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Proposal

Retrospective planning permission is sought for use of a static caravan as a storage unit ancillary to
the Rose & Crown Caravan Park. The structure is situated on grassland adjoining the existing
caravan park.

It should be noted that planning permission has previously been granted for a period of 3 years (ref.
H09-1164-16) and that this has expired.

Site Description

The Rose and Crown Public House and associated caravan park are located on the north-eastern
fringe of Holbeach Hurn, close to the junction of Low Road and Marsh Road. Vehicular access to
the caravan site is off Marsh Road.

A house (The Spinney) is situated to the north-east off Baileys Lane. It is approximately 80 metres
from the caravan site and 45 metres from the storage unit. Residential properties are situated
further to the east off Bailey's Lane, to the south and south-west off Low Road and to the west off
Marsh Road.

Site History
H09-0520-88 - Touring caravan park for 43 units together with toilet and shower block - Granted.

H09-1209-95 - Continuation of use of caravan site without removal of unoccupied caravans during
winter months - Granted.

H09-1131-08 - LDC - Use of site for caravans to be occupied by seasonal workers and for touring
holiday caravans - Refused.

H09-1175-08 - Change of use of part of existing caravan site for stationing of 7 static caravans for
occupation by seasonal agricultural workers and/or tourists - Refused.

H09-0827-09 - Removal of condition 5 of H09-0520-88 prohibiting use of site between 31 October
and 1 March - Refused.

H09-0908-09 - LDC - Use of the site for the stationing of up to 12 caravans for occupation by
seasonal workers and for touring holiday caravans - Granted.

H09-0925-10 - S73A Continuation - Variation of condition 5 of H09-0520-88 to allow caravan site to
open between 20 March in one year and 20 February in the succeeding year - Granted subject to
the following conditions:

1) No caravan on site shall be occupied between 21st February and 19 March of any year.

2) No more than 12 static caravans and 15 touring caravans shall be retained/stored upon the site
between the 21 February and 19 March of any year. Touring caravans shall only be stored within
the allocated area approved by virtue of planning permission reference H09-1209-95.




3) During the period 31 October in one year and 20 February in the succeeding year, all caravans
upon the site shall be used for holiday purposes only and not as accommodation for seasonal
workers.

HO09-1052-13 - Full - Extension to Rose and Crown Public House and extension to caravan site
Refused and dismissed on appeal (ref. APP/A2525/A/14/2218991) on 13 February 2015.

H09-0413-16 - Full - Erection of site office and improvements to road (retrospective), Rose & Crown
Inn - Granted.

H09-1164-16 - Full - Siting of storage unit at existing caravan site (retrospective), Rose & Crown Inn
- Granted (temporary) 10 January 2017.

H09-1165-16 - Full - Siting of marquee at existing caravan site (retrospective) - Refused 11 January
2017. Dismissed on appeal.

H09-1171-16 - Full - Proposed extension to existing caravan site, Rose & Crown Inn, Low Road -
Refused 6 April 2017 and dismissed on appeal (ref. APP/A2525/W/17/3179712) on 30 October
2017.

H09-1127-17 - Full - Proposed extension to existing caravan site (re-submission of H09-1171-16),
Rose & Crown Inn, Low Road - Refused 13 March 2018 and dismissed on appeal (ref.
APP/A2525/W/18/3199267) on 15 January 2019.

H09-1088-19 - Full - Swimming pool - Rose & Crown - Granted 9 November 2020.

H09-0136-21 - Full - Demolition of existing office and erect new site office and storage building -
Granted 12 April 2021.

Consultation Responses

Holbeach Parish Council

No objections

LCC Highways

Does not wish to restrict the grant of permission.

Environmental Protection

No comments or objections

Public

Objection received (summarised)
Visual eyesore; Harm amenity of nearby residents.

Planning Considerations

The main issues in this case are:

- Policy/principle;

- Character/appearance;

- The likely effect upon the amenity of neighbouring residents;

- Highway issues;

- Other material considerations such as drainage and flood risk.

