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SOUTH HOLLAND DISTRICT COUNCIL

Report of: Development Manager

To: Planning Committee - 7 February 2018

(Author: Phil Norman -  Principal Planning Officer)

Purpose: To consider Planning Application H16-1174-17

Application Number: H16-1174-17 DDate Received: 11 December 2017

Application Type: FULL

Description: Proposed glasshouse development

Location: Land off Clay Lake Bank Spalding Lincs

Applicant: Bridge Farm Nurseries Ltd &
Clay Lake Farm Ltd

Agent: Robert Doughty Consultancy
Ltd

Ward: Spalding St Marys WWard Councillors: Lord Porter
Cllr H T Drury

1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 Significant development and policy considerations.

2.0 PROPOSAL

2.1 The application is for a glasshouse development, with associated packing areas, office, parking
and turning, surface water attenuation and circulation space.  The site measures 39.5ha, with
28ha being glasshouses.

3.0 SITE DESCRIPTION

3.1 The site measures 39.5ha and is situated on the edge of Spalding on greenfield agricultural
land.  To the west is the A16 Spalding bypass and a gypsy and traveller site on Drain Bank
(approx. 400m).  The nearest houses are isolated properties to the east (approx. 500m), to the
north-east (approx. 550m) and on the opposite side of the A16 to the west (200m).  To the north
on the opposite side of the A16 are further commercial activities at Spalding Drove.  There is a
single point of access proposed on to Clay Lake Bank to the north.  Field drains traverse the
site and there are few trees/bushes.

4.0 RELEVANT PLANNING POLICIES

4.1 The Development Plan

South Holland District Local Plan, July 2006

The South Holland Local Plan 2006 was formally adopted on 18 July 2006. Following a



direction from the Government Office for the East Midlands under paragraph 1(3) of Schedule
18 to the Planning and Compulsory Purchase Act 2004, as of 18 July 2009 only certain Local
Plan policies have been extended and continue to form part of the development plan.  In the
context of those saved policies referred to below, it is considered that the Local Plan was
adopted in general accordance with the Planning and Compulsory Purchase Act 2004 (albeit
under the transitional arrangements).  Those policies referred to below are considered to accord
with the thrust of guidance set out in the National Planning Policy Framework, and in the
context of paragraph 215 of the NPPF should therefore continue to be given substantial weight
in the decision making process.

Policy SG1 - General Sustainable Development
Policy SG2 - Distribution of Development
Policy SG4 - Development in the Countryside
Policy SG11 - Sustainable Urban Drainage Systems (SUDS)
Policy SG12 - Sewerage and Development
Policy SG13 - Pollution and Contamination
Policy SG14 - Design and Layout of New Development
Policy SG15 - New Development: Facilities For Road Users, Pedestrians And Cyclists
Policy SG17 - Protection of Residential Amenity
Policy SG18 - Landscaping of New Development

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.

4.2 National Guidance

National Planning Policy Framework (NPPF), March 2012

Paragraph 7 - Sustainable development
Paragraph 14 - The presumption in favour of sustainable development
Paragraph 17 - Core planning principles
Section 1 - Building a strong, competitive economy
Section 3 - Supporting a prosperous rural economy
Section 7 - Requiring good design
Section 10 - Meeting the challenge of climate change, flooding and coastal change
Section 11 - Conserving and enhancing the natural environment

Planning Practice Guidance (PPG), 2014

5.0 RELEVANT PLANNING HISTORY

5.1 No relevant on site planning history.

6.0 REPRESENTATIONS

6.1 County Highways

No objections, subject to a number of standard conditions.

6.2 Environment Agency

No objections, subject to conditions.

6.3 Lincolnshire Police

No objections, subject to standard advice.

6.4 LCC Historic Environment

Further archaeological investigations required.



6.5 South Holland Internal Drainage Board

Advice given regarding run off rates, and consents required.

6.6 SHDC Economic Development

Support.

6.7 SHDC Environmental Health

No objections.

6.8 Public

At the time of writing the report there have been two public objections raising the following
concerns:
-concerns over surface water drainage and flooding of neighbouring land
-noise pollution
-highway and pedestrian safety

7.0 MATERIAL CONSIDERATIONS

7.1 The key material issues for consideration in this application are:
-Policy
-Character, appearance and impact upon residential amenity
-Highway Safety
-Flood Risk and Drainage
-Other considerations

7.2 Policy

7.3 The site in question is divorced from the settlement boundary of Spalding in both the adopted
(2006 Local Plan) and emerging (South East Lincolnshire Local Plan, Publication Version,
2017).  It is within the open countryside in policy terms and on greenfield agricultural land.

7.4 Policy SG4 of the South Holland Local Plan, 2006 makes provision for agricultural (including
horticultural) development in open countryside locations.  Paragraph 28 of the National
Planning Policy Framework (NPPF) specifically indicates that planning policies should support
economic growth in rural areas in order to create jobs and prosperity by taking a positive
approach to sustainable new development.  To promote a strong rural economy, local planning
authorities are encouraged to support the sustainable growth and expansion of all types of
business and enterprise in rural areas.

7.5 In support of their application the applicant has outlined that "the main aim of the development
is to both highlight and strengthen the South Holland area as a key horticultural hub within the
UK.  The 'buy local' theme has strengthened over the years, as it tends to reflect the security of
supply and sound provenance of where products are grown."  Moreover, the applicant states
that "the development would aid local business activity; playing a role in the economic vitality of
the area by reducing the leakage of wealth from the district."

7.6 The applicant highlights that another aim of the development is to "create a positive
environmental impact on the area and the UK as a whole. The development would see the
horticultural sector invigorate the supply chain by supplying goods and services currently
imported from outside the region.  This would see the production of ornamental plants, which
normally takes place in Holland and Belgium, being grown in larger quantities in Spalding.  This
replacement of imports will, therefore, have direct benefits on the environment, as there will be
fewer lorry deliveries to the area reducing carbon miles."

7.7 The local and national policy context is clearly one that seeks to support business in general
and rural business, such as horticulture, in particular.  Whilst there is vacant allocated land
within the district, it is considered unrealistic to expect a horticultural business, particularly on



this scale, to seek to locate in such a location.  Indeed the applicant has commented that
"sequentially, the area of land in question cannot be accommodated on industrial land or within
the settlement limits, as there are no sites sufficiently large enough.  Having regard to the
nature of the use, the development should not be located on industrial land even if there were
any available."

7.8 Developments of this nature are common place in the open countryside across South Holland
and are considered to be an acceptable exception to protecting the open countryside from
development in accordance with Policy SG4 of the Local Plan.

7.9 Character, appearance and impact upon residential amenity

7.10 The site is located in a prominent location visually on the outskirts of Spalding, directly adjacent
the A16 bypass.  The application site itself equates to an area of 39.5ha, with the glasshouse
area itself covering 28ha.  The glasshouses will be 6m to the eaves and 7m to the ridge, with
the dispatch and office area being 9.3m to the eaves and 10.2m to the ridge.  The glasshouses
consist of repeated 4.3m wide bays.

7.11 Typically, the glasshouses will be constructed in clear glass set in an aluminium frame with
automatic computer controlled ventilation in the roof.  The dispatch and office areas will be clad
in plastic coated profile sheeting, the colour of which is yet to be chosen (to be secured via
condition).  The site will be visible from the roads surrounding the site, these include the A16 to
the west, north and south; Cowbit Road to the south and south east; Mill Drove to the east and
Clay Lake Bank to the north.

7.12 The applicant comments that "South Holland, and Spalding in particular, is known for its
horticulture and there are numerous such businesses in the area.  Somewhat obviously,
glasshouses have a purely functional appearance and cannot be designed using different
materials."

7.13 It is clear that a development of this size and scale will significantly alter the character of the
area, which is currently open agricultural land with long, open views.  The issue of potential
landscaping/screening has been raised with the applicant.  The response is as follows: "If we
had to put in landscaping on the boundaries of the site to screen the glasshouses and ancillary
buildings, the length of shadow, especially in the winter months would sterilise a large
proportion of the site.  It would be completely impractical.  The A16 is slightly elevated and there
is existing planting along the north-western side of the A16, and along the old railway line,
which will have greater benefit than planting on the actual boundary of the site.  Long distance
views of the site are broken up by sporadic planting along field edges etc.  Various windfarm
appeal cases have spoken about the ability of the Fenland landscape to accommodate large
development.  Other than for fleeting views of the site from those using the A16, the majority of
public views will be at distance and the proposal will add to the general ripple of development
under a big sky."

