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My ref: PE/KR/Planning 
 

Please ask for: Karen Rist, Democratic Services Officer (Direct number Tel 01205 314226) 
 
Monday, 29 May 2023 
 

 

NOTICE OF MEETING OF THE PLANNING COMMITTEE 
 
Dear Councillor  
 

You are invited to attend a meeting of the Planning Committee 
 

on Tuesday, 6 June 2023 at 10.00 am 
 

in the Committee Room  Municipal Bulding  West Street  Boston 

 
ROB BARLOW 
Joint Chief Executive 
 
Chairman:  Councillor David Middleton 
Vice Chair:  Councillor David Scoot  
Councillors: Jyothi Arayambath, Alison Austin, Peter Bedford, Dale Broughton, David Brown, 
Barrie Pierpoint, Ralph Pryke, Claire Rylott, Lina Savickiene, Helen Staples and Suzanne Welberry 
 

 

 
Note(s) for Members of the Committee:  

In order to vote on a planning application committee Members must be present for the entire 
presentation and discussion on the item. 
 
When an official site visit is undertaken which forms part of the decision making at Committee, 
only Members who have attended the site visit and received full representation will be able to 
debate and decide the application. 
 
 

 

Members of the public are welcome to attend the committee meeting as observers 

except during the consideration of exempt or confidential items. 

 

This meeting may be subject to being recorded. 
 

 
 

Public Document Pack



 

 

AA  GG  EE  NN  DD  AA  
 

PART I - PRELIMINARIES 
 

 

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

 

B   MINUTES 
 
To sign and confirm the minutes of the last meeting. 

 

1 - 8 

C   DECLARATION OF INTERESTS 
 
To receive declarations of interests in respect of any item on the agenda. 

 

 

D   PUBLIC QUESTIONS 
 
To answer any written questions received from members of the public no 
later than 5 p.m. two clear working days prior to the meeting – for this 
meeting the deadline is 5 p.m. on Thursday 1st June 2023 

 

 

PART II - AGENDA ITEMS 
 

 

1   PLANNING APPLICATION B/23/0005 
 
Full Planning Permission   
 
Proposed siting of 4no. Static Holiday Caravans  
 
The Chestnuts, Green Lane, Algarkirk, Boston PE20 2AD  

 

9 - 26 

2   PLANNING APPLICATION B/23/0052 
 
Full Planning Permission  
 
Change of use from B2 to Sui Generis (Auction House)  
 
Warth Park, Unit 4, Sea Lane, Butterwick, Boston, PE22 0EY  

 

27 - 36 

3   PLANNING APPLICATION B/22/0491 
 
Full Planning Application  
 
Proposed two storey dwelling for an essential worker  
 
Lincolnshire Firewood & Coal, The Plantation, Rowdyke Road, 
Wyberton, Boston PE21 7AQ 

 

37 - 48 

 



 

 

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

 
 
Notes:  
 
The Human Rights Act 1998 
It is implicit in these reports that the recommendations to and the consideration by Committee will 
take into account the Council’s obligations arising out of the Human Rights Act and the rights 
conferred by Articles 6,8,14 and Article 1 of the First Protocol of the European Convention on 
Human Rights (ECHR).  These are the rights to a fair hearing, respect for family and private life, 
the prohibition against discrimination and the peaceful enjoyment of possessions, respectively.  
The ECHR allows many to be overridden if there is a sufficiently compelling public interest. 
 
In simple terms the Act requires a person’s interest be balanced against the interests of the 
community.  This is something that is part of the planning system and that balancing is a significant 
part of the consideration of issues identified to Committee by officer reports.  Provided that those 
issues are taken into account, the Convention will be satisfied. 
 
The person to contact about the agenda and documents for this meeting is Karen Rist, Democratic 
Services Officer, Municipal Buildings, Boston, Lincolnshire, PE21 8QR, Tel 01205 314226, e-mail: 
karen.rist@boston.gov.uk. 
 
Council Members who are not able to attend the meeting should notify Karen Rist, Democratic 
Services Officer as soon as possible giving the name of the Council Member (if any) who will be 
attending the meeting as their substitute. 
 
Alternative Versions  
Should you wish to have the agenda or report in an alternative format such as larger text, Braille or 
a specific language, please contact Democratic Services on direct dial (01205) 314226 
 

 

Emergency Procedures 
 

In the event of a fire alarm sounding all attendees are asked to leave the building via 

the nearest emergency exit and make their way to the Fire Assembly Point located in 

the car park at the rear of the Municipal Buildings. 

 

 
 
 



This page is intentionally left blank



PLANNING COMMITTEE 
 

7 FEBRUARY 2023 

Present: 
 

 

Chairman: Councillor Tom Ashton 

Vice-Chairman: 
 

Councillor Alison Austin 

Councillors: Peter Bedford, David Brown, Katie Chalmers, 
Jonathan Noble, Frank Pickett, Paul Skinner, Peter Watson 
and Judy Welbourn 
 

Officers: Legal Advisor, Legal Services Lincolnshire, Deputy 
Development Manager, Senior Planner and Democratic 
Services Officer 
 

146   APOLOGIES 
 

Apologies for absence were tabled for Councillor Paul Goodale and Councillor Yvonne 
Stevens. 

 
147   MINUTES 

 

With the agreement of the committee, the Chairman signed the minutes of the previous 
meeting held on 10 January 2023 

 
148   DECLARATION OF INTERESTS 

 

Standing declarations of interest are tabled for the following members of the planning 
committee in their current roles as members or representatives of the following: 
Members of Lincolnshire County Council Councillors Tom Ashton, Alison Austin and 
Paul Skinner. 
Members of the South East Lincolnshire Joint Strategic Planning Committee Councillors 
Tom Ashton, Peter Bedford and Paul Skinner 
Representatives of the Internal Drainage Boards Councillors Tom Ashton, Peter 
Bedford, Frank Pickett and Judith Welbourn. 
 
No additional declarations of interest were tabled.  

 
149   PUBLIC QUESTIONS 

 

No public questions were tabled. 
 
 
150   PLANNING APPLICATION B 22 0248 

 
Erection of 4 no. 1.5 storey dwellings and a detached garage and 
construction of a private access road 
                                 
73 & 73A, Rosebery Avenue, Boston PE21 7QR 
 
Rosebery Homes Ltd 
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Planning Committee 
7 February 2023 
 

 
The Senior Planner presented the report confirming there were no updates to the 
information therein.  The report had been called-in by the ward Member for a variety of 
reasons including being contrary to Policy 30 in respect of impact of noise on residents, 
concerns in respect of the land quality and concerns at the narrowness of the access 
track and potential risk to pedestrians.  
The site was within an existing residential site with two backland dwellings, 73 and 73a 
Rosebery Avenue, both of which are currently unoccupied. The site is within the 
settlement boundary for Boston, within Flood Zone 3 and within the Danger for All Flood 
Hazard Zone.  The site would be accessed via a driveway between 67 and 79 Rosebery 
Avenue that sit on the roadside. The site widened at the rear of the properties to a 
broadly rectangular site that featured the two existing dwellings and large area to the 
rear that served as the gardens for those properties but was not currently maintained. 
To the south of the site was a similar arrangement, with 65a and 65b Rosebery avenue 
occupying a backland site. To the north of the site was The Boundary, a cul-de-sac 
development with several bungalows, 6 of which share a boundary with the site. 
The application sought permission to demolish the two existing dwellings and erect four 
1.5 storey dwellings. Plots 1, 2 and 4 would back on to the southern boundary of the 
site, with Plot 3 sitting perpendicular to these. An access road would run from the 
current driveway along the north of the site to serve all 4 properties.  An additional plot 
was proposed in the north west of this but this has been removed by amendments with a 
landscaped area now proposed in that corner. Further amendments have been received 
that amend a window on Plot 2. 
The application has been accompanied by a Preliminary Ecological Appraisal, 
Biodiversity Assessment and Flood Risk Assessment. 
 

Representation was received by Mr Andrew Clover the agent for the applicant which 
included: 
 

Members were asked to note that the site already had two existing dwellings which 
although unused, had been previously accommodated and as such the actual 
application was only for two additional dwellings plus the garage, as the two already on 
site would be replaced, leaving only two more to be built.    
The Environment Agency had stated they considered the development would be safe for 
its lifetime.  Lincolnshire County Highways had stated it did not wish to restrict the grant 
of the permission and had raised no objections to the application.  Both the Highway and 
Lead Local Flood Authority had been mindful of the fact, that there was already an 
existing access which was suitable and would allow drivers intending to enter the 
highway at the access to have sufficient visibility of approaching traffic and pedestrians 
to enable them to judge if it was safe to make the manoeuvre.  
The site lay within the settlement boundary for Boston and Policy 1 of the Local Plan 
supported development that supported the town’s role as sub-regional centre. The 
majority of residential growth within the Borough was directed to the town, therefore four 
dwellings within such a location would be deemed acceptable.  
 
Representation was received by the Ward Member which included: 
Concerns were noted at the access and egress of the site which despite Lincolnshire 
County Highways raising no objections, was in an area close to a local school and which 
could be dangerous at certain times of the day with exiting of the site and narrowness of 
the track providing little clear sight for drivers which could result in putting pedestrians at 
risk.    
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Planning Committee 
7 February 2023 

 

 
The Ward Member noted further concerns in respect of the impact of noise on residents 
of Boundary, concerns that the site was unsuitable for residential development and 
concern in respect of access to the site during construction and also the impacts of the 
construction work.  Further concern noted that the land quality of the site was unsuitable 
for residential development  
 
It was moved by Councillor Tom Ashton and seconded by Councillor Frank Pickett that 
the application be granted in line with officer recommendation subject to the conditions 
and reasons therein: 
 
Vote:   7 in Favour.   2 Against.   1 Abstention. 
 
RESOLVED: 
 
That the application be granted subject to the following conditions: 
 

1. The development hereby permitted must be begun not later than the 
expiration of three years beginning with the date of this permission. 
 
Reason: Required to be imposed pursuant to Section 51 of the Planning and 
Compulsory Purchase Act 2004. 
 

