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APPLICATION NO PA/2016/816 

APPLICANT Mr Julian Kirk-Alton 
 

DEVELOPMENT Planning permission to change the use of an agricultural 
building to residential and erect extensions to the rear 

LOCATION Pinewood Farm, Holme Lane, Holme, DN16 3RF 

PARISH Holme 

WARD Ridge 

CASE OFFICER Scott Jackson 

SUMMARY 

RECOMMENDATION 

Refuse permission 

REASONS FOR 

REFERENCE TO 

COMMITTEE 

Officer discretion 

POLICIES 

National Planning Policy Framework: Paragraph 28 states that planning policies should 
support economic growth in rural areas in order to create jobs and prosperity by taking a 
positive approach to sustainable new development. 

Paragraph 49 states that housing applications should be considered in the context of the 
presumption in favour of sustainable development.  

Paragraph 55 states that local planning authorities should avoid new isolated homes in the 
countryside unless there are special circumstances such as where the development would 
re-use redundant or disused buildings and lead to an enhancement of the immediate 
setting.  

Paragraph 56 states that good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making places better for 
people.  

Paragraph 64 states that permission should be refused for development of poor design that 
fails to take the opportunities available for improving the character and quality of the area 
and the way it functions. 

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) 
and H5 (New Housing Development) apply.   

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

CONSULTATIONS 

Highways: No objection.  

Environmental Health: The application for residential development is a sensitive end use. 
It is the developer‟s responsibility to assess and address any potential contamination risks. 
No supporting information has been provided by the applicant that demonstrates the land 
has not been impacted by contamination, and that any potential risks can be reduced to an 
acceptable level. Recommend a condition that a contaminated land investigation is 
undertaken.  

Historic Environment Record: This set of buildings has architectural and historic merit 
and contributes to the character of the open countryside. However, the outbuildings are in 
very poor condition and are beyond repair and there is therefore no objection to their 
demolition and replacement with the proposed extension to the farmhouse. However, in 
order to retain some of the historic character and appearance, it is recommended that the 
bricks reclaimed off the site are used for the extension and the windows and doors are 
made from timber and of a traditional design. Should the planning department be mindful to 
approve the application then appropriate conditions should be included requiring samples 
of the facing and roofing materials, and scale drawings of the proposed windows and 
doors, to be submitted. An informative should be included stating that reclaimed materials 
from the site be used for the new build. 

Ecology: No objection, but recommend a condition requiring works and biodiversity 
enhancements to be carried out in accordance with the biodiversity management plan 
submitted with the planning application.  

PUBLICITY 

Neighbouring properties have been notified. One letter of objection has been received 
raising the following issues: 

 the farm house was conditioned to be removed when the bungalow was constructed 

 narrow access road with no passing places 

 hazardous access and egress onto Holme Lane exacerbated by an additional dwelling 

 lowering of water pressure and supply 

 permission is needed from the owner of the private lane to utilise it for access and 
egress. 

ASSESSMENT 

The application site comprises a former farm dwelling with brick buildings attached to the 
rear. The farm buildings are of brick and tile construction and comprise a tractor shed, 
stables and a lean-to store. The buildings are located in the open countryside, 
approximately 10 metres to the north-west of the applicant‟s bungalow and 105 metres to 
the north of Holme Lane. The rural buildings are positioned within a densely vegetated site 
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with a cluster of mature trees located immediately to the east and west. The site is 
accessed along a single width private lane from Holme Lane to the south.   

The main issues in the determination of this planning application are the principle of 

development, and impact on the character and appearance of the countryside and on 

residential amenity. 

Principle 

This proposal is for the demolition of a number of rural buildings and for the conversion of a 
former farmhouse to facilitate a new residential property in the open countryside. In terms 
of historical planning context a condition was imposed by a Planning Inspector on this 
farmhouse requiring it to be demolished or, if retained, to only be used for agricultural 
purposes. The former farmhouse has been retained at the site; for the purposes of this 
application it will be considered as a rural building under policy RD9 of the North 
Lincolnshire Local Plan.  

Policy RD9 of the North Lincolnshire Local Plan states that proposals for the conversion of 
rural buildings in the open countryside for residential use will only be permitted if:  

i) the building is of architectural or historic importance to the rural scene and is of 
substantial and permanent construction capable of conversion without major 
alteration;  

ii) it can be demonstrated that residential re-use or adaptation is the only way to retain 
a building in viable continued use and/or secure the retention/improvement of the 
building; and  

iii) the development will not create a need for new buildings to house activities 
displaced by conversion;  

iv) the general design of the conversion retains and respects the original character of 
the building and is in keeping with its surroundings. Any extension should respect 
the scale and appearance of the original building; and  

v) the development will not lead to the loss of habitat for protected species. 

