APPLICATION NO PA/2023/1489

APPLICANT Birkett

DEVELOPMENT Proposed new dwelling and garage
LOCATION Parbola, Thornton Road, Goxhill, DN19 7HN
PARISH GOXHILL

WARD Ferry

CASE OFFICER Matthew Gillyon

SUMMARY Approve with conditions
RECOMMENDATION

REASONS FOR Objection by Goxhill Parish Council
REFERENCE TO

COMMITTEE

POLICIES

National Planning Policy Framework:

5 Delivering a sufficient supply of homes

11 Making effective use of land

12 Achieving well-designed places

North Lincolnshire Local Plan:

HS5 New Housing development

H8 Housing design and housing mix

T2 Access to development

T19 Car parking provision and standards

DS1 General requirements

DS14 Foul sewage and surface water drainage
DS16 Flood risk

North Lincolnshire Core Strategy:

CS1 Spatial strategy for North Lincolnshire
CS2 Delivering more sustainable development

CS3 Development limits
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CS5 Delivering quality design in North Lincolnshire

CS7 Overall housing provision

CS8 Spatial distribution of housing sites

CS19 Flood risk

Housing and Employment Land Allocations Development Plan:
PS1 Presumption in favour of sustainable development

Settlement Inset Map — 21 Goxhill

New North Lincolnshire Local Plan Submission: The new North Lincolnshire Local Plan
was submitted for public examination to the Planning Inspectorate on 11 November 2022.
Examination of the Plan has therefore commenced, although public hearing sessions are not
anticipated until early 2024.

The Submitted North Lincolnshire Local Plan can be given some weight as a material
planning consideration in the determination of planning applications. The relevant policies
concerning this application are:

SS1 Presumption in favour of sustainable development
SS2 A spatial strategy for North Lincolnshire

SS3 Development principles

SS10 Development limits

DM1 General requirements

CONSULTATIONS

Highways: Recommend a condition requiring the vehicle access, parking and turning space
to be completed before the dwelling is occupied and thereafter retained.

LLFA Drainage: No objection to the proposed development subject to a condition requiring
the development to be carried out in accordance with submitted drawing number 1729-01
rev b, and informative comments.

North East Lindsey Drainage Board: Under the terms of the Board’s bylaws, the prior
written consent of the Borad is required for any proposed temporary or permanent works or
structures in, under, over or within the byelaw 9m distance of the top of the bank of a Board-
maintained watercourse. The application and agent have been in contact with the Board and
it is noted the 9m distance has been left clear of obstructions as discussed.

The new soakaways as a means of surface water disposal should be to an appropriate
standard and to the satisfaction of the approving authority in conjunction with the local
planning authority.

Environmental Protection: The applicant has demonstrated that they are the current
owners of the barn adjacent to the site, which will be demolished prior to commencement of
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works on site. Therefore, the department is no longer concerned with noise and odour due to
the proximity of a barn housing livestock to a residential dwelling. Also recommend the
inclusion of a condition regarding the risk of land contamination.

PARISH COUNCIL

Objects to the planning application with further developments on green space or paddocks
setting a precedent for further development on similar sites. The objection is in connection
with policies of the Core Strategy CS2 and CS8. In regards to CS2, it fails due to Goxhill not
requiring any more houses and increasing the pressures on the existing resource, and the
development shows no benefits to the community of Goxhill for CS8. It is more development
on an already busy road, potential for more felling of cherry trees which is part of the identity
and aesthetic of Goxhill, and the design of the dwelling is not in keeping with the surrounding
area.

PUBLICITY
A site notice has been displayed with one comment received on the proposal.

The comment objects to the application with the village already under strain for local
amenities and drainage. Thronton Road already experiences regular flooding as well as the
sewers regularly being blocked, with the issue only getting worse with more dwellings.

ASSESSMENT

Planning history

No previous applications.

