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SOUTH HOLLAND DISTRICT COUNCIL

Report of: Development Manager

To: Planning Committee - 10 October 2018

(Author: Polly Harris-Gorf -  Planner)

Purpose: To consider Planning Application H04-0825-17

Application Number: H04-0825-17 DDate Received: 30 August 2017

Application Type: FULL

Description: Change of use to B8 (bio fuel storage and distribution)

Location: Land adjacent: 1a Northorpe Road Donington Spalding

Applicant: Arb Core Tree Care Ltd AAgent: Keith Baker Design
Management

Ward: Donington, Quadring and
Gosberton

Ward Councillors: Cllr S Wray
Do not Consult
Cllr C N Johnson
Cllr J L King

1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 This application raises a number of policy and other matters that are worth committee
consideration.

2.0 PROPOSAL

2.1 The applicant operates a tree surgery business in the locality, and has permission for certain
activities at nearby premises. This is set out in the history section below.

2.2 This application is described as "Change of use to B8 (bio fuel storage and distribution)". The
application form also sets out that the activities would be the "storage and distribution of bio-
fuel. Bagging of bio-fuel."

2.3 The Planning Statement and Explanation submitted with the application gives the context of
"Storage and Distribution of Bio-Fuel, mainly but not exclusively wood chippings and wood
product of Tree Surgery." The Statement goes on to set out that "A similar application was
made in 2015 H04-0675-15". An explanation of this application and decision  is set out below.

2.4 It is considered that the delivery of bio fuel product (utilising mainly but not exclusively wood
chippings and waste timber from the applicants tree surgery business) to the application site,
the storage, bagging of product and collection for customer delivery extends beyond the
activities normally included within Use Class B8, and is a sui generis use.

2.5 The activities proposed are set out by the Planning Statement and Explanation as "...generally



chippings or logs delivered and deposited from farm type trailers or small lorries at 5pm or
thereabouts each day, up to 2 bulk loads dispatched on no more than a weekly frequency and
the occasional few hours of bagging for wholesale or internet sale. Occasionally some short
duration cutting or chipping of small logs to keep the site tidy."

2.6 The applicant is willing to limit hours of operation to between 7.30am to 7pm and 7.30am to
1pm at weekends.

2.7 The applicant is open to discussion on implementation or not of the "29 access" (which is an
unauthorised access from No.29 over a public footpath and on to the site). This access is not
shown on the submitted plan. (Having visited the site in September 2018 officer's noted that the
access is currently not open and structures have been placed on the boundary of the applicant's
property at No. 29 Northorpe Road. The use and permanence of these structures is unclear,
and neither is it clear how straightforward it would be to reopen this access point.)

2.8 A petition of support containing 94 names/addresses was submitted with the application, stating
"To who I may concern I wish to support Arb Core Tree Care". This petition appears on the face
of it to have been collected in June 2017 in response to the appeals under consideration at that
time.

33.0 SITE DESCRIPTION

3.1 The application site is part of a wider agricultural site within open countryside and the officers
are of the view that the lawful use of the land at 1a Northorpe Road in its entirety is agricultural.
The frontage may have been used for sui generis haulage purposes in the past.  That being
said, even if it was used for haulage purposes for at least a 10 year continuous period,
potentially this use is now lost due to the significant break in that use.  Without evidence to the
contrary, we can only assume that the site is agricultural.

3.2 At the rear, the application site is bounded by the footpath which is unmarked. The views are to
the open countryside. To the west are residential dwellings and gardens.

3.3 Vehicular access is gained via Northorpe Road, a narrow rural lane that is residential in nature
and serves predominantly dwellings. To the immediate east of the access is No 1A.

3.4 The application land is accessed from Northorpe Road, and a previous, unauthorised access
from other adjacent land at No29, the applicant's property, seems to have been blocked.

