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APPLICATION NO PA/2020/1756 

APPLICANT Mr & Mrs M Taylor 
 
DEVELOPMENT Planning permission to erect a detached bungalow 

LOCATION Animal Farm, North End, Goxhill, DN19 7JX 

PARISH Goxhill 

WARD Ferry 

CASE OFFICER Mark Niland 

SUMMARY 
RECOMMENDATION 

Grant permission subject to conditions 

 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

Objection by Goxhill Parish Council 

POLICIES 

National Planning Policy Framework:  

Paragraph 38 – Local planning authorities should approach decisions on proposed 
development in a positive and creative way. They should use the full range of planning tools 
available, including brownfield registers and permission in principle, and work proactively 
with applicants to secure developments that will improve the economic, social and 
environmental conditions of the area. Decision-makers at every level should seek to 
approve applications for sustainable development where possible. 

Paragraph 155 – Inappropriate development in areas at risk of flooding should be avoided 
by directing development away from areas at highest risk (whether existing or future). 
Where development is necessary in such areas, the development should be made safe for 
its lifetime without increasing flood risk elsewhere. 

Paragraph 157 – All plans should apply a sequential, risk-based approach to the location of 
development – taking into account the current and future impacts of climate change – so as 
to avoid, where possible, flood risk to people and property. They should do this, and 
manage any residual risk, by: 

(a) applying the sequential test and then, if necessary, the exception test as set out 
below;  

(b) safeguarding land from development that is required, or likely to be required, for 
current or future flood management;  

(c) using opportunities provided by new development to reduce the causes and impacts 
of flooding (where appropriate through the use of natural flood management 
techniques); and 
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(d) where climate change is expected to increase flood risk so that some existing 
development may not be sustainable in the long-term, seeking opportunities to 
relocate development, including housing, to more sustainable locations. 

Paragraph 158 – The aim of the sequential test is to steer new development to areas with 
the lowest risk of flooding. Development should not be allocated or permitted if there are 
reasonably available sites appropriate for the proposed development in areas with a lower 
risk of flooding. The strategic flood risk assessment will provide the basis for applying this 
test. The sequential approach should be used in areas known to be at risk now or in the 
future from any form of flooding. 

Paragraph 160 – The application of the exception test should be informed by a strategic or 
site-specific flood risk assessment, depending on whether it is being applied during plan 
production or at the application stage. For the exception test to be passed it should be 
demonstrated that: 

(a) the development would provide wider sustainability benefits to the community that 
outweigh the flood risk; and 

(b) the development will be safe for its lifetime taking account of the vulnerability of its 
users, without increasing flood risk elsewhere, and, where possible, will reduce flood 
risk overall. 

Paragraph 161 – Both elements of the exception test should be satisfied for development to 
be allocated or permitted. 

North Lincolnshire Local Plan:  

RD2 – Development in the Open Countryside   

H5 – New Housing Development  

H7 – Backland and Tandem Development   

T2 – Access to Development     

T19 – Car Parking Provision and Standards  

HE5 – Development affecting a Listed Building 

DS1 – General Requirements 

DS16 – Flood Risk 

North Lincolnshire Core Strategy:  

CS1 – Spatial Strategy for North Lincolnshire 

CS2 – Delivering More Sustainable Development 

CS5 – Delivering Quality Design in North Lincolnshire 

CS6 – Historic Environment 
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CS19 – Flood Risk   

CONSULTATIONS 

Environmental Protection: No objections subject to conditions. 

Highways: No objection subject to conditions. 

Conservation: No objection subject to conditions. 

Drainage (Lead Local Flood Authority): No objection subject to conditions. 

Environment Agency: No objection subject to conditions but note it is for the planning 
authority to determine if a sequential test is satisfied. 