Site constraints

The proposed site is within the development boundary and SFRA flood zone 1.
The site and proposal

The proposal is for a new dwelling and garage south of Parbola, Thornton Road, Goxhill. The
site is currently an area of grassed land with a barn sited on the adjacent land to the west,
which is in the ownership as the applicant. It has been confirmed that this barn will be
demolished prior to the commencement of work for the new dwelling.

The proposed dwelling has been designed as a traditional rural farmhouse which is two and
a half storeys, with five bedrooms. The proposed dwelling will be constructed out of
Wienerberger Bamburg Red Stock brickwork, Marley Anglia interlocking concrete tiles in Old
English Dark Red, off-white timber sash effect uPVC windows and composite doors, and
black uPVC rainwater goods. It has also been confirmed within the applicant that any existing
tree and hedge planting will be retained.

The main issues in determining this application are:
¢ the principle of development;

¢ impact on the character and appearance of the area;
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¢ residential amenity;

e impact on highway safety; and
e flood risk and drainage.
Principle of development

Section 38(6) of the Planning and Compulsory Purchase Act 2004 provides that If regard is
to be had to the development plan for the purpose of any determination to be made under
the planning Acts, the determination must be made in accordance with the plan unless
material considerations indicate otherwise. Section 70(2) of the Town and Country Planning
Act states that, in dealing with an application for planning permission, the local planning
authority shall have regard to the provisions of the development plan, so far as material to
the application; any local finance considerations, so far as material to the application; and
any other material considerations.

In this instance, the development plan consists of the saved policies of the North Lincolnshire
Local Plan (NLLP), the North Lincolnshire Core Strategy (NLCS) and the Housing and
Employment Land Allocations DPD. Other material planning considerations include the
National Planning Policy Framework (NPPF), the emerging North Lincolnshire Plan and the
suite of supplementary planning documents.

It should be noted that the council is able to demonstrate a five-year housing land supply as
identified within the North Lincolnshire Council Five Year Housing Land Supply Statement,
adopted August 2023. Therefore, full weight can be attributed to the Local Plan and Local
Development Framework policies and the ‘tilted balance’ set out in paragraph 11(d) of the
NPPF is not engaged.

The application site is within the development limit for Goxhill as defined in the Housing and
Employment Land Allocations DPD. Policy CS2 of the Core Strategy sets out a sequential
approach to locations of new development within North Lincolnshire with small-scale
developments within the defined development limits of rural settlements to meet identified
local needs identified as one of the preferences for new development, ranking third in the
sequential hierarchy. Policy CS3 sets out how development boundaries will be defined and
seeks to strictly control development that falls outside these boundaries. The proposed site
is within the development boundary for Goxhill and is considered to be in accordance with
the policies.

Policy CS8 sets out the spatial distribution of housing sites and confirms that rural settlements
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, Goxhill is a
sustainable rural settlement with local services available and as such the proposed
development is considered to be in accordance with this policy.

Policy H5 of the local plan looks at proposals for new housing development and requires
development to be in keeping with the character and amenity of the immediate environment
and with the settlement as a whole. New development must have an adequate and
appropriately designed access, and provide adequate parking within the curtilage of the site.
Policy H5 also requires that new residential development does not result in overlooking or a
loss to privacy to existing developments or any other loss of amenity to existing dwellings.
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In considering the principle of development, the proposal is within the defined development
limit of Goxhill and would represent sustainable development that accords with the spatial
aspirations of the development plan, and is acceptable in principle.

Impact upon the character of the area

Policy CS5 of the NLCS states that new development should be well designed and
appropriate for their context and contribute to creating a sense of place, with any proposed
development needing to respect the character and appearance of the local area.

Policy H5 of the NLLP looks at proposals for new housing development and requires
development to be in keeping with the character and amenity of the immediate environment
and with the settlement as a whole.

