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APPLICATION NO PA/2018/1765 

APPLICANT Mr Simons 
 
DEVELOPMENT Planning permission to change the use of an agricultural building 

to residential and to erect an attached three-storey dwelling, 
including associated access and landscaping 

LOCATION Southam Farm, Brocklesby Road, Ulceby, DN39 6SU 

PARISH Ulceby 

WARD Ferry 

CASE OFFICER Scott Jackson 

 
SUMMARY 
RECOMMENDATION 

Refuse permission 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

Officer discretion 

POLICIES 

National Planning Policy Framework: Paragraph 7 states that the purpose of the 
planning system is to contribute to the achievement of sustainable development. At a very 
high level, the objective of sustainable development can be summarised as meeting the 
needs of the present without compromising the ability of future generations to meet their 
own needs.  

Paragraph 77 states that in rural areas, planning policies and decisions should be 
responsive to local circumstances and support housing developments that reflect local 
needs. Local planning authorities should support opportunities to bring forward rural 
exception sites that will provide affordable housing to meet identified local needs, and 
consider whether allowing some market housing on these sites would help to facilitate this.  

Paragraph 79 states that planning policies and decisions should avoid the development of 
isolated homes in the countryside unless one or more of the following circumstances apply:  

a) there is an essential need for a rural worker, including those taking majority control of a 
farm business, to live permanently at or near their place of work in the countryside;  

b) the development would represent the optimal viable use of a heritage asset or would be 
appropriate enabling development to secure the future of heritage assets;  

c) the development would re-use redundant or disused buildings and enhance its 
immediate setting;  

d) the development would involve the subdivision of an existing residential dwelling; or  

e) the design is of exceptional quality, in that it:  
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- is truly outstanding or innovative, reflecting the highest standards in architecture, and 
would help to raise standards of design more generally in rural areas; and  

- would significantly enhance its immediate setting, and be sensitive to the defining 
characteristics of the local area.  

Paragraph 174 states that to protect and enhance biodiversity and geodiversity, plans 
should promote the conservation, restoration and enhancement of priority habitats, 
ecological networks and the protection and recovery of priority species; and identify and 
pursue opportunities for securing measurable net gains for biodiversity.  

North Lincolnshire Local Plan: Policies RD2 (Development in the Open Countryside), 
RD9 (Re-use and/or Adaptation of Rural Buildings for Residential Use in the Open 
Countryside), DS1 (General Requirements), LC5 (Species Protection), T1 (Location of 
Development), T2 (Access to Development), T19 (Car Parking Provision and Standards) H5 
(New Housing Development) and H8 (Housing Design and Housing Mix) apply. 

North Lincolnshire Core Strategy: Policy CS1 (Spatial Strategy for North Lincolnshire), 
CS2 (Delivering More Sustainable Development), CS3 (Development Limits), CS5 
(Delivering Quality Design in North Lincolnshire), CS7 (Overall Housing Provision) and 
CS17 (Biodiversity) apply. 

CONSULTATIONS 

Highways: No objection, but recommend a condition and an informative relating to works 
within the highway.  

LLFA Drainage: No objection. 

Historic Environment Record: The barns form part of an historic farmstead dating from 
the early-mid19th century and are of local historic value contributing to the rural agricultural 
character of the village. There is therefore no objection to the proposals subject to 
conditions securing a programme of historic building recording of all traditional buildings 
within the application site prior to any demolition or alterations commencing. 

Ecology: No objection. A planning condition is proposed to minimise harm to protected and 
priority species and habitats and to seek biodiversity enhancement in accordance with the 
National Planning Policy Framework. 

Environmental Health: The application for residential development is a sensitive end use. 
Furthermore, the site’s agricultural use has the potential to introduce contaminants to the 
site such as hydrocarbons, heavy metals and asbestos which are harmful to human health. 
It is the developer’s responsibility to assess and address any potential contamination risks, 
however no supporting information has been provided that demonstrates potential risks can 
be reduced to an acceptable level. In the absence of any supporting information 
recommend a condition in respect of contaminated land investigation.  

PARISH COUNCIL 

No objection. 
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PUBLICITY 

A site notice has been displayed; no comments have been received.  

ASSESSMENT 

The application site consists of a range of agricultural buildings arranged around a 
courtyard with a vehicular access from the B1211 to the south of the buildings. The 
buildings are predominantly of brick and tile construction and are partly two-storey in height. 
The buildings are located in the open countryside and are positioned 0.1 miles or 
160 metres to the south of Ulceby. It is proposed to partly convert and demolish these 
agricultural buildings and to erect a detached dwelling to the west. Planning permission was 
granted for the conversion of the agricultural buildings to form a dwelling in 2014. 

The main issue in the determination of this planning application is the principle of 
development. 