4.0 RELEVANT PLANNING POLICIES

4.1 The Development Plan

4.2 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 213 of the NPPF 2018 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 SG14 - Design and Layout of New Development
Policy SG17 - Protection of Residential Amenity
Policy EC3 - Existing Employment Areas/Premises



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

4.3 National Planning Policy Framework (NPPF), March 2018

Paragraph 11 - The presumption in favour of sustainable development

Section 2 Achieving sustainable development
Section 4 Decision-making
Section 6 Building a strong, competitive economy
Section 8 Promoting healthy and safe communities
Section 9 Promoting sustainable transport
Section 11 Making effective use of land
Section 12 Achieving well-designed places
Section 14 Meeting the challenge of climate change, flooding and coastal change
Section 15 Conserving and enhancing the natural environment

4.4 Planning Practice Guidance (PPG)

5.0 RELEVANT PLANNING HISTORY

5.1 Application Site and Wider Land Holding

5.2 H04-0675-15 1A Northorpe Road Donington.
Change of use from agriculture to proposed extension to existing haulage yard to include
storage and distribution and parking of operators vehicles and equipment (retrospective).
Refused 14 Sept 2015 for the following reasons:

1. The development has and will continue to result in noise and disturbance to the residential
properties in Northorpe Road, and potentially the wider area and this has lead to the
unacceptable loss of amenity to the occupiers of those properties. The development has an
overall negative impact upon he local environment and with this being on the edge of a
residential area is especially harmful. Policy G1 of the South Holland Local Plan 2006 supports
sustainable development where the quality of life for he residents is "unimpaired or enhanced".
Policy SG17 of the South Holland Local Plan 2006 allows development which would not cause
harm to residential amenity including from noise nuisance associated with vehicular activity and
smells, emissions and pollutants. The Local Planning Authority contends that the development
is not sustainable due to the environmental and social harm arising and that the significant and
unacceptable harm to residential amenity justifies refusal of the application.

The proposals are contrary to Policies SG1 and SG17 of the South Holland Local Plan 2006
and to the national guidance within the National Planning Policy Framework 2012.

2. The application site is within the open countryside where Local Plan Policy SG4
(Development in the Open Countryside) states that planning permission will only be granted for
development which is essential in the proposed location and cannot reasonably be
accommodated within defined settlement limits.  The policy goes on to explain that development
proposals that would result in an unacceptable impact upon the landscape character of an area,
either individually or cumulatively, will only be permitted where the need for the development in
that location outweighs its impact and no other site or solution exists to accommodate the
proposed development. The Local Planning Authority is of the opinion that the development is
significantly harmful to the character and appearance of the open countryside and that there is
no reason the business could not be accommodated within settlement limits. Therefore the
proposals are contrary to policy SG4 of the South Holland Local Plan 2006.

The agent for the current application has set out his concerns regarding this decision, however
no High Court challenge or Ombudsman complaint has been made regarding the processing of
this application to decision.



5.3 SHDC.STOP103 Stop Notice 15 March 2017 Land at Northorpe Road Donnington

Without planning permission the unauthorised material change of use of the Land from an
agricultural use to a use for the operation of a Tree Surgery business.

5.4 SHDC.EN103 Enforcement Notice 15 March 2017 Land at Northorpe Road Donnington

Appeals dismissed and Notice upheld, with variation 4 December 2017:

Without planning permission the unauthorised material change of use of the Land from an
agricultural use to a use for the operation of a Tree Surgery business and all works and
associated paraphernalia connected with the Tree Surgery business.

5.5 29 Northorpe Road Donington

H04- 1056-13. 29 Northorpe Road Donington. Part change of use from residential and garden
furniture manufacturing place to residential, garden furniture manufacturing place and parking of
vehicles associated with arboricultural business (retrospective). Approved H04-1056-13.

SHDC.EN104 Enforcement Notice 15 March 2017. 29 Northorpe Road Donington. Appeals
dismissed and Notice upheld 4 December 2017:

Without planning permission the unauthorised material change of use of the Land from a mixed
use comprising of an agricultural use and garden manufacturing business to a use for the
operation of a Tree Surgery business which includes the unauthorised parking of vehicles in
connection with the tree surgery business.

