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APPLICATION NO PA/2021/369 

APPLICANT Luke Storrs 
 
DEVELOPMENT Planning permission to erect a farm manager's dwelling 

LOCATION Land to the rear of Hill Crest, East Lound Road, Owston Ferry 
(access from Burnham Road) 

PARISH Owston Ferry 

WARD Axholme South 

CASE OFFICER Brian McParland 

SUMMARY 
RECOMMENDATION 

Refuse permission  

 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

Member ‘call in’ (Cllr David Rose – significant public interest) 

POLICIES 

National Planning Policy Framework:  

Paragraph 79 – 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 their 
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:  

- 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.  

North Lincolnshire Local Plan:  DS1, DS4, DS7, DS14, RD2, RD11, LC7, LC14, T2, T19 
 
North Lincolnshire Core Strategy: CS1, CS2, CS3, CS5, CS7, CS8, CS18, CS19 
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CONSULTATIONS  

Highways: No objection, but recommend conditions relating to surface material, splays, 
access, parking and turning. 

Environmental Protection: No objection, but recommend conditions relating to 
contaminated land, noise and odour.  

Drainage: No objection, but recommend conditions relating to surface water run-off.   

Historic Environment Record: The application adversely affects the Area of Special 
Historic Landscape Interest of the Isle of Axholme (local plan policy LC14): 

 This area is designated for its unique historic landscape retaining the pattern of ancient 
open strip fields and enclosures surrounding the villages on the Isle. 

 The application area lies outside the development boundary within the open 
countryside. 

 The proposed development would be an unacceptable extension and intrusion of the 
built environment into the historic landscape, contributing to adverse character change 
and erosion of the setting of the landscape.  

 The Historic Environment Record recommends REFUSAL of planning permission as the 
development would adversely affect the character, appearance and setting of the 
historic landscape contrary to the NPPF, Core Strategy policies CS5 and CS6 and local 
plan policies LC14, LC7, RD2, DS1. 

PARISH COUNCIL 

Supports the application.  

PUBLICITY 

The application has been advertised by site and press notice. No responses have been 
received.  

ASSESSMENT 

The main issues to be considered are: 

 whether adequate justification can be demonstrated with regard to the principle of 
the development; and 

 impact on: 

- the Isle of Axholme; 

- neighbouring amenity; 

- drainage; 
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- land quality; and 

- highways. 

The site  

The application site is flat agricultural land on the south side of Burnham Road within the 
open countryside. The nearest settlement is Owston Ferry to the east. 

It is within SFRA flood zone 1 (low). It is not within a conservation area, does not relate to a 
listed building and does not affect any protected trees. The site does fall within policy LC14 
land (Area of Special Historic Landscape Interest) – the Isle of Axholme.  

Proposal  

Planning permission is sought to erect a three-bedroomed agricultural dwelling. It would be 
located centrally within the site and would be a barn design of two-storey appearance with a 
pitched roof. Proposed materials include traditional brick and tile. 

Principle of development  

In terms of the principle of the development, the site is located within the open countryside 
where residential development is strictly controlled. There is scope for an agricultural 
dwelling within the open countryside within policy RD2 (Development in the Open 
Countryside) of the North Lincolnshire Local Plan. Policy RD11 (New Agricultural Dwellings) 
of the local plan is also considered relevant and the proposal would meet the stipulated 
provisions (i) – (viii). Paragraph 79 of the National Planning Policy Framework (NPPF) 
advises that local planning authorities should avoid new isolated houses in the open 
countryside unless there are special circumstances such as: (a) the essential need for a 
rural worker to live permanently at or near their place of work in the countryside. Therefore, 
in terms of paragraph 79, an agricultural dwelling will only be acceptable on this site if it is 
demonstrated that there is an essential need for an agricultural worker to live on the site.  

Essential need and functional test 

The applicant has submitted information in relation to the essential need/functional test for 
an agricultural dwelling and an agricultural worker (including their family) to live on the site.  