2. The development hereby permitted shall only be undertaken in accordance 
with the following approved plans; 
 
▪ Drawing No. 18622-01 Location Plan 
▪ Drawing No. 18622-103 Rev A Site Plan 
▪ Drawing No. 18622-104 Plot 1 Floor and Roof Plan 
▪ Drawing No. 18622-105 Plot 1 Elevations and Section 
▪ Drawing No. 18622-106 Plot 2 Rev A Floor and Roof Plan 
▪ Drawing No. 18622-107 Plot 2 Elevations and Section 
▪ Drawing No. 18622-108 Plot 3 Floor and Roof Plan 
▪ Drawing No. 18622-109 Plot 3 Elevations and Section 
▪ Drawing No. 18622-110 Plot 4 Floor and Roof Plan 
▪ Drawing No. 18622-111 Plot 4 Elevations and Section 
▪ Drawing No. 18622-112 Plot 4 Garage 
▪ Drawing No. 18622-113 Proposed Site Plan (west) 
▪ Drawing No. 18622-114 Proposed Site Plan (east) 

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

3. Prior to commencement of the development hereby approved a detailed 
construction management plan shall be submitted to and approved in writing 
by the Local Planning Authority. The construction management plan shall 
include: 
 

▪ Method statement detailing how construction traffic, site personnel 
vehicles, materials deliveries and site accommodation will be 
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Planning Committee 
7 February 2023 
 

managed to safeguard highway safety and residential amenity. 
▪ Phasing of development to include access construction, parking and 

construction compounds 
▪ Details of measures to minimise disturbance during the demolition and 

construction process through noise, dust, vibration and fumes 
▪ A method statement detailing where pile foundations ae to be used 

and measures to protect the amenity of neighbours during this process 
▪ Proposed hours and days of working 

 
The development shall thereafter be carried out in accordance with approved 
construction management plan. 
  
Reason: In the interests of the amenity of local residents in accordance with 
Policies 2 and 3 of the South East Lincolnshire Local Plan (2019). 

4 No development shall be undertaken until bat activity surveys have been 
carried out in accordance with the recommendations of the Preliminary 
Ecological Appraisal. A report detailing the results of that survey along with 
details if any necessary mitigation shall be submitted to and approved in 
writing by the Local Planning Authority prior to any works being carried out. 
The development shall proceed in strict accordance with the 
recommendations of the approved report. 
 
Reason: In the interests of biodiversity and in accordance with Policy 28 of 
the South East Lincolnshire Local Plan (2019). 

5 The development hereby approved shall not be commenced until details of a 
comprehensive contaminated land investigation has been submitted to and 
approved by the Local Planning Authority and until the approved scope of 
works have been implemented. The assessment shall include the following 
measures unless the LPA dispenses with any such requirement in writing: 
 

▪ A Phase 1 desk study 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 study shall establish a 

‘conceptual model’ of the site and identify all plausible pollutant 

linkages. Furthermore the assessment shall set objectives for the 

intrusive site investigation works/quantitive risk assessment. A copy of 

the desk study and non-technical summary shall be submitted to the 

Local Planning Authority. 

▪ A 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 and 

take into account the sites existing status and proposed new use. A 

copy of the site investigation and findings shall be submitted to the 

Local Planning Authority. 

Reason: To ensure potential risk arising from previous site uses have been 
fully assessed and to accord with Policies 2 and 3 of the South East 
Lincolnshire Local Plan (2019). 
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6 Where the risk assessment identifies any unacceptable risk or risks, a 
detailed remediation strategy to deal with land contamination and/or pollution 
of controlled waters affecting the site shall be submitted to and approved in 
writing by the Local Planning Authority. No works, other than investigative 
works, shall be carried out on the site prior to receipt of written approval of 
the remediation strategy by the Local Planning Authority. 
 
Remediation shall be carried out in strict accordance with the approved 
remediation strategy. 

 
Reason: To ensure the proposed remediation plan is appropriate and to 
accord with Polices 2 and 3 of the South East Lincolnshire Local Plan (2019). 
 

7 If during development contamination not previously considered is identified, 
then the Local Planning Authority shall be notified immediately and no further 
work shall be carried out until a method statement detailing a scheme for 
dealing with suspected contamination has been submitted to and approved in 
writing by the Local Planning Authority. 

 
Reason: To ensure all contamination within the site is dealt with and to 
accord with Policies 2 and 3 of the South East Lincolnshire Local Plan 
(2019). 
 

8 Prior to development above ground level a schedule of external materials for 
buildings and hard surfaced areas and details of proposed boundary 
treatments 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: In the interests of the appearance and character of the 
development and the visual amenity of the area in accordance with Policies 2 
and 3 of the South East Lincolnshire Local Plan (2019). 
 

9 Prior to development above ground level, full details of the proposed means 
of foul and surface water disposal to separate systems shall be submitted to 
and approved in writing by the Local Planning Authority and the details so 
approved shall be implemented in full before there are any flows into the 
receiving systems. 
 
Reason: To ensure that the site is adequately drained, to avoid pollution, and 
to prevent increased risk of flooding in accordance with Policies 2, 3 and 30 
of the South East Lincolnshire Local Plan (2019) and national guidance 
contained in Section 14 of the National Planning Policy Framework (2021). 
 

10 Notwithstanding the submitted details a scheme for the long-term 
management and monitoring of the proposed landscaping and biodiversity 
measures shown on Drawing No. 18622-113 and 18622-114 shall be 
submitted to and approved in writing by the Local Planning Authority. 
 
Such a scheme shall cover a minimum period of 30 years and the 
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Planning Committee 
7 February 2023 
 

development shall be occupied and managed in accordance with the agreed 
details. 
 
Reason: To ensure that biodiversity enhancement is achieved to mitigate the 
loss of existing habitats on site in accordance with Policy 28 of the South 
East Lincolnshire Local Plan (2019) and Section 15 of the National Planning 
Policy Framework (2021). 
 

11 The scheme of landscaping, tree planting and biodiversity enhancements 
shown on Drawing No. 18622-113 and 18622-114 shall be carried out and 
completed in their entirety during the first planting season following practical 
completion of the development. All trees, shrubs and bushes shall be 
maintained in accordance with the details required by Condition 10 and 
during that period all losses shall be made good as and when necessary. 

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

12 The development hereby permitted shall be undertaken in accordance with 
the Recommendations set out in Section 5.0 of the Preliminary Ecological 
Appraisal. Should any protected species be found during the development 
work shall cease immediately and details of protection measures shall be 
submitted to and approved in writing by the Local Planning Authority.  

 
Reason: To ensure the protection of protected species during the 
development, in accordance with Policy 28 of the South East Lincolnshire 
Local Plan (2019). 
 

13 The development permitted by this planning permission shall be carried out 
in accordance with the approved Flood Risk Assessment (FRA) June 2022 
by Andrew Clover Planning and Design Ltd. and the following mitigation  
measures detailed with in the FRA: 
 

▪ Finished floor levels to be set no lower than 2.7m above Ordnance 
Datum (AOD), equivalent to 1.0m above existing ground level. 

▪ The development shall not include single storey dwellings 
▪ Demountable defences/flood doors to be provided to a height of 

600mm to cover all ground floor doors 
▪ Flood resilience and resistance measures to be incorporated into the 

proposed development as stated 
 

The mitigation measures shall be fully implemented prior to occupation and 
subsequently remain in place. 
. 
Reason: In the interest of reducing flood risk in accordance with Policy 4 of 
the South East Lincolnshire Local Plan (2019). 
 

14 The water consumption of any dwelling hereby permitted should not exceed 
the requirement of 110 litres per person per day (as set out in Part G of the 

Page 6



Planning Committee 
7 February 2023 

 

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 Borough, in accordance with Policy 31 of the South East Lincolnshire 
Local Plan (2019). 
 

 
151   PLANNING APPEAL REPORT 

 
The Deputy Development Manager presented the report for information to advise 
members of the receipt of appeal decisions received since the previous report and 
highlight any key decisions or themes arising. 
There had been 4 Appeals since the last report to Members. Of those, none were 
allowed, 3 dismissed and 1 had been withdrawn. The Appeals related to a mix of 
application and development types, including changes of use, minor householder and an 
adult gaming centre.  
The report was the first update since July 2022, and whilst there is a small number of 
appeals 3 out of the 4 are dismissed and 1 was withdrawn. There are also a mix of 
cases with different application types and policy issues, including enforcement 
involvement. 
At one of the Appeals, the Council were represented externally, B/21/0461 by Counsel. 
In this case this represented value for money given the complexity of the case and the 
format as a hearing. No Costs Awards were made in connection with any of the 
Appeals. 
In general terms, the Council has been able to demonstrate its position in respect of all 
Appeals, generally the Local Plan policy continues to perform well with all those appeals 
that were determined being dismissed by Inspectors.  It was notable that Inspectors 
afforded weight to other material considerations including the general sustainability of 
locations and environmental, social and economic benefits of proposals when forming 
their planning balance. This is not uncharacteristic when considering wider decisions 
across the Partnership and the general trend nationally. 
Overall, our Appeal performance remains good and is better than national target over 
the rolling 2 year period. This is a good indicator of the quality of decision taking. This is 
also considered to be reflective of the current position with the adopted local plan, which 
will have an effect in terms of guiding development and reducing the Councils exposure 
to speculative applications. 
The Department of Levelling Up, Housing and Communities (DLUHC) monitors 
authorities in relation to the number of major and non-major applications overturned (i.e. 
allowed) at appeal.  The threshold was for fewer than 20% of all major applications 
determined overturned at appeal over a rolling two-year period (i.e. the total number of 
major decisions divided by the total number overturned).  For authorities who exceed 
this target, they would be classed as ‘poorly performing’ and applications for major 
developments may be made by developers directly to the Planning Inspectorate.  
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DLUHC also monitored the threshold for quality of decisions for non-major applications, 
the threshold for which is 10%.  Like the major threshold, it was the total number of non-
major applications overturned at appeal compared to the total number of non-major 
decisions made.   
The Council was therefore significantly within government’s target and not at risk of 
being classed as poorly performing. 
 
 
 
Members noted the report. 
 
 
 
 
 

The Meeting ended at 10.50 am 
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PLANNING APPLICATION B/23/0005 

 

Planning Application: 

Full Planning Permission  

Proposed siting of 4no. Static holiday caravans 

Location: 

The Chestnuts, Green Lane, Algarkirk, Boston, PE20 2AD  

Applicant: 

Mr Tim Woodcock, Barn Dried Logs 

 

 

 

 

Agent: Agent: 

Mr Andrew Clover, Andrew Clover Planning and Design Ltd 

 

 

 

 

Agent: 
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BOSTON BOROUGH COUNCIL 
 

 

Planning Committee – 06 June 2023 
 

 
Reference No:   B/23/0005  
 
Expiry Date:  06-Jun-2023 
Extension of Time:  
 
Application Type: Full Planning Permission 
Proposal:  Proposed siting of 4no. static holiday caravans  
Site:   The Chestnuts, Green Lane, Algarkirk, Boston PE20 2AD 
 
Applicant:  Mr Tim Woodcock, Barn Dried Logs 
Agent:   Mr Andrew Clover, Andrew Clover Planning and Design Ltd 
 
Ward:            Five Village Parish: Algarkirk Parish Council 
 
Case Officer:           Simon Eldred Third Party Reps: None 
 
Recommendation: REFUSE Planning Permission 
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1.0 Reason for Report 
 

1.1 This item has been called in for consideration by the Planning Committee by Councillor 
Aaron Spencer on the basis that the proposal will promote rural tourism and should not 
be refused. 

