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APPLICATION NO PA/2019/2037 

APPLICANT Mr Anthony Hopkins, Wroot Farming Company 
 
DEVELOPMENT Planning permission to site a temporary agricultural worker's 

dwelling, including associated works 

LOCATION Land at Church Farm, Field Lane, Wroot, DN9 2BU 

PARISH Wroot 

WARD Axholme South 

CASE OFFICER Scott Jackson 

SUMMARY 
RECOMMENDATION 

Refuse permission 

 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

Member ‘call in’ (Cllr Ron Allcock – significant public interest) 

POLICIES 

National Planning Policy Framework: Parts 5, 12 and 14 apply. 

North Lincolnshire Local Plan: Policies H5, H8, DS1, DS16, RD2, T2 and T19 apply.  

North Lincolnshire Core Strategy: Policies CS1, CS2, CS3, CS5, CS7 and CS19 apply. 

CONSULTATIONS 

Highways: No objection, subject to conditions. 

Environment Agency: The site lies in Flood Zone 1 of our Flood Map for Planning 
although (just) within Zone 2/3a of the North and North East Lincolnshire Strategic Flood 
Risk Assessment (SFRA) November 2011.  

Based on the submitted Flood Risk Assessment, the site levels are well above the critical 
flood level of 4.1 metres above Ordnance Datum (AOD) established in the SFRA for this 
area. Therefore, no objection to the application and no further comments to make. 

Doncaster East Internal Drainage Board: The site is within the Doncaster East Internal 
Drainage Board district. There are no Board maintained watercourses in close proximity to 
the site. No development should be commenced until the local planning authority, in 
consultation with the Lead Local Flood Authority has approved a scheme for the provision, 
implementation and future maintenance of a surface water drainage system. The Board 
would wish to be consulted directly if the following cannot be achieved and discharge 
affects the Board’s district:  

 existing catchments and sub-catchments to be maintained  

 surface water run-off limited to 1.4 l/s/ha for pumped and lowland catchments. 
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Surface water run-off rates to receiving watercourses must not be increased as a result of 
the development.  

The suitability of soakaways, as a means of surface water disposal, should be ascertained 
prior to planning permission being granted. Soakaways should be designed to an 
appropriate standard and to the satisfaction of the approving authority in conjunction with 
the local planning authority. If the suitability is not proven the applicant should be requested 
to re-submit amended proposals showing how the site is to be drained. Should this be 
necessary this Board would wish to be re-consulted. 

PARISH COUNCIL 

No objection. 

PUBLICITY 

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

ASSESSMENT 

The application site consists of an agricultural parcel of land, which has been established 
as a vineyard since 2018. The site is located to the south of Wroot, to the east of Field 
Lane, in the open countryside. It is within Flood Zone 2/3a as defined in the North 
Lincolnshire Strategic Flood Risk Assessment (SFRA). There is an existing agricultural 
shed on the site towards the southern field boundary and St Pancras Church. Wroot lies to 
the north. Planning permission is sought to erect a temporary agricultural worker’s dwelling 
on the land in the form of a mobile home.  

The main issues in the determination of this application are the principle of 
development (essential need) and flood risk. 

Principle 
 
Due to its location outside of any defined development boundary, the application site is 
considered to be in the open countryside for the purposes of planning. Residential 
development is only permitted in the open countryside by policy RD2 of the North 
Lincolnshire Local Plan where, amongst other policy requirements, the dwelling is 
demonstrated to be essential for the efficient operation of agriculture or forestry. National 
planning policy and planning case law has directed that essential need is normally only 
justified by the submission of functional and financial tests. 
 
Prior notification was granted for the erection of an agricultural building in 2011; this is the 
building which is currently located towards the southern boundary of the field. The applicant 
has submitted a functional need assessment, along with a planning statement and financial 
records. The supporting information sets out the case for justifying the requirement for a 
temporary dwelling; it provides a policy appraisal and financial information to substantiate 
the financial test. This supporting information submits that there is a specific need for the 
applicant to live on site due to the nature of the operation and the value of the crop 
produced. The justification for a dwelling on the site is set out in the supporting information 
as follows: 

 It will be more feasible to run and operate the business from the site, alongside running 
other businesses. 
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 A dwelling would allow for immediate security breaches to be answered. 

 A dwelling would ensure that security, and health and safety issues, associated with the 
business are responded to. 

 There are no dwellings to purchase within the village to serve the functional need; a 
dwelling on the site would reduce the need for financial outlay for a dwelling. 

 24-hr presence would allow constant pest control. 

 Certain operations associated with vineyards can only be undertaken during certain 
parts of the day. 

 Irrigation is required to deal with frost. 

 It would allow the business to expand with aspirations to open a shop in the future and 
grow vine stock for other vineyards. 

 It would reduce car journeys. 

The supporting case goes on to state that the applicant does not have a dwelling 
associated with their various businesses, which also include a water irrigation company and 
arable farming, all established in and around Wroot. In terms of the financial position of the 
vineyard business, the supporting information states that the business is likely to become 
established and financially viable and audited accounts have been submitted to 
demonstrate this. The supporting information goes on to state a temporary dwelling would 
not have any adverse impact on the character of the area, the development would be safe 
from flooding and the application reflects the needs of an expanding, long-established rural 
business. Additional information has also been received which seeks to substantiate the 
applicant’s case still further; this includes reference to paragraph 79 of the NPPF and that 
there is substantiated evidence of break-ins at the site (issues with security). 

