
[08.] Full Planning Permission 
 

 02556/25/FUL  

 

APPLICANT:       Mrs. J. Atkinson 

VALID: 13.08.2025 AGENT: Mr P Browne 

 

PROPOSAL: Extension and alteration to existing mixed used use dwelling 
and day nursery to provide living accommodation and additional 

daycare business space to accommodate an increase to 30no. 
childcare spaces. 

 
LOCATION: 9 Spa Road, Woodhall Spa, Lincolnshire 

 

  

1.0 REASONS FOR COMMITTEE CONSIDERATION 
 

1.1      The application is referred to committee due to significant local 
representations 

 
2.0 THE SITE AND SURROUNDINGS 
 

2.1 The application site is located within Woodhall Spa, within the Woodhall 
Spa Conservation Area. It comprises a detached dormer bungalow 

situated on the south side of Spa Road. The property is currently in 
mixed use as a dwelling and childminding facility for up to 24 children. 

 

2.2      The site forms part of a row of residential properties fronting Spa Road 
and lies directly opposite the Coronation Hall. To the rear, the site adjoins 

the backs of commercial premises fronting The Broadway, an unadopted 
road runs between. The wider area is characterised by a mix of uses: 
while dwellings adjoin the site to either side, nearby are the Dower 

House Hotel, Tea House in the Woods, Kinema in the Woods, Bowls Club 
and the Coronation Hall, with the Broadway’s shops located to the rear. 

 
2.3      A large hard-surfaced parking and turning area is directly to the front of 

the property, enclosed by tall hedging and gates. To the rear is a private 

garden, beyond which runs a belt of trees protected by a Tree 
Preservation Order (TPO) along the rear boundary.   

 
3.0 DESCRIPTION OF THE PROPOSAL 

 
3.1      Planning permission is sought for the extension and alteration to the 

existing mixed use dwelling and day nursery facility to provide further 

living accommodation and additional daycare business space to 
accommodate 30no. childcare spaces.   

 
3.2 The development would comprise a 5m long single storey rear extension 

which would extend across 11.2m of the rear elevation. The extension 

would be fitted with a pitched roof which would produce a height of 
between 2.6m and 4.44m. The extension would provide a lounge and a 

larger children’s room. The application also proposes to increase the 
number of children permitted at anyone time in connection with the 



childcare facility. This is currently controlled by condition and restricted 
to 24, the application effectively seeks a new permission which would 

enable this number to increase to 30. 
 

4.0      CONSULTATION 
 
4.1 Set out below are the consultation responses that have been received on 

this application. These responses may be summarised and full copies are 
available for inspection separately. Some of the comments made may not 

constitute material planning considerations. 
   
 Publicity 

 
 4.2     The application has been advertised by means of a press notice and site 

notice. Neighbours have also been notified in writing. 
 
           Consultees 

 
4.3 PARISH COUNCIL – Object due to highway safety (insufficient staff 

parking, congestion during drop off and pick up times for children) and 
the residential location is not suitable for a home run business. 

  
4.4 LCC HIGHWAYS AND LEAD LOCAL FLOOD AUTHORITY – No objection 
   

4.5 ENVIRONMENTAL SERVICES (Environmental Protection) - No objection 
subject to continued controls on the current restriction on outdoor play 

and improvements to the fence to the west boundary. 
 
4.6 ENVIRONMENTAL SERVICES (Drainage) - No response received 

 
4.7 ENVIRONMENTAL SERVICES (Contamination) - No response received 

 
4.8 STREETSCENE – No objection however an arboricultural method 

statement tree protection plan will be required if the extension is to be 

constructed using the rear access via the unadopted road. 
 

4.9 HERITAGE LINCOLNSHIRE – No comment to make 
 
4.10 BUILT HERITAGE TEAM – No objection subject to window details 

 
           Neighbours 

  
4.11 Six representations of objection received on the grounds of: 

• General dislike of the proposal 

• Highway safety: 
• Inadequate access 

• Inadequate parking provision – use of on street parking on a narrow 
road 

• Traffic – a one-way system proposed for Spa Road which will result 

in larger vehicles using the road to access businesses on the one 
way loop 



• The footpaths are unsuitable for the childcare facilities larger 
pushchairs 

• Out of keeping with the character of the area 
• Out of keeping with the residential area/impact on residential 

amenity – noise nuisance from the increased number of children 
 
4.12 One neutral representation received which raise the following comments: 

•   Attention drawn the number of parents dropping off their children 
who park on the pavement and leave the engine running. Parking will 

be increased by the proposal, and while the road is adequate there is 
an issue of blocking the pavement. 

