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SOUTH HOLLAND DISTRICT COUNCIL

Report of: Development Manager

To: Planning Committee - 9 May 2018

(Author: David Grant -  Planning Officer)

Purpose: To consider Planning Application H22-0176-18

Application Number: H22-0176-18 DDate Received: 20 February 2018

Application Type: FULL

Description: Change of use from agricultural land to part equestrian use including stables and
storage container (retrospective) - re-submission of H22-0946-17

Location: 20 AUSTENDYKE ROAD WESTON HILLS SPALDING

Applicant: Mr D Rose AAgent: Remway Design Ltd

Ward: Cowbit, Weston and Moulton WWard Councillors: Cllr R Grocock
Cllr A Casson
Cllr A R Woolf

1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 Planning issues raised merit wider Committee discussion.

2.0 PROPOSAL

2.1 This is a retrospective application for the change of use from agricultural land to part equestrian
use, including the erection of stables and a storage container on a section of land to the rear of
20 Austendyke Road, Weston Hills. A similar application which sought to change a part change
use of the agricultural land to extend the residential curtilage and a change to equestrian use
was refused under reference H22-0946-17 for the following reason: "The extension of the
residential curtilage to such an extent as proposed behind the gardens of neighbouring
properties together with the siting of the proposed stables in close proximity to unrelated
residential properties would result in a negative impact upon residential amenity and the
character of the surrounding area.  As such, the proposal is considered contrary to Policies
SG14 and SG17 of the South Holland Local Plan, 2006.  These policies indicate that new
development should make a positive contribution to the character and appearance of the
locality and not impact negatively on existing residential amenity. They are in accordance with
advice within Paragraphs 17, 64 and Section 7 of the National Planning Policy Framework,
2012."

3.0 SITE DESCRIPTION

3.1 The proposal is outside the defined settlement limits of Weston and is sited on detached section
of land separated by a drainage ditch to the north of nine properties along Austendyke Road.
There are arable fields to the north of the site, with 4 dwellings approved under reference H22-
1016-17 beyond the application boundary to the east. A vehicular repair garage is beyond the



application boundary to the west.

1.2 metre high post and rail fencing has already been erected around the boundaries of the site
along with gates to serve the separated proposed residential and equestrian land. A 6 metre
long, 2.4 metre wide and 2.5 metre high container is sited on the residential land to the rear of
16 & 18 Austendyke Road for storage purposes. A proposed timber stables would be sited
toward the rear of the equestrian land and would have a 10 metre length, 4 metre width, 2.2
metre eaves height and a 3.1 metre ridge height. The application has been amended to move
the storage container further away from residential properties, north of the originally proposed
site.

44.0 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.

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.

Policy SG1 - General Sustainable Development
Policy SG4 - Development in the Countryside
Policy SG14 - Design and Layout of New Development
Policy SG17 - Protection of Residential Amenity
Policy SG20 - Extensions and Alterations to Existing Buildings

National Guidance

National Planning Policy Framework (NPPF), March 2012

Paragraph 14 - The presumption in favour of sustainable development
Paragraph 17 - Core planning principles
Section 7 - Requiring good design

Planning Practice Guidance (PPG), 2014

5.0 RELEVANT PLANNING HISTORY

5.1 H22-0946-17

Change of use from agricultural land to part residential garden and part equestrian use,
including erection of stable and storage container  (retrospective) - REFUSED

6.0 REPRESENTATIONS

6.1 Weston Parish Council

No objections.

6.2 SHDC Environmental Protection



No objections. Requests condition stating that no burning of bedding or manure is to take place
on site.

6.3 County Highways & SUDS Officer

No objections.

6.4 South Holland Internal Drainage Board

"The board do not object to the proposal subject to the applicant applying to the Board for
consent to alter a watercourse, for the piping of the watercourse to create a new access from
the applicant's home to the new part of garden and equestrian use." - For clarification purposes
the applicant is not applying for an extension to the residential curtilage. - The agent has
responded directly to the SHIDB on 27 March 2018 confirming that the applicant does not
intend to alter the watercourse and submitted a photo of the crossing created from the rear of
20 Austendyke Road.

6.5 Public

Objections received from two residents of Austendyke Road on the following grounds:

- Continued use to the right of way to the east of the side.
- Queries how foul sewage will be dealt with.
- Loss of agricultural land.
- Potential use of agricultural land.
- Lack of enforcement action following refusal of previous application under reference H22-
0946-17.
- Rental of equestrian land to a nearby property.
- Location and use of shipping container.
- Concerns as to height of trees to shield the container.
- Potential use of retained agricultural land as extended residential curtilage.
- Use of agricultural land for exercise of applicant's dog.
- Parking of vehicle next to storage container.
- Storage of logs adjacent to container.
- Continued access to the right of way to the east of the side.

7.0 MATERIAL CONSIDERATIONS

7.1 The key considerations in the determination of this application are: the principle of the use and
impact upon the amenities of nearby residents.

