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(Author: David Gedney -  Senior Planning Officer)

Purpose: To consider Planning Application H11-0245-18

Application Number: H11-0245-18 DDate Received: 9 March 2018

Application Type: FULL

Description: New dwelling

Location: PEAR TREE FARM ST JAMES ROAD LONG SUTTON

Applicant: Mr G Franklin AAgent: Robert Doughty Consultancy
Ltd

Ward: Long Sutton WWard Councillors: Cllr A C Tennant
Cllr J Tyrrell
Cllr L J Eldridge

1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 The application raises issues that warrant consideration by Planning Committee.

2.0 PROPOSAL

2.1 Full planning permission is sought to re-develop the site with a newly constructed house in
accordance with the provisions of Paragraph 55 of the National Planning Policy Framework,
2012. Ground floor accommodation would include living areas, a home office, games room and
car and boat storage, with 5 bedrooms and a games room at first floor. To the north-west is a
swimming pool and gym complex thermally separated from the main dwelling.

2.2 Supporting statements accompanying the application indicate that, in accordance with criteria
within paragraph 55, the proposal would be of "very high quality design". It would "adopt a
highly sustainable approach and deliver a zero-carbon dwelling, utilising innovative design
potential, in addition to modern techniques and technologies".

3.0 SITE DESCRIPTION

3.1 The site is located off Sutton St James Road to the north-east of Sutton St James. It is currently
occupied by a collection of farm outbuildings and a large area of concrete hardstanding. A
house is situated to the north.

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 SG3 - Settlement Hierarchy
Policy SG4 - Development in the Countryside
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
Policy HS7 -- New Housing in the Open Countryside including Other Rural Settlements

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.

National Guidance

National Planning Policy Framework (NPPF), March 2012

Paragraphs 7, 8, 14 and 17;
Sections 6, 7, 10 and 11.

Planning Practice Guidance (PPG), 2014

5.0 RELEVANT PLANNING HISTORY

5.1 H11-0280-02 - Full - Change of use from agricultural buildings/yard to HGV operating centre
(part retrospective) - Pear Tree Farm, 153 St James Rd, Long Sutton - Granted September
2002.
Use restricted to Souters Transport for a maximum period of 3 years. Number of HGV vehicles
upon the site not to exceed 8.

5.2 H11-1092-02 - S73A - Modification of condition to allow HGVs to enter/leave the site between
06:00 to 12:00hrs on Saturdays - Granted January 2003 for one HGV only.

6.0 REPRESENTATIONS

6.1 Long Sutton Parish Council

The proposed dwelling is outside of the development area. A precedent has been set by SHDC
in refusing applications for single dwellings outside of the planning boundary due to
unsustainability and being too far from local amenities and the same planning laws should be
applied to this application

6.2 LCC Highways/SUDS

Does not wish to restrict the grant of permission



6.3 SHDC Environmental Protection

Request contaminated land condition

7.0 MATERIAL CONSIDERATIONS

7.1 The main issues in this case are:
· Whether there are any circumstances that justify permanent residential development given the
site's rural location and in pursuance of sustainable development;
· Other material considerations such as amenity, highway safety, flood risk and drainage.

7.2 Housing Policy/Sustainability

7.3 The proposed development is outside a defined settlement limit within the South Holland Local
Plan, 2006. It is therefore within an area regarded as countryside.

7.4 Saved Policy SG4 of the South Holland Local Plan specifically relates to new development in
the countryside. It indicates that planning permission will only be granted for new development if
it is essential in the proposed location and cannot reasonably be accommodated within a
defined settlement limit. Development that would result in an unacceptable impact upon the
landscape character of the area will only be permitted where the need for the development
outweighs it impact, and no other site exists to accommodate the proposed development. The
aims and objectives of this policy include the safeguarding of the open countryside for its own
sake and protecting its intrinsic character.

7.5 Saved Local Plan Policy HS7 indicates that new housing will only be permitted in the
countryside where it is proven essential to meet the needs of rural workers, or the proposal is
for small scale, rural exception affordable housing. It is consistent with the Framework's
approach to sustainable development and new dwellings in the countryside. No case has been
put forward in this respect.

