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Application Reference: S20/2145
Application Type: Full Planning Permission
Proposal Replacement of existing dwelling and series of 

outbuilding structures with a new family home
Location Home Farm Cottage  Fenton Road Stubton NG23 

5DB

Applicant Ian Phillips and Lisa Seel  Home Farm Cottage, Fenton Road 
Stubton NG23 5DB 

Agent Lucy Hillier Player Roberts Bell Architects Player Roberts Bell 
Architects Ltd Barn 1 Shackerdale Farm Car Colston 
Nottinghamshire NG13 8JB

Target Decision Date 10th February 2021
Extension of Time 19th March 2021

Recommendation Approved conditionally

Report By: Miranda Beavers
Development Management Planner

Recommendation 
authorised by:

Chris Brown
Principal Planning Officer

Description of site

Home Farm Cottage is a two storey, detached brick cottage with attached garage. The 
property fronts Fenton Road and has a large side and rear garden. Within the curtilage of the 
existing dwellinghouse are several outbuildings located to the north of the main house and 
set
back from the road frontage. The immediate locality is not densely populated, and residential 
properties are spaced with generous separation distances. Immediately the north of the site 
is an unremarkable single storey building, which is used as a village hall. To the south side is 
a larger detached dwellinghouse (Ellary House) which is set well back from Fenton Road 
frontage.  Ellery House was built in the 1990's and is a two storey, red brick and pantile 
dwelling with hipped roof and dormers to the rear. On the opposite side of Fenton Road, to 
the east of the site are several more traditional style detached properties. The most notable 
property is Hayloft Barn, which is a Grade II Listed Building that is situated with the side 
elevation immediately parallel to Fenton Road.

Description of proposal

This is an application for the demolition of the existing cottage (Home Farm Cottage) and 
outbuildings and the construction of a replacement  two storey detached dwelling.  The 
proposal also includes the erection of a detached garage.

Relevant History
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No relevant planning history

Relevant Planning Policies & Documents

SKDC Local Plan 2011 - 2036 
Policy DE1 - Promoting Good Quality Design 
Policy EN6 - The Historic Environment 
Policy EN5 - Water Environment and Flood Risk Management 
Policy SP3 - Infill Development 
National Planning Policy Framework (NPPF) 
Section 12 - Achieving well-designed places 
Section 9 - Promoting sustainable transport 
Section 14 - Meeting the challenge of climate change, flooding and coastal change 
Section 16 - Conserving and enhancing the historic environment 
Section 5 - Delivering a sufficient supply of homes 

Representations Received

Parish Council Stubton Parish Council welcomes the redevelopment of the site at 
Home Farm Cottage and is aware of the fact that the current site is in 
need of redevelopment.  However, the Parish Council would like to 
add the following comment; we feel the current proposed design of the 
property and its location could be reconsidered in view of any potential 
impact on neighbouring properties. Concerns include: overshadowing 
of the solar panels on the Village Hall. Overshadowing of the meeting 
room and windows to the rear of the Village Hall. 

LCC Highways & 
SuDS Support

Having given due regard to the appropriate local and national planning 
policy guidance (in particular the National Planning Policy 
Framework), Lincolnshire County Council (as Highway Authority and 
Lead Local Flood Authority) has concluded that the proposed 
development is acceptable and accordingly, does not wish to object to 
this planning application. 

Historic Buildings 
Advisor (SKDC)

The approach to the Barn along Fenton Road is particularly important 
and influential, and the (less than meaningful) changes to the previous 
scheme still retain a building of substantial bulk which will, in my 
opinion, be visually intrusive and architecturally incongruous 
particularly as viewed from this approach. 

Environment 
Agency

No objections. 

Parish Council The revised plans for the redevelopment of Home Farm Cottage have 
been reviewed at a meeting of the Parish Council on 10th March 
2021.  The revision addresses the previous concerns of the council 
and we are supportive of the revised application.
 



