is currently available.

It is also true that the proposed quantity of vehicle parking does not meet the basal standard for
a development of this type, as defined by Appendix 6 of the SELLP. For a residential care home
with 88 beds, the scheme would become policy compliant at the provision of 29.33 (30) parking
spaces, whereas only 13 are planned. However, the supplied transport statement does seek to
justify this via the less car-reliant nature of the planned residents of the scheme and the
availability of local public parking. This justification is heavily supported by the Lincolnshire
County Council Highways Authority who, when consulted, agreed with the transport statement's
findings and confirmed that they did not consider the application to present a risk to highway
safety or capacity locally by means of traffic generation or parking overspill.

Notwithstanding the above two potential constraints, the benefits of the scheme are obvious
with regard to the positive factors inherent to providing an enhancement to the district's
provision for specialist care residential facilities for the elderly and would support the wider
planning policy aims of the District. It is thus considered that this development is acceptable in
principle. The proposal accords with Policies 1 and 10 of the SELLP.

Furthermore, the proposal represents a viable and realistic opportunity to enhance a problem
site within a prominent setting of the Spalding Conservation Area, that, upon assessment is fully
compliant with Policies 2, 3 and 29 of the SELLP. The site as extant is a substantial harmful
draw on the qualities of the wider conservation area. Permitting the development shall not only
rid the area of this problem site, but represent a major enhancement that utilises a high quality
of design, and by condition it shall be ensured that final materials are of a commensurate
quality, befitting the significance of the site and the structure. Furthermore, it is considered that
the proposal will assist in restoring historic built lines, stepping down in height toward the Vista,
providing a much more satisfying terminus to the built form than currently exists, providing an
attractive visual frame toward the Vista and the grade | church.

Finally, the proposal offers a substantial Biodiversity NET gain of 50.36% in habitat units and a
gain of 100% in hedgerow units

Therefore, it is considered that, with the careful application of suitable conditions, on balance
the proposal which contains substantial benefits in respect of delivering specialist residential
care, resolving and substantially enhancing a problem site that currently detracts in a major
fashion from the conservation area, as well as benefits to the ecology, would outweigh the harm
placed upon the skyline and access to views of the grade | listed church, as well as the
comparative lack of parking provisions - both negative aspects which have been satisfactorily
justified with reasoned evidence, and in the case of the parking aspect, supported by the
County Council's Highways Authority.

Additional Considerations

Public Sector Equality Duty

In making this decision the Authority must have regard to the public sector equality duty (PSED)
under s.149 of the Equalities Act. This means that the Council must have due regard to the
need (in discharging its functions) to:

A. Eliminate unlawful discrimination, harassment and victimisation and other conduct prohibited
by the Act

B. Advance equality of opportunity between people who share a protected characteristic and
those who do not. This may include removing or minimising disadvantages suffered by persons
who share a relevant protected characteristic that are connected to that characteristic; taking
steps to meet the special needs of those with a protected characteristic; encouraging
participation in public life (or other areas where they are underrepresented) of people with a
protected characteristic(s).

C. Foster good relations between people who share a protected characteristic and those who
do not including tackling prejudice and promoting understanding.



8.0

8.1

9.0

The protected characteristics are age, disability, gender reassignment, pregnancy and
maternity, race, religion or belief, sex and sexual orientation.

The PSED must be considered as a relevant factor in making this decision but does not impose
a duty to achieve the outcomes in s.149. It is only one factor that needs to be considered, and
may be balanced against other relevant factors.

It is not considered that the recommendation in this case will have a disproportionately adverse
impact on a protected characteristic.

Human Rights

In making a decision, the Authority should be aware of and take into account any implications
that may arise from the Human Rights Act 1998. Under the Act, it is unlawful for a public
authority such as South Holland District Council to act in a manner that is incompatible with the
European Convention on Human Rights. The Authority is referred specifically to Article 8 (right
to respect for private and family life) and Article 1 of the First Protocol (protection of property).

It is not considered that the recommendation in this case interferes with local residents' right to
respect for their private and family life, home and correspondence, except insofar as it is
necessary to protect the rights and freedoms of others (in this case, the rights of the applicant).
The Council is also permitted to control the use of property in accordance with the general
public interest and the recommendation is considered to be a proportionate response to the
submitted application based on the considerations set out in this report.

RECOMMENDATIONS
Grant consent subject to the conditions listed at Section 9.0 of this report.

CONDITIONS

The development must be begun not later than the expiration of three years beginning with the
date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act 1990 as amended by
the Planning and Compulsory Purchase Act 2004.



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

Application Form

1315PL RDT ZZ XX DR A 0001 Rev PL1
1315PL RDT ZZ XX DR A 0005 Rev PL1
1315PL RDT ZZ XX DR A 0100 REv PL1
1315PL RDT ZZ XX DR A 0800 Rev PL1
1315PL RDT ZZ XX DR A 1100 Rev PL2
1315PL RDT ZZ 00 DR A 2100 Rev PL1
1315PL RDT ZZ 01 DR A 2200 Rev PL1
1315PL RDT ZZ 02 DR A 2300 Rev PL1
1315PL RDT ZZ 03 DR A 2400 Rev PL1
1315PL RDT ZZ 04 DR A 2500 Rev PL1
1315PL RDT ZZ B1 DR A 2000 Rev PL1

MAY 23 AM J.22

TS08-191P/1

221/1811/SK01

221/1811/SK02

ATS0552 V1

Tree Survey

Biodiversity Net Gain Assessment - June 2023

Preliminary Ecological Appraisal with Preliminary Roost Assessment (inc. third Party Date
Search) January 2023

3943/2023 Rev B - Transport Statement - April 2023

2109-REP-ES-01 - Environmental & Sustainability Statement
2109-REP-OH-01 Rev P1 - Overheating Statement - January 2023
GHO0029 - Archaeological Desk Based Assessment

101 Rev B

102 Rev B

201

RDTH3000 - Heritage Impact Assessment - May 2023

FRA & SUDS-Former Bull & Monkie PH Spalding Rev C - Flood Risk Assessment & Surface
Water Drainage Strategy - June 2023

Bat Survey July 2023

1315PL-RDT-ZZ-XX-RP-A-8000_PL1 - Design and Access Statement
1315PL-RDT-Z2Z-ZZ-DR-A-3000 rev PL2

1315PL-RDT-Z2Z-ZZ-DR-A-3001 rev PL2

Reason: For the avoidance of doubt and in the interests of proper planning.



The development hereby permitted shall not be commenced until a scheme to deal with any
contamination of land or pollution of controlled waters has been submitted to and approved in
writing by the Local Planning Authority (LPA).

The scheme shall include all of the following measures unless the LPA dispenses with any such
requirement in writing:

i) A preliminary risk assessment (desk study) shall be carried out to identify and evaluate all
potential sources of contamination and the impacts on land and/or controlled waters, relevant to
the site. The desk-top study shall establish a 'conceptual site model' and identify all plausible
pollutant linkages. Furthermore, the assessment shall set objectives for intrusive site
investigation works/Quantitative Risk Assessment (or state if none required). A full copy of the
desk-top study and a non-technical summary shall be submitted to the LPA without delay upon
completion.

i) If identified as being required following the completion of the desk-top study, an exploratory
site investigation shall be carried out to fully and effectively characterise the nature and extent
of any land contamination and/or pollution of controlled waters. It shall specifically include a risk
assessment that adopts the Source-Pathway-Receptor principle, in order that any potential risks
are adequately assessed taking into account the sites existing status and proposed end use. A
full copy of the site investigation and findings shall be forwarded to the LPA without delay upon
completion.

iii) Thereafter, a written method statement detailing the remediation strategy for land
contamination and/or pollution of controlled waters affecting the site and a timetable for their
completion shall be submitted to and approved in writing by the LPA. This shall include details
of the proposed verification plan including compliance criteria and monitoring details.

No deviation shall be made from this scheme without the express written agreement of the LPA.
If during redevelopment contamination not previously considered is identified, then the LPA
shall be notified immediately and no further work shall be carried out until a method statement
detailing a scheme for dealing with the suspected contamination has been submitted to and
agreed in writing by the LPA.

Reason: To assess whether the site is polluted and to address any pollution to ensure a
satisfactory development. 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 30 of the South East Lincolnshire Local
Plan, 2019.

If contamination of land and/or pollution of controlled waters has been identified as a result of
investigation undertaken in accordance with Condition 3 above and remediation is required, a
full copy of a verification report shall be submitted to, and approved in writing by, the Local
Planning Authority prior to the first occupation of the development. The report shall provide
verification that the required works regarding contamination have been carried out in
accordance with the approved Method Statement(s). Post-remediation sampling and monitoring
results shall be included in the closure report to demonstrate that the required remediation
objectives and criteria has been fully met.

