
 

 

 

 

 

DECISION DELEGATED TO DEVELOPMENT MANAGER

Application No: H08-0963-19 Applicant: Dobney Developments
Ltd

Proposal: Proposed dwelling to replace former horticultural building

Location: Land At 106 Siltside Gosberton Risegate Spalding

Terminal Date: 19th November 2019

Planning Policies

South East Lincolnshire Local Plan -  Adopted: March 2019

01 Spatial Strategy
02 Development Management
03 Design of New Development
04 Approach to Flood Risk
10 Meeting Assessed Housing Requirements
11 Distribution of New Housing
17 Providing a Mix of Housing
22 Replacement Dwellings in the Countryside

National Guidance

National Planning Policy Framework 2019

Sections 5, 12 and 14 of the National Planning Policy Framework (2019)

Representations:

Object Support No Obj. Comments

PARISH COUNCIL 0 0 1 0

WARD MEMBER 0 0 0 0

HIGHWAYS & SUDS
SUPPORT

0 0 0 1

WELLAND AND
DEEPINGS INTERNAL
DRAINAGE BOARD

0 0 0 1

SHDC INTERNAL 0 0 0 1

OTHER STATUTORY



 

 

 

 

BODIES 0 0 0 1

CASE OFFICER ASSESSMENT

Proposal

This is an application for a proposed four bedroom dwelling to replace former horticultural building
on agricultural land to the rear of 106 Siltside, Gosberton Risegate. The ground floor of the dwelling
will provide two bedrooms, an en-suite, kitchen, lounge, bathroom and study. The first floor will
provide two bedrooms and two en-suites.

Site Description

The proposal site is on agricultural land outside of defined settlement limits and does not form part
of the curtilage of the previously approved horticultural building conversion under H08-0647-15 for
part 1 of Class Q of the General Permitted Development Order (2015) and part 2 under H08-0769-
17. A site visit for the current application shows that this conversion of the horticultural building is
yet to take place and the building is not in habitation.

The site is in Flood Zone 3 on the Environment Agency Flood Mapping and is not shown to be
impacted by increased hazard or flood depth on the 2115 South Holland Strategic Flood Risk
Mapping.

History

H08-0647-15

Prior Approval - Proposed change of use of horticultural building to dwelling (Class C3) - Approved -
16 September 2015.

H08-0657-16

Full - Conversion of horticultural building to dwelling and alterations in connection with the
conversion and change of use to dwelling C3. - Refused - 26 September 2016.

H08-0769-17

Condition Compliance - Details of the building operations necessary to convert the building and the
design and external appearance (Condition 3 i and ii of H08-0647-15) - Approved - 06 October
2017.

Consultation Responses

Gosberton Parish Council

No observations

Welland & Deepings Internal Drainage Board

If the foul water from the proposed sewage treatment plant is to be discharged to any watercourse
then the prior consent of the Board would be required.

No observations

Environmental Protection Officer



Requests an unexpected contamination condition.

Planning Considerations

Principle of development

The proposal site is on agricultural land outside of defined settlement limits and does not form part
of the curtilage of the previously approved horticultural building conversion under H08-0647-15 for
part 1 of Class Q of the General Permitted Development Order (2015) and part 2 under H08-0769-
17. A site visit for the current application shows that this conversion of the horticultural building is
yet to take place and the building is not in habitation. For these reasons the application has to
assessed as a new dwelling in the open countryside.

The proposal site is located outside of any settlement boundary and is therefore still classed as
being in the countryside. Policy 1 of the South East Lincolnshire Local Plan (SELLP) states that
development in the countryside will only be permitted that is necessary to such 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.

It is not considered that the application has demonstrated that development is essential in this
location or meets a defined housing need. As of 31 March 2019 the Council can identify a 5-year
housing land supply, and is able to demonstrate a supply of deliverable sites equivalent to 6.07
years through the latest Housing Land Supply Assessment. The assessment covers the five-year
period 2019/20 to 2023/24 and has been prepared in accordance with the revised National Planning
Policy Framework and Planning Practice Guidance.

Economically the site is not significant enough in scale to have a material benefit for the local
economy. Save for providing short term construction work the site will not lead to the long term
creation of jobs.

Socially the site would deliver a new dwelling nearby to a settlement but locally there is not a large
number of groups or socially orientated buildings to which the occupant(s) of the dwelling could
contribute. The proposal site is set back from an established row of frontage development,
accessed by a long access road which not lead to a socially cohesive, community orientated
dwelling.

Environmentally the site would lead to the loss of a plot of small but viable agricultural land. In
addition the occupants of the dwelling would be reliant on private transport to access goods and
services.

Open market housing is not a development type that requires a countryside location. This is
particularly the case in this instance where the council has a 5 year housing land supply and a
recently adopted up-to-date development plan with a spatial strategy setting out how the housing
needs for the area will be met. Furthermore, public transport does not operate at all along Siltside.
Consequently, access to services and facilities is unlikely to be convenient on a day to basis and
there is likely to be some reliance on the private motor vehicle to access services and facilities. The
location of the site does not therefore have attributes that make it sustainable for development for
new market housing.
The proposed development would set a harmful development by positioning residential a dwelling in
a countryside location outside the main built-up area of the settlement. This would have an adverse
impact on the character of the area and would set a harmful precedent for further development
outside the settlement boundary.

The proposal is contrary to policies 2 and 3 of the SELLP which amongst other things require
proposals to have regard to the character and appearance of an area and stipulate that proposals
which fail to maximise opportunities to improve the character and quality of an area will not be
acceptable. The proposal would also conflict with Paragraph 170 of the Framework which requires
planning decisions to recognise the intrinsic character and beauty of the countryside.

Conclusion

Taking into account the above, the site is not considered to be a suitable site for housing with
particular regards to the principles of sustainable development and the protection of the countryside



character of the area. It is therefore contrary to Policies 1, 2 and 3 of the South East Lincolnshire
Local Plan (2019) as well as Paragraphs 7, 8 and 127 of the National Planning Policy Framework
(2019). The recommendation is therefore one of refusal in line with local and national policy.

Additional Considerations

Public Sector Equality Duty

In making this decision the Authority must have regard to the public sector equality duty (PSED)
under s.149 of the Equalities Act. This means that the Council must have due regard to the need (in
discharging its functions) to:
A. Eliminate unlawful discrimination, harassment and victimisation and other conduct prohibited by
the Act
B. Advance equality of opportunity between people who share a protected characteristic and those
who do not. This may include removing or minimising disadvantages suffered by persons who share
a relevant protected characteristic that are connected to that characteristic; taking steps to meet the
special needs of those with a protected characteristic; encouraging participation in public life (or
other areas where they are underrepresented) of people with a protected characteristic(s).
C. Foster good relations between people who share a protected characteristic and those who do not
including tackling prejudice and promoting understanding.

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

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

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

Human Rights

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

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


