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1. INTRODUCTION 

 

Mark Simmonds Planning Services have been instructed by Mr and Mrs Ruddle of 

Northgate House, Northgate, Pinchbeck to submit a planning application for the 

retrospective change of use of land. This would allow the applicant to regularise the 

use of the land which is currently being used for storage containers which are being 

used for storage by local businesses and local individuals for various purposes. The 

applicant is regretful for the retrospective nature of this application, however the 

planning regulations around storage units is complex and personal research led them 

to believe that the use would not require permission.    

The applicants have invested their life savings into this business venture in order to 

provide a future and successful income stream for the family. They have given careful 

consideration to the potential impacts on neighbours and due to the separation 

distances and the existence of a successful engineering works directly adjacent to 

the site, this low scale storage use was considered to be acceptable with limited harm.  

The business has proved to be immediately successful providing storage for other 

local businesses who see this facility as an essential facility to bolster and support 

their own business in these turbulent times.  

 

1.1 Documents  

 This planning application is supported by the following documents:  

Design and Access Statement;  

Site Plan 

Block Plan 

 

2.0       THE PROPOSAL 

This is a full retrospective application for a change of use of garden land to B8. The 

previous use is rather unclear, but it is believed to be a large section of unused land 
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associated with the dwelling. There is no evidence of any agricultural use however if 

the Council have any information on this is would be appreciated.  

 

         2.1 THE CHANGE OF USE 

The site consists of the applicants dwelling with a substantial extent of garden/rough  

land located to the rear. The land is fenced off from the dwelling and is very well 

screened from any public views. The land is bordered by an extent of agricultural fields 

and the adjacent neighbour is Channing Engineering. There are currently 18 storage 

units on site. 

                      Channing Engineering 

                                                                                             Site  

 

Image from Google Maps of site and adjacent site 

 

The site is also set well back from the road and located to the rear of the applicants 

dwelling and is largely overshadowed by the existing buildings associated with 

Channing Engineering.  
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The site also has its own access track directly connecting to the main road with clear 

visibility. There is substantial parking available within the site and adequate space for 

turning so that vehicles can easily leave the site in a forward gear. 

 

The site is also very well screened with substantial natural screening on most of the 

boundaries with the buildings of Channing Engineering bordering one side of the site.  

 

This application is retrospective as the applicant’s decision to install the units was led 

by the on-line guidance around the planning status of ‘mobile storage units’ and the 

lack of any operational development in siting them. The business has been up and 

running for approximately 6 months. This application is to regularise the use as it has 

become a profitable and workable business venture with no negative effects on the 

site, street scene and local vista.   

 

This venture has already become an established and profitable storage unit business 

known as Pinchbeck Self-Storage. The Council is asked to note that as soon as the 

applicant was made aware of the need for planning permission, all advertising and 

signage was removed as the applicant felt that this was respectful of the requirement 

for planning permission.  

 

The applicant provides employment for both himself and MRs Ruddle, but due to the 

immediate success of running from the cost-effective location there is potential to 

utilise the land more effectively in the future with support from the Council and this 

could offer addition jobs; the Council will understand that job opportunities in rural 

Lincolnshire are very much needed now, more than ever.  

 

There is a clear and apparent need for storage units in this area of South Holland. This 

has become more than evident form the incredibly rapid take up of the storage units, 

largely by local businesses in the very near vicinity (approximately with a radius of 3 

miles from the site). Submitted with the application is a list of customers utilising the 

applicant’s current 18 storage units. The Council is asked to consider this information 

but due to the applicant’s strong code of client confidentiality and the potential for 

sensitive business information being released would ask that this information is 

redacted and not released to the general public.  

 



 4 

  

 

  

  

 

A number of images of the site and the storage units are displayed below, the Council 

is asked to consider the low impact nature of the units in terms of noise and visual 

effects.  
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Storage units with the neighbouring engineering units in the backdrop.  

 

 

Image of the separate access to the site.  
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Image of site showing the substantial natural screening in place. 