APPLICATION NUMBER – S20/2145

Page 3 of 8

Historic Buildings 
Advisor (SKDC)

I am in receipt of amended details to the above. These now show in 
particular a substantial reduction in the scale and bulk of the proposed 
dwelling, and modelling and detailing of elements in a more 
appropriate traditional style to better complement the setting (my 
previous reports refer).

I can therefore now see no reason to object further to the proposed 
scheme, subject only to the use of no less appropriate external 
materials (samples to be requested for approval before they are 
applied). 

Representations as a Result of Publicity

This application has been advertised in accordance with the Council's Statement of 
Community Involvement and 15 letters of representation have been received (2 letters of 
objection and 13 letters of support). The points raised can be summarised as follows, 

Objections:
1. Loss of original workers cottage;
2. Stubton is not a sustainable location;
3. Possible overshadowing of neighbouring village hall, resulting in loss of solar energy to 
the village hall;
4. Siting of cottage - should be set back in line with other development within the village.

Support:
1.  Design of cottage, as amended, is in keeping with the surrounding properties;
2.  Results in positive form of development;
3.  Design, as amended, addresses previous concerns regarding proximity to village hall and 
overshadowing.

Evaluation

Principle of Development

South Kesteven Local Plan (SKLP) sets out the principles of the location of development 
within Policies SP1 and SP2 with Stubton being classed as a Smaller Village, where 
development in accordance with Policy SP3 and other relevant policies will be supported 
subject to it not compromising the settlement's nature and character.  Policy SP3 of the 
SKLP refers specifically to infill development and that it will be supported in Smaller Villages 
subject to it being within a substantially built-up frontage, or re-development opportunity; 
within the main built-up part of the settlement; not detrimental to the amenity of occupiers of 
adjacent properties and in keeping with the character of the area and sensitive to the setting 
of adjacent properties, along with compliance with other policies of the SKLP.

Section 5 of the NPPF seeks to ensure that there is a sufficient supply of homes and advises 
that sites of all sizes make a contribution to the housing requirement of an area, with para. 
78 stating that: "to promote sustainable development in rural areas, housing should be 
located where it will enhance or maintain the vitality of rural communities.  Planning policies 
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should identify opportunities for villages to grow and thrive, especially where this will support 
local services.  Where there are groups of smaller settlements, development in one village 
may support services in a village nearby." 

The application, in this instance, is for the demolition of an existing dwellinghouse and for the 
erection of 1 detached dwellinghouse in its stead.  The proposal is considered to be within 
the substantially built-up frontage of the settlement, on previously developed land and does 
not extend beyond the built for of the settlement.  

Taking the above into account, the principle of development of this site for residential 
purposes is acceptable and in accordance with Policies SP1; SP2 and SP3 of the SKLP and 
Section 5 of the NPPF.  

Impact of the use on the character of the area

Policy DE1 of the SKLP requires that development must be appropriate to the character and 
significant natural, historic, and cultural attributes and features of the landscape within which 
it is situated, and make a positive contribution to the local distinctiveness, vernacular and 
character of the area.  Further, para 127 of the NPPF provides that planning policies and 
decisions should ensure that developments are sympathetic to the local character and 
history, including the surrounding built environment and landscape setting, while not 
preventing or discouraging appropriate innovation or change.

Policy EN6 of the SKLP seeks to protect and enhance heritage assets and their settings in 
keeping with guidance within in the NPPF.

Sections 66 & 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
require decision makers to have special regard to the desirability of preserving listed 
buildings or their settings or any features of special architectural or historic interest which 
they possess as well as the desirability of preserving or enhancing the character or 
appearance of historic assets. Any adverse effect on a heritage asset, even if slight or minor, 
would not preserve the asset or its setting.  Case law has established that considerable 
importance and weight must be attached by the decision maker to the desirability of 
preserving the setting of heritage assets when balancing harm against public benefits.  

