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Application Reference: S21/1333
Application Type: Full Planning Permission
Proposal Section 73 application to vary Condition 2 (approved 

plans) of S20/2145 (Replacement of existing dwelling 
and series of outbuilding structures with a new 
family home)  for changes to garage design 
including infill connection to the main house

Location Home Farm Cottage  Fenton Road Stubton NG23 
5DB

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

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

Target Decision Date 25th August 2021
Extension of Time

Recommendation Refused

Report By: Miranda Beavers
Development Management Planner

Recommendation 
authorised by:

Chris Brown
Principal Planning Officer

Description of site

Home Farm Cottage was a two storey, detached brick cottage with attached garage and has 
recently been demolished. The property fronted Fenton Road and had a large side and rear 
garden. Within the curtilage of the dwellinghouse were 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 application is a Section 73 application (Minor Material Amendment) to vary condition 
nos. 2 (approved plans) of approval ref. S20/2145  which granted permission to construct a 
replacement  dwellinghouse on the site.

The variation to the approved plans proposes connecting the dwelling to the garage, 
including the construction of a small infill section between the two.  The proposed garage 
would have an increased eaves and ridge height to accommodate a first floor office space.   

Relevant History
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Reference Proposal Decision Date
S20/2145 Replacement of existing dwelling and 

series of outbuilding structures with a 
new family home

Approved 
Conditionally 

18/03/2021

S21/0792 Non-material amendments to 
S20/2145 (minor changes to external 
footprint of dwelling including re-
location of garage, increase in size of 
single storey snug and utility room)

Approved 18/05/2021

S21/1623 Approval of details reserved by 
Condition 3 (surface and foul water 
drainage) and Condition 4 (samples of 
materials) in relation to S20/2145 
(Replacement of existing dwelling and 
series of outbuilding structures with a 
new family home)

Pending 
Consideratio
n 

Relevant Planning Policies & Documents

SKDC Local Plan 2011 - 2036 
Policy DE1 - Promoting Good Quality Design 
Policy SP3 - Infill Development 
Policy EN6 - The Historic Environment 
National Planning Policy Framework (NPPF) 
Section 12 - Achieving well-designed places 
Section 16 - Conserving and enhancing the historic environment 
Section 5 - Delivering a sufficient supply of homes 

Representations Received

Parish Council We have had a public meeting to discuss the proposed plans during 
which there was both support from members of the public as well as 
some concerns. The Parish Council has received one formal letter of 
concern that has also been submitted separately to SKDC. 

LCC Highways & 
SuDS Support

The proposal is to vary approved plans of S20/2145 and it does not 
have an impact on the Public Highway or Surface Water Flood Risk. 

Historic Buildings 
Advisor (SKDC)

These now show the proposed double garage brought forward, linked 
to the house, and raised in height to provide accommodation within 
the roof.

This will reintroduce an excessive bulk to the proposed building that 
was considered inappropriate previously and therefore, in my opinion, 
should be resisted (my previous reports also refer). 
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Representations as a Result of Publicity

This application has been advertised in accordance with the Council's Statement of 
Community Involvement and 19 letters of representation have been received (12 letters of 
objection and 7 letters of support). The points raised can be summarised as follows, 

Objections:
1. Proposal not senstive to the scale of the original Home Farm Cottage and seeks to 
emulate scale of larger neighbouring properties;
2. Garage design bulky and would be a dominant feature within the street scene;
3. Possible overshadowing of neighbouring village hall, resulting in loss of solar energy to 
the village hall;
4. Garage unaccepably close to the Village Hall;
5. The new design profoundly changes the nature of the proposal, uncharterstic in this 
location
6. Close proximity of house and garage to Hayloft barn would create undesirable 'tunnel 
effect'.
7. Security and Pandemic are unconvincing reasons for change in design
8. Proposed garage is taller than original cottage

Support:
1.  Design of cottage, as amended, is in keeping with the surrounding properties;
2.  Results in better use of dead space;
3.  Design is a good addition to the village and reflects local architecture;
4.  Complimentary to the existing street-scene;
5.  Applicant has worked with the Local Authority and the design, as amended, is a reduction 
in height from the original proposal;

Evaluation

Principle of Development

The proposal relates to an amendment to planning approval S20/2145 which was for the 
demolition of an existing detached farm cottage and associated outbuilding and for the 
erection of a new dwelling.

The principle of the residential development of the site has been established by this extant 
permission, but compliance with the relevant spatial policies is reviewed below to ensure that 
compliance with the detail of the policies has not changed as a result of the amendments 
proposed.  

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.
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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 
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.
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The original cottage (now demolished) was a two storey, detached brick cottage, with 
attached garage.  It is thought that the cottage was historically linked to the Listed Barn 
across the road.  Although the cottage had been extended over the years, the cottage was of 
age and retained some of its original 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 the 
original 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 original scheme for the erection of a 
replacement family home approved under S20/2145 was amended by the applicant, after 
negotiating with the Local Planning Authority, including "setting the garage further back with 
no accommodation above - reducing the overall mass."  