The site is currently an area of grassland, with two recent residential developments to the
north of the proposed site. It is located on a predominantly residential street. It is separated
from Thornton Road by a deep grass verge and a row of mature trees that run along the road
frontage. The proposed dwelling has been designed to follow the scale of the adjacent
properties with proposed materials being sympathetic to existing dwellings in the area. There
is also an eclectic mix of design within the local area with a number of different dwelling types
and styles. The proposed dwelling will be of a traditional farmhouse style which is appropriate
for its context, on the edge of a small rural settlement. It has also been stated that any existing
trees and hedges will be retained, which will help the new development integrate with the
existing street scene. It is considered that the proposal will not impact the character of the
area.

Impact upon residential amenity

Policies H5 and DS1 of the NLLP state that any new development should be well designed
and appropriate for their context, with no unacceptable loss of amenity to neighbouring
properties.

The proposed development has been designed to reflect its siting, with the majority of
windows in the south elevation that will overlook open fields with just one window in the north
elevation to limit the potential for loss of privacy to neighbouring dwellings. There is sufficient
distance to the dwellings north and east of the proposed dwelling to prevent unacceptable
overlooking and loss of light.

There is also an agricultural building to the west of the proposed site with concern raised by
Environmental Protection regarding noise and odour from the development. The agricultural
building has been confirmed to be owned by the applicant with plans to demolish the building
being secured through a pre-commencement condition which has been agreed with the
agent.

Overall, it is considered that the proposed development will not create an unacceptable
adverse impact on the amenity of neighbouring residential properties and is considered to be
in accordance with H5 and DS1 of the local plan.

Highway safety

Policies T2 and T19 of the NLLP are concerned that development should be served by a
satisfactory access and parking provision. The proposal has sufficient access and parking
shown on the submitted plans. The Highways officer has commented on the proposal,
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recommending the inclusion of a condition to ensure highway safety is maintained by
securing the proposed access and parking arrangements prior to occupation of the dwelling.

Flood risk and drainage

Policy CS19 of the NLCS states the council will support development proposals that avoid
areas of current or future flood risk. The application site is within flood zone 1 and is therefore
in a location which is considered to be low risk in terms of flooding. The LLFA Drainage team
has reviewed the proposal and recommends the inclusion of a condition and informatives on
any permission granted in response to the amended plans that have been submitted. Subject
to the recommended condition it is considered the proposed development will have no
unacceptable impact in respect of drainage and flood risk.

Conclusion

The proposal for a new dwelling and garage is appropriately designed and not considered to
have any adverse impact on the character of the area, highway safety or residential amenity.
The proposal is considered to comply with the relevant development plan policies discussed
above and is recommended for approval.

RECOMMENDATION Grant permission subject to the following conditions:

1.
The development must be begun before the expiration of three years from the date of this
permission.

Reason
To comply with section 91 of the Town and Country Planning Act 1990.

2.
The development hereby permitted shall be carried out in accordance with the following
approved plans:

- Existing and Proposed Site Plan Drawing No. 1729.01 rev B
- Proposed Plans and Elevations Drawing No. 1729.02 rev B.

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

3.

The dwelling shall not be occupied until the vehicular access to it and the vehicle parking and
turning space(s) serving it have been completed and, once provided, the vehicle parking and
turning space(s) shall be retained.

Reason
In the interests of highway safety and to comply with policies T2 and T19 of the North
Lincolnshire Local Plan.

4.
If, during development, any odorous, discoloured or otherwise visually contaminated material
is found to be present at the site then no further development shall be carried out until a
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written method statement detailing how this contamination shall be dealt with has been
submitted to and approved in writing by the local planning authority.

Reason

To ensure that risks from land contamination to the future users of the land and neighbouring
land are minimised, together with those to controlled waters, property and ecological
systems, and to ensure that the development can be carried out safely without unacceptable
risks to workers, neighbours and other off-site receptors in accordance with policy DS7 of the
North Lincolnshire Local Plan.