The Inspector in his decision dated 4 December 2017 regarding the wider Enforcement cases
and appeals  (APP/A2525/C/17/3173500; 3173501; 3173512  and 3173513 refer) concluded
that the use of the land that is the subject of the current planning application,  at the time of the
appeals,  was in a sui generis use, stating at para 13 "...I am not persuaded that Unit 2 has
been used simply for a separate bio fuel and distribution business. The use of the land has
been similar to that of a builder's yard; it is a sui generis use, not falling within Class B8"

5.6 Other decisions

H04-0910-16 Land between: 1 & 1A Northorpe Road, Donington - Residential development.
Refused 4 November 2016

H04-1197-16 Land between: 1 and 1A Northorpe Road, Donington - Residential development -
erection of single-storey dwelling (resubmission of H04-0910-16) Refused 18 January 2017

H04-0911-16 Land Between 1A & 3 Northorpe Road, Donington - Residential development.
Refused 19 Jan 2017

6.0 REPRESENTATIONS

6.1 Donington Parish Council

No response received

6.2 LCC Highways and SUDS

Do not wish to object to this application

6.3 SHDC Environmental Health Section

The proposed site is accessed from Northorpe Road and extends behind several residential
properties. The nature of the operation has the potential to generate noise from HGV/goods
vehicle movements on the site as well as noise from loading /unloading operations.

As yet it is unclear whether any processing of wood/material will take place on the site. Any



such processing has the potential to generate noise, dust and odour.

Given the proximity of the site to the residential properties and the potential impact from the
proposed activity I wish to object to the application.

6.4 Councillor King

No objections to this application

6.5 Internal Drainage Board

Remind applicant of responsibilities under bylaws relating to access to watercourses and
culverting or filling watercourses

6.6 County Fire Officer

No response at time of writing

6.7 Police CPDA

No response at time of writing

6.8 Resident Objections

A significant amount of objections have been received from individual householders, setting out
the following objections:

-Use of the road by heavy vehicles
- Danger to children in the area as a result of heavy vehicles
- There is also plenty of children which play outside on their bikes. Also have a school bus stop
outside the proposed site.
- The road is not wide enough to handle all the trucks & lorries turning in & out
- If planning permission is granted, then clearly the road - Northorpe needs to be of a standard
to accept increased traffic ,which it is not currently, and at the cost of the persons who are
making the planning application
- Area is not suitable for this type of business
- Woodchipping attracts rodents, flies and disease
- Stench of decomposing chippings or other matter would be intolerable
- Turning of bio fuel releases fungal spores which is life threatening in such large concentrations
- The process of turning wood chippings to bio fuel requires a chemical or manure catalyst -
there are no details of this submitted
- Any use of a pressure vessel would produce explosive gasses
- No mention of any system of processing imported raw materials, which is prone to dust and
odours
- Impact on air quality of producing bio fuel
- Impact on residential privacy
- Impact on residential amenity seeing heavy machinery from habitable rooms
- Blocking or local drains
- Piles of woodchips are a blot on the landscape
- Large bright yellow vehicles can be seen for miles - visual impact
- The applicants business does not produce enough "bio fuel" and other matter may be brought
on to the site such as straw or animal manure
- Applicant has gone ahead with their plans for a bio fuel storage and distribution depot without
any planning permission
- The site is already subject to enforcement and stop notices
- (In 2017) the site contained rat infested wood chippings, car wrecks, aggregate piles sand
general rubbish and junk
- Fundamental principle of change of use of agricultural land still applies
- Contravenes policies SG1, SG4, SG13 and SG17
- Would open flood gates for change of use of agricultural land
- There are more suitable premises (on an industrial estate)
- Any further development of this site would make it appear more like an 'Industrial Site' and not
in keeping with the nature of Northorpe
- Impact of highly flammable and highly explosive dangerous to residents
- Another site where the applicant has stored wood chippings (off Days Lane) has had a fire that



the local fire brigade had to extinguish
- Animal waste can be used as bio fuel and this is known to cause extreme odours and possible
health risks
- The yard itself resembles a breakers yard for old vehicle's at present this along with bark
chippings suggests to us a toxic cocktail which could add to the fire hazard
- Large wood chip fire is extremely difficult to extinguish and creates a large volume of smoke
for a long period of time. Generally these types of fire are left to burn themselves out under
control. Will there be any provision for water (lagoon?)
- Prevailing winds are from the West which would mean in the event of a fire many other
properties affected by smoke for a long period of time causing damage to property and health
- A risk assessment should have been submitted with the application
- The application states that opening hours are from 07h30 - 19h00 on weekdays and 07h30-
13h00 on a Saturday. This is unacceptable and will cause a nuisance to all residents of
Northorpe Road and Holyrood Close.
- Heavy vehicles already cause great disturbance and are a menace to road users and
residents in the vicinity
- The noise created by Arbcore is already like living on a factory site
- Vehicle noise
- Diesel fumes
- Noise from the operation
- Noise and pollution from the applicants business has caused residents to vacate their home
on occasion
- There are many who have suffered greater and greater distress, disturbance and change of
our lives for the worse during the last ten years due to activities from Arb Core
- Heavy vehicles already cause vibrations in houses in the road
- Road is not a commercial area. Have and expect farming traffic, but not the proposed use
- There is only one footpath and the road is barely wide enough for two cars to pass at the
same time.
- The application is for 'Biofuel storage' Bio fuel covers a range of products from wood chippings
to Biodiesel
- Public footpath has been blocked
- Impact on wildlife
- All documentation seems to suggest that there is a preferable alternative site adjacent to
No.54 Northorpe (officer note - this is not part of this planning application)
- Two large storage containers have been brought on to the site that contain wood chips (as of
Sept 2018)