The farm is known as Hillcrest Farm and lies south-east of the application site. It extends 
over 121ha, the prominent use being the rearing of pigs, with a large group size of 2000–
3000 pigs. Some cows are also present within the farm. Historically, the farm was run by 
Mr A Storrs and his business partner; however, Mr A Storrs is now planning retirement and 
his son (the applicant) will be required 24 hours a day/7 days a week to take care of the 
livestock (births, animal health, feeding and maintenance etc) whilst also improving farm 
security. Additionally, the farm would be easily accessible from the proposed dwelling given 
it is within approximately 100 yards, meaning the agricultural worker can easily administer 
their farming duties. Using farm management statistics (provided by the applicant), the 
whole business statistically gives rise to a labour requirement of four full-time workers.  

It is stated the applicant has reviewed various options as to how accommodation might be 
provided for the agricultural worker. Multiple occupancy of the extant dwelling is not suitable 
for the applicant and his family, given the needs of a single-family. There are no adequate 
buildings on site that can be sub-divided, given they are all in use and essential to the 



Planning committee 30 June 2021.docx  

growing business. There are no reasonably close properties for rent within the area (it 
would be simply impractical for an agricultural worker to live far away from the farm base, 
especially given this would not allow the agricultural worker to care for the farm and the 
livestock). It is suggested that if the farm and the livestock is to be properly cared for and 
the security requirements of the farm are to be dealt with then it is necessary for the 
agricultural worker to live at the farm on a permanent basis.  

The number of existing (and potential) livestock the applicant has on site does justify a 24/7 
presence by way of an agricultural worker and it is accepted that there are no other 
available dwellings that could fulfil the functional need of the enterprise. Furthermore, the 
size of the farm and the amount of livestock would require intense management that is 
difficult to achieve remotely. It has been demonstrated that there is a functional/essential 
need for a full-time agricultural worker to reside on the site 24/7 to fulfil the needs of the 
enterprise.   

It is considered that the proposed agricultural dwelling, to be occupied by an agricultural 
worker and their family and located within the open countryside, would not preclude local 
development plans. As such, the proposal would be in accordance with the NPPF, policies 
RD2 and RD11 of the North Lincolnshire Local Plan and policies CS1, CS2, CS3 and CS4 
of the Core Strategy. As such, the principle of development would be acceptable, subject to 
the considerations below. 

Impact on the Isle of Axholme 

Policy DS1 of the North Lincolnshire Local Plan and policy CS5 of the Core Strategy are 
concerned with quality of design and amenity. In respect of impact on character, policy DS1 
states that the design and external appearance of the proposal should reflect or enhance 
the character, appearance and setting of the immediate area. Policy LC14 states that the 
Isle of Axholme is designated as an area of Special Historic Landscape Interest. Within this 
area, development will not be permitted which would destroy, damage, or adversely affect 
the character, appearance or setting of the historic landscape, or any of its features. 

The council’s archaeologist has commented that:  

‘The application site lies outside the development boundary for Owston Ferry, in the open 
countryside, within the ASHLI covered by the LC14 policy area (inset 32, HELA DPD, 
2016).  

The application site lies within the zone of early enclosed land (EEL) lying between Owston 
Ferry and the AOSF land on the high ground south of Epworth, to which it forms the setting. 
The land between High Burnham and Owston Ferry is open and retains the characteristic 
features of the EEL historic landscape described above. Burnham Lane travels along the 
top of the east-west ridge, dipping down into Owston Ferry; the application site is in a 
prominent position at the top of the slope adjacent to the road and as such there are clear, 
open views into the application site from some distance west along Burnham Lane, looking 
across the historic landscape.  

The proposed dwelling is a substantial detached property and would be highly visible in the 
surrounding historic landscape. Any attempt to screen the dwelling would only introduce 
hard boundaries and planting, uncharacteristic in this historic landscape character type. The 
proposed elevation drawing depicts a design described as a barn that does not feature in 
the local historic vernacular architecture.  
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This is a well-preserved landscape block that retains the characteristics described above. 
The site is in the open countryside outside the development boundary. The application site 
has always been farmland, initially as open strip fields that were enclosed by an Act of 
Parliament in 1795. Hillcrest Farm was not established until the post-war years.  