Equally the NPPF is very clear that great weight should be given to the conservation of 
designated heritage assets and the more important the asset, the greater the weight should 
be. If harm is identified, there are two policy tests in the NPPF:  

i.Proposals which would result in substantial harm should be refused unless it can be 
demonstrated that it is necessary to achieve substantial public benefits that outweigh the 
harm. 

ii. Where a proposal would lead to less than substantial harm to the significance of a 
designated heritage asset, this harm should be weighed against the public benefits of the 
proposal. Although substantial and less than substantial harm is a matter of judgement the 
NPPG advises that substantial harm is a high test and is most likely to be applicable where a 
fundamental element of a heritage asset's special interest is seriously compromised.

The existing cottage is a two storey, detached brick cottage, with attached garage.  It is 
thought that the cottage is historically linked to the Listed Barn across the road.  Although 
the cottage has been extended over the years, the existing cottage is of age and does retain 
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some of its character.  The adjacent Hayloft Barn, which is a Grade II Listed Building, is 
situated with its side elevation immediately parallel to Fenton Road.  The barn was 
converted into a dwellinghouse in the late 1980's.  The side elevation of this important 
building is visible from the roadside and retains much of its original character and 
appearance as a barn.  The barn is situated approximately 14m from the corner of Home 
Farm Cottage, a former workers cottage, and the buildings are thought to have been 
historically linked.  It is considered important that the replacement of Home Farm Cottage 
could have an impact upon how the barn is experienced by people/vehicles travelling both 
north and south along Fenton Road.  

The Councils Consultant Architect has been consulted with the application and he is of the 
view that the approach to the barn is particularly important and influential.  However, he has 
concluded that the proposed replacement dwelling, as amended, would not have a negative 
impact, or be visually intrusive upon the setting of the adjacent Listed Building.  The 
proposed main house design comprises an L shape plan form, with single storey cascading 
extensions to reduce the overall massing and scale.  Overall, the depth of the front plot has 
been reduced to address any concerns of the previous arrangement.  The L-shape design 
now features a simple end gable elevation from the south, similar to that of the existing 
dwelling.  At ground floor an orangery is proposed to provide kitchen and dining space with 
no further accommodation above.  The proposed garage is detached and set further back 
with no accommodation above, thus reducing the overall mass.

Samples of materials to be used in the construction of the scheme are required to be 
submitted and approved in writing before construction of external elevations, to ensure a 
satisfactory appearance of the development and in accordance with Policies DE1 and EN6 
of the adopted SKLP. 

Overall, whilst it is acknowledged that there will be a visual change to the site, it is not 
considered that this proposal would result in any significant harm to the character of the area 
in accordance with Policy DE1 of the SKLP and Section 12 of the NPPF.

Impact on the neighbouring properties

Policy DE1 of the SKLP requires 'no adverse impact upon the amenity of neighbouring users 
in terms of noise, light pollution, loss of privacy and loss of light.....'  Section 12 of the NPPF 
at para. 127 promotes the creation of developments with a high standard of amenity for 
existing and future users.  

Although concerns were raised with regard to the proximity of the dwelling to the 
neighbouring village hall, to the north side, the scheme has now been amended and 
reduced.  The L-Shape form now confines the southern/western terrace area, providing 
views out to the south and west whilst limited impact on the properties to the north.  The 
gable to the L has also been reduced to 1.5 storeys in height.  Comments from nearby 
residents have been received to confirm that original concerns regarding overshadowing 
have been overcome by the amendments.   The proposed dwellings would be sited and 
designed such that no significant adverse impact would result to neighbouring occupants by 
virtue of noise, light pollution, overlooking or overbearing impact.  Adequate separation 
distances between habitable room windows would be achieved between both existing 
dwellings and the neighbouring properties. As such the proposal would comply with Policy 
DE1 of the SKLP and Section 12 of the NPPF.

Highway issues
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Para 109 of the NPPF states that development should only be prevented or refused on 
highways grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe. 

The submitted plans, following amendments, show adequate off-street parking and turning 
facilities for each of the proposed dwelling.  The Highway Authority do not object to the 
proposal subject to the imposition of relevant conditions and informatives relating to the 
formation of new access points and provision of utilities. 