6.9 Other Issues Raised

- Residents have been physically threatened
- Devaluation of property
- Such a large area of storage would need to comply with Control of Major Accident Hazards
(COMAH) Regulations
- Of Bio-diesel/ethanol is stored, it must comply with oil storage regulations
- Were the residents who signed the (June 2017) petition made aware that that it would be used
in support of a  new planning application?; most of the signatories do not live near the site
- "We signed the petition for the following reason:
The chap canvassing the petition said he had been stopped from trading from his yard which
was obviously impacting on his lively hood; we felt obliged at the time to add our support.
There was absolutely, no mention of a planning application for bio storage and distribution at
the time of signing this petition and had there been mention of it, we would not have signed it!"
- One "signatory" has used an address in Northorpe Road where they do not live
- The petition is misleading as it makes no reference to Bio Fuel storage and distribution and
their proposal to make a planning application to conduct future business of this nature. It
therefore should be dis-allowed as a supporting document to this application

6.10 Resident Support

Submissions of support have been provided

- This site would cause less problems than the alternative site further down the road
- Encourage Council Officers to approve the application and finally remove the uncertainty
hanging over this rural business providing employment to local people.
- Have no objections to change of use for bio fuel storage as long as tonnage does not get too
excessive to create a fire hazard but notice an access on plan from 29 Northorpe road which I
object to feel the access is more than adequate at the side of 1a Northorpe road which is the
original entrance.



- Should not be able to continue their business from this site. They have caused no disturbance
to as residents. They provide work for a number of people in the local area as well as a vital
service for anyone with trees on their property
- The proposed site for their activities, although close to some housing, is a suitable one, given
the existing restrictions on their movement of vehicles and operating hours.
- No problem with a limited number of vehicles being parked at the rear of 29 Northorpe Road
or the limited, well managed storage of bio fuel adjacent to 1A Northorpe Road as it backs onto
open fields with a prevailing wind and has proven suitable access for large vehicles

77.0 MATERIAL CONSIDERATIONS

7.1 Principle of employment use in this Open Countryside Location

7.2 The South Holland Local Plan and the more recent NPPF (2018), make provision for
employment uses, and seek to encourage a prosperous rural economy. The Local Plan has
general policies for sustainable development, site specific policies for major employment areas,
policies for the support of existing commercial interests and policies for development in the
countryside.

7.3 Policy SG1 sets out

Planning permission for development will be granted where the Council is satisfied that the
proposal is consistent with the principles of sustainable development, and where:
1) the quality of life for residents is unimpaired or enhanced;
2) reasonable measures have been taken to conserve energy and natural resources; and
3) South Holland's essential character and main environmental assets are not damaged.

7.4 Policy SG4 states:

Planning permission will only be granted for development in the open countryside which is
essential in the proposed location and cannot reasonably be accommodated within defined
settlement limits.  Development proposals that would result in an unacceptable impact upon the
landscape character of an area, either individually or cumulatively, will only be permitted where:
1) the need for the development in that location outweighs its impact; and
2) no other site or solution exists to accommodate the proposed development.

7.5 It is considered that the siting of this use, adjacent to residential dwellings, accessed from a
predominately residential road and within the boundaries of an existing agricultural yard would
not accord with Policies SG1 and  SG4, in that there is no locational requirement for this use,
other than the desire of the applicant to locate the bio-fuel storage and distribution close by to
his existing accommodation, which is not wholly authorised for business uses.