7.6 However, the Council does not currently have a five-year supply of deliverable housing sites.
Paragraph 49 of the Framework states that relevant policies for the supply of housing should
not be considered up-to-date if a local planning authority cannot demonstrate a five-year supply
of deliverable housing sites.

7.7 Paragraph 49 of the Framework goes on to stress that, in the absence of a five year supply,
housing applications should be considered in the context of a presumption in favour of
sustainable development.  Paragraph 14 also states that there is a presumption in favour of
sustainable development and, where the relevant policies are out of date, planning permission
should be granted, unless any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the policies in the Framework.
Paragraphs 7 and 8 explain that the three mutually dependent dimensions to sustainable
development are social, economic and environmental.

7.8 Addressing the above, the proposal would have social benefits in providing a new modern
dwelling to meet the needs of the applicant and also future generations. However, the site is
divorced from existing services and facilities and occupiers would be reliant upon the motor
vehicle to access these services. Economically, it would provide local construction employment
opportunities, albeit in the short term. However, it would result in the loss of an employment
site, which is presently vacant. Environmentally, the proposal would result in the removal of
existing buildings that are of no significant historic or architectural quality and which are mainly
utilitarian in appearance.

7.9 Paragraph 55 of the Framework is also relevant in this case. It states that new homes should
not be allowed in the countryside, unless there are special circumstances such as a dwelling
being of exceptional quality or innovative in design terms. Such a design should: be truly
outstanding or innovative, helping to raise the standards of design more generally in rural areas;
reflect the highest standards in architecture; significantly enhance its immediate setting; and be
sensitive to the defining characteristic of the area.



7.10 In terms of the above, the Design and Access Statement accompanying the application
indicates the following:

7.11 "The form of proposal is conceived as a sculptural monolithic object into which openings have
been 'carved'. By employing the use of gables and pitched roofs; two architectural devices
commonly associated with domestic buildings in this country, it is intended that from some
angles the proposal will appear familiar and 'house-like'. Yet because these familiar
architectural features have been adjusted to suit the interiors for example, from some
viewpoints the proposal will appear more abstract. The proposal has been designed so that the
main dwelling will appear as the most formally dramatic part of the scheme whilst the swimming
pool, gym and boat store will be less so. To this end, the main dwelling is two- storey whilst the
other volumes are single-storey."

7.12 It goes on to stress that "in-keeping with the idea that the dwelling will be the most formally
dramatic part of the scheme, its roofs will be pitched whilst those of the other volumes will be
flat. The roof is designed such that the often redundant space beneath is utilised to form
dramatic interior spaces. In this way, the interior of the dwelling has a relationship with the
exterior. Furthermore to construct a roof of such size, innovative Cross Laminated Timber (CLT)
panels will be utilised to form the structure, which, in turn, will be supported by Glulam Timber
ridge beams. The CLT will be specified in some places to be 'visual grade' internally so that the
structure of the roof is visible inside. Expressing the grain of the CLT panels internally will imbue
a 'lofty' character to the vaulted interior spaces."

7.13 In respect of materials, the design statement indicates that "to emphasise the concept behind
the form of the proposal being a sculptural monolithic object", all external walls will be in
Lincolnshire Limestone. The pitched roof would be in a grey coloured natural slate, quarried
within the British Isles.

7.14 The Design and Access statement indicates that the main dwelling is L-shaped in plan to
maximise the potential for passive solar gain from the south and west whilst also enabling views
out to the large private garden. At ground floor level, the main living spaces are located along
the southern and western edges of the plan to take advantage of passive solar gain and receive
good levels of natural daylight. The open-plan design of these spaces will enable views of the
garden in multiple directions and between the different rooms.

