SOUTH HOLLAND DISTRICT COUNCIL
Report of:

Development Manager

To:

Planning Committee - 24 July 2019

(Author:

Polly Harris-Gorf - Principal Planning Officer)

Purpose:

To consider Planning Application H06-0233-19

Application Number: H06-0233-19

Date Received:

01 March 2019

Application Type:

FULL

Description:

Change of use of land (part retrospective) to provide five additional gypsy/traveller
pitches with one day room per pitch and existing stables converted to dayrooms.
Also, erection of one new store and retention of sheds for pitch 1, with construction of
internal road to facilitate separate ingress and egress to and from the site, including
hardstanding

Location:

GREEN ACRES PARK ROPERS GATE GEDNEY

Applicant:

Ms C Bushby

Agent:

Parkin Planning Services

Ward:

Gedney

Ward Councillors:

Cllr J L Reynolds

You can view this application on the Council's web site at
http:!/planning.sholland.gov.uk/OcellaWeb/planningDetails?reference=H06-0233-19

1.0

REASON FOR COMMITTEE CONSIDERATION

1.1

The application raises matters of planning policy worthy of committee consideration.

2.0

PROPOSAL

2.1

This Full planning application proposes the change of use of paddock land to provide 5
additional gypsy/traveller pitches, extending the existing, established gypsy/traveller site, which
currently accommodates three traveller pitches, with paddock to the rear.

2.2

Each proposed pitch would consist of sufficient land to accommodate two mobile homes, space
for 2 touring caravans, a day room, garden space and parking, together with a domestic size
storage shed.

2.3

In addition, a revised and upgraded road is proposed.

2.4

The application has been amended since submission to reduce the number of touring caravans
to be stored on the site.

2.5

The application is supported by a Design and Access Statement, Flood Risk Assessment,
including a sequential test consideration, and a Flood Evacuation Plan. A letter of support from
an adjoining neighbour was included at submission and this is discussed below.

2.6

Since submission the application has been revised to reduce the number of touring caravans to

be kept on the site.

3.0

SITE DESCRIPTION

3.1

The application site is outside of defined settlement limits and is, therefore, designated as being
located in the open countryside. Vehicular access is gained to the site from Ropers Gate.

3.2

The land is bounded to the south by a field drain. The site and the surrounding land is located
within Flood Zone 3.

3.3

Hallgate Cottage, which is a detached dwelling in substantial gardens, stands to the west of the
site.

3.4

Currently the land accommodates three traveller pitches, each with room for one or two
motorhomes and touring caravans, and the plots are gravelled. There is also a partially built day
room and several stables on the wider site. The current use of the site is controlled by
conditions appended to previous decisions and not more than 4 touring caravans and 4 mobile
homes can be sited on the land at any one time, and no storage or sales of materials,
machinery, vehicles, waste or other commercial uses or processes, can take place on the site.
A maximum of 2 additional touring caravans may be sited on the land for no more than 28 days
in any one calendar year.

3.5

In addition occupation of the development is limited to a person or persons who meet the
definition of a gypsy or traveller as defined by national guidance and any resident dependants.

4.0

RELEVANT PLANNING POLICIES

4.1

The Development Plan
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

South East Lincolnshire Local Plan, March 2019

4.3

Policy 1 Spatial Strategy
Policy 2 Development Management
Policy 3 Design of New Development
Policy 4 Approach to Flood Risk
Policy 11 Distribution of New Housing
Policy 17 Providing a Mix of Housing
Policy 19 Rural Exception Sites
Policy 20 Accomm. for Gypsies, Travellers and Travelling Showpeople
Policy 28 The Natural Environment
Policy 36 Vehicle and Cycle Parking
APPENDIX 6 Parking Standards

4.4

National Guidance

4.5

National Planning Policy Framework (NPPF), 2019

4.6

2. Achieving sustainable development
4. Decision-making
5. Delivering a sufficient supply of homes
8. Promoting healthy and safe communities
11. Making effective use of land
12. Achieving well-designed places
14. Meeting the challenge of climate change, flooding and coastal change
15. Conserving and enhancing the natural environment

adjacent to the site at the junction of Ropers Gate with the B1359 and Kingsgate consists of a
handful of detached dwellings, and there are detached dwellings and farms further to the north,
along the 81359 and Kingsgate. Chapelgate and Gedney are located to the south west,
accessed from Hall Gate.
7.15

The proposals would not place undue pressure on local infrastructure, and a package treatment
plant would be installed to process foul sewerage, with soakaways being sued for surface water
drainage. Refuse collection is be via the Council, as per current arrangements.

7.16

The proposal would not impact on the setting of the Grade II Listed Hallgate House, which is
located to the south west of the road junction. The listed property sits within its own gardens
and is not related to the application site.

7.17

No issues of nature conservation have been identified, as the land is a pa ddock, put to grass. It
is not proposed to alter the hedging around the site.

7.18

The revised access details would not prejudice highway safety or give rise to problems of
parking or highway a ccess, and this is confirmed by the LCC Highways service.

7.19

The site has been acceptable for a permanent residential use and would provide further
occupants with access to educa tion, health care and recreational fa cilities, shops and
employment within reasonable travelling dista nces, preferably by wa lking, cycling or public
transport.

7.20

The site is suitable (or capable of being made suitable) for mixed residential and business use,
however it is proposed to restrict business use of the site by conditions, in order that the Council
retains an element of control of the site, in order to protect the residential amenities of
neighbouring residents, which would be consistent with the restrictions placed on the existing
use of the site.