The Councils Consultant Architect has been consulted with the revised application and he is 
of the view that the approach to the listed barn is particularly important and influential.  He is 
of the opinion that the proposed double garage, once again brought forward, linked to the 
house, and raised in height would reintroduce excessive bulk to the proposed building that 
was considered inappropriate previously and therefore the proposal should be resisted. 
When assessing the original application, he advised that "if the demolition of the Cottage 
cannot be prevented under current legislation, then I would advise that the replacement 
dwelling should exhibit the key design characteristics referred to in order that it does not 
compromise the character of the setting and the experience of the heritage asset (Hayloft 
Barn)."

The proposal is for a replacement dwelling and therefore defined as a re-development 
opportunity and does not extend the pattern of development beyond existing built form.  
However, the development now includes an attached garage, with room above resulting in a 
structure that is taller than the original cottage and is not considered to be in keeping with 
the character of the area or sensitive to the setting of adjacent property, as set out in Policy 
SP3 d.  Policy DE1 a, states that all development proposal will be expected to make a 
positive contribution to the local distinctiveness, vernacular, and character of the area.  
Reinforcing local identify and not have an adverse impact upon the street scene. It is not 
considered that the proposed dwelling meets the aforementioned criteria in this instance.  
Justification that the additional room above the garage is to faciliate a 'working from home' 
culture brought on by the Covid 19 Pandemic does not outweigh the detrimental and long 
lasting impact of the proposal on the surrounding area and impact on the setting of a nearby 
listed building.

Comparison has been drawn to other developments within Stubton village, including large 
'executive' style dwellings, namely Ellery House, Heathfield House, and dwellings at St 
Martins Close.  Whilst it is acknowledged that these properties are located within the village 
and some in close proximity to the listed Hayloft Barn, none share the historic link with the 
Barn and nor are they located in such close proximity or so clearly visible, together, from the 
approach to Stubton from both directions. 

It is therefore concluded that the proposed replacement dwelling, as amended, would have a 
negative impact and would be visually intrusive upon the setting of the adjacent Listed 
Building and how it is experienced.  The changes to the design of proposed garage, now 
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attached to the house, with office space above would be excessively tall and dominant and 
not in keeping within the street scene, regardless of the fact that it is set back from the 
principal elevation.  This proposal would result in less than substantial harm to the setting of 
the listed building, without any public benefit, and would be detrimental to the character of 
the area and not in accordance with Policies DE1 (a), SP3 (d), and EN6 of the SKLP and 
Section 12 and 16 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.  

Concerns were raised with regard to the proximity of the dwelling (specifically the garage) to 
the neighbouring village hall, which is situated to the north side of the proposed dwelling.  
The L-Shape form now confines the southern/western terrace area, providing views out to 
the south and west whilst having a limited impact on the properties to the north.  Whilst it is 
acknowledged that the proposed increase in the height of the garage would have some 
impact upon the users of the neighbouring village hall, it is considered that separation 
distances (approximately 5.9m) would be such that the impact would not be so great so as to 
warrant the refusal of planning permission. As such the proposal would comply with Policy 
DE1 of the SKLP and Section 12 of the NPPF.

Highway issues

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 if the proposal were to be recommended for approval the imposition of relevant 
conditions and informatives relating to the formation of new access points and provision of 
utilities would be required. 

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.  If the 
proposal were to be recommended for approval conditions requiring further details of 
treatment of both surface and foul water would be imposed 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.
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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

It is considered that the proposal is not acceptable as a result of its adverse impact upon the 
setting of the adjacent listed building and the character and appearance of the area. It is 
therefore considered that the proposal to erect a dwelling is contrary to Policies EN6, SP3 
(d) and DE1 (a), of the South Kesteven Local Plan and Sections 12 and 16 of the NPPF.

RECOMMENDATION: that the development is refused for the following reasons

 1 The dwelling, by reason of its siting and proximity to Hayloft Barn, would result in a 
detrimental impact on the setting such as to harm the significance of the Grade II Listed 
Building. Although this would be identified as less than substantial harm, the public 
benefits of the proposal would not outweigh the identified harm. The proposal therefore 
is contrary to Section 16 of the NPPF and Policy EN6 of the South Kesteven Local Plan.

 2 The proposed dwelling would result in a redevelopment opportunity which would not be 
in keeping with the character of the area resulting in a form of development that is not 
sensitive to the setting of adjacent dwellings or street scene.  The proposal would 
therefore be an inappropriate development for the site as it fails to make a positive 
contribution to the local distinctiveness, vernacular or character of the area. As such, the 
proposal fails to provide a form of development that is suitable for its environment and is 
considered to be contrary to Policies DE1 and SP3 of the South Kesteven Local Plan 
and the aims and objectives of the National Planning Policy Framework.

Note(s) to Applicant:


