
Additional Information Report  

This report sets out additional information in relation to planning applications for consideration 

at the Planning Committee on 28 July 2020 that was received after the Agenda was published. 

 

B/19/0520 

Boston West Golf Centre, Langrick Road, Hubberts Bridge, Boston, Lincolnshire, PE20 3SG 

------------------------------------------ 

Additional letters of objection: 

3 additional letters of objections have been received, presented by Robert Doughty 

Consultancy on behalf objectors. These letters are very similar in main content, but also raise 

issues specific to each objector. The letters raise issues in relation to: 

 Traffic and Highway matters 

 Flood Risk 

 Permanent Residential use 

 Sustainability 

 Residential Amenity 

 Impact on neighbouring uses – boundary treatments & impact on farming operations 

 Land drainage 

Officer comments in relation to the additional objections: 

Traffic/Highway matters -  

The LCC Highway Officer who commented on the application was asked to respond to the 

highway/traffic comments contained in the further objection(s) received. In summary, they 

have advised: 

 The TA uses the most relevant information available in TRICS for estimating trip rates 

to a caravan park. The TRICS data is the best available data.  

 Whilst Mr Doughty's letter says that the chosen sites are not comparable, he does not 

say what he considers the appropriate trip rates should be nor does he provide any 

evidence to support his assertions regarding the traffic movements.  

 The trip rate report has been re-run in TRICS using data from the last 20 years and 

the results show lower trip rates than those used in the TA. 

 The trip rate associated with permanent occupancy would be likely to be much higher 

than holiday accommodation.  However, this use is not being applied for under this 

application and planning enforcement will presumably be able to ensure the site is only 

occupied as holiday accommodation. 

It is considered that this response supports the conclusions of the report, and Officers have 

no further comments to make. 

Flood Risk –  

It is accepted that the language in the report is incorrect. This should sentence can be 

corrected as follows: 

“FRA includes reference to the need for a Sequential and Exceptions Test, these are covered 

by other documents provided with the application.” 



It is accepted that only a limited exercise has been undertaken in relation to both the 

Sequential and Exceptions Tests within the documents submitted with the application.  

Officers have considered the proposals in light of the requirements of policy 4, including the 

principles pertaining to Sequential and Exceptions tests. The proposals are to support an 

existing leisure site, and this matter is covered under paragraphs 7.8 and 7.65 of the published 

report. Officers raise no objections to the approach taken within the application submission. 

Officers remain of the view that the proposals are acceptable in this regard and the 

conclusions of the section on Flood Risk remains unchanged. 

Permanent Residential Development 

This is dealt with in detail within the report. The proposals are for holiday accommodation as 

described and would be conditioned as such. Any breaches of the conditions identified would 

be investigated by Planning Enforcement should they occur. 

It must also be remembered that there are currently facilities on site, including a bar/restaurant, 

and driving range, all of which could be accessed by people using the caravans, hence the 

‘hub’ would supplement these facilities. It should also be remembered that there is currently a 

hotel on site, and also there are other examples of holiday accommodation within the 

immediate locality, therefore the broad principle of holiday accommodation in this area has 

been previously accepted.  

Sustainability and economic benefit 

It is considered that this is sufficiently dealt with in the main report. The Councils Economic 

Development Manager has reviewed the application and is supportive of the proposals, and it 

is considered that the report is informed by a sound methodology and no independent testing 

is required. In any event, even if the figures quoted are not achieved in full, there would still 

be a significant positive economic effect. It is considered for both points, these are matters of 

planning judgement for the decision-maker. 

Residential Amenity 

It is considered that this is sufficiently dealt with in the main report, and no further comments 

are required. 

Impact on neighbouring uses – boundary treatments & impact on farming operations 

Officers are of the view that the details presented are acceptable, the reference to ‘rabbit proof 

fencing’ and ‘stock fencing’ are common terms, and it would be possible to erect a boundary 

up to 2m in height without the need for planning permission, therefore further details are not 

necessary. Further, this must be considered in the context of the existing boundaries which 

are established and comprise significant vegetation which already present a clear visual and 

physical barrier. The proposals are to supplement the existing arrangements.  

Officers consider it is unlikely that users of the site would be encouraged to transgress on to 

neighbouring land, and in any event, any level of transgression would be unlikely to be so 

significant that it could not be managed by the site operator and neighbouring landowner in 

order to ensure that it does not become problem to the adjacent operations. 

Land Drainage 

It is considered that this matter has been sufficiently dealt with, the approach to drainage is 

considered appropriate to the statutory consultees, and would also be dealt with by way of 

conditions proposed. It is considered that there are existing drainage arrangements serving 



the golf course, and there is ample space within the site to ensure that drainage and surface 

water in particular are dealt with in a sustainable way. Equally, the use of SUDs features for 

other activities and benefits is a recognised approach.  