 
2.0 Application Site and Proposal 
 
2.1 The application site measures approximately 0.38 hectares, and is located between Red 

Barn Lane and the A16. It contains a mixed-species copse of semi-mature trees, the 
external boundaries of which are defined by earth-bunds of between approximately 1.2m 
and 3m-height and topped (in places) with newly-planted hedgerow plants. At the time 
of the site visit, the copse also contained pallets of firewood, piles of sawdust, and piles 
of sheet and other materials. 

 
2.2 The site is located within the open countryside, and is accessed by narrow, rural roads. 

The majority of surrounding land is in agricultural use, but the site’s immediate 
surroundings also contain dwellings, farm buildings and a business processing and 
selling firewood. 

 
2.3 Full planning permission is sought for the siting within the copse of four static caravans 

to be used as holiday accommodation. The caravans will measure approximately 12m x 
4.25m in plan, and the Supporting Statement which accompanies the application 
includes a photograph showing an “example of the type of caravan proposed”. The 
caravans will be placed on stone or gravel bases, and will be located at least 10m apart. 
Vehicular access to the site will be provided from the unclassified track which follows the 
site’s northern boundary. The access will lead to a gravel or stone-surfaced parking area 
within the site (providing at least 4 spaces) from which pedestrian accesses to the 
caravans will be provided. A 3m-high acoustic timber fence will be provided within the 
bund on the site’s eastern boundary (onto the A16). The drawings appear to show the 
felling of at least two of the existing trees, but Drawing No. 37122-02 Rev A and the 
Supporting Statement indicate that new, native planting is intended to “restore the natural 
character of this small woodland”.    

 
2.4 Details of the proposal are set out in: 

 
▪ Drawing No. 37122-01 Rev A – Existing Site Plans; 
▪ Drawing No. 37122-02 Rev A – Proposed Site Plan & Conversion; 
▪ Supporting Statement proposed holiday accommodation, The Chestnuts, Green Lane, 

Algarkirk, Boston, PE20 2AD. 
 
2.5 The application is accompanied by: 

 
▪ Transport Statement proposed holiday accommodation, The Chestnuts, Green Lane, 

Algarkirk, Boston, PE20 2AD; 
▪ Flood Risk Assessment proposed holiday accommodation, The Chestnuts, Green Lane, 

Algarkirk, Boston, PE20 2AD; and 
▪ Flood Warning & Evacuation Plan The Chestnuts, Green Lane, Algarkirk, Boston, PE20 

2AD. 
 
2.5 N.B. The application initially also sought planning permission for the change of use to 

holiday accommodation of an existing workshop/office building located approximately 
60m to the copse’s west. Following consultation responses, the applicant chose to 
amend the application to omit this element. 
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3.0 Relevant History 
 
3.1 B/20/0393 – full planning permission was granted on 27th November 2020 for change of 

use from agricultural use to Class B2 (general industry) for the processing and supplying 
of fuel wood, wholesale and retail (retrospective application). 

 
3.2 B/20/0393/CD1 – details relating to Condition 4 (parking) were approved on 15th March 

2021. 
 

3.3 B/21/0317 – full planning permission was granted on 24th September 2021 for the 
construction of 2 storage sheds (Class B8) for timber. 

4.0 Relevant Policy 
 
4.1 The South East Lincolnshire Local Plan 2019 shows the site as being in the 

Countryside, approximately 860m from the nearest Settlement Boundary (Algarkirk), but 
no particular allocations or designations apply. The relevant Policies of the Local Plan 
are:  

 
▪ Policy 1: Spatial Strategy; 
▪ Policy 2: Development Management; 
▪ Policy 3: Design of New Development; 
▪ Policy 4: Approach to Flood Risk; 
▪ Policy 9: Promoting a Stronger Visitor Economy; 
▪ Policy 30: Pollution; 
▪ Policy 32: Community, Health and Well-being; and 
▪ Policy 36: Vehicle and Cycle Parking. 

4.2 At the heart of the National Planning Policy Framework (2021) is a presumption in 
favour of sustainable development. The following sections are relevant to this scheme: 

 
▪ Section 2 – Achieving sustainable development; 
▪ Section 4 – Decision-making; 
▪ Section 6 – Building a strong, competitive economy; 
▪ Section 9 – Promoting sustainable transport; 
▪ Section 11 – Making effective use of land; 
▪ Section 12 – Achieving well-designed places; 
▪ Section 14 – Meeting the challenge of climate change, flooding and coastal change; and 
▪ Section 15 – Conserving and enhancing the natural environment. 

 
5.0 Representations 
 
5.1 No third-party representations have been received. 

 
6.0 Consultations 
 
6.1 Boston Borough Council’s Principal Environmental Health Officer initially indicated that 

they were very concerned about potential noise, dust and odour impacts upon the 
occupants of the proposed workshop/office building conversion, and also provided 
comments re. the proposed caravans. Following the amendment of the application, they 
commented “I was unaware from the plans that there was an approximate 2.5m high 
earth bund on the south eastern boundary of the site offering some noise protection in 
relation to traffic noise from the A16 and therefore a fence along this boundary would not 
offer any greater protection from this noise. This being the case the need for fence is 
unnecessary. It is not say that traffic noise will not be heard on the site, it clearly will, but 
the bund should mean the site is acceptable in term of the proposed ‘holiday’ use as 
people will be there temporarily and have the choice to holiday there or not. If consent is 
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granted the caravans would be subject to caravan site licensing under the provisions of 
the Caravan Sites & Control of Development Act 1960. The site licence would come with 
conditions which are designed to protect the safety and well-being of users. The standard 
conditions can be found at https://www.boston.gov.uk/media/21749/Specimen-Caravan-
Site-Licence-Static-Holiday- Sites/pdf/Specimen_Caravan_Site_Licence_-
_Static_Holiday_Sites.pdf?m=638072452723970000 Any site granted would have to 
comply with the licensing conditions. I would ask that an informative be appended to any 
consent.” 

 
6.2 The Welland and Deepings Internal Drainage Board indicates that “if any discharges 

of either surface water or treated effluent are proposed at any point in the future into a 
watercourse then the Board’s written consent would be required.” 

 
6.3 Cadent Gas Limited indicates that it may have gas assets in the vicinity of the 

application site, and asks for the attachment of the following Informative Note to any 
planning permission “Cadent Gas Ltd own and operate the gas infrastructure within the 
area of your development. Prior to carrying out works, please register on 
www.linesearchbeforeudig.co.uk to submit details of the planned works for review, 
ensuring requirements are adhered to.” 

 
6.4 Lincolnshire County Council (the Local Highway and Lead Local Flood Authority) 

initially asked for the submission of a Transport Statement and “sufficient information … 
to demonstrate that the use of a suitable drainage system for the management of surface 
water run-off is appropriate for this site to mitigate concerns with flooding of the property 
and surrounding land.” Following the receipt of a Transport Statement, it indicated that 
the proposed access “meets the guidelines set out in Manual for Streets for visibility. 
Adequate provision for car parking and turning space has been provided within the limits 
of the site to enable vehicles to enter and leave in a forward gear and therefore, it is 
considered that this proposal would not result in an unacceptable impact upon highway 
safety. It should be noted that the Lane leading to the site from Red Barn Lane is a 
private road, of which the highway authority have no jurisdiction over. Although it is 
accepted that the roads leading to the site are in parts narrow, the site is located a 
relatively short distance to the B1397. Additional vehicles movements on average are 
likely to be limited and it is unlikely that all visitors will arrive and depart at the same time. 
The proposal will not increase flood risk at this or adjacent properties as the surface 
water run-off will be directed to the ground on the site.” 

 
6.5    Algarkirk Parish Council objects on the basis that: 

▪ the site is not associated with any tourist facilities and is not on any clear tourist routes; 
▪ existing nearby tourist sites (e.g. Walnut Lakes, Wyberton, or The Thatched Cottage 

Caravan Park, Sutterton) will satisfactorily meet any local demand; 
▪ there are no services or facilities close to the site, requiring visitors to travel in private 

cars to access e.g. a general store or public house; 
▪ the public highways leading to the site are narrow, unlit, lack pavements, are in poor 

condition in some locations, are used by large agricultural and other vehicles, and are 
subject to the national speed limit. They are unsuitable to carry the traffic that would be 
generated by the proposals; 

▪ visitors staying in the proposed caravans will be exposed to unacceptable levels of noise 
and pollution from the neighbouring A16, and will be overlooked from the neighbouring 
flyover. Visitors’ amenity should be protected as strongly as residential amenity; 

▪ the proposals must not impede access to the public footpath which crosses the A16 
adjacent to the proposed access to the caravan site; and 

▪ the proposals do not identify: concrete bases for the caravans; the position of electricity 
connections; fire points; fire alarms, emergency phone box; defibrillator; waste bins; 
refuse collection/recycling points; drainage/sewerage; and fresh water points. 
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[N.B. the Parish Council had additional concerns about the proposed conversion of the 
workshop/office building but, since that element of the proposals has now been omitted, 
those concerns are no longer relevant.] 

 
6.6 The Environment Agency indicates that “the submitted flood risk assessment (FRA) … 

does not use the appropriate scenario to inform mitigation for single storey development 
or caravans in this location, which is at risk of flooding should a breach in the tidal 
defences occur. The FRA has used the 0.5% event for present and future scenarios, but 
in line with South Lincolnshire standing advice, the FRA should have considered the 
0.1% event. However evidence held by the Environment Agency shows that this site is 
unlikely to be impacted by flood water should a breach of the tidal defences occur in an 
event with a 1 in 1000 (0.1%) chance of occurring in any year up to 2050. After 2050 the 
site may be impacted by flood water and appropriate mitigation to manage the impacts 
of climate change will need to be implemented. Taking a precautionary approach, we 
would require planning conditions imposed to secure the following mitigation measures: 

 
▪ Condition 1 - The caravans …. hereby permitted shall be available for year round holiday 

occupation until 31 December 2049. From 01 January 2050 onwards, no caravan shall 
be occupied between 01 November in any year and 14 March in the succeeding year. 
Reason - To reduce the risk of loss of life during a flood event by ensuring that the 
development is not occupied during winter months from 2050 onwards (in the climate 
change scenario) when the risk of tidal flooding will significantly increase. 

▪ Condition 2 - The caravans shall be secured to the ground using an appropriate 
mechanism, such as chains and ground anchors and the finished floor level shall be set 
a minimum 300mm above ground level. Reason - To reduce the risk of the caravans 
floating and contributing to hazardous debris during a flood.  

 
Notwithstanding the conclusions of the submitted flood risk assessment or the advice 
provided above, we are aware that this proposal may be contrary to the South East 
Lincolnshire Flood Risk Policy 4, which only permits caravan sites to be open between 
15th March and 31st October in any year. We would stress that our advice, outlined 
above, covers part b of the exception test relating to flood resilient and resistance 
development only. It does not override the Council’s conclusions in respect of 
compliance with Local Plan policies or cover issues of safety relating to access and 
escape routes or emergency planning.” 