7.6 Uses of this type are better located within existing employment and industrial sites that have or
can accommodate the storage, processing and logistics required by a bio-fuel interest, or on a
site that has better access and is not bounded by residential accommodation.

7.7 Policy EC3 supports commercial development where this is acceptable in terms of
environmental impact, traffic movement and intrusion in the open countryside. As set out in this
report there would be significant harm and the proposals would not comply with this policy.

7.8 Policy EC4 does not apply as this development does not relate to farm diversification or the
reuse of the potentially redundant building on the frontage of Northorpe Road.

7.9 Sustainability of location

7.10 National Planning Policy Framework, 2018 stresses that planning policies should support the
growth and expansion of all types of business and enterprise in rural areas and support
sustainable rural tourism and leisure developments that benefit businesses in rural areas,
communities and visitors, and which respect the character of the countryside. The NPPF
explain that the three mutually dependant dimensions to sustainable development are social,
economic and environmental. Below each of these elements is considered.



7.11 Economic - The proposal would seem to support an existing company working in the area,
albeit partially on unauthorised sites, and employs and contracts out to staff and other tree
surgeons. It is not clear that the use of the site for the use set out in the application would lead
to additional employment.

7.12 Social - This site is not well related to existing local facilities/services in the area. No facilities
are situated close to the site and it is considered that the proposed development is not
appropriate and necessary in this location.

7.13 Environmental - The site is some distance from a public transport route. Employees and visitors
would have a high dependence on the use of motor vehicles to access the site as well as local
services and other facilities. This would increase carbon emissions, contrary to the
requirements of the environmental role of planning. It would also be contrary to core planning
principles within the  Framework to reduce carbon emissions and pollution and make the fullest
use of public transport.

7.14 Impact on adjoining Residents

7.15 Policy SG17 - Protection of Residential Amenity sets out -

 Planning permission will be granted for development which would not cause material harm to
residential amenity.
  In considering proposals the following criteria will be taken into account:-
1) the extent of any overlooking or loss of privacy;
2) the extent of any overbearing or overshadowing effect;
3) potential noise nuisance including that associated with vehicular activity;
4) the levels of smell, emissions and pollutants.

7.16 South Holland District Council is entirely supportive of appropriate development which meets
planning policy and where the design meets the constraints of a particular site.

7.17 However, officers would like to take this opportunity to make it clear that the proposal as
submitted is considered inappropriate due to the environmental harm and the unacceptable
impact upon the local community in particular the nearest residents most affected.

7.18 The use of this site for the delivery of bio fuel product (utilising mainly but not exclusively wood
chippings and waste timber from the applicants tree surgery business) to the application site,
the storage, bagging of product and collection for customer delivery, would likely have a
detrimental impact on the residential amenities of adjoining residents by reason of noise from
the activities on the site, especially vehicle movements, and would be especially detrimental to
the properties backing on to the site and nearest to the entrance to the site, due to the size and
weight of the vehicles using the site and the nature of the use being proposed.

7.19 The industrial or preparation processes relating to the application have not been fully described,
however it is considered that the moving and preparation of wood chip and timber products is
likely to lead to significant disturbance to adjoining residents.  The use of the site would be year
round, and in the summer residents should expect to be able to use their garden areas without
undue levels of mechanical, vehicular or other disturbances from adjoining commercial and
industrial uses and processes. No part of the proposal is considered to be within Use Class B1,
which can be reasonably operated within residential areas.

7.20 It is considered that that the activities being proposed would be more suitable on an industrial
estate within development boundaries away from residential properties, or on a site that does
not have boundaries with residential properties.

7.21 Impact on Open Countryside

7.22 The site is part of a wider agricultural site and there are long views across open countryside to
the site. The proposed development is conspicuous as a potentially obtrusive development into
what is currently open countryside and would stand out as an intrusive, incongruous and
uncharacteristic development. On this basis it would have a harmful effect upon the character of



the countryside. One of the core principles of planning as set out in the NPPF is the protection
of the intrinsic character of the countryside. The NPPF indicates that new development should
respond to local character.

7.23 The site forms part of the rural setting of the edge of the village and the storage of wood
chippings and timber in preparation as bio fuel, as well as the finished product, and the
associated paraphernalia, vehicles and equipment to be used on the site would  be visually
incongruent, harmful to the visual amenity of this part of the open countryside and would
significantly change the character of the area,  if this application were approved.