PARISH COUNCIL 

Objects: 

1. The planning application is outside the planning line. 

2. The dwelling is to be situated on a greenfield site and any developments of any 
greenfield sites outside the development boundary would be vehemently opposed to by 
Goxhill Parish Council as we believe it would significantly damage the character of the 
village and negatively affect the aesthetics and traditions of Goxhill. 

3. The dwelling will be situated on land that has a current level 3 flood risk rating, which 
has previously been subjected to excessive surface water. 

4. The development will drastically encroach on the privacy of the neighbouring houses. 

PUBLICITY 

A site notice has been displayed in accordance with Article 15 of the Development 
Management Procedure Order 2015 (as amended). 

Objections have been received to this application and the material concerns are 
summarised below: 

 drainage issues 

 located in vulnerable flood zone 

 character impacts 

 residential amenity impacts 

 ecology impacts 

 heritage impacts   

 plans are incorrect. 
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ASSESSMENT 

Planning history  

PA/2020/596: Erection of a dwelling – refused. 

Constraints and allocations  

 The site is within Flood Zone 2/3a. 

 The garden is within the open countryside. 

Site characteristics 

This application forms part of the residential garden of Animal Farm, Goxhill. The site is 
located both within and outside the defined settlement boundary for Goxhill. The site is in 
close proximity to a grade II listed building and within SFRA flood zone 2/3a. Animal Farm 
itself is a detached two-storey property with a large residential garden. There is a large 
outbuilding within the rear garden. 

Proposal 

Full planning permission is sought to erect a single-storey dwelling. The dwelling would be 
located entirely within the development boundary with the residential garden outside the 
development boundary. Access would be taken from North End running between the 
existing property at Animal Farm and Hadley Ridge to the south. The large outbuilding 
appears to be retained on the proposed plans, however would be sited within the curtilage 
of the proposed property. 

The main issues in the determination of this application are the principle of 
development, flood risk, heritage, visual amenity, residential amenity, land 
contamination and highway issues.  

Principle of development  

Policy CS1 sets out the overarching spatial strategy for North Lincolnshire. Goxhill is 
considered to be a larger rural settlement. Of these areas the policy states: 

Rural settlements will be supported as thriving sustainable communities, with a strong focus 
on retaining and enhancing existing local services to meet local needs. Development will be 
limited and should take into account levels of local service provision, infrastructure capacity 
and accessibility. Any development that takes place should be in keeping with the character 
and nature of the settlement. 

Policy CS2 is concerned with delivering more sustainable development. It sets out a 
sequential approach to land types where development should be focussed, with the third 
priority being ‘…Small-scale developments within the defined development limits of rural 
settlements to meet identified local needs.’ 

The dwelling itself would be entirely within the development boundary with the residential 
garden sitting outside the development boundary. The existing residential garden at Animal 
Farm is already outside the development boundary and as such it is not considered that the 
land remaining as residential garden, whether that be for the existing property or this 
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proposal, would have an impact upon the character or openness of the countryside. 
Therefore, it is considered that the principle of continuing to use the site for residential 
purposes is acceptable and the proposal would align with the overarching spatial strategy.  

Flood risk and drainage  

The proposal is located within flood zone 2/3a (tidal) in accordance with the North and 
North East Lincolnshire SFRA 2011. Policy CS19 is considered relevant. The applicant was 
advised at the pre-application stage that any application should be accompanied by a flood 
risk assessment, and sequential and exceptions test. The advice went on to state that the 
applicant would be required to explore less vulnerable flood zones (after justifying a 
geographical area of research) setting out a methodology and reasons as to why these 
sites have been discounted (if indeed they can be). Planning application PA/2020/596 was 
submitted, which did not contain a sequential test, and was refused on the following 
grounds: 

‘The applicant has failed to provide sufficient evidence that there are no alternative sites at 
lower risk of flooding that could accommodate the proposal. The proposed development is 
therefore contrary to policy CS19 of the North Lincolnshire Core Strategy and paragraph 
157 of the National Planning Policy Framework.’ 