 
7.0 Planning Issues and Discussions 
 
7.1 Section 38(6) of the Planning and Compulsory Purchase Act 20024 requires that 

determination must be made in accordance with the Plan unless material considerations 
indicate otherwise. The key considerations in regards to this application are:  

 
▪ matters of principle  
▪   impacts on the character of the area;  
▪   impacts on neighbours’ amenity; 
▪   the amenity of the caravans’ occupants; 
▪   impacts upon biodiversity; 
▪   flood risk; 
▪   parking provision; 
▪   highway safety; 
▪   other matters raised by respondents. 

 
Principle 

 
7.2 Policy 1 of the Local Plan identifies that the Countryside is an “area of development 

restraint”, where development will be permitted that is “necessary to such a location 
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and/or where it can be demonstrated that it meets the sustainable development needs 
of the area in terms of economic, community or environmental benefits.”  

 
7.3 Policy 9 of the Local Plan indicates that, in the Countryside, “… small-scale development 

to support the visitor economy … will be supported provided that proposals:  
 

1. do not conflict with neighbouring land uses;  

2. are in keeping with the character of the locality; and  

3. demonstrate a functional link with an existing rural attraction or farm  enterprise…” 
 
7.4 Paragraph 84 of the NPPF indicates that “planning policies and decisions should enable 

… sustainable rural tourism and leisure developments which respect the character of the 
countryside. …” 

 
7.5 Algarkirk Parish Council has objected to the proposal, citing three grounds which touch  

upon matters of principle, namely: 
 

▪ the site is not associated with any tourist facilities and is not on any clear tourist routes; 
▪ existing nearby tourist sites (e.g. Walnut Lakes, Wyberton, or The Thatched Cottage 

Caravan Park, Sutterton) will satisfactorily meet any local demand; and 
▪ there are no services or facilities close to the site, requiring visitors to travel in private 

cars to access e.g. a general store or public house. 
 
7.6 The Supporting Statement which accompanies the application argues that the proposal: 
 

▪ meets the requirements of the above Local Plan Policies and NPPF paragraph; and 
▪ is similar to other recent proposals (B/21/0460, B/21/0173, B/21/0092, and B/22/0108) 

for which planning permission has been granted. 
 
7.7 Looking first at Policy 1 of the Local Plan, the Policy sets out two tests, namely whether 

a proposal: is ‘necessary’ to its location; and meets the area’s sustainable development 
needs, in terms of economic, community or environmental benefits. The Supporting 
Statement that accompanies the application argues that the proposal is necessary to its 
location because it will support the existing firewood business and will allow visitors to 
enjoy the countryside and skies. It is not considered that either of these arguments 
demonstrates that the proposal is ‘necessary’ to its location, and it is therefore 
considered that Policy 1’s first test is not passed. However, it is accepted that the 
proposal will generate economic, community and environmental benefits and that it 
therefore complies with Policy 1’s second test. 

 
7.8 Although the proposal is considered to meet the requirements of Policy 1, it must also 

meet those of Policy 9, which is more directly focussed on developments of this type. 
Later sections of this report will consider whether or not the proposal will be in conflict 
with neighbouring land uses or will be in keeping with the character of the locality, but in 
terms of matters of principle, the important criterion of Policy 9 is whether the proposal 
demonstrates a functional link with: an existing rural attraction or farm enterprise. 

 
▪ Functional link with an existing attraction - no information is supplied to demonstrate that 

the proposed holiday caravans will have a functional link with an existing rural attraction 
– the Supporting Statement which accompanies the application simply argues that “the 
proposal will create niche tourism facility …”. Apart from a public footpath which passes 
adjacent to the application site, the site visit did not identify any existing rural attractions 
in the vicinity. Thus, it is considered that the proposal has provided no evidence of a 
functional link with an existing rural attraction. 
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▪ Functional link with an existing farm enterprise – the Supporting Statement which 
accompanies the application identifies that the site is “part of the applicant’s business, 
Barn Dried Logs” and argues that “the proposal will … sit comfortably with the existing 
business.” However, given that the business is concerned with the processing and sale 
of firewood, it is considered that the proposal has provided no evidence of a functional 
link with a farm enterprise. 

 
7.9 In overall terms, it is considered that the proposal does not comply with Policy 9’s 

provisions, and that the Parish Council’s concern that the site “is not associated with any 
tourist facilities and is not on any clear tourist routes” has some merit. 

 
7.10 Turning to the other permissions which are cited within the Supporting Statement as 

being relevant and which were deemed to meet Policy 9’s requirements, it is considered 
that none are directly comparable to the current proposal in that: 

 
▪ B/21/0460 – this application was concerned with the expansion of existing holiday 

accommodation, rather than the establishment of a brand new site for holiday 
accommodation;  

▪ B/21/0173 – the report into this application identifies a link with an existing rural attraction 
and farm enterprise (in the shape of “alpacas on site which may attract future guests”); 

▪ B/21/0092 – the report into this application identifies links with an existing rural attraction 
(a pond on site which is intended to be brought into fishing use for the occupants of the 
proposed lodges); and 

▪ B/22/0108 – the report into this application identifies that the site was in a mix of uses 
including agriculture, and that the proposal was therefore “linked with the existing farm 
enterprise.” 

 
7.11 In all, it is considered that the proposal does not meet the requirements of Policy 9 of the 

Local Plan as there is no evidence provided to demonstrate a functional link with nearby 
tourist or farm enterprises. Furthermore, the site is isolated from existing settlements – 
Sutterton is nearly 2kms distant, whilst Kirton is nearly 3kms distant – and the majority 
of linking roads do not have footways or streetlights. As a consequence, it is considered 
that there is merit in the Parish Council’s concerns re. visitors needing to travel by private 
car to access basic facilities such as a shop or public house. In this respect, it is not 
considered that the proposal would constitute a “sustainable rural tourism and leisure 
development” as envisaged by the NPPF. These issues weigh against the proposal. 

 
 Impacts upon the character of the area 
 
7.12 Policy 2 of the Local Plan indicates that developments will be permitted which will not 

have harmful impacts upon the character and appearance of the area. Policy 3 states 
that all developments must create a sense of place by respecting the density, scale, 
visual closure, landmarks, views, massing of neighbouring buildings and the surrounding 
area. Policy 9 indicates that, in the Countryside, “small-scale development to support the 
visitor economy … will be supported provided that proposals … are in keeping with the 
character of the locality.” 

 
7.13  The character of the area surrounding the application site is dominated by: 
 

▪ flat agricultural fields containing isolated dwellings and agricultural/commercial buildings; 
▪ the busy A16 road and other highway infrastructure, such as the flyover immediately to 

the site’s south which carries Red Barn Lane over the A16; and 
▪ a significant concentration of trees in the immediate area around the application site – 

within the site itself, within the curtilage to The Chestnuts, on the roadside verges around 
the junction of Red Barn Lane with Green Lane; and on the opposite side of the A16, to 
the immediate west of Yew Lodge. 

Page 19



 

 

 
7.14 The proposed caravans will be relatively small size, and their external walls will be 

finished in brown-coloured, timber-effect panels. There will be significant space between 
the proposed caravans, and associated infrastructure (paths, parking and accesses) is 
proposed to be in gravel or stone. Given the above, and the fact that the site is effectively 
screened from view from public vantage points by existing bunds and planting, it is 
considered that the proposal will not appear out-of-place in the context described in the 
preceding paragraph. Although the proposal will involve the removal of some of the 
existing trees within the copse, it appears that this will be a small percentage of those 
existing and that the character of the area will not be unduly harmed. Nonetheless, the 
proposals refer to the intention to provide compensatory new planting, which is 
welcomed. Few details are provided of the proposed new planting and, if planning 
permission is granted, a condition would be required to require the submission of 
landscaping details and to require the replacement of any new trees/shrubs which fail in 
the first five years after planting. 

 
7.15 Subject to such a condition, it is considered that the proposal will not harm the character 

and appearance of the area and could meet these requirements of Policies 2, 3 and 9. 
 
 Impacts upon neighbours’ amenity 
 
7.16 Policies 2, 3 and 30 of the Local Plan require neighbours’ amenity to be protected. Policy 

9 indicates that, in the Countryside, “small-scale development to support the visitor 
economy … will be supported provided that proposals … do not conflict with 
neighbouring land uses”. 

 
7.17 The application site has public highways to its immediate east, south and west and an 

unclassified track to its immediate north. Beyond these are: agricultural land; a copse of 
trees; and a dwelling (The Chestnuts) which is associated with the application. 

 
7.18 It is considered that the proposal, by virtue of its small scale and boundary screening, 

will have no unacceptably severe adverse impacts on any nearby land users, and that it 
therefore meets these requirements of Policies 2, 3, 9 and 30. 

 
The amenity of the caravans’ occupants 
 

7.19 Policy 3 of the Local Plan identifies that applications must secure residential amenity. 
 
7.20 Algarkirk Parish Council objects to the proposal on the basis that visitors staying in the 

proposed caravans will be exposed to unacceptable levels of noise and pollution from 
the neighbouring A16, and will be overlooked from the neighbouring flyover. The Parish 
Council argues that the amenity of visitors should be protected just as strongly that of 
permanent occupants. 

 
7.21 In relation to impacts from the neighbouring A16, the proposals include the erection of a 

3m-high timber acoustic fence within the bund on the site’s eastern boundary, and the 
Borough Council’s Principal Environmental Health Officer indicates that the existing 
earth bund between the site and the A16 will offer “some noise protection in relation to 
traffic noise from the A16 and therefore a fence along this boundary would not offer any 
greater protection from this noise. This being the case the need for fence is unnecessary. 
It is not say that traffic noise will not be heard on the site, it clearly will, but the bund 
should mean the site is acceptable in term of the proposed ‘holiday’ use as people will 
be there temporarily and have the choice to holiday there or not.” Given the proposed 
fence and the above views from Environmental Health, it is not considered that the 
amenity of holiday-makers staying in the caravans would be adversely impacted to an 
unacceptable degree by the A16. 
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7.22 The Parish Council was also concerned that the application site would be overlooked by 

the flyover to its south which carries Red Barn Lane over the A16. In this case, it is 
considered that the flyover carries very little traffic, any overlooking from vehicles on the 
flyover would be very temporary in nature, and any views are substantially obscured by 
boundary planting. Taking account of the above, it is considered that the amenity of 
holiday-makers staying in the caravans would not be adversely impacted to an 
unacceptable degree by overlooking from the neighbouring flyover. 

 
7.23 In all, it is considered that the amenity of holiday-makers staying in the caravans would 

be acceptable. 
 
 Biodiversity 
 
7.24 Policy 3 of the Local Plan requires the incorporation of existing hedgerows and trees into 

development proposals, and the provision of appropriate new landscaping to enhance 
biodiversity. Policy 28 requires all development proposals to provide an overall gain in 
biodiversity. Policy 31 requires all development proposals to incorporate measures which 
promote and enhance green infrastructure and provide a net gain in biodiversity. 