------------------------------------------ 

Additional letter of comment: 

An email has been received from a Mr M Nundy, it identifies that they are a member of the 

management committee at Hubberts Bridge Community Centre. They provide comments in 

relation to the main foul drainage arrangements which cross land belonging to the community 

centre. They advise that these arrangements have not been agreed, and they have a number 

of concerns and questions which would need to be addressed before they could consider 

agreeing to their intention. They understand the intentions of the applicants and that a request 

may be made, but they are not aware of any reason whereby they would not require our 

permission to proceed as they intend. 

Officer response 

The revised drainage proposals show foul drainage being connected to the mains sewer 

system, this has been discussed with Anglian Water.  

In this case, the Council has been informed by Anglian Water that subject to a feasible 

drainage strategy being developed and agreed by them, along with details of connection 

points, locations, and agreements being in place for any necessary infrastructure, they have 

no objections. 

The development would need the agreement of Anglian Water to connect to the public network 

and this would be managed under the Water Industry Act 1991. Any private agreements 

regarding the ability to connect to the drainage system would be outside of the planning 

decision, and would fall to the statutory undertaker (Anglian Water) and could involve civil 

agreements between parties.  

Officers have no further comments to add, and the conclusions and recommended conditions 

remain unchanged. 

------------------------------------------ 

Additional correspondence on behalf of the Applicant: 

2 letters have been received from the Agent on behalf of the Applicant. The first addresses 

the content of the Report to the Planning Committee, and the second seeks to respond to the 

comments provided by objections received post publication of the report. 

Officer response 

The letter in response to the content of the Report seeks to reinforce the findings of that report, 

and in particular the lack of objection from technical consultees. Officers note that: 

 The letter references the economic effects of Covid-19, and how the proposals can 

support economic recovery and job creation. 

 The letter reinforces the policy compliant nature of the scheme, and that the proposals 

accord with the aims of the NPPF, and that proposals which accord with an up-to-date 

development plan should be approved without delay. 

Officers have no further comment to make on this letter. 



The second letter seeks to respond directly to the additional letters of objection received post 

publication of the report. This letter highlights the following points: 

 Further detail is given in respect of the Sequential and Exceptions Tests approach for 

this development, with due regard to the nature of the proposals and the characteristics 

of flooding in Boston. It concludes that a sequentially preferable location for the 

development is unlikely. 

 The Agent disagrees with the assertions made in respect of the economic case, 

indicating that owner-occupied caravans can have higher levels of occupancy, and 

therefore it does not follow that average spend from these units would be lower. They 

also indicate domestic tourism growth is likely to occur as a result of Covid-19 and this 

scheme would enable Boston to capture some of this growth. 

 The owners remain committed to delivering the site as a holiday destination, with 

proposals for the hub likely to come forward for Reserved Matters within a period of 

3months from any grant of approval for the outline. 

 The site would be a managed environment and holidaymakers would be encouraged 

to follow the site rules, and thus any matters relating to trespass can be appropriately 

managed, as can any issues of noise or disturbance. 

Officers have no further comment to make on this letter. 

------------------------------------------ 

 

Additional information from Officers: 

In addition, Members attention is also drawn a Written Ministerial Statement issued by MHCLG 

on the 14th July 2020 – which is available here.  

This statement relates to the tourism industry as a result of covid-19 and relates to caravan, 

campsites and holiday parks. It emphasises the importance of the tourism industry and its 

need to adapt to secure its financial future. It identifies that “These parks are a mainstay of 

their local economies, providing employment and supporting local services and businesses.” 

The statement goes on to support flexibility being applied in respect of restrictions and 

planning enforcement, particularly where such restrictions would restrict the ability to operate 

an extended season, specifically noting the “…benefits of longer opening season times to the 

local economy as it recovers from the impact of Covid-19”. 

This is a material planning consideration, and clearly the emphasis is that holiday parks (such 

as the one proposed) can play an important role to supporting tourism and the local economy. 

It also highlights the desire from Government to support an extended tourism season, 

particularly in light of Covid-19. This in Officers view, provides additional support to the findings 

and recommendation of the report. 

 

https://www.parliament.uk/business/publications/written-questions-answers-statements/written-statements/?page=1&max=20&questiontype=AllQuestions&house=commons%2Clords&keywords=holiday
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From: Mark Nundy <markyveg@gmail.com> 
Sent: 27 July 2020 10:18 
To: Mike Gildersleeves <Mike.Gildersleeves@boston.gov.uk> 
Subject: Boston West Planning application 
 