This time the applicant has submitted a sequential and exceptions test, and a flood risk 
assessment.  

Sequential test  

The applicant sets out a methodology for the sequential test and states that a 1 kilometre 
radius has been searched. There is no justification as to why this is the case when it may 
have been more appropriate to confine the search within the parameters of the 
assessment. The methodology goes on to state the following criteria have been applied: 

 within 1 kilometre of the proposed plot 

 a substantial plot, equal to the size of the proposed plot 

 same or better plot benefits and requirements as detailed in para 1b 

 not on a ‘through road’.  

Searches were made prior to the submission using ‘Plot finder’ and ‘Right move’ – nothing 
appeared that would meet the above criteria.  

At the time of writing this report the case officer also carried out a test looking at the above 
criteria, given that the geographical area of search (1 kilometre radius) was a confusing 
area to search. Following a review, it was clear that there was no availability within the 
settlement for such a dwelling, given the criteria of the search. It is therefore considered, in 
this instance, that the sequential test is passed.  

Exceptions test and flood risk assessment 

The exceptions test is in two parts: it requires the proposed development to show that it will 
provide wider sustainability benefits to the community that outweigh flood risk, and that it 
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will be safe for its lifetime, without increasing flood risk elsewhere, and where possible 
reducing flood risk overall. 

The applicant has provided additional information in support of the application. This 
supporting information sets out how the development is considered to be sustainable in 
terms of proximity to local services and transport routes. In terms of community benefits, 
the supporting statement highlights the fact that the proposal will provide additional housing 
and will support local businesses and services. The use of building regulations compliant 
fabrics also underlines how the development attempts to mitigate itself from climate 
change. 

The flood risk assessment states that the finished floor levels of the dwelling would be set 
no lower than 4.9 metres above Ordnance Datum (AOD) and that flood resistant design and 
construction techniques will be incorporated to at least 300 millimetres above finished floor 
levels. The EA has no objection to the development subject to a condition linking any 
permission to the above datum point. The LLFA has no objection subject to a condition 
controlling a surface water strategy; given the site location, it is considered that such a 
condition would be appropriate.  It is considered that the FRA satisfactorily demonstrates 
that the development will be safe without increasing flood risk elsewhere. The FRA 
considers mitigation measures in respect of floor levels, emergency access and egress, 
flood warning and evacuation, and flood resilience. It is considered that sufficient 
justification has been submitted with the application to demonstrate that the proposal will 
deliver sustainable development in Goxhill and will be of wider community benefit in that it 
will support existing services within the defined rural settlement. 

Therefore, the proposal is considered to provide wider sustainability benefits which 
outweigh flood risk. Subsequently, the exception test is passed in this case and the 
proposal is considered to comply with policies DS16 of the North Lincolnshire Local Plan 
and CS19 of the Core Strategy, and the National Planning Policy Framework, in terms of 
flood risk. 

Historic environment and character 

The proposal straddles the settlement boundary though the built form is wholly within it. The 
amenity area already functions as residential curtilage despite being outside the settlement 
boundary. The assessment therefore concentrates on character impacts, not only within the 
settlement but also upon the open countryside.  

Policy RD2 of the North Lincolnshire Local Plan is concerned with development within the 
open countryside. The policy is in two parts: firstly, it sets out, in principle, those 
development types that are acceptable; and secondly, it sets out a criteria-based approach 
to assessing those developments. The second part is of interest here in that it seeks to 
ensure that the visual amenity of the countryside is not compromised by poor development. 
Paragraph ‘c’ of the policy states: 

‘...the development would not be detrimental to the character or appearance of the open 
countryside or a nearby settlement in terms of siting, scale, massing, design and use of 
materials;’ 

Policy CS5 of the North Lincolnshire Core Strategy is also relevant. It states ‘…All new 
development in North Lincolnshire should be well designed and appropriate for their 
context. It should contribute to creating a sense of place’ and ‘Design which is inappropriate 
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to the local area or fails to maximise opportunities for improving the character and quality of 
the area will not be acceptable.’ 

