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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 H16-0566-18

Application Number: H16-0566-18 DDate Received: 08 June 2018

Application Type: FULL

Description: Building to house a biomass boiler system and pellet storage area, to provide up to
220kW energy to the Care Home (retrospective)

Location: TANGLEWOOD CEDAR FALLS CARE HOME LITTLE LONDON SPALDING

Applicant: Tanglewood Lincolnshire Ltd AAgent: Wardell Armstrong LLP

Ward: Spalding St Johns WWard Councillors: Cllr G K Dark
Cllr J D McLean

1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 Objections have been received and issues raised which merit Committee consideration.

2.0 PROPOSAL

2.1 The application is partially retrospective, as the biomass boiler has been constructed.  Revised
details have been submitted showing the resiting of the flue closer to the host building and
further from the neighbouring dwellings. In addition it is proposed that the colour of the flue be
changed to better reflect the colour of the host building and the flue where it meets the roof to
be obscured by a  timber clad addition.  A reconsultation has been undertaken.

2.2 The boiler is located adjacent to the north-western elevation of the existing building, close to the
boundary of Nos. 24 and 26 Carlton Close, which are bungalows. The boiler consists of a brick
clad, flat roofed building 2.8m in height 2.44m wide and 12.2m deep. A metal flue of 5.1m is
currently located above the boiler building, and stands at an overall height of 7.9m. This flue is
designed to discharge over the eaves height of the care home. It is now proposed to alter the
colour of the flue to complement the brickwork of the care home building, as stated above.

2.3 The applicant states that the building has been located in close proximity to the Care Home, not
conflicting with site operations and where it is easily accessible by delivery vehicles without
affecting highway safety.

2.4 With regard to smoke and other emissions, the applicant states the following - "High
specification biomass boilers, such as this one, achieve complete combustion thanks to a
combination of, amongst other things, precise oxygen intake and very high burning
temperatures. This ensures that very little smoke is emitted and the emission of any pollutants



is significantly minimised, to the extent that it can legally be used within Smoke Control Zones
as exempt by the Clean Air Act. The very low moisture quantity of the pellets also significantly
reduces water vapour emissions that can be confused for what may look like smoke."

2.5 Regarding deliveries, the applicant states that the delivery of the pellet fuel would be once or
twice a year, with each delivery lasting about 30 minutes.

33.0 SITE DESCRIPTION

3.1 The care home is a detached "H" shaped building with associated structures and parking, set in
gardens accessed via a drive from Little London.

3.2 The host building is set back into the site and is glimpsed from Little London via the access
drive. There are a number of mature trees on the site, within the established garden
surrounding the property.

3.3 The site is surrounded to the south, east and west by dwellings. This part of Spalding is an
established residential area, characterised by a mix of dwelling types and sizes.

3.4 To the north-east are bungalows within Westminster Drive, which have short gardens adjoining
the elevation of the care home which are most impacted by this development.

3.5 The site is within the defined settlement limit of Spalding.

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 213 of the NPPF should therefore continue to be given substantial weight
in the decision making process.

Policy SG1 - General Sustainable Development
Policy SG13 - Pollution and Contamination
Policy SG17 - Protection of Residential Amenity
Policy SG20 - Extensions and Alterations to Existing Buildings
Policy SG7 - Energy Efficiency

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 2018

Section 2 Achieving sustainable development
Section 4 Decision-making
Section 8 Promoting healthy and safe communities
Section 12 Achieving well-designed places
Section 14 Meeting the challenge of climate change, flooding and coastal change



Planning Practice Guidance (PPG),

5.0 RELEVANT PLANNING HISTORY

5.1 H16-0932-11 Two Storey extension to care home. Approved 1 Feb 2012.

6.0 REPRESENTATIONS

6.1 SHDC Environmental Protection

6.2 Raise no objection subject to a noise control condition, and advise that the applicant is
recommended to contact the Environmental Protection Team as the biomass installation may
require a permit to operate under the Environmental Permitting (England and Wales)
Regulations 2010.

6.3 Following objections the Environmental Health Officer has undertaken further investigations to
consider complaints of smoke being produced. It was concluded that on the day in question the
boiler system was being calibrated.

6.4 No comments or objections.

6.5 Lincs Fire and Rescue

Recommends the installation of a fire hydrant within 90m of the premises, or an alternative
supply be provided.

6.6 Public

Objections have been received from local residents raising the following issues:
- Noise and disturbance from the boiler during the day and night
- Issues of an increase of delivery vehicles at unsociable times and regular noise during the day
- Appearance of the building and the flue, especially during times when the trees are not in leaf
- Industrial appearance of the building not acceptable in a residential area
- The building is industrial in appearance and not in keeping with a residential area
- View from habitable room windows
- Could be sited elsewhere on the site
- Health implications of the burning of pellets, the smoke that is produced and the proximity of
the flue to other dwellings
- Impact on health and wellbeing of residents and individuals with respiratory illnesses
- Impact on use of gardens
- Lingering smells of smoke

6.7 Non material matters were raised of property values and the retrospective nature of the
development.

6.8  Councillor J McLean

-Development is an industrial eyesore
-Adjoining gardens are dwarfed by the building
-The flue is visible from the road and path

6.9 John Hayes MP

Appreciates the applicants objectives to be more environmentally friendly and energy efficient,
however disappointed that the application is retrospective.

6.10 Understands that there have been some problems with the contractors employed, leading to
concerns of constituents regarding the positioning of the flue, smoke and odour. Understands
this has been addressed with new contractors and the flue will be in a more discreet position
and appropriate screening installed to obscure its view from neighbouring properties.