7.15 The Energy Strategy and Sustainability Statement accompanying the application stresses that
the proposed development has been designed to achieve the highest of environmental
performance standards following the principles of paragraph 55.  The energy efficiency and
energy hierarchy requirements have been applied in order to deliver a zero-carbon dwelling;
equivalent to former Code for Sustainable Homes CODE 5 standard. This has been achieved
through innovative passive design, the adoption of high standards of insulation, innovative
HVAC design providing renewable heating via a ground source heat pump and electricity
generation via roof mounted photovoltaic (PV).

7.16 Concluding, therefore, in order to meet the tests set out in paragraph 55 the house has to be of
the highest design quality, be innovative, sustainable and enhance its surroundings.

7.17 There are two possible views that could be taken with regard to this application. The first is that
the proposal delivers a zero-carbon dwelling and reflects exceptionally high standards in
architecture, with high sustainability credentials, is innovative and would enhance its immediate
setting in terms of the use of materials and method of construction and could therefore be
permitted as an exception under paragraph 55. The second view is that there is not sufficient
justification to override the development plan policies and advice within the Framework aimed at
protecting the character and appearance of the open countryside.

7.18 Officer opinion, on balance, is that the house would be sustainable and enhance its
surroundings in terms of appearance. It delivers a zero-carbon home.  It is considered to be
innovative in terms of design, materials and method of construction, although it is recognised
that this is subjective. The proposal therefore meets the requirements within paragraph 55 of
the Framework.

7.19 Other Material Considerations



7.20 Amenity

7.21 The nearest residential property is Pear Tree House to the north. 1.8 metre fencing is situated
along the south-eastern boundary. It is considered that the amenity of neighbouring residents
would not be materially harmed in terms of overlooking, over shadowing and overbearing effect
given the distances involved. In terms of potential noise and disturbance, this should be
reduced once construction is complete when compared with the present use of the site.

7.22 Highway Safety

7.23 The County Highways Authority does not wish to restrict the grant of permission on highway
safety grounds.

7.24 Flood Risk - The site, as situated, is located within Flood Zone 3 of the Environment Agency's
Flood Map for Planning. The latest Agency Flood Maps 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.

7.25 The South Holland Strategic Flood Risk Assessment (2017) is therefore used as a basis to
apply the sequential test. In this respect, the site varies between no hazard and "danger for
some". However, it is not possible, consistent with wider sustainability objectives, for all new
housing within the district to be delivered within an area of no risk and this is a less severe
category.

7.26 It is considered that there are not a sufficient number of reasonably available alternative sites
appropriate for the proposed development located in areas with a lower risk of flooding. In this
respect, the Authority views reasonably available sites as those that are deliverable and
developable (as defined by the NPPF) for the use proposed within the area, can accommodate
the general requirements of the development and are, in principle, in conformity with the
objectives and advice within the National Planning Policy Framework and its associated
National Planning Practice Guidance relating to sustainable development and flood risk.

7.27 If it is not possible to locate the development within an area of lower flood risk, the exceptions
test should be applied. It 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.

7.28 In terms of the first element, the proposal scores positively against the aims and objectives of
the Local Planning Authority's sustainability appraisal and would provide wider sustainability
benefits to the community that outweigh flood risk. This includes the provision of additional
sustainable housing within the district to meet the needs of the population, as required by the
National Planning Policy Framework.

7.29 Concerning the second element, the flood risk assessment recommends that finished floor
levels (FFLs) be set at least 500mm above existing ground level. Flood resilient construction
should also be incorporated within the development up to 300mm above finished floor level and
future occupants are advised to sign up to the Environment Agency's free Floodline Warnings
Direct Service.

7.30 Drainage - Foul water would be disposed of to a package treatment plant and surface water via
a sustainable drainage system.

7.31 Ecology - There is some evidence that Barn Owls have used the site and a nest box is present
in one of the buildings. The ecological appraisal accompanying the application recommends



that, to compensate for the loss of shelter and to enhance the site for Barn Owls, two barn owl
boxes should be installed on the site.

7.32 Conclusion

7.33 Paragraph 55 of the National Planning Policy Framework indicates that new homes should not
be allowed in the countryside, unless there are special circumstances such as a dwelling being
of exceptional quality or innovative in design terms. Such a design should: be truly outstanding
or innovative, helping to raise the standards of design more generally in rural areas; reflect the
highest standards in architecture; significantly enhance its immediate setting; and be sensitive
to the defining characteristic of the area.