Policy H5 and LC7 of the local plan, which are concerned with new housing development 
and landscape protection respectively, and paragraph 127 of the NPPF, are also 
considered relevant. 

Policy HE5 is concerned with development affecting listed buildings. It states that the 
council will seek to secure the preservation, restoration and continued use of buildings of 
special architectural or historic interest. When applications for planning permission relating 
to a listed building or listed building consent are being assessed, the primary consideration 
will be the need to preserve or enhance the fabric and character of the building. Permission 
or consent will not be granted unless it has been demonstrated that the proposed works 
would secure this objective. The council will encourage the retention and restoration of the 
historic setting of listed buildings. Proposals which damage the setting of a listed building 
will be resisted. Whenever appropriate, proposals which would entail the loss of historic 
fabric from a listed building will be conditional upon a programme of recording being agreed 
and implemented. 

There is a grade 2 listed threshing barn located on the opposite side of the street; however, 
the host property, ‘Animal Farm’, separates the two. Given this, the conservation officer has 
no objections subject to the control of materials, which, given the site’s proximity to the 
listed building, it is considered appropriate to do. The scale of the proposal is acceptable 
with the applicant proposing a bungalow and all living accommodation being on the ground 
floor. Its low height means that the dwelling would be screened, having minimal impact 
upon the street scene and the historic environment.  

Subject to the control of materials then, the proposal is considered to align with policies H5, 
HE5 and RD2 of the local plan, as well as policy CS5 of the Core Strategy. 

Residential amenity 

Policy DS1 is partly concerned with impacts upon residential amenity. It states, ‘…No 
unacceptable loss of amenity to neighbouring land uses should result in terms of noise, 
smell, fumes, dust or other nuisance, or through the effects of overlooking or 
overshadowing.’  Policy H7 relates to tandem and backland development and states, 
‘…development will be permitted provided that: (i) there is no adverse effect on the 
amenities of any residential premises or adjoining use through:…(c) the level of nuisance 
resulting from the movement of vehicles to and from the proposed development.’ 

The proposed property would create an access running between the existing property at 
Animal Farm and the adjacent property, Hadley Ridge, to the south. The space is currently 
occupied by the front garden area of Animal Farm and contains only pedestrian access. 
Due to the orientation of Animal Farm, its front elevation faces south, at 90 degrees from 
North End. The existing boundary treatment between Animal Farm and Hadley Ridge 
currently consists of established well-maintained vegetation. The proposed access track 
would result in the removal of this vegetation on the applicant’s land, with the track bounded 
to its northern and southern sides by 1.8 metre fencing. The proposed access would be 
approximately 6 metres from the side gable of the adjacent Hadley Ridge. There would 
undoubtably be an increase in noise and disturbance for the residents of Hadley Ridge as a 
result of vehicle movements along the proposed access track; however, it is unlikely that 
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this would be so significant as to warrant refusal as the access would only serve one three-
bedroom property and as such comings and goings would be relatively limited. 

The garden space serving the current property at Animal Farm is large and would be 
dramatically reduced as a result of the proposed development. The surrounding properties 
in the immediate vicinity along North End are mainly sited within large plots. However, 
within the wider area along Ruards Lane and The Close properties have more modest plot 
sizes; it is therefore considered that the proposed reduced plot size is acceptable and 
would be in keeping with the surrounding area.  

The residential amenity space for the proposed dwelling is very large, however the land is 
already in residential use and as such this is considered acceptable. The positioning of 
windows in the proposed property is considered to be acceptable and would not result in 
overlooking or a loss of privacy for neighbouring properties. Given the above, the proposal 
is considered to comply with policies DS1 and H7 of the local plan. 

Highways 

Policy T2 of the North Lincolnshire Local Plan states that all development should be served 
by a satisfactory access. Policy T19 is concerned with parking provision as well as general 
highway safety. Both policies are considered relevant.  