Note: The applicant is advised that the phased risk assessment required by the Contaminated
Land Scheme Condition should be carried out in accordance with the procedural guidance of
the Environmental Protection Act 1990 Part 11A.

Reason: To ensure the satisfactory remediation of contaminated land and/or waters.
This Condition is imposed in accordance with Policy 30 of the South East Lincolnshire Local
Plan, 2019.



Before the commencement of the development hereby permitted, full details of the existing and
proposed site levels and proposed floor levels of the buildings, hard surfaced areas and
garden/amenity areas, including any mitigation measures arising as a consequence (for
example increased height of boundary treatment), shall be submitted to and approved in writing
by the Local Planning Authority. The development shall be constructed and retained in
accordance with the details so approved.

Note: Site levels and finished floor levels have not been approved. Where levels are raised
above existing ground levels, the submission shall be supported by cross-sectional drawings
showing the relationship with adjoining uses and buildings to enable the Local Planning
Authority to be satisfied that sufficient mitigation measures will be in place.

Reason: To reduce the risk of flooding of the development. This issue is integral to the
development and therefore full details need to be finalised prior to the commencement of works.
Additionally, to ensure that the Local Planning Authority retains control over the finished site
and floor levels of the development, in the interests of the amenity of adjacent residents and its
visual and architectural relationship with adjacent development. 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 Policies 2, 3 and 4 of the South East Lincolnshire
Local Plan, 2019 and Section 14 of the National Planning Policy Framework, December 2023.

The development hereby permitted shall be undertaken in accordance with a Construction
Management Plan and Method Statement that shall first be submitted to, and approved in
writing by, the Local Planning Authority.

The Construction Management Plan and Method Statement shall indicate measures to mitigate
against the adverse impacts of vehicle movements and vehicle parking and shall include;

- the phasing of the development to include access construction;

- the parking of vehicles of site operatives and visitors;

- the loading and unloading of plant and materials;

- the storage of plant and materials used in constructing the development;

- wheel washing facilities;

- a strategy stating how surface water run off on and from the development will be managed
during construction

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.

A detailed scheme of construction management to minimise disturbance during the construction
process through noise, dust, vibration and smoke shall be submitted to and approved in writing
by the Local Planning Authority before the development commences and the construction
process shall be carried out in accordance with the scheme so approved. It shall also include a
method statement, detailing how construction traffic, site personnel vehicles, materials
deliveries and site accommodation will be managed to safeguard highway safety, free passage
along Church Gate and residential amenity.

Reason: In the interests of the amenity of local residents. 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 Policies 2 and 3 of the South East Lincolnshire
Local Plan, 2019.

Prior to the commencement of use of the development hereby permitted, the existing vehicle
access crossings at the Churchgate frontage of the site shall be reinstated as footways, with
full-upstand kerbs replacing the existing dropped kerbs, and tactile paved pedestrian crossing
points shall be provided at junction of The Vista with Churchgate, all in accordance with details
that shall first be approved in writing by the Local Planning Authority.

Reason: In the interests of ensuring the provision of safe and suitable pedestrian access to the
permitted development for all users.



10.

11.

12.

13.

Before the commencement of the development hereby permitted beyond oversite a schedule of
external materials of construction of buildings and hard surfaced areas shall be submitted to
and approved in writing by the Local Planning Authority. The development shall be constructed
in accordance with the materials so approved.

Reason: To ensure that the Local Planning Authority retains control over the external materials
of construction of the development in the interests of the appearance of the development, and
the character and visual amenity of this part of the Conservation Area in which it is set.

This Condition is imposed in accordance with Policies 2, 3 and 29 of the South East
Lincolnshire Local Plan, 2019 and Sections 12 and 16 of the National Planning Policy
Framework, December 2023.

Details of the design of all external doors and door frames to be utilised in the development
hereby permitted shall be submitted to and approved in writing by the Local Planning Authority
prior to their installation. Such details shall indicate, at a scale of not less than 1:10, the
longitudinal and cross-sectional detailing (including reveals), threshold and lintol detailing, and
means of opening. The doors and door frames shall be installed in accordance with the
approved details and thereafter so maintained.

Reason: To ensure that the Local Planning Authority retains control over the external materials
of construction of the development in the interests of the appearance of the development, and
the character and visual amenity of this part of the Conservation Area in which it is set.

This Condition is imposed in accordance with Policies 2, 3 and 29 of the South East
Lincolnshire Local Plan, 2019 and Sections 12 and 16 of the National Planning Policy
Framework, December 2023.