 

4.13     The Ward Councillor is aware of the application via the Weekly List. 
   

5.0 RELEVANT SITE HISTORY 
 
5.1 S/215/00067/25 - Section 73 application to vary condition no.3 (number 

of children increased from 15 to 24) previously imposed on planning 
permission ref. no. S/215/01006/24 for the change of use of existing 

dwelling to a mixed use dwelling and childcare on domestic premises 
business. – APPROVED  

 
5.2      S/215/1006/24 - Planning Permission - Change of use of existing 

dwelling to a mixed use dwelling and childcare on domestic premises 

business. -APPROVED 
 

5.3      S/215/1179/21 - Planning Permission - Extensions and alterations to 
existing house to provide an open plan living area with 3no. enlarged 
first floor bedrooms and to include the raising of the roof height and 3no. 

dormer windows to the rear, on the site of part of existing house which is 
to be demolished. - APPROVED 

 
5.4 S/215/1706/07 - Planning Permission - Rear extension to existing 

dwelling to provide a conservatory. – APPROVED 

 
5.5      S/215/495/06 - Planning Permission - Extensions and alterations to an 

existing bungalow to provide 2 no. bedrooms and en-suite bathroom in 
the roof space with 2 no. dormer windows and an attached annex of 
accommodation comprising kitchen, bathroom, lounge, hall and bedroom 

with bedroom and en-suite bathroom over with 1 no. dormer window on 
site of an existing glasshouse which is to be removed. APPROVED 

 
6.0      PLANNING POLICY 
 

6.1      Section 38(6) of the Planning and Compulsory Purchase Act 2004 
requires that planning applications are determined in accordance with 

the development plan unless material considerations indicate otherwise. 
The Development Plan comprises of the East Lindsey Local Plan (adopted 
2018), including the Core Strategy and the Settlement Proposals 

Development Plan Document; and any made Neighbourhood Plans. The 
Government's National Planning Policy Framework (NPPF) is a material 

consideration. 



 East Lindsey Local Plan 
SP1 - A Sustainable Pattern of Places 

SP2 - Sustainable Development 
 SP10 – Design 

 SP11 - Historic Environment 
 SP14 - Town/Village Centres and Shopping 
 SP22 - Transport and Accessibility 

  
 National Planning Policy Framework 

 
 Background Documents 
 

7.0     OFFICER ASSESSMENT OF THE PROPOSAL 
 

 Main Planning Issues 
  
7.1     The main planning issues in this case are considered to be: 

• Principle of development 
• Impact on neighbour amenity 

• Impact on the character of the area, conservation area and 
protected trees 

• Highway safety 
• BNG 

 

7.2      Principle of development 
7.3      It is firstly considered that the principle for extending the building itself is 

acceptable subject to being of an appropriate design. As noted above, 
the proposed single storey rear extension would measure 5m long and 
would extend across 11.2m of the rear elevation. The extension would be 

fitted with a pitched roof which would produce a height of between 2.6m 
and 4.44m. The extension would be sited 1.9m from the eastern 

boundary and 7m from the western boundary. Having regard for the 
separation between the extension and the neighbours, the boundary 
treatments and the scale of the proposal, it is considered appropriate and 

would not of itself result in harm to neighbour amenity. 
 

7.4 Planning permission was granted in 2024 for the change of use of an 
existing dwelling to a mixed use dwelling and childcare on domestic 
premises business. Prior to this the dwelling was used for childminding 

on a smaller scale without the need for a planning permission. The 2024 
permission was granted subject to a number of conditions to control the 

use, including restricting the number of children at anyone time to no 
more than 15 and restricting hours of outdoor play to two 30 minute 
sessions each day. In 2025 a further application was submitted to 

increase the maximum number of children to 24, this was approved on 
14th March. The 2024 and then the 2025 permissions were implemented, 

and the childminding business has been operating on that basis since. 
 
7.5      The applicant now wishes, in conjunction with the proposed extension to 

increase the number of children that can be cared for onsite at anyone 
time, increasing this from 24 to 30 (currently restricted by condition 3 of 



S/215/00067/25). In addition to this they propose an extension to offer 
a lounge and additional space for the childcare facility.  