7.24 The authorised use of the land is as an agricultural site and would have in part served as a soft
green rural edge to the village. This site and the wider land holding has been used by the
applicant for the storage of various equipment and vehicles, to the detriment of the area.

7.25 Of note is the condition of the public footpath. The public right of way which runs alongside the
site is not in good condition and was at one point, traversed by a 'pontoon bridge' type of
structure which was  extremely harmful to the statutory rights of people to enjoy commodious
use of such footpaths. (The County Council are aware of this matter.)

7.26 Noise, dust, fumes and disturbance

7.27 Due to the proximity of the site the Environmental Health Officer is concerned about the
potential impact of noise on the neighbouring residential properties.

7.28 Highway safety

7.29 Paragraph 109 of the NPPF (2018) states "Development should only be prevented or refused
on highways grounds if there would be an unacceptable impact on highway safety, or the
residual cumulative impacts on the road network would be severe."

7.30 Northorpe Road is a narrow lane, that predominantl serves residential dwellings.  The lane is
also used for the agricultural concerns within  the area, which is typical of such a rural location.

7.31 However LCC Highways officers have raised no objections to the application and the use of the
access on to Northorpe Road in terms of vehicular or highway safety, despite nature of the
road.

7.32 Other Matters

7.33 Local residents have raised the suggestion of an alternative location or site for this proposal,
and the resiting of the applicant business. Officers confirm that there are no alterative sites
subject to formal consideration and the application before the committee is to be considered
and determined on its merits.

7.34 The status of the petition that accompanied the application is supporting information, and it is
for the planning committee to consider what weight is put to this document.

7.35 Conclusion

7.36 For the reasons set out above it is considered that the use of this site for the use proposed
would be detrimental to the residential amenities of neighbouring residents and an intrusion in
to this rural part of the district.

8.0 RECOMMENDATIONS

8.1 RRefuse Permission for the reasons listed at Section 9.0 of this report.



99.0 REASONS FOR REFUSAL

1. The development, as proposed, would result in noise and disturbance to the residential
properties in Northorpe Road, and potentially the wider area, leading to the unacceptable loss
of amenity to the occupiers of those properties. The development would have an overall
negative impact upon the local environment and being on the edge of a residential area this
would be especially harmful. Policy SG1 of the South Holland Local Plan 2006 supports
sustainable development where the quality of life for the residents is "unimpaired or enhanced".
Policy SG17 of the South Holland Local Plan 2006 allows development which would not cause
harm to residential amenity including from noise nuisance associated with vehicular activity and
smells, emissions and pollutants. The Local Planning Authority contends that the development
is not sustainable due to the environmental and social harm arising and that the significant and
unacceptable harm to residential amenity justifies refusal of the application.

The site is therefore not considered to be suitable for the proposed development with particular
regards to the principles of sustainable development and the protection of the rural character of
the countryside. The proposal is therefore contrary to Policies SG1, SG2, SG4, and SG17 of the
South Holland Local Plan and the provisions of the National Planning Policy Framework, 2018.

2. The proposal constitutes a commercial enterprise that would relocate some economic benefits
to the local area. However, this is outweighed by the harm that the proposal would cause in
terms of other social and environmental factors, such as the distance from local services and
facilities, reliance upon the motor car and the development's effect upon the character and
appearance of the countryside.

The application site is within the open countryside where Local Plan Policy SG4 (Development
in the Open Countryside) states that planning permission will only be granted for development
which is essential in the proposed location and cannot reasonably be accommodated within
defined settlement limits.  The policy goes on to explain that development proposals that would
result in an unacceptable impact upon the landscape character of an area, either individually or
cumulatively, will only be permitted where the need for the development in that location
outweighs its impact and
no other site or solution exists to accommodate the proposed development. The Local Planning
Authority is of the opinion that the development is significantly harmful to the character and
appearance of the open countryside and that there is no reason the business could not be
accommodated within settlement limits. Therefore the proposals are contrary to Policy SG4 of
the South Holland Local Plan 2006.

3. 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.
Furthermore, matters of concern with the application have been identified and discussed with
the Applicant.  However, the issues are so fundamental to the proposal that it has not been
possible to negotiate a satisfactory solution and due to the harm, which has been clearly
identified within the reason(s) for the refusal, approval has not been possible.

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

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