Details of the window frames to be utilised in the development hereby permitted shall be
submitted to and approved in writing by the Local Planning Authority prior to their installation.
Such details shall indicate, at a scale of not less than 1:10, the longitudinal and cross-sectional
detailing (including reveals), cill and lintol detailing, and means of opening. The window frames
shall be installed in accordance with the approved details and thereafter so maintained.

Reason: To ensure that the Local Planning Authority retains control over the external materials
of construction of the development in the interests of the appearance of the development, and
the character and visual amenity of this part of the Conservation Area in which it is set.

This Condition is imposed in accordance with Policies 2, 3 and 29 of the South East
Lincolnshire Local Plan, 2019 and Sections 12 and 16 of the National Planning Policy
Framework, December 2023.

Prior to its installation, details of the proposed boundary treatments, including a schedule of
fencing levels, heights and materials, and details of the size and species of any hedging, shall
be submitted to and approved in writing by the Local Planning Authority, and the details so
approved shall be implemented in full before the development is first brought into use and
retained thereafter.

Note: Where levels are raised above existing ground levels, the submission shall be supported
by cross-sectional drawings showing the relationship with adjoining uses and buildings to
enable the Local Planning Authority to be satisfied that sufficient mitigation measures will be in
place.

Reason: In the interests of the character and appearance of the development and the amenity
of the area in which it is set including the amenity of nearby occupiers.

This Condition is imposed in accordance with Policies 2 and 3 of the South East Lincolnshire
Local Plan, 2019.

The rainwater goods utilised in the development hereby permitted shall be coloured black and
of metal construction and thereafter so maintained.

Reason: To ensure that the Local Planning Authority retains control over the external materials
of construction of the development in the interests of the appearance of the development, and
the character and visual amenity of this part of the Conservation Area in which it is set.

This Condition is imposed in accordance with Policies 2, 3 and 29 of the South East
Lincolnshire Local Plan, 2019 and Sections 12 and 16 of the National Planning Policy
Framework, December 2023.



14.

15.

16.

17.

18.

Details of the external illumination of all buildings and areas of the site including details of
luminance and fields of illumination shall be submitted to and approved in writing by the Local
Planning Authority prior to the first use of those buildings and areas and there shall be no
external illumination other than that so approved.

Reason: To ensure that the Local Planning Authority retains control over these matters, in the
interests of the visual amenity of the overall development, to prevent light pollution and to
ensure that the development is adequately lit.

This Condition is imposed in accordance with Policies 2, 3 and 30 of the South East
Lincolnshire Local Plan, 2019.

Prior to the commencement of the first use of the development hereby permitted 15 secure,
covered, long stay cycle racks and an additional 4 short stay cycle racks shall be provided in
the vicinity of the building of a design and in positions which shall be approved in writing by the
Local Planning Authority.

Note: In accordance with recommendations made by the Lincolnshire County Council Highways
Authority and PEDALS, some provision should be made for the charging of electric bicycles
within the secure, covered, long stay cycle racks to be provided on site.

Reason: To ensure that adequate secure facilities are provided for cyclists using the site. This
Condition is imposed in accordance with Policy 36 of the South East Lincolnshire Local Plan,
2019.

The scheme of landscaping and tree planting shown on dwg. no. 101 Rev B shall be carried out
and completed in its entirety during the first planting season following practical completion of the
development. All trees, shrubs and bushes shall be maintained by the owner or owners of the
land on which they are situated for the period of five years beginning with the date of completion
of the scheme and during that period all losses shall be made good as and when necessary.

Reason: To ensure that the development is adequately landscaped, in the interests of its visual
amenity and that of the area in which it is set.

This Condition is imposed in accordance with Policies 2 and 3 of the South East Lincolnshire
Local Plan, 2019.

Prior to the occupation of any dwelling, full details of the arrangement for private
refuse/recycling collection shall be submitted to and approved in writing by the Local Planning
Authority. The approved management arrangements shall be implemented upon first
occupation of any dwelling and thereafter retained for the lifetime of the development.

Reason: This application has been approved on the basis that waste collection will be carried
out by a private company and to ensure appropriate arrangements are in place for the collection
of refuse/recycling.

This Condition is imposed in accordance with Policies 2, 3 and 30 of the South East
Lincolnshire Local Plan, 2019.

