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APPLICATION NO PA/2020/362 

APPLICANT Mr Kim Stones, Kim Stones Ltd 
 
DEVELOPMENT Planning permission to erect 15 lodges, three glamping pods, a 

reception and office, and new vehicular access 

LOCATION Ponds, Poles Bank, Wroot 

PARISH Wroot 

WARD Axholme South 

CASE OFFICER Scott Jackson 

SUMMARY 
RECOMMENDATION 

Refuse permission 

 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

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

Significant public interest 

POLICIES 

National Planning Policy Framework: Sections 6, 9, 12 and 14 apply 

North Lincolnshire Local Plan: Policies RD2, LC5, LC7, R12, DS1, DS11, DS16, T1, T2, 
T19 and R5 apply 

North Lincolnshire Core Strategy: Policies CS1, CS2, CS3, CS5, CS15, CS17 and CS19 
apply 

CONSULTATIONS  

Highways: No objection, but recommend conditions.  

Environment Agency: “The amended FRA has addressed our concerns adequately for us 
to withdraw our objection to the application, subject to the imposition of conditions should 
planning permission be granted.  

Thank you for confirming by email that a planning condition would be used to ensure the 
lodges can only be used for short term or holiday use. This is particularly important given 
‘the scheme is for the siting of 15 lodges which will be provided on sale by sale basis and 
likely to be purchased by occupants who wish to fish at the lakes’ (Design and Access 
Statement section 5.1).  

Our position is based on the flood risk vulnerability classification of the development being 
‘more’ rather than ‘highly’ vulnerable. Based on the planning practice guidance to the 
NPPF, we consider this to be the appropriate classification providing the lodges and pods 
are for short term holiday use only (and subject to a specific warning and evacuation plan). 
Lodges for permanent residential use are classed as highly vulnerable and the PPG makes 
it clear that such developments are not appropriate in Flood Zone 3; we would therefore 
object to such use. Recommend conditions that the development take place in accordance 
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with the mitigation measures set out in the FRA and the lodges are for short term 
occupation only.”  

Doncaster East Internal Drainage Board: The Board-maintained Wroot Common Drain, 
an open watercourse, exists adjacent to the site on the southern and western boundaries 
and to which Byelaw and the Land Drainage Act 1991 applies. The applicant is advised that 
the Board’s written Byelaw consent will be required prior to development commencing. 
Comments made in relation to the Board’s consent being required for any works in close 
proximity or adjacent to the watercourse and no development should take place until a 
scheme for surface water drainage has been agreed with LLFA Drainage.  

Drainage (Lead Local Flood Authority): No objection, but recommends conditions in 
relating to the submission and implementation of a surface water drainage scheme, and to 
prevent surface water run-off from the site onto the public highway and from the highway 
into the site.  

Environmental Protection: The application for residential development is a sensitive end 
use. In addition, mapping held by this department suggests the site may have been used 
for agricultural purposes. Therefore, there is the potential for contaminants such as PAHs, 
metals, petroleum hydrocarbons, and asbestos on site, which are harmful to human health. 
It is the developer’s responsibility to assess and address any potential contamination risks, 
however no supporting information has been provided that demonstrates potential risks can 
be reduced to an acceptable level. Recommend a condition in relation to contaminated land 
investigation, installation of vehicle charging points and that further details of the proposed 
combined heat and power (CHP) system are provided prior to the determination of the 
planning application. 

Neighbourhood Services: Common Lane, which runs along the outer western perimeter 
of the site, carries Public Footpath 151, as shown on the 'County of Lincoln, Parts of 
Lindsey (Isle of Axholme)' definitive map. This is therefore a highway, albeit for pedestrian 
traffic only. The applicant's block plan indicates two gateways into the site off Common 
Lane – one about 12 metres north of Poles Bank only, the other about 165 metres north of 
it. Common Lane is a pedestrian highway maintainable at the public expense and thus the 
surface of which is vested in North Lincolnshire Council as highway authority. It must not 
then be altered, disturbed or damaged without our prior formal approval. 

If each of the above-described provisions is adhered to, Neighbourhood Services do not 
object to this application from the perspective of public rights of way and open access. 

Ecology: The application site supports some habitats of value, though intensive fish-
stocking will inevitably limit the biodiversity value of the open water. Planning conditions are 
proposed to minimise harm to protected and priority species and habitats and to seek 
biodiversity enhancement in accordance with policy CS17, the National Planning Policy 
Framework and Biodiversity Metric 2.0. 