7.21

The site is located within Flood Zone 3a or 3b, however, a sequential test has been submitted
and measures put in place to ensure residents' safety. The sequential test is brief, however, this
site is to accommodate for an identified shortfa ll, and on this occa sion, given the existing use of
the site, the proposal is considered to be an acceptable extension of this site.

7.22

Impact on Neighbouring Residents

7.23

The application site has a boundary with Hallgate Cottage and is separated by a mature hedge.
It is considered that other properties in the a rea , such as Hallgate Bungalow or Hallgate House
are going to be impacted unduly by this development.

7.24

Visual Impact

7.25

The site is set back from Ropers Ga te, and is glimpsed from the surrounding area. On balance
it is not considered that an increase in the number of pitches on the site would have such a
negative impact on the visual amenity of the area that permission could be refused.

7.26

Impact on a Listed Building

7.27

The impact on the setting of the Grade II Listed Hallgate House, which is located to the south
west of the road junction is addressed above The listed property sits within its own gardens and
is not related to the application site. The property sits as an entirely independent dwelling
unrelated to the application land.

7.28

Highway matters

7.29

The LCC Highway service do not raise objection to the proposa l, subject to a condition. The
road quality and layout would be adequate for the development.

7.30

Flooding

7.31

The site is located within Flood Zone 3, and consideration has been given to the floor heights of
the caravans and the safety of residents. On this occasion the Environment Agency raise no
objection.

7.32

Additional Considerations
Objection has been raised that the proposed scale of the development will devalue the area. It
is not clear whether this relates to the visual quality of the area, which is discussed above, or an
impact on land and house values. If it is the latter, this is not a planning concern and can be
given no weight.

7.33

Public Sector Equality Duty
In making this decision the Authority must have regard to the public sector equality duty (PSED)
under s.149 of the Equalities Act. This means that the Council must have due regard to the
need (in discharging its functions) to:
A. Eliminate unlawful discrimination, harassment and victimisation and other conduct prohibited
by the Act
B. Advance equality of opportunity between people who share a protected characteristic and
those who do not. This may include removing or minimising disadvantages suffered by persons
who share a relevant protected characteristic that are connected to that characteristic; taking
steps to meet the special needs of those with a protected characteristic; encouraging
participation in public life (or other areas where they are underrepresented) of people with a
protected characteristic(s).
C. Foster good relations between people who share a protected characteristic and those who
do not including tackling prejudice and promoting understanding.
The protected characteristics are age, disability, gender reassignment, pregnancy and
maternity, race, religion or belief, sex and sexual orientation.
The PSED must be considered as a relevant factor in making this decision but does not impose
a duty to achieve the outcomes in s.149. It is only one factor that needs to be considered, and
may be balanced against other relevant factors.
It is not considered that the recommendation to grant permission in this case will have a
disproportionately adverse impact on a protected characteristic.
Human Rights
In making a decision, the Authority should be aware of and take into account any implications
that may arise from the Human Rights Act 1998. Under the Act, it is unlawful for a public
authority such as South Holland District Council to act in a manner that is incompatible with the
European Convention on Human Rights. The Authority is referred specifically to Article 8 (right
to respect for private and family life) and Article 1 of the First Protocol (protection of property).
It is not considered that the recommendation to grant permission in this case interferes with
local residents' right to respect for their private and family life, home and correspondence,
except insofar as it is necessary to protect the rights and freedoms of others (in this case, the
rights of the applicant). The Council is also permitted to control the use of property in
accordance with the general public interest and the recommendation to grant permission is
considered to be a proportionate response to the submitted application based on the
considerations set out in this report.The principle of the proposal is to be considered in the light
of the policy advice set out within the NPPF, Planning policy for traveller sites. prepared by
DCLG in August 2015 and policies set out in the South Lincolnshire Local Plan.

7.34

For the reasons set out above it is recommended that planning permission is granted.

8.0

RECOMMENDATIONS

8.1

Grant planning permission subject to the conditions listed in Section 9.0 of this report.

7.

The development permitted by this planning permission shall be carried out in accordance with
the approved FRA (completed by Geoff Beel Consultancy, June 2015) including the following
mitigation measures detailed within the FRA:
- the finished floor levels of the permanent residences are set a minimum of 1m above existing
ground levels
- The caravans will be securely anchored to solid concrete plinths.
The mitigation measures shall be fully implemented prior to occupation and shall subsequently
remain in place for the duration of the occupation of the site.
Reason: To reduce the risk of flooding to the proposed development and future occupants.
This Condition is imposed in accordance with Policies 2 and 4 of the South East Lincolnshire
Local Plan, March 2019 which reflect national guidance contained in both the National Planning
Policy Framework 2019.

8.

Prior to the occupation of the site, the existing agricultural vehicular access crossing shall be
brought up to the standards of a domestic property vehicle access crossing, in accordance with
details which shall first be approved in writing by the local planning authority.
Reason:ln the interests of safety of the users of the public highway and the safety of the users
of the site.
This Condition is imposed in accordance with Policies 2 and 3 of the South East Lincolnshire
Local Plan, March 2019 which reflect national guidance contained in both the National Planning
Policy Framework 2019.

9.

The Local Planning Authority has acted positively and proactively in determining this application
by assessing the application against all material considerations, including national guidance,
planning policies and representations that have been received during the public consultation
exercise and subsequently determining to grant planning permission in as timely a manner as
possible in accordance with the presumption in favour of sustainable development, as set out
within the National Planning Policy Framework.
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:
Telephone Number:
Email

Richard Fidler , Development Manager
01775 764428
rfidler@sholland.gov.uk

Appendices attached to this report: Appendix A - Plan A