Policy/principle

Section 38 (6) of the Town and Country Planning Act, as amended by the 2004 Act, states that the
determination must be made in accordance with the development plan unless material
considerations indicate otherwise.




The proposed development is outside a defined settlement limit within the South East Lincolnshire
Local Plan (SELLP), 2019. It is therefore within an area regarded as countryside. Policy 1 of the
SELLP is therefore applicable. It states that development will be permitted in the countryside 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.

Policy 9 of the SELLP is also of relevance. It indicates that outside a defined settlement boundary
small-scale development to support the visitor economy will be supported that does not conflict with
neighbouring land uses, is in keeping with the character of the locality and demonstrates a
functional link with an existing attraction or farm enterprise.

The above policies are in accordance with advice within the National Planning Policy Framework,
2019. Paragraph 83 states that planning decisions should enable the sustainable growth and
expansion of all types of business in rural areas and also sustainable rural tourism and leisure
developments which respect the character of the countryside. Paragraph 11 indicates that decisions
should apply a presumption in favour of sustainable development providing any adverse impacts of
doing so would significantly and demonstrably outweigh the benefits.

Addressing the above policies and advice, the unit is required for the storage of items associated
with the adjoining caravan site. It is only required on a temporary basis until such time as a more
permanent storage unit has been constructed at the rear of the public house under planning
permission ref. H09-0136-21. The proposal has a functional link with the existing caravan park and
accords with Policies 1 and 9 of the SELLP in locational terms.

Other issues relating to character and appearance and neighbouring land uses, etc are assessed
below.

Character/appearance

Policy 2 of the South East Lincolnshire Local Plan, 2019 indicates that proposals requiring planning
permission for development will be permitted provided that sustainable development considerations
are met in relation to, inter alia, size, scale and impact on the amenity, character and appearance of
the area. Policy 3 indicates that it should create a sense of space and respect the character of the
area within which it is situated.

The static caravan is utilitarian in terms of appearance and is starting to deteriorate. However, it is
only required on a temporary basis until the new workshop/storage building is constructed. It is not
readily open to public view because it is tucked in behind existing trees. A bund is situated to the
east between the site and The Spinney to the north-east. Consequently, the structure is only visible
from the latter at certain vantage points or at first floor level. Although it is utilitarian in terms of
appearance it relates to and is viewed alongside the existing caravan site. Taking this into account,
it is considered that it does not cause material harm at present. A temporary consent of one year is
considered appropriate in this case, which would enable the Authority to review the situation after
this period if necessary.

Amenity/living conditions

Policies 2 and 3 of the South East Lincolnshire Local Plan, 2019 indicate that proposals requiring
planning permission for development will be permitted provided that sustainable development
considerations are met in relation to, inter alia, residential amenity and impact upon neighbouring
land uses by reason of noise, odour and disturbance. They are in accordance with the Framework,
which includes seeking to secure a good standard of amenity for all existing occupants of buildings.

A house (The Spinney) is situated to the north-east off Baileys Lane. It is approximately 80 metres
from the caravan site and 45 metres from the storage unit, with a bund on the common boundary.
Residential properties are situated further to the east off Bailey's Lane, to the south and south-west
off Low Road and to the west off Marsh Road.

The structure would be used solely for storage purposes ancillary to the existing caravan site. Given
the nature of the use and separation distances it is considered that the amenity of neighbouring
residents would not be materially harmed in terms of lack of privacy, overlooking, noise and
disturbance, etc. This is subject to the use being restricted to storage only and not as a commercial
workshop or for residential purposes. This can be made the subject of a condition.




The proposal satisfactorily complies with Policies 2, 3 and 30 of the South East Lincolnshire Local
Plan, 2019, subject to conditions.

Other Material Considerations

Highway safety - Access to the site and parking arrangements would remain unchanged. LCC
Highways does not wish to restrict the grant of permission on highway safety grounds. The proposal
satisfactorily accords with Policies 2, 3 and 36 of the South East Lincolnshire Local Plan, 2019 in
this respect.