Good morning Mike 
I note you are the case officer for the above application to be considered tomorrow. 
I am a member of the management committee at Hubberts Bridge Community Centre. 
We understand the application proposes to join the main foul drainage through the land belonging 
to the community centre. 
We have received a letter from the applicant stating their intentions but we have not had any 
discussions with them nor agreed to this and we have a number of concerns and questions which 
would need to be addressed before we could consider agreeing to their intention. 
This has been presented by the applicant as an intention rather than a request but we are not aware 
of any reason whereby they would not require our permission to proceed as they intend. 
We have only just see the plans on the council website and are concerned it has progressed to this 
stage without this fundamental point being agreed. 
I understand that the decision regarding planning maybe in principal to the development proposals 
and not necessarily the details behind this but we wished to bring this matter to your attention to be 
raised prior to committee tomorrow. 
Regards Mark Nundy 
 

mailto:markyveg@gmail.com
mailto:Mike.Gildersleeves@boston.gov.uk
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Planning Services 

Boston Borough Council 

Municipal Buildings 

West Street 

Boston 

PE21 8QR 

 

VIA EMAIL ONLY 

 

27th July 2020 

 

Dear Mr Gildersleeves, 

 

Re:  Planning Application Ref. B/19/0520 | Hybrid planning application seeking full 

planning permission for the part change of use of the golf course for the siting of 

caravans and outline planning permission for the development of a “hub” building 

containing an ancillary reception/ activity centre/ spa (Use Class D2)/ retail unit 

(up to 100sqm)/ food and beverage (Use Classes A1, A4 and A5) and facilities 

management and ancillary works | Boston West Golf Centre, Langrick Road, 

Hubbert’s Bridge, Boston, PE20 3QX. 

 

This letter is written on behalf of the applicant; Boston West Leisure Limited, in support of planning 

application ref. B/19/0520, a hybrid planning application which seeks full and outline planning 

permission, respectively, for  the part-change of use of the golf course for the siting of up to 300 

caravans and the development of a ‘hub’ building containing an ancillary reception, activity centre, 

spa, retail unit, food and beverage facilities, management facilities, and ancillary works, at Boston 

West Golf Course. 

 

The applicant is pleased to see this application has been recommended for approval subject to 

the completion of a Section 106 Legal Agreement, with no outstanding objections from 

technical consultees. The Officer’s Committee Report assesses all the necessary matters, provides 
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an accurate and balanced analysis of the development hereby proposed, and concludes that the 

development would would be in accordance with the adopted development plan when taken as a 

whole. Paragraph 11c of The National Planning Policy Framework 2019 is clear in that development 

proposals that accord with an up-to-date development plan should be approved without delay.  

 

The application site comprises the existing Boston West Golf Course; an 18-hole golf course with 

a 20-bay driving range, a 6-hole academy course, a 24-room hotel and clubhouse, and a 

restaurant, bar and reception area. Over the last 3 – 5 years, the golf course has unfortunately 

experienced a steady decrease in its membership base. The golf course have fought to reverse 

this decline in membership over the last 3 – 5 years by reducing membership fees, running active 

promotions on social media and running a variety of playing incentives, however has failed to 

retain members, and consequently, the economic viability of the golf course is now threatened. 

 

The applicants vision for the site is to deliver a high-quality holiday destination comprised of lodge-

style caravans which would be sensitively integrated into the setting and landscape of the existing 

golf course; creating a unique woodland character to the holiday destination. The holiday 

destination would be supported by the remaining on-site golf facilities, as well as other on-site 

facilities provided within the ‘hub’ building. Though the ‘hub’ building is in outline form currently, 

there is potential for this building to include such uses as an ancillary reception, activity centre, 

spa, retail unit, food and beverage facilities, and management facilities. Additionally, the holiday 

destination would be accessible to nearby facilities and attractions in Boston town and South-East 

Lincolnshire. 

 

Importantly, the applicant’s vision for the site does not have any unacceptable impact to the 

provision of golf facilities at the site, nor does it unacceptably compromise the provision of golf 

facilities in the wider South-East Lincolnshire area; Sport England and England Golf have been 

consulted in respect of the development hereby proposed and are supportive of the project on the 

basis that it aims to reinvigorate the golf facility as the remaining 9-hole facility would a more 

viable and attractive golf facility given its short format.  

 

The applicant’s unique vision for the site enables the diversification of the existing Boston West 

Golf Course and would help boost its economic performance and secure its long-term viability and 

vitality. Additionally, the proposed holiday destination would boost the tourism sector in Boston 

and South-East Lincolnshire with a unique offer for holidaymakers, and would provide the area 

with substantial socio-economic benefits which include:  
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• Visitor Spend – The proposed development is assumed to generate £4.4 million per 

annum, based on the average total direct spend associated with visitors staying in the 

caravans throughout the year. 

 

• Economic Output – Taking visitor spend as a proxy for turnover, it is possible to convert 

the visitor spend estimates into a gross value added (GVA) contribution, which is often 

used as a measure for economic output. Figures published by ONS as part of the Annual 

Business Survey show that GVA in the accommodation & food services sector (the sector 

which most closely aligns with the Holiday Park) accounts for around 52.7% of turnover. 

Applying this to the spend figure of £4.4million, GVA is estimated at around £2.3million 

per annum. 

 

• Supporting Permanent Employment – According to a Deloitte and Oxford Economics 

Report from November 2013 on the tourism sector, the annual visitor spend required to 

support a new tourist job is £54,000. As this report was published in 2013, the Bank of 

England’s GDP Inflation Calculator has been used to calculate a more up to date estimate 

of £60,800, which is at 2018 prices. Dividing this into the £4.4million estimated direct 

visitor spend currently associated with the site gives a figure of 72 full-time equivalent 

(FTE) roles in the tourism sector. 

 

It is important to note that the Economic Benefits Report was prepared before the Covid-19 

pandemic. The pandemic is anticipated to result in significant economic instability, and so it is 

increasingly important to consider the benefits of the proposed development in terms of overall 

spend and the number of jobs supported given that between March and June 2020, the number 

of people in Boston claiming Jobseeker’s Allowance, or who claim Universal Credit and are required 

to seek work has more than doubled from 1,225 to 2,595. 

 

As a consequence of Covid-19, the labour market is expected to be extremely challenging for a 

long period of time and so it is essential that schemes which would help support new job 

opportunities, like the development hereby proposed, are strongly supported. This is particularly 

the case with regard to the development proposal given that domestic tourism is expected to see 

significant growth as a result of the pandemic; the development would therefore enable Boston 

Borough and South-East Lincolnshire to be in a stonger position to capture this anticipated growth 

of the domestic tourism market.  
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The proposed development would deliver substantial economic benefits and therefore achieves 

the economic objective of the planning system, which is one of three objectives which contribute 

towards achieving sustainable development as per Paragraph 8 of the National Planning Policy 

Framework 2019; the other objectives being social and environmental objectives. 

 

Achieving the Social Dimension of Sustainable Development 

 

The development hereby proposed would achieve the social objective of sustainable development 

through the delivery of high-quality and unique tourism development in Boston and South-East 

Lincolnshire. The holiday destination would see up to 300 lodges located within a woodland 

setting, served by a range of on-site facilities including the remaining 9-hole golf course and its 

associated clubhouse which includes bar and restaurant facilities, and a ‘hub’ building which could 

include activity centre, spa, retail unit, food and beverage facilities, and would be accessible to 

Boston town and other surrounding areas. The proposed holiday destination represents a unique 

and exceptional form of tourism develoment which would provide increased opportunities for 

holidaying in Boston and South-East Lincolnshire. Additionally, the development would provide 

further employment opportunities for local residents.  

 

Furthermore, the development would secure the long-term vitality and viability of the Boston West 

Golf Course and would reinvigorate the facility from a golf perspective. The development would 

therefore ensure the golf course does not become unviable and would help to prevent its closure 

and ensure Boston and South-East Lincolnshire is not lost of a golf facility or the jobs associated 

with the existing golf facility.  

 

Additionally, it has been demonstrated development has been demonstrated to be successfully 

accommodated at the application site with no unacceptable impacts to the amenity of 

neighbouring occupiers. Appropriately, Environmental Health Officers have raised no objections 

to the proposal, though have suggested conditions are imposed on the planning permission in 

respect of noise and hours of operation. Importantly, the applicant; as the manager of the holiday 

destination, has a duty of care to manage the site in an appropriate way to unsure there are no 

unacceptable amenity impacts for existing surrounding occupiers or the occupiers of the holiday 

destination.  

 

Significantly, during the course of the planning application process, the application attracted 73 

letters of support with only 6 objections to the proposals received which illustrates there is 
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substantial public support for the development. Members of the public consider the development 

hereby proposed to be a significant opportunity and boost for Boston and local businesses and 

residents as a result of the tourism which would be generated and the jobs that would be 

supported by bringing this declining site into a viable and positive use. The public consider the 

proposal would be a benefit to the wider area and would have no adverse impact to Boston town 

or the surrounding area, traffic, the countryside or wildlife. The considerable amount of public 

support for the development should be afforded significant weight in the determination of the 

planning application. 

 

Overall, the development hereby proposed would deliver significant social benefits which would 

achieve the social dimension of sustainable development, in accordance with the National Planning 

Policy Framework 2019. 

 

Achieving the Environmental Dimension of Sustainable Development 

 

The proposed development has been demonstrated to avoid any unacceptable environmental 

impacts and achieve the environmental objective of sustainable development. 