7.34 Officer opinion, on balance, is that the house would be sustainable and enhance its
surroundings in terms of appearance. It delivers a zero-carbon home.  It is considered to be
innovative in terms of design, materials and method of construction, although it is recognised
that this is subjective. The proposal therefore meets the requirements within paragraph 55 of
the Framework.

7.35 The proposal would not materially harm the amenity of neighbouring residents and LCC
Highways has raised no objections on highway safety grounds. The proposal complies with
paragraphs 101 and 102 in respect of flood risk, subject to flood mitigation measures.

8.0 RECOMMENDATIONS

8.1 Grant Permission subject to conditions.

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:
Drw No 1185-2 PL LP01;
Drw No 1185 2 PL BP01;
Drw No 1185 2 PL BP02;
Drw No 1185 2 PL GA01;
Drw No 1185-2 PL GA02;
Drw No 1185 2 PL PL01;
Drw No 1185 2 PL02;
Drw No 1185 2 PL SE01;
Drw No 1185 2 PL VS01;
Drw No 1185 2 PL VS02;
Drw No 1185 2 PL VS05;
Drw No 1185 2 PL VS06;
Landscape Review by Robert Doughty Consultancy dated May 2017;
Energy Strategy & Sustainability Statement by eb7 Ltd dated 16 February 2018;
Flood Risk Assessment by RM Associates dated March 2018 (Version 1);
Preliminary Ecological Appraisal and Bat Roost Potential Survey (Delta-Simons Project No. 17-
0252.01) issued February 2018.

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



3. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015, (or any Order or Statutory Instrument revoking and re-enacting that
Order), none of the following developments or alterations shall be carried out:
i) the erection of house extensions including dormer windows, conservatories, garages, car
ports, porches or pergolas;
ii) alterations including the installation of replacement or additional windows or doors and the
installation of roof windows.

Reason: To ensure that the Local Planning Authority retains control over the future extension
and alteration of the development, in the interests of its architectural and visual integrity, levels
of residential amenity and the visual amenity and character of the area within which it is set.
This Condition is imposed in accordance with Policies SG14 and SG17 of the South Holland
Local Plan, 2006 and advice within paragraph 55 of the National Planning Policy Framework,
2012.

4. Before the commencement of the development hereby permitted beyond oversite a full
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 and advice within paragraph 55 of the National Planning Policy Framework.

5. Before the commencement of the development beyond oversite a scheme of landscaping and
tree planting for the site shall be submitted to and approved in writing by the Local Planning
Authority. It shall include:
i) Details of the number, species, heights on planting and positions of all the trees, together with
details of post-planting maintenance;
ii) Details of which of the existing trees on site are to be retained or removed.
Such scheme as is approved by the Local Planning Authority shall be carried out in its entirety
within a period of twelve months beginning with the date on which development is commenced.
All trees, shrubs and bushes shall be maintained by the owner or owners of the land on which
they are situated for the period of five years beginning with the date of completion of the
scheme and during that period all losses shall be made good as and when necessary.

Note: The applicant is recommended to employ a qualified and experienced landscape designer
to produce a landscaping scheme for the development.

Reason: To ensure that the development is adequately landscaped, in the interests of its visual
amenity and that of the area in which it is set.
This Condition is imposed in accordance with Policy SG18 of the South Holland Local Plan,
2006.

6. None of the existing trees on the site shall be cut down, up-rooted, destroyed, topped or lopped
unless agreed  otherwise in writing by the Local Planning Authority.  If any tree which is to be
retained dies or is to be removed it shall be replaced within six months thereafter with a tree of
such size and species which shall be first be agreed in writing by the Local Planning Authority.

Reason: To ensure the protection of existing trees on the site, in the interests of the visual
amenity of the locality.
This Condition is imposed in accordance with Policy SG18 of the South Holland Local Plan,
2006 and national guidance contained in Section 11 of the National Planning Policy Framework,
2012.