The effect of the proposed residential development in this location would be to extend the 
built environment into the historic landscape EEL character type. The application site plan 
shows the extent of the proposed residential curtilage within the boundaries of the existing 
historic field that would create further sub-division and enclosure. There do not appear to be 
any details of boundary treatment.  

The proposed dwelling would introduce domestic features into the setting that are not 
related to the traditional use of agricultural land as part of the historic landscape such as 
outbuildings, garden landscaping and structures, hard paving, boundary fencing, external 
lighting, and other permitted development. 

The overall effect would an unacceptable visual intrusion that alters the character, 
appearance and setting of the historic landscape, and damages the legibility of the 
character zones. As such, it would be an unacceptable encroachment into the Area of 
Special Historic Landscape.  

Any such incursion into the LC14 zone in this location could make similar applications more 
difficult to resist and result in further degradation of this nationally significant historic 
landscape character type.’ 

In light of the above, the proposed dwelling, by way of its setting and design would 
adversely affect the historic landscape of the Isle of Axholme, a heritage asset of national 
significance and the Early Enclosed Land in the setting of the Ancient Open Strip Fields to 
the west. Furthermore, the proposal fails to make a positive contribution to local character 
and distinctiveness and would detract from the significance of the historic landscape at this 
location. As such, the proposal would conflict with paragraphs 192 and 200 of the NPPF, 
local plan policies LC14, LC7 and DS1, and Core Strategy policies CS5 and CS6.  

Neighbouring amenity 

Policy DS1 of the North Lincolnshire Local Plan and policy CS5 of the Core Strategy are 
concerned with quality of design and amenity. In respect of impact on amenity, policy DS1 
states that 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.  

There are no neighbouring properties within the immediate area.  

For this reason it is considered that the proposed dwelling would not prejudice neighbouring 
amenities. As such, the proposal would be in accordance with policy DS1 of the local plan 
and policy CS5 of the Core Strategy. 

Drainage 

Policy CS19 of the Core Strategy is concerned with flood risk, whilst policy DS14 of the 
local plan is concerned with foul sewage and surface water drainage. 
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The council’s drainage team have been consulted and have no objections subject to 
conditions. The application site is located within flood zone 1 and therefore is a preferred 
place for development in terms of flood risk. 

Land quality 

Policy DS7 of the 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 Environmental Protection team have been consulted and have no objection 
subject to a condition. 

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 site is served by an existing 
means of access from Westgate Road and has sufficient off-road parking available. The 
council’s highways department have made an assessment and have no objection, subject 
to a condition. It is considered the proposal would be in accordance with policies T2 and 
T19.  

Other matters 

The council`s archaeologist also provided the following comment: 

‘The proposal site lies within an area where archaeological remains are recorded. Roman 
pottery has been found at the southern end of the field on the opposite side of Burnham 
Lane to the application site, and features have been plotted from the air revealing a 
complex of ditched enclosures and internal features extending across several of the fields 
to the north where prehistoric worked flint, Roman and Saxon finds have been made.  

The application site has the potential to contain archaeological remains of the Romano-
British and Saxon occupation of the area. Ground works associated with the construction of 
the proposed dwelling would result in the destruction of archaeological remains present 
within the application site.’ 

It is acknowledged that the site has potential for archaeological findings; however, if 
approved, this can be controlled by conditions.  

Conclusion 

Whist the principle of development is acceptable, the proposal would adversely affect the 
historic landscape of the Isle of Axholme. As such, the proposal would conflict with 
paragraphs 192 and 200 of the NPPF, local plan policies LC14, LC7 and DS1, and Core 
Strategy policies CS5 and CS6. 
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RECOMMENDATION Refuse permission for the following reasons: 

The proposed dwelling, by way of its setting and design, would adversely affect the historic 
landscape of the Isle of Axholme, a heritage asset of national significance and the Early 
Enclosed Land in the setting of the Ancient Open Strip Fields to the west. Furthermore, the 
proposal fails to make a positive contribution to local character and distinctiveness and 
would detract from the significance of the historic landscape at this location. As such, the 
proposal would conflict with paragraphs 192 and 200 of the National Planning Policy 
Framework, policies LC14, LC7 and DS1 of the North Lincolnshire Local Plan, and policies 
CS5 and CS6 of the Core Strategy. 
 
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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