Principle 

The proposal is for the demolition and conversion of a number of agricultural buildings for 
ancillary residential use in the countryside. Policy RD9 of the North Lincolnshire Local Plan 
applies and, taking into account the planning history for the site (two planning approvals for 
conversion to residential use), it is considered that the principle of conversion of these 
buildings for the purposes of residential use (office, storage and games room/gym) use has 
been established. It is also noted that the majority of brick and tile buildings, which provide 
a sense of enclosure to this historic farmstead, will also be retained. In respect of their 
conversion a structural report has been submitted with the planning application; this states 
the building is considered to be structurally stable with no ongoing movement, some 
remedial works are needed to the masonry and external walls with the installation of cavity 
ties, and tree removal may be undertaken to avoid the foundations being undermined. In 
respect of protected species, the applicant has submitted an updated protected species 
survey; this has been reviewed by the council’s ecologist and no objections are raised; a 
condition is recommended in respect of biodiversity enhancement in line with the 
recommendations of the protected species update. The ecological report demonstrates that 
the development will not result in the loss of habitat for protected species. 
 
Based on the findings of the supporting reports and the plans submitted with the planning 
application (which show that the rural buildings will be capable of conversion to ancillary 
residential accommodation), it is considered that this element of the development complies 
with policy RD9 of the North Lincolnshire Local Plan. 

It is, therefore, the erection of the dwelling to the west of the existing buildings for which the 
principle of development needs to be assessed. Policy RD2 of the North Lincolnshire Local 
Plan applies and states that development in the open countryside will be strictly controlled 
and planning permission will only be granted for development which is essential to the 
efficient operation of agriculture. This is echoed in policies CS2 and CS3 of the adopted 
Core Strategy which states that only development which is essential to the functioning of 
the countryside will be allowed to take place. A design and access statement has been 
submitted with the planning application; this document sets out the justification for the 
erection of a detached dwelling in this open countryside location.  
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The development plan for North Lincolnshire comprises three parts: those policies of the 
North Lincolnshire Local Plan (2003) (LP) which were saved by a direction of the Secretary 
of State in September 2007, the North Lincolnshire Core Strategy DPD (2011) (CS), and 
the Housing and Employment Land Allocations DPD (2016) (HELAP). 
 
Policy CS1 of the CS sets out a spatial strategy for North Lincolnshire, which, amongst 
other matters, provides that rural settlements will be supported as thriving sustainable 
communities, with a strong focus on retaining and enhancing local services to meet local 
needs and that any development that takes place should be in keeping with the character 
and nature of the settlement. 
 
Policy CS8 deals with the distribution of housing sites and prioritises development in 
Scunthorpe and the market towns, with brownfield sites and sites within development 
boundaries being the primary focus. With regard to rural settlements, the policy states that 
new housing will create opportunities for small-scale infill development that maintains the 
viability of the settlement and meets identified local needs without increasing the need to 
travel. 
 
Policy CS8, whilst restricting housing outside development limits, contemplates some 
greenfield development as it refers to allowing development on such sites where it can be 
demonstrated that this would bring additional community benefits, contribute to building 
sustainable communities and be acceptable in terms of its impact on the high quality 
environment and adjoining countryside. This overall approach is supported by policy CS2 
which sets out a sequential approach for development. 
 
Policy CS3 provides that development limits will be defined in future development plan 
documents. Outside these boundaries, development will be restricted to that which is 
essential to the functioning of the countryside. The development limits were subsequently 
defined in the HELAP, and the application site is located outside the designated 
development limit for Ulceby. There are no allocated housing sites within Ulceby. 
 
LP saved policy RD2 restricts development in the open countryside other than in 
exceptional circumstances. This policy only supports residential development outside 
defined development limits where it is to meet an essential proven need and the open 
countryside is the only appropriate location for the development. Whilst this policy remains, 
it has largely been overtaken by policies in subsequent plans addressing the same issue 
(such as policies CS2 and CS3 referenced above). 
 
The aforementioned policies are aimed at focusing housing within settlement limits as 
defined in the Housing and Employment Land Allocations DPD. The application site is 
entirely outside the defined development boundary for Ulceby and is therefore considered 
to be in breach of policies CS2, CS3 and CS8 of the Core Strategy and RD2 of the local 
plan. 
 
Notwithstanding the development plan policies set out above, the NPPF is a material 
consideration when determining planning applications. Paragraph 11 and Footnote 7 (page 
6) of the NPPF states the presumption in favour of sustainable development applies for 
applications involving the provision of housing where the local planning authority cannot 
demonstrate a five-year supply of housing sites and that housing applications should be 
considered in the context of the presumption in favour of sustainable development. 
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The five-year housing land supply statement sets out North Lincolnshire Council's 
assessment of its supply of housing land from 1 April 2016 to 31 March 2021, having regard 
to Government guidance on how this is calculated. This report states that North 
Lincolnshire has a 3.9 year housing land supply of deliverable sites during the period April 
2016 to March 2021. 
 