The council’s Highways department has made an assessment and has no objection subject 
to a condition relating to the laying out of hard paved areas. This will be attached to any 
permission granted; it is considered necessary in relation to highway safety/parking 
provision. It is therefore considered that the proposal would align with both T2 and T19 of 
the North Lincolnshire Local Plan.  

Land contamination  

Policy DS7 of the North Lincolnshire Local Plan is concerned with contaminated land. It 
states that permission will only be granted on contaminated sites where a detailed site 
survey has been submitted, and a suitable scheme of remedial measures has been agreed 
to overcome any existing contamination. 

The council’s land contamination officer has been consulted and has stated that a 
monitoring condition that would require the developer to stop work and report any 
unforeseen contamination found during construction would suffice. Given the 
aforementioned mitigation, the proposed development is considered to accord with policy 
DS7 of the North Lincolnshire Local Plan. 

Conclusion  

The proposed dwelling was previously refused on failing the sequential test. It is considered 
that this application meets that test. All other matters are considered acceptable and 
conditions in some instances are proposed to mitigate where required. The applicant has 
agreed to the pre-commencement conditions and the application is therefore recommended 
for approval.  
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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: MT-001-20-01 P1; MT-001-20-03 P1. 
 
Reason  
For the avoidance of doubt and in the interests of proper planning. 
 
3. 
Prior to any above-ground works, details of all external materials shall be submitted to and 
agreed in writing with the local planning authority. They shall be retained thereafter. 
 
Reason  
In the interest of character and to accord with policies HE5 and DS1 of the North 
Lincolnshire Local Plan. 
 
4. 
The development shall be carried out in accordance with the flood risk assessment dated 
November 2020 by Roy Lobley Consulting and the following mitigation measures detailed 
within the flood risk assessment: 
 
- finished floor levels set no lower than 4.9 metres above Ordnance Datum (AOD) 
 
- flood resistance measures as described. 
 
The mitigation measures shall be fully implemented prior to occupation and shall 
subsequently remain in place. 
 
Reason  
To reduce the risk of flooding to themselves and others and to accord with policy CS19 of 
the North Lincolnshire Core Strategy. 
 
5. 
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 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 
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unacceptable risks to workers, neighbours and other off-site receptors in accordance with 
policy DS7 of the North Lincolnshire Local Plan. 
 
6. 
Prior to development a scheme for the disposal of surface water shall be submitted to and 
agreed in writing with the local planning authority. Once implemented, the 
approved scheme shall be retained thereafter.   
 
Reason  
In the interest of flooding and to accord with policy CS19 of the Core Strategy. 
 
7. 
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. 
 
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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Notes:-
This Drawing is for planning purposes only further design & development
together with a full topographical survey shall be required to meet with
the building regulations & any other current regulations applicable.
Dwelling Construction & parameters:-
Timber Frame Construction by timber Frame Specilist /Manufacture.
Exterior walls:-Composite cladding color off white exact colour to be confirmed & samples
submitted to the L.A for approval.

Windows & doors:- Double glazed Composite Aluminum colour RAL 7016 Anthracite gray.

Facias & soffits:- Colour RAL 7016 Anthracite gray.

Roof tiles:- Eternit fibre cement slates colour grey
Privacy fencing:-1.8m high feather edge with concrete posts lowering at end of splayed
driveway to public highway.
Surface water:-To be discharged to the pond & allowed to soakaway.
Foul water:- to be connected into the public foul water sewer located in the public highway
Vehicle access & driveway:- 4m drive way with turning space across the plot with turning circle
to front of dwelling with a permeable concrete pavers from the public highway & splayed
entrance to a min of 10m to the frontage of the dwelling the turning circle & frontage of the
driveway to be loose chipping's stone on a permeable aggregate sub-basewith matching
stones to the perimeter
Parking turning circle:-to the front of the dwelling for two cars
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