 
7.25 The application site contains a mixed-species copse of semi-mature trees and, although 

the proposal involves the removal of some existing trees, it appears that this will be a 
small percentage of those existing. Furthermore, the proposals refer to the intention to 
provide compensatory new planting, although little detail is provided of the proposed new 
planting and no details of any other measures (e.g. bird nesting boxes/ bat roosting 
boxes) that might ensure that a net gain in biodiversity will be achieved. If planning 
permission is granted, a condition would be required to require the submission of detailed 
planting proposals and other measures to provide biodiversity net gain. 

 
7.26 Subject to such a condition, it is considered that the proposal would meet these 

requirements of Policies 3, 28 and 31. 
 
 Flood risk 
 
7.27 Policy 4 of the Local Plan seeks to ensure that new development is not unnecessarily 

exposed to flood risk, and does not increase flood risk elsewhere. More specifically, it 
states that: 

 
▪ a proposed development within an area at risk of flooding (Flood Zones 2 and 3) will be 

permitted where it can be demonstrated that there are no other sites available at a lower 
risk of flooding (through passing the sequential test), and appropriate flood mitigation 
measures have been put in place; and 

▪ caravan, chalet, log cabin, camping and touring sites at risk of fluvial flooding where there 
is a ‘danger for most’ and ‘danger for all’ will not be permitted. Sites at risk of tidal flooding 
will not be permitted to open between 1st November in any one year and 14th March in 
the succeeding year. 

 
7.28 The application is accompanied by: 
 

▪ a Supporting Statement, which identifies that the site is within Flood Zone 3; 
▪ a Flood Risk Assessment (FRA), which: 

- identifies that the site is within Flood Zone 3a, but is at ‘low’ risk (i.e. with an annual 
chance of flooding of between 0.1% and 1%); 

- acknowledges that a sequential test is required, but argues that “as there is not any other 
site at lower flood risk. Due to the nature of the proposed development, the location must 
consider a wide variety of factors such as access to nearby amenities as well as just 
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available land. The land is adjacent to the landowner’s existing dwelling and business. It 
is therefore considered that there are no more suitable sites available to the applicant at 
the present time”; 

 
- argues that the exception test is passed because the proposal will provide wider 

sustainability benefits and will be made safe for its lifetime by proposed mitigation 
measures; and 

▪ a Flood Warning & Evacuation Plan, which sets out procedures to ensure that all users 
of the caravans are adequately prepared for a flood event, and are able to evacuate in 
safety. 

- predominantly all the surrounding area is located within Flood Zone 3,  

7.29 The Environment Agency indicates that, subject to the attachment of two conditions, it 
considers that appropriate flood mitigation measures will be in place (i.e. that the 
Exception Test will be passed), but stresses that this “does not override the Council’s 
conclusions in respect of compliance with Local Plan policies or cover issues of safety 
relating to access and escape routes or emergency planning”. 

 
7.30 Whilst it is agreed that, subject to the conditions suggested by the Environment Agency, 

the development could be made safe for its lifetime (i.e. the Exception Test could be 
passed), the application is not accompanied by a successful Sequential Test to 
demonstrate that alternative sites at lesser risk of flooding are unavailable. The 
arguments put forward in the FRA to justify the lack of a formal assessment of alternative 
sites are not accepted, and it is considered that the proposal does not meet the 
requirements of Policy 4 of the Local Plan and Section 14 of the NPPF. This weighs 
against the proposal. 

 
 Parking provision 
 
7.31 Policy 36 of the Local Plan indicates that all new developments should provide vehicle 

and cycle parking in accordance with minimum standards set out in Appendix 6. The 
Appendix provides no specific standards for this type of development. 

 
7.32 Drawing No. 37122-02 Rev A shows the provision of a gravel or stone-surfaced parking 

area to the east of the caravans which appears to have capacity for 4 vehicles, and 
annotations to the drawing suggest “for at least 4 no. cars”. 

 
7.33 In the absence of specific standards, it is considered that one car parking space per 

caravan will be adequate, given that each caravan is likely to be occupied by one family-
unit only. No provision is proposed for cycle parking but again, given the nature of the 
proposal, it is considered that this is acceptable. The Highway Authority has raised no 
concerns. 

 
7.34  In all, it is considered that the proposal includes adequate provision for the parking of 

cars and bicycles. 
 

Highway safety 
 
7.35 Policy 2 of the Local Plan identifies vehicular access as a sustainable development 

consideration. 
 
7.36 The application is accompanied by a Transport Statement (produced at the Highway 

Authority’s request) which provides information on the surrounding roads, local accident 
statistics, etc. and concludes that the proposal will create negligible additional vehicle-
movements, and will not threaten highway safety. 
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7.37 Algarkirk Parish Council objects to the proposal on the basis that the public highways 

leading to the site are narrow, unlit, lack pavements, are in poor condition in some 
locations, are used by large agricultural and other vehicles, and are subject to the 
national speed limit. As a consequence, the Parish Council considers that they are 
unsuitable to carry the traffic that would be generated by the proposal. 
 

7.38 Vehicular access to the site is proposed to be provided from the unclassified track which 
follows the site’s northern boundary. This access will lead to a gravel or stone-surfaced 
parking/manoeuvring area within the site. 
 

7.39 Although Red Barn Lane is subject to the national speed limit at the point where the 
unclassified track joins it, visibility appears to be acceptable given that the road carries 
relatively little traffic and vehicle speeds will generally be limited by local road conditions. 
Adequate space is proposed within the site to allow for vehicles to enter and leave the 
site in a forward gear and, even if vehicles were required to reverse out of the site, this 
manoeuvre would be onto the unclassified track and not onto the public highway. 

 
7.40 Although the Parish Council is undoubtedly correct in its characterisation of surrounding 

roads, it is considered that, taking into account: 
 

▪ the findings of the Transport Statement; and  
▪ the fact that the Highway Authority has no concerns, 

 
the proposal would not be detrimental to highway safety. 

 
 Other matters raised by respondents 
 
7.41 Boston Borough Council’s Principal Environmental Health Officer indicates that “the 

caravans would be subject to caravan site licensing under the provisions of the Caravan 
Sites & Control of Development Act 1960. The site licence would come with conditions 
which are designed to protect the safety and well-being of users. The standard conditions 
can be found at https://www.boston.gov.uk/media/21749/Specimen-Caravan-Site-
Licence-Static-Holiday-Sites/pdf/Specimen_Caravan_Site_Licence_-
_Static_Holiday_Sites.pdf?m=638072452723970000 Any site granted would have to 
comply with the licensing conditions. I would ask that an informative be appended to any 
consent.” If planning permission is granted, it is considered that these comments should 
be added to the Decision Notice as an Informative. 

 
7.42 The Welland and Deepings Internal Drainage Board indicates that “if any discharges of 

either surface water or treated effluent are proposed at any point in the future into a 
watercourse then the Board’s written consent would be required.” If planning permission 
is granted, it is considered that these comments should be added to the Decision Notice 
as an Informative. 

 
7.43 Cadent Gas Limited indicates that it may have gas assets in the vicinity of the application 

site, and asks for the attachment of the following Informative Note to any planning 
permission “Cadent Gas Ltd own and operate the gas infrastructure within the area of 
your development. Prior to carrying out works, please register on 
www.linesearchbeforeudig.co.uk to submit details of the planned works for review, 
ensuring requirements are adhered to.” If planning permission is granted, it is considered 
that these comments should be added to the Decision Notice as an Informative. 

 
7.44 Algarkirk Parish Council objects to the proposal on the basis that: 
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▪ the proposals must not impede access to the public footpath which crosses the A16 
adjacent to the proposed access to the caravan site. It is not considered that the proposal 
will obstruct the public footpath; and 

▪ the proposals do not identify: concrete bases for the caravans; the position of electricity 
connections; fire points; fire alarms, emergency phone box; defibrillator; waste bins; 
refuse collection/recycling points; drainage/sewerage; and fresh water points. It is 
considered that sufficient detail has been provided to enable the determination of the 
planning application.  

 
8.0 Summary and Conclusion 
 
8.1 The above assessment identifies that, subject to the attachment of appropriate 

conditions, the proposal: 
▪ will not harm the character and appearance of the area; 
▪ will not harm neighbours’ amenity; 
▪ will provide a satisfactory standard of amenity for holiday-makers staying in the caravans; 
▪ will provide a net gain in biodiversity; 
▪ includes adequate provision for the parking of motor vehicles and bicycles; and 
▪ will not be detrimental to highway safety. 

8.2 However, it is considered that the proposal does not meet the requirements of Policy 9 
of the Local Plan in that it has not provided evidence of a functional link with an existing 
rural attraction or an existing farm enterprise. Given the above, and the fact that the site 
is isolated from existing settlements and the majority of linking roads do not have 
footways or streetlights, it is considered that the proposal is contrary to Policy 9 and 
would not constitute a ‘sustainable’ rural tourism development as envisaged by the 
NPPF. 

 
8.3 Furthermore, the application site is located within Flood Zone 3, and the proposal falls 

within the ‘more vulnerable’ flood risk category. The requirements of Policy 4 of the Local 
Plan and Section 14 of the NPPF require a Sequential Test to demonstrate that no sites 
at lesser risk of flooding are available. No such Sequential Test has been submitted and 
no overriding need for the development to be located on the site has been put forward. 

 
8.4 Bearing in mind the above conflicts with fundamental elements of the Local Plan’s 

Policies, it is considered that planning permission be refused. 
 
9.0 Recommendation 

 
9.1 It is recommended that the Committee refuses Planning Permission for the reasons set 

out below: 
 

1. The proposal will not constitute a ‘sustainable’ rural tourism development, given that: 
 

▪ it has failed to demonstrate a functional link with any existing rural attraction or an existing 
farm enterprise; and 
 

▪ the application site is remote from any settlement, and the majority of linking roads have 
no footways or streetlights, and future occupiers of this proposed dwelling would 
therefore be highly reliant on the use of a motor vehicle to access even basic services 
or facilities. 