7. Prior to its installation, details of the proposed boundary treatment/screening, including a
schedule of materials, and details of the size and species of any hedging, shall be submitted to
and approved in writing by the Local Planning Authority, and the details so approved shall be
implemented in full before the development is first brought into use.

Reason: 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.

8. The new dwelling shall incorporate renewable energy and energy efficiency measures in
accordance with details within the Energy Strategy & Sustainability Statement accompanying
the application. Such measures shall be installed prior to occupation and shall thereafter be
retained.

Reason: To define the terms of the permission in the interests of sustainable development and
the protection of the environment.
This condition is imposed in accordance with advice paragraphs 7, 17 and 55 of the National
Planning Policy Framework, 2012.

9. The development hereby permitted shall not be commenced until a scheme to deal with any
contamination of land or pollution of controlled waters has been submitted to and approved in
writing by the Local Planning Authority (LPA) and until the measures approved in that scheme
have been implemented.  The scheme shall include all of the following measures:

i) a desk-top study carried out to identify and evaluate all potential sources of  contamination
and the impacts on land and/or controlled waters, relevant to the site.  The desk-top study shall
establish a 'conceptual site model' and identify all plausible pollutant linkages.  Furthermore, the
assessment shall set objectives for intrusive site investigation works/Quantitative Risk
Assessment (or state if none required).  Two full copies of the desk- top study and a non-
technical summary shall be submitted to the LPA without delay upon completion.
ii) if identified as being required following the completion of the desk-top study, a site
investigation shall be carried out to fully and effectively characterise the nature and extent of
any land contamination and/or pollution of controlled waters.  It shall specifically include a risk
assessment that adopts the Source-Pathway-Receptor principle, in order that any potential risks
are adequately assessed taking into account the sites existing status and proposed new use.
Two full copies of the site investigation and findings shall be forwarded to the LPA without delay
upon completion.
iii) thereafter, a written method statement detailing the remediation requirements for land
contamination and/or pollution of controlled waters affecting the site shall be submitted to and
approved in writing by the LPA, and all requirements shall be implemented and completed to
the satisfaction of the LPA.  No deviation shall be made from this scheme.  If during
redevelopment contamination not previously considered is identified, then the LPA shall be
notified immediately and no further work shall be carried out until a method statement detailing
a scheme for dealing with the suspect contamination has been submitted to and agreed in
writing by the LPA.
iv) two full copies of a full closure report shall be submitted to and approved in writing by the
LPA. The report shall provide verification that the required works regarding contamination have
been carried out in accordance with the approved Method Statement(s).   Post-remediation
sampling and monitoring results shall be included in the closure report to demonstrate that the
required remediation has been fully met.

Note
The applicant is advised that the phased risk assessment required by the Contaminated Land
Scheme Condition should be carried out in accordance with the procedural guidance of the
Environmental Protection Act 1990 Part 11A.
The applicant's attention is also drawn to the document entitled "Developing Land Within
Lincolnshire - A guide to submitting planning applications to develop land that may be
contaminated", which can be obtained through the Local Environmental Health Department.

Reason: To assess whether the site is polluted and to address any pollution to ensure a
satisfactory development.  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 Policy SG13 of the South Holland Local Plan,
2006.



10. The development hereby permitted shall be carried out in accordance with the measures set out
in the Flood Risk Assessment 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:
- Finished floor levels shall be set 500mm above existing average ground level at 2.80m ODN;
- Flood resilient construction shall be incorporated within the development up to 300mm above
finished floor level.

Note: Future occupants are advised to sign up to the Environment Agency's free Floodline
Warnings Direct Service.

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.

11. Before the new dwelling is commenced at least two Barn Owl boxes shall be installed on the
site in accordance with details to be submitted to and approved in writing by the Local Planning
Authority. They shall thereafter be retained.

Reason: In the interest of nature conservation and because owls are a protected species under
the Wildlife & Countryside Act, 1990.

12. 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 timings of such works.

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