 

 

Image taken from the highway looking towards the site – the storage units are not 

visible from this public vantage point. 
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Heritage Point: 

There is a listed windmill on the adjacent site where Channing Engineering runs from. 

This listed building is acknowledged but in its current context it is viewed in relation to 

the large commercial buildings permitted on this adjacent site.  

The windmill cannot be seen in the immediate context of the storage units and the 

views of the windmill from the site are at best limited. The image below shows the only 

significant view of the windmill from within the site.  
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3.0       SITE LOCATION AND PHYSICAL CONTEXT 

        

The site is located on the rural outskirts of Pinchbeck, along Northgate and is in a 

relatively isolated run of dwellings which occupy a very rural aspect surrounded by a 

flat farming landscape.  

 

The spaciously isolated nature of the site results in very limited opportunity to cause 

any noise nuisance or to negatively impact on the nearest neighbour. It is of note, and 

we consider it a material factor, that this site is a within an established mix of 

commercial and residential properties which due to the very low impact of  storage 

units, results in very little in the way of material impacts on any neighbourhood amenity.  

 

With regards to highways, the site is well served by a public road with a separate wide 

and commodious access. As mentioned previously, the amount of site available for 

parking and manoeuvring is very generous and the capability of vehicles turning within 

the site is comfortable and vehicles leaving the site can always be carried out in first 

gear. The photograph below shows the extent of excellent visibility when entering and 

leaving the site. 
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The applicant has confirmed that the business generates a very modest level of traffic 

movements- this is a storage facility which does not generate regular daily use.   

 

 

 

4.0       PLANNING POLICY 

The proposals are supported by national planning guidance and by Local Plan policy, 

which makes it clear that the rural economy should be encouraged to grow to provide 

sustainable economic growth and jobs. 

 

4.1. THE NATIONAL PLANNING POLICY FRAMEWORK (THE “NPPF” 2019)  

It sets out Central Government’s planning policies for England and how these are 

expected to be applied. 

 

Paragraphs 7 and 8 define the commitment to sustainable development based on three 

dimensions: 

 

“An economic objective – to help build a strong, responsive and competitive economy, 

by ensuring that sufficient land of the right types is available in the right places and at 

the right time to support growth, innovation and improved productivity; and by 

identifying and coordinating the provision of infrastructure; 

 

‘’A social objective – to support strong, vibrant and healthy communities, by ensuring 

that a sufficient number and range of homes can be provided to meet the needs of 

present and future generations; and by fostering a well-designed and safe built 

environment, with accessible services and open spaces that reflect current and future 

needs and support communities’ health, social and cultural well-being; and 

 

‘’An environmental objective – to contribute to protecting and enhancing our natural, 

built and historic environment; including making effective use of land, helping to 

improve biodiversity, using natural resources prudently, minimising waste and 

pollution, and mitigating and adapting to climate change, including moving to a low 

carbon economy. 
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Key to this application is within Section 6and is headed - ‘Supporting a prosperous 

rural economy which states at Paragraph 83: 

 

Para 83. Planning policies and decisions should enable: 

 

a) the sustainable growth and expansion of all types of business in rural areas, 

both through conversion of existing buildings and well-designed new buildings; 

b) the development and diversification of agricultural and other land-based rural 

businesses; 

c) sustainable rural tourism and leisure developments which respect the character 

of the countryside; and 

d) the retention and development of accessible local services and community 

facilities, such as local shops, meeting places, sports venues, open space, 

cultural buildings, public houses and places of worship. 

 

  

Paragraph 84 states:  

 

Planning policies and decisions should recognise that sites to meet local business and 

community needs in rural areas may have to be found adjacent to or beyond existing 

settlements, and in locations that are not well served by public transport. In these 

circumstances it will be important to ensure that development is sensitive to its 

surroundings, does not have an unacceptable impact on local roads and exploits any 

opportunities to make a location more sustainable (for example by improving the scope 

for access on foot, by cycling or by public transport). The use of 

previously developed land, and sites that are physically well-related to existing 

settlements, should be encouraged where suitable opportunities exist. 