Taking each of the above points in turn it is considered that the former farmhouse is part of 
the rural scene and forms the predominant building within this complex of rural buildings. It 
is located in the southern section of the farmyard and its height (two-storeys) results in it 
being the most visually prominent of the buildings. It is of brick and pantile construction and 
reflective of the size, scale and appearance of a traditional farmhouse, albeit dilapidated in 
its overall appearance. A structural report has been submitted with the planning application, 
the conclusions of which state the cottage and associated buildings were generally in a 
poor to moderate condition from a structural viewpoint and the buildings have suffered from 
rotational movement, the roofs require re-building and securing, re-building of walls, 
cracking, and roof and floor timber repairs. The report states that there is scope for 
rectification and the proposed redevelopment scheme will be both practical and achievable, 
subject to the structural remedial measures identified in the report being incorporated. 
Given that the proposals involve the substantial demolition and construction of new 
sections to form a dwelling, and accounting for the conclusions contained within the 
structural report, it is considered that the buildings are not capable of conversion without 
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major alteration. Consequently the proposals are considered contrary to policy RD9 of the 
North Lincolnshire Local Plan.  

It is accepted that these buildings have not been used in connection with agriculture for a 
considerable period of time, nor will they result in a requirement for new buildings displaced 
by their potential conversion or loss to residential use. In addition it is accepted that the 
design of the new sections of residential floorspace proposed to the rear of the former 
farmhouse will respect the proportions, scale and height of the rural buildings proposed to 
be demolished (i.e. the stables, tractor store and lean-to), they will be constructed from 
reclaimed materials to match the appearance of the former farmhouse and will retain the 
sense of enclosure (the farm courtyard) with the main two-storey farmhouse. However, it is 
only the farmhouse which will remain intact as a result of the conversion proposals, the 
remainder of the scheme being new construction. Whilst it is acknowledged that the 
proposals will be built on a similar footprint to the rural buildings they will replace, it is 
considered that the proposal will result in development which will have a modern 
appearance, particularly as large sections of glazing are proposed along the western 
elevation, together with full height glazing along the southern and eastern elevations 
respectively.  

Turning to impact on biodiversity and protected species, an ecological survey has been 
submitted with the planning application. This document submits that no evidence of use by 
bats or active birds‟ nests was found within the buildings surveyed. The document makes 
provision for measures to avoid harm to protected species during any construction works 
together with biodiversity enhancements, including bat access points in the roof of the 
cottage and extension, and the provision of a nest box for barn owls in trees within the 
vicinity of the site. No objections have been received from the council‟s ecologist in relation 
to the content and recommendations of the ecology report; a condition is recommended 
requiring development to take place in accordance with the enhancement measures set out 
in the report. The ecological report demonstrates that the development will not result in the 
loss of habitat for protected species.  

In summary, it is considered that the proposal will result in the potential conversion of a 
rural building to create an additional dwelling in the open countryside; however, when 
balanced against the level of redevelopment being proposed, and the findings of the 
structural report, it is considered that the proposal does not comply with guidance in policy 
RD9 of the North Lincolnshire Local Plan as the buildings are not capable of conversion 
without major alteration and the development will not respect the appearance of the original 
building.   

Open countryside    

It is noted that the existing rural buildings are set within a densely screened site, positioned 
in excess of 100 metres from the public highway to the south. In addition there are no 
public rights of way in the vicinity of the site which afford views of the existing rural 
buildings. The proposals will not result in a visually prominent form of development, 
particularly as the new areas of construction will be single-storey in height and screened by 
the existing mature trees that surround the edges of the site. Given the distance from the 
public highway, the proposal is not considered to be visible from Holme Lane to the south. 
The use of reclaimed materials will ensure that the external finishes of the new areas of 
construction assimilate with the original farmhouse. In conclusion, the development 
proposals are not considered to be out of keeping with the character and appearance of the 
countryside.  
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Residential amenity 

It is noted that the site is located close to the applicant‟s existing dwelling, approximately 
10 metres to the south-east. The proposals will reinstate the use of the first floor of the 
former farmhouse to be used as a study. The front-facing windows will have an outlook 
towards the gable of the adjacent bungalow and towards the private access lane. The two 
windows in the first-floor east elevation will have an outlook towards trees and the wider 
open countryside. The proposal is not considered to give rise to loss of residential amenity 
through the effects of overlooking or having an overbearing impact. There is sufficient 
space within the site for the provision of private amenity space to serve the proposed 
dwelling and for a minimum of two off-street parking spaces.  

Other issues 

Issues have been raised in relation to increased use of the private access road, pedestrian 
safety and visibility onto Holme Lane. An additional dwelling is not considered to give rise 
to an increase in vehicular movements along the access road which will be to the detriment 
of highway or pedestrian safety. The increased use of the access road will not have any 
adverse impact on visibility onto Holme Lane: the occupants of the proposed dwelling will 
have the same degree of visibility as existing users of the access lane. The existing access 
road, whilst single-lane, is straight and affords vehicle users good visibility along its entire 
length. It would be the responsibility of the proposed occupants of the dwelling to secure 
the necessary legal right of way to utilise the access road. Decreases in water pressure and 
supply are not material planning issues and will not be assessed in this case.  

RECOMMENDATION Refuse permission for the following reasons: 

The proposed development, by virtue of the extent of demolition and new construction 
works being proposed, together with the findings of the structural report, demonstrates that 
the buildings are not capable of conversion without major alteration and the development 
will not respect the appearance of the original building. The proposal is therefore contrary 
to policy RD9 of the North Lincolnshire Local Plan. 
 

Informative 
In determining this application, the council, as local planning authority, has taken account 
of the guidance in paragraphs 186 and 187 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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