7.14 It is accepted that very little can be done to mitigate against the size of the development and its
impact upon the character of the immediate vicinity.  However, more broadly speaking,
installations of this nature are synonymous with South Holland and in that regard the proposal is
considered to be acceptable in the context of local and national policies regarding design.

7.15 In terms of impact upon residential amenity, the closet residents are on Drain Bank to the
west(approx. 400m), to the east (approx. 500m), to the north-east (approx. 550m) and on the
opposite side of the A16 to the west (200m).  These are all considerable distances and
colleagues in Environmental Health have not sought to impose any noise restrictions.

7.16 There are no proposals to introduce lighting within glasshouses at present.  However, a
condition is proposed to ensure that any future requirement for this is controlled satisfactorily.  It
is not proposed to restrict hours of operation, given the relatively isolated location, and having
received no such request from Environmental Health colleagues.  As such, the granting of this
permission would allow 24 hours operation should the applicant which to do so.

7.17 There are no significant issues arising in terms of character, appearance or impact upon
residential amenity that would warrant a refusal of permission in this instance.



7.18 Highway Safety

7.19 Access to the site is via the existing access from Clay Lake Bank, close to the junction with the
A16. The proposal includes the minor realignment of Clay Lake Bank in the vicinity of the site
access in order to facilitate the turning of HGVs into the site. These minor works are achievable
within existing highway land.

7.20 The application is supported by a Transport Statement and Travel Plan, which assesses the
impact of the proposal on the local highway network and its accessibility by those visiting and
working at the site.

7.21 County Highways have raised no objections to the application or the accompanying evidence,
subject to the proposed highway improvements being completed prior to first use of the
development.

7.22 In the absence of an objection from County Highways, it is not considered that there is a
defendable reason for refusal on highways grounds, particularly in the context of paragraph 32
of the NPPF, which states that "development should only be prevented or refused on transport
grounds where the residual cumulative impacts are severe".

7.23 Flood Risk and Drainage

7.24 The site is located in Flood Zone 3 as defined by the Environment Agency and within an area of
hazard as identified in the Council's Strategic Flood Risk Assessment.  The applicant has
submitted a site-specific Flood Risk Assessment.  Subject to conditions the Environment
Agency has no objections in terms of flood risk.

7.25 Concerns have been raised in respect of surface water drainage.  The submitted Flood Risk
Assessment includes a surface water drainage strategy.  The applicant states that "as the
proposal will incorporate sustainable drainage principles on site to capture surface water run-
off, treat it and then reuse this water within the glasshouses, there will be no adverse impact on
other land uses or users."  Neither the Internal Drainage Board, nor the County Council as Lead
Local Flood Authority, offer any objections to the proposed drainage solution.

7.26 On the basis of the above considerations there are no issues arising from a flood risk or
drainage perspective that would warrant a refusal of planning permission.

7.27 Other considerations

7.28 An extended Phase 1 Habitat and Protected Species Survey has been carried out and this
concludes that there are no protected species within the site or in the adjacent field drains.
Measures to enhance biodiversity will be carried out where possible, but, having regard to the
nature of the development, these are limited.

7.29 A screening opinion has been provided by the Local Planning Authority concluding that the
development is not EIA development under the Environmental Impact Assessment Regulations.

7.30 County Archaeology has requested further investigative works,  Should the recommendation be
approve these works would be required prior to a decision being issued.

7.31 Conclusions

7.32 There are clear economic and social benefits to the development.  Whilst there is the
environmental harm of the development of greenfield land, the development is horticultural in
nature and an acceptable use in the open countryside.  As such, when weighing up the
planning balance, one can conclude that the sustainability benefits of the proposal outweigh the
harms in this case.



7.33 Rural business is clearly supported in local and national planning policy.  The specifics of this
scheme, as outlined above do not highlight any significant issues that would warrant a refusal of
planning permission.

7.34 On this basis the presumption in favour of sustainable development, enshrined in paragraph 14
of the National Planning Policy Framework (2012), is considered to apply in this instance.

88.0 RECOMMENDATIONS

8.1 AAuthorised to Grant Permission subject to the carrying out of further archaeological
investigations, and those Conditions listed at Section 9.0 of this report.