 

Firstly, in regards to landscape and ecology matters, the vision for the proposed development 

would see the lodges integrated sensitively into the existing setting and landscape of the golf 

course which would minimise the developments environmental impact. The proposed lodges would 

be positioned on the fairways of the golf course which are regularly landcaped and therefore have 

a low ecological value, and have been positioned away from the woodland areas which have a 

higher ecological value. As a consequence of the lodges being located on the fairways, the 

woodland areas would act as a visual buffer to each ‘parcel’ of lodges and would minimise the 

landscape visual impacts of the development. Additionally, the application is supported by an 

indiciative landscaping scheme which seeks to provides substantial landscaping throughout the 

development and enhance existing landscaping. Full landscaping details are to be secured via 

planning condition and it is considered the landscaping scheme would not only secure landscape 

and visual benefits by minimising the visual impact of the development to the surounding area to 

a further extent, but would also have substantial benefits for ecology and biodiversity through 

securing a substantial net gain in biodiversity. 

 

Further to this, the proposed development would have no unacceptable heritage impact. Although 

at odds with the applicants conclusions, the Council have asserted the development proposal 
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would result in less than substantial harm, at the lower end of the scale, to the significance of 

non-designated heritage assets in the wider surrounding area. Appropriately, the Council have 

weighed the substantial public benefits of the proposal against the alleged harm and consider the 

identified public benefits to outweigh any harm to non-designated heritage assets. 

 

Additionally, the proposed development would have no unacceptable impacts to the surrounding 

highway network and is fully supported by the local highway authority; subject to the provision 

of a financial contribution to support the ‘CallConnect bus service’ which seeks to encourage 

holidaymakers to use sustainable transport options from the site to wider surrounding areas, 

including Boston Town Centre. 

 

Furthermore, the proposed development would not be at any unacceptable risk from flooding and 

has been demonstrated to be safe, that is can be suitably drained, that it would not increase flood 

risk elsewhere, and that there are no sequentially preferable locations for the development as a 

consequence of the site-specifc intricacies which mean the development proposal can only be 

accommodated at the application site. The proposal is supported by the relevant drainage 

authorities and the Environment Agency in this regard. 

 

Overall, the proposed development would have no unacceptable environmental impacts and would 

secure substantial environmental and ecological benefits through any landscaping scheme which 

is presented to the local planning authority to satisfy the conditional requirements of the planning 

permission. Accordingly, the proposed development would achieve the environmental dimension 

of sustainable development as per paragraph 8 of the National Planning Policy Framework 2019. 

 

Conclusion 

 

Paragraph 7 of the National Planning Policy Framework states that the purpose of the planning 

system is to contribute to the achievement of sustainable development. To contribute towards 

achieving sustainable development, paragraph 8 of the National Planning Policy Framework 

requires the planning system to have three overarching [economic, social and environmental] 

objectives, which are interdependent and need to be pursued in mutually supportive ways; 

although there is no requirement to fulfil all three objectives to equal extents, and net gains in 

one or two objectives can outweigh adverse impacts in others. 
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The proposed development has been demonstrated to secure substantial economic, social and 

environmental benefits which weigh significantly in favour of approving this scheme when the 

development is considered against the National Planning Policy Framework, and the South-East 

Lincolnshire Local Plan as a whole. The applicant is pleased to see the local planning authority and 

technical consultees are supportive of the development hereby proposed and have identifed that 

the benefits of granting permission for the development would significantly and demonstrably 

outweigh any adverse impacts of granting planning permission. Appropriately, the development 

proposal is in accordance with the adopted development plan and should be approved without 

delay as per paragraph 11c of the National Planning Policy Framework 2019. 

 

We trust that Members will support the Officer’s recommendation for approval of this policy-

compliant scheme.  

 

Yours sincerely, 

BEN GIBSON 

Planner 

Ben.Gibson@pegasusgroup.co.uk  

 

mailto:Ben.Gibson@pegasusgroup.co.uk
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Planning Services 

Boston Borough Council 

Municipal Buildings 

West Street 

Boston 

PE21 8QR 

VIA EMAIL ONLY 

27th July 2020 

Dear Mr Gildersleeves, 

Re:  Planning Application Ref. B/19/0520 | Hybrid planning application seeking full 

planning permission for the part change of use of the golf course for the siting of 

caravans and outline planning permission for the development of a “hub” building 

containing an ancillary reception/ activity centre/ spa (Use Class D2)/ retail unit 

(up to 100sqm)/ food and beverage (Use Classes A1, A4 and A5) and facilities 

management and ancillary works | Boston West Golf Centre, Langrick Road, 

Hubbert’s Bridge, Boston, PE20 3QX. 

This letter is written on behalf of the applicant; Boston West Leisure Limited, in support of planning 

application ref. B/19/0520. The applicant is pleased this application is being presented at Planning 

Committee on the 28th July 2020 and has been recommended for approval subject to the 

completion of a Section 106 Legal Agreement, with no outstanding objections from technical 

consultees.  