Flood Risk - The site is located within Flood Zone 3 of the Environment Agency's Flood Maps. They
have been created as a tool to raise awareness of flood risk with the public and partner
organisations such as Local Authorities, Emergency Services and Drainage Authorities. The Maps
do not take into account any flood defences. Also, large parts of the South Holland District lie within
Flood Zone 3. It is therefore necessary to use the refined flood risk information (Hazard and Depth
maps) within the South East Lincolnshire Strategic Flood Risk Assessment (2017) as a basis to
apply the sequential test

The SFRA indicates that the site is within an area identified as "Danger for Some". However, it is not
possible, consistent with wider sustainability objectives, for the development to be located
elsewhere within the district because it needs to be located next to the existing caravan park and
public house. Planning Practice Guidance indicates that "when applying the Sequential Test, a
pragmatic approach on the availability of alternatives should be taken. For example, in considering
planning applications for extensions to existing business premises it might be impractical to suggest
that there are more suitable alternative locations for that development elsewhere."

The exceptions test is a method to demonstrate and help ensure that flood risk to people and
property will be managed satisfactorily, while allowing necessary development to go ahead in
situations where suitable sites at lower risk of flooding are not available. The NPPF and the PPG set
out two elements to the Exceptions Test.

First, proposed development is required to show that it will provide wider sustainability benefits to
the community that outweigh flood risk, and second, that it will be safe for its lifetime without
increasing flood risk elsewhere and, where possible, will reduce flood risk overall. This is aimed at
allowing necessary development to go ahead in situations where suitable sites at lower risk of
flooding are not available whilst helping ensure that flood risk to people and property will be
managed satisfactorily.

In terms of the first element, the proposal is required on a temporary basis in conjunction with the
existing caravan site. It will provide wider sustainability benefits to the community that outweigh
flood risk in the sense that it is required in conjunction with an existing leisure/tourist related facility
within the district in accordance with Policy 9 of the South East Lincolnshire Local Plan and advice
within the Framework.

Concerning the second element, the proposal would not be occupied and is not classified as a more
vulnerable use. The Residual Peak Depth Map shows a peak depth of 0.25m. It is therefore
recommended that the static be fixed to the ground.

Planning Balance

Section 38 (6) of the Town and Country Planning Act, as amended by the 2004 Act, states that the
determination must be made in accordance with the development plan unless material
considerations indicate otherwise.

The unit is required for the storage of items associated with the adjoining caravan site. It is only
required on a temporary basis until such time as a more permanent storage unit has been
constructed at the rear of the public house under planning permission ref. H09-0136-21. The
proposal therefore has a functional link with the existing caravan park and accords with Policies 1
and 9 of the SELLP in locational terms.

The static caravan is starting to deteriorate. However, it is only required on a temporary basis until
the new workshop/storage building has been constructed. It is not readily open to public view
because it is tucked in behind existing trees. Although it is utilitarian in terms of appearance it
relates to and is viewed alongside the existing caravan site. On balance, it is considered that it does




not cause material harm at present.

The structure would be used solely for storage purposes ancillary to the existing caravan site. Given
the nature of the use and separation distances it is considered that the amenity of neighbouring
residents would not be materially harmed in terms of lack of privacy, overlooking, noise and
disturbance, etc, subject to conditions. The proposal satisfactorily complies with Policies 2, 3 and 30
of the South East Lincolnshire Local Plan, 2019, in this respect.

LCC Highways does not wish to restrict the grant of permission on highway safety grounds. No
objections are raised on flood risk grounds.

The proposal generally accords with policies within the South East Lincolnshire Local Plan, 2019
and advice within the National Planning Policy Framework, 2019. There are no adverse impacts that
significantly and demonstrably outweigh factors in favour of the proposal.

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.

Conclusion

The planning balance lies in favour of the proposal. It is therefore recommended that permission be
granted for a temporary period of one year.