The development hereby permitted shall be carried out in accordance with the measures set out
in the Flood Risk Assessment (FRA & SUDS-Former Bull & Monkie PH Spalding Rev C)
forming part of this planning application, unless otherwise agreed in writing by the Local
Planning Authority, in particular the following measures shall be fully implemented before the
property is first occupied:

-Ground floor finished floor levels shall be set no lower than 6.75m above AOD, which is 1m
above existing site levels.

-Flood resilient construction to a height 300mm above the predicted flood depth, and
demountable defences to 600mm above FFL.

Note: The above approved plan does not constitute final approval of detailed site levels or
finished floor levels.

Reason: To ensure that the development does not increase the risk of flooding or be at risk of
flooding.

This Condition is imposed in accordance with Policies 3 and 4 of the South East Lincolnshire
Local Plan, 2019 and Section 14 of the National Planning Policy Framework, December 2023.
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20.

21.

22.

23.

24.

16 swift nest bricks shall be incorporated within the external walls of the development hereby
approved and shall be retained thereafter.

Reason: In the interests of biodiversity.
This Condition is imposed in accordance with Policy 28 of the South East Lincolnshire Local
Plan, 2019.

The water consumption of each dwelling hereby permitted should not exceed the requirement of
110 litres per person per day (as set out as the optional requirement in Part G of the Building
Regulations 2010 and the South East Lincolnshire Local Plan, 2019). The person carrying out
the work must inform the Building Control Body that this duty applies. A notice confirming the
requirement for the water consumption has been met shall be submitted to the Building Control
Body and Local Planning Authority, no later than five days after the completion of each
individual dwelling.

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

The Local Planning Authority has acted positively and proactively in determining this application
by assessing it against all material considerations, including national guidance, planning
policies and representations that have been received during the public consultation exercise,
and by identifying matters of concern within the application and negotiating, with the Applicant,
acceptable amendments to the proposal to address those concerns. As a result, the Local
Planning Authority has been able to grant planning permission for an acceptable proposal.

This decision notice, the relevant accompanying report and the determined plans can be viewed
online at http://planning.sholland.gov.uk/OcellaWeb/planningSearch

In accordance with Section 59 of the Highways Act 1980, please be considerate of causing
damage to the existing highway during construction and implement mitigation measures as
necessary. Should extraordinary expenses be incurred by the Highway Authority in maintaining
the highway by reason of damage caused by construction traffic, the Highway Authority may
seek to recover these expenses from the developer.

The permitted development requires the formation of a new/amended vehicular access. These
works will require approval from the Highway Authority in accordance with Section 184 of the
Highways Act. The works should be constructed in accordance with the Authority's specification
that is current at the time of construction. Relocation of existing apparatus, underground
services or street furniture will be the responsibility of the applicant, prior to application.

For application guidance, approval and specification details, please visit:
https://www.lincolnshire.gov.uk/licences-permits/apply-dropped-kerb
or contact vehiclecrossings@lincolnshire.gov.uk

Please contact the Lincolnshire County Council Streetworks and Permitting Team on 01522
782070 to discuss any proposed statutory utility connections and any other works which will be
required within the public highway in association with the development permitted under this
Consent. This will enable Lincolnshire County Council to assist in the coordination and timings
of these works.

For further guidance please visit:
Traffic Management - https://www.lincolnshire.gov.uk/traffic-management
Licences and Permits - https://www.lincolnshire.gov.uk/licences-permits

Background papers:- Planning Application Working File

Lead Contact Officer Mark Simmonds; Development Manager
Name and Post: (Interim)

Telephone Number: 01775 764444

Email mark.simmonds@sholland.gov.uk



Appendices attached to this report:
Appendix A Plan A



MapThat Scale Print Title

RAAR Rl AN
Centre
419,0)6
A s
% /’OU /
_,‘91 = Se o £
Ly /"(’f ~ihH
. g, Ouf,
&2 Cha
» ™ ' d/e
> :lgdh Peach ’s
riage
Gamlyn's
Almshouses
PH rch o
PH J 1":”,_;(_' ,
FB o ‘
~
m
TCB
Car
Park
Hall
'rl.i]r L"’n .
MP
Car Park
St Mary and
St Nicholas
o Church
Museum Bowd
Jowling

L
DISTRICT COUNCIL

© Crown copyright and database rights 2024 Ordnance Survey 100018351.

MAP SCALE 1:1000
CREATED DATE: 25/03/2024
PHOTOGRAPHIC COPY
LIABLE TO DISTORTION
IN SCALE