As such the proposal is considered to comply with Section 9 of the NPPF.

Drainage issues

The site has been identified by Lincolnshire County Council as an area at increased risk 
from surface water flooding although the site is not identified as being within a Flood Zone by 
the Environment Agency.  The applicants have indicated that surface water will be disposed 
of by way of a soakaway and that foul sewage is to be disposed of by way of a package 
treatment plant.  It is considered that these methods of disposal are satisfactory, however 
conditions are attached requiring further details of treatment of both surface and foul water in 
accordance with Policy EN5 of the South Kesteven Local Plan and Section 14 of the NPPF.

Crime and Disorder
It is considered that the proposal would not result in any significant crime and disorder 
implications.

Human Rights Implications
Article 6 (Rights to fair decision making) and Article 8 (Right to private family life and home) 
of the Human Rights Act have been taken into account in making this recommendation.

It is considered that no relevant Article of that act will be breached.

Conclusion
The principle of residential development in this location is acceptable and would not 
adversely impact upon character of the area, residential amenity, or highways and as such 
the proposal is considered to be acceptable in line with policies SP1, SP2, SP3,  DE1 and 
EN6 of the SKLP and Sections 5, 9 , 12  and 16 of the NPPF and approval is therefore 
recommended subject to the imposition of relevant conditions.

RECOMMENDATION: that the development is Approved/Allowed subject to the following 
conditions

Time Limit for Commencement

 1 The development hereby permitted shall be commenced before the expiration of 
three years from the date of this permission.

Reason: In order that the development is commenced in a timely manner, as set out 
in Section 91 of the Town and Country Planning Act 1990 (as amended).
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Approved Plans

 2 The development hereby permitted shall be carried out in accordance with the 
following list of approved plans:

i. Drawing No.20-013(08)001_I, Proposed Site Plan, received 24 February 
2021
ii. Drawing No.20-013(08)002_I, Proposed Floor Plan, received 24 February 
2021
iii. Drawing No.20-013(08)003_I, Proposed Elevation Plan, received 24 February 
2021

Unless otherwise required by another condition of this permission.
     
Reason: To define the permission and for the avoidance of doubt.

Before the Development is Commenced

 3 Before the development hereby permitted is commenced, a scheme for the treatment 
of surface and foul water drainage shall have been submitted to and approved in 
writing by the Local Planning Authority. 

Reason: To ensure the provision of satisfactory surface and foul water drainage is 
provided in accordance with Policy EN5 of the adopted South Kesteven Local Plan.

 4 Before any of the works on the external elevations for the building(s) hereby 
permitted are begun, samples of the materials (including colour of any render, 
paintwork or colourwash) to be used in the construction of the external surfaces shall 
have been submitted to and approved in writing by the Local Planning Authority.

Reason: To ensure a satisfactory appearance to the development and in accordance 
with Policy DE1 of the adopted South Kesteven Local Plan.

During Building Works

 5 Before any part of the development hereby permitted is occupied/brought into use, 
the works to provide the surface and foul water drainage shall have been completed 
in accordance with the approved details.

Reason: To ensure the provision of satisfactory surface and foul water drainage is 
provided in accordance with Policy EN5 of the adopted South Kesteven Local Plan.

Standard Note(s) to Applicant:

 1 In reaching the decision the Council has worked with the applicant in a positive and 
proactive manner by determining the application without undue delay. As such it is 
considered that the decision is in accordance with paras 38 of the National Planning 
Policy Framework.
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 2 The permitted development requires the formation of a new/amended vehicular access. 
These works will require approval from the Highway Authority in accordance with 
Section 184 of the Highways Act. The works should be constructed in accordance with 
the

Authority's specification that is current at the time of construction. Relocation of existing 
apparatus, underground services or street furniture will be the responsibility of the 
applicant, prior to application. For approval and specification details, please contact 
vehiclecrossings@lincolnshire.gov.uk