There are three dimensions to sustainable development as set out in paragraph 8 of the 
Framework: economic, social and environmental. 
 
The proposed development would have the social and economic benefits of addressing the 
current under-supply of housing land by the provision of a new market house, however it 
would only result in the provision of one additional dwelling in the open countryside. 
Investment in construction and related employment would represent a benefit, as would the 
support which the additional population would produce for the local economy. The North 
Lincolnshire Sustainable Survey 2016 ranks the settlement of Ulceby as 28th out of the 79 
settlements scored within the survey and is classified as a Larger Rural Settlement, having 
three of the seven key facilities. Local facilities including two public houses, a convenience 
store, village hall, primary school, church, hot food takeaway, doctor’s surgery and two 
hairdressers within reach of the site on foot and by bicycle. Therefore the proposal accords 
with the need to site development in locations with accessible local services. These matters 
weigh heavily in favour of the proposal in terms of the economic and social dimensions of 
sustainability. 
 
In terms of the environmental dimension, the proposal will result in the loss of some 
agricultural buildings, while others will be converted for residential use. In terms of the 
impact of built development upon the character and appearance of the open countryside, it 
is considered that the dwelling will have a visual impact. It is noted that the dwelling would 
be viewed in conjunction with existing buildings at the farm and would be set back from the 
highway; however, its ridge line will be visible above existing buildings established at the 
site, thereby increasing its visual prominence in the rural landscape. The dwelling is 
considered to represent a visually prominent form of built development which will be visible 
in the rural landscape, particularly when approaching the site from the north, viewing it in a 
south-westerly direction.  
 
The case presented within the design and access statement submits that a sale of the 
agricultural buildings has failed to materialise and therefore the conversion to residential 
use has not taken place. The need for the application is based on the fact that the condition 
of the historic barns will decline and the erection of a dwelling will meet the applicant’s 
family and their needs. In order to justify the erection of a new detached dwelling on the 
site, the supporting statement goes on to state that Ulceby is a sustainable village with a 
regular bus service, a train service four times per day, that the village has a number of local 
services (including a shop, two public houses, a primary school and doctor’s surgery) and 
that the site is within walking distance of the village, being 0.25–0.5 kilometres away. In 
terms of the built impact of the proposed dwelling, the supporting statement states that the 
house is of a size, massing and scale that meets the specific requirements of the 
application and it relates to the existing buildings on the site. Finally, in order to justify the 
quantitative aspect of the scheme, the applicant has provided a financial breakdown of the 
cost of converting the agricultural buildings against the development cost for conversion 
and erection of a new dwelling, and has highlighted that the conversion of the barns for 
residential use would result in a financial loss. The construction cost of the new dwelling 
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and the size of the new dwelling is reflective of the applicant’s desire for a certain amount of 
floor space.  
 
Policy RD2 of the North Lincolnshire Local Plan sets out the type of development that is 
appropriate in the open countryside and the criteria against which all applications in the 
countryside will be assessed. Policy RD2 only supports residential development in the 
countryside where it is to meet some essential countryside need, such as farm workers’ 
dwellings. Policy CS3 of the Core Strategy also restricts development in the countryside to 
that which is essential to the functioning of the countryside. A dwelling which will be 
constructed for the benefit of the applicant and their family, in lieu of converting the existing 
rural buildings (which are capable of conversion to residential use), does not constitute a 
dwelling for specific circumstances associated with this countryside location; it will be a 
market dwelling. Based on the supporting information, the proposed development is 
contrary to these policies as it is for market housing not essential to the functioning of the 
countryside, or any rural business, nor does it meet any special need such as providing 
affordable housing. 
 
RECOMMENDATION Refuse permission for the following reasons: 

The proposed development is contrary to policies RD2 of the North Lincolnshire Local Plan, 
CS2, CS3 and CS8 of the North Lincolnshire Core Strategy, and paragraph 79 of the 
National Planning Policy Framework in that the site lies outside of a defined settlement 
boundary, in the open countryside, and insufficient evidence has been provided to justify a 
special need for a dwelling in this rural location. 
 
Informative 
In determining this application, the council, as local planning authority, has taken account of 
the guidance in paragraph 38 of the National Planning Policy Framework in order to seek to 
secure sustainable development that improves the economic, social and environmental 
conditions of the area. 
 
 



© Crown copyright and database rights 2019. Ordnance Survey 0100023560PA/2018/1765

M
18
1

BRO
CKLESBY RO

AD



june cox
Text Box
PA/2018/1765 Block plans (not to scale)



june cox
Text Box
PA/2018/1765 Dwelling elevations (not to scale)



june cox
Text Box
PA/2018/1765 Dwelling floor plans (not to scale)



june cox
Text Box
PA/2018/1765 Elevations (not to scale)



june cox
Text Box
PA/2018/1765 Floor plan (not to scale)