 
As a result the proposal is contrary to the provisions of Policy 9 of the South East 
Lincolnshire Local Plan 2019 and the aims of sustainable development in the National 
Planning Policy Framework 2021. 
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2. The application site is located within Flood Zone 3 of the Environment Agency Maps 
and the proposal is within the ‘more vulnerable’ flood risk vulnerability category. The 
application is not accompanied by a successfully completed Sequential Test, and 
therefore fails to demonstrate that sites at lower risk of flooding are unavailable or 
that the development is necessary to its location. As such the proposal is contrary to 
Policy 4 of the South East Lincolnshire Local Plan 2019 and Section 14 of the 
National Planning Policy Framework 2021. 
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PLANNING APPLICATION B/23/0052 

 

Planning Application: 

Full Planning Permission  

Change of use from B2 to Sui Generis (Auction House)  

Location: 

Warth Park, Unit 4, Sea Lane, Butterwick, Boston, PE22 0EY 

Applicant: 
 

Mr David Smith, Pilgrim Auction 

 

 

 

Agent: 
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BOSTON BOROUGH COUNCIL 
 

 

Planning Committee - Weekly Planning List 
 

 
Reference No: B/23/0052  
 
Expiry Date:  30-May-2023 
Extension of Time:  
 
Application Type: Full Planning Permission 
Proposal:  Change of use from B2 to Sui Generis (Auction House)  
Site:   Warth Park, Unit 4, Sea Lane, Butterwick, Boston PE22 0EY 
 
Applicant:  Mr David Smith, Pilgrim Auctions 
Agent:    
 
Ward:            Coastal Parish: Butterwick Parish Council 
 
Case Officer:   Emma Turvey Third Party Reps: 1 
 
Recommendation: Approve subject to Conditions  
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1.0 Reason for Report 
 

1.1 This application was called in to planning committee by the former ward member, 
Councillor Welbourn, for the following reasons:  

 
▪ Policy 30 – impact of noise on the residents located to the west of the application site; 

and 
▪ Policy 36 – Concerns regarding parking and highway safety. 

 
2.0 Application Site and Proposal 
 
2.1 The application site is unit No.4 of Warth Park, Sea Lane, Butterwick. It consists of a 

small section of an existing building on the western boundary of the site and an area for 
car parking to the north of the site which will provide access onto Watery Lane. 

 
2.2 There are residential properties within the immediate proximity of the site along the 

surrounding highway network. Unit 3 forms part of the same building and is a vehicle 
repair and MOT test centre and a parcel of land to the north is currently used for the 
storage of caravans. 

 
2.3 The current use class of the site (unit 4) is B2 and it is proposed to change the use of 

unit 4 to Sui Generis to provide an Auction House. This application is solely for change 
of use and no internal or external building works are proposed. The proposed hours of 
opening are 8:00 to 18:00 Monday to Saturday and closed on Sunday and Bank 
Holidays, this includes for collections and deliveries. 

 
3.0 Relevant History 
 
3.1 B/18/0506 - Application for retrospective planning permission for the change of use from 

part of existing premises from Class B2 (General industry) to Class B8 (Storage and 
distribution for caravans, containers and vehicles) and change of use from agricultural 
land to class B8 (Storage and distribution for caravans, containers and vehicles). 
Refused. 

 
3.2 B/20/0119 - Change of use of land from General Industry (Class B2) to Storage and 

Distribution (Class B8) for the storage of caravans. (Retrospective application). Granted. 
 

4.0 Relevant Policy 
 

South East Lincolnshire Local Plan (2019) 
 

▪ Policy 1: Spatial Strategy; 
▪ Policy 2: Development Management; 
▪ Policy 3: Design of New Development 
▪ Policy 4: Approach to Flood Risk; 
▪ Policy 7: Improving SE Lincolnshire’s Employment Lane Portfolio;  
▪ Policy 30: Pollution; and 
▪ Policy 36: Vehicle and Cycle Parking. 

 
National Planning Policy Framework 

 
▪ Section 2: Achieving sustainable development; 
▪ Section 4: Decision-making; 
▪ Section 5: Delivering a sufficient supplies of homes; and 
▪ Section 6: Building a strong, competitive economy. 
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5.0 Representations 
 
5.1 As a result of publicity one representation has been received from: No.36 Sea Lane, 

Butterwick. 
 

5.2 The objections and comments can be summarised as follows: 
 

▪ An increase in traffic and dangerous parking which has led to issues with driveways 
being blocked and vehicles being parked on the road directly opposite, forcing other road 
users to drive close to their driveway. 

▪ Noise levels. The use of a microphone with a speaker is being heard inside the house 
and noise levels from the public attending the auction is a concern with regular use of 
bad language. 

▪ Deliveries are being accepted 7 days a week. 
 

6.0 Consultations 
 
6.1 Butterwick Parish Council: have concerns regarding the current parking issues at the site 

which has led to local resident’s driveways’ being blocked and pavements adjacent to 
the site being inaccessible. With this in mind the parish council have requested that 
conditions are attached to any permission which restricts parking areas and the opening 
hours for the auction be restricted as stipulated in the submitted application. 

 
6.2 Environmental Health: have no objections to the proposal and as this unit has been used 

for a number of commercial operations over the years, the use of auction house should 
not be any more intrusive to neighbours than the previous uses. It has been requested 
that a condition is attached to formalise the working hours and confirm that 8:00am – 
6:00pm Monday to Saturday and at no time on a Sunday or Bank Holidays, this includes 
deliveries and collections to and from the site. 

 
6.3 Lincolnshire County Council Highways/SuDS: have recommended the application be 

approved subject to conditions: 
 

“This proposal is for the erection of a detached garage and workshop which will utilise 
an existing access from Watery Lane which serves the current use. Provision for car 
parking and turning space has been provided within the limits of the site to enable 
vehicles to enter and leave in a forward gear. Lincolnshire County Council does not have 
adopted parking standards and considers each application on its own merits. Whilst it is 
possible that the auction house may result in more parking demand than there spaces, 
there is parking available on the highway in the vicinity and it is therefore not considered 
that this proposal would result in an unacceptable impact on highway safety. 

 
That said, the existing vehicle access crossing is not appropriate as it is just partially a 
grass verge and therefore needs to be made up to the County Councils specification 
within the extent of the public highway appropriate for its proposed use.” 

 
6.4 Witham Fourth Internal Drainage Board: had no comments to make. 
 
7.0 Planning Issues and Discussions 
 
7.1 The key planning issues in the determination of this application are: 

 
▪ Principle of development 
▪ Highway safety and parking 
▪ Appearance and amenity 
▪ Other matters 
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Principle of development 

 
7.2 The application seeks a change of use from B2 to Sui Generis. The site itself consists of 

eight units, which are a mixture of B2 and B8 uses. The two closest to the proposal 
include a caravan storage area, vehicle repair and MOT station. 

 
7.3 The site lies within the settlement boundary for Butterwick and is identified as a minor 

service centre. The site forms part of a larger parcel of land that is allocated for housing 
in in the SELLP (But002). The building that is subject to the change of use application 
was existing at the time the site was included in the allocation for housing. As this 
proposal is for a change of use of an existing building and doesn't include any alterations 
or extensions, it is considered that the proposal would not materially change the status 
of the allocation or prevent future development of the site in accordance with the Local 
Plan. 

 
7.4 SELLP Policy 7 states that new employment development/businesses or the extension 

of an existing business outside of allocated employment sites will be supported provided 
that the proposal involves the re-use of previously-developed land or the conversion/re-
use of redundant buildings.  

 
7.5 The use of the application site as an auction house is considered acceptable in principle 

as the proposal would be located within a settlement boundary and re-use an existing 
commercial building within an existing group of commercial uses. As such, the principle 
of development is deemed acceptable in accordance with Policy 1 and 7 subject to the 
other relevant policy considerations being met. 

 
Highway safety and parking 

 
7.6 SELLP Policy 2 states that developments will be permitted providing that sustainable 

development considerations are met relating to access and vehicle generation levels.   
 

7.7 Although there is existing access gates to the site, the access appears unused for some 
time. The proposal includes bringing this access point off Watery Lane back into use and 
proposes a car parking area for up to 15 vehicles on the north-east corner of the site. 

 
7.8 The application site as existing currently provides 3 off-street parking spaces. As part of 

the proposal to change the use of the unit, the creation of the new access and car park 
will reduce the highway issues that have been previously caused by people attending 
the auctions, parking along Sea Lane.  

 
7.9 The Highways Authority have no objections to the site, subject to a condition to improve 

the condition of the access and informatives. 
 

7.10 It is therefore considered that the proposed use is in general accordance with SELLP 
Policy 2 in respect of effect on access, parking and highway safety.   

 
Appearance and amenity 

 
7.11 SELLP Policies 2, 3 and 30 advocate that a proposed development should consider if 

there is an impact on the amenity of the site and neighbouring sites as well as the impact 
upon neighbouring land uses in terms of noise, odour, disturbance or visual intrusion. 

  
7.12 This application is for the change of use of the building only and does not include any 

internal or external alterations. The site is located in a mixed area of residential and 
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commercial uses and includes other commercial units including a vehicle repair and MOT 
station and caravan storage. 

 
7.13 The proposal also includes a new access and car park for the use of the auction house. 

The car park will hold up to 15 vehicles and will be accessed via Watery Lane, on the 
north east corner of the site. This will alleviate the issues raised as an increased amount 
of parking will be contained within the site. 

 
7.14 The application form states the opening hours are to be 0800 – 1800 Monday to Saturday 

and at no time on a Sunday or Bank Holiday’s. This time restriction also includes 
collections and delivery’s to the site. Environmental Health have commented on the 
application, finding the stated hours acceptable and asked that they be secured by 
condition.  

 
7.15 Concerns were raised by a resident of Sea Lane with regards to the noise levels and 

highway issues. It is considered that the creation of an on-site car park and the restriction 
to the opening hours will ensure the proposed use will have a minimal adverse impact 
on the occupiers of the neighbouring properties and the proposal as a whole will not 
adversely impact the character of the area in accordance with Policy 2 and 3 of the South 
East Lincolnshire Local Plan 2019. 

 
Other Matters 

 
7.16 The site is in flood zone 3 and the existing and proposed use are classed as less 

vulnerable uses, as set out in the planning practice guidance flood risk vulnerability 
classification table.  

7.17 As the proposal is for a change of use it is not required to pass the sequential test. 
However, in accordance with the NPPF and Policy 4 of the SELLP 2019 the proposal is 
required to submit a Flood Risk Assessment.  

 
7.18 Information has been submitted with the application that confirms the proposal is for a 

change of use only, and that no physical alternations, internally or externally will be 
undertaken. It is therefore considered that the proposal would be safe from flooding and 
no further mitigation is required.  

 
8.0 Summary and Conclusion 
 
8.1 The principle of development is considered acceptable in accordance with Policy 1 and 

7 of the South East Lincolnshire Local Plan 2019.  
 

8.2 It is considered that the proposal will not have harmful impacts upon highway safety. 
 

8.3 Given the existing commercial use of the building and through the imposition of a 
planning condition to ensure the hours of opening are restricted for the site, the impact 
on amenity is not considered to be detrimental. 

 
8.4 Therefore, subject to conditions, it is considered that the proposal is in accordance with 

Policies 1, 2, 3, 7 and 30 of the South East Lincolnshire Local Plan (2019) and is 
recommended for approval. 

 
9.0 Recommendation 

 
9.1 It is recommended that Committee approve this application subject to the conditions 

stated below. 
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1 The development hereby permitted shall only be undertaken in accordance with the 

following approved plans; 

▪ Drawing No. RFW/050123/01 Location Plan 

▪ Drawing No. RFW/050123/01 Butterwick Block Plan 

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

approved details, in the interests of residential amenity and to comply with Policies 2, 

3, 7 and 30 of the South East Lincolnshire Local Plan, 2019. 