 

 

 

4.2 What is key in the NPPF is positive planning to support existing rural business ventures 

and the sustainable growth of business both through the conversion of existing 

buildings and well-designed new buildings The proposals are clearly compliant with 

this national guidance as the development put forward will help maintain local business 
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activity and contribute to rural prosperity and future job creation. The business use is 

to take place on the section of land that sits furthest away from the dwelling and 

because any noise emitting from the business is minimal, the amenity of the host 

dwelling is preserved and remains unaffected.  

  

  Therefore, it is respectfully submitted to the Council that the proposal complies with 

the Framework objectives for rural business and prosperity whilst the change of use 

remains sensitive to its existing surroundings and will be sustainable and economically 

beneficial.   

 

4.3 The National Planning Policy Framework is quite clear in its aim to encourage the rural 

economy to grow and the change of use of one part of this largely underutilised land 

support the needs of a rural successful business and thus is compliant with the spirit 

of national guidance in this respect.  

 

 

4.4 The Development Plan 

South East Lincolnshire Local Plan, March 2019 

 

If regard is to be had to the development plan for the purpose of any determination to 

be made under the Planning Acts, Section 38 (6) to the Town and Country Planning 

Act as amended by the 2004 Act states that the determination must be made in 

accordance with the plan unless material considerations indicate otherwise. 

 

It is considered that the most pertinent policies to this appraisal is as follows: 

 

Policy 1 - Spatial Strategy 

Policy 2 - Development Management 

Policy 3 - Design of New Development 

Policy 30 - Pollution 

 

4.5 Policy 2: Development Management, in particular mentions a number of 

considerations to be taken into account when considering a planning application: 
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Proposals requiring planning permission for development will be permitted provided 

that sustainable development considerations are met, specifically in relation to: 

 

1. size, scale, layout, density and impact on the amenity, trees, character and 

appearance of the area and the relationship to existing development and land uses; 

2. quality of design and orientation; 

3. maximising the use of sustainable materials and resources; 

With regard to policy point 3, maximising use of sustainable materials. The ground 

works were made entirely of recycled brick that came from a dismantling of a railway 

bridge in Bourne. Some 800 tonnes of hardcore were saved from going to landfill and 

repurposed with zero environmental impact. The low level lighting and CCTV are all 

solar powered, LED and PIR sensors so highly energy efficient with no ambient lighting 

issues for locale.4. access and vehicle generation levels; 

5. the capacity of existing community services and infrastructure; 

6. impact upon neighbouring land uses by reason of noise, odour, disturbance or visual 

intrusion; 

7. sustainable drainage and flood risk; 

8. impact or enhancement for areas of natural habitats and historical buildings and 

heritage assets; and 

9. impact on the potential loss of sand and gravel mineral resources. 

 

4.6 Policy 3 concentrates on the important design considerations of development: 

 

 Policy 3: Design of New Development 

All development will create distinctive places through the use of high quality and 

inclusive design and layout and, where appropriate, make innovative use of local 

traditional styles and materials. Design which is inappropriate to the local area, or 

which fails to maximise opportunities for improving the character and quality of an area, 

will not be acceptable. 

Development proposals will demonstrate how the following issues, where 

they are relevant to the proposal, will be secured: 

1. creating a sense of place by complementing and enhancing designated and non 

designated heritage assets; historic street patterns; respecting the density, scale, 

visual closure, landmarks, views, massing of neighbouring buildings and the 

surrounding area; 
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2. distinguishing between private and public space; 

3. the landscape character of the location; 

 4. accessibility by a choice of travel modes including the provision of public 

transport, public rights of way and cycle ways; 

5. the provision of facilities for the storage of refuse/recycling bins, storage and/or 

parking of bicycles and layout of car parking; 

6. the lighting of public places; 

7. ensuring public spaces are accessible to all; 

8. crime prevention and community safety; 