The applicant notes that three letters of objection, written on behalf of J. & R. Emerson, Premier 

Composites Limited and Mr Ladds; adjacent landowners, have been received following the 

publishing of the Officer’s Report. These objections raise concerns regarding:  

Pegasus Group
Pavilion Court | Green Lane | Garforth | Leeds | LS25 2AF 
T 0113 287 8200 | www.pegasusgroup.co.uk | @pegasusgroup 
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• Sequential and exceptions tests;

• Surface water drainage;

• Transport;

• Economic benefits;

• Permanent residential development;

• Boundary treatments; and,

• Amenity.

This letter seeks to address the assertions made by objectors to provide clarity on these matters 

for the benefit of the local planning authority, members and any other interested parties. 

Sequential / Exceptions Test 

Objectors make an assertion that the sequential and exceptions test has not been satisfied; 

though no substantive evidence is provided to support the claim. A sequential test is provided 

within the Planning Statement, which also contains the requisite details to satisfy the exceptions 

test. The Local Planning Authority have agreed the findings of these and are content the two tests 

have been satisfied, in accordance with Policy 4 of the SELLP.  

Naturally, as a result of the unique vision for the site and the development hereby proposed, the 

development has a specific locational requirement which is met by the application site and cannot 

be met in any other location.  

Firstly and as discussed previously, the aim and objective of the development hereby proposed is 

to diversify the uses of Boston West Golf Course to provide necessary economic support to an 

existing leisure site which has its commercial viability threatened by a declining membership base 

which has not been reversed despite plentiful efforts to incentivise increased membership. The 

proposed development therefore acts as a prerequisite for the golf course as a consequence of 

the golf courses reliance on the capital which would be generated from the proposed development. 

Additionally, the vision for the holiday destination would see lodges nestled into the established 

woodland setting of the golf course and so the vision for the development hereby proposed is 

reliant on the established setting and landscape of the golf course. 
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As such, the existing golf course and the proposed development have an interdependent 

relationship. Importantly, it is a well-established through case-law that a proposal cannot be 

disaggregated into its component parts to satisfy the sequential test. The Cribbs Causeway 

Development appeal decision (Appeal Ref. APP/P0119/V/17/3170627) provides assistance on how 

the sequential test should be applied mirroring the findings of the Dundee case. While this appeal 

decision relates to the retail sequential test, the principles remain applicable. Within Paragraph 

567 of the decision, the Inspector discusses the matter of disaggregation: 

 

“567. There was debate at the inquiry about whether proposals should be split into different 

parts so that they can be accommodated on several town centre sites. Whereas past retail 

policy and guidance has adopted a disaggregation approach this is not embodied in either 

the Framework or the PG as was confirmed by the Court of Appeal in Warners Retail. The 

Secretary of State reached a similar conclusion in his decisions on Rushden Lakes, Scotch 

Corner and Honiton Road”. 

 

Accordingly, there is no requirement for the development hereby proposal to be disaggregated, 

and so due to the interdependent relationship between the existing golf course and the 

development hereby proposed, the development as a whole comprises the proposed holiday park 

and ‘hub’ building, as well as the remaining 9-hole golf course, and its existing associated 

infrastructure, ancillary clubhouse and hotel. Therefore, for any location to be considered 

sequentially preferable, it would be required to accommodate all these elements. 

 

Significantly, the Environment Agency’s Flood Map illustrates that the Borough of Boston is located 

almost entirely in Flood Zone 3. While it is accepted there is variation in the flood hazard from 

‘Danger to Most’ to ‘Danger to All’, and there are areas where the probability of flooding is lower 

than others, the majority of Boston is in the same flood-risk category, therefore it is considered 

there would be no sequentially preferable location in this respect. This is particularly so when the 

site-specific intricacies are taken into account which means a location could only be considered to 

be sequentially preferable if the development as a whole, which includes the proposed holiday 

park and ‘hub’ building, as well as the remaining golf course, its associated infrastructure, ancillary 

clubhouse and hotel, could be accomodated on a site in Boston Borough which is not located within 

Flood Zone 3. 

 

As a result of the interdependent relationship between the proposed development and the existing 

use of the site, the proposed development is required to be located at the application site. 
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Additionally, given that Boston Borough is located almost entirely, within Flood Zone 3, there are 

no sequentially preferable locations in flood risk terms; particularly any which could suitably 

accommodate the development hereby proposed. It is considered the sequential test has 

unequivocally been satisfied. The conclusions of the sequential test are agreed by the Council as 

per paragraph 7.65 of the Officer’s Report, and the proposed therefore accords with Policy 4 of 

the SELLP. 

 

Notwithstanding this, and in the event members disagree with the applicants conclusions, as per 

paragraph 7.65 of the Officer’s Report, ‘there are a number of factors including the economic 

benefits arising which would outweigh any perceived lack of compliance’ with Policy 4 and the 

sequential test in question. 