The key issue in the determination of this application is whether the reasons set out in the 
applicant’s supporting statements, outlined above, are sufficient to constitute an essential 
need for a full-time worker to reside on site 24 hours per day. This is a fledgling business 
set up within the last three years and, other than a section of the supporting statement 
highlighting that there are 1000 vines on the site, there is no information about the size of 
the agricultural business (the vineyard), no breakdown of the demands of the business in 
terms of working hour requirements (it is acknowledged that the supporting statement 
highlights this is available on request), or whether the business is financially sound and 
profitable. Therefore, the local planning authority cannot accurately assess whether the size 
of the holding/needs of the business are proportionate to demonstrating there is a need for 
a dwelling (albeit temporary) on the site.  

The case for the application is primarily based on the security and pest control aspects of 
the business. This could be mitigated to some extent through investment in additional 
security measures, including CCTV, an alarm system and security lights, and in pest 
control. In addition, no information has been submitted to substantiate why the applicant 
cannot meet the functional needs of the business (and similarly those of their other 
businesses) from their existing property in Wroot, which has the business address (Wroot 
Water Limited) registered at a residential property in the same settlement; this is located 0.5 
miles or approximately 800 metres to the north of the site via the public highway – a car 
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journey of approximately two minutes. It is considered that this short distance allows the 
applicant to attend the site in swift response to any emergencies or requirements outlined in 
the supporting statement and to attend to their other business interests in and around 
Wroot. 

Some financial information has been submitted with the application, which shows the 
business to be profitable, although the extent of profit is commensurate with the recent 
establishment of the vineyard and therefore it does not take into account the need for a 
worker to earn a wage from the business, and the financial information (in terms of 
profitability) is based on profit projections by the year 2023 rather than the existing financial 
position of the business. To this end, it is considered that the financial needs of the 
business have not demonstrated the requirement for a full-time worker to reside at the site 
for a temporary period of time. The supporting information (the planning statement at 
paragraph 6.2) attests that the vineyard business has been operational for almost two years 
(the statement was written in November 2019) and is projected to become profitable as a 
stand-alone business in the next few years.  

In conclusion, it is considered that the applicant could reasonably reside locally (as is the 
current situation) and undertake the functional requirements outlined in the supporting 
statement and, in taking into account the financial information submitted with the planning 
application, it has not been demonstrated that the financial position of the business 
substantiates the requirement for a full-time worker to reside at the site for a temporary 
period of time. It is therefore considered that there is no essential need for a rural worker 
(the applicant in this case) to live temporarily at their place of work in the countryside.  

Flood risk 

The site is located within Flood Zones 2 and 3a in the Strategic Flood Risk Assessment; 
this is the highest level of flood risk. A flood risk assessment has been submitted with the 
planning application, which demonstrates that the land level at the site is above the critical 
flood level established for this area and that finished floor levels would be set at a minimum 
of 4.4 metres above Ordnance Datum (AOD). The Environment Agency has raised no 
objection to the proposed development on flood risk grounds. As the proposal is for ‘more 
vulnerable’ development in a high flood risk zone, it needs to be assessed against the 
sequential and exceptions test. As it has been considered that there is no need for the 
applicant to reside on the site, the applicant has failed to provide evidence that there are no 
sites available which are at lower risk of flooding and which could accommodate a dwelling. 
Due to a lack of information, it is considered that the sequential test is failed in this case. 
 
Other issues 

The introduction of a mobile home to be used in connection with an agricultural enterprise 
has the potential to have an impact on the character of the rural landscape, particularly by 
way of a visual impact. However, given the site is well screened along its northern and 
southern boundaries by existing hedge planting, that the mobile home is temporary in 
nature (and thus can be removed from the site), and it would be viewed in conjunction with 
the existing agricultural building on the site, it is considered that the introduction of a mobile 
home would not adversely affect rural landscape character in this case. In the event that 
planning permission is granted for a temporary dwelling at the site then the occupation of 
the dwelling should be conditioned with a restrictive occupancy condition. This is 
considered on the merits of the special circumstances set out to support a dwelling in a 
rural area where development is strictly controlled.  
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RECOMMENDATION Refuse permission for the following reasons: 

1. 
The local planning authority is of the opinion that insufficient information has been 
submitted to require the applicant to reside at the site 24 hours a day on a temporary basis, 
and that the financial information submitted with the application fails to demonstrate a 
financial need for a dwelling to be located at the site. The functional and financial tests have 
therefore not been met in demonstrating the requirement for a dwelling in connection with 
agriculture. In addition, any functional need at the site could be adequately met from the 
applicant's existing place of residence, which is located close to the site, within the 
settlement of Wroot. The proposed development is therefore contrary to policies RD2 of the 
North Lincolnshire Local Plan, CS2 and CS3 of the adopted Core Strategy and paragraph 
79a of the National Planning Policy Framework. 
 
2. 
The proposed residential development is classified as 'more vulnerable' in terms of flood 
risk vulnerability and the site is located in flood zones 2/3a as defined in the North 
Lincolnshire Strategic Flood Risk Assessment. The Planning Practice Guidance states that 
development should only be allowed where it passes the sequential and exceptions test. 
Given that there is no functional or financial need for a temporary agricultural worker's 
dwelling on the site and the applicant has provided no evidence as to whether there are any 
sites which are at lower risk of flooding, the proposal fails the sequential test. The proposal 
is therefore contrary to policies DS16 of the North Lincolnshire Local Plan, CS19 of the 
North Lincolnshire Core Strategy and paragraphs 157 and 158 of the National Planning 
Policy Framework. 
 
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. 
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