2 The use hereby permitted shall not be open to customers or for collections or deliveries, 

except between the hours of 8:00 to 18:00 Monday to Saturday and at no times on a 

Sunday or bank holidays. 

 

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

3 and 30 of the South East Lincolnshire Local Plan, 2019. 

 

3 Within 3 months of the date of this permission, details of improvements to the existing 

vehicle access crossing to Watery Lane shall be submitted to and approved in writing 

by the Local Planning Authority. The approved access shall be implemented within 3 

months of the details being approved and retained in perpetuity. 

Reason: In the interests of safety of the users of the public highway and the safety of 
the users of the site in accordance with Policy 2 of the South East Lincolnshire Local 
Plan 2019. 
 

 
Informatives 

1. 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. Any traffic management required to undertake works within the 
highway will be subject to agreement. The access must be constructed in accordance with 
a current specification issued by the Highway Authority. Any requirement to relocate 
existing apparatus, underground services, or street furniture because of the installation of 
an access will be the responsibility, and cost, of the applicant and must be agreed prior to 
a vehicle access application. The application form, costs and guidance documentation can 
be found on our website, accessible via the following link: 

       https://www.lincolnshire.gov.uk/licences-permits/apply-dropped-kerb. 
2. Please contact the Lincolnshire County Council Streetworks and Permitting Team on 

01522 782070 to discuss any proposed statutory utility connections, Section 50 licences 
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 our website via the following link: Traffic Management - 

       https://www.lincolnshire.gov.uk/traffic-management 
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PLANNING APPLICATION B/23/0491 

 

Planning Application: 

Full Planning Permission 

Proposed two story dwelling for an essential worker 

 

Location: 

Lincolnshire Firewood & Coal, The Plantation, Rowdyke Road, 

Wyberton, Boston PE21 7AQ 

 

Applicant: 
 

Mr Evan Jenkins, Lincs Firewood Company Ltd 

 

 

Agent: 
Agent: 

Dean Morely, Misura Architectural Design  

 

 

 

Agent: 
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BOSTON BOROUGH COUNCIL 
 

 
Planning Committee - 06 June 2023 

 

 

Reference No: B/22/0491  
 
Expiry Date:            10-Apr-2023 
Extension of Time: 09-Jun-2023 
 
Application Type: Full Planning Permission 
Proposal:  Proposed two storey dwelling for an essential worker  
Site:   Lincolnshire Firewood & Coal, The Plantation, Rowdyke Road,  
                                  Wyberton, Boston PE21 7AQ 
 
Applicant:  Mr Evan Jenkins, Lincs Firewood Company Ltd 
Agent:   Dean Morley, Misura Architectural Design 
 
Ward:                       Wyberton Parish: Wyberton Parish Council 

 
Case Officer:           Lauren Birkwood Third Party Reps: 0 

 
Recommendation: Refuse 
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1.0 Reason for Report 
 

1.1 The application has been called in by Councillor Austin on the grounds of environmental 
sustainability and in support of the expansion of a local business. 

 
2.0 Application Site and Proposal 
 
2.1 The proposal is for a two storey dwelling for an essential worker for Lincolnshire 

Firewood and Coal on Rowdyke Road in Wyberton. 
 

2.2 The application site consists of a section of land located on the northern side of Rowdyke 
Road in Wyberton which is within the countryside. The site is located within the 
ownership of Lincolnshire Firewood and Coal which consists of various industrial 
buildings and biomass boilers. The site is located to the west of Holly Lodge. Access 
would be taken from Rowdyke Road via an existing access which runs down the side of 
Holly Lodge. The site is located within Flood Zone 3. 

 
3.0 Relevant History 
 
3.1 B/16/0440 - Application under s.73(a) to vary Condition 1 on planning approval 

B/14/0038 to enable Holly Lodge to be occupied by any employee of Lincolnshire 
Firewood and Coal. Approved 24th February 2017. 

 
3.2 B/15/0252 - Application under Section 73 for the removal of condition 4 of B/08/0491 (i.e. 

agricultural habitation condition). Refused 8th September 2015. 
 

3.3 B/14/0038 - Application for the variation of Condition 4 attached to permission B/08/0491 
(Four bedroom house with detached garage) to allow for additional occupants of the 
dwelling. Approved 1st April 2014. 

 
3.4 B/08/0491 - Four bedroom house with detached garage. Approved 17th October 2008. 

 
4.0 Relevant Policy 
 

South East Lincolnshire Local Plan 2019 
 

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

 
▪ Policy 1 – Spatial Strategy 
▪ Policy 2 – Development Management 
▪ Policy 3 – Design of New Development 
▪ Policy 4 – Approach to Flood Risk 
▪ Policy 10 - Meeting Assessed Housing Requirements 
▪ Policy 17 - Providing a Mix of Housing 
▪ Policy 28 – The Natural Environment 
▪ Policy 30 – Pollution 
▪ Policy 31 - Climate Change and Renewable and Low Carbon Energy 
▪ Policy 36 - Vehicle and Cycle Parking 

 
National Planning Policy Framework 

 
4.2 At the heart of the 2021 Framework is a presumption in favour of sustainable 

development. The following sections are relevant to this scheme: 
 

▪ Section 4 - Decision-making 
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▪ Section 5 - Delivering a sufficient supply of homes 
▪ Section 9 - Promoting sustainable transport 
▪ Section 11 - Making effective use of land 
▪ Section 12 - Achieving well-designed places 
▪ Section 14 - Meeting the challenge of climate change, flooding and coastal change 
▪ Section 15 - Conserving and enhancing the natural environment 

 
5.0 Representations 
 
5.1 No representations received. 
 
6.0 Consultations 
 
6.1 Environmental Health Officer – No objections. 

 
6.2 Black Sluice Internal Drainage Board – No objections. Further surface water drainage 

and foul water drainage details required. 
 

6.3 Lincolnshire County Council – No objections. 
 

6.4 Environment Agency – Objects to the development. The site could experience flood 
depths of greater than 1.6 metres arising from a breach in the defences during a flood 
that has a 0.5% chance of occurring in any one year up to 2115. The proposed mitigation, 
in terms of finished floor level, is inadequate to resist the potential depths of flooding over 
the lifetime of the development. 

 
6.5 Wyberton Parish Council – No objections. 

 
6.6 Cllr Austin – Supports the proposal on the grounds of environmental sustainability and 

in support of the expansion of a local business. 
 
7.0 Planning Issues and Discussions 
 
7.1 The key planning issues in the determination of this application are: 

 
▪ Principle of Development 
▪ Need for Development 
▪ Impact on Character and Appearance of the Area 
▪ Impact on Residential Amenity 
▪ Flood Risk 
▪ Highways and Parking 
▪ Landscaping and Biodiversity 

 
Principle of Development 

 
7.2 The development site falls outside the development boundary of Wyberton Church End 

and therefore within the open countryside. Firstly, it is important to note that Boston 
Borough Council’s most recent ‘Assessment of 5-year housing land supply’ (dated 31st 
March 2022) identifies that 6.0 years’ supply of deliverable housing sites is available; 
and the Housing Delivery Test 2021 Measurement for Boston Borough identifies that the 
new housing delivered over the previous 3 years amounted to 159% of that required. 
Thus, in accordance with the provisions of Paragraph 11 of the NPPF, the Local Plan’s 
Policies can be given full weight in considering this proposal. 

 
7.3 Policy 1 of the Local Plan identifies the Borough’s countryside as an area “of 

development restraint”, where development will be permitted that it “is necessary to such 
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a location and/or where it can be demonstrated that it meets the sustainable 
development needs of the area in terms of economic, community or environmental 
benefits”. Essentially, the Policy sets out two separate tests, but requires a proposal to 
satisfy only one of the tests. 

 
7.4 Test 1 - an assessment is required of whether the proposal is ‘necessary to its location’. 

The application site is in a countryside location, located approximately 900m from the 
edge of Wyberton Church End built-up area. The Local Plan provides sufficient 
opportunities for new residential development on Housing Allocations and via windfall 
developments within Settlement Boundaries in order to meet the Borough’s housing 
requirements until 2036. On balance, it is considered that the first test of Policy 1(d) is 
not passed. 

 
7.5 Test 2 – an assessment is required of whether the proposal meets the sustainable 

development needs of the area in terms of economic, community or environmental 
benefits. Looking at these benefits in turn:  

 
▪ it is accepted that the proposal would make a small contribution to the local economy 

through the build of the property and through additional residents supporting local 
facilities/services. However, such benefits could be realised equally well within a town or 
village;  

▪ it is accepted that the proposal would provide some community benefits by creating a 
home for a family for an essential worker. However, such benefits could be realised 
equally well within a town or village, where the occupants would have better access to 
services and facilities; and  

▪ it is accepted that the proposal is intended to incorporate some environmental features 
(e.g. landscaping). However the Local Plan’s Policies (2, 3, 28, 30, 31 and 36) require 
the provision of several of benefits (the provision of an electric vehicle recharging point 
and cycle storage, and measures to provide an overall net gain in biodiversity) as part of 
any new residential development. Furthermore, ‘additional’ benefits need to be weighed 
against the negative impacts of the proposal creating a new dwelling in a location where 
the occupants of the proposed dwelling are likely to be heavily reliant on the private car 
to access key services and facilities (i.e. an unsustainable location). Rowdyke Road 
lacks footways or streetlights, and journeys into Wyberton Church End are unlikely to be 
made on foot or (after dark) by bicycle. 

 
7.6 In all, it is considered that any economic, community or environmental benefits that will 

arise from the proposal will be outweighed by harmful effects that will stem from the site 
being in an unsustainable location. On this basis, the proposal does not accord with 
Policy 1 of the South East Lincolnshire Local Plan 2019. 

 
Need for Development 

 
7.7 The submitted Design and Access Statement provided states the need for a new dwelling 

for an essential worker is required as the turnover of the depot and the workforce 
substantially has expanded. Furthermore, the information confirms “the shortages of oil 
and gas and the drive for sustainable fuels has driven demand causing longer working 
hours and more automation with servicing having to be done in down time. Other local 
businesses rely on caravan accommodation for their workforce but ours is not transient 
but highly skilled foresters and mechanics that demand a better quality of 
accommodation. To attract and keep these we need to provide good quality houses not 
tin sheds. Most of our workforce have families.”  
 

7.8 Paragraph 80 of the NPPF states that planning decisions should avoid the development 
of isolated homes in the countryside unless, for instance, there is an essential need for 
a rural worker, including those taking majority control of a farm business, to live 
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permanently at or near their place of work in the countryside. The National Planning 
Policy Guidance states ‘'Employment on an assembly or food packing line, or the need 
to accommodate seasonal workers, will generally not be sufficient to justify building 
isolated rural dwellings.' 