Waste Services: Comments made in relation to access and highway construction for 
refuse vehicles, bin collection dates and storage requirements, and recycling.  

Campaign to Protect Rural England (CPRE): Objects on the grounds that the site is 
located in the open countryside, visual impact, it is located in flood zone 3 and poor 
infrastructure surrounding the site. 
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PARISH COUNCIL 

Objects on the following grounds: 

 Wroot is a small village with limited amenities and cannot support increases in the local 
population 

 the site is flat, open countryside with poor infrastructure and services 

 impact on landscape character and wildlife 

 impact on local roads and increases in traffic 

 increase in built development in the countryside 

 impact on the character and appearance of the area. 

PUBLICITY 

Site notices have been displayed; 103 letters of objection have been received raising 
similar issues to the parish council together with the following additional issues: 

 over-development 

 increase in the local population 

 the proposal would disrupt the quiet ambience of the local area 

 insufficient infrastructure to support the development 

 increase in crime 

 the local road infrastructure cannot support this development 

 increase in the risk of accidents 

 increase in noise 

 too many types of this business already in the area, including 7 Lakes and Lindholme 
Lakes 

 competition with existing tourism accommodation 

 it is the first phase of a much larger development 

 impact on the rural landscape 

 devaluation of property prices 

 increase in pollution from the CHP boiler 

 impact on local ecology, including protected species 
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 it will not bring significant investment or employment to the area 

 the ecological survey was undertaken at the wrong time of the year and isn’t 
representative of the wildlife quality of the site 

 semi-permanent occupation of the lodges is an issue. 

A letter has also been received from Andrew Percy MP which highlights the concerns of the 
local constituents and echoes a number of the issues raised by them, particularly in respect 
of the condition of the public highway, highway safety and the generation of traffic. 
Additional issues include impact on the settlement of Wroot, that the development is 
contrary to policy RD2 of the NLLP and that it represents speculative development in the 
countryside. Finally, issues are raised in relation to no need being demonstrated for the 
development, that it is in a high flood risk zone and impact on the countryside.   

STATEMENT OF COMMUNITY INVOLVEMENT 

No statement of community involvement has been submitted with this application.  

ASSESSMENT 

The existing site comprises a fishing ponds business extending to 3.73 hectares; this forms 
a smaller part of an existing fishing ponds site known as Alderfen Fisheries. It is located 
approximately 650 metres to the north-east of Wroot and is accessed from Common Lane 
in its south-western corner, which in turn is accessed from Poles Bank to the south. The 
site is in the open countryside and in flood zone 2/3a. Planning permission is sought to 
erect 15 lodges, three glamping pods, a reception/office and shop building with associated 
parking, a new access from Poles Bank, package treatment plant, and combined heat and 
power (CHP) system.  

The main issues are the principle of development (incorporating impact on the 
character and appearance of the countryside) and flood risk.  

Principle 

The proposal is for the creation of a new business in the open countryside; it is a tourism 
use which will operate alongside the existing fishing lakes business. Of direct relevance to 
this proposal is policy RD2 of the North Lincolnshire Local Plan (NLLP) which states that 
development in the open countryside will be strictly controlled and only permitted if it is 
employment-related development appropriate to the open countryside. Policy CS3 of the 
adopted Core Strategy (CS) echoes this policy approach and states the following in respect 
of development outside defined settlement boundaries: 

‘Development outside these defined boundaries will be restricted to that which is essential 
to the functioning of the countryside. This will include uses such as those related to 
agriculture, forestry or other uses which require a countryside location or which will 
contribute to the sustainable development of the tourist industry.’ 

In terms of national planning policy, the NPPF, at paragraphs 83 and 84, states the 
following: 

‘Planning policies and decisions should enable: 
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a) the sustainable growth and expansion of all types of business in rural areas, both 
through the conversion of existing buildings and well-designed new buildings;’  

and 

‘Planning policies and decisions should recognise that sites to meet local business and 
community needs in rural areas may have to be found adjacent to or beyond existing 
settlements, and in locations that are not well served by public transport. In these 
circumstances it will be important to ensure that development is sensitive to its 
surroundings, does not have an unacceptable impact on local roads and exploits any 
opportunities to make a location more sustainable (for example by improving the scope for 
access on foot, by cycling or by public transport).’ 