7.2 Principle of the use

7.3 The applicant has sought to overcome the previous reason for refusal by amending the
application to relocate both the storage container and the position of the stables further away
from the boundaries of neighbouring residential properties and by the proposed planting of
trees.  As the site is in the countryside it is considered there is no objection to the principle of
stables and equestrian use in this location subject to safeguards to protect residential amenity.

7.4 Impact upon the amenities of nearby residents

7.5 The issues raised by local residents are set out below:

7.6 Continued use of right of way

On Section 6 of the application form, the applicant states: "This yard has recently been sold with
planning permission for four residential properties to be built on. This has limited our access to
10ft in width from boundary fence of number 22, which has restricted the access into the field
for modern day farm machinery, so therefore we cannot use the field out for agricultural /
growing purposes due to the length and width of the vehicles for turning into the field. This is the
reason we are changing the use of the field behind number 20 Austendyke Road."



The width of proposed access to the site under H22-1300-16 has been addressed by the Case
Officer, Dave Gedney who stated in his Officer Report 'It should be noted that the agricultural
field to the west currently has a 10ft (3.05m) wide vehicular right of way through the site, close
to the western boundary. The proposed scheme includes a repositioned access to the field via
the private roadway. The owner of the agricultural land has objected to this arrangement. This
matter has been taken up with the applicant's agent, who wishes the application to be
determined as it stands. Any dispute is a separate legal matter between the respective parties."

7.7 Foul sewage

This is not a material planning concern on this particular application.

7.8 Loss of agricultural land

The land has not been in active agricultural use for a long period of time. The nature of
proposed works are such that the land could be returned to agricultural use in the future without
significant disturbance.

7.9 Potential use of agricultural land

A potential use of agricultural land for non agricultural purposes is not a material planning
concern. No enforcement concerns have been received regarding the current use of the land.

7.10 Lack of enforcement action following refusal of H22-0946-17

The applicant and agent when notified of the refusal of application H22-0946-17 stated their
immediate intent to submit a new application to address the reasons for refusal.

7.11 Use of agricultural land for exercise of applicant's dog

This is not a material planning concern and does not change the use of the land.

7.12 Rental of equestrian land to a nearby property

There has been no information submitted to suggest that this is the case. If there significant
concern over this matter it can be addressed by condition.

7.13 Location and use of shipping container

The container is used to store a tractor for grass cutting purposes. This is not considered to
breach the existing use. The agent has sought to address the concerns of neighbours by
moving the container halfway up the agricultural field. They cannot move the container any
further as it would no longer be covered by the CCTV cameras on site.

7.14 Concerns as to height of trees to shield container

This is not a planning concern. The planting of trees is permitted development.

7.15 Potential use of retained agricultural land as extended residential curtilage

This is not a planning concern. Should it subsequently be demonstrated that the land is being
used for residential purposes, then a change of use application is required.

7.16 Parking of vehicle next to storage container

A solitary photo of a van adjacent to the container does not demonstrate that the land is being
used for parking of the vehicle. Two impromptu visits to the site did not see any vehicles
stationed on the land. The only time a van was present on site was at the time of a pre-agreed
meeting with the applicant.



7.17 Storage of logs adjacent to container

This is not considered to constitute a change of use of the land.

7.18 Conclusion

7.19 The proposed change of use to equestrian, siting of a stable and a container are considered to
be appropriate for the site. The client has sought to screen the container by the proposed
planting of trees and moving it further away from residential properties. The proposed stables
are of a vernacular design and sympathetic to the character of the surrounding area.

7.20 There is not considered to be any material harm to neighbouring residential amenity. The
design, scale and layout is considered to be appropriate for the site.  In light of the above
considerations the proposal is considered to be in accordance with policies SG1, SG4, SG14,
SG17 and SG20 of the South Holland Local Plan, 2006, as well as Section 7 of the National
Planning Policy Framework, 2012.

8.0 RECOMMENDATIONS

8.1 Grant permission subject to conditions in Section 9.0 of this report.

9.0 CONDITIONS

1. The development hereby permitted shall be carried out in accordance with the following
approved plans:
Drw No 2845 - 01
Drw No 2845 - 02 rev D

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

2. The stables and land shown for equestrian use shall only be used for private domestic purposes
ancillary to the dwelling known as 20 Austendyke Road, Weston Hills and shall not be used for
commercial purposes.

Reason: The site is in the open countryside, unsuited for commercial livery and in order to
safeguard the amenities of properties in the vicinity.
This Condition is imposed in accordance with SG4 and SG17 of the South Holland Local Plan
2006.

3. No burning of manure, stable sweepings or other waste shall take place anywhere on the site,
and full details of the proposed method of storage and disposal of waste from the stable
building/paddocks, including the location of storage and frequency of off-site disposal, shall be
submitted to and approved in writing by the Local Planning Authority prior to the completion of
the stables.  The method of waste storage and disposal shall at all times thereafter accord with
the approved details.

Reason: To prevent pollution and to protect the amenity of nearby residents.  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 SG13 and SG17 of the South Holland
Local Plan, 2006.

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



AAppendices attached to this report:
Appendix A Plan A