5.
The development shall be carried out in accordance with the submitted drawing number
1729-01 Rev B.

Reason

To prevent the increased risk of flooding to themselves and others, to improve and protect
water quality, and to ensure the implementation and future maintenance of the sustainable
drainage structures in accordance with policy DS16 of the North Lincolnshire Local Plan,
policies CS18 and CS19 of the North Lincolnshire Core Strategy, and paragraphs 159 to 169
of the National Planning Policy Framework.

6.
Prior to the occupation of the dwelling, the agricultural building on the adjacent site to the
west shall be demolished and all material removed.

Reason
To ensure no loss of amenity for potential future residents in accordance with policy DS1 of
the North Lincolnshire Local Plan.

Informatives

1.

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.

2.

The developer needs to be mindful of the poor infiltration rate likely to be encountered. For
this reason we advise that the developer considers a high level overflow connection into the
adjacent watercourse. This will require consent from the Internal Drainage Board.

3.

Alterations and/or connections into the watercourse network must be consented by the local
Internal Drainage Board through an Ordinary Watercourse Consent and appropriate
discharge rates must be agreed. Compliance with this guidance is to ensure the free flow of
surface water is maintained throughout the development.

4.
The proposals indicate a new dropped crossing over the riparian watercourse on the eastern
boundary. This must be consented by North Lincolnshire Council's LLFA Drainage Team, in
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their capacity as Lead Local Flood Authority, and/or the local Internal Drainage Board through
an Ordinary Watercourse Consent and appropriate discharge rates must be agreed. Please
contact the LLFA Drainage team via email to lIfadrainageteam@northlincs.gov.uk for further
details. Compliance with this guidance is to ensure the free flow of surface water is
maintained throughout the development.

5.

It is also suggested you consider upsizing the pipe network, increasing storage around your
development, to cater for more intense storm conditions. Although this is not a requirement
in terms of surface water flood risk compliance, it would be good practice on your behalf to
ensure an increased level of resilience for the development and its future occupiers and we
would ask that you fully explore all Source Control SuDS techniques that can store and allow
water reuse.

6.

For your information we are fully aware of foul sewer flooding and capacity issues in this area
of Goxhill. For this reason, we advise that all surface water from the development cannot be
connected into the foul sewer network. Anglian Water needs to provide clarification on foul
water capacities and approvals of design and new connections into their foul water sewer.

Planning committee 06 December 2023



C ‘%aya n Site

[ il x i / /
/ "3 (% [ Wikgn
[y & - | House

) Development Boundary

PA/2023/1489

150

200

Honeysuckle

= Tragy

Ppg Sta \

Strathdee

i @th
——/ Lodge

Council
Villas

Sunnydene

© Crown copyright and database rights 2023.

% V| The | The
L UHunt, Brocklesby
b ! — 7

2

Pond

North
Lincolnshire

Council
Ordnance Survey AC0000819831



Ashlea

Existing Block Plan
scale 1:500

A i hery)

Proposed Site Plan
scale 1:200

PA/2023/1489 Proposed layout (not to scale)

Davien

Westey,

Proposed Block Plan
scale 1:500

THORNTON Roap

YEHICLE CROSSING CONSTRUCTION DETAIL

HOTE: GURRENT AND FUTURE MAINTENANGE OF
ACO DRAIN SHALL BE_AND MAINTAIN TO BE, THE

150mm WIDE ACO

MULTIDRAIN 1500

50x150mm PCC EDGINGS

PERMEABLE DRIVEWAY

s
3 CoNCRETE 2]

o

Wil
] lll//l"/ﬁl/’lf!//{”

oo
Lo

o i
vt (520 0]

e
“.@Wwvv

9 by

LI L L

NOTE: existing cuverted rparian drain, o be maintained by
scale NTS the Local Authority upon complefion of the works - cain o
be exposed on sie prior o instalation of the vehicke crossing

‘25mm OF 6mm SIZE DENSE SURFACE COURSE

100mm OF 20mm SIZE DENSE BINDER COURSE

100mm OF TYPE 1 SUB BASE
EXISTING CROSS FALLINTO SITE

125mm x 150mm.
DROPPED KERS

AMENDED

“MORTAR .