It is worth noting that the NPPF is not discriminatory about the types of businesses to be 
located in a rural area, save they are grown in a sustainable manner and that they may be 
sited in locations not well served by public transport. This is an existing fishing lakes 
business. The proposal is for the change of use of land that forms part of an established 
fishing lakes business for tourism use, which, if permitted, would result in the siting of 15 
holiday lodges and three glamping pods, along with a shop/office building, in the open 
countryside. A planning statement has been submitted with the application which sets out 
the sustainability credentials of the proposal and states that it is considered to meet the 
three overarching objectives of sustainability (as defined in the NPPF) as it will provide 
accommodation for short and long stays, will result in expenditure locally (thereby 
supporting local businesses), will create four full-time and two part-time jobs, will improve 
health and well-being by increasing access to leisure and recreational facilities within a 
well-designed and safe environment, will improve biodiversity, will help the business move 
to a low carbon economy, and additional tree planting/landscaping and surface water 
drainage attenuation will help to address climate change considerations. The document 
also states that the scheme will maximise the use of electrical vehicle charging points and 
combined heat and power. Finally, the applicant references a number of tourist attractions 
and towns/cities in the area which the proposal could support.  

Policy R12 (New Caravan and Camping Facilities) of the NLLP is relevant and states that  
new caravan and camping facilities (both touring and static) will be granted planning 
permission provided: 

(i) the development is closely associated with existing or proposed recreational and 
tourist attractions and is of an appropriate scale having regard to the size and type of 
attraction with which it is associated; and 

(ii) the site can be suitably screened by existing land forms and/or the provision of a 
scheme of landscaping; and 

(iii) the provision of any built development is restricted to those essential facilities which 
are required to service the site. 

In granting planning permission conditions will be imposed, where necessary, restricting the 
use of the site to holiday lettings. 

The first issue to consider is whether establishing new tourist accommodation in the 
countryside is sustainable in the context of the NPPF and policy CS3 of the adopted CS, 
and whether it complies with policy R12 of the NLLP. The proposal does have the potential 
to support the fishing lakes business established on the site and is a recognised form of 
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outdoor recreation; however, it is unclear from the supporting information whether the 
tourist accommodation is directly linked to the fishing lakes business, and whether it is for 
short-term holiday lets or long-term holiday investment whereby a unit is occupied for the 
majority of the year without being vacated. Whilst it is accepted that the proposed holiday 
accommodation could serve the purpose of supporting the existing fishing lakes business, 
no business case has been put forward with this application to substantiate whether this 
type (and level) of accommodation is required in this rural location, whether the holiday 
accommodation is tied to the existing business established on the site (especially as it 
could easily be run separately from the fishing business), and whether there is additional 
market demand for this type of accommodation in this part of North Lincolnshire, particularly 
as there are a number of these types of tourism sites (Lindholme Lakes, Seven Lakes) 
which offer similar types of tourist accommodation tied to fishing lakes.  

In addition, there is no supporting information from local tourism boards or holiday 
companies to demonstrate support or demand for tourist accommodation of this type in 
North Lincolnshire, and the supporting information is somewhat contradictory as a number 
of the local attractions referenced at Appendix 1 of the Planning Statement are family-led 
attractions, yet the supporting documents state the accommodation will not be aimed at the 
family holiday market. The case put forward with the planning application (in the planning 
statement and design and access statement) is based on the fishing ponds already being 
established on the site rather than how the holiday accommodation is linked to that 
attraction and whether the scale of holiday accommodation proposed (18 units) is 
commensurate to that attraction. For this reason the proposed development is considered 
to be contrary to policy R12 of the North Lincolnshire Local Plan. 

This location is not within walking distance of any settlements that have the necessary level 
of amenities/services that could support the level of tourist accommodation proposed on 
this fishing ponds site. In addition, the site is not well served by public transport, nor is it 
accessible to sustainable modes of travel. The nearest settlement of Wroot has very limited 
services, which include a public house and a shop with limited opening hours, and whilst it 
is within walking distance of the site (approximately 650 metres to the edge of the 
settlement), pedestrian access to Wroot is via a narrow unlit section of public highway with 
no highway footpath. There are limited services/amenities available in Wroot and therefore 
occupants of the holiday accommodation are more likely to travel by car to Epworth or 
Haxey/Westwoodside to access services. Given the rural location of the business and its 
distance from any amenities/services required to meet the needs of those occupying the 
proposed holiday accommodation, it is considered the proposed development does not 
promote the use of public transport or walking and instead will promote greater car usage. 
The site is therefore considered to be in an unsustainable location, remote from everyday 
services and facilities. Policy CS2 of the Core Strategy promotes sustainable development 
and sets out criteria against which all new developments should be assessed in this regard. 
These criteria include minimising the need to travel and making necessary journeys 
possible by public transport, cycling and walking. Due to the relatively remote nature of the 
site, together with its distance from local facilities, the proposed development would not 
minimise the need to travel and would promote reliance on the private car to access local 
facilities/amenities. 
 