 

In regards to the exceptions test, the National Planning Policy Framework 2019 requires the 

development to provide wider sustainability benefits to the community that outweight the flood 

risk, and requires the development to be safe from flood risk for its lifetime, without increasing 

flood risk elsewhere. 

 

In satisfying the first requirement of the Exception Test, the development has been demonstrated 

to provide substantial sustainability benefits. The sustainability benefits of the proposal have been 

demonstrated earlier within this letter which concludes the development would secure substantial 

net gains across the social, economic and environmental dimensions of sustainable development 

and would satisfy the exceptions test. 

 

To satisfy the second requirement of the exceptions test, the development has been demonstrated 

to be safe from flood risk. The planning application is supported by a flood risk and drainage 

assessment which details how flood risk would be managed on the site. In addition to this, the 

Council have imposed several conditions to the planning permission which seek to control the 

flood risk and drainage impacts of the proposal, these include a condition requiring the preparation 

of a flood warning and evacuation plan. It is important to note that there are no outstanding 

objections from technical consultees from a flood risk and drainage perspective and so the Council 

are satisfied the development would be safe from flood risk, thereby passing part two of the 

exceptions test. 
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Surface Water Drainage 

 

It is noted the objection which has been submitted on behalf of J. & R. Emerson Limited raises 

concerns regarding drainage. It is important to note that the application has no outstanding 

objections from the appropriate drainage authorities or the Environment Agency, and appropriate 

conditions have been suggested to be imposed on the planning permission to ensure a detailed 

drainage scheme is submitted for the approval of the local planning authority. 

 

Transport 

 

Objectors have questioned the reliability of the data used within the submitted Transport 

Statement. 

 

The Transport Statement was informed through a preliminary pre-application meeting with 

Lincolnshire County Council Highways. During this meeting, the proposed development was 

presented to the highways authority, and a methodology of assessing its transport impacts specific 

to the application site were considered and agreed between all parties. The Transport Statement 

was completed as per the agreed methodology and the development has received the full support 

of the local highways authority. 

 

It is important to recognise that Highway Officers; who are technical highway engineers, have 

assessed the junction in respect of the proposed development and are satisfied there would be no 

unacceptable highways impacts arising from the proposed development. Accordingly, local 

residents should not hold concerns in this regard. 

 

Economic Benefits 

 

Objectors make an assertion that the economic benefit figure is overstated because it looks at 

average spend associated with caravans that are rented, (£101 per day), as opposed to caravans 

that are owned (£89 per day). The proposed scheme will provide a mix of owned and rented 

caravans, however the exact split is unknown at the current time.  

 

Average occupancy rates also fed into the original analysis, sourced from research published by 

the UK Caravan & Camping Alliance in February 2019.  These average rates relate to all holiday 

parks and campsites (i.e. they include owned and rented caravans). It seems reasonable to 
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assume that caravans which are owned will have higher occupancy rates in a typical calendar year 

than those that are rented. As such, if analysis was carried out to assess the impact of adjusting 

average spend to reflect a certain split of rented vs owned caravans, it is unlikely to make a 

significant difference to the overall spend figure – while people who own caravans might spend 

less per trip, they may well be making more trips per year and this will balance out any spend 

differentials. 

 

The representation goes on to say that a significantly lower spend per day of £19 should be used 

to calculate the economic benefits of the scheme, defining this figure as “the actual spend off the 

caravan site into the local economy”. However, the representation misses the point here as the 

purpose of the economic benefits report was to quantify the total impact of the scheme and to 

quantify all spending associated with the caravans. The £4.4million annual spend figure therefore 

reflects this. To simply focus on off-site food & drink spend (which is included in the suggested 

£19 figure) would significantly underestimate the benefits created by the scheme for the wider 

tourism sector.  

 

Assessing the total impact of the scheme in terms of overall spend and the number of jobs 

supported has become even more important during the Covid-19 pandemic, given that between 

March 2020 and June 2020 the number of people in Boston claiming Jobseeker’s Allowance or 

who claim Universal Credit and are required to seek work has more than doubled from 1,225 to 

2,595. The labour market is likely to be extremely challenging for some time to come and schemes 

that can help support new job opportunities will become even more important. Domestic tourism 

is also likely to see growth because of the pandemic and the proposed scheme will enable Boston 

to be in a stronger position to capture some of this growth. 

 

Permanent Residential Development 

 

Objectors raise concerns over the potential for the development hereby proposed to become a 

residential park. The local planning authority have recommended suitable conditions are imposed 

on any planning permission to prevent this; the local planning authority therefore have total 

control of the proposal in this regard. It is noted Objectors state that such conditions are reliant 

on enforcement from the local planning authority, however as is the case with all planning 

conditions; Objectors should therefore not raise concerns in this regard. 
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Objectors also raise concerns over the indicative nature of the ‘hub’ building. While the ‘hub’ 

building seeks outline planing consent, it is envisaged the building could contain such uses as an 

ancillary reception, activity centre, spa, retail unit, food and beverage facilities, and management 

facilities. Further details of the exact uses would be provided as part of the application for the 

approval of reserved matters. Local residents will be consulted on such an application and have 

an opportunity to comment on the details submitted. 