  
7.6 The site lies in Woodhall Spa, a settlement defined as a large village by 

SP1 of the Local Plan. It lies centrally in the village, in a row of 
residential dwellings, with commercial and community facilities to the 
rear and opposite as well as the general wider area. The proposal seeks 

to expand the existing facility allowing for an increase in the number of 
children. 

 
7.7 There is no specific policy in the Local Plan which directly relates to 

childcare facilities although SP14 is concerned with town/village centres 

and shopping, it covers shopping, commercial leisure, office, tourism, 
cultural services and community services and facilities. This policy states 

that 'The Council will support proposals for the development of 
community and cultural services and facilities (including shared use) 
where they provide or maintain essential services and add to the quality 

of life of the communities in the District.' The proposal would build on an 
existing childcare setting in the village, enhancing a service which would 

add to services and facilities offered in the settlement, and, in principle, 
is therefore considered acceptable. 

 
7.8 Impact on neighbour amenity 
7.9 SP10 of the Local Plan states that development will be supported if it 

does not, amongst other matters, unacceptably harm any nearby 
residential amenity.  Paragraph 135 of the NPPF states that 

developments should ensure a high standard of amenity for existing and 
future occupants. 

 

7.10 In that respect as an extension to the existing building, the design is 
considered acceptable, being subordinate and complementary without 

undue harm resulting from the built form. The current mixed-use 
dwelling and childcare set up is subject to conditions which limit the 
number of children cared for at anyone time and also a further condition 

limiting outdoor play to two 30 minute sessions per day. This application 
effectively seeks a revised permission which would allow for 30 children 

to be cared for. 
 
7.11 The existing childminding business operates from 6:30am-6pm (although 

the hours are not controlled by condition). The applicant offers full day 
care (6:30-18:00), school drop off care (6:30-8:45), daycare (8:00-

14:00 or 9:00- 15:00) and school collections (15:15-18:00). The 
timeslots for each child, however, are staggered with children coming 
and going over the day.  The children's day would continue to follow the 

same timetable/daily routine as set out as part of the previous 
application, with the outdoor play schedule remaining the same 30 

minutes in the morning and 30 minutes in the afternoon. The applicant 
advises that they like to be out in the community and make use of the 
woods. 

 
7.12 As part of consultation on the application 6 letters of objection have been 

received, a further neutral letter and a Parish Council Objection. These 



responses have raised concern with regards noise due to the proposal to 
effectively increase the number of children. 

 
7.13 While an increase in numbers at the existing childminding facility to 30 

has the potential to generate additional noise and general activity 
associated with pick-ups, drop-offs, and outdoor play, it is not considered 
that the proposed increase would result in undue harm to the amenity of 

neighbouring occupiers. The site already benefits from planning 
permission for use as a childminding facility accommodating up to 24 

children, and therefore a degree of associated noise and comings and 
goings is established and provides a ‘fallback’ consideration against 
which the impacts of this proposal can be considered. In that respect, 

the lack of objection from colleagues in Environmental Services is noted 
and the modest uplift of six additional children is not considered to 

materially alter the overall character or intensity of the use to an 
unacceptable level (subject to imposition of appropriate conditions). 

 

7.14 Furthermore, the property is located within a mixed-use area of Woodhall 
Spa, where a variety of commercial and community uses are close by 

and present. These include shops and business premises to the rear of 
the site, as well as a cinema, tea rooms, hotel and the Coronation Hall in 

close proximity. The presence of these existing activities contributes to a 
generally active environment where a certain level of background noise is 
typical and established. 

 
7.15 As noted previously, Environmental Protection have been consulted on 

the application and raise no objection subject to the imposition of the 
same restrictions for outdoor play as those currently controlled by 
condition. They also advise that the fence to the west boundary of the 

rear garden should be improved. The east side and rear boundaries are 
defined by 2m high close board fencing; however, the west side 

boundary fence is notably lower. Environmental Protection advise that, in 
the absence of a specific noise assessment, a 2m high close boarded 
fence along the western boundary would noticeably improve the situation 

for the western side neighbours.    
 

7.16 Given the context of the site, and subject to the continued operation of 
the site in accordance with the previously agreed timetable for outdoor 
play along with a condition to improve the west boundary treatment, it is 

considered that the proposal would not give rise to a level of noise or 
disturbance that would be unduly harmful to neighbouring residential 

amenity. 
 