In terms of the environmental dimension of sustainability, the applicant has put forward a 
comprehensive planting/landscaping scheme and stated the use of electric vehicle charging 
points and CHP would help to address climate change considerations. It is worth noting that 
the provision of electrical vehicle charging points would form a requirement under any 
planning condition if the application were to be approved. No details of the CHP plant have 
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been provided as to its height, design/appearance or its stack/flue height and the block plan 
does not show its position. On this basis the local planning authority cannot assess whether 
it will have an impact on residential amenity through the effects of noise/vibration or air 
quality (this is consistent with the consultation response from Environmental Health) or 
whether this element of the proposals could have an impact on the character and 
appearance of the rural landscape.    
 
The application site consists of land which is used as a fishery. There are three sizeable 
lakes separated by modest areas of planting. A considerable amount of landscaping and 
planting has taken place around the lakes and towards the site boundaries, as evidenced in 
the applicant’s design and access statement. The surrounding countryside is considerably 
more open in its appearance. It comprises large expansive open fields set in a flat 
landscape with limited amounts of trees and hedgerows and very few features which add a 
vertical emphasis to the rural landscape on approach to the site from Idle Bank into Wroot 
along Poles Bank. Development is restricted to mainly isolated farmsteads and dwellings, 
and modest-sized settlements.  

The proposal would significantly increase the amount of built development on the site, in 
particular by virtue of the proposed holiday lodges. As a result, it would not reflect its less 
developed surroundings, nor can it be said to be typical of the few types of development 
that are in this area. In addition, the increase in the amount of built development on the site 
would contrast markedly with the expansive and open nature of the landscape in the area. 
Although the lodges would be single-storey (maximum ridge height of 3.5 metres), they 
would be sited on the embankments around the lake and even if the adjustments related to 
flood risk considerations were minor (to achieve finished floor levels of 1.6 metres AOD),  
this would have the potential to make them more noticeable in this flat landscape. The 
proposal would also be fairly well spaced out on the site and this would make its influence 
more apparent.  

As the site is approached along Poles Bank in a northerly direction from Wroot and along 
Poles Bank in a westerly direction from Idle Bank (towards Wroot) the proposed holiday 
lodges, being located around the edges of the pond, would be evident and would appear as 
a discordant feature in the rural landscape. In addition, walkers would experience views of 
these lodges from Common Lane, a public footpath that runs a course north to south 
immediately to the west of the site. The additional landscaping proposed would serve to 
screen the proposals in the longer term (once it becomes established), however the lodges 
would be viewed as a discordant feature in the rural landscape. The proposed development 
is not considered to comply with policy RD2 of the NLLP in this regard, where it concerns 
development not being 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. To 
this end it is considered the environmental dimension of sustainability has not been met and 
therefore the proposal does not constitute a form of sustainable tourism in this regard; it is 
therefore considered contrary to policies CS3 of the adopted CS and paragraph 83 of the 
NPPF.    

Flood risk 

The site is located in flood zone 2/3a as defined in the North Lincolnshire Strategic Flood 
Risk Assessment (SFRA); this is the highest level of flood risk. The applicant has submitted 
an updated Flood Risk Assessment (FRA) for this planning application, and the 
Environment Agency has removed their objection to the proposal on the basis the holiday 
accommodation will be occupied for short-term lets only. The FRA states that the finished 
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floor levels of the proposed lodges and glamping pods can achieve 1.6 metres AOD, this is 
significantly below the Critical Flood Level of 4.1 metres AOD. The Environment Agency 
accepts that the finished floor levels above the critical flood level cannot be realistically 
achieved and recommends conditions that the accommodation only be occupied for short-
term lets and the development takes place in accordance with the mitigation measures set 
out in the applicant’s FRA.  

The proposal for holiday lets in the lodges and the glamping pods constitute a ‘more 
vulnerable’ use and therefore this aspect of the development requires the application of 
both the sequential and exceptions test (subject to a specific warning and evacuation plan). 
The site is at the same risk of flooding and the holiday accommodation is required on the 
site to diversify the income of the applicant (existing fishing lakes business) and therefore 
the sequential test is considered to be passed in this case. 
 