9. the orientation of buildings on the site to enable the best use of decentralised and 

renewable low-carbon energy technologies for the lifetime of the development; 

10.the appropriate treatment of facades to public places, including shop frontages to 

avoid visual intrusion by advertising, other signage, security shutters, meter boxes and 

other service and communication infrastructure; 

11.residential amenity; 

12.the mitigation of flood risk through flood-resistant and flood-resilient design and 

sustainable drainage systems (SuDS); 

13.the use of locally sourced building materials, minimising the use of water and 

minimising land take, to protect best and most versatile soils; 

14.the incorporation of existing hedgerows and trees and the provision of appropriate 

new landscaping to enhance biodiversity, green infrastructure, flood risk mitigation and 

urban cooling; 

15.the appropriate use or reuse of historic buildings. 

 

 

4.7 Policy Conclusions 

 

The reuse of a largely underused piece of land to accommodate the families thriving  

business creates very little in the way of harm: 

 

Design – the storage units are visually very low impact and sit within a very well 

screened site which has very limited public views. The units are fully mobile and are 

not a permanent feature which sits at a very low level in the landscape.  

 



 14 

  

 

  

  

 

Amenity – the site sits immediately adjacent to an engineering company and although 

there are some residential elements close to the site the land use of relatively small 

scale in terms of impacts and will not negatively impact on amenity of neighbours and 

the amenity of the host dwelling is protected by considerable distance and solid 

boundary screening. On balance it is considered that the relatively isolated nature of 

the site which is tucked away to the rear of the dwelling, with the adjacent land use 

and the low level activity and noise generation, leads to an acceptable land use in this 

location.  

 

 

 

5.0      OTHER MATERIAL CONSIDERATIONS 

 

Access and Highways 

The development would continue to be served by its own access lane which is 

connected to the existing road infrastructure and there is no likely additional impact 

from the change of use as proposed. The site is well set out with clear visibility for 

access and egress and provides generous parking arrangements for visitors.   

 

Having visited the site and viewed the access at close quarters we considered the 

visibility lines excellent. The visibility in both directions is excellent. Photos here 

illustrate this; 
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The change of use in these terms would have little effect in terms of an increase in 

cars and users of the highway. 

 

Flood Risk/drainage 

The site has very low flood risk.   In terms of drainage, unlike most similar sites that 

put non-porous concrete bases down, the applicants have used a French drain system 

that allows water into the water table without excessive run off. 

 

Landscape/Visual Impact 

There would be no material adverse visual or landscape impacts. The site is already 

characterised by the dwelling and the adjacent commercial buildings. The external 

appearance would not be altered due to the substantial screening to the site and the 

low level nature of the units.   

 

Archaeological Heritage 

There are no known heritage or archaeological impacts. 
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Socio-economic 

The proposals will support the growing business which is an important source of 

economic activity and employment which in these uncertain times is more important 

than ever in a planning balance. The applicant also recognises the benefits of having 

the business on site in terms of security and prevention of rural crime.  

 

 

Ecology 

There is no reason why the proposed development should have any material impact 

upon ecology in the local area. 

 

 

6.0       Conclusion 

 

Taking into account the above, it is considered that the proposal is sustainable and will 

benefit South Holland in terms of supporting a growing business which in turn boosts 

economic capacity and activity in a rural area.  

 

The proposal is not harmful to amenity, does not severely effect highways and will not 

be harmful to the environment or ecology. It will however make good use of a currently 

underused large section of land adjoining the applicants home, bringing security to the 

family business, along with current and future employees. In these very uncertain times 

for small businesses, it is hoped that the Council can support this retrospective 

application to bring certainty and security to a growing family business.  

 

The Council is respectfully asked to consider the benefits of the proposal and its 

general conformity to both national and local plan policy requirements.   

 

 

Angela Simmonds 

Solicitor (Non-Practicing) 

Mark Simmonds Planning Services Ltd.  

For and on Behalf of Mr & Mrs Ruddle 

December 2022.  