 
7.9 The site benefits from an existing workers dwelling at the site, restricted by planning 

condition to workers employed by Lincolnshire Firewood. This application seeks a 
second dwelling. 

 
7.10 Although the business is in a rural location, it is considered that this business does not 

constitute a farm or agricultural business. The dwelling is not for a farm business as there 
are no livestock or birds on the site and there is only a need for mechanical servicing 
and longer working hours. There is an existing dwelling that already provides permanent 
accommodation for an employee. 

 
7.11 In addition, there are a range of existing dwellings for sale or rent under 2 miles from the 

development, including Wyberton Church End, Wyberton village, Heron Park housing 
development at Wyberton Low Road and The Quadrant housing development at Wallace 
Way, all within 5 minutes’ drive of the site. An initial search on property website 
Rightmove demonstrates at least 38 dwellings for sale within 1 mile of the site. It is 
considered that the need for additional workers accommodation within 5 minutes of the 
site could adequately be provided through the existing available housing and 
developments and insufficient justification has been provided to demonstrate that a 
worker would be needed to live permanently at the site, given the nature of the business. 

 
7.12 It is considered that a justifiable need for another permanent dwelling at the site has not 

been demonstrated and the proposal does not accord with the requirements of Policy 1 
of the Local Plan or the NPPF, and this development may affect the overall resource of 
the countryside. 

 
Impact on Character and Appearance of the Area 

 
7.13 Policy 2 of the Local Plan states that proposals requiring planning permission will be 

permitted provided that sustainable development considerations are met. These include 
size, scale, layout, density and impact on the amenity, trees, character and appearance 
of the area as well as the quality of its design and orientation. Policy 3 states that all 
development must create a sense of place by respecting the density, scale, visual 
closure, landmarks, views, massing of neighbouring buildings and the surrounding area. 

 
7.14 The application site is located adjacent to a small, loose group of dwellings in the 

countryside, and it is considered that the introduction of a new dwelling will not appear 
totally alien. There are three existing dwellings within the vicinity that do not have a 
unified character. Although two are similar, ultimately the dwellings vary in size, age, 
design, and materials, and also show significant variation in their plot sizes. 

 
7.15 The dwelling proposed would be two storeys in height and be constructed in brickwork 

and tiles to the roof. This would be similar in appearance to the dwellings in the vicinity, 
particularly the dwellings adjacent (Holly Lodge). 

 
7.16 However, the dwelling would be situated within the adjacent western field, which has a 

defined boundary. Therefore, it is considered that the development would encroach into 
the agricultural field and countryside, which in turn would affect the character and 
appearance of the area and openness of the countryside. 
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7.17 On this basis, the development would have a detrimental effect on the character and 
appearance of the area, and would therefore not accord with Policies 2 and 3 of the 
South East Lincolnshire Local Plan 2019. 

 
Impact on Residential Amenity 

 
7.18 Policies 2, 3 and 30 of the SELLP seek to ensure that a new development does not 

significantly impact neighbouring land uses by reason of noise, odour, disturbance or 
visual intrusion. Paragraph 130 of the NPPF (2021) seeks, amongst other things, to 
create places that are safe, inclusive and accessible. Furthermore, it advocates the 
promotion of health and well-being, with a high standard of amenity for existing and future 
users. Crime and disorder, and the fear of crime, should not undermine the quality of life 
or community cohesion and resilience. 

 
7.19 The closest neighbouring property is Holly Lodge (to the east). There is an existing 

vehicular access that would separate the proposed dwelling from the neighbouring 
property, and therefore issues in terms of overlooking, overshadowing and dominance 
would not occur. 

 
7.20 To the rear of Holly Lodge lies the Lincolnshire Firewood and Coal business. The 

property would sit close to the premises, however, the proposal would relate to the 
business and there would be sufficient distance to ensure issues in terms of noise and 
disturbance would be minimal. Furthermore, the Council’s Environmental Health Officer 
have no objections to the scheme. 

 
7.21 On this basis, the development accords with Policies 2, 3 and 30 of the South East 

Lincolnshire Local Plan 2019. 
 

Flood Risk 
 

7.22 Policy 4 of the Local Plan states that a proposed development within an area at risk of 
flooding (Flood Zones 2 and 3) will be permitted where it can be demonstrated that there 
are no other sites available at a lower risk of flooding (through passing the sequential 
test), and appropriate flood mitigation measures have been put in place. Development 
will also need to demonstrate that surface water from the development can be managed 
and will not increase the risk of flooding to third parties. 

 
7.23 The site is situated in Flood Zone 3 of the Environment Agency Maps and in a high risk 

area within the Council’s SFRA. Whilst the submitted Flood Risk Assessment sets out 
mitigation measures intended to make the proposal safe from flooding in accordance 
with the Exception Test, it is not accompanied by a successful Sequential Test to 
demonstrate that sites at lesser risk of flooding are unavailable. The Assessment 
confirms a search radius of approximately 3 miles and that there are few areas in that 
vicinity which are not with Flood Zone 3. However, it is considered that there are available 
plots and allocated plots within the development boundaries that are of less of a risk of 
flooding within a suitable sustainable location. 
 

7.24 The Environment Agency have objected to the proposal stating: 
 

The submitted Flood Risk Assessment does not comply with the requirements for site-
specific flood risk assessments, as set out in Policy 4 in the South East Lincolnshire 
Local Plan and paragraphs 20 to 21 of the Flood Risk and Coastal Change section of 
the planning practice guidance. The FRA does not therefore adequately assess the flood 
risks posed by the development.  
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The site could experience flood depths of greater than 1.6 metres arising from a breach 
in the defences during a flood that has a 0.5% chance of occurring in any one year up to 
2115. The proposed mitigation, in terms of finished floor level, is inadequate to resist the 
potential depths of flooding over the lifetime of the development.  

 
In line with the South East Lincolnshire standing advice proposals must have a minimum 
of 2 storeys with no ground floor habitable accommodation and the first floor living 
accommodation must be above the highest predicted flood depth. 

 
7.25 On this basis, and there is no successful Sequential Test presented, and the Flood Risk 

Assessment is unsatisfactory the development does not accord with Policy 4 of the South 
East Lincolnshire Local Plan 2019. 

 
Highways and Parking 

 
7.26 Policy 2 of the Local Plan identifies vehicular access as a sustainable development 

consideration. Policy 36 of the Local Plan indicates that all new developments should 
provide vehicle and cycle parking in accordance with minimum standards set out in 
Appendix 6. 

 
7.27 The development would utilise an existing access from Rowdyke Road which serves an 

existing dwelling and therefore meets the guidelines set out in Manual for Streets for 
visibility. The dimensions of the existing access are adequate to enable 2 cars to pass 
in opposing directions and adequate provision for car parking, in line with Appendix 6 of 
the Local Plan, and turning space has been provided within the limits of the site to enable 
vehicles to enter and leave in a forward gear. Therefore, it is considered that this proposal 
would not result in an unacceptable impact upon highway safety. Lincolnshire County 
Council have no objections to the scheme. 

 
7.28 The proposal therefore accords with Policies 2 and 36 of the South East Lincolnshire 

Local Plan 2019. 
 

Landscaping and Biodiversity 
 

7.29 Policy 3 of the Local Plan requires the incorporation of existing hedgerows and trees into 
development proposals, and the provision of appropriate new landscaping to enhance 
biodiversity. Policy 28 requires all development proposals to provide an overall gain in 
biodiversity. Policy 31 requires all development proposals to incorporate measures which 
promote and enhance green infrastructure and provide a net gain in biodiversity. 

 
7.30 The details provided states that the proposal would not impact on the existing landscaping 

and the perimeter bushes, shrubs and fences would remain. There are no further details 
in terms of further landscaping and biodiversity. Therefore, the development does not 
accord with the Policies set out in the Local Plan 2019. However, if the application was 
approved, conditions would be recommended to provide a detailed landscaping and 
biodiversity enhancement scheme. 

 
8.0 Summary and Conclusion 
 
8.1 The proposal is for the erection of a two storey dwelling for essential workers at 

Lincolnshire Firewood and Coal on Rowdyke Road in Wyberton. Although the proposal 
would be acceptable in terms residential amenity, highways safety and landscaping, it is 
considered that the proposal does not meet the requirements of Policy 1 of the Local 
Plan. There is no evidence to demonstrate that the proposal is ‘necessary to its location’, 
and although the proposal will undoubtedly will provide some economic, community and 
environmental benefits, these benefits will be outweighed by the adverse impacts that 
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will stem from the site’s unsustainable location. Consequently it is considered that the 
proposal conflicts with the Local Plan’s Spatial Strategy Policy 1. 

 
8.2 The development would also encroach onto the western agricultural field and 

countryside, which in turn would have a detrimental effect on the open countryside 
character and appearance of the area. Therefore the development would be contrary to 
Policies 2 and 3 of the South East Lincolnshire Local Plan 2019. 

 
8.3 Furthermore, the application site is located within Flood Zone 3, and the requirements of 

Policy 4 of the Local Plan 2019 and Section 14 of the NPPF require a Sequential Test to 
demonstrate that no sites at lesser risk of flooding are available. No such Sequential Test 
has been submitted. Therefore, the above conflicts with fundamental elements of the 
Local Plan and National Policies, it is considered appropriate for planning permission to 
be refused. 

 
9.0 Recommendation 

 
9.1 It is recommended that Committee refuse the planning application on the following 

grounds: 
 

▪ The application site lies in the countryside, outside of any defined settlements listed in 
Policy 1 (Spatial Strategy) of the South East Lincolnshire Local Plan 2019. The site is 
remote and physically and functionally separate from any settlement. It has not been 
demonstrated that the proposal is necessary to the location or that the proposal would 
meet the sustainable development needs of the area and as such the proposal is 
contrary to Policy 1. Future occupiers of this proposed dwelling would be highly reliant 
on the use of a motor vehicle to carry out essential tasks. As a result the proposal is 
contrary to the provisions of Policy 1, 2 and 3 of the South East Lincolnshire Local Plan 
2019 and the aims of sustainable development in the National Planning Policy 
Framework 2021. 

 
▪ The application site is located within Flood Zone 3 of the Environment Agency Maps and 

the proposal is within the ‘Danger for All” flood risk vulnerability category. The application 
is not accompanied by a successful Sequential Test, and therefore fails to demonstrate 
a necessity for the development in this location or that sites at lower risk of flooding are 
unavailable. As such the proposal is contrary to Policy 4 of the South East Lincolnshire 
Local Plan 2019 and Section 14 of the National Planning Policy Framework 2021. 

 
▪ The application site would be located within an agricultural field and the open 

countryside. It is considered that the development would represent a linear 
encroachment into the openness of the countryside and would detrimentally effect the 
character and appearance of the area. Therefore, the proposal is contrary to Policies 2 
and 3 of the South East Lincolnshire Local Plan 2019 and the aims of achieving well-
designed places in the National Planning Policy Framework 2021. 
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