9.0 CONDITIONS

1. The development must be begun not later than the expiration of three years beginning with the
date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act 1990 as amended by
the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the following
approved plans:
Dwg. No's: 1285-1-PL-LP01A, 1285-1-PL-BP01A, Layout A1, North side view A1, West side
view A1.
Flood Risk Assessment (George Shuttleworth Ltd, December 2017 - Issue 02).
Transport and Travel Plan Statement (ADC Infrastructure, ref: ADC1717_A).
Preliminary Ecological Appraisal (Delta-Simons Project Number 17-1096.01).

Reason: For the avoidance of doubt and in the interests of proper planning.

3. The use of the glasshouses hereby permitted shall be confined to agriculture as defined within
Section 336 of the Town and Country Planning Act 1990.

Reason: The site is located within an area where it is the policy of the Local Planning Authority
not to permit new development unless it is appropriate and essential in that location, particularly
in conjunction with agriculture.
This Condition is imposed in accordance with Policy SG4 of the South Holland Local Plan 2006.

4. Before the commencement of the development hereby permitted beyond oversite a schedule of
external materials of construction of buildings and hard surfaced areas shall be submitted to
and approved in writing by the Local Planning Authority.  The development shall be constructed
in accordance with the materials so approved.

Reason: To ensure that the Local Planning Authority retains control over the external materials
of construction of the development in the interests of the character and appearance of the
development and the visual amenity of the area in which it is set.
This Condition is imposed in accordance with Policy SG14 of the South Holland Local Plan,
2006.

5. Details of any internal glasshouse lighting to be installed on the premises, and consequent
mitigation measures to protect nearby residential amenity, shall be submitted to and approved
in writing by the Local Planning Authority prior to installation of any such lighting.  The approved
mitigation measures shall be carried out in full and thereafter be so maintained.

Reason: To protect the amenity of local residents.
This Condition is imposed in accordance with Policy SG13 and SG17 of the South Holland
Local Plan 2006.



6. Prior to first use the works identified in the Transport and Travel Plan Statement on drawing
number ADC1717/DR/001/P2) or as specified to improve the public highway (by means of
improving the existing access to 7.3 metres wide with 15 metre radii, frontage footway and
widening of Clay Lake Bank, the A16/Clay Lake Bank Junction, including all ancillary and
associated drainage works) have been certified complete by the Local Planning Authority.

Reason: In the interests of safety of the users of the public highway and the safety of the users
of the site.  This issue is integral to the development and therefore full details need to be
finalised prior to the commencement of works.
This Condition is imposed in accordance with Policies SG14 and SG15 of the South Holland
Local Plan, 2006.

7. The development hereby permitted shall be carried out in accordance with the measures set out
in the Flood Risk Assessment (George Shuttleworth Ltd, December 2017 - Issue 02) forming
part of this planning application, unless otherwise agreed in writing by the Local Planning
Authority, in particular the following measures shall be fully implemented before the property is
first occupied:

-The offices and furnished workspaces will be located at first floor or mezzanine level.
-Critical infrastructure will be set a minimum of 500mm above existing ground levels.
-Flood resilient and resistance measures will be incorporated into the development.

The mitigation measures shall be fully implemented prior to occupation and subsequently in
accordance with the timing/phasing arrangements embodies within the scheme, or within any
other period as may subsequently be agreed, in writing, by the local planning authority.

Reason: To ensure that the development does not increase the risk of flooding or be at risk of
flooding.
This Condition is imposed in accordance with national guidance contained in Section 10 of the
National Planning Policy Framework, 2012.

8. The Local Planning Authority has acted positively and proactively in determining this application
by assessing it against all material considerations, including national guidance, planning
policies and representations that have been received during the public consultation exercise,
and subsequently determining to grant planning permission.

This decision notice, the relevant accompanying report and the determined plans can be viewed
online at http://planning.sholland.gov.uk/OcellaWeb/planningSearch

9. The highway improvement works referred to in the above condition are required to be carried
out by means of a legal agreement between the County Council as Highway Authority and the
landowner.

10. Please contact Lincolnshire County Council Streetworks & Permitting Team on 01522 782070
to discuss any proposed statutory utility connections and any other works which will be required
in the public highway in association with this application.  This will enable Lincolnshire County
Council to assist you in the coordination and timing of such works.

11. Where a footway is constructed on private land, that land will be required to be dedicated to the
Highway Authority as public highway.

Background papers:- Planning Application Working File

Lead Contact Officer
Name and Post: Richard Fidler ,  Development Manager
Telephone Number: 01775 764428
Email rfidler@sholland.gov.uk

Appendices attached to this report:



Appendix A Plan A