7.17 Impact on the character of the area, conservation area and 

protected trees 
7.18 Policy SP10 of the Local Plan states that the Council will support well-

designed sustainable development, which maintains and enhances the 
character of the District's towns, villages and countryside. SP11 is 
concerned with the heritage assets in the district. 

7.19 Section 72(1) of the Listed Buildings Act 1990 states that in the exercise 
of various functions under the Planning Acts in relation to land in 

conservation areas (including determination of planning applications) the 



Council is required to pay special attention to the desirability of 
preserving or enhancing the character and appearance of the 

Conservation Area. 
 

7.20 The site lies in the Woodhall Spa Conservation Area. It comprises a 
dormer bungalow which has been extended and altered in recent years, 
it is finished in a cream render. The proposed development would 

comprise a single storey extension to the rear, it would not be 
particularly visible from surrounding roads or the wider conservation 

area. It would be concealed from view from Spa Road and The Broadway, 
with glimpses only possible from the unadopted road to the rear. 
Nonetheless, it would follow the form, design and scale of the existing 

dwelling and be in keeping with this property. The extension would not 
result in harm to the character of the area nor the conservation area.  

 
7.21 The conservation officer has requested window details for the extension 

be required by condition. However, given the concealed position of the 

extension and its lack of contribution to the conservation area combined 
with the character and appearance of the parent dwelling, it is 

considered unnecessary and unreasonable to essentially require that 
detail in this case. 

 
7.22 There is a shelterbelt of trees afforded the protection of a Tree 

Preservation Order that runs along the rear boundaries of properties 

along Spa Road. Mostly a single line of pine trees makes up this linear 
feature, known within the original Order as A6, line of pine rear of 

properties 3 – 11 Spa Road. Generally, the rear garden spaces of 
properties along Spa Road are large, around 30m long from the dwelling 
rear elevation to the rear boundary line and around 20m wide. This 

development proposes a rear single storey extension that extends 
around 5m from the existing rear elevation. The Council’s Arboricultural 

Officer advises that given the distance between the proposed extension 
and the line of trees along the rear boundary the proposal would have 
minimal impact on the trees. 

 
7.23 The Council’s Arboricultural Officer raised concern regarding logistics to 

facilitate development and the impact this may have on the protected 
trees. The site has an access from Spa Road (to the front) and from the 
unadopted road to the rear, the use of the latter however would be under 

the crown spread of the protected trees. The applicant has confirmed 
that construction activity associated with the extension would utilise the 

front access and therefore would not affect the protected trees. This 
arrangement could be secured by condition. 

 

7.24 Highway safety 
7.25 SP10 of the Local Plan seeks to ensure that development provides safe 

and suitable access for all users. 
 
7.26 Neighbours and the Parish Council have raised concern with regards 

highway safety, in particular inadequate access, inadequate parking 
provision, use of on street parking on a narrow road, traffic and the 

suitability of footpaths. 



 
7.27 The proposal seeks to, in part, enable an increase in the number of 

children accommodated at the existing childminding facility from 24 to 
30. The site benefits from off-road parking provision for six vehicles to 

the front of the property. The existing access arrangements are 
acceptable for the current use with appropriate visibility. Additional on-
street parking is available within the immediate vicinity. A number of 

clients may also access the site by foot, bicycle, or other forms of active 
travel. The off-road parking is chiefly used by staff to keep vehicles off 

the highway that will need to be parked for a long period of time; the 
remaining spaces are available for parents for drop off and pick up. 
Previously as part of the previous section 73 application to increase child 

numbers to 24, the applicant advised that staff vehicles would increase 
from a maximum of 2 to 4. This application seeks a more modest 

increase of 6 children and therefore the likely increase in demand for 
staff parking could still be accommodated on site with the current 
arrangements.  

 
7.28 Drop-off and collection of children is managed in a staggered manner, 

with no more than three vehicles expected to arrive or depart at any one 
time during the peak periods of 07:30–09:00 and 15:45–18:00. This 

management arrangement assists in reducing congestion and ensures 
the efficient use of available parking. 

 

7.29 Highways have been consulted on the application and raise no objection, 
in their opinion, the proposed increase in child numbers would not result 

in an unacceptable impact on highway safety. 
 
7.30 Having regard to the staggered nature of arrivals and departures, the 

level of off-street parking provision, and the availability of on-street 
parking on what is a relatively quiet road with slow-moving traffic, it is 

considered that the proposal would not give rise to significant concerns 
in respect of parking congestion or highway safety. 