77.0 MATERIAL CONSIDERATIONS

7.1 The key issues to consider are:

- Principle of development
- Visual appearance
- Noise, fumes and any other disturbance, including impact on health
- Impact of deliveries of fuel
- Other matters

7.2 Principle of development

The host property is within the settlement of Spalding, and provides care home facilities. An
extension to the property to provide fuel and power resilience for the elderly residents is
acceptable in principle, provided all other matters are acceptable.

7.3 Policy SG17 of the Local Plan deals with the Protection of Residential Amenity, and states the
following:

 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.

7.4 In addition the National Planning Policy Framework 2018, deals with principle of development
and impact on neighbouring occupiers. A list of local and  NPPF policies is set out above.

7.5 Visual Appearance

The main components of the boiler is housed within a timber clad structure, which reads on the
site as a modern, free standing building. Given the scale of the host building, it is considered
that the building is not out of scale with the application site and surroundings.

7.6 The building has a flat roof, which serves to minimise the bulk and impact on neighbouring
residents. No overlooking or loss of privacy is caused by the development. In addition no loss of
light results, and the building does not have an overbearing or overshadowing effect on
neighbouring dwellings.

7.7 The external flue is proposed to be re-sited to run up the host building, and would be coloured
to match as far as possible the main brick of the building. This would considerably reduce the
visual impact of the flue when viewed from the public realm, and especially from the rear
gardens of the dwellings within Westminster Drive.

7.8 On balance it is considered by officers that the retention of the boiler system and the resiting of
the flue would not have such a detrimental visual impact on neighbouring residents that the
refusal of planning permission could be sustained.

7.9 Noise, fumes and any other disturbance, including impact on health

The scheme has been carefully considered by the Council's Environmental Health Officer
(EHO) and the site has been visited. In addition statutory smoke complaints have been
investigated. The EHO has no objection to the development, and consideration has been made
of the need for a permit to operate under the Environmental Permitting (England and Wales)
Regulations 2010. Such a permit is not required by that legislation as the biomass boiler is not
considered to be an industrial plant as its input value is 0.232MW, which is considerably lower
than the 20MW threshold.

7.10 It has been determined that smoke resulted on one day as the result of the calibration of the
boiler, and at the time of visiting the site neither the EHO or the planning officer became aware



of any smoke or other smells. The noise level of the boiler is not considered to result in an
unacceptable level of noise disturbance to adjoining residents.

7.11 Impact of deliveries of fuel

Regarding deliveries, the applicant states that the delivery of the pellet fuel would be once or
twice a year, with each delivery lasting about 30 minutes. In the context of overall deliveries and
visits to and from the care home officers conclude that the limited nature of fuel deliveries would
not be detrimental. Notwithstanding this, a condition restricting hours of delivery is
recommended.

7.12 Other matters

The Fire Service have highlighted the need for a hydrant to be provided. A condition is
recommended that a hydrant is installed within 3 months of the date of permission, if granted.

The value of dwellings in the area is not a planning consideration.

7.13 Conclusion

On balance it is recommended that permission be granted for the retention of the biomass
boiler building  providing the installation of further cladding, together with the resiting and re-
spray of the flue in undertaken within 3 months, and a hydrant is installed within 3 months of the
date of permission.

8.0 RECOMMENDATIONS

8.1 GGrant Permission subject to those conditions outlined 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 documents and plans:
Planning Application Form
0059.001 Cedar Falls Care Home - Design and Access Statement
0059.002 Cedar Falls Care Home - Flood Risk Assessment FRA App 2
BioWIN_XL_Brochure_EN_036228_08_SCREEN_1S
FRA App 1 Environment Agency Flood Info
Appendix 1 - Boiler Brochure (ETA PE-K 220kW)
Appendix 2 - Exempt Appliances (220)
Appendix 3 - Ofgem Emissions Certificate (ETA PE-K 220)
Appendix 4 - Emission Calculations - Cedar Falls
NT13503/059/01 Site Location Plan
NT13503-059-03 Block Plan Proposed
NT13503/059/05B Proposed Elevations
NT13503/059/06A Proposed Floor and Roof Plan

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

2. Within 3 months of the permission hereby permitted the additional cladding shall be installed
and the  extract ventilation flue shall be resited in accordance with approved plans refs  Dwg.
no. NT13503/059/05B and Dwg. no. NT13503/059/06A and the flue shall be resprayed colour
RAL 1001 Semi.  No other equipment other than that so approved shall be installed without the
prior written consent of the Local Planning Authority.

To ensure that the Local Planning Authority retains control over these matters, in the interests
of the character and appearance of the development, the visual amenity of the area in which it
is set and the amenities of nearby residents.
This Condition is imposed in accordance with Policy SG17  of the South Holland Local Plan,
2006.



3. Within 4 months of the permission hereby permitted a fire hydrant shall be installed and
operational,  in accordance with details to be submitted and approved by the Local planning
Authority.

Reason: In the interests of the amenity of local residents.
This Condition is imposed in accordance with Policy SG17 of the South Holland Local Plan,
2006.

4. No biomass fuel deliveries shall be taken at the site outside the hours of 8.00am to 5.00pm nor
at any time on Saturdays, Sundays, Bank or Public Holidays.

Reason: In the interests of the amenity of local residents.
This Condition is imposed in accordance with Policy SG17 of the South Holland Local Plan,
2006.

5. 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 by identifying matters of concern within the application and negotiating, with the Applicant,
acceptable amendments to the proposal to address those concerns.  As a result, the Local
Planning Authority has been able to grant planning permission for an acceptable proposal.

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