The exceptions test then needs to be applied. Essentially, the two parts to the test require 
proposed development to show that it would provide wider sustainability benefits to the 
community that outweigh flood risk, and that it would be safe for its lifetime, without 
increasing flood risk elsewhere and, where possible, reducing flood risk overall. Subject to 
the conditions recommended by the Environment Agency, it is considered that the FRA 
satisfactorily demonstrates that the development would be safe without increasing flood risk 
elsewhere. However, the applicant has provided no information within their FRA as to how 
the development is considered to be of wider sustainable community benefit. It is 
considered that the proposed development would not provide wider sustainability benefits 
that outweigh flood risk; the exceptions test is therefore not considered to be passed. In 
conclusion, the applicant has not demonstrated that the proposal would provide wider 
sustainable benefits to the community which outweigh flood risk.  The proposal is therefore 
considered to be contrary to policies DS16 of the local plan, CS19 of the Core Strategy and 
the NPPF in terms of flood risk. 
 
Other issues 

A number of objections have been received in relation to highway safety. The application 
has been considered by the council’s highways department and no objections have been 
raised on pedestrian or highway safety grounds. 

A number of local objectors have raised issues in respect of protected species on the site. 
In response to this, a preliminary ecological appraisal report has been submitted in support 
of the application. The report has been considered by the council’s ecologist and its findings 
and recommendations are accepted. Conditions are recommended in respect of the 
submission of a species protection plan and biodiversity management plan, which should 
ensure sufficient measures are in place to safeguard protected species during the 
construction process and ensure biodiversity enhancement from the proposed 
development. This would comply with policies LC5 of the NLLP and CS17 of the adopted 
CS.   

Conclusion 

In the opinion of the local planning authority, the applicant has provided insufficient 
information to demonstrate the need for the accommodation in this rural location and how 
the scale of holiday accommodation is proportionate to the existing fishing lakes business 
established at the site. Also, it is considered that the proposed development is in an 
unsustainable location remote from local amenities and services, and the proposal will 



Planning committee 16 December 2020.docx Page 120 

introduce built form into the flat, open, rural landscape. Therefore, the proposal is not 
considered to constitute sustainable tourism in accordance with policy CS3 of the adopted 
CS and paragraph 83 of the NPPF.  

In addition, the applicant has not demonstrated that the proposal would provide wider 
sustainable benefits to the community which outweigh flood risk; the exceptions test has 
therefore not been passed. The proposal is therefore considered to be contrary to policies 
DS16 of the local plan, CS19 of the Core Strategy and the NPPF in terms of flood risk. 

Finally, no details have been provided in relation to the proposed combined heat and power 
plant to be installed on the site. Therefore, the local planning authority cannot accurately 
assess whether it will impact on residential amenity or be detrimental to the character and 
appearance of the open countryside. For these reasons the planning application is 
recommended for refusal.  

RECOMMENDATION Refuse permission for the following reasons: 

1.  
Insufficient information has been submitted to demonstrate whether the proposed 
development is closely linked with existing tourist attractions and how the scale of holiday 
accommodation proposed is commensurate with the existing fishing ponds business 
established on the site. The proposal is therefore contrary to policy R12 of the North 
Lincolnshire Local Plan.  
 
2. 
The proposal is in an unstainable location, in the open countryside, away from local 
amenities/services and sustainable modes of travel. It would therefore increase car 
dependency in this location. In addition, the proposal would increase the amount of built 
development on the site and would be viewed as a discordant feature in this open, flat, rural 
landscape, to the detriment of its character and appearance. The proposed development is 
not considered to constitute sustainable tourism and is therefore contrary to policies DS1 
and RD2 of the North Lincolnshire Local Plan, CS3 and CS5 of the adopted Core Strategy 
and Paragraph 83 of the National Planning Policy Framework. 
 
3. 
The proposed development is classified as 'more vulnerable' in terms of flood risk 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 tests. The applicant has not 
demonstrated that the proposal would provide wider sustainable benefits to the community 
which outweigh flood risk and the exceptions test has therefore not been passed. The 
proposal is therefore considered to be contrary to policies DS16 of the local plan, CS19 of 
the Core Strategy and the National Planning Policy Framework in terms of flood risk. 
 
4. 
No details have been provided in relation to the proposed combined heat and power (CHP) 
plant to be installed on the site. Therefore, the local planning authority cannot accurately 
assess whether the proposed CHP plant would impact on residential amenity through the 
potential effects of noise, vibration or air quality and whether this part of the development 
proposals would have an adverse visual impact on the character and appearance of the 
rural landscape. The proposal is therefore considered contrary to policies DS1, RD2 and 
DS11 of the North Lincolnshire Local Plan. 
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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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