 

7.31 BNG 
7.32 The development would be exempt from mandatory biodiversity net gain 

as it is below a de minimis threshold. The extension would be 
constructed on an area of existing hardstanding, the development 
therefore would not impact a priority habitat and impacts less than 25 

square metres (e.g. 5m x 5m) of non-priority onsite habitat (such as 
modified grassland) or 5m for non-priority onsite linear habitats (such as 

native hedgerows). 
 
8.0 CONCLUSION 

 
8.1 The proposal seeks permission for an extension to the existing facility to 

enable an increase in the number of children cared for at the existing 
childminding facility to 30. The principle of the development is 
considered acceptable, building upon an established and lawful childcare 

use. Although the proposal would result in a modest increase in activity 
and associated noise, it is considered that this would not lead to undue 

harm to neighbouring residential amenity, particularly having regard to 



the mixed-use character of the surrounding area and the imposition of 
conditions to mitigate impacts and to limit outdoor play and improve 

boundary treatment. In highway terms, sufficient on and off-street 
parking and suitable access are provided, with drop-off and collection 

managed in a staggered manner to avoid congestion.  
 
8.2 The proposed extension is of an appropriate scale and design, 

sympathetic to the host dwelling and its setting within the Woodhall Spa 
Conservation Area. It would not adversely affect the character or 

appearance of the area, nor the protected trees to the rear of the site. 
 
8.3 Overall, the development is considered to accord with the relevant 

policies of the East Lindsey Local Plan, including SP1, SP10, SP11 and 
SP14, as well as the guidance contained within the National Planning 

Policy Framework. Accordingly, it is recommended that planning 
permission be granted, subject to conditions. 

 

8.4  This conclusion has been arrived at having taken into account all other 
relevant material considerations, none of which outweigh the reasons for 

the officer recommendation made below. 
 

9.0 OFFICER RECOMMENDATION  
9.1      Approval 
 

Conditions: 
 

1. The development hereby permitted shall begin not later than 3 years from 
the date of this decision. 
 

Reason: As required by Section 91 of the Town and Country Planning Act 
1990, as amended by Section 51 of the Planning and Compulsory 

Purchase Act 2004. 
 

2. The development hereby permitted shall be carried out in accordance with 

the following approved drawings and other documents: 
 

Location Plan   Received by the LPA on 24/06/2025 
Block Plan    Received by the LPA on 23/06/2025 
Existing & proposed plans, 

Elevations            Received by the LPA on 23/06/2025 
 

and any drawings approved subsequently in writing by the local planning 
authority pursuant to any conditions on this decision letter. 
 

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

 
3. There shall be no more than 30 children cared for by the childcare 

business operating from the site at anyone time. 

 



Reason: In the interests of neighbour amenity and highway safety. This 
condition is imposed in accordance with SP10 and SP22 of the Local Plan 

and paragraph 135 of the National Planning Policy Framework. 
 

4. The area of hardstanding to the front of the dwelling shall be available for 
the parking of a minimum of 6 cars at all times when the childcare facility 
is open. 

 
Reason: To enable staff and visitors to park off the road. This condition is 

imposed in the interest of highways safety in accordance with SP22 of the 
Local Plan. 

 

5. Outdoor play in connection with the childcare facility shall be limited to 
that stated in the daily routine received by the Local Planning Authority on 

27/08/2024. 
 
Reason: In the interests of neighbour amenity. This condition is imposed 

in accordance with SP10 of the Local Plan and paragraph 135 of the 
National Planning Policy Framework. 

 
6. No construction vehicles, plant, materials, or equipment associated with 

the approved development shall access the site via the rear access. All 
construction access, deliveries, and removal of materials shall take place 
via the existing front access from Spa Road only. 

 
Reason: To prevent damage to trees protected by a Tree Preservation 

Order which lie to the rear of the site, in accordance with Policy SP10 and 
SP11 of the East Lindsey Local Plan. 

 

7. A 2-metre-high close-boarded fence shall be erected along the full length 
of the rear garden along the western boundary of the site before the 

number of children cared for at the premises increases beyond 24. The 
fence shall thereafter be retained and maintained at that height for the 
lifetime of the development. 

 
Reason: In the interests of protecting the residential amenity of 

neighbouring occupiers from noise and disturbance associated with the 
use of the site as a childcare facility, in accordance with Policy SP10 of the 
East Lindsey Local Plan and Paragraph 135 of the National Planning Policy 

Framework 
 