A 1 B
.+ STaCONCRETE -+

Daviep,

=
j— NOTES: A1
Almensors & s cing e

EXISTING FOOTPATH PLAINED 25mm
AND RE-SURFACED WITH 25mm OF
6mm SIZE DENSE SURFACE COURSE

EXISTING ROAD CONSTRUCTION
MADE GOOD WHERE CUT AWAY
TO ALLOW INSTALLATION OF KERE

EXISTING ROAD CONSTRUCTION

taken. Any discrepancies andor varialions fo U
or associated documents are to b

“The Contractor shall take into account everylhing necessary for the proper execution of
the works and to the satistaction of the Local Authorty, whether or not indicated on the
drawings or in the specifcation

e architocture and must not be reproduced
architecture 2023

“This drawing is the copyrigh of k
wilhout written consent. © ke

PARTY WALL NOTICE(S)
Buiding astride (A) o against (B) the boundary ne:
1fyou plan 1o buld a party wallastide or agains! the boundry e, you must nfor the
Adjoining Ouner by senving a Not

Excavating near neighbouring builings:

ghbouring buiding or siruc

Ityou plan to e nin 3 metres of a
the

bours foundations, you m

whero the excay ig
Adjoining Owner by senving a Noi

1fyou plan to excavate foundations within 6 metres of a nelghibouring buiing or Sirciure,
where the e il cut a ine crawn at 45" from the bottom of the neighbour's

tinform the Adjoining Oner by senving a Nosce.

foundat

Garage

Council
Villas

Rouson

e
Avton, Vil
o
11250
25m o 25m om 75m o0m 25m

Ordnance Survey, (¢) Grown Copyright 2023 Al ights reserved, Licence number 100022432

Location Plan
scale 1:1250

(NOT FOR CONSTRUCTION)

B Cubert Drain Note Added o123
A Client Amendiments 2210823
dsto

rov__amendment

ExandPrSiePans  dwgno 172901 revB

Proposed New Dwellng 1

at Land South of Parbola

o siage  Planning aan AG28
Goxhill North Lincolnshite  scaie s noted craunby  JCB

architectur

building consultants.

energy assessors

project managers.

- 01724200 122

Butania House, Hioh Sveet Scunshorpe DNISBEA

iy keystonetechnical co.uk
Info@keystonetechnical co.uk

architecture



june cox
Text Box
PA/2023/1489 Proposed layout (not to scale)


NOTES: Al

PA/2023/1489 Proposed elevations (not to scale)

a0
Games Room
RT HNOTICE
Balcon 8l
Bathroom o
.
Dining Kitchen Bedroom 3 1 L
alc I Master
Bedroom
’7 a2¢ M
8|Bedroom 4 Bedroom 5 §|
N
Play Room Bedroom 2
Landing

|

|

L

Ground Floor Layout First Floor Layout Second Floor Layout
Material Schedule
Bickwork jenerberger Bamburgh
Roof Ties ey Angia nertoc oot tes i O English D
Windows oftw 1 effect UPVC windows and composite do
Rainiater Goods: Black uPVC ranwater goods on fise & fall backets
Porch Qak imber porch with plan tled
N Details: ‘Swept soldier courses over windows & reconstituted stone window cills
Garage &
sra

Garage

East Elevation North Elevation West Elevation South Elevation

[NOT FOR CONSTRUCTION

B " 2200823
A o 2210823

Proposed Hew Ducling P Plans & Eevs e
Tromonhoss Plaeing s
Garage East Elevation Garage West Elevation Garage South Elevation Garage North Elevation Pnosg e .

architecture
building consutants

energy assessors

project managers

T 0172220 122

o House,Hih Stoet,Scuherpo, N1 SEA

v keystonetechnical co.uk

architecture Info@keystonetechnical co.uk


june cox
Text Box
PA/2023/1489 Proposed elevations (not to scale)