 

Objectors raise concerns that the ‘hub’ building would potentially not come forward for 

development. The ‘hub’ building is integral to the applicants unique vision for the site as it would 

provide various services and recreational facilities for holidaymakers which would support their 

holiday and provide enjoyment. The ‘hub’ building would be a key facility which would attract 

holidaymakers to this unique holiday destination and ensure its success. The applicant envisages 

making a reserved matters application for the ‘hub’ building within 3-months of the grant of outline 

planning permission.  

 

Boundary Treatments 

 

The objection received on behalf of J. & R. Emerson raises concerns regarding the proposed 

boundary treatments and consider the proposed boundary treatments do not act as a deterrent 

for people wanting to walk on the adjacent farmland. It is noted the same objector, in an earlier 

representation, suggested a 6ft-high fence should be erected around the application site; the 

objectors comments were taken into consideration, however a 6ft fence was not considered to be 

appropriate from a landscape and visual perspective, nor was considered appropriate for the 

applicants vision for the holiday park. Whilst the applicant understands the adjacent landowners 

concerns regarding tresspassing, it is not considered that the proposal would give rise to this 

unacceptable impact. 

 

The application site would be surrounded by boundary treatments which would provide the site 

with security, whilst integrating snestively into the surrounding landscape. As such, the proposed 

boundary treatments comprise a mixture of the following: 

 

• The reinforcement of existing ‘patchy’ vegetation with native shrub and tree planting; 

• The planting of native tree species with understorey planting to those areas of the site 

which lack any vegetation boundary treatments; 
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• Knee rail and hand gates to separate the holiday destination from the remaining 9-hole 

golf course; and, 

• The planting of a mixed native hedgerow with rabbit-proof fencing and stock fencing. 

 

It is considered that the presence of dense-vegetation and fencing at the sites boundaries would 

act as a physical barrier and be a clear indication for holidaymakers that the manager wishes for 

them to stay contained within the site. It is considered any holidaymaker would pay respect to 

this and it would be highly unlikely any holidaymakers would tresspass onto adjacent land with 

the clear presnce of physical boundary treatments. Further to this, the applicants as managers of 

the site, have a duty of care for surrounding occupiers and would manage any events of 

tresspassing appropriately. Additionally, and as suggested within the Officer’s Report – 

tresspassing would be a civil matter between adjacent landowners and the managers of the 

holiday park, therefore it is in the applicants best interest to manage this, should any issue ever 

materialise. 

 

Amenity 

 

The objection received on behalf of Mr Ladds raises issues regarding amenity and states ‘the 

current proposal has the potential to increase noise and disturbance throughout the week to the 

detriment of the residential amenity’. The Applicant disputes this assertion on the basis that 

holiday parks, by nature, do not generate large amounts of noise because holidaymakers would 

be considerate to the amenity of those also staying on-site, and to those in the surrounding area.  

 

One benefit to the design of the scheme in respect of amenity is that the holiday lodges have 

been sited on the fairways of the existing olf course and are bounded by dense vegetation; this 

vegetation would essentially create ‘parcels’ and would help to contain any noise.  

 

Should any holidaymakers generate any unacceptable levels of noise; the on-site manager has a 

duty of care to resolve these issues to ensure other holidaymakers have a pleasant stay, and to 

ensure the amenity of occupiers surrounding the application site is not compromised. 

 

Importantly, Environmental Health Officers have not raised any objections to the development 

hereby proposed on grounds of amenity. 
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Conclusion 

 

This letter seeks to provide clarity on matters which have emerged through objections and has 

demonstrated that all matters have, unequivocally, been addressed through the planning 

submission. The development hereby proposed has no outstanding objections from techncial 

consultees and the Officer’s Report provides a balanced assessment of all material considerations 

pertinent to the determination of the application before concluding: 

 

“The scheme would be in accordance with the Development Plan when taken as a whole. 

Where any minor conflicts with the plan or minor material harm would occur these 

negatives would be outweighed by other material planning considerations, including the 

considerable economic, and environmental benefits that are likely to arise from the 

development”. 

 

The proposed development has been demonstrated to secure substantial net gains across the 

social, economic and environmental dimensions of sustainable development and would achieve 

the three overarching objectives of the planning system. The benefits of granting planning 

permission for the development hereby proposed would significantly and demonstrably outweigh 

any adverse impacts. Appropriately, the development is acceptable and suitable for the grant of 

planning permission and we trust members will support their Officer’s recommendation. 

 

Yours sincerely,  

BEN GIBSON 

Planner 

Ben.Gibson@pegasusgroup.co.uk  
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